
 

2550 Ventura Avenue, Santa Rosa, CA 95403-2859 (707) 565-1900 
www.PermitSonoma.org 

Sonoma County Planning Commission 
STAFF REPORT 

FILE: PLP19-0044 
DATE: July 15, 2021 
TIME: At or after 1:05 pm 
STAFF: Eric Gage, Project Planner 

A Board of Supervisors hearing on the 
project will be held at a later date and 

will be noticed at that time. 

SUMMARY 

Property Owner:  Springs Investors Group LP 
Applicant: Springs Investors Group LP 
Address: 175 East Verano Avenue 

155 West Verano Avenue 
135 West Verano Avenue 

Supervisorial District(s): District 1 
APN: 127-071-005 

127-071-012 
127-071-013 

Description:  Development of a 72-unit multi-family housing development; density bonus 
with four requested incentives. A use permit allowing a 120-room hotel, 
allowing the hotel to exceed 35 feet in height, and walls over 3 feet in height 
in the front setback. General Plan Amendment for land use designations from 
RVSC to Residential and rezoning to R-3 for affordable housing; General Plan 
map amendments to conform the land use designations to recently created 
parcels;  

CEQA Review: Mitigated Negative Declaration 
General Plan Land Use:  127-071-012 and -013: RVSC 

127-071-005: UR 8 
Specific/Area Plan:  None 

Ordinance Reference:  26-24-010(k), 26-42-010(q), 26-82-060, 26-89-030 
Zoning: 127-071-012: K, F2, RC50/25 

127-071-013: K 
127-071-005: R2 B6 8 DU, F2 RC 50/25 
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RECOMMENDATION 

The Permit Resource and Management Department (Permit Sonoma) recommends that the Planning 
Commission recommend approval of the use permit, the Mitigated Negative Declaration, and the General Plan 
Amendment and the Rezoning to the Board of Supervisors. 

EXECUTIVE SUMMARY 

The applicant proposes to construct a three-story, 120-room hotel with a fourth story rooftop observation deck 
and garden on the southern portion of the 5.9 acre property. The hotel also includes a café/bar, and swimming 
pool for guests. A publicly accessible landscaped parklet on an adjacent Regional Parks property and maintained 
by the applicant will extend west from the hotel driveway in front of the hotel parcel, and will include passive 
recreation amenities such as benches and water fountains. The housing project is located on the northern 
portion of the property and consists of a 100 percent affordable rental apartment complex of 71 units and a 
manager’s unit, in six buildings, with community rooms, landscaped courtyards and pedestrian paths. The 
proposed project has a residential density of 22 units per acre and will utilize the Rental Housing Opportunity 
Density Bonus Program, to exceed the maximum residential density of the proposed R3 zoning district of 20 
units per acre. Fifteen percent of the units will be restricted to very low income renters through an affordability 
agreement with the County. The remaining 85% with the exception of the manager’s unit will be deed-restricted 
for affordable rents to very low, low, or moderate income levels as determined by funding source.  

Portions of the site are currently zoned Recreational and Visitor Serving Commercial and Medium Density 
Residential. The project includes a rezoning and General Plan Amendment to establish multifamily residential 
use on the site. The construction of the housing will begin in advance of the hotel. The combined construction 
timeframe will exceed a year. The majority of the site will be graded for parking and structures, but the area 
adjacent to the creek will be minimally disturbed. Cut and fill is concentrated around the structures, with 
preliminary grading quantities of 4,400 cubic yards of cut and 6,725 cubic yards of fill with the balance imported 
from offsite. Staff is recommending approval of the Mitigated Negative Declaration and all requested 
entitlements as outlined below: 

1. General Plan Amendment from Recreation Visitor-serving Commercial to Urban Residential 20. 

2. Rezone from Recreation Visitor-serving Commercial to High Density Residential 

3. Design Review for new residential and commercial buildings and related signage 

4. Use Permit for new hotel use, building height increase, and walls within the front setback 
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PROJECT SITE AND CONTEXT 

Background 

The ± 5.9-acre project site is located on Verano Avenue, approximately 650 feet west of the intersection of 
Verano Avenue and Highway 12, and about 1.3 miles northwest of central Sonoma. The site is mostly level with 
gentle sloping from east to west, and a defined creek bank at Agua Caliente Creek along the northern boundary 
of the parcel. The site contains remnants of former structure along the northern and eastern portions of the site 
that were destroyed by fire or recent demolition. The northern portion of the property also contains several 
trees. The southern portion of the site contained a baseball field and an unpaved parking area. Existing well and 
septic facilities onsite will be removed as part of site clearing. 

Area Context and Surrounding Land Uses 

The project site is located in the Sonoma Valley, across from Maxwell Farms Regional Park, near The Vineyard 
Shopping Center. The project is located on West Verano Avenue on two parcels that are the former site of Paul’s 
Resort. The site is located in Zone 1 groundwater availability area, but the proposed project will be served by 
Valley of the Moon Water District, and sewer provided by Sonoma County Water Agency. Verano Family 
Housing will be bordered to the north by Agua Caliente Creek, to the east by Lazzarotto Mobile Home Park, to 
the south by the proposed Verano Hotel, and to the west by the Finnish American Home Association Apartments 
(“FAHA”). The site is in the Urban Service Boundary. Between Verano Avenue and the southern property line is 
an undeveloped right-of-way and a parcel of land owned by the County Regional Parks. 

 

Direction Land Uses 

North Agua Caliente Creek, single-family residential homes 

South Verano Avenue, Maxwell Farms Regional Park 

East Lazzarotto Mobile Home Park, Highway 12 

West Finnish American Home Association Apartments 

Significant Applications Nearby 

The County recently approved an application for a mixed-use affordable housing project at the intersection of 
Highway 12 and Calle del Monte, file PLP18-0013. The current site includes seven detached single family 
dwellings and one two story mixed use building containing accommodations for five residential tenants and the 
Boyes Springs Food Center, a small market and deli. The project includes remodeling of the previously the 
existing mixed use building, demolish the existing detached residences, construct two new townhouse buildings 
with eight dwellings total, and construct a new detached mixed use building with ground floor commercial uses 
and residences on the second and third floor. The Boyes Springs Food Center project is approximately ¾ mile 
south of this project site. 

http://www.permitsonoma.org/


Staff Report – File No. PLP19-0044 
July 15, 2021 
Page 4 of 14 

 

 

 Sonoma County Permit and Resource Management Department 
2550 Ventura Avenue Santa Rosa CA 95403-2859 (707) 565-1900 

www.PermitSonoma.org 
 

 Page 4 of 14  
 

 

 

Access 

The project has two access points, one at the southeast corner of the project serves as the primary entrance and 
exit for the apartment component of the project.  The roundabout driveway in front of the hotel entrance would 
be an entrance and exit primarily used by hotel patrons. 

Wildfire Risk 

The project parcel is located in an urbanized area, and not located in State Responsibility Area. The proposed 
project would add population to the site in the form of residents, employees and guests. However, the project is 
connected to the Valley of the Moon Water District, and includes 6 fire hydrants for fire suppression. The 
internal project streets are 26 feet wide providing adequate with and access for emergency vehicles. The site is 
roughly half a mile from Sonoma Valley Fire Station #3, ensuring rapid response times in the event of an 
emergency. Fire risk is further reduced by ongoing landscape maintenance and tree trimming to reduce fire fuel. 
The project will comply with all Fire Code requirements. 

Water/Wastewater/Utilities 

The project will connect to Sonoma Valley County Sanitation District via an expanded sewer line under Old 
Maple Road. The project will also feature a private shared looped water system. The line will connect to an 
existing water main in Verano or Old Maple and come down the common access thru the Verano Family Housing 
site and then return to the existing main in Verano or Old Maple. This looped system will have fire hydrants 
serving both the Verano Family Housing and the Verano Hotel sites. The Hotel and housing sites will each have 
its own domestic and irrigation meters. Dry utilities including gas, electric, cable, and telephone will be installed 
along the internal access drive. 

PROJECT DESCRIPTION 

The applicant proposes to construct a three-story, 120-room hotel with a fourth story rooftop observation deck 
and garden on the southern portion of the 5.9 acre property. The hotel also includes a café/bar, and swimming 
pool for guests. The housing project is located on the northern portion of the property and consists of a 100 
percent affordable rental apartment complex of 71 units and a manager’s unit, in six buildings, with community 
rooms, landscaped courtyards and pedestrian paths. The proposed project has a residential density of 22 units 
per acre and will utilize the Rental Housing Opportunity Density Bonus Program, to exceed the maximum 
residential density of the proposed R3 zoning district of 20 units per acre. Fifteen percent of the units will be 
restricted to very low income renters through an affordability agreement with the County. The remaining 85% 
with the exception of the manager’s unit will be affordable but the affordability level will be determined by 
funding sources. Also proposed is a landscaped parklet on land owned by County Parks Department, but 
maintained by the applicant. The property is located at the southwest corner of the project and will contain 
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passive recreation amenities such as benches, water fountains, historical and educational markers. The parklet 
will extend offsite to the west to the entrance of the adjacent residential complex. 

Portions of the site are currently zoned Recreational and Visitor Serving Commercial and Medium Density 
Residential. The project includes a rezoning and General Plan Amendment to establish multifamily residential 
use on the site.  

Proposed Buildings and Uses: The project consists of two components, the hotel and the residential property: 

1. Hotel building:  a four-story, 120-room structure with a footprint of approximately 30,609 square feet in 
size, and a total square footage of 92,411 square feet.  The hotel includes a swimming pool, gym, and 
meeting rooms on the ground floor, and a roof deck on the fourth floor. 

Employees:  40 full time employees, 15 part time/seasonal employees 

Hours of Operation: The check-in desk will operate 24 hours, 7 days a week. No more than 25 employees 
will be onsite at any one time. The peak hours for staffing would occur after check-out when rooms are 
being changed. 

Parking:  The hotel has a dedicated parking lot with 138 spaces. 

2. Residential Apartment buildings: The residential component of the project is divided across six three-
story apartment buildings. The unit mix will include 32 one-bedroom units, 22 two-bedroom, 18 three-
bedroom units.  

Employees:  4 full time employees 

Parking: The apartment complex has a dedicated parking lot with 97 spaces. 

Design Style: The project consists of two separate developments designed by different architects. The residential 
project consists of six buildings arranged around a central courtyard. The residential site emphasizes the 
connection to the creek-adjacent wooded areas, through preservation of existing trees in courtyard and 
transitional areas. Emphasis on the natural environment is also achieved through the use of natural wood 
materials and earth tone colors. The hotel portion of the site evokes Spanish mission elements, such as stucco 
exteriors, decorative screens, dome and arch design elements. 

Access: All access and egress for vehicles and trucks would be from Verano Avenue through a primary shared 
entrance and exit at the southeast corner of the property. The hotel access includes a secondary entrance and 
exit onto Verano Avenue from the circular driveway in front of the hotel main entrance. 

Construction: Construction of the proposed project is anticipated to occur over 18–24 months. It is anticipated 
that both project components will be constructed within one year of each other, beginning sometime in 2021. 
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Due to impacts of the COVID19 pandemic on the tourism industry, it is anticipated that the residential 
component will be the first to break ground pending funding disbursements. 

PROJECT SITE AND SURROUNDING LANDS:  

The ± 5.9-acre project site is located on Verano Avenue, approximately 650 feet west of the intersection of 
Verano Avenue and Highway 12, and about 1.3 miles from central Sonoma. The site is mostly level with gentle 
sloping from east to west, and a defined creek bank at Agua Caliente Creek along the northern boundary of the 
parcel. The property is bordered to the west and east by a multifamily residential and to the north by single 
family residences. Maxwell Farms Regional Park is located to the south of the property across Verano Avenue.  

The site contains foundations and other remnants of former structures along the northern and eastern portions 
of the site that were destroyed by fire or recent demolition. The northern portion of the property also contains 
mostly non-native ornamental trees to be removed. A total of 97 trees are proposed for removal, and 105 
replacement trees will be planted. The southern portion of the site contained a baseball field and an unpaved 
parking area. The site is located in Zone 1 groundwater availability area, but the proposed project will be served 
by Valley of the Moon Water District, and sewer provided by Sonoma County Water Agency. Existing well and 
septic facilities onsite will be removed as part of site clearing. 

Existing Uses:  The property is currently vacant. Formerly the site of a cottage-style resort use, all structures on 
the property have been demolished or destroyed by fire though some foundations remain. The southern portion 
of the site was recently used as a baseball playing field served by an unpaved parking area. 

Topography and Drainage: The site is relatively level with slopes less than 10% generally falling from the 
northeast to southwest. There is a high point near the northern property boundary where runoff on the north 
drains to Agua Caliente Creek. Runoff from the rest of the site currently drains to a roadside ditch along Verano 
Avenue. The nearest water feature is the Agua Caliente Creek which has a defined bank that runs along the 
northern property boundary that flows into the Sonoma Creek approximately 950-feet, west of the project. 

Vegetation:  The norther portion of the site has substantial tree cover which becomes denser in the direction of 
Agua Caliente Creek. Several trees were planted on the site as ornamentals, including fig, palm, plum, ash, and 
gum trees. Native trees include Coast Live Oak, Valley Oak, Bay Laurel, and Coast Redwood and are concentrated 
along the creek bank. The site contains 136 trees with 38 protected trees proposed for removal to construct the 
project. 

Project History 

The table below summarizes key project milestones and events.  

Date Project Event/Milestone 

04/22/2019 Pre-application Meeting 
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07/17/2019 Design Review Committee - Conceptual review, comments only 

11/04/2019 Application Submittal 

11/06/2019 Begin Tribal Consultation 

02/26/2020 Sonoma Valley Citizen Advisory Committee - Unanimous Approval 

06/03/2020 Design Review Committee - Preliminary Approval 

08/17/2020 Tribal Consultation Complete  

06/15/2021 Mitigated Negative Declaration Circulated 

06/21/2021 Notice of Planning Commission Hearing was posted on the project site, a 300 foot notice was 
mailed, and a legal notice was posted in the Press Democrat. 

07/14/2021 Mitigated Negative Declaration Comment Period Closed 

07/15/2021 Planning Commission Hearing 

Final review and decision by the Board of Supervisors and the Design Review Board will occur at separate 
hearings yet to be scheduled. 

General Plan and Area Plans 

The existing General Plan Land Use Designations for this site do not conform to the existing lot lines. The current 
designations include Recreational and Visitor-serving Commercial on the western portion of the property and 
Urban Residential 8 on the eastern portion of the property. The project proposes General Plan Amendments to 
change the housing portion of the site from Recreational and Visitor-serving Commercial to Urban Residential 
20, and the area designated Urban Residential 8 to Urban Residential 20. The proposed land use designations 
would conform to the lot lines that would be established under the approved Minor Subdivision. The 
Recreational and Visitor-serving Commercial designation would remain on the hotel parcel, while the remainder 
of the site used for apartment residential would be designated Urban Residential 20, as depicted in the attached 
zone change map exhibit. 

Zoning 

Like the application of the Land Use Designations described above, the zoning designations also do not conform 
to the existing parcel boundaries. The western portions of the site is zoned Recreational and Visitor-serving 
Commercial (K) and the eastern portion of the site is zoned Medium Density Residential (R2). The Riparian 
Corridor (RC) and Floodplain (F2) Combining Districts apply in the creek channel of Agua Caliente Creek. The 
project proposes to rezone The project proposes to rezone the housing portion of the site from Recreational and 
Visitor-serving Commercial (K) to High Density Residential (R3), and the area designated Medium Density 
Residential (R2) to High Density Residential (R3).  
 
Conditionally Permitted Uses vary depending upon the underlying zoning designation. Where the zoning is 
Recreational and Visitor-serving Commercial (K), the following proposed uses are all Conditional Uses: the hotel, 
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building height exceeding 35 feet, and walls exceeding three feet in height within the front setback. Where the 
zoning designation is High Density Residential (R3), multifamily housing is allowed by right. 
 
The table below summarizes the development standards that apply to the site as outlined in the Sonoma County 
Zoning Ordinance, the existing and proposed development, and whether the project is consistent with the 
Zoning Ordinance. Inconsistencies with the Zoning Ordinance are discussed below.  

Hotel Standards 

Standard Ordinance Existing Condition Proposed Project 

Land Use Recreation/Visitor-serving  
Commercial (K) 

Vacant Hotel 

Front Setback 45 ft NA 51’-0” 

Side Setback 5 ft NA 67’-1”, 52’-1” 

Rear Setback 10 ft NA 50’-8” 

Height 35 ft NA 52’-10” 

Lot Coverage % 50% NA 28% 

Parking Spaces 121 NA 138 

Housing Standards 

Standard Ordinance Existing Condition Proposed Project 

Land Use Recreation/Visitor-serving  
Commercial (K) 

Vacant High Density Residential  

(R-3) 

Residential Density 16 units/acre NA 23.5 units/acre  

Front Setback 15 ft NA 77 ft 

Side Setback 5 ft NA 5 ft 

Rear Setback 10 ft NA 70 ft 

Height 40 ft NA 43.5 ft 

Lot Coverage % 60% NA 19% 

Parking Spaces 112 NA 97 
 

The applicant is requesting relief from standards for the maximum by-right height limit of a structure in the K 
zoning district, which is 35 feet. The applicant is requesting a roof height of 40 feet and tower elements with a 
maximum height of 52 feet and 10 inches. The permitted structure height may be increased up to 55 feet with 
the approval of a use permit, if lot coverage for buildings is proportionally reduced. The proposed hotel will 
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reduce lot coverage from the 50% maximum allowed to 28% to obtain the increased structure height. An 
existing 6-foot block wall along the eastern property line and within the front yard setback is proposed to 
remain with the approval of the use permit. The wall will comply with standards and requirements for sight 
distance for vehicles exiting the site. 

The housing component of the project benefits from the State Density Bonus Law with the provision of 15% of 
the units restricted for very low income residents. The density bonus law grants several concessions from 
standards. The first is the increase in residential density from 20 units per acre to 23 units per acre. Another 
concession is the increase in structure height from 40 feet to a maximum of 43.5 feet for the residential 
structures. Parking concessions were also provided to the project in the form of reduced number of spaces from 
112 to 97 spaces, an allowance for 44 of the spaces to be compact spaces, and waiver of covered parking and 
landscaping requirements in parking areas.  

ANALYSIS 

ISSUE 1: GENERAL PLAN CONSISTENCY 

The following General Plan policies are applicable to the project:  

Land Use 

The project is consistent with the policies and objectives of the Land Use Element because it provides affordable 
housing, locates high density residential in an Urban Service Area with adequate water and sewer services, 
improves pedestrian access and roadways through construction of new sidewalks and improvement of roadways 
adjacent to the site, offers ample bicycle parking, provides mixed use development including commercial and 
residential uses on a transit corridor, and redevelops existing commercial land. The project requires a General 
Plan Amendment for the distribution of proposed uses on the site, and the project is consistent with the 
following goals, policies, and objectives of the General Plan Land Use Element: 

• Objective LU 2-2: Allocate the largest portion of unincorporated area growth to communities with public 
sewer and water services.  

• Objective LU-2.5: Provide sufficient opportunities for higher density housing within the Urban Service 
Areas to accommodate the population growth quantified in the Housing Element Objectives for lower 
and moderate income units.  

• Policy LU-2c: Encourage the retention and production of diverse types of housing within Urban Service 
Areas in order to provide adequate housing choices for current and future residents.  
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• Policy LU-4q: Require pedestrian access infrastructure and streetlights in new development proposed 
within the Urban Service Area of a Community Opportunity Area where compatible with community 
character.  

• Goal LU 6: Diversify new residential development types and densities. Include a range of urban densities 
and housing types in some unincorporated communities, and lower density in rural communities. In rural 
areas, housing types and densities should meet the needs of agricultural and resource users and provide 
limited residential development on large parcels.  

• Objective LU 6.1: Provide opportunities for a range of urban housing types and densities in 
unincorporated communities, while retaining the character of these communities.  

• Policy LU-11a: Encourage reduction in greenhouse gas emissions, including alternatives to use of gas-
powered vehicles. Such alternatives include public transit, alternatively fueled vehicles, bicycle and 
pedestrian routes, and bicycle and pedestrian friendly development design.  

• Policy LU-11e: Encourage use of compact and mixed use development that minimizes the need to drive, 
re-uses existing infill and brownfield sites that have been reclaimed and remediated before using open 
land, and avoids sprawl. 

Housing 

The project is consistent with the policies and objectives of the Housing Element. The proposed housing project 
will add up to 72 new units to the County’s housing stock, all of which will be affordable.  The project meets 
“Type A Rental Housing Opportunity Program” requirements with 40% of the units as affordable to low or very-
low income households, as is set forth in Sonoma County’s Housing Element and Zoning Code. 

 The project meets the following Housing Element objectives and policies:  

• Objective HE-1.1: Continue existing County and Community Development Commission efforts and 
programs with the objective of producing at least 507 new affordable units between 2015 and 2023. 

• Policy HE-1f: Encourage retention and further construction of small rental units such as granny units, 
rental studios, and SRO units, as well as large rental units with more than 3 bedrooms.  

• Objective HE-2.3: Enhance opportunities for affordable housing production on all appropriate sites with 
adequate infrastructure and proximity to services.     

• Objective HE-3.3: Increase opportunities for the production of affordable housing. 
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• Policy HE-3j: Continue to encourage affordable "infill" projects on underutilized sites within Urban Service 
Areas by allowing flexibility in development standards pursuant to state density bonus law (Government 
Code 65915). 

• Policy HE-3k: Continue to apply the minimum residential density policy to all Urban Residential parcels.  

• Policy HE-3n: Continue to use indoor noise standards for mixed use and urban infill residential 
development, including but not limited to Single Room Occupancy, Work-Live, Mixed Use Projects, and 
Caretaker Units in compliance with Noise Element Policy NE-1b.  

• Policy HE-2f: Consider a variety of sites for higher-density and affordable housing when the following 
criteria are met:  

o site is located within or adjacent to an Urban Service Area (USA);  
o adequate utilities are available;  
o site is located within 1/2 mile to goods, services and transit; and  
o project is consistent with the land use policies of the General Plan. 

 
• Policy HE-6c:  Encourage residents and developers to increase energy conservation and improve energy 

efficiency. 

• Policy HE-6d:  Support project applicants in incorporating cost-effective energy efficiency that exceeds 
State standards. 

The Verano Hotel is estimated to generate more than $1 million in Transient Occupancy Tax (“TOT”) in the 
hotel's first year, and $2 million annually for the next 10 years. 
 

• Policy HE-4i: Strive to increase opportunities for recreational and visitor-serving uses, thus increasing 
County Transient Occupancy Tax (TOT) revenues. 

ISSUE 2: ZONING CONSISTENCY 

The project proposes to rezone portions of the site to High Density Residential District zoning. The purpose of 
the R3 District is to implement provisions of the General Plan Land Use Element which provides for high density 
affordable housing where utility infrastructure is available.  

Development Standard s 

The proposed project is consistent with the development standards of the Recreation and Visitor Serving 
Commercial as well as the High Density Residential zoning districts, as shown in the zoning table provided in 
the above project description. 
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Residential uses would comprise 80% of the total gross floor area of the mixed-use buildings, which is the limit 
established by the mixed-use standards contained in Municipal Code Section 26-88-12(b)(1). Where at least 20% 
of the residential floor area is provided as housing affordable to lower-income households, a 15% increase in 
maximum lot coverage and a 15 foot increase in maximum building height shall be granter over that otherwise 
allowed in the underlying zoning district. 

Combining Zones 
Twocombining zones apply to the site including Floodplain and Riparian Corridor. The project complies with the 
requirements of these combining districts by not encroaching into the riparian buffer along Agua Caliente Creek 
which also includes the designated floodplain. 

ISSUE 3: AFFORDABLE HOUSING COMPONENT 

Unless exempt, any residential or non-residential development project is required to provide affordable housing 
through either on-site construction of affordable units, payment of an affordable housing fee, or through an 
alternative equivalent action. 

Required Affordable Housing 

Per Section 26-89-040.C.3 to meet the minimum requirement for construction of affordable units on-site within  
a rental housing project, at least 15% of the units must be provided as affordable rental units, with at least one- 
half of the total number of required affordable units provided as affordable to very-low income households. The 
remaining affordable units may be provided as affordable to low or very-low income households. Based on this 
requirement, the project would be required to provide 11 low income, and 5 very low income rental units. 

Workforce Housing requirements for non-exempt hotel development requires .05 dwelling units per 1000 
square feet of commercial use. At least one-half of the total number of required affordable units must be 
provided as affordable to very low-income households.  The remaining affordable units may be provided as 
affordable to households with low incomes. Based on this requirement, with 94,853 feet of new commercial 
space, the project is required to provide 5 low income units and 2 very-low income units.  

The housing project is proposed to be all affordable units with at least 15% of them at the very low income level. 
Thus, the residential component would fulfill affordable housing requirements with 11 very low income units, 
and 61 low income units provided onsite. 

ISSUE 4: ENVIRONMENTAL ANALYSIS 

Pursuant to Section 15071 of the State CEQA Guidelines, an Initial Study and Mitigated Negative Declaration was 
prepared for the proposal. Staff determined that the proposed use would not have an adverse impact on the 
environment with the incorporation of mitigation measures for the following areas: 
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Biological Resources. The property is an infill site with substantial development on all sides, which limits the 
habitat value for wildlife. However, Agua Caliente Creek borders the site on the north side adjacent riparian oaks 
could provide habitat for birds during nesting seasons which have federal protections. If work is planned during 
nesting season, a qualified biologist is required to conduct a bird-nesting survey consistent with the biological 
mitigation measure. The project is also subject to the Tree Protection Ordinance of Sonoma County. 

Greenhouse Gases. The BAAQMD project-level thresholds of significance for greenhouse gases were based on 
2020 targets and require modification in light of 2030 targets. The impact analysis derived a service population 
efficiency metric based on local 2030 targets, State 2030 targets, and case law to evaluate the GHG impacts of 
the project. Mitigation measures in the form of GHG offset credits are applied to reduce GHG impact to a less 
than significant level. 

Noise. The proposed project would include primarily noise sensitive uses. Mitigation measures would be 
required to minimize noise impacts on the interior of the proposed residences and commercial spaces. 
Additional mitigations including hours of operation are applied to minimize noise during construction. 

ISSUE 5: IMPROVEMENTS IN PUBLIC RIGHT OF WAY 

The north, project-side of Verano Avenue currently features a Class I multi-use bicycle pathway. The south side 
of Verano Avenue features a Class II bike lane. There are no pedestrian facilities on the south side of Verano 
Avenue fronting Maxwell Farms Regional Park. An uncontrolled, mid-segment crosswalk is provided on Verano 
Avenue, in front of the project site, approximately 150 feet west of the proposed hotel’s circular driveway 
entrance. The crosswalk provides street lighting, curb ramps, and ladder-style striping. It serves as a connection 
between the multi-use pathway on Verano Avenue and Maxwell Farms Regional Park, and is identifiable with 
flashing pedestrian beacons which may be activated via push buttons. The County Bicycle and Pedestrian Plan 
does not identify additional bicycle improvements fronting the project site. 

In addition to the project’s two driveway access points, development in the public right of way includes the 
landscaping and installation of a parklet on undeveloped right of way  of Old Maple Lane and a  parcel of  land 
owned by County Regional Parks between Old Maple Lane  and Verano Avenue. The landscaping and pedestrian 
amenities will be developed and maintained by the applicant by agreement with County Parks. 

The parklet will have a meandering path that connects to the existing multi-purpose path. The parklet will be 
landscaped with drought resistant native grasses and groundcovers as well as a variety of small shrubs, 
perennials and trees. Existing trees in healthy condition will be preserved and incorporated into the overall 
design of the site.  Amenities will include benches, drinking fountain with pet drinking fountain, dog waste bag 
station, bicycle repair station and historical and education markers, celebrating the history of the site and the 
Springs area.  The parklet development will comply with Sonoma County Parks’ adopted standards. 

http://www.permitsonoma.org/
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NEIGHBORHOOD/PUBLIC COMMENTS 

All letters received in response to public notices for this project, including the Notice of Intent for the 
environmental document, and notice for the Planning Commission are included in Attachment 4. A total of three 
written comments were received, two in support of the project. 

RECOMMENDATIONS 

Preceding Recommendations 

The Design Review Committee reviewed the project in June of 2020 and granted preliminary approval, making 
recommendations for minor design improvements. The application will go back to the Committee for final 
review following approval by the Board of Supervisors. 

The plans have been reviewed by County Departments and agencies. Recommended conditions have been 
incorporated into the Draft Conditions of Approval in Attachment 1 Exhibit A. 

Staff Recommendation 

Staff recommends that the Planning Commission recommend to the Board of Supervisors adoption of a 
Mitigated Negative Declaration and approval of the project subject to the findings contained in the Draft 
Resolution and Conditions of Approval. 

ATTACHMENTS 

1. Draft Planning Commission Resolution 

Exhibit A. Draft Conditions of Approval 

2. SVCAC Meeting Minutes 

3. Preliminary Design Review Action Summary 

4. Public Comments 

5. Architectural Plans 

6. Mitigated Negative Declaration 

7. Zone Change Map 

http://www.permitsonoma.org/


 

 

Resolution Number 
 
County of Sonoma 
Santa Rosa, California 
 
July 15, 2021 
PLP19-0044 Eric Gage 

 
RESOLUTION OF THE PLANNING COMMISSION, COUNTY OF 
SONOMA, STATE OF CALIFORNIA, RECOMMENDING TO THE 
BOARD OF SUPERVISORS ADOPTION OF A MITIGATED 
NEGATIVE DECLARATION AND APPROVAL OF A GENERAL 
PLAN AMENDMENT, ZONE CHANGE, AND USE PERMIT AS 
REQUESTED BY SPRINGS INVESTORS GROUP, FOR 
PROPERTY LOCATED AT 135, 155 WEST VERANO AVENUE 
AND 175 EAST VERANO AVENUE; APN 127-071-005, -012,  
-013. 
 

WHEREAS, the applicants, Springs Investors Group, filed an application with the Sonoma 
County Permit and Resource Management Department requesting: 1) General Plan 
Amendment from Recreation Visitor-serving Commercial to Urban Residential, 2) Rezone from 
Recreation Visitor-serving Commercial, 3) Design Review for new residential and commercial 
buildings and related signage, 4) Use Permit for new hotel use on 5.9 acres located at  135, 155 
West Verano Avenue, and 175 East Verano Avenue, 127-071-005, -012, -013. Supervisorial 
District No. 1 (“the Project”); and 
 
WHEREAS, a Mitigated Negative Declaration was prepared for the Project and noticed and 
made available for agency and public review in accordance with the California Environmental 
Quality Act (“CEQA”) and the State and County CEQA Guidelines; and 
 
WHEREAS, the Sonoma Valley Citizens Advisory Committee reviewed the project on 
February 26, 2020 and gave unanimous approval; and 
 
WHEREAS, the Design Review Committee gave preliminary approval of the project on June 3, 
2020; and 
 
WHEREAS, in accordance with applicable provisions of law, the Planning Commission held a 
public hearing on JULY 15, 2021, at which time the Planning Commission heard and received 
all relevant testimony and evidence presented orally or in writing regarding the Mitigated 
Negative Declaration and the Project. All interested persons were given an opportunity to hear 
and be heard regarding the Mitigated Negative Declaration and the Project; and 
 
WHEREAS, the Planning Commission recommends that the Board of Supervisors adopt the 
Negative Declaration.  The Planning Commission certifies that the Negative Declaration has 
been completed, reviewed, and considered, together with comments received during the public 
review process, in compliance with CEQA and State and County CEQA guidelines, and finds 
that the Negative Declaration reflects the independent judgment of the Planning Commission. 
 
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission makes the following 
findings: 
 

1. The project is consistent with the intent of the Recreation and Visitor-Serving 
Commercial land use designation of the General Plan. This category provides a 
compatible blend of recreation and tourist-commercial uses in such a way as to 
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perpetuate Sonoma County's recreational resources. This project is located in an 
Urban Service Area, near local serving commercial uses and transportation corridors. 
 

2. The residential component of the project is consistent with the intent of the Urban 
Residential land use designation of the General Plan. This category includes land 
planned for a full range of urban services for residential development. It 
accommodates a variety of housing types, such as stick built and manufactured 
homes, and all tenure types, depending upon the density allowed in the Land Use 
Element under State law. Uses may include detached single family, clustered, and 
attached dwellings, multi-family dwellings and affordable housing developments. The 
housing portion of the project with this underlying land use designation would include 
six apartment buildings that are consistent with this intent. The apartments would be 
located on a separate lot and would be consistent with the permitted density with the 
density bonus granted in compliance with state laws. 

 
3. The proposed General Plan Amendment is in the public interest because it would 

facilitate the development of a project that is otherwise consistent with the policies of 
the General Plan and standards of the Zoning Ordinance. The amendment will 
facilitate a better mix of land use for the underutilized urban site and will facilitate the 
provision of affordable housing and improvements and services that benefit the 
surrounding neighborhood. 

 
4. The project is consistent with the requirements of CEQA. Based upon the information 

contained in the Initial Study included in the project file, it has been determined that 
there will be no significant environmental effect resulting from this project, because 
Mitigation Measures have been incorporated into the project as Conditions of 
Approval.  The Mitigated Negative Declaration has been completed in compliance 
with CEQA State and County guidelines, and the information contained therein has 
been reviewed and considered. 

 
5. The establishment, maintenance or operation of the use for which application is made 

will not, under the circumstances of this particular case, be detrimental to the health, 
safety, peace, comfort and general welfare of persons residing or working in the 
neighborhood of such use, nor be detrimental or injurious to property and 
improvements in the neighborhood or the general welfare of the area. The particular 
circumstances in this case are: 

 
a. The use, as conditioned, is consistent with the zoning district in which it 

is located. 

b. The use, as conditioned, will not have an adverse environmental impact. 
 

c. Based upon the information contained in the Initial Study included in the 
project file, all the mitigation measures have been identified and incorporated 
into the project and/or the conditions of approval. 

 
d. The project includes the improvement of the public right of way with new 

sidewalks on all project frontages, improved sewer, water and storm drain 
lines, bio-swales and other low impact development measures. 

 
e. The project would pay school, parks, and traffic mitigation fees to help 

address area wide service needs. 
 



Resolution #  
July 15, 2021 
Page 3 

 

BE IT FURTHER RESOLVED, that the Planning Commission recommends that the Board of 
Supervisors approve the requested General Plan Amendment, Zone Change, Major 
Subdivision, and Use Permit subject to the conditions in Exhibit “A”, attached hereto. 
 
BE IT FURTHER RESOLVED that the Planning Commission designates the Secretary of the 
Planning Commission as the custodian of the documents and other material which constitute 
the record of proceedings upon which the decision herein is based. These documents may be 
found at the office of the Sonoma County Permit and Resource Management Department, 2550 
Ventura Avenue, Santa Rosa, CA 95403. 
 
THE FOREGOING RESOLUTION was introduced by Commissioner                 , who moved its 
adoption, seconded by Commissioner               , and adopted on roll call by the following vote: 
 

Commissioner   
Commissioner 
Commissioner 
Commissioner 
Commissioner  
 
Ayes:        Noes:        Absent:         Abstain:   

 
WHEREUPON, the Chairman declared the above and foregoing Resolution duly adopted; and  
 
 SO ORDERED. 



 

SONOMA COUNTY PLANNING COMMISSION DRAFT 
CONDITIONS OF APPROVAL, EXHIBIT A 

 
Staff: Eric Gage File: PLP19-0044 
Applicant: Springs Investors Group Address: 135, 155, 175 West Verano Ave, Sonoma 
Owner: Springs Investors Group APN: 127-071-005, -012, -013 
Date: July 15, 2021 

 

Project Description: This project develops vacant infill site in an urban service area with a hotel and 
affordable multifamily rental apartments. The project includes the following entitlements: A General 
Plan Amendment to change land use designations from Recreation Visitor-serving Commercial to 
Urban Residential 20, A Zone Change from Recreation Visitor-serving Commercial  (K) to High Density 
Residential (R3), Use Permit for new hotel use, building height increase, and walls within the front 
setback, and Design Review, and a Sign Program. 

 
The project consists of a three-story, 120-room hotel with a rooftop observation deck and garden on the 
southern portion of the 5.9 acre property. The hotel also includes a café/bar on the roof deck, and 
swimming pool for guests. The height of the hotel at the highest point is 52 feet and 10 inches at tower 
elements. The housing project is located on the northern portion of the property and consists of a 100 
percent affordable rental apartment complex of 72 units, in six buildings with a maximum height of 43 
feet, with community rooms, landscaped courtyards and pedestrian paths. The project has a residential 
density of 22 units per acre and utilizes the Rental Housing Opportunity Density Bonus Program, to 
exceed the maximum residential density of the R3 (High Density Residential) zoning district of 20 units 
per acre. Fifteen percent of the units are restricted to very low income renters through an affordability 
agreement with the County. The remaining 85% with the exception of the manager’s unit will be 
affordable to moderate, low, and very low income levels, to be determined by funding sources. The 
project includes a landscaped parklet of approximately 15,000 square feet on land owned by County 
Parks Department, but maintained by the applicant. The parklet property is located at the southwest 
corner of the project and contain passive recreation amenities such as benches, water fountains, 
historical and educational markers. The parklet extends offsite to the west to the entrance of the 
adjacent residential complex. 
________________________________________________________________________________________ 

 
GENERAL 

 
1. Within five working days after project approval, the applicant shall pay a mandatory Notice of 

Determination filing fee of $50.00 for County Clerk processing, and $2,406.75 because a Mitigated 
Negative Declaration was prepared, for a total of $2456.75 made payable to Sonoma County Clerk 
and submitted to Permit Sonoma. If the required filing fee is not paid for a project, the project will 
not be operative, determined to be used in accordance with Sonoma County Code Section 26-92-
130, or final, and any local permits issued for the project will be invalid. If the fee is not paid within 
five days after approval of the project, it will extend time frames for CEQA legal challenges. 

 

2. If any changes to plans, drawings, documents or specifications required pursuant to any conditions 
herein specified occur, these changes shall be brought to the appropriate department for review 
and approval prior to any construction or improvements. Also, these changes shall be reviewed by 
all departments involved in the initial approval of the subject plans, drawings, documents or 
specifications that are proposed for change. 
 



 

3. This “At Cost” entitlement cannot be determined to be used in accordance with Sonoma County 
Code Section 26-92-130, until all permit processing costs and development fees are paid in full.  
Additionally, no grading or building permits shall be issued until all permit processing costs and 
development fees are paid in full. 
 

4. The Director of Permit Sonoma is hereby authorized to modify these conditions for minor 
adjustments to respond to unforeseen field constraints provided that the goals of these conditions 
can be safely achieved in some other manner. The applicant must submit a written request to 
Permit Sonoma demonstrating that the conditions is infeasible due to specific constraints (e.g. lack 
of property rights) and shall include a proposed alternative measure or option to meet the goal or 
purpose of the condition.  Permit Sonoma shall consult with affected departments and agencies 
and may require an application for modification of the approved permit. Changes to conditions 
that may be authorized by Permit Sonoma are limited to those items that are not adopted 
standards or were not adopted as mitigation measures or that were not at issue during the public 
hearing process.  Any modification of the permit conditions shall be documented with an approval 
letter from Permit Sonoma, and shall not affect the original permit approval date or the term for 
expiration of the permit. The owner/operator and all successors in interest, shall comply with all 
applicable provisions of the Sonoma County Code and all other applicable local, state and federal 
regulations. 

 
PERMIT SONOMA BUILDING 

 

“The conditions below have been satisfied BY DATE     
 

5. The applicant shall apply for and obtain building related permits from Permit Sonoma for each new 
building or structure proposed. The necessary applications appear to be, but may not be limited to, 
building permit applications for each new building or structure.  Construction inspections shall 
occur and the building permits finaled (or approved for occupancy) prior to occupancy of the 
altered structure. 

 
6. The proposed uses and occupancies of all building areas shall be accurately identified on the 

proposed plans.  Building areas and exterior areas shall identify all proposed uses and occupant 
loads associated with all proposed uses.  A room or space that is intended to be occupied at 
different times for different purposes shall comply with all of the requirements that are applicable 
to each of the purposes for which the room or space will be occupied.  

 
7. The means of egress from all proposed occupied areas within the facilities (interior and exterior) 

shall comply with the applicable sections of the California Building Code (CBC). 
 

8. The fire-resistance rating of proposed walls separating the proposed occupancies from adjacent 
uses, structures, and property lines shall comply with the applicable sections of the CBC. 

 
9. A geotechnical investigation, in accordance with CBC Chapter 18, shall be submitted, providing site 

specific foundation design criteria and other geotechnical recommendations for development. 
 

10. Minimum plumbing facilities for customers and employees, per the California Plumbing Code 
(CPC), shall be provided for all proposed building areas. 

 



 

11. The California Business & Professions Code requires plans and calculations affecting structural 
elements or required exiting provisions to be prepared by California licensed design professionals 
(architects, engineers).   

 
12. Prior to initiation of the approved use, the project shall comply with the accessibility requirements 

set forth in the CBC, as determined by the Permit Sonoma Building Division. Such accessibility 
requirements shall apply to all new construction and all interior and exterior routes of travel. All 
proposed guest rooms shall be on an accessible route, and adequate guest rooms with accessible 
mobility features and accessible communication features shall be provided, as required by CBC 
Section 11B-224. These guest rooms shall be adequately dispersed among various classes of guest 
rooms, as required per CBC 11B-224.5. Housing units and interior and exterior common areas of 
the proposed housing development shall meet applicable requirements of CBC Sections 11A and 
11B. 

 
13. If, after Building Division approval, any changes to plans, drawings, documents or specifications 

required pursuant to any conditions herein specified occur, these changes shall be brought to the 
appropriate department for review and approval prior to any construction or improvements. Also, 
these changes shall be reviewed by all departments involved in the initial approval of the subject 
plans, drawings, documents or specifications that are proposed for change. 

 
SONOMA COUNTY ENVIRONMENTAL HEALTH: 

 

“The conditions below have been satisfied BY DATE     
 

14. A review and approval of building plans and/or specification sheets is required for the remodel/ 
addition of any new retail food facility equipment or expansion of any food storage or food 
processing areas prior to use of this area or equipment. 

 
15. A review and approval of the operational plan is required for the storage and/or composting of 

food waste material produced from this site. A Solid Waste Facility Permit (SWFP) may be required 
prior to commencing operations. The SWFP must be consistent with CEQA requirements. 

 
PERMIT SONOMA FI RE PREVENTION 

 

“The conditions below have been satisfied BY DATE     
 

16. The subject property (or properties) must be in full compliance with Building Code regulations, Fire 
Code Regulations and Hazardous Materials regulations prior to occupancy of the buildings and use 
of the property without written approval by the fire code official. 
a. A fire inspection shall be conducted by the Sonoma County Fire Prevention Division to 

determine if the subject property (or properties) is currently in full compliance with applicable 
Building Code regulations, Fire Code Regulations and Hazardous Materials regulations. 

b. The Sonoma County Fire Prevention Division may charge and collect a fee for the inspection in 
an amount, as determined by the county, sufficient to pay its costs of that inspection.  

c. The Building (s) shall be fire sprinklered and contain a fire alarm system consistence with the 
occupancy type. Existing sprinklered or non-sprinklered buildings shall be verified based on 
design to be in compliance with specific occupancy type. 

 
17. Applicable Fire Code operational permits shall be obtained prior to the initiation of any activity 



 

where an operational permit is required by the California Fire Code as adopted and amended by 
Sonoma County Code. 
a. Emergency responder radio coverage 
b. Fire protection systems 
c. Hotels and motels 
d. Place of assembly  
e. Private fire hydrant: service, use or operation  
f. Refrigeration equipment regulated by CFC, (Chapter 6 105.6.38)  
g. Residential occupancy housing 10 or more occupants 
h. Special events 

 
18. An annual schedule of special events shall be submitted to Sonoma County Fire for each calendar 

year, including the maximum number of participants, times and dates. 
 

19. An annual fire safety inspection is required for any facility requiring a Fire Code Operational 
Permit. The county or fire district which inspects the facility may charge and collect a fee for the 
inspection from the owner of the facility in an amount, as determined by the county or fire district, 
sufficient to pay its costs of that inspection. 

 
20. The facility operator shall develop an emergency response plan consistent with Chapter 4 of the 

2013 California Fire Code as adopted and amended by Sonoma County Code.  Fire safety plans, 
emergency procedures, and employee training programs shall be approved by the fire code 
official. 
 

21. To facilitate locating an emergency and to avoid delays in response; all existing and newly 
constructed or approved roadways and buildings whether public or private shall provide for safe 
access for emergency fire apparatus and civilian evacuation concurrently, and shall provide 
unobstructed traffic circulation during an emergency, and shall be constructed and maintained as 
required by Sonoma County Fire Safe Standards and the California Fire Code, as adopted and 
amended by Sonoma County Code. 
 

22. Emergency water supply for fire protection shall be available and accessible in locations, quantities 
and delivery rates as specified in the California Fire Code as adopted and amended by Sonoma 
County Code.  
a. Fire hydrants shall be installed as required by the California Fire Code as adopted and 

amended by Sonoma County Code.  
b. Emergency water supply for fire suppression may be provided in a naturally occurring or 

manmade containment structure for projects not served by a municipal water system, as long 
as the specified quantity and delivery rate is immediately provided. 

 
23. Local Responsibility Area (LRA).  Compliance with the general defensible space clearances per CCR 

Title 19 Div. 1, Chapter 1, Subchapter 1 §3.07. 
 

24. Prior to occupancy, written approval that the required improvements have been installed shall be 
provided to Permit Sonoma from the County Fire Marshal/Local Fire Protection District.  

 
PERMIT SONOMA SANITATION 

 



 

“The conditions below have been satisfied BY DATE     
 

Sanitation Conditions: 
 

Sonoma County Water Agency (Water Agency) operates Sonoma Valley County Sanitation District 
(District) under contract with District. References to District employees are understood to be Water 
Agency employees acting on behalf of District. 
 

25. Sonoma County Water Agency (Sonoma Water) operates Sonoma Valley County Sanitation District 
(District) under contract with District. References to District employees are understood to be 
Water Agency employees acting on behalf of District. 
 

26. Prior to issuance of building permits by the Permit Sonoma, the Applicant shall provide the 
Sanitation Section of Permit Sonoma with a statement from the Sonoma County Water Agency 
(SCWA), operators of the District, addressing the current and future levels of collection and 
treatment capacity within the District.   
 
Preliminary review by Sonoma County Water Agency supports the need for a larger sewer main in 
Old Maple, with a length of approximately 800 feet of 8-inch pipeline. Compliance can be achieved 
by meeting the SCWA design standards, or by modeling sewer capacity. SCWA staff or a qualified 
consultant may provide this service at the applicant’s expense. 
 
Additionally, the Applicant shall implement any mitigation measures as directed by the SCWA, 
including but not limited to other sewer main pipe upsizing, sealing of manholes and/or mains, and 
sewer flow reductions in other parts of the sanitary sewer system. 
 

27. Applicant shall obtain a Sonoma County Water Agency Survey for Commercial/Industrial 
Wastewater Discharge Requirements from Permit Sonoma, and shall submit the completed 
Survey, along with copies of the project site plan, floor plan and plumbing plan to the Engineering 
Division of Permit Sonoma. 
 
If additional sewer pre-treatment, separate process and domestic wastewater lines, and/or 
monitoring facilities are required by the Sonoma County Water Agency per this Survey, the 
Applicant shall comply with the requirements of the Survey prior to occupancy of the proposed 
hotel.  The issuance of building permits is contingent upon completion of the Survey. 
 

28. All easements necessary for the installation of proposed sewer facilities shall be granted to the 
District, by separate document, and shall be shown on the required Improvement Plans prior to 
approval of the improvement plans by the Sonoma County Water Agency. A copy of each required 
easement for sewer construction shall be submitted with the Improvement Plans for the initial 
sewer design review. 
 
Sewer lines are not allowed to cross neighboring parcels without written findings from Sonoma 
Water to allow the crossing. Recordation of the findings, and an agreement, may be required.  
 

29. The Applicant shall submit improvement plans to the Sanitation Section of Permit Sonoma for 
review and approval of the sanitary sewer design.  Improvement plans shall be submitted 
electronically on-line at the Permit Sonoma website, and be printable to scale on 24 inch by 36 



 

inch in size, and prepared by a licensed civil engineer registered in the State of California.  Sanitary 
sewer facilities shall be designed and Improvement Plans prepared in accordance with SCWA 
Design and Construction Standards for Sanitation Facilities.  The Applicant shall pay Plan Checking 
fees to the Sanitation Section of Permit Sonoma prior to the start of Improvement Plan Review. 
 
a. Please note that review of the sanitary sewer design is a separate review from that of the 

buildings, drainage and frontage improvements, and shall be performed by the Sanitation 
Section of the Permit Sonoma under a separate permit. 

 
b. The public sewer main design originals shall be signed by the SCWA Chief Engineer prior to the 

issuance of any permits for construction of the sanitary sewer facilities.  The design engineer 
shall submit improvement plans to the Sanitation Section of Permit Sonoma submitted 
electronically on-line at the Permit Sonoma website, and be printable to scale, on 24 inch by 
36 inch for signature by SCWA.  All sanitary sewer inspection permits shall be obtained from 
the Sanitation Section of Permit Sonoma prior to the start of construction. 

 
30. The Applicant shall obtain a Sewer Disconnect Permit from the Sanitation Section of Permit 

Sonoma when disconnecting the existing structure, obtaining a Building Demolition Permit for the 
existing structure.  Disconnection of the existing structure from the sewer shall be inspected by the 
Engineering Division of Permit Sonoma to ensure that disconnection is conducted in compliance 
with Health and Safety Codes, and to preserve any sewer connection credit that may currently be 
assessed to the property. Disconnection of the existing lateral shall be located at the sewer main. 
 

31. The Applicant shall construct sanitary sewer mains and appurtenances to ensure that sewer 
facilities are installed in accordance with Sonoma County Water Agency Design and Construction 
Standards for Sanitation Facilities, with applicable specific details shown on approved 
improvement plans. 
 

32. No building shall be connected to the new mainline sewer until the mainline sewer has been 
inspected and accepted by the Engineering Division of Permit Sonoma, and a Sewer Connection 
Permit has been issued for the building.  The sewer construction permit shall be finaled PRIOR to 
building permit final or temporary occupancy. 
 

33. Prior to the start of construction within the County Road Right-of-Way of Old Maple Avenue and 
Verano Avenue, the Applicant shall have a licensed general contractor in possession of a valid 
Public Road bond obtain an Encroachment Permit from Permit Sonoma. 
 

34. At the time of sewer permit issuance, the Applicant shall provide the Sanitation Section of Permit 
Sonoma with data related to the floor area of the building, differentiating hotel rooms, office, 
restaurant seating & tables, kitchen space, spa, meeting rooms, etc., for the purpose of correctly 
calculating sewer use fees, as defined by Sonoma County Water Agency Sanitation Codes. Sewer 
use fees (including Connection and Annual Service fees) shall be paid prior to temporary 
occupancy, occupancy, and building permit final. No connection to sewer, building permit final, 
temporary occupancy, and occupancy shall be allowed until the sewer use fees are paid. 
 

35. Sewer Use Fees for sewer service shall be calculated at the prevailing Sewer Connection and 
Annual Sewer Service Charge rates in effect at the time of sewer permit issuance. 
 



 

36. All Sewer Fees per Sonoma Valley County Sanitation District Ordinances (latest revision) shall be 
paid to the Sanitation Section of Permit Sonoma prior to temporary occupancy, occupancy, and 
building permit final of the proposed hotel, and residential units. 
 

37. The Applicant shall be responsible for the restoration of existing conditions including, but not 
limited to surfacing, landscaping, utilities and other public improvements that have been disturbed 
due to the construction of sanitary sewer facilities.  Restoration shall be completed prior to the 
final of the sewer construction permit, unless otherwise specifically approved in advance by the 
Permit and Resource Management Department. 
 

38. Sewer facilities that are constructed within the 100 year flood plan shall be constructed in 
accordance with flooding resistant details and standards contained in the Water Agency’s Design 
and Construction Standards, for Sanitation Facilities (Sanitation Standards). All other sewer 
facilities outside of the buildings shall also be constructed in accordance with the Sanitation 
Standards. 
 

39. In accordance with Section 3.09, of the Sonoma Valley County Sanitation District, Sanitation Code 
Ordinance, when shared laterals are proposed that the owner shall wright a letter to the District 
requesting the sharing of the laterals. If the request is granted, a ‘Declaration of Restriction and 
Acknowledgment’, provide by the District shall be recorded at the Recorder’s Office as required by 
the District. 
 

40. Prior to merging parcels, and the adjusting lot lines, the applicant shall provide a letter to the 
Sonoma County Water Agency clearly stating how the existing Equivalent Single-family Dwelling 
sewer billing units (ESD) are to be distributed to the resulting parcel. The letter shall be addressed 
to the Chief Engineer at the Sonoma County Water Agency, currently: 

 
Jay Jasperse  
Chief Engineer  
Sonoma County Water Agency  
404 Aviation Boulevard  
Santa Rosa, CA 95403 

 
Lynne Roselli and Kathy Badger at the same address shall be cc. Additional ESD may be required. 

 
 

PERMIT SONOMA GRADING & STORMWATER  
 

“The conditions below have been satisfied BY DATE     
 

41. Grading and/or building permits require review and approval by the Grading & Storm Water 
Section of the Permit and Resource Management Department (Permit Sonoma) prior to issuance.  
Grading permit applications shall abide by all applicable standards and provisions of the Sonoma 
County Code and all other relevant laws and regulations. 
 

42. A drainage report for the proposed project shall be prepared by a civil engineer, currently 
registered in the State of California, be submitted with the grading and/or building permit 
application and be subject to review and approval by the Grading & Storm Water Section of the 



 

Permit and Resource Management Department (Permit Sonoma) .  The drainage report shall 
include, at a minimum, a project narrative, on- and off-site hydrology maps, hydrologic 
calculations, hydraulic calculations, pre- and post-development analysis for all relevant existing 
and proposed drainage facilities.  The drainage report shall abide by and contain all applicable 
items in the Drainage Report Required Contents (DRN-006) handout.   
 

43. The proposed project is subject to storm water Low Impact Development (LID) regulations.  Post-
construction storm water LID best management practices (BMP’s) to mitigate impacts to the 
quality and quantity of storm water discharges from the project site shall be incorporated into the 
drainage design of the project.  A final Stormwater Control Plan (SCP) in compliance with the Bay 
Area Stormwater Management Agencies Association (BASMAA) post-construction manual, based 
upon the approved preliminary SCP dated 10/23/2019, shall be submitted with the grading and/or 
building permit application and be subject to review and approval by the Grading & Storm Water 
Section of the Permit and Resource Management Department (Permit Sonoma) prior to the 
issuance of any grading or building permits.  LID BMP’s must be installed per approved plans and 
specifications, and working properly prior to finaling the grading permit and associated building 
permits. 

 
44. The final Stormwater Control Plan (SCP) shall include, but not limited to, a Maintenance 

Agreement for Monitoring Storm Water BMP Facilities and Declaration of Covenants (Agreement).  
The Agreement shall be recorded and filed with Permit and Resource Management Department 
(Permit Sonoma) prior to finalling of the grading permit.  Landowner shall accept sole 
responsibility for all inspection, maintenance, remediation, and replacement of the BMPs including 
any and all fees and costs arising therefrom.  The Agreement shall include at the least the following 
Exhibits: 

a. legal description of the subject property; 
b. location map of BMPs on legally recorded document size either 8.5” x 14” or 8.5” x 11” 

that is measurable and legible and will include a site plan and details of BMPs, stamped 
and signed by a civil engineer, currently registered in the State of California;  

c. an operation and maintenance plan regarding the specific drainage patterns and 
treatment facilities on the Property (O&M Plan).  The O&M Plan will include, but not be 
limited to the following information:  

i. identify the responsible parties, 
ii. figures from the Stormwater Control Plan delineating the Drainage Management 

Areas on the Property and showing the locations of the bioretention facilities on 
legally recorded document size either 8.5” x 14” or 8.5” x 11” and that are legible 

iii. copies of final construction drawings on legally recorded document size either 8.5” 
x 14” or 8.5” x 11”, and 

iv. schedule of maintenance activities.  If any changes and/or modifications to the 
design or locations of the approved LID features are made after the Agreement is 
filed then the applicant shall submit a revised Agreement with the revised SCP to 
(Permit Sonoma) for review and approval.  Any approved modifications will need 
to be incorporated into the final Agreement.  Nothing herein shall be construed as 
a waiver of the other requirements applicant must comply with under the SCP. 
 

45. Landowner shall submit to Permit and Resource Management Department (Permit Sonoma) 
annually the results of the Storm Water BMP inspection.  Inspection shall include but is not limited 
to the Inspection and Maintenance Checklists, photo evidence of BMP existing conditions, and a 



 

report of any maintenance activity, remediation, or replacement of BMP features.   
 
46. Drainage improvements shall be designed by a civil engineer, currently registered in the State of 

California, and in accordance with the Sonoma County Water Agency Flood Control Design Criteria.  
Drainage improvements shall be shown on the grading/site plans and be submitted to the Grading 
& Storm Water Section of the Permit and Resource Management Department (Permit Sonoma) for 
review and approval.  Drainage improvements shall maintain off-site natural drainage patterns, 
limit post-development storm water quantities and pollutant discharges in compliance with Permit 
and Resource Management Department’s best management practices guide, and shall abide by all 
applicable standards and provisions of the Sonoma County Code and all other relevant laws and 
regulations.  Existing drainage patterns shall be maintained, to the maximum extent practicable, to 
not adversely impact adjacent properties or drainage systems.  Proposed drainage improvements 
shall not adversely impact adjacent properties or drainage systems. 

 
47. The applicant shall provide grading plans, prepared by a civil engineer currently registered in the 

State of California, which clearly indicate the nature and extent of the work proposed and include 
all existing and proposed land features, elevations, roads, driveways, buildings, limits of grading, 
limits of disturbed area/total work, adequate grading cross sections and drainage facilities such as 
swales, channels, closed conduits, or drainage structures.  The grading plans shall abide by and 
contain all applicable items from the Grading Permit Required Application Contents (GRD-004) 
handout. 
 

48. As part of the grading plans, the applicant shall include an erosion prevention/sediment control 
plan which clearly shows best management practices to be implemented, limits of disturbed 
areas/total work, vegetated areas to be preserved, pertinent details, notes, and specifications to 
prevent damages or minimize adverse impacts to the surrounding properties and the 
environment.  Tracking of soil or construction debris into the public right-of-way shall be 
prohibited.  Runoff containing concrete waste or by-products shall not be allowed to drain to the 
storm drain system, waterway(s), or adjacent lands.  The erosion prevention/sediment control plan 
shall abide by and contain all applicable items in the Grading Permit Required Application Contents 
(GRD-004) handout. 
 

49. Residue or polluted runoff from the production areas/activities shall not be allowed to drain 
directly to the storm drain system, waterway(s) or adjacent lands.  Production areas shall be 
covered or drain directly to a proper waste disposal system.  No diversion valves shall be allowed. 
 

50. Runoff from waste receptacles or outside washing areas shall not be allowed to drain directly to 
the storm drain system, waterway(s) or adjacent lands.  Areas used for waste receptacles and 
outside washing areas shall be covered or separated from the rest of the project site by grade 
breaks that prevent storm water run-on.  Any surface water flow from a waste receptacle or 
outside washing area shall not be permitted to enter the storm drain system without receiving 
appropriate treatment. 

 
51. No work shall be allowed within any Special Flood Hazard Area or within 25 feet of the top of bank 

of Agua Caliente Creek. 
 

52. Grading and land disturbance shall be setback from streams a minimum of 25 feet from the top of 
stream bank. 



 

 
53. Any waterway setbacks, including but not limited to building setbacks, grading setbacks, or riparian 

corridor setbacks, shall be clearly shown and noted on the grading/site plans. 
 

54. A waterway setback analysis shall be prepared to determine the most stringent composite 
waterway setback, be submitted with the grading and/or building permit application and be 
subject to review and approval by the Grading & Storm Water Section of the Permit and Resource 
Management Department.  The waterway setback analysis shall include several cross sections of 
Agua Caliente Creek.  At a minimum, building, grading, riparian corridor, and floodway limits 
setbacks shall be included in the waterway setback analysis.  The most stringent composite 
waterway setback shall be clearly shown and noted on the grading/site plans. 

 
55. Before construction may begin near a waterway, a protective construction fence shall be placed in 

such a manner to allow the proposed development while preventing land disturbance adjacent to 
the waterway.  The protective construction fence shall be shown and noted on the grading/site 
plans. 

 
56. Drainage easements are required to convey storm water runoff through any neighboring 

properties.  Drainage easements shall be clearly shown and noted on the grading/site plans.  The 
applicant shall be responsible for obtaining or creating drainage easements necessary for the 
proposed project prior to grading or building permit issuance.  Any proposed drainage easements 
shall be private easements unless otherwise approved by the Department of Transportation and 
Public Works. 
 

57. If the cumulative land disturbance of the project is equal to or greater than one (1) acre, then the 
project is subject to National Pollutant Discharge Elimination System (NPDES) requirements and 
must obtain coverage under the State Water Resource Control Board’s General Construction 
Permit (General Permit).  Documentation of coverage under the General Permit must be 
submitted to the Grading & Storm Water Section of the Permit and Resource Management 
Department prior to issuance of any grading permit for the proposed project. 
 

58. The applicant is responsible to contact the San Francisco Bay Regional Water Quality Control Board 
and obtain any necessary permits or waivers for proposed work in or near a waterway.  The 
applicant shall provide said documentation to the Grading & Storm Water Section of the Permit 
and Resource Management Department prior to issuance of any permit for work within 25 feet of 
a waterway. 
 

59. The applicant is responsible to contact the California Department of Fish & Wildlife and obtain any 
necessary permits or waivers for proposed work in or near a waterway.  The applicant shall 
provide said documentation to the Grading & Storm Water Section of the Permit and Resource 
Management Department prior to issuance of any permit work within 25 feet of a waterway. 

 
60. The applicant is responsible to contact the U.S. Army Corps of Engineers and obtain any necessary 

permits or waivers for proposed work in or near a wetland or navigable waters.  The applicant shall 
provide said documentation to the Grading & Storm Water Section of the Permit and Resource 
Management Department prior to issuance of any permit for work within 25 feet of a wetland or 
navigable waters. 

 



 

PERMIT SONOMA ENCROACHMENT: 
 

“The conditions below have been satisfied BY DATE     
 

61. Prior to the start of construction within a County Right-of-Way, the Applicant shall have a licensed 
general contractor in possession of a valid Public Road bond obtain an Encroachment Permit from  
Permit Sonoma. 

 
PERMIT SONOMA PROJECT REVIEW HEALTH 

 

“The conditions below have been satisfied BY DATE     
 

62. Prior to building permit issuance, connection shall be made to public sewer and water. Prior to 
building permit issuance, the applicant shall submit a “Will Serve Letter” for water and sewer to 
the Project Planner to verify compliance, except for a connection to a County operated sewer 
system where clearance for the sewer will come from Permit Sonoma Sanitation Section. Note that 
Will Serve Letters in contradiction of a moratorium by the appropriate regulating agency are not 
acceptable.  
The applicant shall submit: A copy of the “Will Serve Letter” for public water and sewer connections 
to the Project Review Health Specialist to verify compliance, except for a connection to a County 
operated sewer system where clearance for the sewer will come from Permit Sonoma Sanitation 
Section. 

 
63. Prior to the issuance of building permits and the start of any on-site construction, plans and 

specifications for any food facility that provides food or beverage to the public must be submitted 
to, and approved by the Department of Health Services, Environmental Health & Safety Section. Be 
advised that major expenses can be triggered relating to the need for commercial exhaust hoods, 
fire suppression systems, food storage space and walk in refrigerators/freezers dependent upon 
the scale of food service and the menu items selected. Early consultation with Environmental 
Health & Safety is recommended. All food service on this site shall be limited to   the scale, scope, 
frequency and any menu limitations specified under the Planning conditions in this Use Permit. 
Contact the Department of Health Services, Environmental Health & Safety Section at 565-6565 for 
information and instructions. 
Applicant shall submit: an e-mail of the approval from the Environmental Health & Safety Section or 
a copy of the Environmental Health Plan Check Approval to the Project Review Health Specialist to 
verify compliance with requirements of the California Retail Food Code (CalCode). 

 
64. Prior to the issuance of building permits and the start of any construction, plans and specifications 

for any public swimming pool or spa must be submitted to, and approved by, the Environmental 
Health Section of the Health Services Department. This condition also applies to restrooms, 
showers, equipment rooms and fences associated with the pools or spa. Contact the 
Environmental Health Section at 565-6565 for information. 
Applicant shall submit: A letter of approval from the Environmental Health Section to the Project 
Review Health Specialist verifying compliance with requirements of the State of California 
regulations on public swimming pools and spas. 

 
65. Prior to building permit issuance, the applicant shall retain a certified acoustical engineer to 

participate in the development of final construction plans to ensure that the Residential Housing 



 

Units and Hotel are designed with the appropriate noise-attenuating construction features to 
maintain an interior noise level of 45 dBA Ldn or less, as set forth in the Sonoma County General 
Plan 2020, Noise Element Policy NE-1b. 

 
The Environmental Noise Assessment construction design recommendations include: 

 
1. Project buildings exposed to 65 dBA environmental noise which shall have: 

a. exterior windows and doors with a composite STC rating of 40+ or OITC rating of 30+ 
b. adequate forced air (heat and air conditioning) ventilation 

 
2. Project buildings exposed to the building envelope noise sources which shall have: 

a. wall/roof assemblies shall meet a composite STC rating of at least 50+ or a composite 
OITC rating of 40+. 

b. rooftop mechanical equipment shielding shall be constructed without any cracks or 
gaps and shall have a minimum surface weight of 3 pounds per square foot. 

 
The building plans shall be certified by the acoustical engineer with recommendations 
incorporated into construction documents, prior to issuance of a building permit. 
The applicant shall submit: an e-mail or letter from the acoustic engineer to the Project Review 
Health Specialist certifying the building design meets the requirements of Sonoma County General 
Plan 2020, Policy NE-1b. 

 
66. Prior to building permit issuance, the roof top mechanical equipment noise barrier walls shall be 

constructed in accordance with the September 12, 2019 Environmental Noise Assessment by Steve 
J. Deines and Dana M. Lodico of Illingworth and Rodkin. The design and final construction of the 
mechanical equipment barriers must be approved in writing by the consultant. Barrier height in 
relation to pad elevation must be certified by the project engineer. 
Applicant shall submit: A letter of clearance from the sound consultant regarding conformance 
with the design and final construction of the sound wall with the Environmental Noise Assessment 
requirements, to the Project Review Health Specialist. 

 
67. Prior to building permit issuance, areas within refuse enclosures for food facilities, food retailers, 

inns and hotels, commercial buildings with fifteen thousand (15,000) square feet of floor space or 
greater, and multiple housing units with seven (7) or more bedrooms, shall: 

• Drain to the sanitary sewer system or other appropriately permitted disposal facility. 
• Container areas shall not be less than ten feet (10′) wide, seven and one-half feet deep 
• and six feet (6′) high. 
• Gates, if installed on the container area, shall be double doors, opening at the center and 

level with the access road, 
• The outside perimeter of the trash enclosure shall be graded to prevent storm water 

from draining into the sanitary sewer system. 
• The trash enclosure shall be covered with a roof or awning. Overhead clearance and 

overhangs, wiring or other obstructions on the approach to the container area must be at 
least fourteen feet (14″) high and at least nineteen feet (19′) high at the location where 
the bins are tipped. The containers for refuse and recyclables shall be of sufficient size 
and adequate number to contain without overflowing all of the refuse and recyclables 
that are generated on the premises during the designated removal period per the Solid 
Waste Management Plan. 



 

Applicant shall submit: A copy of a design and drainage for trash enclosures and recycling areas to 
the Project Review Health Specialist for review and approval. 

 
68. Prior to occupancy, connection shall be made to public sewer and water. 

Applicant shall submit: A “Will Serve Letter” to the Project Review Health Specialist to verify 
compliance. 

 
69. Prior to the operation of any retail food facility, a Food Industry Permit must be obtained from the 

Environmental Health Division of the Health Services Department. 
Applicant shall submit: A letter of approval from the Environmental Health Division to the Project 
Review Health Specialist verifying compliance with requirements of the California Retail Food Code 
(CalCode). 

 
70. Prior to the operation of any public swimming pool or spa, a Swimming Pool Permit must be 

obtained from the Environmental Health Division of the Health Services Department. 
Applicant shall submit: a letter of approval from the Environmental Health Division to the Project 
Review Health Specialist verifying compliance with requirements of the State of California 
regulations on public swimming pools and spas. 

 
71. Prior to occupancy and operation of the project, the design and final construction of the 

residential and hotel interior acoustic shielding must be approved in writing by the Acoustic 
Engineer Consultant. 
Applicant shall submit: A letter of clearance from the Acoustic Engineer Consultant regarding 
conformance with the design and final construction of the residence, and confirming the interior 
sound requirements of 45 dBA (or less) have been met, to the Project Review Health Specialist. 

 
72. The roof top sound barrier shall be constructed in accordance with the September 12, 2019 

Environmental Noise Assessment by Steve J. Deines and Dana M. Lodico of Illingworth and Rodkin. 
Prior to building occupancy and project operation, the design and final construction of the sound 
Mitigation Measures must be approved in writing by the consultant. 
Applicant shall submit: A letter of clearance from the Sound Consultant to the Project Review 
Health Specialist regarding conformance with the design and final construction of the sound 
mitigations to the Sound Report requirements. 

 
73. Prior to occupancy and project operation, areas within refuse enclosures for food facilities, food 

retailers, inns and hotels shall drain to the sanitary sewer system or other appropriately permitted 
disposal facility. The outside perimeter of the trash enclosure shall be graded to prevent storm 
water from draining into the sanitary sewer system. The trash enclosure shall be covered with a 
roof or awning. 
Applicant shall submit: A detailed copy of the trash enclosure building plans to the Permit Sonoma, 
Building Plan Check; Engineering, Grading & Storm Water Protection; and the Project Review-
Health Specialist for review and approval. 

 
74. A safe, potable water supply shall be provided and maintained. 

 
FOR BUILDING PERMITS: 
 

75. Portable toilets and portable hand-washing facilities shall be placed and maintained for employees 



 

as needed on the construction sites, but in no case shall they be serviced less than once per three 
days when 24 hour operations are conducted, and once per seven days when only daytime 
operations are conducted. The permitee shall provide an accessible portable restroom on the job 
site where required by Federal, State or local law, including but not limited to, requirements 
imposed under OSHA, the Americans with Disabilities Act or Fair Employment and Housing Act. 
 

76. Obtain and maintain all required Food Industry Permits from the Sonoma County Environmental 
Health Division prior to serving any food. 
 

77. Obtain and maintain all required Public Swimming Pool or Spa Permits from the Sonoma County 
Environmental Health Division. 
 

78. Noise shall be controlled in accordance with Table NE-2 (or an adjusted Table NE-2 with respect to 
ambient noise as described in General Plan 2020, Policy NE-1c,) as measured at the exterior 
property line of any affected residential or sensitive land use: 

 
TABLE NE-2: Maximum Allowable Exterior Noise Exposures 

 
 

 
Hourly Noise Metric1, dBA 

Daytime 

(7 a.m. to 10 p.m.) 

Nighttime 

(10 p.m. to 7 a.m.) 
L50 (30 minutes in any hour) 50 45 
L25 (15 minutes in any hour) 55 50 
L08 (4 minutes 48 seconds in any 
hour) 

60 55 

L02 (72 seconds in any hour) 65 60 
 

1 The sound level exceeded n% of the time in any hour. For example, the L50 is the value exceeded 
50% of the time or 30 minutes in any hour; this is the median noise level. The L02 is the sound level 
exceeded 72 seconds in any hour. 
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79. Special events were not requested in this Use Permit and therefore are not authorized by this Use 

Permit. 
 

80. If noise complaints are received from nearby residents, and they appear to be valid complaints in 
Permit Sonoma’s opinion, then the applicant shall conduct a Noise Study to determine if the 
current operations meet noise standards and identify any additional noise Mitigation Measures if 
necessary. A copy of the Noise Study shall be submitted to the Project Review Health Specialist 
within sixty days of notification from Permit Sonoma that a noise complaint has been received. 
The owner/operator shall implement any additional Mitigation Measures needed to meet noise 
standards. 
 

81. All garbage and refuse on this site shall accumulate or be stored in non-absorbent, water-tight, 
vector resistant, durable, easily cleanable, galvanized metal or heavy plastic containers with tight 
fitting lids. No refuse container shall be filled beyond the capacity to completely close the lid. 
Garbage and refuse on this site shall accumulate or be stored for no more than seven calendar 
days, and shall be properly disposed of at a County Transfer Station or County Landfill before the 
end of the seventh day. 
 

82. Smoking is prohibited at any public event, in any dining area, service area (including entry lines or 
ticket purchase lines) and in any enclosed area that is a place of employment (Sonoma County 
Code 32-6). “No Smoking” signs shall be conspicuously posted at the point of entry into every 
building where smoking is prohibited by Chapter 32 of the Sonoma County Code. The California 
Health and Safety Code (section 113978) also requires the posting of “No Smoking” signs in all 
food preparation areas, all retail food storage areas, and all food utensil washing areas. Note that 
Health and Safety Code section 113781 definition of food includes any beverage intended for 
human consumption. 
 

83. A “Designated Smoking Area” may be established in unenclosed areas consistent with Sonoma 
County Code section 32-3. Designated Smoking Areas must be at least 25 feet away from any 
building or area where smoking is prohibited, must be conspicuously identified by signs as a 
smoking area, and shall be equipped with ash trays or ash cans. 

 
COUNTY DEPARTMENT OF TRANSPORTATION AND PUBLIC WORKS 

 
“The conditions below have been satisfied BY DATE     

 
Right of Way Requirements: 
 
84. The Applicant shall offer right-of-way to the County of Sonoma, free of encumbrances, and of 

sufficient width: 
 

a. As necessary to create public right-of-way a total of thirty (30) feet wide on the Applicant’s 
side of the road, as measured from the existing pavement centerline, for the full length of the 
property’s frontage on Verano Avenue.  This condition shall be void if the existing right-of-way 
meets or exceeds the minimum requirement(s) described above. 
 

b. To contain all Public drainage facilities. 
 

c. To contain the improvements described below. 
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85. The Public right-of-way described above shall be widened as necessary to contain the 

improvements required by this approval, such as curb, gutter and sidewalk, including all cuts and 
fills necessary to construct conditioned facilities. 
  

86. The Applicant shall dedicate the Verano Avenue right-of-way as roadway easement.  The Applicant 
shall have prepared an easement deed, together with the required descriptions and shall submit 
them to the County Surveyor for review and approval.  A copy of the recorded deed shall be 
submitted to the Land Development Section of Permit Sonoma prior to clearance of these 
conditions. 
 

87. Prior to approval of the Improvement Plans, the Applicant shall request the legal vacation of Old 
Maple Avenue along the Applicant’s frontage, necessary to accommodate the project as designed.  
If the vacation is approved, the Applicant shall accept the portion of the right-of-way on the 
Applicant’s side of Old Maple Avenue for use as project frontage.  If, for any reason the vacation 
(or abandonment) proceedings are terminated or if they result in a sale or vacation (or 
abandonment) to someone other than the Applicant or the County of Sonoma, these conditions of 
approval shall be amended appropriately.  Nothing set forth in this condition or in the County’s 
approval of the Applicant’s project shall in any way obligate the County of Sonoma to complete 
any vacation (or abandonment) proceedings requested by the Applicant pursuant to this 
condition. 

 
Required Improvements: 
 
88. The Applicant shall construct or install improvements described as follows: 

 
a. Supplement the width of Verano Avenue on the Applicant’s side to create the improved 

roadway described below.  The improvements shall extend for the full frontage of the 
Applicant's property as well as along the adjoining parcel fronting Verano Avenue beginning at 
the westerly side of the proposed bus turnout (fronting APN 127-141-028) and extending 
easterly to the intersection of Main Street.  The road width and striping shall generally follow 
that shown in “Appendix G – On-Site Circulation Exhibits: TWLTL Striping and Truck Turning 
Templates” of the project’s Traffic Impact Study dated April 16, 2021 with the completed 
roadway design to match that described below on:  northerly side of Verano Avenue: 
 
1. One-twelve (12) foot wide paved travel lane. 

  
2. A portion of one-twelve (12) foot wide two-way left turn lane/left turn lane (at Main 

Street intersection). 
 

3. One-minimum four (4) foot wide Class II Bicycle Lane.  This lane may include a maximum 
of one (1) foot of gutter pan width. 
 

4. Two (2) foot wide concrete curb and gutter per County standards on the northerly side of 
Verano Avenue. 
 

5. A minimum of five (5) foot wide sidewalk, including facilities for persons with disabilities, 
along the northerly side of Verano Avenue.  The existing Class 1 multi-use path shall 
remain on the northerly side of Verano Avenue.  The sidewalk and multi-use path may be 
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combined into one, new ten (10) foot wide concrete path, which shall be constructed of 
concrete on the easterly side of the hotel entry roundabout extending to Main Street.  On 
the westerly side of the hotel entry roundabout the existing eight (8) foot wide asphalt 
path may remain.  The combination path noted above is subject to approval of Sonoma 
County Regional Parks Department. 
 

6. The final road shall have sufficient section to provide for a Traffic Index of 8.0. 
 

7. The Applicant shall construct a full bus turnout on Verano Avenue fronting the parcel 
westerly of the project site (the “Park Parcel”, APN 127-141-028) per the following 
criteria: 

 
a) The berth area shall have a minimum width of 10 feet and a length of 50 feet.  The 10 

foot berth width shall allow a bus to stop without extending into the Class II bike lane. 
  

b) An eight (8) foot wide landing (inclusive of curb width) as the bus landing area and bus 
shelter pad adjacent to the bus turnout. 
 

c) An eight (8) inch thick reinforced concrete slab for the berth area per County standard 
216. 
 

d) A passenger waiting shelter shall be provided on the bus landing area as specified by 
Sonoma County Transit. 
 

e) An Americans with Disabilities Act (ADA) compliant connection shall be made to the 
bus landing from Old Maple Avenue at its easterly terminus to the bus landing area 
constructed in such a manner that transit users and Class I bike path users shall be 
separated. 
 

f) The Class I bike path shall be shifted northerly of the bus landing area to discourage 
conflicts between transit users and path users.  Modifications to the Class I bike path 
shall maintain ADA compliance and be subject to review and approval by Sonoma 
County Regional Parks. 
 

g) The design shall be subject to review and approval of Sonoma County Transit and the 
Sonoma County Department of Transportation and Public Works. 

 
8. Additional improvements made to the Park Parcel may require additional roadway 

improvements along Old Maple Avenue such as curb and gutter to accommodate drainage 
or define the roadway edge.  These improvements are subject to review and approval of 
Sonoma County Regional Parks and the Sonoma County Department of Transportation 
and Public Works. 

 
The improvements may vary depending upon the location and condition of the existing 
improvements.  Depending on the existing conditions, the improvements may consist of 
widening, reconstruction, overlay, etc, all as necessary to create the required widths and 
structural section(s). 
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Note:  The two (2) foot wide gutter pan may be used as part of the shoulder or one (1) foot of 
the gutter pan width may be part of the Class II bike lane, but shall not be considered part of 
the travel lane. 
 

b. Supplement the width of Verano Avenue on the southerly side to create the improved 
roadway described below.  The improvements shall extend for the length required to create a 
two-way left turn lane from the existing midblock crossing to the intersection of Main Street.  
The road width and striping shall generally follow that shown in “Appendix G – On-Site 
Circulation Exhibits: TWLTL Striping and Truck Turning Templates” of the project’s Traffic 
Impact Study dated April 16, 2021 with the completed roadway design to match that 
described below on:  southerly side of Verano Avenue: 

 
1. One-twelve (12) foot wide paved travel lane. 

  
2. The remaining portion of one-twelve (12) foot wide two-way left turn lane/left turn lane 

(at Main Street intersection). 
 

3. One-minimum four (4) foot wide Class II Bicycle Lane.  This lane may include a maximum 
of one (1) foot of gutter pan width. 
 

4. Asphaltic concrete (AC) dike per Caltrans standards on the southerly side of Verano 
Avenue. 
 

5. The existing bus turnout shall be preserved. 
 

6. The final road shall have sufficient section to provide for a Traffic Index of 8.0. 
 

The improvements may vary depending upon the location and condition of the existing 
improvements.  Depending on the existing conditions, the improvements may consist of 
widening, reconstruction, overlay, etc, all as necessary to create the required widths and 
structural section(s). 

  
89. The structural section of all road improvements shall be designed using a soils investigation which 

provides the basement soil’s R-value and Expansion Pressure test results.  A copy of the soils 
report shall be submitted with the first set of improvement plan check prints.  The Traffic Index 
(TI) to be used for the pavement design of Verano Avenue, is 8.0. A soils report for public road 
purposes is not required for a design based on an R-value of 5.0. 
 

90. The Applicant shall mill, repair and overlay the existing pavement as necessary to make a smooth 
transition between the existing pavement and the new pavement.  Pavement conforms shall be 
minimized to the maximum extent feasible in travel lanes. 
 

91. Storm drainage facilities shall be designed and constructed in accordance with Sonoma County 
Water Agency design standards.  Drainage improvements shall be reviewed and cleared by the 
Grading & Storm Water Section of Permit Sonoma. 

 
92. Any storm water treatment facilities proposed within the public right-of-way are subject to review 

and approval by DTPW.  Construction of such facilities within the public right-of-way is subject to a 
Maintenance and Indemnification Agreement tied to the subject property in perpetuity.  DTPW 
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prefers treatment facilities be constructed outside public right-of-way or be a design that does not 
impact sight lines or maintenance crews 
 

93. An approved storm drain label shall be placed on all surface storm drain structures within the 
public right-of-way. The Permit Sonoma inspector will provide approved labels. 

 
Curb, Gutter and Sidewalk: 
 
94. The Applicant shall construct concrete curb and gutter as necessary, along the Applicant’s entire 

frontage on Verano Avenue as well as along the frontage of the adjoining parcel, APN 127-071-004 
(the parcel easterly of the project site). 
 

95. The Applicant shall construct a five (5) foot minimum sidewalk as necessary, along the Applicant’s 
entire frontage on Verano Avenue as well as along the frontage of the adjoining parcel, APN 127-
071-004 making an ADA compliant connection to Main Street from the project’s proposed 
roundabout entry.  The existing Class 1 multi-use path shall remain on the northerly side of Verano 
Avenue.  The sidewalk and multi-use path may be combined into one, new ten (10) foot wide 
concrete path with approval from Sonoma County Regional Parks Department. 
 

96. Sidewalk warps shall be constructed to provide a clear four (4) foot walkway around surface 
obstructions.  If the combined pathway is constructed, a minimum of eight (8) feet is required 
around surface obstructions. 
 

97. Americans with Disabilities Act (ADA) compliant pedestrian ramps shall be constructed at all 
improved intersections. Refer to Caltrans Standard Plan RSP A88A and A88B, and Sonoma County 
Department of Transportation and Public Works Construction Standards 224A and 224B for 
details. 

 
Intersections of Roads and Driveways: 
 
98. The Applicant shall construct a ramp type concrete driveway entrance for the hotel with a throat 

width of at least thirty-six (36) feet, reinforced to accommodate commercial activity (see County 
Standard Detail 808) and per the following: 
 
a. The curb opening necessary to accommodate the curb face transition shall extend three (3) 

feet beyond the throat width on both sides of the driveway. 
  

b. The driveway shall enter the public road as close to perpendicular as possible, but in no case 
shall the driveway enter the public road at more than 20 degrees from perpendicular. 
 

c. The minimum sight distance for vehicles entering and exiting each driveway shall be in 
accordance with current AASHTO requirements for the speed traveled on the public road 
servicing the property (Verano Avenue).  Any monuments and/or signs that result from this 
proposal shall be located outside of the necessary sight distance triangles to achieve minimum 
sight distance at the driveway. 
 

d. The entry shall be surfaced with asphalt concrete, or approved non-tracking surface a 
minimum distance of 25 feet from the back of sidewalk and accommodate the Class I bike 
path. 
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99. The Applicant shall construct a ramp type concrete driveway entrance to access the affordable 

housing project with a throat width of at least twenty-four (24) feet, reinforced to accommodate 
commercial activity (see County Standard Detail 808) and per the following: 
 
a. The curb opening necessary to accommodate the curb face transition shall extend three (3) 

feet beyond the throat width on both sides of the driveway. 
  

b. The driveway shall enter the public road as close to perpendicular as possible, but in no case 
shall the driveway enter the public road at more than 20 degrees from perpendicular. 
 

c. The minimum sight distance for vehicles entering and exiting each driveway shall be in 
accordance with current AASHTO requirements for the speed traveled on the public road 
servicing the property (Verano Avenue).  Any monuments and/or signs that result from this 
proposal shall be located outside of the necessary sight distance triangles to achieve minimum 
sight distance at the driveway. 
 

d. The entry shall be surfaced with asphalt concrete a minimum distance of 25 feet from the 
back of sidewalk and accommodate the Class I bike path. 

 
100. The Applicant shall construct a ramp type concrete driveway entrance for the adjacent parcel 

easterly of the affordable housing entry (APN 127-071-004) with a throat width of at least thirty 
(30) feet, reinforced to accommodate commercial activity (see County Standard Detail 808) and 
per the following: 
 
a. The curb opening necessary to accommodate the curb face transition shall extend three (3) 

feet beyond the throat width on both sides of the driveway. 
  

b. The driveway shall enter the public road as close to perpendicular as possible, but in no case 
shall the driveway enter the public road at more than 20 degrees from perpendicular. 
 

c. The minimum sight distance for vehicles entering and exiting each driveway shall be in 
accordance with current AASHTO requirements for the speed traveled on the public road 
servicing the property (Verano Avenue).  Any monuments and/or signs that result from this 
proposal shall be located outside of the necessary sight distance triangles to achieve minimum 
sight distance at the driveway. 
 

d. The entry shall be surfaced with asphalt concrete a minimum distance of 25 feet from the 
back of sidewalk and accommodate the Class I bike path. 

 
101. The driveway improvements shall be in place prior to occupancy or commencement of the new 

activity. 
  
102. The Applicant shall maintain all existing and proposed vegetation fronting the site as well as within 

the public right-of-way to preserve the sight distance triangles necessary to achieve the minimum 
AASHTO required sight distance at any project driveway where it intersects a public roadway. 

  
103. The Applicant shall construct a stabilized entrance for on-site construction activity to meet the 

following criteria prior to issuance of building permits: 
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a. The entrance shall be of sufficient width to accommodate two-way traffic. 

 
b. The entrance surface shall be stabilized to prevent tracking of gravel and mud onto the public 

road. 
 

c. The minimum sight distance for vehicles entering and exiting the construction entrance shall 
be in accordance with current AASHTO requirements for the speed traveled on the public 
road(s) providing construction access.  Any monuments and/or signs that result from this 
proposal shall be located outside of the necessary sight distance triangles to achieve the 
minimum AASHTO required sight distance at each driveway. 

 
Traffic Control Devices: 

 
104. The Applicant shall install: 

 
a. Traffic control devices as required by the Department of Transportation and Public Works, 

including items such as traffic signs, roadway striping, pavement markers, etc. 
 

b. Traffic barricade where road pavement ends on Old Maple Avenue, as required by the 
Department of Transportation and Public Works. 
  

c. Existing striping in the roadway segment to be improved shall be removed per County 
Standard Signing, Striping and Markings Specifications and the improved area shall be subject 
to a Type II Slurry Seal per Caltrans Specifications prior to placing new striping. 
 

d. Traffic striping as required by the Department of Transportation and Public Works per 
California Manual on Uniform Traffic Control Devices to create the two-way left turn lane 
recommended by the project’s Traffic Impact Study extending from the mid-block crossing 
westerly of the project entry to Main Street left turn pocket as well as to restripe the left turn 
pocket on eastbound Verano Avenue at Main Street. 

 
Improvement Standards: 

 
105. The Applicant shall employ a Registered Civil Engineer, licensed in the State of California, to 

develop plans for the required improvements.  The scale of these improvement plans shall be a 
minimum 1 inch equals 20 feet, and shall be submitted electronically on ANSI D 22.0 x 34.0-inch 
printable sheets for review.  The Plans shall include roadway cross-sections, at a maximum interval 
between cross-sections of 50 feet. 

 
Fees: 

 
106. Plan checking fees and Inspection fees, including those involving off-site frontage improvements, 

shall be paid to Permit Sonoma, prior to signature of the Improvement Plans by the Director of the 
Department of Transportation and Public Works. 

 
107. The Applicant, his or her personal representatives, and project consultants are advised that the 

issuance of building permits is subject to the payment of a development fee (Traffic Mitigation 
Fee) as required by Chapter 26, Article 98 of the Sonoma County Code. The fee is computed 
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multiplying project Average Daily Traffic (ADT) by the commercial and residential fee in effect at 
the time of permit issuance.  For the hotel portion of the project only, per interpolation of the 
weekday and weekend trips provided in the Traffic Impact Study provided for this project, the 
hotel portion of the project will generate 550 ADT. 

 
Processing: 

 
108. Plans for all required improvements shall be submitted to the office of the County Surveyor in 

Permit Sonoma for review and approval; said office will coordinate review of the plans with 
DTPW.  An initial review by DTPW and agreement in concept for the proposed improvements shall 
be required prior to the issuance of any grading permit for the project.  Either the public road 
improvement plans shall be signed by the Director of DTPW prior to the issuance of a building 
permit or the Applicant shall obtain signed approval from the Director of DTPW. The improvement 
plans shall be signed by the Director of DTPW prior to the issuance of an encroachment permit for 
public road improvements. 

 
109. The Applicant shall obtain an Encroachment Permit issued by Permit Sonoma prior to constructing 

any improvements within County road right-of-way. 
 
110. Prior to acceptance of the public road improvements, the Applicant shall ensure that the project 

engineer signs the record drawing block on the public improvement plans after noting any record 
changes. The signed record drawings shall be scanned at a minimum 400 DPI and a PDF of the 
record plans shall be provided to DTPW at the Applicant’s expense. 

 
Completion of Required Improvements: 

 
111. The Applicant shall complete construction of all the required public improvements and enter into 

an Improvement Maintenance Agreement and post security with the County of Sonoma, to 
guarantee the improvements for a period of one (1 year) after acceptance of the improvements as 
being complete by the County. 

 
 

COUNTY REGIONAL PARKS: 
 

“The conditions below have been satisfied BY DATE     
 

112. Provide Regional Parks with two copies of design and construction plans for approval. Detailed 
plans to include grading, hardscape, drainage, planting, irrigation, water service, and site 
amenities.  

 
113. Approved plans to be submitted to Permit Sonoma for issuance of a grading permit and any other 

permitting requirements. 
 

114. Provide notification of construction schedule, and allow opportunities for inspection and approval 
of substitutions or potential change orders. Inspections may include, but not be limited to rough 
and finish grading, subgrade compaction, planting layout and irrigation pressure testing prior to 
backfilling. 

 
115. Maintain safe pedestrian and bicycle circulation along the Central Sonoma Valley trail running 
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along the north side of Verano Ave. during construction. 
 

116. Final built condition of the parklet shall afford open and safe connection between the hotel 
project and the existing public pathways and sidewalks, namely the multi-use, Central Sonoma 
Valley trail running along the north side of Verano Ave., and shall comply with County water 
efficiency landscape requirements and accessibility requirements per the American Disabilities 
Act. 

 
117. Licensee shall maintain and require all of its contractors and sub-contractors performing activities 

related to the development of the parklet to comply with public contracting and pay prevailing 
wage. 

 
118. Upon completion of the improvements, a letter certifying that construction was in conformance 

with the plans and conditions shall be submitted to the County by Licensee. 
 

119. Installation shall be in accordance with the highest standards employed by the County. 
 

120. Workmanship and materials will have a one year guarantee free of defects from the time project 
is accepted as complete and final. 

 
121. No other uses shall be permitted on the property. 

 
122. Licensee shall perform regular activities related to maintaining the safety, care and cleanliness of 

the parklet landscaping and associated amenities. 
 

123. Regular maintenance shall be in accordance with the standards employed by the County for 
similar facilities including but not limited to the following: 
• Maintenance of the planting areas and pathways such as trimming, fertilizing, irrigating and 

control of weeds in adherence with the County’s Integrated Pest Management Plan. 
• Maintenance and repair of drip irrigation system as needed for efficiency. 
• Trash and litter control throughout the premises. 
• Repair and replacement of damaged or worn site features such as the drinking fountain, 

benches, bike repair station, and signage. 
 

PERMTI SONOMA PLANNING: 
 

The conditions below have been satisfied BY DATE     
 

124. The development shall be constructed and operated in accordance with the proposal statement 
and project plans located in File No. PLP19-0044 as modified by these conditions. The residential 
unit mix and affordability levels shall be consistent with the project plans and proposal statement. 

 
125. The residential component of the project fulfills the hotel’s requirement for workforce housing. 

Therefore, the housing project must begin construction before the hotel construction can 
commence. Permit Sonoma staff shall not sign off on the hotel building permit prior to issuance of 
the building permit for the residential apartments. Any sign off of hotel building permits by Permit 
Sonoma staff prior to issuance of the building permit for the residential apartments shall not be 
valid. 
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126. Hours of operation for commercial deliveries, and refuse disposal activities shall be limited to 7 
a.m. to 8 p.m.  

 
127. Prior to issuance of the building permit for residential structures that cross the property line 

between two parcels, Applicant shall apply for, obtain approval for, and record a voluntary lot 
merger for Assessor Parcel Numbers 127-071-005 and 127-071-012.  

 
128. The housing developer shall enter into and record Affordable Housing Agreements (AHA) with the 

County Community Development Commission (CDC) for all parcels containing proposed deed 
restricted affordable housing units. Prior to issuance of building permit, the applicant shall submit 
a fully executed Affordable Housing Agreement to provide 71 affordable units with a minimum of 
eleven units (15% of 71) deed restricted for very low income residents in accordance with Section 
26-89 of the Sonoma County Code.  Affordable units shall be deed restricted for a 55 year term. 
Very low income units shall be restricted to low income households at 50% of Area Median 
Income. Low income units shall be restricted to 80% the Area Median Income. 
 

129. Following the completion of the entitlement approval process for the development, Applicant 
shall request that Permit Sonoma send the CDC a referral that identifies the specific units to be 
restricted as very low income units, the number of bedrooms of each unit, and the income group 
for which the units would be reserved, the Conditions of Approval listing the incentives granted to 
the project, and any approved variations from the affordability requirements of the Housing 
Element or Zoning Code. 

 
130. The Applicant shall request that the CDC prepare the AHAs after Permit Sonoma delivers the 

approved referral and the developer submits AHA applications along with the required application 
fee. The Applicant shall request that the CDC then provide a copy of the AHAs to the developer for 
review by its attorney prior to recording. There is a yearly $75 monitoring fee for each affordable 
unit under contract. 

 
131. The hotel use shall be constructed, maintained, and operated in conformance with all applicable 

county, state, and federal statutes, ordinances, rules, and regulations.  A violation of any 
applicable statute, ordinance, rule or regulation shall be a violation of the Use Permit, subject to 
revocation or modification. 

 
132. Any proposed modification, alteration, and/or expansion of the use authorized by this Use Permit 

shall require the prior review and approval of Permit Sonoma or the Planning Commission, as 
appropriate. Such changes may require a new or modified Use Permit and additional review. 

 
133. At the time of submitting a building permit application, the applicant shall submit to Permit 

Sonoma a Condition Compliance Review fee deposit (amount to be determined consistent with 
the ordinance in effect at the time).  In addition, the applicant shall be responsible for payment of 
any additional compliance review fees that exceed the initial deposit (based upon hours of staff 
time worked) prior to final inspection being granted. 

 
134. All grading and development on site shall be done in compliance with the County Tree Protection 

Ordinance, including protection of trees during construction with a chain link fence at the drip-
line, and replacement of damaged or removed trees. The project’s grading and landscape plans 
shall detail all tree protection implementation measures. 
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135. Permit Sonoma shall not sign off the grading or building permit for issuance until the project 
grading and landscape construction documents clearly show all tree protection measures (as 
required in the County Tree Protection Ordinance).  Permit Sonoma shall not sign off the grading 
or building permit for occupancy until a site inspection has been conducted, and the applicant has 
provided written verification from the project’s landscape architect or contractor, that the tree 
protection measures were complied with. 

 
136. A Water Conservation Plan shall be submitted for all buildings and landscaping prior to building 

permit issuance, subject to Permit Sonoma review and approval.  The Water Conservation Plan 
shall include all reasonably feasible measures to reduce water demand to the   maximum extent 
feasible and enhance water resource recovery to maintain sustainable water supplies. Measures 
that must be evaluated include:  installation of low-flow fixtures, best available conservation 
technologies for all water uses, rainwater and stormwater collection systems and graywater reuse.  
Landscaping plans must comply with the County Water Efficient Landscape Ordinance.   Prior to 
Building Permit Issuance a Landscape Permit application shall be submitted for all new and 
rehabilitated landscapes, as required by the Water Efficient Landscape Regulations (Chapter 7D3 
of the Sonoma County Building Code). Verification from a qualified irrigation specialist that 
landscaping plan complies with the County Ordinance shall be provided prior to building permit 
issuance.  The measures in the plan shall be implemented by the applicant and verified by Permit 
Sonoma staff prior to Certificate of Occupancy or operation of the use. 

 
137. The applicant/owner shall be required to maintain in good condition all street frontage 

improvements along the property to the face of curb, including any landscape areas, sidewalks, or 
surface drainage contained within the public right-of-way.  Landscape plans shall be subject to 
Design Review approval prior to issuance of grading or building permits. Landscaping shall consist 
of a mixture of trees, shrubs and groundcover in accordance with an approved landscape plan.  All 
landscaping shall be automatically irrigated with primary irrigation lines and equipment located on 
private property.  An Encroachment Permit and/or a Maintenance Agreement with the County 
shall be required prior to final of grading or building permits. 

 
138. This permit shall be subject to revocation or modification by the Board of Zoning Adjustments if: 

(a) the Board finds that there has been noncompliance with any of the conditions or (b) the Board 
finds that the use for which this permit is hereby granted constitutes a nuisance.  Any such 
revocation shall be preceded by a public hearing noticed and heard pursuant to Section 26-92-120 
and 26-92-140 of the Sonoma County Code. 

 
139. Notwithstanding any overriding countywide ordinance providing automatic permit extension, in 

any case where a Use Permit has not been used within three (3) years after the date of the 
granting thereof, or for such additional period as may be specified in the permit, such permit shall 
become automatically void and of no further effect, provided however, that upon written request 
by the applicant prior to the expiration of the three year period the permit approval may be 
extended for not more than one (1) year by the authority which granted the original permit 
pursuant to Section 26-92-130 of the Sonoma County Code. 

 
PRIOR TO BUILDING PERMIT ISSUANCE: 

140. The applicant shall include these Conditions of Approval and Mitigation Measures on separate 
sheets of plan sets to be submitted for building and grading permit applications. 

 
141. The project shall obtain Final Design Review Committee review and approval of the project. All 
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items outlined in the Design Review Committee’s June 3, 2018 Record of Action shall be 
addressed. 

 
142. Trees shall not be planted within sewer easements. Trees and shrubs planted near such 

easements shall include a continuous root barrier. The root barrier design detail shall be included 
on the construction plans. 

 
143. Prior to building permit issuance a landscape permit application shall be submitted for all new and 

rehabilitated landscapes, as required by the Water Efficient Landscape Regulations (Chapter 7D3 
of the Sonoma County Building Code).  Compliance with these regulations shall be verified by 
Permit Sonoma staff prior to Certificate of Occupancy. Reference form PJR-091. 

 
144. The applicant shall demonstrate that the project exceeds 2019 CALGreen + Tier 1 Checklist 

Requirements by implementing an elective in each category beyond the statutory requirement to 
comply with General Plan Objective OSRC 14.4 to reduce greenhouse gas emissions. 

 
MITIGATION MEASURES 

 
145. Mitigation Measure AIR-1: 

The following dust control measures shall be included in the project: 
 
1. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and unpaved 

access roads) shall be watered two times per day. 

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

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

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

5. All roadways, driveways, and sidewalks to be paved shall be completed as soon as possible. 
Building pads shall be laid as soon as possible after grading unless seeding or soil binders are 
used. 

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

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

8. Post a publicly visible sign with the telephone number and person to contact at the Lead 
Agency regarding dust complaints. This person shall respond and take corrective action within 
48 hours. The Air District’s phone number shall also be visible to ensure compliance with 
applicable regulations. 

 
Mitigation Monitoring AIR-1: 
Dust control measures shall be listed on all grading, building or improvement plans prior to 
issuance of grading or building permits. 
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146. Mitigation Measure AIR-2: 
Prior to building permit issuance, the developer shall provide a construction equipment list and 
schedule that demonstrates a reduction in TACs from construction equipment by 85%, such as 
using all construction equipment meeting Tier 3 engine standards with Tier 3 diesel particulate 
filters at minimum. 

 
Mitigation Monitoring AIR-2: 
The construction equipment list and supporting calculations will be reviewed and approved by 
Permit Sonoma staff prior to issuance of building permits. 
 

147. Mitigation Measure BIO-1: 
If proposed work is within 40 meters (130 feet), outside the stream channel of Aqua Caliente 
Creek, there is the potential for FYLF to potentially be impacted if present. In addition, it is 
possible the California giant salamander could be present therefore the same mitigation measures 
recommended for FYLF are recommended for the salamander and include the following (Riggs, 
2017): 
• All vegetation clearing should be done by hand under the supervision of a qualified biologist. 
• Prior to any work, protocol-level surveys are recommended to determine if adult FYLF are 

present in the adjacent stream channel. Survey methodology must be provided to CDFW for 
review and approval at least 30 days prior to implementing the survey. No project activities 
shall begin until foothill yellow legged frog surveys have been completed using a method 
approved by CDFW. The survey shall encompass the project area, upland habitat within and 
adjacent to the project area no less than 150 feet from the streambed, and 500 feet upstream 
and downstream of the project area. Survey methodology shall target all life stages and shall 
include wet and dry stream surveys. Egg mass surveys shall be conducted weekly between 
March and June. 

• If any life stage of FYLF is found either during surveys or during the course of activities, a 
Section 2081 Incidental Take Permit may be required. Alternatively, an ITS may be acquired 
prior to the start of work to ensure no interruption in activities occur as the result of FYLF 
entering the work area. 

• Additional avoidance measures may include installation of wildlife exclusion fencing between 
the outfall and the stream channel to prevent FYLF from entering the work area and/or 
biological monitoring during all work occurring within the riparian habitat. 

 
Monitoring Measure BIO-1: 
Permit Sonoma staff shall review the results of any pre-construction surveys and any measures 
recommended by the biologist to avoid sensitive habitat or species. All mitigation measures shall 
be noted on the final project plans. 

 
148. Mitigation Measure BIO-2: 

Tree removal and roadway construction should be initiated during the non-nesting season from 
September 1 to January 31. If work cannot be initiated during this period, or if there is a break in 
activity lasting more than 14 days after February 1 then nesting bird surveys should be performed 
by a qualified biologist within 500 feet of proposed activities no more than 14 days before initial 
ground disturbance. If nests are found, a no-disturbance buffer should be placed around the nest 
until young have fledged or the nest is determined to be no longer active by the biologist. The size 
of the buffer may be determined by the biologist based on species and proximity to activities; 
larger buffers up to 500 feet are recommended for special status raptor species. 
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Monitoring Measure BIO-2: 
Prior to issuance of grading permits during the breeding season, Permit Sonoma staff shall review 
the results of any pre-construction surveys and any measures recommended by the biologist to 
avoid sensitive habitat or species. All mitigation measures shall be noted on the final project plans. 
 

149. Mitigation Measure BIO-3: 
If initial ground disturbance occurs during the bat maternity roosting season (April 1 through 
November 1), A bat roost assessment of all trees shall be conducted within 100 feet of the project 
site to determine the likelihood of occurrence for roosting bats on site. If suitable roost habitat is 
found, then nighttime emergence surveys shall be performed to determine if a maternity roost is 
present. Acoustic analysis shall also be performed to determine if special status species are 
present. If a maternity day roost is confirmed, the biologist shall establish an appropriate 
exclusion zone around the maternity roost area until after Sept. 1. 
 
To the extent possible, tree removal shall be performed between Sept.1 and April 15. If trees 
cannot be removed during this time, then they should be removed in a two-phased approach. To 
avoid impacts to solitary roosters, trees should be removed in pieces, rather than felling the entire 
tree. Felled tree pieces should be shaken gently to rouse any bats and then left overnight prior to 
removal from the site or on-site chipping to allow any bats to exit the roost. 
 
Monitoring Measure BIO-3: 
Prior to issuance of grading permits during the bat maternity roosting season, Permit Sonoma staff 
shall review the results of any pre-construction surveys and any measures recommended by the 
biologist to avoid sensitive habitat or species. All mitigation measures shall be noted on the final 
project plans. 
 

150. Mitigation Measure BIO-4: 
 
Only the minimum amount of vegetation from coast live oaks to be preserved will be pruned or 
removed that is necessary to construct the project.  Where possible, vegetation will be tied back 
in lieu of cutting.  Native vegetation that must be removed will be cut at or above grade to 
facilitate re-growth.  Any pruning that is done, including for utility line clearance, will conform to 
the American National Standard for Tree Care Operation Tree, Shrub, and Other Woody Plant 
Maintenance Standard Practices, Pruning (ANSI A300 Part 1)-2008 Pruning), and the companion 
publication Best Management Practices:  Tree pruning (ISA 2008).  Roots will only be unearthed 
when necessary.  

 
The following are the arborist’s project-specific mitigation measures for the project: 
a. Any work or construction activities performed under the drip line of preserved oaks will need 

review and approval from the project arborist.   
b. 4-foot high orange plastic fence to be installed at the drip line or as otherwise approved by the 

project arborist.   
c. In areas where construction in tree protection zones is approved by the project arborist, the 

trees shall be protected with a strapped barrel stave-like surrounding of 2”x4”’s around the 
full circumference of the tree trunk. 

d. Parking vehicles, storing materials, supplies or construction equipment will not be allowed 
unless otherwise approved by the project arborist. 

e. Any trenching required within the root zone shall be done by hand or air spaded as directed 
by the project arborist. 
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f. Any existing roots that must to be cut or removed will be done so as directed and approved by 
the project arborist. 

g. Any pruning or limb removal that needs to occur will be done so as directed and approved by 
the project arborist. 

 
Mitigation Monitoring BIO-4: 
The arborist conditions will be printed on the building permit plans prior to issuance of the 
building permit.  
 

151. Mitigation Measure CUL-1: 
Prior to ground-disturbing activities, the project applicant/contractor shall ensure that an 
archaeological resources and tribal cultural resources sensitivity and awareness training program, 
Worker Environmental Awareness Program (WEAP), is provided for all personnel involved in 
project construction, including field consultants and construction workers. The WEAP will be 
developed in coordination with a qualified archaeologist meeting the Secretary of the Interior’s 
Professional Qualifications Standards for Archeology, as well as culturally affiliated local Tribe’s 
Tribal Heritage Preservation Officer or designated representative for Cultural Monitoring.  
 
The WEAP shall be conducted before any project-related construction activities begin in the 
project area. The WEAP will include relevant information regarding sensitive cultural resources 
and tribal cultural resources, including applicable regulations, protocols for avoidance, and 
consequences of violating State laws and regulations. The WEAP will also describe appropriate 
avoidance and impact minimization measures for archaeological resources and tribal cultural 
resources that could be located at the project area and will outline what to do and who to contact 
if any potential archaeological resources or tribal cultural resources are encountered. The WEAP 
will emphasize the requirement for confidentiality and culturally appropriate treatment of any 
discovery of significance to Native Americans and will discuss appropriate behaviors and 
responsive actions, consistent with Native American tribal values. 
 

152. Mitigation Measure CUL-2: 
A Tribal Monitor and qualified archeologist are required to be present onsite during all grading 
and ground disturbance work. Prior to submittal of the application for Grading Permit or any other 
ground disturbing activity, the applicant shall coordinate with the Tribal Representative for Graton 
Rancheria Tribe to identify a Tribal Monitor and qualified archeologist to monitor ground 
disturbing activities, and provide contact information for the Tribal Monitor to Permit Sonoma. 

 
153. Mitigation Measure CUL-3: 

The unanticipated discovery protocol for archeological resources and human remains reproduced 
below will be required to be printed on all building and grading permits on grading or earthwork 
plan sheets: 

 
“A Tribal Monitor is required to be present during all grading or other ground-disturbing work. The 
Tribal Monitor must be present on site before the start of any ground-disturbing work, including 
scraping. In the event that cultural resources are discovered at any time during grading, scraping 
or excavation within the property, all work should be halted in the vicinity of the find.  Artifacts 
associated with prehistoric sites may include humanly modified stone, shell, bone or other cultural 
materials such as charcoal, ash and burned rock indicative of food procurement or processing 
activities.  Prehistoric domestic resources include hearths, firepits, or house floor depressions 
whereas typical mortuary resources are represented by human skeletal remains. The Tribal 
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Monitor and Permit Sonoma Project Review Staff shall be notified in the event that cultural 
resources are discovered.  Permit Sonoma Staff should consult with the appropriate tribal 
representatives from the tribes known to Permit Sonoma  to have interests in the area to 
determine if the resources qualify as Tribal Cultural Resources (as defined in Public Resource Code 
§ 21074).  If determined to be a Tribal Cultural Resource, Permit Sonoma would further consult 
with the appropriate tribal representatives and project proponents in order to develop and 
coordinate proper protection/mitigation measures required for the discovery.  Permit Sonoma 
shall refer the mitigation/protection plan to designated tribal representatives for review and 
comment.  No work shall commence until a protection/mitigation plan is reviewed and approved 
by Permit Sonoma - Project Review Staff.  Mitigations may include avoidance, removal, 
preservation and/or recordation in accordance with California law.  Evaluation and mitigation shall 
be at the applicant’s sole expense. 
 
If human remains are encountered, all work must stop in the immediate vicinity of the discovered 
remains, and the contractor/applicant must immediately notify Permit Sonoma Staff, the Tribe’s 
THPO or designated representative, and the Couny Coroner pursuant to State law so that an 
evaluation can be performed.  If the remains are deemed to be Native American, the Native 
American Heritage Commission must be contacted by the Coroner so that a “Most Likely 
Descendant” can be designated and the appropriate provisions of the California Government Code 
and California Public Resources Code would be followed.” 

 
Mitigation Monitoring CUL-1, -CUL-2, -CUL-3: 
Prior to issuance of building or grading permits, the contact information for the designated Tribal 
Monitor shall be provided to Project Review staff, and a Worker Environmental Awareness 
Program training has occurred and confirmed by the designated Tribal Monitor, and the above 
unanticipated discovery protocols notes pertaining to are printed on the building, grading and 
improvement plans. The applicant shall provide a contact with a qualified Tribal Monitor 
representing the Graton Rancheria Tribe to monitor ground disturbing activities to Permit 
Sonoma. 
 

154. Mitigation Measure GEO-1: 
All earthwork, grading, trenching, backfilling and compaction operations shall be conducted in 
accordance with the County Subdivision Ordinance (Chapter 25, Sonoma County Code). All 
construction activities shall meet the California Building Code regulations for seismic safety.  
Construction plans shall be subject to review and approval of Permit Sonoma prior to the issuance 
of a building permit.  All work shall be subject to inspection by Permit Sonoma and must conform 
to all applicable code requirements and approved improvement plans prior to the issuance of a 
certificate of occupancy. 
 
Mitigation Monitoring GEO-1 
Prior to issuance of building or grading permits, Project Review staff shall verify that the above 
notes are printed on applicable building, grading and improvement plans.  The applicant shall be 
responsible for notifying construction contractors about code requirement. 

 
155. Mitigation Measure GEO-2 

The design of all earthwork, cuts and fills, drainage, pavements, utilities, foundations and 
structural components shall conform with the specifications and criteria contained in the project 
geotechnical reports prepared by Rockridge Geotechnical and PJC & Associates. The geotechnical 
engineer shall submit an approval letter for the engineered grading plans prior to issuance of the 
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grading permit. Prior to final of the grading permit the geotechnical engineer shall also inspect the 
construction work and shall certify to Permit Sonoma, prior to the acceptance of the 
improvements or issuance of a certificate of occupancy that the improvements have been 
constructed in accordance with the geotechnical specifications. 
 
Mitigation Monitoring GEO-2 
Permit Sonoma Plan Check staff will ensure plans are in compliance with geotechnical 
requirements.  Permit Sonoma inspectors will ensure construction is in compliance with 
geotechnical requirements. 
 

156. Mitigation Measure GEO-3 
The project site will be inspected following the first heavy rain, during the middle of the rainy 
season and at the end of the rainy season following construction.  During each visit, areas of 
significant erosion or erosion control device failure shall be noted and appropriate remedial 
actions taken. 

 
Mitigation Monitoring GEO-3 
The project site shall be inspected by County staff after storm events that produce 1 inch of rain or 
greater within 24 hour period in the Santa Rosa area.  During every inspection, areas of significant 
erosion or erosion control device failure shall be noted and appropriate remedial actions will be 
taken as soon as practical.  If erosion control measures appear to be effective for three 
consecutive site inspections following 1-inch storm events, then site inspections will only be 
required following storm events that result in 2 inches of rain, or greater, within a 24-hour period 
in the Santa Rosa area. 
 
At the end of the rainy season, County staff shall re-inspect the site and evaluate the effectiveness 
of the erosion control measures that were used.  If there were problem areas at the site, 
recommendations will be made to improve methods used in subsequent projects. 
 

157. Mitigation Measure GEO-4 
The applicant shall submit an Erosion and Sediment Control Plan prepared by a registered 
professional engineer as an integral part of the grading plan.  The Erosion and Sediment Control 
Plan shall be subject to review and approval of the Permit Sonoma prior to the issuance of a 
grading permit.  The Plan shall include temporary erosion control measures to be used during 
construction of cut and fill slopes, excavation for foundations, and other grading operations at the 
site to prevent discharge of sediment and contaminants into the drainage system.  The Erosion 
and Sediment Control Plan shall include the following measures as applicable: 
 
a. Throughout the construction process, ground disturbance shall be minimized and existing 

vegetation shall be retained to the extent possible to reduce soil erosion.  All construction 
and grading activities, including short-term needs (equipment staging areas, storage areas 
and field office locations) shall minimize the amount of land area disturbed.  Whenever 
possible, existing disturbed areas shall be used for such purposes. 

b. All drainage ways, wetland areas and creek channels shall be protected from silt and 
sediment in storm runoff through the use of silt fences, diversion berms and check dams.  Fill 
slopes shall be compacted to stabilize.  All exposed surface areas shall be mulched and 
reseeded and all cut and fill slopes shall be protected with hay mulch and /or erosion control 
blankets as appropriate. 

c. All erosion control measures shall be installed according to the approved plans prior to the 
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onset of the rainy season but no later than October 15th.  Erosion control measures shall 
remain in place until the end of the rainy season, but may not be removed before April 15th. 
The applicant shall be responsible for notifying construction contractors about erosion 
control requirement. 

 
Mitigation Monitoring GEO-4 
Building and grading permits for ground disturbing activities shall not be approved for issuance by 
Project Review staff until the above notes are printed on applicable building, grading and 
improvement plans.  
 

158. Mitigation Measure GEO-5:  
If paleontological resources are found, all earthwork in the vicinity of the find shall cease, and 
Permit Sonoma staff shall be notified so that the find can be evaluated by a qualified 
paleontologist.  When contacted, a member of Permit Sonoma project review staff and 
paleontologist shall visit the site to determine the extent of the resource and to develop proper 
mitigation measures required for the discovery.  No further grading in the vicinity of the find shall 
commence until a mitigation plan is approved and completed subject to the review and approval 
of the paleontologist and project review staff.  
 
Mitigation Monitoring GEO-5:  Permit Sonoma shall be consulted if a paleontological resource is 
discovered onsite, and shall review and approve paleontologist-recommended measures to 
recover or preserve any data or paleontological resources before ground-disturbing activities may 
continue. 
 

159. Mitigation Measure GHG-1a: Solar Hot Water Heaters. 
The Hotel Owner shall install a solar hot water heater system on the hotel roof. The system at 
minimum shall be 53 kilowatt-thermal (approximately 820 square feet) in size. GHG emission 
reductions achieved through implementation of this measure will be monitored and enforced 
through Mitigation Measure GHG-1d and GHG-1e below. 
 

160. Mitigation Measure GHG-1b: Reduce Natural Gas Use in Hotel Kitchens. 
The Hotel Owner shall install enough TurboChef electric ovens and induction cooktops at the hotel 
kitchens to cook approximately 75 percent of all food without the use of natural gas. The Hotel 
Owner shall use the electric cooking appliances as much as feasible and shall not exceed 2,600 
therms of natural gas use in the hotel kitchens each year. The Hotel Owner shall submit their 
annual Pacific Gas and Electric utility bills to Permit Sonoma for review and approval. GHG 
emission reductions achieved through implementation of this measure will be monitored and 
enforced through Mitigation Measure GHG-1d and GHG-1e below. 
 
Mitigation Monitoring GHG-1a, -GHG-1b: 
Building permits shall not receive final approval by Project Review staff until the above noted 
mitigations are implemented. These design features shall be submitted to the County for review 
and approval and be included on the proposed Project drawings submitted for the construction-
related permit or on other documentation submitted to the County.  
 

161. Mitigation Measure GHG-1c: Partnership with Rental Car Companies to Offer Discounted 
Rentals to Hotel Guests for Electric Vehicles. 
The Hotel Owner shall partner with at least one rental car company providing service to hotel 
guests in the region to offer discounted rentals for electric vehicles to hotel guests. The Hotel 
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Owner shall clearly advertise this discount on their booking website and shall notify all potential 
guests of this discount via email, phone, or other method of communication. The Hotel Owner 
shall keep a record of all guests who utilize this discount to rent an electric vehicle and shall 
submit these records to the Permit Sonoma on an annual basis for review and approval. GHG 
emission reductions achieved through implementation of this measure will be monitored and 
enforced through Mitigation Measure GHG-1d and GHG-1e below. 

 
162. Mitigation Measure GHG-1c, -GHG-1d: Purchase Greenhouse Gas Offset Credits. 

Prior to issuance of the building permit for each building’s construction, the project applicant shall 
provide proof that at least 1,082 greenhouse gas (GHG) offset credits have been purchased and 
retired on behalf of the proposed Project. This represents the amount of credits required for the 
proposed Project to result in no more than 756 MTCO2e per year. The applicant shall purchase 
and retire 1,082 GHG offset credits annually for every year of project operations into perpetuity, 
unless the project Applicant can provide substantial evidence, through implementation of 
Mitigation Measure GHG-1e below, that the proposed Project would achieve the 756 MTCO2e 
annual threshold with fewer annual credit purchases. 
 
Each year, the 1,082 purchased credits may be retired in a single tranche for the entire project, or 
in separate tranche by each Project applicant (i.e., the hotel owner and the housing owner) in 
amounts that total 1,082. 
 
The retired credits must have been verified by an approved registry and be consistent with the 
requirements for compliance offset protocols as established by California Code of Regulations, 
title 17, section 95972. An approved registry is an entity approved by CARB to act as an “offset 
project registry” to help administer parts of the Compliance Offset Program under CARB’s Cap and 
Trade Regulation. GHG offset credits shall be real, verifiable, quantifiable, enforceable, 
permanent, and additional as set forth in California Health and Safety Code §38652(d)(1) and 
(d)(2) and as defined by California Code of Regulations, Title 17, sections 38562 and 95802. The 
reductions from the offset credits shall take effect in the following locations in order of priority to 
the extent feasible: (1) Sonoma Valley; (2) Sonoma County; and (3) the boundaries of the Bay Area 
Air Quality Management District. If credits are not feasibly available from projects occurring within 
the County or Air District boundaries, then credits may be obtained for reduction measures in the 
State of California. All offset credits shall be verified by a third party accredited by CARB. In the 
unlikely event that an approved registry becomes no longer approved by CARB and the offset 
credits cannot be transferred to another approved registry, the Project applicants shall comply 
with the rules and procedures for retiring and/or replacing offset credits in the manner specified 
by the applicable Protocol, Standard or Methodology, including (to the extent required) by 
purchasing an equivalent number of credits to recoup the loss. 
 
Mitigation Monitoring GHG-1d:  
Contracts for purchase of credits for the first year of project operation shall be entered into prior 
to issuance of the building permit for each building’s construction, and the Applicant shall provide 
the third-party verification report concerning those credits, and the unique serial numbers of 
those credits showing that they have been retired prior to issuance of the building permit for each 
building’s construction. The County shall confirm receipt of verification reports and serial numbers 
prior to permit issuance. 
 
For each subsequent year of project operations, the Project applicants shall jointly or individually, 
on a pro-rata basis, purchase and retire the 1,082 GHG offset credits. The project applicants shall, 
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on an annual basis no later than June 30 of each year, provide the third-party verification report 
concerning those credits, and the unique serial numbers of those credits showing that they have 
been retired. The County shall confirm receipt of verification reports and serial numbers. The 
verification report shall be approved by the Permit Sonoma. 
 

163. Mitigation Measure GHG-1e: Optional GHG Reduction Plan and Annual Report 
At any time during the life of the Project, the Project Applicants can reduce the annual carbon 
offsets obligation of 1,082 GHG offset credits per year if they can demonstrate Project emissions 
are being adequately reduced by other means. To do so, the Project applicants (i.e., the hotel 
owner and the housing owner) shall retain a qualified air quality consultant to develop a GHG 
Reduction Plan (Plan) in accordance with the requirements of this mitigation measure for County 
review and approval and shall implement the approved GHG Reduction Plan. The applicants may 
do this jointly or separately. 
 
The combined or separate GHG Reduction Plan(s) shall demonstrate how each applicant shall 
mitigate its pro-rata share of GHG emissions for the proposed Project, so that the Project will 
result in no more than 756 MTCO2e per year on average, including emissions from employee 
transportation, over the life of the Project. The hotel construction and operations are estimated to 
produce 61 percent of the Project’s GHG emissions and the housing construction and operations 
are estimated to produce 39 percent of the Project’s GHG emissions. Based on current estimates, 
this means that the hotel owner must mitigate 61 percent of the estimated 1,213 MTCO2e per 
year in needed reductions (including reductions from Mitigation Measures GHG1-a through GHG1-
c), or 740 MTCO2e per year, and the housing operator must mitigate 39 percent of 1,213 MTCO2e 
per year, or 473 MTCO2e per year. Each GHG Reduction Plan shall, at a minimum, include all of 
the following items: 
 

a. a detailed GHG emissions inventory for the portion of the proposed Project (i.e., the 
housing or the hotel use) under a “business-as-usual” scenario absent implementation of 
GHG reduction measures as set forth below, 

b. an “adjusted” GHG emissions inventory for the Project, documenting the anticipated GHG 
reductions resulting from implementation of the GHG reduction measures, 

c. requirements for ongoing monitoring and reporting to demonstrate that the GHG 
reduction measures under the approved Plan have been implemented and the amount of 
resulting reductions, and 

d. requirements to demonstrate that at all GHG reductions are achieved in the State of 
California. The Plan must be approved by Permit Sonoma. 

 
The Project’s GHG estimates presented in the Plan(s) must be based upon final design and shall 
include all sources of Project emissions consistent with all categories of sources identified in this 
report. The emission factors for electricity and transportation will be based on those commonly 
used at the time the Plan is completed, along with the incorporation of vehicle emission standards 
and building energy standards in effect at the time. Any construction emissions still remaining 
from the 30-year amortization period considered herein shall be included. 
 
As with this GHG Technical Report, the GHG Reduction Plan will determine the annual incremental 
GHG emissions that must be mitigated by the proposed Project to meet the requisite County GHG 
threshold of 2.7 MTCO2e/SP, equivalent to 756 MTCO2e per year based on the Project’s service 
population of 280. 
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Mitigation Monitoring GHG-1e: In order for the proposed Project’s annual mitigation obligation to 
be adjusted (i.e., fewer GHG offset credits required), the Project Applicants’ GHG Reduction 
Plan(s) must be reviewed and approved by the County Permit Sonoma. 
 
Mitigation Monitoring GHG-1e:  
Subsequent to the GHG Reduction Plan(s) being approved by Permit Sonoma, the Project 
Applicants shall jointly or individually, on a pro-rata basis, implement the GHG Reduction Plan and, 
on an annual basis no later than June 30 of each year, shall prepare an Annual GHG Report 
summarizing how the Plan has been implemented. If GHG offset credits are being used for 
mitigation, the Annual GHG Report will incorporate the annual reporting required under 
Mitigation Measure GHG 1-e, providing the third-party verification report concerning the offset 
credits, and the unique serial numbers of those credits showing that they have been retired. The 
County shall confirm receipt of verification reports and serial numbers. The verification report 
shall be approved by the Permit Sonoma. 
 
The GHG Reduction Plan shall be considered fully attained when the Permit Sonoma makes the 
determination, based on substantial evidence, that the proposed Project is unlikely to exceed the 
756 MTCO2e/year threshold at any time in the future, without the use of carbon GHG offset 
credits. 
 
Permit Sonoma shall have the discretion to reasonably modify the timing of reporting, with 
reasonable notice and opportunity to comment by the applicants, to coincide with other related 
monitoring and reporting required for the proposed Project. 
 

164. Mitigation Measure NOISE-1: 
All plans and specifications or construction plans shall include the following notes: 

 
a) All internal combustion engines used during construction of this project will be operated with 

mufflers that meet the requirements of the State Resources Code, and, where applicable, the 
Vehicle Code.  Equipment shall be properly maintained and turned off when not in use. 

 
b) Except for actions taken to prevent an emergency, or to deal with an existing emergency, all 

construction activities shall be restricted to the hours of 7:00 a.m. and 7:00 p.m. and 
motorized equipment shall be limited to the hours of 7:00 a.m. and 5:00 p.m. on weekdays. All 
construction activities shall be restricted to the hours of 9:00 a.m. and 7:00 p.m. on weekends 
and holidays. Construction activities shall be limited to non-motorized activities on Sundays 
and holidays, and motorized equipment shall be limited to the hours of 9:00 a.m. and 5:00 
p.m. on Saturdays.  If work outside the times specified above becomes necessary, the 
applicant shall notify the Permit Sonoma Project Review Division as soon as practical. 

 
c) There will be no start up of machines nor equipment prior to 7:00 a.m, Monday through 

Friday, or 9:00 am on Saturdays; no delivery of materials or equipment prior to 7:00 a.m nor 
past 5:00 p.m, Monday through Friday or prior to 9:00 a.m. nor past 5:00 p.m. on weekends 
and holidays and no servicing of equipment past 7:00 p.m., Monday through Friday, or 
weekends and holidays.  A sign(s) shall be posted on the site regarding the allowable hours of 
construction, and including the developer- and contractors mobile phone number for public 
contact 24 hours a day or during the hours outside of the restricted hours. 

 
d) Pile driving activities shall be limited to 7:30 a.m. to 5:00 p.m. weekdays. 



Page 36 

 

 

 
e) Construction maintenance, storage and staging areas for construction equipment shall avoid 

proximity to residential areas to the maximum extent practicable.  Stationary construction 
equipment, such as compressors, mixers, etc., shall be placed away from residential areas 
and/or provided with acoustical shielding.  Quiet construction equipment shall be used when 
possible. 

 
f) The developer shall designate a Project Manager with authority to implement the mitigation 

prior to issuance of a building/grading permit.  The Project Manager will notify neighbors 
located adjacent to the construction site of the construction schedule in writing. The Project 
Managers 24-hour mobile phone number shall be conspicuously posted at the construction 
site.  The Project Manager shall determine the cause of noise complaints (e.g. starting too 
early, faulty muffler, etc.) and shall take prompt action to correct the problem. 

 
165. Mitigation Measure NOISE-2: 

 
Construction activities for this project shall be restricted as follows: 
All plans and specifications or construction plans shall include the following notes: 

 
a) Place operating equipment on the construction site as far as possible from vibration sensitive 

receptors. 
b) Use smaller equipment to minimize vibration levels below the limits. 
c) Minimize use of vibrating rollers. Avoid using vibratory rollers and tampers near sensitive 

areas. 
d) Modify/design or identify alternative construction methods to reduce vibration levels below 

the limits. 
e) Avoid dropping heavy objects or materials near shared property lines. 

 
Mitigation Monitoring NOISE-1, NOISE-2: 
Permit Sonoma Project Review Division staff shall ensure that the measures are listed on all site 
alteration, grading, building or improvement plans, prior to issuance of grading or building 
permits.  Permit Sonoma staff shall inspect the site prior to construction to assure that the signs 
are in place and the applicable phone numbers are correct.  Any noise complaints will be 
investigated by Permit Sonoma staff.  If violations are found, Permit Sonoma shall seek voluntary 
compliance from the permit holder, or may require a noise consultant to evaluate the problem 
and recommend corrective actions, and thereafter may initiate an enforcement action and/or 
revocation or modification proceedings, as appropriate.   
 

 



 

SONOMA COUNTY PLANNING COMMISSION DRAFT 
CONDITIONS OF APPROVAL, EXHIBIT A 

 
Staff: Eric Gage File: PLP19-0044 
Applicant: Springs Investors Group Address: 135, 155, 175 West Verano Ave, Sonoma 
Owner: Springs Investors Group APN: 127-071-005, -012, -013 
Date: July 15, 2021 

 

Project Description: This project develops vacant infill site in an urban service area with a hotel and 
affordable multifamily rental apartments. The project includes the following entitlements: A General 
Plan Amendment to change land use designations from Recreation Visitor-serving Commercial to 
Urban Residential 20, A Zone Change from Recreation Visitor-serving Commercial  (K) to High Density 
Residential (R3), Use Permit for new hotel use, building height increase, and walls within the front 
setback, and Design Review, and a Sign Program. 

 
The project consists of a three-story, 120-room hotel with a rooftop observation deck and garden on the 
southern portion of the 5.9 acre property. The hotel also includes a café/bar on the roof deck, and 
swimming pool for guests. The height of the hotel at the highest point is 52 feet and 10 inches at tower 
elements. The housing project is located on the northern portion of the property and consists of a 100 
percent affordable rental apartment complex of 72 units, in six buildings with a maximum height of 43 
feet, with community rooms, landscaped courtyards and pedestrian paths. The project has a residential 
density of 22 units per acre and utilizes the Rental Housing Opportunity Density Bonus Program, to 
exceed the maximum residential density of the R3 (High Density Residential) zoning district of 20 units 
per acre. Fifteen percent of the units are restricted to very low income renters through an affordability 
agreement with the County. The remaining 85% with the exception of the manager’s unit will be 
affordable to moderate, low, and very low income levels, to be determined by funding sources. The 
project includes a landscaped parklet of approximately 15,000 square feet on land owned by County 
Parks Department, but maintained by the applicant. The parklet property is located at the southwest 
corner of the project and contain passive recreation amenities such as benches, water fountains, 
historical and educational markers. The parklet extends offsite to the west to the entrance of the 
adjacent residential complex. 
________________________________________________________________________________________ 

 
GENERAL 

 
1. Within five working days after project approval, the applicant shall pay a mandatory Notice of 

Determination filing fee of $50.00 for County Clerk processing, and $2,406.75 because a Mitigated 
Negative Declaration was prepared, for a total of $2456.75 made payable to Sonoma County Clerk 
and submitted to Permit Sonoma. If the required filing fee is not paid for a project, the project will 
not be operative, determined to be used in accordance with Sonoma County Code Section 26-92-
130, or final, and any local permits issued for the project will be invalid. If the fee is not paid within 
five days after approval of the project, it will extend time frames for CEQA legal challenges. 

 

2. If any changes to plans, drawings, documents or specifications required pursuant to any conditions 
herein specified occur, these changes shall be brought to the appropriate department for review 
and approval prior to any construction or improvements. Also, these changes shall be reviewed by 
all departments involved in the initial approval of the subject plans, drawings, documents or 
specifications that are proposed for change. 
 



 

3. This “At Cost” entitlement cannot be determined to be used in accordance with Sonoma County 
Code Section 26-92-130, until all permit processing costs and development fees are paid in full.  
Additionally, no grading or building permits shall be issued until all permit processing costs and 
development fees are paid in full. 
 

4. The Director of Permit Sonoma is hereby authorized to modify these conditions for minor 
adjustments to respond to unforeseen field constraints provided that the goals of these conditions 
can be safely achieved in some other manner. The applicant must submit a written request to 
Permit Sonoma demonstrating that the conditions is infeasible due to specific constraints (e.g. lack 
of property rights) and shall include a proposed alternative measure or option to meet the goal or 
purpose of the condition.  Permit Sonoma shall consult with affected departments and agencies 
and may require an application for modification of the approved permit. Changes to conditions 
that may be authorized by Permit Sonoma are limited to those items that are not adopted 
standards or were not adopted as mitigation measures or that were not at issue during the public 
hearing process.  Any modification of the permit conditions shall be documented with an approval 
letter from Permit Sonoma, and shall not affect the original permit approval date or the term for 
expiration of the permit. The owner/operator and all successors in interest, shall comply with all 
applicable provisions of the Sonoma County Code and all other applicable local, state and federal 
regulations. 

 
PERMIT SONOMA BUILDING 

 

“The conditions below have been satisfied BY DATE     
 

5. The applicant shall apply for and obtain building related permits from Permit Sonoma for each new 
building or structure proposed. The necessary applications appear to be, but may not be limited to, 
building permit applications for each new building or structure.  Construction inspections shall 
occur and the building permits finaled (or approved for occupancy) prior to occupancy of the 
altered structure. 

 
6. The proposed uses and occupancies of all building areas shall be accurately identified on the 

proposed plans.  Building areas and exterior areas shall identify all proposed uses and occupant 
loads associated with all proposed uses.  A room or space that is intended to be occupied at 
different times for different purposes shall comply with all of the requirements that are applicable 
to each of the purposes for which the room or space will be occupied.  

 
7. The means of egress from all proposed occupied areas within the facilities (interior and exterior) 

shall comply with the applicable sections of the California Building Code (CBC). 
 

8. The fire-resistance rating of proposed walls separating the proposed occupancies from adjacent 
uses, structures, and property lines shall comply with the applicable sections of the CBC. 

 
9. A geotechnical investigation, in accordance with CBC Chapter 18, shall be submitted, providing site 

specific foundation design criteria and other geotechnical recommendations for development. 
 

10. Minimum plumbing facilities for customers and employees, per the California Plumbing Code 
(CPC), shall be provided for all proposed building areas. 

 



 

11. The California Business & Professions Code requires plans and calculations affecting structural 
elements or required exiting provisions to be prepared by California licensed design professionals 
(architects, engineers).   

 
12. Prior to initiation of the approved use, the project shall comply with the accessibility requirements 

set forth in the CBC, as determined by the Permit Sonoma Building Division. Such accessibility 
requirements shall apply to all new construction and all interior and exterior routes of travel. All 
proposed guest rooms shall be on an accessible route, and adequate guest rooms with accessible 
mobility features and accessible communication features shall be provided, as required by CBC 
Section 11B-224. These guest rooms shall be adequately dispersed among various classes of guest 
rooms, as required per CBC 11B-224.5. Housing units and interior and exterior common areas of 
the proposed housing development shall meet applicable requirements of CBC Sections 11A and 
11B. 

 
13. If, after Building Division approval, any changes to plans, drawings, documents or specifications 

required pursuant to any conditions herein specified occur, these changes shall be brought to the 
appropriate department for review and approval prior to any construction or improvements. Also, 
these changes shall be reviewed by all departments involved in the initial approval of the subject 
plans, drawings, documents or specifications that are proposed for change. 

 
SONOMA COUNTY ENVIRONMENTAL HEALTH: 

 

“The conditions below have been satisfied BY DATE     
 

14. A review and approval of building plans and/or specification sheets is required for the remodel/ 
addition of any new retail food facility equipment or expansion of any food storage or food 
processing areas prior to use of this area or equipment. 

 
15. A review and approval of the operational plan is required for the storage and/or composting of 

food waste material produced from this site. A Solid Waste Facility Permit (SWFP) may be required 
prior to commencing operations. The SWFP must be consistent with CEQA requirements. 

 
PERMIT SONOMA FI RE PREVENTION 

 

“The conditions below have been satisfied BY DATE     
 

16. The subject property (or properties) must be in full compliance with Building Code regulations, Fire 
Code Regulations and Hazardous Materials regulations prior to occupancy of the buildings and use 
of the property without written approval by the fire code official. 
a. A fire inspection shall be conducted by the Sonoma County Fire Prevention Division to 

determine if the subject property (or properties) is currently in full compliance with applicable 
Building Code regulations, Fire Code Regulations and Hazardous Materials regulations. 

b. The Sonoma County Fire Prevention Division may charge and collect a fee for the inspection in 
an amount, as determined by the county, sufficient to pay its costs of that inspection.  

c. The Building (s) shall be fire sprinklered and contain a fire alarm system consistence with the 
occupancy type. Existing sprinklered or non-sprinklered buildings shall be verified based on 
design to be in compliance with specific occupancy type. 

 
17. Applicable Fire Code operational permits shall be obtained prior to the initiation of any activity 



 

where an operational permit is required by the California Fire Code as adopted and amended by 
Sonoma County Code. 
a. Emergency responder radio coverage 
b. Fire protection systems 
c. Hotels and motels 
d. Place of assembly  
e. Private fire hydrant: service, use or operation  
f. Refrigeration equipment regulated by CFC, (Chapter 6 105.6.38)  
g. Residential occupancy housing 10 or more occupants 
h. Special events 

 
18. An annual schedule of special events shall be submitted to Sonoma County Fire for each calendar 

year, including the maximum number of participants, times and dates. 
 

19. An annual fire safety inspection is required for any facility requiring a Fire Code Operational 
Permit. The county or fire district which inspects the facility may charge and collect a fee for the 
inspection from the owner of the facility in an amount, as determined by the county or fire district, 
sufficient to pay its costs of that inspection. 

 
20. The facility operator shall develop an emergency response plan consistent with Chapter 4 of the 

2013 California Fire Code as adopted and amended by Sonoma County Code.  Fire safety plans, 
emergency procedures, and employee training programs shall be approved by the fire code 
official. 
 

21. To facilitate locating an emergency and to avoid delays in response; all existing and newly 
constructed or approved roadways and buildings whether public or private shall provide for safe 
access for emergency fire apparatus and civilian evacuation concurrently, and shall provide 
unobstructed traffic circulation during an emergency, and shall be constructed and maintained as 
required by Sonoma County Fire Safe Standards and the California Fire Code, as adopted and 
amended by Sonoma County Code. 
 

22. Emergency water supply for fire protection shall be available and accessible in locations, quantities 
and delivery rates as specified in the California Fire Code as adopted and amended by Sonoma 
County Code.  
a. Fire hydrants shall be installed as required by the California Fire Code as adopted and 

amended by Sonoma County Code.  
b. Emergency water supply for fire suppression may be provided in a naturally occurring or 

manmade containment structure for projects not served by a municipal water system, as long 
as the specified quantity and delivery rate is immediately provided. 

 
23. Local Responsibility Area (LRA).  Compliance with the general defensible space clearances per CCR 

Title 19 Div. 1, Chapter 1, Subchapter 1 §3.07. 
 

24. Prior to occupancy, written approval that the required improvements have been installed shall be 
provided to Permit Sonoma from the County Fire Marshal/Local Fire Protection District.  

 
PERMIT SONOMA SANITATION 

 



 

“The conditions below have been satisfied BY DATE     
 

Sanitation Conditions: 
 

Sonoma County Water Agency (Water Agency) operates Sonoma Valley County Sanitation District 
(District) under contract with District. References to District employees are understood to be Water 
Agency employees acting on behalf of District. 
 

25. Sonoma County Water Agency (Sonoma Water) operates Sonoma Valley County Sanitation District 
(District) under contract with District. References to District employees are understood to be 
Water Agency employees acting on behalf of District. 
 

26. Prior to issuance of building permits by the Permit Sonoma, the Applicant shall provide the 
Sanitation Section of Permit Sonoma with a statement from the Sonoma County Water Agency 
(SCWA), operators of the District, addressing the current and future levels of collection and 
treatment capacity within the District.   
 
Preliminary review by Sonoma County Water Agency supports the need for a larger sewer main in 
Old Maple, with a length of approximately 800 feet of 8-inch pipeline. Compliance can be achieved 
by meeting the SCWA design standards, or by modeling sewer capacity. SCWA staff or a qualified 
consultant may provide this service at the applicant’s expense. 
 
Additionally, the Applicant shall implement any mitigation measures as directed by the SCWA, 
including but not limited to other sewer main pipe upsizing, sealing of manholes and/or mains, and 
sewer flow reductions in other parts of the sanitary sewer system. 
 

27. Applicant shall obtain a Sonoma County Water Agency Survey for Commercial/Industrial 
Wastewater Discharge Requirements from Permit Sonoma, and shall submit the completed 
Survey, along with copies of the project site plan, floor plan and plumbing plan to the Engineering 
Division of Permit Sonoma. 
 
If additional sewer pre-treatment, separate process and domestic wastewater lines, and/or 
monitoring facilities are required by the Sonoma County Water Agency per this Survey, the 
Applicant shall comply with the requirements of the Survey prior to occupancy of the proposed 
hotel.  The issuance of building permits is contingent upon completion of the Survey. 
 

28. All easements necessary for the installation of proposed sewer facilities shall be granted to the 
District, by separate document, and shall be shown on the required Improvement Plans prior to 
approval of the improvement plans by the Sonoma County Water Agency. A copy of each required 
easement for sewer construction shall be submitted with the Improvement Plans for the initial 
sewer design review. 
 
Sewer lines are not allowed to cross neighboring parcels without written findings from Sonoma 
Water to allow the crossing. Recordation of the findings, and an agreement, may be required.  
 

29. The Applicant shall submit improvement plans to the Sanitation Section of Permit Sonoma for 
review and approval of the sanitary sewer design.  Improvement plans shall be submitted 
electronically on-line at the Permit Sonoma website, and be printable to scale on 24 inch by 36 



 

inch in size, and prepared by a licensed civil engineer registered in the State of California.  Sanitary 
sewer facilities shall be designed and Improvement Plans prepared in accordance with SCWA 
Design and Construction Standards for Sanitation Facilities.  The Applicant shall pay Plan Checking 
fees to the Sanitation Section of Permit Sonoma prior to the start of Improvement Plan Review. 
 
a. Please note that review of the sanitary sewer design is a separate review from that of the 

buildings, drainage and frontage improvements, and shall be performed by the Sanitation 
Section of the Permit Sonoma under a separate permit. 

 
b. The public sewer main design originals shall be signed by the SCWA Chief Engineer prior to the 

issuance of any permits for construction of the sanitary sewer facilities.  The design engineer 
shall submit improvement plans to the Sanitation Section of Permit Sonoma submitted 
electronically on-line at the Permit Sonoma website, and be printable to scale, on 24 inch by 
36 inch for signature by SCWA.  All sanitary sewer inspection permits shall be obtained from 
the Sanitation Section of Permit Sonoma prior to the start of construction. 

 
30. The Applicant shall obtain a Sewer Disconnect Permit from the Sanitation Section of Permit 

Sonoma when disconnecting the existing structure, obtaining a Building Demolition Permit for the 
existing structure.  Disconnection of the existing structure from the sewer shall be inspected by the 
Engineering Division of Permit Sonoma to ensure that disconnection is conducted in compliance 
with Health and Safety Codes, and to preserve any sewer connection credit that may currently be 
assessed to the property. Disconnection of the existing lateral shall be located at the sewer main. 
 

31. The Applicant shall construct sanitary sewer mains and appurtenances to ensure that sewer 
facilities are installed in accordance with Sonoma County Water Agency Design and Construction 
Standards for Sanitation Facilities, with applicable specific details shown on approved 
improvement plans. 
 

32. No building shall be connected to the new mainline sewer until the mainline sewer has been 
inspected and accepted by the Engineering Division of Permit Sonoma, and a Sewer Connection 
Permit has been issued for the building.  The sewer construction permit shall be finaled PRIOR to 
building permit final or temporary occupancy. 
 

33. Prior to the start of construction within the County Road Right-of-Way of Old Maple Avenue and 
Verano Avenue, the Applicant shall have a licensed general contractor in possession of a valid 
Public Road bond obtain an Encroachment Permit from Permit Sonoma. 
 

34. At the time of sewer permit issuance, the Applicant shall provide the Sanitation Section of Permit 
Sonoma with data related to the floor area of the building, differentiating hotel rooms, office, 
restaurant seating & tables, kitchen space, spa, meeting rooms, etc., for the purpose of correctly 
calculating sewer use fees, as defined by Sonoma County Water Agency Sanitation Codes. Sewer 
use fees (including Connection and Annual Service fees) shall be paid prior to temporary 
occupancy, occupancy, and building permit final. No connection to sewer, building permit final, 
temporary occupancy, and occupancy shall be allowed until the sewer use fees are paid. 
 

35. Sewer Use Fees for sewer service shall be calculated at the prevailing Sewer Connection and 
Annual Sewer Service Charge rates in effect at the time of sewer permit issuance. 
 



 

36. All Sewer Fees per Sonoma Valley County Sanitation District Ordinances (latest revision) shall be 
paid to the Sanitation Section of Permit Sonoma prior to temporary occupancy, occupancy, and 
building permit final of the proposed hotel, and residential units. 
 

37. The Applicant shall be responsible for the restoration of existing conditions including, but not 
limited to surfacing, landscaping, utilities and other public improvements that have been disturbed 
due to the construction of sanitary sewer facilities.  Restoration shall be completed prior to the 
final of the sewer construction permit, unless otherwise specifically approved in advance by the 
Permit and Resource Management Department. 
 

38. Sewer facilities that are constructed within the 100 year flood plan shall be constructed in 
accordance with flooding resistant details and standards contained in the Water Agency’s Design 
and Construction Standards, for Sanitation Facilities (Sanitation Standards). All other sewer 
facilities outside of the buildings shall also be constructed in accordance with the Sanitation 
Standards. 
 

39. In accordance with Section 3.09, of the Sonoma Valley County Sanitation District, Sanitation Code 
Ordinance, when shared laterals are proposed that the owner shall wright a letter to the District 
requesting the sharing of the laterals. If the request is granted, a ‘Declaration of Restriction and 
Acknowledgment’, provide by the District shall be recorded at the Recorder’s Office as required by 
the District. 
 

40. Prior to merging parcels, and the adjusting lot lines, the applicant shall provide a letter to the 
Sonoma County Water Agency clearly stating how the existing Equivalent Single-family Dwelling 
sewer billing units (ESD) are to be distributed to the resulting parcel. The letter shall be addressed 
to the Chief Engineer at the Sonoma County Water Agency, currently: 

 
Jay Jasperse  
Chief Engineer  
Sonoma County Water Agency  
404 Aviation Boulevard  
Santa Rosa, CA 95403 

 
Lynne Roselli and Kathy Badger at the same address shall be cc. Additional ESD may be required. 

 
 

PERMIT SONOMA GRADING & STORMWATER  
 

“The conditions below have been satisfied BY DATE     
 

41. Grading and/or building permits require review and approval by the Grading & Storm Water 
Section of the Permit and Resource Management Department (Permit Sonoma) prior to issuance.  
Grading permit applications shall abide by all applicable standards and provisions of the Sonoma 
County Code and all other relevant laws and regulations. 
 

42. A drainage report for the proposed project shall be prepared by a civil engineer, currently 
registered in the State of California, be submitted with the grading and/or building permit 
application and be subject to review and approval by the Grading & Storm Water Section of the 



 

Permit and Resource Management Department (Permit Sonoma) .  The drainage report shall 
include, at a minimum, a project narrative, on- and off-site hydrology maps, hydrologic 
calculations, hydraulic calculations, pre- and post-development analysis for all relevant existing 
and proposed drainage facilities.  The drainage report shall abide by and contain all applicable 
items in the Drainage Report Required Contents (DRN-006) handout.   
 

43. The proposed project is subject to storm water Low Impact Development (LID) regulations.  Post-
construction storm water LID best management practices (BMP’s) to mitigate impacts to the 
quality and quantity of storm water discharges from the project site shall be incorporated into the 
drainage design of the project.  A final Stormwater Control Plan (SCP) in compliance with the Bay 
Area Stormwater Management Agencies Association (BASMAA) post-construction manual, based 
upon the approved preliminary SCP dated 10/23/2019, shall be submitted with the grading and/or 
building permit application and be subject to review and approval by the Grading & Storm Water 
Section of the Permit and Resource Management Department (Permit Sonoma) prior to the 
issuance of any grading or building permits.  LID BMP’s must be installed per approved plans and 
specifications, and working properly prior to finaling the grading permit and associated building 
permits. 

 
44. The final Stormwater Control Plan (SCP) shall include, but not limited to, a Maintenance 

Agreement for Monitoring Storm Water BMP Facilities and Declaration of Covenants (Agreement).  
The Agreement shall be recorded and filed with Permit and Resource Management Department 
(Permit Sonoma) prior to finalling of the grading permit.  Landowner shall accept sole 
responsibility for all inspection, maintenance, remediation, and replacement of the BMPs including 
any and all fees and costs arising therefrom.  The Agreement shall include at the least the following 
Exhibits: 

a. legal description of the subject property; 
b. location map of BMPs on legally recorded document size either 8.5” x 14” or 8.5” x 11” 

that is measurable and legible and will include a site plan and details of BMPs, stamped 
and signed by a civil engineer, currently registered in the State of California;  

c. an operation and maintenance plan regarding the specific drainage patterns and 
treatment facilities on the Property (O&M Plan).  The O&M Plan will include, but not be 
limited to the following information:  

i. identify the responsible parties, 
ii. figures from the Stormwater Control Plan delineating the Drainage Management 

Areas on the Property and showing the locations of the bioretention facilities on 
legally recorded document size either 8.5” x 14” or 8.5” x 11” and that are legible 

iii. copies of final construction drawings on legally recorded document size either 8.5” 
x 14” or 8.5” x 11”, and 

iv. schedule of maintenance activities.  If any changes and/or modifications to the 
design or locations of the approved LID features are made after the Agreement is 
filed then the applicant shall submit a revised Agreement with the revised SCP to 
(Permit Sonoma) for review and approval.  Any approved modifications will need 
to be incorporated into the final Agreement.  Nothing herein shall be construed as 
a waiver of the other requirements applicant must comply with under the SCP. 
 

45. Landowner shall submit to Permit and Resource Management Department (Permit Sonoma) 
annually the results of the Storm Water BMP inspection.  Inspection shall include but is not limited 
to the Inspection and Maintenance Checklists, photo evidence of BMP existing conditions, and a 



 

report of any maintenance activity, remediation, or replacement of BMP features.   
 
46. Drainage improvements shall be designed by a civil engineer, currently registered in the State of 

California, and in accordance with the Sonoma County Water Agency Flood Control Design Criteria.  
Drainage improvements shall be shown on the grading/site plans and be submitted to the Grading 
& Storm Water Section of the Permit and Resource Management Department (Permit Sonoma) for 
review and approval.  Drainage improvements shall maintain off-site natural drainage patterns, 
limit post-development storm water quantities and pollutant discharges in compliance with Permit 
and Resource Management Department’s best management practices guide, and shall abide by all 
applicable standards and provisions of the Sonoma County Code and all other relevant laws and 
regulations.  Existing drainage patterns shall be maintained, to the maximum extent practicable, to 
not adversely impact adjacent properties or drainage systems.  Proposed drainage improvements 
shall not adversely impact adjacent properties or drainage systems. 

 
47. The applicant shall provide grading plans, prepared by a civil engineer currently registered in the 

State of California, which clearly indicate the nature and extent of the work proposed and include 
all existing and proposed land features, elevations, roads, driveways, buildings, limits of grading, 
limits of disturbed area/total work, adequate grading cross sections and drainage facilities such as 
swales, channels, closed conduits, or drainage structures.  The grading plans shall abide by and 
contain all applicable items from the Grading Permit Required Application Contents (GRD-004) 
handout. 
 

48. As part of the grading plans, the applicant shall include an erosion prevention/sediment control 
plan which clearly shows best management practices to be implemented, limits of disturbed 
areas/total work, vegetated areas to be preserved, pertinent details, notes, and specifications to 
prevent damages or minimize adverse impacts to the surrounding properties and the 
environment.  Tracking of soil or construction debris into the public right-of-way shall be 
prohibited.  Runoff containing concrete waste or by-products shall not be allowed to drain to the 
storm drain system, waterway(s), or adjacent lands.  The erosion prevention/sediment control plan 
shall abide by and contain all applicable items in the Grading Permit Required Application Contents 
(GRD-004) handout. 
 

49. Residue or polluted runoff from the production areas/activities shall not be allowed to drain 
directly to the storm drain system, waterway(s) or adjacent lands.  Production areas shall be 
covered or drain directly to a proper waste disposal system.  No diversion valves shall be allowed. 
 

50. Runoff from waste receptacles or outside washing areas shall not be allowed to drain directly to 
the storm drain system, waterway(s) or adjacent lands.  Areas used for waste receptacles and 
outside washing areas shall be covered or separated from the rest of the project site by grade 
breaks that prevent storm water run-on.  Any surface water flow from a waste receptacle or 
outside washing area shall not be permitted to enter the storm drain system without receiving 
appropriate treatment. 

 
51. No work shall be allowed within any Special Flood Hazard Area or within 25 feet of the top of bank 

of Agua Caliente Creek. 
 

52. Grading and land disturbance shall be setback from streams a minimum of 25 feet from the top of 
stream bank. 



 

 
53. Any waterway setbacks, including but not limited to building setbacks, grading setbacks, or riparian 

corridor setbacks, shall be clearly shown and noted on the grading/site plans. 
 

54. A waterway setback analysis shall be prepared to determine the most stringent composite 
waterway setback, be submitted with the grading and/or building permit application and be 
subject to review and approval by the Grading & Storm Water Section of the Permit and Resource 
Management Department.  The waterway setback analysis shall include several cross sections of 
Agua Caliente Creek.  At a minimum, building, grading, riparian corridor, and floodway limits 
setbacks shall be included in the waterway setback analysis.  The most stringent composite 
waterway setback shall be clearly shown and noted on the grading/site plans. 

 
55. Before construction may begin near a waterway, a protective construction fence shall be placed in 

such a manner to allow the proposed development while preventing land disturbance adjacent to 
the waterway.  The protective construction fence shall be shown and noted on the grading/site 
plans. 

 
56. Drainage easements are required to convey storm water runoff through any neighboring 

properties.  Drainage easements shall be clearly shown and noted on the grading/site plans.  The 
applicant shall be responsible for obtaining or creating drainage easements necessary for the 
proposed project prior to grading or building permit issuance.  Any proposed drainage easements 
shall be private easements unless otherwise approved by the Department of Transportation and 
Public Works. 
 

57. If the cumulative land disturbance of the project is equal to or greater than one (1) acre, then the 
project is subject to National Pollutant Discharge Elimination System (NPDES) requirements and 
must obtain coverage under the State Water Resource Control Board’s General Construction 
Permit (General Permit).  Documentation of coverage under the General Permit must be 
submitted to the Grading & Storm Water Section of the Permit and Resource Management 
Department prior to issuance of any grading permit for the proposed project. 
 

58. The applicant is responsible to contact the San Francisco Bay Regional Water Quality Control Board 
and obtain any necessary permits or waivers for proposed work in or near a waterway.  The 
applicant shall provide said documentation to the Grading & Storm Water Section of the Permit 
and Resource Management Department prior to issuance of any permit for work within 25 feet of 
a waterway. 
 

59. The applicant is responsible to contact the California Department of Fish & Wildlife and obtain any 
necessary permits or waivers for proposed work in or near a waterway.  The applicant shall 
provide said documentation to the Grading & Storm Water Section of the Permit and Resource 
Management Department prior to issuance of any permit work within 25 feet of a waterway. 

 
60. The applicant is responsible to contact the U.S. Army Corps of Engineers and obtain any necessary 

permits or waivers for proposed work in or near a wetland or navigable waters.  The applicant shall 
provide said documentation to the Grading & Storm Water Section of the Permit and Resource 
Management Department prior to issuance of any permit for work within 25 feet of a wetland or 
navigable waters. 

 



 

PERMIT SONOMA ENCROACHMENT: 
 

“The conditions below have been satisfied BY DATE     
 

61. Prior to the start of construction within a County Right-of-Way, the Applicant shall have a licensed 
general contractor in possession of a valid Public Road bond obtain an Encroachment Permit from  
Permit Sonoma. 

 
PERMIT SONOMA PROJECT REVIEW HEALTH 

 

“The conditions below have been satisfied BY DATE     
 

62. Prior to building permit issuance, connection shall be made to public sewer and water. Prior to 
building permit issuance, the applicant shall submit a “Will Serve Letter” for water and sewer to 
the Project Planner to verify compliance, except for a connection to a County operated sewer 
system where clearance for the sewer will come from Permit Sonoma Sanitation Section. Note that 
Will Serve Letters in contradiction of a moratorium by the appropriate regulating agency are not 
acceptable.  
The applicant shall submit: A copy of the “Will Serve Letter” for public water and sewer connections 
to the Project Review Health Specialist to verify compliance, except for a connection to a County 
operated sewer system where clearance for the sewer will come from Permit Sonoma Sanitation 
Section. 

 
63. Prior to the issuance of building permits and the start of any on-site construction, plans and 

specifications for any food facility that provides food or beverage to the public must be submitted 
to, and approved by the Department of Health Services, Environmental Health & Safety Section. Be 
advised that major expenses can be triggered relating to the need for commercial exhaust hoods, 
fire suppression systems, food storage space and walk in refrigerators/freezers dependent upon 
the scale of food service and the menu items selected. Early consultation with Environmental 
Health & Safety is recommended. All food service on this site shall be limited to   the scale, scope, 
frequency and any menu limitations specified under the Planning conditions in this Use Permit. 
Contact the Department of Health Services, Environmental Health & Safety Section at 565-6565 for 
information and instructions. 
Applicant shall submit: an e-mail of the approval from the Environmental Health & Safety Section or 
a copy of the Environmental Health Plan Check Approval to the Project Review Health Specialist to 
verify compliance with requirements of the California Retail Food Code (CalCode). 

 
64. Prior to the issuance of building permits and the start of any construction, plans and specifications 

for any public swimming pool or spa must be submitted to, and approved by, the Environmental 
Health Section of the Health Services Department. This condition also applies to restrooms, 
showers, equipment rooms and fences associated with the pools or spa. Contact the 
Environmental Health Section at 565-6565 for information. 
Applicant shall submit: A letter of approval from the Environmental Health Section to the Project 
Review Health Specialist verifying compliance with requirements of the State of California 
regulations on public swimming pools and spas. 

 
65. Prior to building permit issuance, the applicant shall retain a certified acoustical engineer to 

participate in the development of final construction plans to ensure that the Residential Housing 



 

Units and Hotel are designed with the appropriate noise-attenuating construction features to 
maintain an interior noise level of 45 dBA Ldn or less, as set forth in the Sonoma County General 
Plan 2020, Noise Element Policy NE-1b. 

 
The Environmental Noise Assessment construction design recommendations include: 

 
1. Project buildings exposed to 65 dBA environmental noise which shall have: 

a. exterior windows and doors with a composite STC rating of 40+ or OITC rating of 30+ 
b. adequate forced air (heat and air conditioning) ventilation 

 
2. Project buildings exposed to the building envelope noise sources which shall have: 

a. wall/roof assemblies shall meet a composite STC rating of at least 50+ or a composite 
OITC rating of 40+. 

b. rooftop mechanical equipment shielding shall be constructed without any cracks or 
gaps and shall have a minimum surface weight of 3 pounds per square foot. 

 
The building plans shall be certified by the acoustical engineer with recommendations 
incorporated into construction documents, prior to issuance of a building permit. 
The applicant shall submit: an e-mail or letter from the acoustic engineer to the Project Review 
Health Specialist certifying the building design meets the requirements of Sonoma County General 
Plan 2020, Policy NE-1b. 

 
66. Prior to building permit issuance, the roof top mechanical equipment noise barrier walls shall be 

constructed in accordance with the September 12, 2019 Environmental Noise Assessment by Steve 
J. Deines and Dana M. Lodico of Illingworth and Rodkin. The design and final construction of the 
mechanical equipment barriers must be approved in writing by the consultant. Barrier height in 
relation to pad elevation must be certified by the project engineer. 
Applicant shall submit: A letter of clearance from the sound consultant regarding conformance 
with the design and final construction of the sound wall with the Environmental Noise Assessment 
requirements, to the Project Review Health Specialist. 

 
67. Prior to building permit issuance, areas within refuse enclosures for food facilities, food retailers, 

inns and hotels, commercial buildings with fifteen thousand (15,000) square feet of floor space or 
greater, and multiple housing units with seven (7) or more bedrooms, shall: 

• Drain to the sanitary sewer system or other appropriately permitted disposal facility. 
• Container areas shall not be less than ten feet (10′) wide, seven and one-half feet deep 
• and six feet (6′) high. 
• Gates, if installed on the container area, shall be double doors, opening at the center and 

level with the access road, 
• The outside perimeter of the trash enclosure shall be graded to prevent storm water 

from draining into the sanitary sewer system. 
• The trash enclosure shall be covered with a roof or awning. Overhead clearance and 

overhangs, wiring or other obstructions on the approach to the container area must be at 
least fourteen feet (14″) high and at least nineteen feet (19′) high at the location where 
the bins are tipped. The containers for refuse and recyclables shall be of sufficient size 
and adequate number to contain without overflowing all of the refuse and recyclables 
that are generated on the premises during the designated removal period per the Solid 
Waste Management Plan. 



 

Applicant shall submit: A copy of a design and drainage for trash enclosures and recycling areas to 
the Project Review Health Specialist for review and approval. 

 
68. Prior to occupancy, connection shall be made to public sewer and water. 

Applicant shall submit: A “Will Serve Letter” to the Project Review Health Specialist to verify 
compliance. 

 
69. Prior to the operation of any retail food facility, a Food Industry Permit must be obtained from the 

Environmental Health Division of the Health Services Department. 
Applicant shall submit: A letter of approval from the Environmental Health Division to the Project 
Review Health Specialist verifying compliance with requirements of the California Retail Food Code 
(CalCode). 

 
70. Prior to the operation of any public swimming pool or spa, a Swimming Pool Permit must be 

obtained from the Environmental Health Division of the Health Services Department. 
Applicant shall submit: a letter of approval from the Environmental Health Division to the Project 
Review Health Specialist verifying compliance with requirements of the State of California 
regulations on public swimming pools and spas. 

 
71. Prior to occupancy and operation of the project, the design and final construction of the 

residential and hotel interior acoustic shielding must be approved in writing by the Acoustic 
Engineer Consultant. 
Applicant shall submit: A letter of clearance from the Acoustic Engineer Consultant regarding 
conformance with the design and final construction of the residence, and confirming the interior 
sound requirements of 45 dBA (or less) have been met, to the Project Review Health Specialist. 

 
72. The roof top sound barrier shall be constructed in accordance with the September 12, 2019 

Environmental Noise Assessment by Steve J. Deines and Dana M. Lodico of Illingworth and Rodkin. 
Prior to building occupancy and project operation, the design and final construction of the sound 
Mitigation Measures must be approved in writing by the consultant. 
Applicant shall submit: A letter of clearance from the Sound Consultant to the Project Review 
Health Specialist regarding conformance with the design and final construction of the sound 
mitigations to the Sound Report requirements. 

 
73. Prior to occupancy and project operation, areas within refuse enclosures for food facilities, food 

retailers, inns and hotels shall drain to the sanitary sewer system or other appropriately permitted 
disposal facility. The outside perimeter of the trash enclosure shall be graded to prevent storm 
water from draining into the sanitary sewer system. The trash enclosure shall be covered with a 
roof or awning. 
Applicant shall submit: A detailed copy of the trash enclosure building plans to the Permit Sonoma, 
Building Plan Check; Engineering, Grading & Storm Water Protection; and the Project Review-
Health Specialist for review and approval. 

 
74. A safe, potable water supply shall be provided and maintained. 

 
FOR BUILDING PERMITS: 
 

75. Portable toilets and portable hand-washing facilities shall be placed and maintained for employees 



 

as needed on the construction sites, but in no case shall they be serviced less than once per three 
days when 24 hour operations are conducted, and once per seven days when only daytime 
operations are conducted. The permitee shall provide an accessible portable restroom on the job 
site where required by Federal, State or local law, including but not limited to, requirements 
imposed under OSHA, the Americans with Disabilities Act or Fair Employment and Housing Act. 
 

76. Obtain and maintain all required Food Industry Permits from the Sonoma County Environmental 
Health Division prior to serving any food. 
 

77. Obtain and maintain all required Public Swimming Pool or Spa Permits from the Sonoma County 
Environmental Health Division. 
 

78. Noise shall be controlled in accordance with Table NE-2 (or an adjusted Table NE-2 with respect to 
ambient noise as described in General Plan 2020, Policy NE-1c,) as measured at the exterior 
property line of any affected residential or sensitive land use: 

 
TABLE NE-2: Maximum Allowable Exterior Noise Exposures 

 
 

 
Hourly Noise Metric1, dBA 

Daytime 

(7 a.m. to 10 p.m.) 

Nighttime 

(10 p.m. to 7 a.m.) 
L50 (30 minutes in any hour) 50 45 
L25 (15 minutes in any hour) 55 50 
L08 (4 minutes 48 seconds in any 
hour) 

60 55 

L02 (72 seconds in any hour) 65 60 
 

1 The sound level exceeded n% of the time in any hour. For example, the L50 is the value exceeded 
50% of the time or 30 minutes in any hour; this is the median noise level. The L02 is the sound level 
exceeded 72 seconds in any hour. 
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79. Special events were not requested in this Use Permit and therefore are not authorized by this Use 

Permit. 
 

80. If noise complaints are received from nearby residents, and they appear to be valid complaints in 
Permit Sonoma’s opinion, then the applicant shall conduct a Noise Study to determine if the 
current operations meet noise standards and identify any additional noise Mitigation Measures if 
necessary. A copy of the Noise Study shall be submitted to the Project Review Health Specialist 
within sixty days of notification from Permit Sonoma that a noise complaint has been received. 
The owner/operator shall implement any additional Mitigation Measures needed to meet noise 
standards. 
 

81. All garbage and refuse on this site shall accumulate or be stored in non-absorbent, water-tight, 
vector resistant, durable, easily cleanable, galvanized metal or heavy plastic containers with tight 
fitting lids. No refuse container shall be filled beyond the capacity to completely close the lid. 
Garbage and refuse on this site shall accumulate or be stored for no more than seven calendar 
days, and shall be properly disposed of at a County Transfer Station or County Landfill before the 
end of the seventh day. 
 

82. Smoking is prohibited at any public event, in any dining area, service area (including entry lines or 
ticket purchase lines) and in any enclosed area that is a place of employment (Sonoma County 
Code 32-6). “No Smoking” signs shall be conspicuously posted at the point of entry into every 
building where smoking is prohibited by Chapter 32 of the Sonoma County Code. The California 
Health and Safety Code (section 113978) also requires the posting of “No Smoking” signs in all 
food preparation areas, all retail food storage areas, and all food utensil washing areas. Note that 
Health and Safety Code section 113781 definition of food includes any beverage intended for 
human consumption. 
 

83. A “Designated Smoking Area” may be established in unenclosed areas consistent with Sonoma 
County Code section 32-3. Designated Smoking Areas must be at least 25 feet away from any 
building or area where smoking is prohibited, must be conspicuously identified by signs as a 
smoking area, and shall be equipped with ash trays or ash cans. 

 
COUNTY DEPARTMENT OF TRANSPORTATION AND PUBLIC WORKS 

 
“The conditions below have been satisfied BY DATE     

 
Right of Way Requirements: 
 
84. The Applicant shall offer right-of-way to the County of Sonoma, free of encumbrances, and of 

sufficient width: 
 

a. As necessary to create public right-of-way a total of thirty (30) feet wide on the Applicant’s 
side of the road, as measured from the existing pavement centerline, for the full length of the 
property’s frontage on Verano Avenue.  This condition shall be void if the existing right-of-way 
meets or exceeds the minimum requirement(s) described above. 
 

b. To contain all Public drainage facilities. 
 

c. To contain the improvements described below. 
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85. The Public right-of-way described above shall be widened as necessary to contain the 

improvements required by this approval, such as curb, gutter and sidewalk, including all cuts and 
fills necessary to construct conditioned facilities. 
  

86. The Applicant shall dedicate the Verano Avenue right-of-way as roadway easement.  The Applicant 
shall have prepared an easement deed, together with the required descriptions and shall submit 
them to the County Surveyor for review and approval.  A copy of the recorded deed shall be 
submitted to the Land Development Section of Permit Sonoma prior to clearance of these 
conditions. 
 

87. Prior to approval of the Improvement Plans, the Applicant shall request the legal vacation of Old 
Maple Avenue along the Applicant’s frontage, necessary to accommodate the project as designed.  
If the vacation is approved, the Applicant shall accept the portion of the right-of-way on the 
Applicant’s side of Old Maple Avenue for use as project frontage.  If, for any reason the vacation 
(or abandonment) proceedings are terminated or if they result in a sale or vacation (or 
abandonment) to someone other than the Applicant or the County of Sonoma, these conditions of 
approval shall be amended appropriately.  Nothing set forth in this condition or in the County’s 
approval of the Applicant’s project shall in any way obligate the County of Sonoma to complete 
any vacation (or abandonment) proceedings requested by the Applicant pursuant to this 
condition. 

 
Required Improvements: 
 
88. The Applicant shall construct or install improvements described as follows: 

 
a. Supplement the width of Verano Avenue on the Applicant’s side to create the improved 

roadway described below.  The improvements shall extend for the full frontage of the 
Applicant's property as well as along the adjoining parcel fronting Verano Avenue beginning at 
the westerly side of the proposed bus turnout (fronting APN 127-141-028) and extending 
easterly to the intersection of Main Street.  The road width and striping shall generally follow 
that shown in “Appendix G – On-Site Circulation Exhibits: TWLTL Striping and Truck Turning 
Templates” of the project’s Traffic Impact Study dated April 16, 2021 with the completed 
roadway design to match that described below on:  northerly side of Verano Avenue: 
 
1. One-twelve (12) foot wide paved travel lane. 

  
2. A portion of one-twelve (12) foot wide two-way left turn lane/left turn lane (at Main 

Street intersection). 
 

3. One-minimum four (4) foot wide Class II Bicycle Lane.  This lane may include a maximum 
of one (1) foot of gutter pan width. 
 

4. Two (2) foot wide concrete curb and gutter per County standards on the northerly side of 
Verano Avenue. 
 

5. A minimum of five (5) foot wide sidewalk, including facilities for persons with disabilities, 
along the northerly side of Verano Avenue.  The existing Class 1 multi-use path shall 
remain on the northerly side of Verano Avenue.  The sidewalk and multi-use path may be 
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combined into one, new ten (10) foot wide concrete path, which shall be constructed of 
concrete on the easterly side of the hotel entry roundabout extending to Main Street.  On 
the westerly side of the hotel entry roundabout the existing eight (8) foot wide asphalt 
path may remain.  The combination path noted above is subject to approval of Sonoma 
County Regional Parks Department. 
 

6. The final road shall have sufficient section to provide for a Traffic Index of 8.0. 
 

7. The Applicant shall construct a full bus turnout on Verano Avenue fronting the parcel 
westerly of the project site (the “Park Parcel”, APN 127-141-028) per the following 
criteria: 

 
a) The berth area shall have a minimum width of 10 feet and a length of 50 feet.  The 10 

foot berth width shall allow a bus to stop without extending into the Class II bike lane. 
  

b) An eight (8) foot wide landing (inclusive of curb width) as the bus landing area and bus 
shelter pad adjacent to the bus turnout. 
 

c) An eight (8) inch thick reinforced concrete slab for the berth area per County standard 
216. 
 

d) A passenger waiting shelter shall be provided on the bus landing area as specified by 
Sonoma County Transit. 
 

e) An Americans with Disabilities Act (ADA) compliant connection shall be made to the 
bus landing from Old Maple Avenue at its easterly terminus to the bus landing area 
constructed in such a manner that transit users and Class I bike path users shall be 
separated. 
 

f) The Class I bike path shall be shifted northerly of the bus landing area to discourage 
conflicts between transit users and path users.  Modifications to the Class I bike path 
shall maintain ADA compliance and be subject to review and approval by Sonoma 
County Regional Parks. 
 

g) The design shall be subject to review and approval of Sonoma County Transit and the 
Sonoma County Department of Transportation and Public Works. 

 
8. Additional improvements made to the Park Parcel may require additional roadway 

improvements along Old Maple Avenue such as curb and gutter to accommodate drainage 
or define the roadway edge.  These improvements are subject to review and approval of 
Sonoma County Regional Parks and the Sonoma County Department of Transportation 
and Public Works. 

 
The improvements may vary depending upon the location and condition of the existing 
improvements.  Depending on the existing conditions, the improvements may consist of 
widening, reconstruction, overlay, etc, all as necessary to create the required widths and 
structural section(s). 
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Note:  The two (2) foot wide gutter pan may be used as part of the shoulder or one (1) foot of 
the gutter pan width may be part of the Class II bike lane, but shall not be considered part of 
the travel lane. 
 

b. Supplement the width of Verano Avenue on the southerly side to create the improved 
roadway described below.  The improvements shall extend for the length required to create a 
two-way left turn lane from the existing midblock crossing to the intersection of Main Street.  
The road width and striping shall generally follow that shown in “Appendix G – On-Site 
Circulation Exhibits: TWLTL Striping and Truck Turning Templates” of the project’s Traffic 
Impact Study dated April 16, 2021 with the completed roadway design to match that 
described below on:  southerly side of Verano Avenue: 

 
1. One-twelve (12) foot wide paved travel lane. 

  
2. The remaining portion of one-twelve (12) foot wide two-way left turn lane/left turn lane 

(at Main Street intersection). 
 

3. One-minimum four (4) foot wide Class II Bicycle Lane.  This lane may include a maximum 
of one (1) foot of gutter pan width. 
 

4. Asphaltic concrete (AC) dike per Caltrans standards on the southerly side of Verano 
Avenue. 
 

5. The existing bus turnout shall be preserved. 
 

6. The final road shall have sufficient section to provide for a Traffic Index of 8.0. 
 

The improvements may vary depending upon the location and condition of the existing 
improvements.  Depending on the existing conditions, the improvements may consist of 
widening, reconstruction, overlay, etc, all as necessary to create the required widths and 
structural section(s). 

  
89. The structural section of all road improvements shall be designed using a soils investigation which 

provides the basement soil’s R-value and Expansion Pressure test results.  A copy of the soils 
report shall be submitted with the first set of improvement plan check prints.  The Traffic Index 
(TI) to be used for the pavement design of Verano Avenue, is 8.0. A soils report for public road 
purposes is not required for a design based on an R-value of 5.0. 
 

90. The Applicant shall mill, repair and overlay the existing pavement as necessary to make a smooth 
transition between the existing pavement and the new pavement.  Pavement conforms shall be 
minimized to the maximum extent feasible in travel lanes. 
 

91. Storm drainage facilities shall be designed and constructed in accordance with Sonoma County 
Water Agency design standards.  Drainage improvements shall be reviewed and cleared by the 
Grading & Storm Water Section of Permit Sonoma. 

 
92. Any storm water treatment facilities proposed within the public right-of-way are subject to review 

and approval by DTPW.  Construction of such facilities within the public right-of-way is subject to a 
Maintenance and Indemnification Agreement tied to the subject property in perpetuity.  DTPW 
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prefers treatment facilities be constructed outside public right-of-way or be a design that does not 
impact sight lines or maintenance crews 
 

93. An approved storm drain label shall be placed on all surface storm drain structures within the 
public right-of-way. The Permit Sonoma inspector will provide approved labels. 

 
Curb, Gutter and Sidewalk: 
 
94. The Applicant shall construct concrete curb and gutter as necessary, along the Applicant’s entire 

frontage on Verano Avenue as well as along the frontage of the adjoining parcel, APN 127-071-004 
(the parcel easterly of the project site). 
 

95. The Applicant shall construct a five (5) foot minimum sidewalk as necessary, along the Applicant’s 
entire frontage on Verano Avenue as well as along the frontage of the adjoining parcel, APN 127-
071-004 making an ADA compliant connection to Main Street from the project’s proposed 
roundabout entry.  The existing Class 1 multi-use path shall remain on the northerly side of Verano 
Avenue.  The sidewalk and multi-use path may be combined into one, new ten (10) foot wide 
concrete path with approval from Sonoma County Regional Parks Department. 
 

96. Sidewalk warps shall be constructed to provide a clear four (4) foot walkway around surface 
obstructions.  If the combined pathway is constructed, a minimum of eight (8) feet is required 
around surface obstructions. 
 

97. Americans with Disabilities Act (ADA) compliant pedestrian ramps shall be constructed at all 
improved intersections. Refer to Caltrans Standard Plan RSP A88A and A88B, and Sonoma County 
Department of Transportation and Public Works Construction Standards 224A and 224B for 
details. 

 
Intersections of Roads and Driveways: 
 
98. The Applicant shall construct a ramp type concrete driveway entrance for the hotel with a throat 

width of at least thirty-six (36) feet, reinforced to accommodate commercial activity (see County 
Standard Detail 808) and per the following: 
 
a. The curb opening necessary to accommodate the curb face transition shall extend three (3) 

feet beyond the throat width on both sides of the driveway. 
  

b. The driveway shall enter the public road as close to perpendicular as possible, but in no case 
shall the driveway enter the public road at more than 20 degrees from perpendicular. 
 

c. The minimum sight distance for vehicles entering and exiting each driveway shall be in 
accordance with current AASHTO requirements for the speed traveled on the public road 
servicing the property (Verano Avenue).  Any monuments and/or signs that result from this 
proposal shall be located outside of the necessary sight distance triangles to achieve minimum 
sight distance at the driveway. 
 

d. The entry shall be surfaced with asphalt concrete, or approved non-tracking surface a 
minimum distance of 25 feet from the back of sidewalk and accommodate the Class I bike 
path. 
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99. The Applicant shall construct a ramp type concrete driveway entrance to access the affordable 

housing project with a throat width of at least twenty-four (24) feet, reinforced to accommodate 
commercial activity (see County Standard Detail 808) and per the following: 
 
a. The curb opening necessary to accommodate the curb face transition shall extend three (3) 

feet beyond the throat width on both sides of the driveway. 
  

b. The driveway shall enter the public road as close to perpendicular as possible, but in no case 
shall the driveway enter the public road at more than 20 degrees from perpendicular. 
 

c. The minimum sight distance for vehicles entering and exiting each driveway shall be in 
accordance with current AASHTO requirements for the speed traveled on the public road 
servicing the property (Verano Avenue).  Any monuments and/or signs that result from this 
proposal shall be located outside of the necessary sight distance triangles to achieve minimum 
sight distance at the driveway. 
 

d. The entry shall be surfaced with asphalt concrete a minimum distance of 25 feet from the 
back of sidewalk and accommodate the Class I bike path. 

 
100. The Applicant shall construct a ramp type concrete driveway entrance for the adjacent parcel 

easterly of the affordable housing entry (APN 127-071-004) with a throat width of at least thirty 
(30) feet, reinforced to accommodate commercial activity (see County Standard Detail 808) and 
per the following: 
 
a. The curb opening necessary to accommodate the curb face transition shall extend three (3) 

feet beyond the throat width on both sides of the driveway. 
  

b. The driveway shall enter the public road as close to perpendicular as possible, but in no case 
shall the driveway enter the public road at more than 20 degrees from perpendicular. 
 

c. The minimum sight distance for vehicles entering and exiting each driveway shall be in 
accordance with current AASHTO requirements for the speed traveled on the public road 
servicing the property (Verano Avenue).  Any monuments and/or signs that result from this 
proposal shall be located outside of the necessary sight distance triangles to achieve minimum 
sight distance at the driveway. 
 

d. The entry shall be surfaced with asphalt concrete a minimum distance of 25 feet from the 
back of sidewalk and accommodate the Class I bike path. 

 
101. The driveway improvements shall be in place prior to occupancy or commencement of the new 

activity. 
  
102. The Applicant shall maintain all existing and proposed vegetation fronting the site as well as within 

the public right-of-way to preserve the sight distance triangles necessary to achieve the minimum 
AASHTO required sight distance at any project driveway where it intersects a public roadway. 

  
103. The Applicant shall construct a stabilized entrance for on-site construction activity to meet the 

following criteria prior to issuance of building permits: 
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a. The entrance shall be of sufficient width to accommodate two-way traffic. 

 
b. The entrance surface shall be stabilized to prevent tracking of gravel and mud onto the public 

road. 
 

c. The minimum sight distance for vehicles entering and exiting the construction entrance shall 
be in accordance with current AASHTO requirements for the speed traveled on the public 
road(s) providing construction access.  Any monuments and/or signs that result from this 
proposal shall be located outside of the necessary sight distance triangles to achieve the 
minimum AASHTO required sight distance at each driveway. 

 
Traffic Control Devices: 

 
104. The Applicant shall install: 

 
a. Traffic control devices as required by the Department of Transportation and Public Works, 

including items such as traffic signs, roadway striping, pavement markers, etc. 
 

b. Traffic barricade where road pavement ends on Old Maple Avenue, as required by the 
Department of Transportation and Public Works. 
  

c. Existing striping in the roadway segment to be improved shall be removed per County 
Standard Signing, Striping and Markings Specifications and the improved area shall be subject 
to a Type II Slurry Seal per Caltrans Specifications prior to placing new striping. 
 

d. Traffic striping as required by the Department of Transportation and Public Works per 
California Manual on Uniform Traffic Control Devices to create the two-way left turn lane 
recommended by the project’s Traffic Impact Study extending from the mid-block crossing 
westerly of the project entry to Main Street left turn pocket as well as to restripe the left turn 
pocket on eastbound Verano Avenue at Main Street. 

 
Improvement Standards: 

 
105. The Applicant shall employ a Registered Civil Engineer, licensed in the State of California, to 

develop plans for the required improvements.  The scale of these improvement plans shall be a 
minimum 1 inch equals 20 feet, and shall be submitted electronically on ANSI D 22.0 x 34.0-inch 
printable sheets for review.  The Plans shall include roadway cross-sections, at a maximum interval 
between cross-sections of 50 feet. 

 
Fees: 

 
106. Plan checking fees and Inspection fees, including those involving off-site frontage improvements, 

shall be paid to Permit Sonoma, prior to signature of the Improvement Plans by the Director of the 
Department of Transportation and Public Works. 

 
107. The Applicant, his or her personal representatives, and project consultants are advised that the 

issuance of building permits is subject to the payment of a development fee (Traffic Mitigation 
Fee) as required by Chapter 26, Article 98 of the Sonoma County Code. The fee is computed 
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multiplying project Average Daily Traffic (ADT) by the commercial and residential fee in effect at 
the time of permit issuance.  For the hotel portion of the project only, per interpolation of the 
weekday and weekend trips provided in the Traffic Impact Study provided for this project, the 
hotel portion of the project will generate 550 ADT. 

 
Processing: 

 
108. Plans for all required improvements shall be submitted to the office of the County Surveyor in 

Permit Sonoma for review and approval; said office will coordinate review of the plans with 
DTPW.  An initial review by DTPW and agreement in concept for the proposed improvements shall 
be required prior to the issuance of any grading permit for the project.  Either the public road 
improvement plans shall be signed by the Director of DTPW prior to the issuance of a building 
permit or the Applicant shall obtain signed approval from the Director of DTPW. The improvement 
plans shall be signed by the Director of DTPW prior to the issuance of an encroachment permit for 
public road improvements. 

 
109. The Applicant shall obtain an Encroachment Permit issued by Permit Sonoma prior to constructing 

any improvements within County road right-of-way. 
 
110. Prior to acceptance of the public road improvements, the Applicant shall ensure that the project 

engineer signs the record drawing block on the public improvement plans after noting any record 
changes. The signed record drawings shall be scanned at a minimum 400 DPI and a PDF of the 
record plans shall be provided to DTPW at the Applicant’s expense. 

 
Completion of Required Improvements: 

 
111. The Applicant shall complete construction of all the required public improvements and enter into 

an Improvement Maintenance Agreement and post security with the County of Sonoma, to 
guarantee the improvements for a period of one (1 year) after acceptance of the improvements as 
being complete by the County. 

 
 

COUNTY REGIONAL PARKS: 
 

“The conditions below have been satisfied BY DATE     
 

112. Provide Regional Parks with two copies of design and construction plans for approval. Detailed 
plans to include grading, hardscape, drainage, planting, irrigation, water service, and site 
amenities.  

 
113. Approved plans to be submitted to Permit Sonoma for issuance of a grading permit and any other 

permitting requirements. 
 

114. Provide notification of construction schedule, and allow opportunities for inspection and approval 
of substitutions or potential change orders. Inspections may include, but not be limited to rough 
and finish grading, subgrade compaction, planting layout and irrigation pressure testing prior to 
backfilling. 

 
115. Maintain safe pedestrian and bicycle circulation along the Central Sonoma Valley trail running 
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along the north side of Verano Ave. during construction. 
 

116. Final built condition of the parklet shall afford open and safe connection between the hotel 
project and the existing public pathways and sidewalks, namely the multi-use, Central Sonoma 
Valley trail running along the north side of Verano Ave., and shall comply with County water 
efficiency landscape requirements and accessibility requirements per the American Disabilities 
Act. 

 
117. Licensee shall maintain and require all of its contractors and sub-contractors performing activities 

related to the development of the parklet to comply with public contracting and pay prevailing 
wage. 

 
118. Upon completion of the improvements, a letter certifying that construction was in conformance 

with the plans and conditions shall be submitted to the County by Licensee. 
 

119. Installation shall be in accordance with the highest standards employed by the County. 
 

120. Workmanship and materials will have a one year guarantee free of defects from the time project 
is accepted as complete and final. 

 
121. No other uses shall be permitted on the property. 

 
122. Licensee shall perform regular activities related to maintaining the safety, care and cleanliness of 

the parklet landscaping and associated amenities. 
 

123. Regular maintenance shall be in accordance with the standards employed by the County for 
similar facilities including but not limited to the following: 
• Maintenance of the planting areas and pathways such as trimming, fertilizing, irrigating and 

control of weeds in adherence with the County’s Integrated Pest Management Plan. 
• Maintenance and repair of drip irrigation system as needed for efficiency. 
• Trash and litter control throughout the premises. 
• Repair and replacement of damaged or worn site features such as the drinking fountain, 

benches, bike repair station, and signage. 
 

PERMTI SONOMA PLANNING: 
 

The conditions below have been satisfied BY DATE     
 

124. The development shall be constructed and operated in accordance with the proposal statement 
and project plans located in File No. PLP19-0044 as modified by these conditions. The residential 
unit mix and affordability levels shall be consistent with the project plans and proposal statement. 

 
125. The residential component of the project fulfills the hotel’s requirement for workforce housing. 

Therefore, the housing project must begin construction before the hotel construction can 
commence. Permit Sonoma staff shall not sign off on the hotel building permit prior to issuance of 
the building permit for the residential apartments. Any sign off of hotel building permits by Permit 
Sonoma staff prior to issuance of the building permit for the residential apartments shall not be 
valid. 
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126. Hours of operation for commercial deliveries, and refuse disposal activities shall be limited to 7 
a.m. to 8 p.m.  

 
127. Prior to issuance of the building permit for residential structures that cross the property line 

between two parcels, Applicant shall apply for, obtain approval for, and record a voluntary lot 
merger for Assessor Parcel Numbers 127-071-005 and 127-071-012.  

 
128. The housing developer shall enter into and record Affordable Housing Agreements (AHA) with the 

County Community Development Commission (CDC) for all parcels containing proposed deed 
restricted affordable housing units. Prior to issuance of building permit, the applicant shall submit 
a fully executed Affordable Housing Agreement to provide 71 affordable units with a minimum of 
eleven units (15% of 71) deed restricted for very low income residents in accordance with Section 
26-89 of the Sonoma County Code.  Affordable units shall be deed restricted for a 55 year term. 
Very low income units shall be restricted to low income households at 50% of Area Median 
Income. Low income units shall be restricted to 80% the Area Median Income. 
 

129. Following the completion of the entitlement approval process for the development, Applicant 
shall request that Permit Sonoma send the CDC a referral that identifies the specific units to be 
restricted as very low income units, the number of bedrooms of each unit, and the income group 
for which the units would be reserved, the Conditions of Approval listing the incentives granted to 
the project, and any approved variations from the affordability requirements of the Housing 
Element or Zoning Code. 

 
130. The Applicant shall request that the CDC prepare the AHAs after Permit Sonoma delivers the 

approved referral and the developer submits AHA applications along with the required application 
fee. The Applicant shall request that the CDC then provide a copy of the AHAs to the developer for 
review by its attorney prior to recording. There is a yearly $75 monitoring fee for each affordable 
unit under contract. 

 
131. The hotel use shall be constructed, maintained, and operated in conformance with all applicable 

county, state, and federal statutes, ordinances, rules, and regulations.  A violation of any 
applicable statute, ordinance, rule or regulation shall be a violation of the Use Permit, subject to 
revocation or modification. 

 
132. Any proposed modification, alteration, and/or expansion of the use authorized by this Use Permit 

shall require the prior review and approval of Permit Sonoma or the Planning Commission, as 
appropriate. Such changes may require a new or modified Use Permit and additional review. 

 
133. At the time of submitting a building permit application, the applicant shall submit to Permit 

Sonoma a Condition Compliance Review fee deposit (amount to be determined consistent with 
the ordinance in effect at the time).  In addition, the applicant shall be responsible for payment of 
any additional compliance review fees that exceed the initial deposit (based upon hours of staff 
time worked) prior to final inspection being granted. 

 
134. All grading and development on site shall be done in compliance with the County Tree Protection 

Ordinance, including protection of trees during construction with a chain link fence at the drip-
line, and replacement of damaged or removed trees. The project’s grading and landscape plans 
shall detail all tree protection implementation measures. 
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135. Permit Sonoma shall not sign off the grading or building permit for issuance until the project 
grading and landscape construction documents clearly show all tree protection measures (as 
required in the County Tree Protection Ordinance).  Permit Sonoma shall not sign off the grading 
or building permit for occupancy until a site inspection has been conducted, and the applicant has 
provided written verification from the project’s landscape architect or contractor, that the tree 
protection measures were complied with. 

 
136. A Water Conservation Plan shall be submitted for all buildings and landscaping prior to building 

permit issuance, subject to Permit Sonoma review and approval.  The Water Conservation Plan 
shall include all reasonably feasible measures to reduce water demand to the   maximum extent 
feasible and enhance water resource recovery to maintain sustainable water supplies. Measures 
that must be evaluated include:  installation of low-flow fixtures, best available conservation 
technologies for all water uses, rainwater and stormwater collection systems and graywater reuse.  
Landscaping plans must comply with the County Water Efficient Landscape Ordinance.   Prior to 
Building Permit Issuance a Landscape Permit application shall be submitted for all new and 
rehabilitated landscapes, as required by the Water Efficient Landscape Regulations (Chapter 7D3 
of the Sonoma County Building Code). Verification from a qualified irrigation specialist that 
landscaping plan complies with the County Ordinance shall be provided prior to building permit 
issuance.  The measures in the plan shall be implemented by the applicant and verified by Permit 
Sonoma staff prior to Certificate of Occupancy or operation of the use. 

 
137. The applicant/owner shall be required to maintain in good condition all street frontage 

improvements along the property to the face of curb, including any landscape areas, sidewalks, or 
surface drainage contained within the public right-of-way.  Landscape plans shall be subject to 
Design Review approval prior to issuance of grading or building permits. Landscaping shall consist 
of a mixture of trees, shrubs and groundcover in accordance with an approved landscape plan.  All 
landscaping shall be automatically irrigated with primary irrigation lines and equipment located on 
private property.  An Encroachment Permit and/or a Maintenance Agreement with the County 
shall be required prior to final of grading or building permits. 

 
138. This permit shall be subject to revocation or modification by the Board of Zoning Adjustments if: 

(a) the Board finds that there has been noncompliance with any of the conditions or (b) the Board 
finds that the use for which this permit is hereby granted constitutes a nuisance.  Any such 
revocation shall be preceded by a public hearing noticed and heard pursuant to Section 26-92-120 
and 26-92-140 of the Sonoma County Code. 

 
139. Notwithstanding any overriding countywide ordinance providing automatic permit extension, in 

any case where a Use Permit has not been used within three (3) years after the date of the 
granting thereof, or for such additional period as may be specified in the permit, such permit shall 
become automatically void and of no further effect, provided however, that upon written request 
by the applicant prior to the expiration of the three year period the permit approval may be 
extended for not more than one (1) year by the authority which granted the original permit 
pursuant to Section 26-92-130 of the Sonoma County Code. 

 
PRIOR TO BUILDING PERMIT ISSUANCE: 

140. The applicant shall include these Conditions of Approval and Mitigation Measures on separate 
sheets of plan sets to be submitted for building and grading permit applications. 

 
141. The project shall obtain Final Design Review Committee review and approval of the project. All 
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items outlined in the Design Review Committee’s June 3, 2018 Record of Action shall be 
addressed. 

 
142. Trees shall not be planted within sewer easements. Trees and shrubs planted near such 

easements shall include a continuous root barrier. The root barrier design detail shall be included 
on the construction plans. 

 
143. Prior to building permit issuance a landscape permit application shall be submitted for all new and 

rehabilitated landscapes, as required by the Water Efficient Landscape Regulations (Chapter 7D3 
of the Sonoma County Building Code).  Compliance with these regulations shall be verified by 
Permit Sonoma staff prior to Certificate of Occupancy. Reference form PJR-091. 

 
144. The applicant shall demonstrate that the project exceeds 2019 CALGreen + Tier 1 Checklist 

Requirements by implementing an elective in each category beyond the statutory requirement to 
comply with General Plan Objective OSRC 14.4 to reduce greenhouse gas emissions. 

 
MITIGATION MEASURES 

 
145. Mitigation Measure AIR-1: 

The following dust control measures shall be included in the project: 
 
1. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and unpaved 

access roads) shall be watered two times per day. 

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

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

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

5. All roadways, driveways, and sidewalks to be paved shall be completed as soon as possible. 
Building pads shall be laid as soon as possible after grading unless seeding or soil binders are 
used. 

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

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

8. Post a publicly visible sign with the telephone number and person to contact at the Lead 
Agency regarding dust complaints. This person shall respond and take corrective action within 
48 hours. The Air District’s phone number shall also be visible to ensure compliance with 
applicable regulations. 

 
Mitigation Monitoring AIR-1: 
Dust control measures shall be listed on all grading, building or improvement plans prior to 
issuance of grading or building permits. 
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146. Mitigation Measure AIR-2: 
Prior to building permit issuance, the developer shall provide a construction equipment list and 
schedule that demonstrates a reduction in TACs from construction equipment by 85%, such as 
using all construction equipment meeting Tier 3 engine standards with Tier 3 diesel particulate 
filters at minimum. 

 
Mitigation Monitoring AIR-2: 
The construction equipment list and supporting calculations will be reviewed and approved by 
Permit Sonoma staff prior to issuance of building permits. 
 

147. Mitigation Measure BIO-1: 
If proposed work is within 40 meters (130 feet), outside the stream channel of Aqua Caliente 
Creek, there is the potential for FYLF to potentially be impacted if present. In addition, it is 
possible the California giant salamander could be present therefore the same mitigation measures 
recommended for FYLF are recommended for the salamander and include the following (Riggs, 
2017): 
• All vegetation clearing should be done by hand under the supervision of a qualified biologist. 
• Prior to any work, protocol-level surveys are recommended to determine if adult FYLF are 

present in the adjacent stream channel. Survey methodology must be provided to CDFW for 
review and approval at least 30 days prior to implementing the survey. No project activities 
shall begin until foothill yellow legged frog surveys have been completed using a method 
approved by CDFW. The survey shall encompass the project area, upland habitat within and 
adjacent to the project area no less than 150 feet from the streambed, and 500 feet upstream 
and downstream of the project area. Survey methodology shall target all life stages and shall 
include wet and dry stream surveys. Egg mass surveys shall be conducted weekly between 
March and June. 

• If any life stage of FYLF is found either during surveys or during the course of activities, a 
Section 2081 Incidental Take Permit may be required. Alternatively, an ITS may be acquired 
prior to the start of work to ensure no interruption in activities occur as the result of FYLF 
entering the work area. 

• Additional avoidance measures may include installation of wildlife exclusion fencing between 
the outfall and the stream channel to prevent FYLF from entering the work area and/or 
biological monitoring during all work occurring within the riparian habitat. 

 
Monitoring Measure BIO-1: 
Permit Sonoma staff shall review the results of any pre-construction surveys and any measures 
recommended by the biologist to avoid sensitive habitat or species. All mitigation measures shall 
be noted on the final project plans. 

 
148. Mitigation Measure BIO-2: 

Tree removal and roadway construction should be initiated during the non-nesting season from 
September 1 to January 31. If work cannot be initiated during this period, or if there is a break in 
activity lasting more than 14 days after February 1 then nesting bird surveys should be performed 
by a qualified biologist within 500 feet of proposed activities no more than 14 days before initial 
ground disturbance. If nests are found, a no-disturbance buffer should be placed around the nest 
until young have fledged or the nest is determined to be no longer active by the biologist. The size 
of the buffer may be determined by the biologist based on species and proximity to activities; 
larger buffers up to 500 feet are recommended for special status raptor species. 

 



Page 28 

 

 

Monitoring Measure BIO-2: 
Prior to issuance of grading permits during the breeding season, Permit Sonoma staff shall review 
the results of any pre-construction surveys and any measures recommended by the biologist to 
avoid sensitive habitat or species. All mitigation measures shall be noted on the final project plans. 
 

149. Mitigation Measure BIO-3: 
If initial ground disturbance occurs during the bat maternity roosting season (April 1 through 
November 1), A bat roost assessment of all trees shall be conducted within 100 feet of the project 
site to determine the likelihood of occurrence for roosting bats on site. If suitable roost habitat is 
found, then nighttime emergence surveys shall be performed to determine if a maternity roost is 
present. Acoustic analysis shall also be performed to determine if special status species are 
present. If a maternity day roost is confirmed, the biologist shall establish an appropriate 
exclusion zone around the maternity roost area until after Sept. 1. 
 
To the extent possible, tree removal shall be performed between Sept.1 and April 15. If trees 
cannot be removed during this time, then they should be removed in a two-phased approach. To 
avoid impacts to solitary roosters, trees should be removed in pieces, rather than felling the entire 
tree. Felled tree pieces should be shaken gently to rouse any bats and then left overnight prior to 
removal from the site or on-site chipping to allow any bats to exit the roost. 
 
Monitoring Measure BIO-3: 
Prior to issuance of grading permits during the bat maternity roosting season, Permit Sonoma staff 
shall review the results of any pre-construction surveys and any measures recommended by the 
biologist to avoid sensitive habitat or species. All mitigation measures shall be noted on the final 
project plans. 
 

150. Mitigation Measure BIO-4: 
 
Only the minimum amount of vegetation from coast live oaks to be preserved will be pruned or 
removed that is necessary to construct the project.  Where possible, vegetation will be tied back 
in lieu of cutting.  Native vegetation that must be removed will be cut at or above grade to 
facilitate re-growth.  Any pruning that is done, including for utility line clearance, will conform to 
the American National Standard for Tree Care Operation Tree, Shrub, and Other Woody Plant 
Maintenance Standard Practices, Pruning (ANSI A300 Part 1)-2008 Pruning), and the companion 
publication Best Management Practices:  Tree pruning (ISA 2008).  Roots will only be unearthed 
when necessary.  

 
The following are the arborist’s project-specific mitigation measures for the project: 
a. Any work or construction activities performed under the drip line of preserved oaks will need 

review and approval from the project arborist.   
b. 4-foot high orange plastic fence to be installed at the drip line or as otherwise approved by the 

project arborist.   
c. In areas where construction in tree protection zones is approved by the project arborist, the 

trees shall be protected with a strapped barrel stave-like surrounding of 2”x4”’s around the 
full circumference of the tree trunk. 

d. Parking vehicles, storing materials, supplies or construction equipment will not be allowed 
unless otherwise approved by the project arborist. 

e. Any trenching required within the root zone shall be done by hand or air spaded as directed 
by the project arborist. 
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f. Any existing roots that must to be cut or removed will be done so as directed and approved by 
the project arborist. 

g. Any pruning or limb removal that needs to occur will be done so as directed and approved by 
the project arborist. 

 
Mitigation Monitoring BIO-4: 
The arborist conditions will be printed on the building permit plans prior to issuance of the 
building permit.  
 

151. Mitigation Measure CUL-1: 
Prior to ground-disturbing activities, the project applicant/contractor shall ensure that an 
archaeological resources and tribal cultural resources sensitivity and awareness training program, 
Worker Environmental Awareness Program (WEAP), is provided for all personnel involved in 
project construction, including field consultants and construction workers. The WEAP will be 
developed in coordination with a qualified archaeologist meeting the Secretary of the Interior’s 
Professional Qualifications Standards for Archeology, as well as culturally affiliated local Tribe’s 
Tribal Heritage Preservation Officer or designated representative for Cultural Monitoring.  
 
The WEAP shall be conducted before any project-related construction activities begin in the 
project area. The WEAP will include relevant information regarding sensitive cultural resources 
and tribal cultural resources, including applicable regulations, protocols for avoidance, and 
consequences of violating State laws and regulations. The WEAP will also describe appropriate 
avoidance and impact minimization measures for archaeological resources and tribal cultural 
resources that could be located at the project area and will outline what to do and who to contact 
if any potential archaeological resources or tribal cultural resources are encountered. The WEAP 
will emphasize the requirement for confidentiality and culturally appropriate treatment of any 
discovery of significance to Native Americans and will discuss appropriate behaviors and 
responsive actions, consistent with Native American tribal values. 
 

152. Mitigation Measure CUL-2: 
A Tribal Monitor and qualified archeologist are required to be present onsite during all grading 
and ground disturbance work. Prior to submittal of the application for Grading Permit or any other 
ground disturbing activity, the applicant shall coordinate with the Tribal Representative for Graton 
Rancheria Tribe to identify a Tribal Monitor and qualified archeologist to monitor ground 
disturbing activities, and provide contact information for the Tribal Monitor to Permit Sonoma. 

 
153. Mitigation Measure CUL-3: 

The unanticipated discovery protocol for archeological resources and human remains reproduced 
below will be required to be printed on all building and grading permits on grading or earthwork 
plan sheets: 

 
“A Tribal Monitor is required to be present during all grading or other ground-disturbing work. The 
Tribal Monitor must be present on site before the start of any ground-disturbing work, including 
scraping. In the event that cultural resources are discovered at any time during grading, scraping 
or excavation within the property, all work should be halted in the vicinity of the find.  Artifacts 
associated with prehistoric sites may include humanly modified stone, shell, bone or other cultural 
materials such as charcoal, ash and burned rock indicative of food procurement or processing 
activities.  Prehistoric domestic resources include hearths, firepits, or house floor depressions 
whereas typical mortuary resources are represented by human skeletal remains. The Tribal 
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Monitor and Permit Sonoma Project Review Staff shall be notified in the event that cultural 
resources are discovered.  Permit Sonoma Staff should consult with the appropriate tribal 
representatives from the tribes known to Permit Sonoma  to have interests in the area to 
determine if the resources qualify as Tribal Cultural Resources (as defined in Public Resource Code 
§ 21074).  If determined to be a Tribal Cultural Resource, Permit Sonoma would further consult 
with the appropriate tribal representatives and project proponents in order to develop and 
coordinate proper protection/mitigation measures required for the discovery.  Permit Sonoma 
shall refer the mitigation/protection plan to designated tribal representatives for review and 
comment.  No work shall commence until a protection/mitigation plan is reviewed and approved 
by Permit Sonoma - Project Review Staff.  Mitigations may include avoidance, removal, 
preservation and/or recordation in accordance with California law.  Evaluation and mitigation shall 
be at the applicant’s sole expense. 
 
If human remains are encountered, all work must stop in the immediate vicinity of the discovered 
remains, and the contractor/applicant must immediately notify Permit Sonoma Staff, the Tribe’s 
THPO or designated representative, and the Couny Coroner pursuant to State law so that an 
evaluation can be performed.  If the remains are deemed to be Native American, the Native 
American Heritage Commission must be contacted by the Coroner so that a “Most Likely 
Descendant” can be designated and the appropriate provisions of the California Government Code 
and California Public Resources Code would be followed.” 

 
Mitigation Monitoring CUL-1, -CUL-2, -CUL-3: 
Prior to issuance of building or grading permits, the contact information for the designated Tribal 
Monitor shall be provided to Project Review staff, and a Worker Environmental Awareness 
Program training has occurred and confirmed by the designated Tribal Monitor, and the above 
unanticipated discovery protocols notes pertaining to are printed on the building, grading and 
improvement plans. The applicant shall provide a contact with a qualified Tribal Monitor 
representing the Graton Rancheria Tribe to monitor ground disturbing activities to Permit 
Sonoma. 
 

154. Mitigation Measure GEO-1: 
All earthwork, grading, trenching, backfilling and compaction operations shall be conducted in 
accordance with the County Subdivision Ordinance (Chapter 25, Sonoma County Code). All 
construction activities shall meet the California Building Code regulations for seismic safety.  
Construction plans shall be subject to review and approval of Permit Sonoma prior to the issuance 
of a building permit.  All work shall be subject to inspection by Permit Sonoma and must conform 
to all applicable code requirements and approved improvement plans prior to the issuance of a 
certificate of occupancy. 
 
Mitigation Monitoring GEO-1 
Prior to issuance of building or grading permits, Project Review staff shall verify that the above 
notes are printed on applicable building, grading and improvement plans.  The applicant shall be 
responsible for notifying construction contractors about code requirement. 

 
155. Mitigation Measure GEO-2 

The design of all earthwork, cuts and fills, drainage, pavements, utilities, foundations and 
structural components shall conform with the specifications and criteria contained in the project 
geotechnical reports prepared by Rockridge Geotechnical and PJC & Associates. The geotechnical 
engineer shall submit an approval letter for the engineered grading plans prior to issuance of the 
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grading permit. Prior to final of the grading permit the geotechnical engineer shall also inspect the 
construction work and shall certify to Permit Sonoma, prior to the acceptance of the 
improvements or issuance of a certificate of occupancy that the improvements have been 
constructed in accordance with the geotechnical specifications. 
 
Mitigation Monitoring GEO-2 
Permit Sonoma Plan Check staff will ensure plans are in compliance with geotechnical 
requirements.  Permit Sonoma inspectors will ensure construction is in compliance with 
geotechnical requirements. 
 

156. Mitigation Measure GEO-3 
The project site will be inspected following the first heavy rain, during the middle of the rainy 
season and at the end of the rainy season following construction.  During each visit, areas of 
significant erosion or erosion control device failure shall be noted and appropriate remedial 
actions taken. 

 
Mitigation Monitoring GEO-3 
The project site shall be inspected by County staff after storm events that produce 1 inch of rain or 
greater within 24 hour period in the Santa Rosa area.  During every inspection, areas of significant 
erosion or erosion control device failure shall be noted and appropriate remedial actions will be 
taken as soon as practical.  If erosion control measures appear to be effective for three 
consecutive site inspections following 1-inch storm events, then site inspections will only be 
required following storm events that result in 2 inches of rain, or greater, within a 24-hour period 
in the Santa Rosa area. 
 
At the end of the rainy season, County staff shall re-inspect the site and evaluate the effectiveness 
of the erosion control measures that were used.  If there were problem areas at the site, 
recommendations will be made to improve methods used in subsequent projects. 
 

157. Mitigation Measure GEO-4 
The applicant shall submit an Erosion and Sediment Control Plan prepared by a registered 
professional engineer as an integral part of the grading plan.  The Erosion and Sediment Control 
Plan shall be subject to review and approval of the Permit Sonoma prior to the issuance of a 
grading permit.  The Plan shall include temporary erosion control measures to be used during 
construction of cut and fill slopes, excavation for foundations, and other grading operations at the 
site to prevent discharge of sediment and contaminants into the drainage system.  The Erosion 
and Sediment Control Plan shall include the following measures as applicable: 
 
a. Throughout the construction process, ground disturbance shall be minimized and existing 

vegetation shall be retained to the extent possible to reduce soil erosion.  All construction 
and grading activities, including short-term needs (equipment staging areas, storage areas 
and field office locations) shall minimize the amount of land area disturbed.  Whenever 
possible, existing disturbed areas shall be used for such purposes. 

b. All drainage ways, wetland areas and creek channels shall be protected from silt and 
sediment in storm runoff through the use of silt fences, diversion berms and check dams.  Fill 
slopes shall be compacted to stabilize.  All exposed surface areas shall be mulched and 
reseeded and all cut and fill slopes shall be protected with hay mulch and /or erosion control 
blankets as appropriate. 

c. All erosion control measures shall be installed according to the approved plans prior to the 
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onset of the rainy season but no later than October 15th.  Erosion control measures shall 
remain in place until the end of the rainy season, but may not be removed before April 15th. 
The applicant shall be responsible for notifying construction contractors about erosion 
control requirement. 

 
Mitigation Monitoring GEO-4 
Building and grading permits for ground disturbing activities shall not be approved for issuance by 
Project Review staff until the above notes are printed on applicable building, grading and 
improvement plans.  
 

158. Mitigation Measure GEO-5:  
If paleontological resources are found, all earthwork in the vicinity of the find shall cease, and 
Permit Sonoma staff shall be notified so that the find can be evaluated by a qualified 
paleontologist.  When contacted, a member of Permit Sonoma project review staff and 
paleontologist shall visit the site to determine the extent of the resource and to develop proper 
mitigation measures required for the discovery.  No further grading in the vicinity of the find shall 
commence until a mitigation plan is approved and completed subject to the review and approval 
of the paleontologist and project review staff.  
 
Mitigation Monitoring GEO-5:  Permit Sonoma shall be consulted if a paleontological resource is 
discovered onsite, and shall review and approve paleontologist-recommended measures to 
recover or preserve any data or paleontological resources before ground-disturbing activities may 
continue. 
 

159. Mitigation Measure GHG-1a: Solar Hot Water Heaters. 
The Hotel Owner shall install a solar hot water heater system on the hotel roof. The system at 
minimum shall be 53 kilowatt-thermal (approximately 820 square feet) in size. GHG emission 
reductions achieved through implementation of this measure will be monitored and enforced 
through Mitigation Measure GHG-1d and GHG-1e below. 
 

160. Mitigation Measure GHG-1b: Reduce Natural Gas Use in Hotel Kitchens. 
The Hotel Owner shall install enough TurboChef electric ovens and induction cooktops at the hotel 
kitchens to cook approximately 75 percent of all food without the use of natural gas. The Hotel 
Owner shall use the electric cooking appliances as much as feasible and shall not exceed 2,600 
therms of natural gas use in the hotel kitchens each year. The Hotel Owner shall submit their 
annual Pacific Gas and Electric utility bills to Permit Sonoma for review and approval. GHG 
emission reductions achieved through implementation of this measure will be monitored and 
enforced through Mitigation Measure GHG-1d and GHG-1e below. 
 
Mitigation Monitoring GHG-1a, -GHG-1b: 
Building permits shall not receive final approval by Project Review staff until the above noted 
mitigations are implemented. These design features shall be submitted to the County for review 
and approval and be included on the proposed Project drawings submitted for the construction-
related permit or on other documentation submitted to the County.  
 

161. Mitigation Measure GHG-1c: Partnership with Rental Car Companies to Offer Discounted 
Rentals to Hotel Guests for Electric Vehicles. 
The Hotel Owner shall partner with at least one rental car company providing service to hotel 
guests in the region to offer discounted rentals for electric vehicles to hotel guests. The Hotel 
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Owner shall clearly advertise this discount on their booking website and shall notify all potential 
guests of this discount via email, phone, or other method of communication. The Hotel Owner 
shall keep a record of all guests who utilize this discount to rent an electric vehicle and shall 
submit these records to the Permit Sonoma on an annual basis for review and approval. GHG 
emission reductions achieved through implementation of this measure will be monitored and 
enforced through Mitigation Measure GHG-1d and GHG-1e below. 

 
162. Mitigation Measure GHG-1c, -GHG-1d: Purchase Greenhouse Gas Offset Credits. 

Prior to issuance of the building permit for each building’s construction, the project applicant shall 
provide proof that at least 1,082 greenhouse gas (GHG) offset credits have been purchased and 
retired on behalf of the proposed Project. This represents the amount of credits required for the 
proposed Project to result in no more than 756 MTCO2e per year. The applicant shall purchase 
and retire 1,082 GHG offset credits annually for every year of project operations into perpetuity, 
unless the project Applicant can provide substantial evidence, through implementation of 
Mitigation Measure GHG-1e below, that the proposed Project would achieve the 756 MTCO2e 
annual threshold with fewer annual credit purchases. 
 
Each year, the 1,082 purchased credits may be retired in a single tranche for the entire project, or 
in separate tranche by each Project applicant (i.e., the hotel owner and the housing owner) in 
amounts that total 1,082. 
 
The retired credits must have been verified by an approved registry and be consistent with the 
requirements for compliance offset protocols as established by California Code of Regulations, 
title 17, section 95972. An approved registry is an entity approved by CARB to act as an “offset 
project registry” to help administer parts of the Compliance Offset Program under CARB’s Cap and 
Trade Regulation. GHG offset credits shall be real, verifiable, quantifiable, enforceable, 
permanent, and additional as set forth in California Health and Safety Code §38652(d)(1) and 
(d)(2) and as defined by California Code of Regulations, Title 17, sections 38562 and 95802. The 
reductions from the offset credits shall take effect in the following locations in order of priority to 
the extent feasible: (1) Sonoma Valley; (2) Sonoma County; and (3) the boundaries of the Bay Area 
Air Quality Management District. If credits are not feasibly available from projects occurring within 
the County or Air District boundaries, then credits may be obtained for reduction measures in the 
State of California. All offset credits shall be verified by a third party accredited by CARB. In the 
unlikely event that an approved registry becomes no longer approved by CARB and the offset 
credits cannot be transferred to another approved registry, the Project applicants shall comply 
with the rules and procedures for retiring and/or replacing offset credits in the manner specified 
by the applicable Protocol, Standard or Methodology, including (to the extent required) by 
purchasing an equivalent number of credits to recoup the loss. 
 
Mitigation Monitoring GHG-1d:  
Contracts for purchase of credits for the first year of project operation shall be entered into prior 
to issuance of the building permit for each building’s construction, and the Applicant shall provide 
the third-party verification report concerning those credits, and the unique serial numbers of 
those credits showing that they have been retired prior to issuance of the building permit for each 
building’s construction. The County shall confirm receipt of verification reports and serial numbers 
prior to permit issuance. 
 
For each subsequent year of project operations, the Project applicants shall jointly or individually, 
on a pro-rata basis, purchase and retire the 1,082 GHG offset credits. The project applicants shall, 
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on an annual basis no later than June 30 of each year, provide the third-party verification report 
concerning those credits, and the unique serial numbers of those credits showing that they have 
been retired. The County shall confirm receipt of verification reports and serial numbers. The 
verification report shall be approved by the Permit Sonoma. 
 

163. Mitigation Measure GHG-1e: Optional GHG Reduction Plan and Annual Report 
At any time during the life of the Project, the Project Applicants can reduce the annual carbon 
offsets obligation of 1,082 GHG offset credits per year if they can demonstrate Project emissions 
are being adequately reduced by other means. To do so, the Project applicants (i.e., the hotel 
owner and the housing owner) shall retain a qualified air quality consultant to develop a GHG 
Reduction Plan (Plan) in accordance with the requirements of this mitigation measure for County 
review and approval and shall implement the approved GHG Reduction Plan. The applicants may 
do this jointly or separately. 
 
The combined or separate GHG Reduction Plan(s) shall demonstrate how each applicant shall 
mitigate its pro-rata share of GHG emissions for the proposed Project, so that the Project will 
result in no more than 756 MTCO2e per year on average, including emissions from employee 
transportation, over the life of the Project. The hotel construction and operations are estimated to 
produce 61 percent of the Project’s GHG emissions and the housing construction and operations 
are estimated to produce 39 percent of the Project’s GHG emissions. Based on current estimates, 
this means that the hotel owner must mitigate 61 percent of the estimated 1,213 MTCO2e per 
year in needed reductions (including reductions from Mitigation Measures GHG1-a through GHG1-
c), or 740 MTCO2e per year, and the housing operator must mitigate 39 percent of 1,213 MTCO2e 
per year, or 473 MTCO2e per year. Each GHG Reduction Plan shall, at a minimum, include all of 
the following items: 
 

a. a detailed GHG emissions inventory for the portion of the proposed Project (i.e., the 
housing or the hotel use) under a “business-as-usual” scenario absent implementation of 
GHG reduction measures as set forth below, 

b. an “adjusted” GHG emissions inventory for the Project, documenting the anticipated GHG 
reductions resulting from implementation of the GHG reduction measures, 

c. requirements for ongoing monitoring and reporting to demonstrate that the GHG 
reduction measures under the approved Plan have been implemented and the amount of 
resulting reductions, and 

d. requirements to demonstrate that at all GHG reductions are achieved in the State of 
California. The Plan must be approved by Permit Sonoma. 

 
The Project’s GHG estimates presented in the Plan(s) must be based upon final design and shall 
include all sources of Project emissions consistent with all categories of sources identified in this 
report. The emission factors for electricity and transportation will be based on those commonly 
used at the time the Plan is completed, along with the incorporation of vehicle emission standards 
and building energy standards in effect at the time. Any construction emissions still remaining 
from the 30-year amortization period considered herein shall be included. 
 
As with this GHG Technical Report, the GHG Reduction Plan will determine the annual incremental 
GHG emissions that must be mitigated by the proposed Project to meet the requisite County GHG 
threshold of 2.7 MTCO2e/SP, equivalent to 756 MTCO2e per year based on the Project’s service 
population of 280. 
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Mitigation Monitoring GHG-1e: In order for the proposed Project’s annual mitigation obligation to 
be adjusted (i.e., fewer GHG offset credits required), the Project Applicants’ GHG Reduction 
Plan(s) must be reviewed and approved by the County Permit Sonoma. 
 
Mitigation Monitoring GHG-1e:  
Subsequent to the GHG Reduction Plan(s) being approved by Permit Sonoma, the Project 
Applicants shall jointly or individually, on a pro-rata basis, implement the GHG Reduction Plan and, 
on an annual basis no later than June 30 of each year, shall prepare an Annual GHG Report 
summarizing how the Plan has been implemented. If GHG offset credits are being used for 
mitigation, the Annual GHG Report will incorporate the annual reporting required under 
Mitigation Measure GHG 1-e, providing the third-party verification report concerning the offset 
credits, and the unique serial numbers of those credits showing that they have been retired. The 
County shall confirm receipt of verification reports and serial numbers. The verification report 
shall be approved by the Permit Sonoma. 
 
The GHG Reduction Plan shall be considered fully attained when the Permit Sonoma makes the 
determination, based on substantial evidence, that the proposed Project is unlikely to exceed the 
756 MTCO2e/year threshold at any time in the future, without the use of carbon GHG offset 
credits. 
 
Permit Sonoma shall have the discretion to reasonably modify the timing of reporting, with 
reasonable notice and opportunity to comment by the applicants, to coincide with other related 
monitoring and reporting required for the proposed Project. 
 

164. Mitigation Measure NOISE-1: 
All plans and specifications or construction plans shall include the following notes: 

 
a) All internal combustion engines used during construction of this project will be operated with 

mufflers that meet the requirements of the State Resources Code, and, where applicable, the 
Vehicle Code.  Equipment shall be properly maintained and turned off when not in use. 

 
b) Except for actions taken to prevent an emergency, or to deal with an existing emergency, all 

construction activities shall be restricted to the hours of 7:00 a.m. and 7:00 p.m. and 
motorized equipment shall be limited to the hours of 7:00 a.m. and 5:00 p.m. on weekdays. All 
construction activities shall be restricted to the hours of 9:00 a.m. and 7:00 p.m. on weekends 
and holidays. Construction activities shall be limited to non-motorized activities on Sundays 
and holidays, and motorized equipment shall be limited to the hours of 9:00 a.m. and 5:00 
p.m. on Saturdays.  If work outside the times specified above becomes necessary, the 
applicant shall notify the Permit Sonoma Project Review Division as soon as practical. 

 
c) There will be no start up of machines nor equipment prior to 7:00 a.m, Monday through 

Friday, or 9:00 am on Saturdays; no delivery of materials or equipment prior to 7:00 a.m nor 
past 5:00 p.m, Monday through Friday or prior to 9:00 a.m. nor past 5:00 p.m. on weekends 
and holidays and no servicing of equipment past 7:00 p.m., Monday through Friday, or 
weekends and holidays.  A sign(s) shall be posted on the site regarding the allowable hours of 
construction, and including the developer- and contractors mobile phone number for public 
contact 24 hours a day or during the hours outside of the restricted hours. 

 
d) Pile driving activities shall be limited to 7:30 a.m. to 5:00 p.m. weekdays. 
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e) Construction maintenance, storage and staging areas for construction equipment shall avoid 

proximity to residential areas to the maximum extent practicable.  Stationary construction 
equipment, such as compressors, mixers, etc., shall be placed away from residential areas 
and/or provided with acoustical shielding.  Quiet construction equipment shall be used when 
possible. 

 
f) The developer shall designate a Project Manager with authority to implement the mitigation 

prior to issuance of a building/grading permit.  The Project Manager will notify neighbors 
located adjacent to the construction site of the construction schedule in writing. The Project 
Managers 24-hour mobile phone number shall be conspicuously posted at the construction 
site.  The Project Manager shall determine the cause of noise complaints (e.g. starting too 
early, faulty muffler, etc.) and shall take prompt action to correct the problem. 

 
165. Mitigation Measure NOISE-2: 

 
Construction activities for this project shall be restricted as follows: 
All plans and specifications or construction plans shall include the following notes: 

 
a) Place operating equipment on the construction site as far as possible from vibration sensitive 

receptors. 
b) Use smaller equipment to minimize vibration levels below the limits. 
c) Minimize use of vibrating rollers. Avoid using vibratory rollers and tampers near sensitive 

areas. 
d) Modify/design or identify alternative construction methods to reduce vibration levels below 

the limits. 
e) Avoid dropping heavy objects or materials near shared property lines. 

 
Mitigation Monitoring NOISE-1, NOISE-2: 
Permit Sonoma Project Review Division staff shall ensure that the measures are listed on all site 
alteration, grading, building or improvement plans, prior to issuance of grading or building 
permits.  Permit Sonoma staff shall inspect the site prior to construction to assure that the signs 
are in place and the applicable phone numbers are correct.  Any noise complaints will be 
investigated by Permit Sonoma staff.  If violations are found, Permit Sonoma shall seek voluntary 
compliance from the permit holder, or may require a noise consultant to evaluate the problem 
and recommend corrective actions, and thereafter may initiate an enforcement action and/or 
revocation or modification proceedings, as appropriate.   
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 SONOMA VALLEY CITIZENS ADVISORY COMMISSIO
Minutes of the Meeting 

February 26, 2020 

N 

1. Call to Order 6:30 

Pledge of Allegiance 

 
Roll Call: Secretary Spaulding 
Chair: Ryan Lely 
Present: Freeman, Curley, Silver, Martin, Dickey, Pulvirenti, Ding 
City of Sonoma Ex-Officio: Cook 
County Emeritus: Bramfitt 
Excused absence: Kiser, Vella, Mullen 

 
2. Approval of Minutes of the Meeting of January 22, 2019  
Secretary Spaulding requested two corrections: p 1 Chair Lely called for Commissioners’ 
questions and comments. Delete comments. And pp. 8 & 11 spelling correction: Denny 
Rosatti. Duly noted. Commissioner Pulvirenti moved to approve Minutes, as corrected. 
Commissioner Freeman Seconded. Motion passed unanimously.  

 
3. Public Comment 
(Limited to items not appearing on the agenda) 
Ken Brown announced he and wife Jewel are working for Justice Grown and applied for the 
cannabis dispensary license in the City of Sonoma; awaiting further development. Justice 
Grown met the qualities they want for a Sonoma dispensary. Mentioned his pleasure serving 
as the former city liaison to the SVCAC. 

 
Vicki Desmet, re the Springs Specific Plan (SSP). Lives on Donald Street. End of last year, Dec 
17th, Sonoma County Board of Supervisors voted to approve application for SSP to become a 
Priority Development Area (PDA), w/ the Metropolitan Transportation Commission. MTC 
website defines PDA as: expected to accommodate 78% of new housing production over 
500,000 units, 62% of employment growth, almost 700,000 jobs in the Bay Area through year 
2040. On Dec 17th Supervisors voted for this to be one of locations in Bay Area as defined 
above. This item was included as #28 on the Consent Calendar. She personally emailed 
Supervisor Gorin three times that the items should be removed from the Consent Calendar, 
the request was denied. Over 30 homeowners showed up to BoS meeting to express their 
concerns, the decision for Springs to become a PDA was made w/o any engagement or 
discussion w/ the community which is against MTC policy. Feels this information needs to be 
given out, especially the City of Sonoma seems to be unaware there’s going to be massive 
growth right outside of city limits with a lasting impact on the Valley. 

 
Risa Wheatley, Robinson Rd, here w/ Vicki re the Priority Development designation that was 
apparently voted in today. The Santa Rosa Planning Department which made out the 
application, required proof that they qualified to be a PDA; those qualifications have changed 
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greatly over past year. Her area qualified by telling MTC that they plan to change our Sonoma 
County Transit 32 from a 30 minute headway  to 20 minute headway; that headway only 
exists at one time during the day, and not at night. Believes she gave SVCAC the application 
before, important to Commission because of look at Urban Growth Boundary later on this 
year. Noted that 224 units are proposed on an APN that lies on the UGB. Referred to a paper 
she sent out for relevance. At MTC meeting on 11th, voted on existing PDAs. On back of paper: 
“What geographies does Option B protect and prioritize?” Strictly on the MTCs website it says 
they are going to protect areas outside UGB and unmitigated high hazard areas. Meaning 
fires.  
 
Coleen, Earnest Drive, referred to a study by Street Light Data in Press Democrat and US News 
World News. 300 cities across US were studied. Looked at what cities were dangerous in 
terms of evacuation if there were fires.  Fetters Hot Springs was identified as one of top ten 
worst cities in US to be able to exit in a fire. With close proximity of Donald Street and the 
building of over 250 homes she thought it was important to point out that on Map 2 it shows 
this area butts up to Cal Fire moderate high zone, with backdrop of Cal Fire high fire zone. This 
would be a dangerous area to put 250 homes, 500 cars, in UGB. Doesn’t fit for this area due to 
danger. She couldn’t evacuate during last fire. Several people in her neighborhood who 
waited twenty minutes to drive down Robinson Rd. to turn left on Donald, which was bumper 
to bumper and no one letting anyone in. 

 
Teri Shore, Regional Director for Green Belt Alliance (GBA). 30 year resident of Sonoma Valley. 
Quick update on status of City of Sonoma UGB, the line around city that contains growth and 
prevents sprawl into the green belt. UGB goes north up to Verano, not in to the Springs. 
Happy to report the City Council and Planning Commission had a joint meeting and agreed to 
put on ballot for 20 year renewal of existing boundary. Strengthen provisions to allow for 
exemptions, to allow for 100% affordable housing. Next step will be to finalize the language, 
go through public process w/ Council & Planning Commission in March or April. Might be a 
good time to consider putting on SVCAC agenda to discuss in more detail and how it relates to 
rest of the Valley. UGBs are basis for climate smart communities. Shared article that lays out 
benefits to climate resiliency in current issue of Sierra Club publication, Needles, which serves 
North Bay Chapter, the Redwood Chapter. She distributed copies of article. Expressed view 
that we need more not less UGBs, which would support infill development such as item on the 
agenda tonight. Another way to have climate healthy communities is to support public 
transportation like the Sonoma Shuttle and she urges a Yes vote on Measure I to renew 
existing 1/4% sales tax for train, to bring the Smart Train east after getting up to Windsor, 
Healdsburg and Cloverdale . Handed out Yes on Measure I postcard.  

 
Fred Allebach, been involved in SSP since first public meeting. Went to all the different public 
meetings. Throughout the process there were three different alternatives proposed. One 
being - no change moderate growth. And then a high density option. He and Sonoma Valley 
Housing group lobbying for high density option so as to lobby for as much affordable housing 
as they could get. Throughout process there was jockeying for different alternatives and 
probably still happening w/ SSP. Are people who do support the SSP and high density option 
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particularly for housing? Referring to previous comment about evacuation, he lives on 8th St 
East at Napa St, during 2017 fires it took them two ½ hours to get from 8th St E to Stage Gulch 
Rd. Not just one place in valley, the whole Valley is choked off. They were watching the news 
the night before of people fleeing a hurricane and then they realized they were in an 
emergency situation too. Offered his opinion as a counter balance. 

 
Public comment closed. 
Chair Lely reminded everyone items mentioned at Public Comment are not discussed further, 
since they are not on the agenda. Clarified that the UGB is a city issue and SVCAC is county. 
The city can come and discuss w/ the SVCAC but Commission can’t make a decision on it.  
Welcomed new County Aide, Karina Garcia, working on Springs Municipal Advisory Council 
and perhaps the SVCAC. 

 
4. File Number: PLP19-0044  

Applicant Name: Springs Investors Group, LP Owner Name: Same 

Site Address: 175 Verano Avenue, Sonoma APN: 127 071-002 

Request for a new hotel with affordable housing development. The project includes a General 

Plan Amendment, Specific Plan Amendment, use Permit, Zone Change and Design Review on 

5.79 acres parcel. 

 

[Please review materials for application at this link: https://links.sonoma-county.org/z-

c04YjwAIU/ 

 

Power Point Presentation by applicant, Ali Gaylord, MidPen Housing. The Verano Hotel and 

Family Housing Project 

120 moderately priced room hotel, 72 units of affordable housing.  

Overview of development, one site, 5 acres. Mithun Architect, Adobe Assoc. for civil engineers. 

Hotel Team the Krug Family, JMA Architects, Lori Cagwin, Landscape Architect, Adobe Assoc. 

They are Affordable Housing Providers. Just finished Fetters Apartments & Celestina last month.  

MidPen own property management company and resident services company. Experienced 

working w/ communities. Believes services are core to commitment. Started community 

engagement early in 2019. Met w/ community stakeholders early on. Had 3 community 

meetings over the summer to develop site plan for successful development. 

 

Kristen Belt, Mithun Housing architect. Rely on participation of community to develop 

successful housing. Came away from community outreach w/ specific comments that helped 

steer the design. General support, interest in minimizing the building scale, saving trees on site. 

Maximize affordable housing & quality buildings, save mature oak trees on site. Focus on 

building healthy communities w/ services, amenities and open spaces for informal interaction 

for residents.  

https://links.sonoma-county.org/z-c04YjwAIU/
https://links.sonoma-county.org/z-c04YjwAIU/
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Housing and Hotel plans discussed.  

Broke project into six smaller buildings. Allows for natural day lighting & ventilation reduces 

energy use, connects residents to nature. Sited to preserve mature oak trees, preserving 16-18, 

largest oak within site boundaries. All maintained outside of there. Clustering parking on south 

edge of site. Cluster of largest oaks in northeastern riparian corridor.  

Housing design character. Warm natural colors, board and batten for variation, roof forms 
inspired by typical Sonoma agricultural sheds. Overall intention to create a sense of a village. 
Courtyard heart of community.  Giant oak in center.  

Housing landscape. Preserving habitat. Providing natural shading reduces reliance on AC. 
Outdoor programs, gathering areas. Environmental education to connect residents. 

Bill Blum, w/ Krug family, developer. Norman Krug absent, granddaughter present. Norman 
Krug has lived in El Verano 70 years, Has Best Western Inn, Sonoma and Dry Creek Inn, 
Healdsburg. Similar moderate priced hotel to Sonoma Valley Inn. First new hotel in Springs in 90 
plus years. Reduce demand for Air B&B and VRBO in Springs, support local jobs, provide 
business for restaurants, they are not opening a bar or restaurant. Estimate of up to one million 
in TOT, per year after ten years will be largest county TOT producer, after SMI. Help remove 
neighborhood blight, beautify the property. Neighbors concerned about vandalism and fires.  

Community Benefits: Little League Field. Part of Maxwell Park Master Plan to move across the 
street. Norm Krug committed $100,000 to Little League project. Have met w/ Sonoma County 
Parks Foundation, how to support local non-profits. Norm proud of his support for local 
nonprofits. Enhance bike trail. In front, an art walk to celebrate history of Springs. Not done 
anywhere else. Worked at Big 3 Café and showed history. Highlight things like the Boyes Springs 
Plunge. Native American heritage. Juanitas. Will contribute to new community pool at High 
School. Develop and maintain a park. Met w/ Sonoma County Parks, discussed using land for 
parklette. Met w/ FAHA & asked to extend parklette to driveway. Provide for local families. 
Sonoma Valley finished last year at 95% occupancy in hotels. This hotel would be more 
moderately priced. Guests sometimes go to Vallejo, elsewhere. 

Jim McCalligan, JMA Architect for hotel project. 

Hotel design inspiration.  Respecting Sonoma Valley history, Spanish Mission style revival. 
Consistent w/ Springs Specific Plan. Hotel site plan. Showed intention to put building in center, 
least intrusive to neighborhoods, FAHA and Mobilehome Park. Required 120 parking spaces, 
provided more.  
Six foot high masonry wall on east and west. Propose special lighting.  
3 story building w/ some elements of 4. Enclosed penthouses w/ elevators. Enclose a roof 
garden. Screen walls to hide solar panels. Mostly within 35’ height in center. Discussed w/ 
neighbors. Questions from neighbors about storm and rainwater. Filtering through swales.  
Slides of hotel views. Aerials.  
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Amenities: historical markers, pet friendly drinking fountain, bike repair station, public art, 
enhanced landscaping, all built and maintained at expense of hotel developer. 

Ali Gaylord. Power Point Slides: Perspective on project timeline; community outreach; securing 
separate financing. Expect approval by mid-2021, hotel start prior to housing, takes longer to 
assemble grants and funding needed. Mike Thompson spearheaded allocation of substantial 
funds from Congress to affordable housing in fire-affected areas. It’s a use it or lose it housing 
tax credit. Available if they can speed up their entitlement timeline & get approval by end of 
2020. Start in 2021.  One time funding opportunity for affordable housing.  

Chair Lely called for Commissioners Questions.  

Commissioner Dickey, why isn’t infrastructure addressed? Traffic, water use, civil engineering – 
all important. Can see the aesthetics. David Brown of Adobe Associates, been working w/ Valley 
of Moon Water, VoM Fire Protection District, County Emergency Services, been given a “will 
serve Letter” by VoM Water District. Some infrastructure - an extension of 12’ main within 
Verano to  loop two systems together, provide added pressure and flow to site, also looping a 
water system through site, for consistent pressure to fight fires and provide adequate fire 
protection for both sites. Re Sewer, trunk line work being done now by Sonoma Valley 
Sanitation District. Other phases working on, this phase ending beyond where this site connects 
to sewer. A section within that is proposed to be  upsized from 6”to 8” line. Re stormwater, 
required to meet state and federal Clean Water Act requirements, has a series of fire retention 
& rain gardens throughout site to treat stormwater runoff, and not increase runoff. Made up of 
vegetation that is a wide variety of materials that remove pollutants from hard-scaped areas. 
Re traffic, analysis currently almost completed, will be submitted for county environmental 
review. 

Commissioner Dickey, curious about traffic. If you have a 250 home proposal down the street 
from a project like this, how do traffic studies work concurrently? Do they make projections on 
this hotel and the affordable housing and another 250 homes?  David, when county updates 
their General Plan, transportation is an element and they look out for next 25 years. Ask what 
do they anticipate the growth to be, and part of their environmental review is how traffic 
impacts.  Looking at various specific intersections relating to growth, General Plan expansion, 
looking specifically at Hwy 12/Verano and other intersections connecting to Verano. 
Commissioner Dickey, do they take into account evacuation needs? Until recently not a 
problem, but we’ve heard the stories about hours to get out. Now proposing a hotel w/ 
multiple guests who are unfamiliar w/ area. Do traffic studies integrate evacuation plans into 
them? David, historically, no. He looks at traffic studies regularly and hasn’t seen them done. 
Doesn’t know if it’s required. Should be. Commissioner Dickey, also relating to civil engineering, 
what is an enhanced crosswalk? David, a crosswalk w/ some warning for it - a push button, 
flashing light, at minimum some signage. Typically that is a mid-block crosswalk not an 
intersection. Commissioner Dickey, it seems that the affordable housing is dependent on hotel 
construction. Unlikely anyone in room is one opposed to affordable housing. Does that mean if 
the hotel isn’t constructed, or constructed to 120 rooms, and you have to make compromises 
during process, does that compromise the affordable housing component? Ali, this is being 
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planned as one project, so putting utilities together as one development. If they started 
changing the design to eliminate the hotel it would make it less affordable to build housing, 
wouldn’t be able to share infrastructure costs. Commissioner Dickey, that only partially 
addresses the question. In project information packet there is a caveat - if we can’t get the 
dollars, hotel could go in, but they can buy out from underneath the obligation to do affordable 
housing. Potential for applicant to do hotel and not housing. He would be concerned about 
that. The attraction to the community & commission is the affordable housing component. 
What kind of guarantee is available to community they will get affordable housing if they 
decide they don’t want to do it? Ali, great question and have heard it. Applicant needs to work 
w/ county and PRMD to work that out. Don’t have answer right now. Something was proposed 
in the packet but may not be sufficient for county. Applicant needs to work on it.  

Bill Blum talked to PRMD about that exact question today. One of their hopes is to do an 
expedited process, which PRMD was favorable to, and get new funding from Mike Thompson. 
Once project is entitled, which they hope happens by end of 2020, MidPen takes ownership of 
site.  If MidPen does not get entitled, Norman Krug is committed to put affordable housing on 
that site. That is their goal. Going forward as one project together. Number One goal is to have 
it entitled so MidPen can take ownership and build affordable housing, which is what they do.   

Commissioner Silver inquired about the long term relationship between MidPen and hotel. Ali, 
the relationship won’t be long term, once the entitlement happens, MidPen would purchase 
their portion of the site that housing is located on and it would be owned outright. 
Commissioner Silver, and you are planning on expediting this through the money that’s coming 
from Thompson? Ali, yes, money needs to be allocated by end of 2021, if they get the 
entitlement approval in time to apply for that Thompson money. Then the funding would be 
secured and they could start construction. That’s the only delay between the housing and the 
hotel. Commissioner Silver addressed the applicant. You said that Mr. Krug is committed to 
affordable housing regardless of whether MidPen goes forward.  How would that evolve? Is 
there a structure for it to happen? Bill Blum, yes, that is what they discussed today w/ PRMD, 
still need to finalize. Ultimately, once the project is entitled to build, they take ownership of 
property. If MidPen backed out, Krug takes ownership of entire land again, & Springs Specific 
Plan already calls for that property to be up-zoned to high density housing. Unlikely county will 
not up-zone for affordable housing. Once up-zoned for affordable housing, MidPen would take 
ownership. If for some reason it was not entitled, and not up-zoned, they couldn’t do high 
density housing on property because it requires a General Plan amendment. The hotel only 
requires a Use Permit, but the rear parcel requires a General Plan amendment. So that is their 
hope for the back site. Commissioner Silver commented that the Sonoma Valley Inn is right next 
door to Burbank affordable housing, and have been there for over 20 years. Were they built 
after the Sonoma Valley Inn? Bill, yes, they were not joint projects. This project is more similar 
to Vailetti and MidPen housing project where Vailetti was able to build their shopping center 
there in exchange for working together w/ MidPen to build housing on the site. A private 
developer; both long time Sonoma families. Sometimes these projects happen because it’s 
longtime residents working with developers to try to do affordable housing.   
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Secretary Spaulding asked whether as of now the site is included in an Urban Growth Boundary. 
Ali, no. Secretary Spaulding, is it outside the city of Sonoma boundary? Ali believes that the 
boundary is Verano, they are on opposite side. Secretary Spaulding pointed out on p 19 of 
submittal, it says “within the UGB.”  That’s why she is puzzled. So it is not at this time? Ali, no. 
Secretary Spaulding, and it’s not proposed to be? Ali, no. Secretary Spaulding echoed her 
colleagues concerns about getting the housing in there, but expressed concern about traffic. 
Understands a study is mandated. But are there plans in the work to reconfigure dreadful 
intersection, to get people off Hwy 12 onto Verano, into fast food places and back safely. It’s 
already a serious problem. Ali, no, that is a distance from their project, so have to wait for 
traffic study results. 

Commissioner Freeman inquired about local public meetings w/ groups like La Luz to get 
feedback which helps them design, but does it address residents of units? Of two developments 
they’ve done locally, is there a % of people who have come from community and are living in 
them? Ali, has info on Fetters Apartments - 55 out of 60 or more are local; Celestina is not full 
yet but she can get data for the Commission. They worked closely w/ La Luz to get it leased up, 
notifying people when it was ready.  Advocates have helped people fill out applications and do 
tours. Also do meetings one on one to talk about populations they serve to take info back to 
resident services to help w/ partnership in the community.  Commissioner Freeman, how many 
jobs will this create? Ali, at affordable housing there will be a Resident Mgr. on site full time, 
maintenance tech, most jobs during construction approx. 100 for the hotel, and 40 employees. 
Commissioner Freeman asked if the paving will be permeable, since the site was traditionally a 
field. David, some portions of the hotel site have permeable paving. Commissioner Freeman, 
where are the areas mentioned that will protect Sonoma Creek from run-off? David, the 
majority of site drains away from Agua Caliente Creek towards Verano. Around perimeter of 
both sites are fire retention areas, rain gardens to collect run-off, which goes down Verano, 
ends up in Sonoma Creek. Commissioner Freeman expressed concern for well-being of baby 
steelhead and salmon in creeks.  

Commissioner Freeman asked about the contiguous play spaces and how the upkeep for play 
areas is built into the budget and paid for on a recurring basis? Ali, they start out w/ very 
durable materials to reduce upkeep costs, but will have on-site maintenance to provide good 
upkeep and will be part of regular maintenance budget. Commissioner Freeman inquired where 
bike route starts that goes through town. Bill Blum, Sonoma County Parks bike route starts at 
Hwy 12/Verano, after FAHA it goes behind road, ends at bridge on rest of Verano. If you cross 
the street to Maxwell Park the bike path can take you into the city of Sonoma. Commissioner 
Freeman wondered about that connectivity. Are they creating a new portion of bike path? Bill, 
no, been done, just enhancing. Commissioner Freeman, will public art space highlight local 
artists? Bill, yes, talking to Sonoma County Parks to do history of Springs, create something 
interesting and fun for residents. Originally imagined just plaques, but want something more 
fun like sculptures, maybe a statue of Juanita. Commissioner Freeman asked about height of 
building. Is there any issue about FAHA being affected by height, in terms of shade cast or is 
there enough setback? Bill, there are only 3 rooms on that side, separated by parking lot, no 
extra height. There are parapets to hide the solar panels & AC. Two towers that flank the lobby 
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are like SMIs bell towers. Commissioner Freeman inquired what they mean by a “moderately 
priced hotel room”. Bill, varies by season. MacArthur Place is going to a 5 Star level. Lodge at 
Sonoma changing to an autograph collection moving to a 5 Star level. Theirs is nicer than Best 
Western which is a 3 Star. So in the 3 ½ Star level. In winter months a $179 rate, more in peak 
but still less than other three and they will offer allot more services. 

Commissioner Ding expressed appreciation for the project. Feels that the General Plan 
Amendment for zoning change is most important. Project should be supported because of the 
affordable housing. Should GP Amendment be approved by BoS? Bill, yes. Commissioner Ding, 
what is the time frame? Bill, only do GP Amendments four times a year. If they are going to do 
an expedited process, which they spoke to the Planning Dept. today about, ideally they would 
go to Planning Commission in Sept., get on agenda for BoS to approve Amendment before end 
of year. Commissioner Ding, does the applicant think the whole BoS will support or are there 
potential challenges or arguments? Bill, can’t speak for them, but the BoS #1 priority is 
affordable housing. Hotel site doesn’t need a zoning change. Affordable housing needs to be 
changed to high density residential. Thinks it would be unanimous. Commissioner Ding hopes 
they can avoid any difficulties in the process. Asked how soon they can have ownership 
entitlements, so MidPen can do the affordable housing. What is the timeframe? Bill, ideally go 
to design review in next few months. Already been to preliminary design review, next is 
conceptual design review. Got nice feedback and implemented their input. Then need to get on 
schedule for Planning Dept., then to BoS. For final approval, hopefully all done before end of 
year. Commissioner Ding, is there a representative for MidPen here? Bill, yes, Ali Gaylord is 
here. Commissioner Ding, since MidPen is local developer for Fetters Apartments, and he’s 
heard good comments, hopes they will work well w/ the Springs investment group. 

Commissioner Martin commented on bicycle path. Recalled a County person looking at long 
range bicycle path, sent the Commissioners a map that went through a house and backyard on 
Orchard Street. Believes the sidewalk is bike path now until you cross the intersection. Hope 
new one is safe to cross. Expressed concerns about traffic. Verano Ave is already busy. 
Intersection very difficult to turn on. Didn’t see any description of plans for traffic, just a 
general comment about the road on the east side, the egress. And the road at the center 
before the hotel would be ingress. Only two roads shown on Plan. What are they thinking of 
how someone coming east on Verano and wanting to turn left into hotel or into housing 
project? Bill, traffic report not finalized. Just received some direction from county PRMD. Plan 
to be finished shortly & will be reviewed by County. He lives nearby, riding his bicycle today, will 
be similar to going into Maxwell Park. Commissioner Martin, so will need center lanes for left 
turn? Bill, don’t’ know yet. Commissioner Martin, that’s his main concern and has heard the 
same from many others due to volume of traffic at different times. Making a right turn from 
Hwy 12 onto Verano, then getting down to entrance to FAHA. Bill, he’s been testing w/ Google 
online maps and will direct guests from hotel to come in and exit onto Arnold, not use Hwy 12, 
then use Leveroni to the plaza. Commissioner Martin, and maybe free bicycles at hotel for 
guests to use to go to plaza? Bill, yes. 

Commissioner Curley, had questions about traffic and egress but premature. Asked about the 
driveway back to housing and the main entrance. There was a comment about extending 
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parklette to entrance of FAHA. Would that also move the proposed bus shelter? Bill, already 
been moved; working w/ Sonoma County Parks on the Plan and Sonoma County Transit. There 
was no bus shelter. Just put in a brand new bus shelter on opposite side of that driveway. The 
parklette would be on the east side of the driveway, also put in a new enhanced crosswalk w/ 
push button, lighted warning signs. Commissioner Curley, so the existing crosswalk will be the 
crosswalk to Maxwell Park. Bill, yes, already been completely rehabilitated and enhanced. They 
repaved Verano as part of sewer work. Commissioner Curley, another concern, just one street 
light at crosswalk for night lighting. Would like to see more street lighting there. Bill, traffic 
report still to be finished. Crosswalk lights will flash. Commissioner Curley, might that be 
required in traffic study? Bill, maybe. 

Commissioner Pulvirenti added on to Commissioner Freeman’s question for MidPen, about 
money’s available through a grant application, to be used by end of this year? Ali, no, by end of 
2021. Commissioner Pulvirenti, are there restrictions attached to those dollars? Ali, absolutely. 
Commissioner Pulvirenti, do the restrictions include who can and cannot apply for affordable 
housing? Ali, restrictions are based on income qualifications. That’s the low income housing tax 
credit. They would have to be below a certain amount of income to qualify. Commissioner 
Pulvirenti, yes, but what about availability for people who live in town, as opposed to people 
from out of town? Like someone from Fairfield. Could they apply? Ali, low income housing tax 
credit is a national program and has no local preferences; county could apply local preference.  

Chair Lely had no questions, has seen the presentation multiple times, and appreciates seeing 
changes made. 

Commissioner Dickey, curious about data collected that suggests that their project would 
reduce Air B&B and VRBO use? How did they get that data? Is that an empty assertion or more? 
Bill, been in hotel biz for32years, has seen the impact of Air B&Bs, lived on East Thompson 
which went from zero to 50% Air B&Bs in the spring. Knows that Air B&Bs fall into low priced 
category. You can get a 3 Bdrm house for a wedding that is less than a hotel. Lower priced 
alternative. He has worked w/ Susan Gorin on successfully getting restrictions passed on Air 
B&B and VRBOs and w/ city of Sonoma. When sold, most Air B&Bs in Springs refer back to 
residential housing. He’s worked to get more aggressive enforcement w/ illegal B&Bs. Many 
rentals are not registered or paying taxes. Hopes that having a mid-priced accommodation 
could reduce demand, but there is no scientific research, just his experience in hotel business. 
Commissioner Dickey, how did they decide on 120 rooms? Was it data driven, site, financial? 
Bill, yes, combination of all those things. Used a service that projects financial profit in order to 
get a loan, was a perfect size to pencil out for financing, and fit nicely w/ Jim’s plan for the site. 

Commissioner Silver, question about the known problems such as the recent trash fire, crime 
on bike path; she knows people at FAHA who are unhappy w/ that element. Bill, yes, they are 
called regularly. Commissioner Silver sees the project as a benefit to entire community for 
FAHA and Mobilehome Park to reduce criminal element. But could there be a homeless 
encampment over there? Bill, none there now. There had been homeless on the site. Talked to 
them about safety and preliminary site work. Told them about SOS, offered any way they could 
help, but couldn’t stay on site, it’s private property, and they’ve moved on. Commissioner 
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Silver, completely? Bill, yes, just checked today because someone had kicked open the gate. 
They’re gone.  

Chair Lely called for Public comment 

Coleen, question for MidPen. The hotel has 133 parking spaces for 120 rooms so at full capacity 
that leaves 13 extra parking spaces for40 workers? That doesn’t seem like enough parking on 
site.  

Steve Page expressed bittersweet feelings about project, since having lived here for 3 decades 
he has memories of watching his sons play Little League at Paul’s Field against the Curley 
brothers and others. Now their son is 32 and moving to Texas; can no longer afford to live in 
the Bay Area or afford a home here. Supports affordable housing in community so perhaps 
future generations will be able to stay. MidPen’s project in Fetters is a beautiful addition to 
Valley, feels this project will be too.  Wearing his business hat, he brings in lots of hotel guests 
for his race track 340 days a year, car enthusiasts, many visiting from other parts of country. 
Dislikes sending them away to Petaluma, because Sonoma hotels are too expensive or 
inadequate supply of rooms. Changed name to Sonoma raceway so visitors will have the 
Sonoma experience. To have more moderately priced rooms, the Krug family and Bill Blum - 
who have been here for more than three decades and known to be wonderful operators – this 
creates an exciting prospect for them.  

Fred Allebach, member of Sustainable Sonoma Council (SSC), a cross sector group that has 
identified housing as first top priority, and to be sustainable, they support this Verano family 
project. SSC represents allot of people. Also Sonoma Valley Housing Group he is in supports this 
project. This nonprofit built, deed restricted, affordable housing is exactly what is needed. 
Regarding the median income, can see in The Sun his article “Death by Gentrification,” which 
got him a call to be on KSRO. Median income is getting skewed higher by more wealthy people 
moving in. The people who work in the hospitality industry can’t afford the median income 
rents so they need a place like Verano Family Apartments. Didn’t hear so much about design, 
mostly traffic and parking; his priority would be to keep number of units that MidPen has 
proposed. Work w/ design but keep number of units. Sent a letter in Public Comment [see 
below]. Re traffic and parking, high density infill means traffic and parking. Get a nice stereo in 
your car or bike, relax and wait for another light. Hopes for a unanimous recommendation. 

Public Comment 
Via EMAIL 
From: Fred Allebach [mailto:fallebach@gmail.com]  

Sent: Monday, February 17, 2020 8:23 AM 

To: Pat Gilardi <Pat.Gilardi@sonoma-county.org> 

Cc: Susan Gorin <gorins@sonic.net>; Tennis Wick <Tennis.Wick@sonoma-county.org>; Logan Harvey 

<Logan.harvey@sonomacity.org>; David Storer <dstorer@sonomacity.org>; Bob Felder 

<Felder@pacbell.net> 

Subject: public comment for 2/26/20 SVCAC meeting 

mailto:fallebach@gmail.com
mailto:Pat.Gilardi@sonoma-county.org
mailto:gorins@sonic.net
mailto:Tennis.Wick@sonoma-county.org
mailto:Logan.harvey@sonomacity.org
mailto:dstorer@sonomacity.org
mailto:Felder@pacbell.net
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Fred Allebach 
Sonoma Valley Housing Group member 
(our members represent thousands of local, social equity stakeholders)  
2/17/20 
Recommendation to the SVCAC on Verano Family Apts. project 
2/26/20 SVCAC meeting 
Agenda item #4 
File Number: PLP19-0044 
Applicant Name: Springs Investors Group, LP 
Members of the SVCAC, 
I am writing to strongly encourage you to support the Verano Family Apts. project as a perfect 
cure for our local Affordable Housing crisis. 

Full cost accounting and social equity To be actually sustainable as a society, we must adhere 
to the principle of triple bottom line, full cost accounting, which means no funny math, we 
cannot simply write off social inequity, allow displacement of the poor and then claim all is fine, 
good, and sustainable here in Sonoma Valley.  

Non-profit housing developers like MidPen deserve our support because they actively work to 
mitigate displacement of the working class, and to include a full, representative demographic in 
in our local population. The working class here is being displaced at a high rate because median 
home prices and rents are so out of proportion to what the working class (everybody from 
dishwashers and cooks, to firemen, teachers, dental hygienists etc.) makes for annual income. 
We have a low pay, high cost problem. MidPen is addressing this problem. 

Market rate housing is out of reach Market rate housing is not serving the needs of our 
community because nobody who makes the world go around here, and serves all the needs 
here can afford to live here. Median home prices, are near out of reach for people who make 
even 160% of the area median income, or AMI. 160% AMI is the in the national 10% of annual 
income! Yet even this group has trouble paying for market rate housing.  Think about this when 
you hear someone say, “we need all kinds of housing.”   

Non-profit built housing is the answer A new project with 72 units of 100% Affordable Housing, 
in perpetuity, for people who make 30% -60% AMI is totally necessary. Why? This demographic 
is entirely left out of any market rate housing projects, because local housing inclusionary 
ordinances (1) only serve those making 100% - 120% AMI. !00% - 120% AMI is all that “pencils 
out” for market rate affordable inclusions. The 30% - 60% AMI cohort is this demographic that 
is hurting the most, and who is getting displaced: seniors, and those who serve our hospitality, 
construction, ag, home health care, house cleaning, and yardwork needs.  

AMI explained 

What is 30% - 60% AMI in 2019? Below are the Federal limits, which may be in force for 
projects that rely on federal tax credit financing, which Midpen is. State and local income limits 
are substantially similar to these numbers. 

https://sustain.wisconsin.edu/sustainability/triple-bottom-line/
http://sonomacounty.ca.gov/CDC/Housing-and-Neighborhood-Investment/Income-and-Rent-Limits/
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Persons In 30% Area Very Low Income 50% 60% Area Low Income 80% 
Household  Median Income AMI HOME Low  Median Income AMI Home High  

1 22,700  37,800  45,360  60,500  

2  25,950 43,200  51,840 69,150  

3  29,200  48,600  58,320  77,800  

4  32,400  54,000  64,800  86,400  

5  35,000 58,350  70,020  93,350  

6  37,600  62,650  75,180  100,250  

7  40,200  67,000  80,400  107,150  

8  42,800  71,300  85,560  114,050  

  

DACs, hidden in plain sight 

Now I would like to introduce you to the State Dept. of Water Resources, 2016, Census data-
based, DAC mapping tool. DAC stands for disadvantaged community. To work the viewer, first 
accept the conditions and then zoom in on the map to Sonoma Valley. Click on the last three 
DAC layers one by one, and then click on the shaded layer areas to see the median incomes in 
the respective areas. You will see that the lower Sonoma Valley unincorporated area (“the 
Springs”), and Temelec, have median incomes that about fit exactly with 30%- 60% AMI. The 
layers show DAC-level AMI right here, in Sonoma Valley:  $50,000, $45,000, $41,000, $40,000, 
$38,000. 

Frankly, none of these people can even afford median rents!  All this data is backed up and 

reinforced by the Hidden in Plain Sight study, Hidden’s associated County Economic 

Development Board stats, and by the North Bay Jobs with Justice-sponsored State of Working 

Sonoma 2018  

Skew of the median creates more poverty What we have here in Sonoma Valley is a 

gentrification and inflation of housing prices brought on by even more wealthy South Bay 

people seeing Sonoma Valley as a good housing investment deal. Real estate prices get run up, 

and, take home point, the median income gets statistically skewed higher. The wealthier 

people in the population (plus displacement), the higher the median income point gets.  

But now, are people who make 30%- 60% AMI making any more? No, they are not. The higher 

skew means people at the bottom suffer even more, because hardly any housing projects serve 

the very lowest income categories. “The market” and landlords charge as high of prices as they 

https://gis.water.ca.gov/app/dacs/
http://sonomavalleyfund.org/svf-initiatives/hidden-in-plain-sight/
http://www.northbayjobswithjustice.org/State%20of%20Working%20Sonoma%202018_Final%20Report.pdf
http://www.northbayjobswithjustice.org/State%20of%20Working%20Sonoma%202018_Final%20Report.pdf
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can get. The lower Sonoma Valley urban area has become like an airport (monopoly extortion), 

with super inflated prices because the captive audience here can’t easily escape, and enough 

wealthy people can pay higher prices. 

This situation produces more homelessness, our business as usual economic system is creating 

poverty, suffering, hardship, and then spitting out homeless people as the final product. A 30% 

- 60% AMI housing project is the last stop on the train before homelessness. Homelessness is a 

growing problem in the county. Want to help? Approve this project.  

Conclusion I have made a compelling, fact-based argument, with citations from reputable 

sources. From where I stand, I don’t see how the SVCAC cannot make a recommendation, with 

a unanimous vote, to approve the Verano Family Apts. Go ahead and debate the design issues, 

but hold out for all of the proposed 72 units, or however many units they propose. Don’t let 

“density” and parking become proxy issues and arguments to produce less of the Affordable 

Housing that is 100% necessary. Our working people, our servant class needs all of the 

Affordable units they can get.  

PS, climate justice There may be some naysayers arguing that since this housing project is 

linked to a hotel, that the tourism transportation greenhouse gas emissions render the whole 

project to be unsustainable. The argument here is basically that we need to change our whole 

economic system to be more sustainable. I agree 100%. Yet I am also a realist and pragmatic. 

The whole economic system will not be changed before this project starts, and the Affordable 

Housing will remain no matter what happens to the tourism industry. Our local economic cart is 

hitched to a hospitality, tourism horse, this is where there are jobs now. People are not throw-

away items; they need housing now.   

In an overall cost benefit analysis, since social equity always comes in last on everybody’s list, 

we as a community should choose to help and protect our most vulnerable by supporting 

MidPen and the Verano Family Apts. This qualifies as climate justice, which means ensuring that 

the poor do not disproportionally pay for the high impact climate behavior of the wealthy. 

Footnote   

1: Inclusionary ordinances typically call for 15% - 20% of a project’s units to be deed-restricted 

Affordable. The capital A indicates deed-restricted.  A small a indicates market rate affordable, 

or “affordable by design”, which typically means very small and with cheap materials.  

Market rate developers can handle inclusionary ordinances at the 120% AMI level, and they pay 

for it by charging more for the market rate units. Anything below 100% AMI for inclusions gets 

out of the penciling out sweet spot zone, and can only be built by non-profit developers like 

MidPen, who get tax credit financing. 

https://www.naacp.org/issues/environmental-justice/
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FYI, Trump plans to cut funding for tax credit financing. Why? Because of a belief that a hand up 

is a hand out, and that all these 30% - 60% AMI people are just not disciplined enough, not 

getting up early enough in the morning.  

"We don't know where we're going, but we have to stick together in case somebody gets there." Ken 

Kesey 

Caitlin Cornwall, Project Director Sustainable Sonoma, lives in city & long time resident of 
Valley. The Sustainable Sonoma Council consciously covers economic, environmental, equity 
and social justice sectors of Sonoma Valley. She represents their position that this project is 
consistent w/ their goals re housing affordability. She is speaking for the business community, 
Chamber of Commerce, the Tourism Bureau, big employers; the school districts are a member 
along w/ the hospital, health center, and the environmental community – Sierra Club, 
Transition Sonoma Valley, and Ecology Center. The need for affordable housing in the 
community is crushing, here’s the chance to do something about it.  

Vickie Desmet supports the project. Looks forward to having the hotel. She read water supply 
assessment for Springs Specific Plan, reported that Valley of Moon Water District recently lost 
emergency, back up water supply w/ closure of SDC. Did they get their “will serve” letter before 
or after they found out, which was in Nov. or Dec. of last year. 

Teri Shore, Greenbelt Alliance, expressed support for the project, even though it’s early in the 
process w/ more details forthcoming. She has met w/ project reps regarding the potential for 
Greenbelt Alliance to endorse the project, but definitely not ready to do that yet. It is not a 
concern the project is not in the UGB because it’s in a developed area, Urban Service area, 
Springs. Realizes people are excited about the project for the affordable housing. Her concern is 
the development agreement - that the affordable housing has up until ten years to get built, 
and if it isn’t built in that time for any reason, the applicant can pay in-lieu fees. Her perspective 
is that there is no guarantee affordable housing will get built. There is also language in the 
contract about affordability levels, that they could change. She knows that there is full intention 
from all the parties to make it happen but urges Commission to work w/ applicants and county 
to make sure there is very specific language re when and how the affordable housing will be 
built, and any backup plans. Additional comments: re the integration of site, concerned about 
the wall between project and Mobilehome Park, walls are not that appealing; why not integrate 
w/ design so Park residents don’t feel walled off. Also wonders how hotel will integrate w/ 
affordable housing project. Will the affordable housing residents be looking at the back end of 
the hotel, w/ some big separation? Could it be integrated more so rich people in hotel and poor 
people in Mobilehome Park and affordable housing residents are less separate? Admits she is 
not a designer, but wants things to be better. Also, commented on 133 parking spaces. If they 
aren’t all needed, don’t put in more pavement. Why not use space for electric chargers, bike 
racks, or another playground; for a climate healthy future we need less parking. Wondered how 
much more environmental review will be required, need to address vehicle miles travelled and 
how that might get mitigated.  
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Public Comment VIA EMAIL From: Daniel Weinzveg [mailto:dweinzveg@gmail.com]  
Sent: Tuesday, February 25, 2020 5:24 PM 
To: Pat Gilardi <Pat.Gilardi@sonoma-county.org> 
Cc: Caitlin Cornwall <caitlin@sustainablesonoma.net> 
Subject: In Support of Verano Family Housing 

Sonoma Valley Citizens Advisory Commission,  

Thank you for your service to our community. As you know, Sonoma Valley suffers from a 
severe housing affordability crisis that affects every aspect of our community. The future of our 
community is at stake. 

I work with Sustainable Sonoma, and fully support them in their efforts to bring the Sonoma 
Valley different sectors together to increase, improve, and preserve housing that is affordable 
for people who live or work in the Valley, within already developed areas, to create diverse, 
safe, complete neighborhoods. 

The homes proposed in this project are sorely needed. Sonoma Valley needs to be able to 
house all our community members if we are able to sustain our incredible community of 
teachers, nurses, public safety officers, farmers and entrepreneurs. 

Projects like the Verano Family Housing are vital to providing the diversity of housing that keeps 
our economy, ecology and civil society rich and robust in all senses of the words. This proposed 
development will create homes for our past, present and future neighbors to live, and the 
foundation for them to contribute to our beautiful community. 
I fully support this project and hope that you and your council will too. 

Thanks for your continued service to improving Sonoma, 
Daniel 

Daniel Weinzveg, M.A., Organization Development 
Onwrd Podcast Host dweinzveg.com, 707-336-2767 
Click Here To Schedule A Time To Talk With Me! 

Public comment closed 8:07 

Chair Lely explained he will repeat the questions from the public for the applicants, but there 
will not be a conversation back and forth.   

Questions: 1. Parking spaces for employees. 2. When the “will serve letter” was sent.  3. The 
integration of two projects.  

Jim McCalligan, county standard for parking for hotel is only one space per room, one 
additional space for manager. Feel that is a little antiquated. From a practical and historic POV, 
from Bill’s experience as a hotel manager, he believes a few more spaces are a good idea. There 
are times when100% occupied and need to be prepared. There are no public restaurants on site 
so don’t need to add spaces. There is no public meeting space either. There are 11 clean air 

mailto:[mailto:dweinzveg@gmail.com]
mailto:Pat.Gilardi@sonoma-county.org
mailto:caitlin@sustainablesonoma.net
http://dweinzveg.com/
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parking spaces, 7 electrical vehicle spaces, 5 accessible spaces, some short term& loading 
spaces. That is just the hotel, feels they are adequately not over parked. Regarding the walls 
question. That response came out of neighborhood meetings; the people at FAHA and mobile 
park that they spoke w/ strongly communicated they want a solid wall, not a perforated fence,  
at least 6’ high, they were concerned about noise & light intrusion.  On FAHA side there is a 
double loaded parking aisle, separating their building from property line, plus landscaping, 
preserving nice row of mature redwoods on property line, and on the other side, they will have 
a double and a half loaded parking aisle, probably an additional 100’ before you get to their 
units. They are a good 170’ away, so shading and height not concerns.  

David, doesn’t have the Will Serve Letter w/ him but thinks it was issued in Sept or Oct [2019]. 

Kristen, re the integration of two projects, appreciated the question of equity. Mithun are 
major proponents of JEDI = Justice (being added to) Equity, Diversity and Inclusion. In their 
perspective the most equitable thing to do is provide an amazing space and community for 
lower income people.  Due to the pure logistics of how a hotel operates, there will be ‘back of 
house stuff,’ i.e. garbage collection, deliveries, and it won’t be on street frontage. Makes that 
space not conducive to a gathering place. They approached design like ‘cabins in the woods 
behind the lodge.’ Want a separate, private, desirable, rich and robust community. There may 
be other ways to signal JEDI emphasis and will continue to brainstorm and elevate to every 
degree possible.  

Chair Lely called for Commissioners’ Comments and Motion. 

Chair Lely commented he has seen the presentation several times, and having grown up in 
Springs, he commends MidPen and Krug Family in the amount of time and effort they put into 
meeting with community to find out what they actually want and desire, and then listen. As 
developers, this is a beautiful thing to see. Krug Family projects are outstanding. Site has been 
derelict for a very long time. Looking at what community needs now and into the future, feels it 
is a thoughtful and well produced project. 

Commissioner Silver is extremely excited about project for variety of reasons. Acknowledged 
the concern that MidPen is not locked in, and there’s the ten year window. Has heard of Mr. 
Krug’s commitment to affordable housing, and knows of his philanthropy to community. Feels 
they need to trust that. E.g. the $100,000 donation to Ball Park and the swimming pool project 
at high school. She is concerned about traffic at Verano and Hwy 12. There’s no left turn signal 
as you come down Verano, difficult to get across intersection.  Turning right onto Verano, 
through traffic is hazardous. Realizes that it is not up to projects to handle these traffic 
problems, but hopes county addresses it, as it is very important. The project will bring allot 
more traffic to intersection.  

Commissioner Ding expressed full support for project, but agrees w/ Commissioner Silver’s 
concerns. He also honors the Krug family legacy in Sonoma, and wants this affordable housing 
project in Sonoma.  Whatever changes are needed, e.g. zoning processing, need to deal w/ 
them, because the time frame is unknown. Doesn’t know if it will be five or ten years. Based on 
the community trust, he supports the project. Commented that in the future, MidPen 
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management representative needed to be here, considering all the concerns about traffic. 
Mentioned a neighbor of his, a 25 year old teacher who applied for their affordable housing and 
after waiting three years just found out that one unit was leased to someone from Napa. Chair 
Lely reminded Commissioner Ding to be mindful of anecdotes, and to stay w/ specific 
comments. Commissioner Ding accepted the correction, and made a final comment that he 
recognized this is a package deal. 

Commissioner Dickey feels he is the loyal opposition. He is not comfortable with a project like 
this that doesn’t have the traffic study as a public document. He would also like written, deed 
worthy assurances that the affordable housing component will be built in a timely fashion. Ten 
years is not timely. Would like to see project done within his children’s lifetime, if not his own. 
Feels both issues have come up and been addressed comprehensively.  

Secretary Spaulding feels she is the opposite – the disloyal favoring. Loves the project; the 
design is really cool; they said all the right things. Hopes applicant will live up to their promises, 
recognizes it will be difficult, the financing challenging, and perhaps the timing will be 
horrendous. One concern w/ housing; sees on plan that parking is at south end of site, w/ 
beautifully laid out paths, but as a practical person, she imagines what it would be like when it’s 
pouring rain and she has her kids and groceries, isn’t feeling well, and it’s far to get back to her 
unit. Hopes they find a way to make that less onerous for the residents. Will be happy to make 
motion when ready. She recommends approval. With approval need to look at traffic, it’s a 
serious issue. Don’t have the Traffic Report, it’s coming. That is an element the county can’t 
overlook, need to resolve the relationship between the intersection and property entrance. 
Also, it will be critical to enhance the street lighting on Verano. Feels all would like to hear 
“specific language” to ensure as much as possible that the housing gets built. There is 
skepticism. This must be addressed by applicants.  

Commissioner Freeman brought up two items for consideration: 1. is there a minimum 
threshold for local people who would be taking the units, can that be specified? Maybe not, but 
should be, sees it as a shortcoming. 2. concerned that these TOT taxes will be sucked up by 
county, not necessarily spent locally.  This project will be a second big local generator. He is 
concerned, just for the record. 

Commissioner Martin supports project.  

Commissioner Curley supports project, also concerned the housing might not happen, but 
better to have potential than none. Wants some language put in to guarantee completion. 

Commissioner Pulvirenti, supports project, requests they take close look at traffic study. Will 
this come back to Commission w/ traffic study? Noted the complexity of Verano as county road, 
and Hwy 12 as state. When looking at that intersection, remember how hard it is to move the 
state. Will be complex. 

Commissioner Freeman commented on the traffic at that cross section, Hwy 12 and Verano. 
Suggested it be addressed within context of Motion, that there be a review by Fire Dept. or 
ancillary organization at county level.  Noted there was no discussion about potential review by 
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fire personnel. Chair Lely clarified this is part of process. Everything outlined in questions is part 
of the process of project moving forward from the SVCAC. As Commissioner Pulvirenti said, 
they can ask for a closer look at traffic, and that will happen as well as fire safety. County 
Emeritus Mark Bramfitt nodded in confirmation. Chair Lely added that at the February 25th 
Springs MAC meeting there was an informative conversation w/ Erick Roeser and Mark Bramfitt 
about taxes and where they go within the county. Many questions were answered.  

Commissioner Martin, if they are looking at the traffic study to include in motion, suggested 
including the Cal Highway Patrol.  

Chair Lely, not sure if they can call out a specific agency. 
Called for a Motion. 
 
Secretary Spaulding moved to recommend approval of both components of project, with 
particular concern by the county for following issues: 1. Traffic in and out of site, also traffic 
nearby at Hwy 12 & Verano intersection. 2.  To the extent legally possible, specific language be 
included in final agreement to ensure the housing gets built. Realizes no one can ensure the 
housing will get built, but to the extent possible, every avenue explored to lock two projects 
together, so the hotel gets built, and subsequently as rapidly as possible, the housing gets built. 
Commissioner Pulvirenti Seconded. 

Roll Call Vote 
Commissioner Freeman, yes 
Commissioner Curley, yes 
Commissioner Silver, yes 
Chair Lely, yes 
Commissioner Martin, yes 
Secretary Spaulding, yes 
Commissioner Dickey, yes 
Commissioner Pulvirenti, yes, 
Commissioner Ding, yes 
Yes 9; No 0 
Chair Lely announced unanimous approval, Motion passed, thanked the applicant. 
 

5. Consideration of Items for Future Agenda  
 
Pat Gilardi: next month, looking at winery events. Originally scheduled in November, 
rescheduled due to Kinkaid fire. Then a cottage housing application in April.  
Commented on tonight’s questions re traffic, Caltrans, etc. When Commissioners get a referral 
from her, they should look at first page. There are Agencies at bottom of first page. Notice that 
on tonight’s application, every single box had been X’d. That included Fire District, Cal Trans, 
Water Agencies. In the same way that she reaches out to Executive Committee re the project, 
the others are doing the same, recommending they comment. She expected someone from Fire 
Agency tonight. Someone noted he was present, but did not speak. 
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Pat also clarified that the SVCAC is an agency developed through Joint Powers of Agreement, a 
Joint Committee by city and county. She is from county and paid by them; she is not familiar w/ 
city, not going to see their specific plans, doesn’t know their UGB. She would not provide 
Commission w/ someone to report on a city item. However, three Commissioners are 
appointed by city; they can call Planning Director, City Manager or Ex Officio who was here 
earlier, and invite them to come talk about the UGB. Since you heard tonight it’s going on the 
ballot, the Commission might not take a position, but that doesn’t mean they can’t get the 
information. She would not be providing it.  
 
Chair Lely, re the winery events - will they be held here or will there be larger attendance? 
Pat G, used the big room in the past at the Vets for winery events, but this time it’s not 
available. Conflicts w/ another event. So will have it here.  In previous years, they didn’t get 
huge crowds, so probably ok. There are ample chairs and hall monitors. Rather than change the 
date again due to unavailable big room, she advises to go forward in this location in March. 
Secretary Spaulding, asked if the Commission is being asked to approve the draft? 
Pat, doesn’t know yet, hasn’t gotten language from Permit Sonoma. Will get it early next week, 
and put together draft agenda for Executive Committee. Doesn’t know if it will be a Resolution 
or a Receive.  
Chair Lely, be mindful of discussion of questions not on agenda. 
 
Commissioner Freeman clarified that his earlier comment about fire was due to a concerned 
citizen’s inquiry. Will point out to him that it is being cross referenced. He will use that tool. He 
wanted to address that specific concern. 
 
Pat offered a brief discussion of value of tool that is on the cover – if you want to address traffic 
or fire or anything else to put in a Motion, you say – we are concerned about these things. 
That’s why this body exists, that’s what they’re looking for from you. They want to know what 
those critical issues are. So when Permit Sonoma reads the Minutes they will have the 
information. They want the details. They want to know what you’re thinking and how the 
community reacts. She reminds the Commissioners that this is a first bite; that’s why there’s no 
traffic report or EIR. They want to know what Commissioners are thinking, so they can know 
what other reports to ask for, what conditions to apply. It is appropriate to be concerned about 
it. Ok to point it out and weave into their Motion. 
 
Commissioner Ding commented on UGB item. Two months ago he suggested sending an email 
to Pat and cc’d the Chair. Requested just educational information. Hopes they contact city w/ 
request from Commission. 
Commissioner Silver asked how to go about getting a left turn signal at Hwy 12 (state) and 
Verano (county). Who has jurisdiction? Pat, first remove names so it’s not specific to an 
application. Then if there’s a conflict w/ both agencies, note that on cover page, Cal Trans has 
this and are aware of it. Then, in the Motion you say – I’m very concerned about traffic, 
particularly how these two intersections might work together. Commission would be putting 
bug in Permit Sonoma ears they need to look at it. They have conversations w/ Cal Trans all the 
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time. Their engineers are working w/ county engineers. They want the same thing the 
Commissioners want - the best and safest project.   
Mark Bramfitt added, specifically, if it’s on a State Highway then Cal Trans owns the signals and 
the intersection. But they get the referral to the project proposal. Commissioner Silver, do they 
look at in as much depth as the county would? Pat, can’t answer for Cal Trans. But if you bring it 
to county Planners’ attention, they will likely bring it to Cal Trans attention. That doesn’t 
guarantee Cal Trans will take action. Commissioner Silver, so it could depend on the planner. 
Pat, referencing tonight’s project - this one is a good planner.  
 

6. Meeting adjourned unanimously at 8:38pm  
 

 

  

 
To: Interested Agencies November 6, 2019 
 

The following application has been filed with the Sonoma County Permit and Resource 
Management Department. 

 
File Number: PLP19-0044 
Applicant Name: Springs Investors Group, 
LP Owner Name: Same  

Site Address: 175 Verano Ave., Sonoma 
APN: 127-071-002 

Project Description: Request for a new hotel with affordable housing development. The 
project includes a General Plan Amendment, Specific Plan Amendment, Use Permit, Zone 
Change and Design Review on a 5.79 acres parcel. 

We are submitting the above application for your review and recommendation. Additional 
information is on file in this office. 

 
Responses to referrals should include: (1) statement of any environmental concerns or 

uncertainties your agency may have with the project; (2) any comments you wish to make 

regarding the merits of the project; and (3) identification of any missing information or 

application submittals that will preclude you from providing conditions and mitigations for 

this project in the future. Responsible agencies under CEQA are requested to indicate 

whether permits will be required for this project. 

Your comments will be appreciated by November 28, 2019, and should be sent to the 
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attention of: PLP19-0044, Eric Gage (Eric.Gage@sonoma-county.org). The Project 
Planner can also be reached at 707-565-1391. 

 
Please send a copy of your comments to the applicant(s) or their representatives as 
indicated on the attached Planning Application. 

 
[X] PRMD Management Group 
[X] PRMD Natural Resources 
[X] Health Specialist 
[X] Sanitation 
[X] Grading and Storm Water 
[X] SUSMP 
[X] So. Co. Environmental Health 
[X] DTPW, Drainage 
[X] Regional Parks Dept 
[X] Fire and Emergency Services 
[X] Local Fire District –Sonoma Valley 

[X] BOS Dist 1 Director and Commissioners 
[X] SVCAC 
[X] Valley of the Moon Alliance and 
Kenwood Press 
[X] NW Information Center, S.S.U. 
[X] Recology Sonoma Marin (Disposal) 
[X] U.S. Army Corps of Engineers 
[X] State Dept of Transportation (Caltrans) 
[X] State Dept of Fish and Wildlife 
[X] State Water Resources Control Board 
[X] State Parks and Recreation-Duncans 
Mills Office 
[X] Regional Water QCB: SF Bay 

 
 
 

2550 Ventura Avenue Santa Rosa CA 95403-2859 (707) 565-1900 

www.PermitSonoma.org 

 

 
[X] Economic Development Board [X] City of Sonoma, Planni

[X] Transit/BPAC [X] Sonoma 
[X] SCTA/RCPA MOAG 
[X] Sheriff Community Service Officer 

ng Dept 

 
 

Sonoma County Permit and Resource Management 
Department 2550 Ventura Avenue Santa Rosa CA 

95403-2859 (707) 565-1900 
www.PermitSonoma.org 

 
 
 

Link to you tube for SVCAC meeting February 26, 2020 

https://www.youtube.com/watch?v=zDm623IaO8s 

http://www.permitsonoma.org/
http://www.permitsonoma.org/
https://www.youtube.com/watch?v=zDm623IaO8s
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Materials related to an item on this Agenda submitted to the Sonoma Valley Citizens Advisory 

Commission after distribution of the agenda packet are available for public inspection in the 

Board of Supervisors’ Office located at 575 Administration Drive, Room 100-Al, Santa Rosa, CA, 

during normal business hours. 

Web Links: County of Sonoma: www.sonoma-county.org select Boards and Commissions 

City of Sonoma: www.sonomacity.org select Sonoma Valley Citizens Advisory Commission 

Contact: Pat Gilardi, District Director to Supervisor Gorin at 
pat.gilardi@sonoma-county.org 

 

http://www.sonoma-county.org/
http://www.sonomacity.org/
mailto:pat.gilardi@sonoma-county.org
mailto:pat.gilardi@sonoma-county.org
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 * DRC comments enclosed  
 
 

DESIGN REVIEW COMMITTEE RECORD OF ACTION 
June 3, 2020 

ITEM NO: 1       
Time: 1:30 pm 
File No.: PLP19-0044 (DRH19-0012) 

Subject:  Hotel and Housing 
 Applicant:  Springs Investors Group, LP   
Staff:  Eric Gage 

Location:  175 Verano Avenue, Sonoma 
APN: 127-071-002, -003 and -005 Supervisorial District:  No. 1 

Proposal: The proposed project is a request for a Preliminary  Design Review for 120-
room hotel with a maximum height of 54 feet, and a 72-unit multi-family housing 
development on a property with 5.79 total acreage (hotel portion is 2.5 acres; 
the housing portion is 3.29 acre) 

Last Review: (No prior meeting meeting) 
CEQA Status: N/A 

Zoning: K (Recreation and Visitor Serving Commercial) and combining zones for F2 
(Secondary Flood Plain) and RC 50/25 (Riparian Corridor 50 foot and 25 foot 
setback). 

ATTENDANCE   
Committee:  Don McNair, Jim Henderson, Derik Michaelson 
Staff: Eric Gage 
Applicant: Representative  
Others: n/a     

REVIEW LEVEL: ☒ Preliminary ☐ Final Review ☐ Concept / Referral  

DRC ACTION:  RETURN FOR FINAL DETAILS * 

 Approval Revisions Final Details Staff Review 
Project Design      

Site Plan:         
Architecture:         
Parking Design:         
Landscaping:         
Color/Materials:         
Signage:         
Lighting:         
Other:         

 

 

 
 

 

VOTE: ☒ Don McNair ☒ Jim Henderson ☒ Derik Michaelson 

 Ayes:   3     Noes:   0     Absent:   0     Abstain:   0     



SONOMA COUNTY  
DESIGN REVIEW COMMITTEE RECORD OF ACTION 

 COMMENTS & CONDITIONS 
 
 Applicant:  Springs Investors Group, LP    
 Address: 175 Verano Avenue, Sonoma 
 APN: 127-071-002, -003 and -005 
   

 Date:  June 3, 2020  
 File:  PLP19-0044 (DRH19-0012) 
 Action:   RETURN FOR FINAL DETAILS

NOTE: Applicants shall submit project revisions for further consideration as specified below. A written 
response addressing each comment is required. Responses to final comments or conditions shall be 
confirmed by planning staff during the permitting process. 
 
 
GENERAL 
1. DRC supports overall project design and requests that the project return for final review addressing 

items below 
2. NOTE: Hotel component is not “local-serving” and may be in conflict with policy options currently 

under consideration for draft Springs Specific Plan.  
a. Applicant is advised to review draft specific plan and be aware of policy considerations that may 

affect project design beyond the DRC’s purview.  
b. A copy of the Draft Specific Plan is available at https://thesprings.specificplan.org.  

. 
SITE PLAN  
3. No comments of significance 
 
ARCHITECTURE 
4. On housing plan, clarify visual impact of 3-story height elevation on adjacent mobile home park 
5. On housing elevations, explore design potential for breaking up vertical siding to create more of a 

pedestrian scale at ground level, though not intended to clutter up façade. 
 
PARKING / CIRCULATION  
6. Look carefully at pedestrian way transition between housing and hotel uses to ensure consistent and 

well shaded parkway design 
 
LANDSCAPING 
7. Revise water allowance on both hotel and housing irrigation plans to State requirement, 0.45 
8. On Hotel plan, ensure allowable plant and tree selections for LID areas 
9. See parking and circulation comment 
 
COLORS / MATERIALS  
10. Revisit use of stone veneer to create different façade appearance on for hotel elevation, or possibly 

continue use of stone material on other components of building for continuity. 
 
LIGHTING   
11. Consider dimmers on parking lighting fixtures at edge of parking lot 
12. Reduce lighting level at parcel edges were possible and provide justification for any spillover if 

unavoidable 
 
SIGNAGE  
13. No comments of significance 
 
 
PUBLIC COMMENTS 

☒ None  ☐ Attached  ☐ Noted below: 

ATTACHMENTS 

☒ None   

https://thesprings.specificplan.org/


Fred Allebach 
Sonoma Valley Housing Group member 
(our members represent thousands of local, social equity stakeholders)  
2/17/20 
 
Recommendation to the SVCAC on Verano Family Apts. project 
2/26/20 SVCAC meeting 
Agenda item #4 
File Number: PLP19-0044 
Applicant Name: Springs Investors Group, LP 
 
Members of the SVCAC, 
I am writing to strongly encourage you to support the Verano Family Apts. project as a perfect 
cure for our local Affordable Housing crisis. 
 
Full cost accounting and social equity 
To be actually sustainable as a society, we must adhere to the principle of triple bottom line, 
full cost accounting, which means no funny math, we cannot simply write off social inequity, 
allow displacement of the poor and then claim all is fine, good, and sustainable here in Sonoma 
Valley.  
 
Non-profit housing developers like MidPen deserve our support because they actively work to 
mitigate displacement of the working class, and to include a full, representative demographic in 
in our local population. The working class here is being displaced at a high rate because median 
home prices and rents are so out of proportion to what the working class (everybody from 
dishwashers and cooks, to firemen, teachers, dental hygienists etc.) makes for annual income. 
We have a low pay, high cost problem. MidPen is addressing this problem. 
 
Market rate housing is out of reach 
Market rate housing is not serving the needs of our community because nobody who makes the 
world go around here, and serves all the needs here can afford to live here. Median home 
prices, are near out of reach for people who make even 160% of the area median income, or 
AMI. 160% AMI is the in the national 10% of annual income! Yet even this group has trouble 
paying for market rate housing.  Think about this when you hear someone say, “we need all 
kinds of housing.”   
 
Non-profit built housing is the answer 
A new project with 72 units of 100% Affordable Housing, in perpetuity, for people who make 
30% -60% AMI is totally necessary. Why? This demographic is entirely left out of any market 
rate housing projects, because local housing inclusionary ordinances (1) only serve those 
making 100% - 120% AMI. !00% - 120% AMI is all that “pencils out” for market rate affordable 
inclusions. The 30% - 60% AMI cohort is this demographic that is hurting the most, and who is 
getting displaced: seniors, and those who serve our hospitality, construction, ag, home health 
care, house cleaning, and yardwork needs.  

https://sustain.wisconsin.edu/sustainability/triple-bottom-line/


 
AMI explained 
What is 30% - 60% AMI in 2019? Below are the Federal limits, which may be in force for 
projects that rely on federal tax credit financing, which Midpen is. State and local income limits 
are substantially similar to these numbers. 
 

Persons In 
Household  

30% Area 
Median Income  

Very Low Income 50% 
AMI HOME Low  

60% Area 
Median Income  

Low Income 80% 
AMI Home High  

1 22,700  37,800  45,360  60,500  
2  25,950 43,200  51,840 69,150  
3  29,200  48,600  58,320  77,800  
4  32,400  54,000  64,800  86,400  
5  35,000 58,350  70,020  93,350  
6  37,600  62,650  75,180  100,250  
7  40,200  67,000  80,400  107,150  
8  42,800  71,300  85,560  114,050  

 
DACs, hidden in plain sight 
Now I would like to introduce you to the State Dept. of Water Resources, 2016, Census data-
based, DAC mapping tool. DAC stands for disadvantaged community. To work the viewer, first 
accept the conditions and then zoom in on the map to Sonoma Valley. Click on the last three 
DAC layers one by one, and then click on the shaded layer areas to see the median incomes in 
the respective areas. You will see that the lower Sonoma Valley unincorporated area (“the 
Springs”), and Temelec, have median incomes that about fit exactly with 30%- 60% AMI. The 
layers show DAC-level AMI right here, in Sonoma Valley:  $50,000, $45,000, $41,000, $40,000, 
$38,000. 
 
Frankly, none of these people can even afford median rents! 
 
All this data is backed up and reinforced by the Hidden in Plain Sight study, Hidden’s associated 
County Economic Development Board stats, and by the North Bay Jobs with Justice-sponsored 
State of Working Sonoma 2018  
 
Skew of the median creates more poverty 
What we have here in Sonoma Valley is a gentrification and inflation of housing prices brought 
on by even more wealthy South Bay people seeing Sonoma Valley as a good housing 
investment deal. Real estate prices get run up, and, take home point, the median income gets 
statistically skewed higher. The wealthier people in the population (plus displacement), the 
higher the median income point gets.  
 
But now, are people who make 30%- 60% AMI making any more? No, they are not. The higher 
skew means people at the bottom suffer even more, because hardly any housing projects serve 

http://sonomacounty.ca.gov/CDC/Housing-and-Neighborhood-Investment/Income-and-Rent-Limits/
https://gis.water.ca.gov/app/dacs/
http://sonomavalleyfund.org/svf-initiatives/hidden-in-plain-sight/
http://www.northbayjobswithjustice.org/State%20of%20Working%20Sonoma%202018_Final%20Report.pdf


the very lowest income categories. “The market” and landlords charge as high of prices as they 
can get. The lower Sonoma Valley urban area has become like an airport (monopoly extortion), 
with super inflated prices because the captive audience here can’t easily escape, and enough 
wealthy people can pay higher prices. 
 
This situation produces more homelessness, our business as usual economic system is creating 
poverty, suffering, hardship, and then spitting out homeless people as the final product. A 30% 
- 60% AMI housing project is the last stop on the train before homelessness. Homelessness is a 
growing problem in the county. Want to help? Approve this project.  
 
Conclusion 
I have made a compelling, fact-based argument, with citations from reputable sources. From 
where I stand, I don’t see how the SVCAC cannot make a recommendation, with a unanimous 
vote, to approve the Verano Family Apts. Go ahead and debate the design issues, but hold out 
for all of the proposed 72 units, or however many units they propose. Don’t let “density” and 
parking become proxy issues and arguments to produce less of the Affordable Housing that is 
100% necessary. Our working people, our servant class needs all of the Affordable units they 
can get.  
 
PS, climate justice 
There may be some naysayers arguing that since this housing project is linked to a hotel, that 
the tourism transportation greenhouse gas emissions render the whole project to be 
unsustainable. The argument here is basically that we need to change our whole economic 
system to be more sustainable. I agree 100%. Yet I am also a realist and pragmatic. The whole 
economic system will not be changed before this project starts, and the Affordable Housing will 
remain no matter what happens to the tourism industry. Our local economic cart is hitched to a 
hospitality, tourism horse, this is where there are jobs now. People are not throw-away items; 
they need housing now.   
 
In an overall cost benefit analysis, since social equity always comes in last on everybody’s list, 
we as a community should choose to help and protect our most vulnerable by supporting 
MidPen and the Verano Family Apts. This qualifies as climate justice, which means ensuring that 
the poor do not disproportionally pay for the high impact climate behavior of the wealthy. 
 
Footnote   
1: Inclusionary ordinances typically call for 15% - 20% of a project’s units to be deed-restricted 
Affordable. The capital A indicates deed-restricted.  A small a indicates market rate affordable, 
or “affordable by design”, which typically means very small and with cheap materials.  
 
Market rate developers can handle inclusionary ordincances at the 120% AMI level, and they 
pay for it by charging more for the market rate units. Anything below 100% AMI for inclusions 
gets out of the penciling out sweet spot zone, and can only be built by non-profit developers 
like MidPen, who get tax credit financing. 
 

https://www.naacp.org/issues/environmental-justice/


FYI, Trump plans to cut funding for tax credit financing. Why? Because of a belief that a hand up 
is a hand out, and that all these 30% - 60% AMI people are just not disciplined enough, not 
getting up early enough in the morning.  
 
 



From: Martin
To: Eric Gage
Subject: Project Plot Pan drawing request from affected Verano Hotel and Housing Project Neighbor
Date: Sunday, July 04, 2021 5:53:06 PM

EXTERNAL

Mr. Gage,

We live at 138 Fairview Lane, directly across Agua Caliente Creek from the North end of the
Project.  The photos below show the current area of trees that we enjoy seeing across the
creek.  We are extremely concerned that this area of trees will turn into a multi story
building.   We had hoped to sell this property and move elsewhere with the proceeds so that
we can get out of the fire zone.  However, if your project produces a multi story building
instead of what's there now, our property value will plunge and we will not be able to realize
enough sale money to afford a new home.

As there are no current Renderings or Plot Plans posted anywhere that we can locate, would
you please E-Mail the current Plot Plan showing Agua Caliente Creek, both Hotel and
Housing, and all roadways and parking, so that we can assess what we are facing?

Also, while we see that an environmental impact study has been approved, we do not see the
results of a traffic study on Highway 12, which we believe would show a horrendous increase
in the already serious traffic congestion there.

Thank you very much for your time,

Martin and Eleanor Bida

THIS EMAIL ORIGINATED OUTSIDE OF THE SONOMA COUNTY EMAIL SYSTEM.
Warning: If you don’t know this email sender or the email is unexpected,
do not click any web links, attachments, and never give out your user ID or password.

mailto:martinbida@gmail.com
mailto:Eric.Gage@sonoma-county.org


1

Chelsea Holup

Subject: FW: In Support of Verano Family Housing

 
 
Sonoma Valley Citizens Advisory Commission,  
 
Thank you for your service to our community. As you know, Sonoma Valley suffers from a severe housing 
affordability crisis that affects every aspect of our community. The future of our community is at stake. 

I work with Sustainable Sonoma, and fully support them in their efforts to bring the Sonoma Valley different 
sectors together to increase, improve, and preserve housing that is affordable for people who live or work in the 
Valley, within already developed areas, to create diverse, safe, complete neighborhoods. 
 
The homes proposed in this project are sorely needed. Sonoma Valley needs to be able to house all our 
community members if we are able to sustain our incredible community of teachers, nurses, public safety 
officers, farmers and entrepreneurs. 

Projects like the Verano Family Housing are vital to providing the diversity of housing that keeps our economy, 
ecology and civil society rich and robust in all senses of the words. This proposed development will create 
homes for our past, present and future neighbors to live, and the foundation for them to contribute to our 
beautiful community. 
 
I fully support this project and hope that you and your council will too. 
 
Thanks for your continued service to improving Sonoma, 
Daniel 
 
Daniel Weinzveg, M.A., Organization Development 
Onwrd Podcast Host 
dweinzveg.com 
707-336-2767 
 
Click Here To Schedule A Time To Talk With Me! 
 
 
THIS EMAIL ORIGINATED OUTSIDE OF THE SONOMA COUNTY EMAIL SYSTEM. 
Warning: If you don’t know this email sender or the email is unexpected, 
do not click any web links, attachments, and never give out your user ID or password.  

























 Proposed 

 Mitigated Negative Declaration 
 
 Sonoma County Permit and Resource Management Department 
 2550 Ventura Avenue, Santa Rosa, CA 95403 
 (707) 565-1900     FAX (707) 565-1103  

 
 Publication Date: June 15, 2021 
 Public Review Period:  30 days 

 State Clearinghouse Number: 
  Permit Sonoma File Number:  PLP19-0044 
 Prepared by:  Eric Gage at  
 Phone: (707) 562-1391 
 

 
 
Pursuant to Section 15071 of the State CEQA Guidelines, this proposed Negative Declaration an
attached Initial Study, constitute the environmental review conducted by the County of Sonoma a
agency for the proposed project described below:  
 
Project Name:   Verano Hotel and Housing 
Project Applicant/Operator:   Springs Investors Group, LP  
Project Location/Address:   135-175 Verano Avenue 
APN:   127-071-013, -012, -005 
General Plan Land Use Designation:  UR 8, RVSC 
Zoning Designation:   R2 B6 8 DU, K F2 RC50/25 
Decision Making Body:   Sonoma County Board of Supervisors 
Appeal Body:   None 
Project Description:    See Project Description, below 
   
 
 
  
 

d the 
s lead 
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: 
 
The environmental factors checked below would be potentially affected by this project, involving at least 
one impact that is a “Potentially Significant Impact” or “Less than Significant with Mitigation” as indicated 
in the attached Initial Study and in the summary table below. 
 
AFTER completing the analysis fill out the table to reflect the significance determinations for each topic. 
 

Table 1. Summary of Topic Areas   
 

Topic Area Abbreviation* Yes No 
Aesthetics VIS  No 
Agricultural & Forest Resources AG  No 
Air Quality AIR Yes  
Biological Resources BIO Yes  
Cultural Resources CUL Yes  
Energy EN  No 
Geology and Soils GEO Yes  
Greenhouse Gas Emission GHG Yes  
Hazards and Hazardous Materials HAZ  No 
Hydrology and Water Quality HYDRO  No 
Land Use and Planning LU  No 
Mineral Resources MIN  No 
Noise NOISE Yes  
Population and Housing POP  No 
Public Services PS  No 
Recreation REC  No 
Transportation and Traffic TRAF  No 
Tribal Cultural Resources TCR Yes  
Utility and Service Systems UTL  No 
Wildfire WFR  No 
Mandatory Findings of Significance   No 

 
RESPONSIBLE AND TRUSTEE AGENCIES 
 
The following lists other public agencies whose approval is required for the project, or who have 
jurisdiction over resources potentially affected by the project.  
 
Table 2 list the agencies and other permits that will be required to construct and/or operate the project.  
Leave this section out if there are no permits required.  
 
Table 2.   
Agency Activity Authorization 
State Water Resources Control 
Board 

Generating stormwater 
(construction, industrial, or 
municipal) 

National Pollutant Discharge 
Elimination System (NPDES) 
requires submittal of NOI  
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ENVIRONMENTAL FINDING:  
 
Based on the evaluation in the attached Expanded Initial Study, I find that the project described above will 
not have a significant adverse impact on the environment, provided that the mitigation measures 
identified in the Initial Study are included as conditions of approval for the project and a Mitigated 
Negative Declaration is proposed.  The applicant has agreed in writing to incorporate identified mitigation 
measure into the project plans. 
 
 
 
 
 
______________________________________6/14/2021_____ 
Prepared by:  Eric Gage    Date 
 
 
 

1/j 
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 Initial Study 
 
 Sonoma County Permit and Resource Management Department 
 2550 Ventura Avenue, Santa Rosa, CA 95403 
 (707) 565-1900     FAX (707) 565-1103 

 
 
 

I. INTRODUCTION:   
 
 
Springs Investor Group, LP proposes to build a 120-room mid-priced hotel facing Verano Avenue, and 
MidPen Housing Corporation proposes to construct a 71-unit apartment complex behind the hotel, on the 
northern portion of the property. A referral letter was sent to the appropriate local, state and federal 
agencies and interest groups who may wish to comment on the project. 
 
This report is the Initial Study required by the California Environmental Quality Act (CEQA).  The report 
was prepared by Eric Gage, Planner with the Sonoma County Permit and Resource Management 
Department, Comprehensive Planning Division.  Information on the project was provided by Springs 
Investor Group, LP and MidPen Housing Corporation.  Technical studies provided by qualified 
consultants are attached to this Expanded Initial Study to support the conclusions.  Other reports, 
documents, maps and studies referred to in this document are available for review at the Permit and 
Resource Management Department (Permit Sonoma) or on the County’s website at: http://www.sonoma-
county.org/prmd/divpages/projrevdiv.htm  
 
Please contact Eric Gage, Planner, at (707) 565-1391, for more information. 
 

II. PROJECT DESCRIPTION 
 
The applicant proposes to construct a three-story, 120-room hotel with a rooftop observation deck and 
garden on the southern portion of the 5.9 acre property. The hotel also includes a café/bar on the roof 
deck, and swimming pool for guests. The height of the hotel at the highest point is 52 feet and 10 inches 
at tower elements. The proposed housing project is located on the northern portion of the property and 
consists of a 100 percent affordable rental apartment complex of 71 units and a manager’s unit, in six 
buildings with a maximum height of 43 feet, with community rooms, landscaped courtyards and 
pedestrian paths. The proposed project has a residential density of 22 units per acre and will utilize the 
Rental Housing Opportunity Density Bonus Program, to exceed the maximum residential density of the 
proposed R3 (High Density Residential) zoning district of 20 units per acre. Fifteen percent of the units 
will be restricted to very low income renters through an affordability agreement with the County. The 
remaining 85% with the exception of the manager’s unit will be affordable to moderate, low, and very low 
income levels, to be determined by funding sources. Also proposed is a landscaped parklet of 
approximately 15,000 square feet on land owned by County Parks Department, but maintained by the 
applicant. The parklet property is located at the southwest corner of the project and will contain passive 
recreation amenities such as benches, water fountains, historical and educational markers. The parklet 
will extend offsite to the west to the entrance of the adjacent residential complex. 
 

 
County of Sonoma 

Permit & Resource Management Department 

http://www.sonoma-county.org/prmd/divpages/projrevdiv.htm
http://www.sonoma-county.org/prmd/divpages/projrevdiv.htm
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Portions of the site are currently zoned Recreational and Visitor Serving Commercial and Medium Density 
Residential. The project includes a rezoning and General Plan Amendment to establish multifamily 
residential use on the site. The Zone Change and General Plan Amendment include changing property 
currently zoned for recreational use to residential use, and from the designated zoning district of R2 
(Medium Density Residential) to R3 (High Density Residential) and an increase in Urban Residential Land 
Use Density designation. The construction of the housing will begin in advance of the hotel. The 
combined construction timeframe will exceed a year. The majority of the site will be graded for parking 
and structures, but the area adjacent to the creek will be avoided. Cut and fill is concentrated around the 
structures, with preliminary grading quantities of 4,400 cubic yards of cut and 6,725 cubic yards of fill with 
the balance imported from offsite. 
 
PROJECT SITE AND SURROUNDING LANDS:  
 
The ± 5.9-acre project site is located on Verano Avenue, approximately 650 feet west of the intersection 
of Verano Avenue and Highway 12, and about 1.3 miles from central Sonoma. The site is mostly level 
with gentle sloping from east to west, and a defined creek bank at Agua Caliente Creek along the 
northern boundary of the parcel. The property is bordered to the west by a multifamily apartment building, 
to the east by a mobile home park, and to north by single family residences. Verano Road and Maxwell 
Farms Regional Park are located to the south of the property. Between Verano Avenue and the southern 
property line is an undeveloped right-of-way and a parcel of land owned by the County Regional Parks. 
 
The site contains remnants of former structures along the northern and eastern portions of the site that 
were destroyed by fire or recent demolition. The northern portion of the property also contains several 
trees. The southern portion of the site contains a baseball field and an unpaved parking area no longer in 
use. The site is located in Zone 1 groundwater availability area, but the proposed project will be served by 
Valley of the Moon Water District, and sewer provided by Sonoma County Water Agency. Existing well 
and septic facilities onsite will be removed as part of site clearing. 
 
Existing Uses:  The property is currently vacant. Formerly the site of a cottage-style resort use, all 
structures on the property have been demolished. The southern portion of the site was recently used as a 
baseball playing field served by an unpaved parking area. 
 
Topography:  The subject property has minimum slope with an elevation of 120’ mean sea level in the 
eastern portion, sloping to 117’msl at the southwestern portion of the site. The Agua Caliente Creek that 
borders the site along the northern property line has a defined bank with a grade change sloping 
downward from 120’msl to about 110’msl.  
 
Drainage: The site is relatively level with slopes less than 10% generally falling from the northeast to 
southwest. There is a high point near the northern property boundary where runoff on the north drains to 
Agua Caliente Creek. Runoff from the rest of the site currently drains to a roadside ditch along Verano 
Avenue. The nearest water feature is the Agua Caliente Creek that runs along the northern property 
boundary that flows into the Sonoma Creek approximately 950-feet, west of the project. 
 
Vegetation:  The northern portion of the site has substantial tree cover which becomes denser in the 
direction of Agua Caliente Creek. Several trees were planted on the site as ornamentals, including fig, 
palm, plum, ash, and gum trees. Native tries include Coast Live Oak, Valley Oak, Bay Laurel, and Coast 
Redwood. The site contains 136 trees with 38 protected trees proposed for removal to construct the 
project. 
 
Proposed Buildings and Uses: The project consists of two components, the hotel and the residential 
property: 
 
1. Hotel building:  a 120-room structure with a footprint of approximately 30,609 square feet in size, 

three stories with a rooftop observation deck, with a height of approximately 53 feet at the highest 
point, and a total square footage of 92,411 square feet.  The hotel includes a swimming pool, 
gym, and meeting rooms on the ground floor, and a roof deck composing the fourth floor. 
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Employees:  40 full time employees 
 
Hours of Operation: The check-in desk will operate 24 hours, 7 days a week. No more than 25 
employees will be onsite at any one time. The peak hours for staffing would occur after check-out 
when rooms are being changed. 
 
Parking:  The hotel has a dedicated parking lot with 138 spaces. 

 
2. Residential Apartment buildings: The residential component of the project is divided across six 

three-story apartment buildings, 43 feet in height, covering approximately 26,825 square feet. The 
unit mix will include 32 one-bedroom units, 22 two-bedroom, 18 three-bedroom units.  

 
Employees:  Four full time employees 
 
Parking: The apartment complex has a dedicated parking lot with 97 spaces. 

 
Design Style: The project consists of two separate developments designed by different architects. The 
residential project consists of six buildings arranged around a central courtyard. The residential site 
emphasizes the connection to the creek-adjacent wooded areas, through preservation of existing trees in 
courtyard and transitional areas. Emphasis on the natural environment is also achieved through the use 
of natural wood materials and earth tone colors. The hotel portion of the site evokes Spanish mission 
style, such as stucco exteriors, decorative screens, dome and arch design elements. 
 
Access: 
All access and egress for vehicles and trucks would be from Verano Avenue through a primary shared 
entrance and exit at the southeast corner of the property. The hotel access includes a secondary 
entrance and exit onto Verano Avenue from the circular driveway in front of the hotel main entrance. 
 
Sewage Disposal: 
Both residential and hotel components of the project will be served by a shared public main connection 
under Verano Avenue. Service will be provided by Sonoma Valley County Sanitation District. 
 
Water supply:  
Water will be provided by a private shared looped water system. The line will connect to an existing water 
main in Verano or Old Maple, come down the common access through the Verano Family Housing site 
and then return to the existing main in Verano or Old Maple. This looped system will have fire hydrants 
serving both the Verano Family Housing and the Verano Hotel sites. Each site will have its own domestic 
and irrigation meters. Service will be provided by Valley of the Moon Water District. 
 

         Landscape: Landscaping will include drought-tolerant, ornamental, native species complementing the 
architectural design of the structures. Landscaping will comply with the County’s Water-Efficient 
Landscaping Ordinance. Trees removed from the site will be replaced per the Tree Ordinance. Coast live 
oaks in the northern portion of the site will be preserved. Preliminary design review was completed by the 
Design Review Committee (refer to Item 1 in the initial study checklist). 

 
Construction: Construction of the proposed project is anticipated to occur over 18–24 months. It is 
anticipated that both project components will be constructed within one year of each other, beginning 
sometime in 2021. Due to impacts of the COVID19 pandemic on the tourism industry, it is anticipated that 
the residential component will be the first to break ground pending funding disbursements. 
 

III. SETTING 
 
The site is located within the Sonoma Valley Urban Service Area and will be served by the Valley of the 
Moon Water District. The infill site is vacant, and located approximately 500 feet west of the intersection 
with State Highway 12 and Verano Avenue. The property is surrounded by residential uses to the west, 
north and east, including multifamily residential, single-family homes, and a mobile home park. The 
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Maxwell Farms Regional Park is located to the south. The northern boundary of the site generally follows 
Agua Caliente Creek riparian corridor. This oak woodland habitat can support various State- and federally 
listed plant and animal species, including California Tiger Salamander, and Foothill Yellow Legged Frog.  
 

IV. ISSUES RAISED BY THE PUBLIC OR AGENCIES 
 
A referral packet was circulated to inform and solicit comments from selected relevant local, State, and 
federal agencies; and to stakeholder groups that were anticipated to take interest in the project. No 
comments were received other than noting that agency regulations and standards must be met. 
 

V. EVALUATION OF ENVIRONMENTAL IMPACTS 
 
This section analyzes the potential environmental impacts of this project based on the criteria set forth in 
the State CEQA Guidelines and the County’s implementing ordinances and guidelines.  For each item, 
one of four responses is given: 
 

No Impact:  The project would not have the impact described. The project may have a 
beneficial effect, but there is no potential for the project to create or add increment to the impact 
described. 
 
Less Than Significant Impact: The project would have the impact described, but the impact 
would not be significant.  Mitigation is not required, although the project applicant may choose to 
modify the project to avoid the impacts. 
 
Potentially Significant Unless Mitigated: The project would have the impact described, and the 
impact could be significant.  One or more mitigation measures have been identified that will 
reduce the impact to a less than significant level. 
 
Potentially Significant Impact: The project would have the impact described, and the impact 
could be significant. The impact cannot be reduced to less than significant by incorporating 
mitigation measures.  An environmental impact report must be prepared for this project. 

 
Each question was answered by evaluating the project as proposed, that is, without considering the effect 
of any added mitigation measures. The Initial Study includes a discussion of the potential impacts and 
identifies mitigation measures to substantially reduce those impacts to a level of insignificance where 
feasible.  All references and sources used in this Initial Study are listed in the Reference section at the 
end of this report and are incorporated herein by reference.   
 
The Springs Investors Group, LP and MidPen Housing, have agreed to accept all mitigation measures 
listed in this Initial Study as conditions of approval for the proposed project, and to obtain all necessary 
permits, notify all contractors, agents and employees involved in project implementation and any new 
owners should the property be transferred to ensure compliance with the mitigation measures. 

1. AESTHETICS: 
 
Except as provided in Public Resources Code Section 21099, would the project: 
 
a) Have a substantial adverse effect on a scenic vista?  

 
Comment: 
The project is not in an area designated as visually sensitive by the Sonoma County General Plan.  
The site is not located on a scenic hillside, nor would it involve tree removal, construction or grading 
that would affect a scenic vista.  Using the County of Sonoma’s Visual Assessment Guidelines, the 
project site’s sensitivity is Low, because it has an urban land use designation and no land use or 
zoning protecting scenic resources. The project’s visual dominance is Dominant, because it stands 
out against its setting and attracts attention away from the surrounding landscape. Using these 
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guidelines, the impact is less than significant because the project is dominant in a low sensitivity area 
for visual impacts.  
 
Significance Level: Less than Significant Impact 

 
 
b) Substantially damage scenic resources, including, but not limited to trees, rock outcroppings, 

and historic buildings within a state scenic highway? 
 
Comment: 
Although Verano Avenue intersects State Highway 12, the scenic highway designation ends roughly 
two miles north of the intersection. Therefore, there is no state designated scenic highway in the 
vicinity of the project site and there would be no impact to state scenic highways. 

 
Significance Level: No Impact 

 
c) In non-urbanized areas substantially degrade the existing visual 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? 

 
Comment: 
The project is located in an area designated as urbanized by the US Census, and is not in conflict 
with applicable local requirements governing scenic quality. The majority of the site area has been 
previously developed with resort buildings and cottages, and a baseball playing field. All structures 
have since been destroyed or demolished, with the exception of the baseball field seating area and 
related storage structures. The parcel is mostly flat or gently sloping, from the highest point at 120 
feet above MSL at the north portion of the site, the grade drops quickly to the Agua Caliente Creek 
bank at approximately the northern property boundary. The grade slopes gently from the highest point 
to about 117 feet at the southern property boundary. The infill site is surrounded on three sides by 
residential development. Given the context of surrounding development, it is not anticipated that the 
proposed project would degrade the visual character of the area. The proposed project received 
preliminary approval by the County Design Review Committee review on June 3, 2020, ensuring that 
the aesthetic qualities of the project are maximized, and visual impacts are minimized. 
 
Significance Level: Less than Significant Impact 

 
d) Create a new source of substantial light or glare which would adversely affect day or 

nighttime view in the area? 
 

Comment: 
New structures will introduce new sources of light and glare. Lighting of the facility, especially lighting 
of the parking lot and security and safety lighting, may affect nighttime views. The proposed 96-unit 
development will result in an intensification of use of the site and, consequently, the need for 
increased lighting. The additional light sources created by the project would introduce more light and 
glare into the area contributing to a cumulative impact on nighttime views and potentially creating light 
trespass onto adjacent properties. All proposed exterior light sources are dark sky compliant, fully 
shielded and directed downward. An exterior lighting plan and photometric study were prepared for 
the project demonstrated that outdoor night lighting would not exceed one lux at the property 
boundary, with exception of some parking lot areas that must maintain a one foot-candle for safety. 
These areas border adjacent parking areas offsite, so adverse effects from light spillage are kept to a 
minimum. The outdoor lighting plan received preliminary approval at the Design Review Committee 
hearing held on June 3, 2020. Therefore, impacts from glare and night lighting will be less than 
significant. 
 
Significance Level: Less than Significant Impact 
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2. AGRICULTURE AND FOREST RESOURCES: 
 
 
Would the project: 
 
a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), 

as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program 
of the California Resources Agency, to non-agricultural use? 
 
Comment: 
The parcel is not designated as Prime or Unique Farmland or Farmland of Statewide Importance on 
the Important Farmland maps.  It is designated as Urban Lands reflecting the previously existing use 
of the site.  There are already a considerable number of small parcels and lack of significant 
agricultural operations in the area. 
 
Significance Level: No Impact  

 
b) Conflict with existing zoning for agricultural use, or Williamson Act Contract? 

 
Comment: 
The project site is not included in a Williamson Act contract. 
 
Significance Level: No Impact  

 
c) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public 

Resources Code Section 4526) or timberland zoned Timberland Production (as defined by 
Government Code Section 51104(g)? 
 
Comment: 
The project is not forest land and is not zoned Timberland Production (TP), or located near forest land 
or lands zoned TP, and therefore would not conflict with or have any effect on effect on forest lands or 
lands zoned TP. 
 
Significance Level: No Impact  

 
d) Result in the loss of forest land or conversion of forest land to non-forest use? 
 

Comment: 
The project is not forest land and is not located near any forest land, and would therefore not result in 
the loss of forest land.   
 
Significance Level: No Impact  

 
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? 

 
Comment: 
The project does not involve other changes in the environment that could result in conversion of 
farmland to non-agricultural use or forest land to non-forest use. 
 
Significance Level: No Impact 

3. AIR QUALITY 
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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? 
 

Comment: 
The project is within the jurisdiction of the Bay Area Air Quality Management District, which is 
currently designated as a nonattainment area for state and federal ozone standards, the state PM 10 
standard, and the state and federal PM 2.5 standard. The District has adopted an Ozone Attainment 
Plan and a Clean Air Plan in compliance with Federal and State Clean Air Acts. These plans include 
measures to achieve compliance with both ozone standards. The plans deal primarily with emissions 
of ozone precursors (nitrogen oxides (NOx) and volatile organic compounds, also referred to as 
Reactive Organic Gases (ROG)). The project will not conflict with the District’s air quality plans 
because the proposed use is below the emission thresholds for ozone precursors (see Comment in 1 
(b) below. 

 
Significance Level: Less than Significant Impact 

 
b) 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? 

 
Comment: 
State and federal standards have been established for “criteria pollutants”: ozone, carbon monoxide, 
nitrogen dioxide, sulfur dioxide and particulates (PM10 and PM2.5). The pollutants NOx (nitrogen 
oxides) and reactive organic gases (ROG) form ozone in the atmosphere in the presence of sunlight. 
Sources of ozone precursors include vehicle emissions and stationary internal combustion engines.  
 
The Bay Area is considered a non-attainment area for ground-level ozone and PM2.5 under both the 
Federal Clean Air Act and the California Clean Air Act. The area is also considered nonattainment for 
PM10 under the California Clean Air Act, but not the federal act. The area has attained both State 
and federal ambient air quality standards for carbon monoxide. As part of an effort to attain and 
maintain ambient air quality standards for ozone and PM10, the BAAQMD has established thresholds 
of significance for these air pollutants and their precursors. These thresholds are for ozone precursor 
pollutants (ROG and NOX), PM10, and PM2.5 and apply to both construction period and operational 
period impacts. BAAQMD identified the threshold quantities for criteria pollutants are listed below in 
Table 1.  
 

Table 1. BAAQMD Air Quality Significance Thresholds 
Criteria Air Pollutant Construction Thresholds 

Average Daily Emissions 
(lb/day) 

Operational Thresholds 
Average Daily 
Emissions (lb/day) 

Annual Average 
Emissions (ton/year) 

ROG 54 54 10 
NOx 54 54 10 
PM10 82 (Exhaust) 84 15 
PM2.5 54 (Exhaust) 54 10 

 
The estimated emissions for this project have been calculated using the current CalEEMod program. 
Detailed discussion, construction schedules, and calculations are contained in the report Verano 
Family Housing and Hotel Project Air Quality Assessment, prepared by Illingworth and Rodkin (2020). 
 

Table 2, Construction Period Emissions 
 ROG NOx PM10 PM2/5 
Total Construction Emmissions (tons) 1.3 1.1 <0.1 <0.1 
Average daily Emissions (lbs) 11.4 9.5 0.2 0.2 
BAAQMD Thresholds (lb/day) 54 54 82 54 
Exceed Threshold No No No No I I I I I 
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Criteria Pollutant emissions during construction would be less than significant, as shown in Table 2. 
Construction activities, including site preparation and grading, would temporarily generate fugitive 
dust in the form of PM10 and PM2.5. The BAAQMD CEQA Air Quality Guidelines consider these 
impacts to be less-than-significant if best management practices are implemented to reduce these 
emissions. 

 
Table 3, Operational Emissions 
 ROG NOx PM10 PM2/5 
2023 Buildout Emissions (tons/year) 1.4 2.3 1.3 0.4 
BAAQMD Annual Thresholds (tons/year) 10 10 15 10 
Exceed Threshold No No No No 
     
2023 Buildout Emissions (lb/day) 7.4 12.7 7.0 2.0 
BAAQMD Daily Thresholds (lb/day) 54 54 82 54 
Exceed Threshold No No No No 

 
Operational air pollutant emissions from the project would be generated primarily from the project’s 
automobile traffic. CalEEMod was also used to estimate emissions from operation of the proposed 
project assuming full build-out. As depicted in Table 3, operational emissions in buildout year 2023 
would not exceed any applicable threshold and would be less than significant. 
 
The project will not generate enough traffic to result in significant emissions of ozone precursors 
(ROG and NOx).  The project will have no long-term effect on fugitive dust. PM2.5 and PM10, because 
all surfaces will be paved gravel, landscaped or otherwise treated to stabilize bare soils, and dust 
generation will be insignificant.  However, there could be a short-term emission of dust (which would 
include PM 2.5 and PM10) during construction.  These emissions would be less than significant with 
BAAQMD’s recommended dust control measures. 

 
Significance Level: Less than Significant Impact 

 
Mitigation Measure AIR-1: 
The following dust control measures shall be included in the project: 
 
1. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and unpaved 
access roads) shall be watered two times per day. 

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

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

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

5. All roadways, driveways, and sidewalks to be paved shall be completed as soon as possible. 
Building pads shall be laid as soon as possible after grading unless seeding or soil binders are used. 

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

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

8. Post a publicly visible sign with the telephone number and person to contact at the Lead Agency 
regarding dust complaints. This person shall respond and take corrective action within 48 hours. The 
Air District’s phone number shall also be visible to ensure compliance with applicable regulations. 

 
Mitigation Monitoring: 
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Mitigation Monitoring AIR-1: 
Dust control measures shall be listed on all grading, building or improvement plans prior to issuance 
of grading or building permits. 

 
c) Expose sensitive receptors to substantial pollutant concentrations? 
 

Comment: 
 
A substance is considered toxic if it has the potential to cause adverse health effects in humans, 
including increasing the risk of cancer upon exposure or acute and/or chronic noncancer health 
effects. A toxic substance released into the air is considered a toxic air contaminant by CARB and as 
a hazardous air pollutant by the EPA. Examples include certain aromatic and chlorinated 
hydrocarbons, certain metals, and asbestos. Toxic air contaminants are generated by a number of 
sources, including stationary sources, such as dry cleaners, gas stations, combustion sources, and 
laboratories; mobile sources, such as automobiles or diesel emissions from trucks; and area sources, 
such as landfills. Adverse health effects associated with exposure to toxic air contaminants may 
include carcinogenic (i.e., cancer-causing) and noncarcinogenic effects. Noncarcinogenic effects 
typically affect one or more target organ systems and may be experienced either on short-term 
(acute) or long-term (chronic) exposure to a given toxic air contaminants. 
 
Toxic Air Contaminants do not have ambient air quality standards, but are regulated by the BAAQMD 
using a risk-based approach. This approach uses a Health Risk Assessment to determine what 
sources and pollutants to control as well as the degree of control. A Health Risk Assessment is an 
analysis in which human health exposure to toxic substances is estimated and considered together 
with information regarding the toxic potency of the substances, to provide quantitative estimates of 
health risks. Community risk impacts are addressed by predicting increased lifetime cancer risk, the 
increase in annual PM2.5 concentrations and computing the Hazard Index (HI) for non-cancer health 
risks. 
 
Construction equipment and associated heavy-duty truck traffic generates diesel exhaust, which is a 
known TAC. These exhaust air pollutant emissions would not be considered to contribute 
substantially to existing or projected air quality violations. Construction exhaust emissions may still 
pose health risks for sensitive receptors such as surrounding residents. The primary community risk 
impact issues associated with construction emissions are cancer risk and exposure to PM2.5. Diesel 
exhaust poses both a potential health and nuisance impact to nearby receptors. A health risk 
assessment of the project construction activities on maximally exposed individuals (MEI) was 
conducted that evaluated potential health effects to nearby sensitive receptors from construction 
emissions of DPM and PM2.5. 
 
Implementation of Mitigation Measure AIR-1 will reduce exhaust emissions by 5 percent and fugitive 
dust emissions by over 50 percent. Implementation of Mitigation Measure AIR-2 using all construction 
equipment meeting Tier 3 engine standards with Tier 3 filters at minimum would further reduce on-site 
diesel exhaust emissions from construction equipment by 83 percent. This would reduce the cancer 
risk and PM2.5 concentration, such that the mitigated infant cancer risk from the project at the 
construction MEI would be less than 1.9 in one million, which would not exceed the BAAQMD 
significance threshold. After implementation of these mitigation measures, the project would have a 
less than significant impact with respect to community risk caused by construction activities. 
 
Table 4, Construction Health Risk, Single Source 

Source 
Cancer Risk 
(per million) 

Annual PM2.5 
(μg/m3) 

Hazard Index 

Project Construction Unmitigated 11.5 (infant) 0.11 0.01 
BAAQMD Single-Source Threshold >10.0 >0.3 >0.1 
Exceed Threshold? Yes No No 

 
Project Construction Mitigated* 1.9 (infant) 0.03 <0.01 
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BAAQMD Single-Source Threshold >10.0 >0.3 >0.1 
Exceed Threshold? No No No 
*Tier 3 DPF 3 Mitigation 

 
 
Table 5, Construction Health Risk, Cumulative 

Source 
Cancer Risk 
(per million) 

Annual PM2.5 
(μg/m3) 

Hazard Index 

Project Construction Unmitigated 11.5 (infant) 0.11 0.01 
State Route 12 (Link 1052, 6ft) at 300 feet west 3.2 0.03 0.01 
Plant #18339 (Generator) at 1,000 feet <0.1 <0.01 <0.01 
Cumulative Total Unmitigated <14.8 <0.15 <0.03 
BAAQMD Cumulative Source Threshold >100 >0.8 >10.0 

Exceed Threshold? Yes No No 
 

Project Construction Mitigated* 1.9 (infant) 0.03 <0.01 

State Route 12 (Link 1052, 6ft) at 300 feet west 3.2 0.03 0.01 

Plant #18339 (Generator) at 1,000 feet <0.1 <0.01 <0.01 

Cumulative Total Mitigated* <5.2 <0.07 <0.03 

BAAQMD Cumulative Source Threshold >100 >0.8 >10.0 

Exceed Threshold? No No No 
*Tier 3 DPF 3 Mitigation 

 
Community health risk assessments typically look at all substantial sources of TACs located within 
1,000 feet of project site and at new TAC sources that would be introduced by the project. These 
sources include highways, railways, busy surface streets, and stationary sources identified by 
BAAQMD. A review of the project area indicates that traffic on State Route 12 (S.R. 12) has an 
average daily traffic (ADT) of over 10,000 vehicles, which are sources of TACs. One other TAC 
source was identified within 1,000 feet of the site, a stationary diesel powered generator. This project 
would not introduce any new TAC sources, such as substantial truck traffic or generators powered by 
diesel engines. Details of the screening, modeling, and community risk calculations are contained in 
the report Verano Family Housing and Hotel Project Air Quality Assessment, prepared by Illingworth 
and Rodkin (2020). Project construction health risk and cumulative community health risk are 
summarized in Tables 4 and 5 respectively below. Health risk to project residents is summarized in 
Table 6 below. Health risk impacts are less than significant. 
 
Table 6, Health Risk Impact to New Project Residences 

Source 
Cancer Risk 
(per million) 

Annual PM2.5 
(μg/m3) 

Hazard Index 

State Route 12 @ 400 ft west 2.6 0.02 <0.01 
Plant #18339 Generator @ 870 ft <0.1 <0.01 <0.01 
BAAQMD Single-Source Threshold >10.0 >0.3 >0.1 
Exceed Threshold No No No 
 
Cumulative Source Total <2.7 <0.03 <0.02 
BAAQMD Cumulative Source Threshold >100 >0.8 >10.0 
Exceed Threshold No No No 

 
Significance Level: Less than Significant Impact with Mitigation 
 
Mitigation Measure AIR-2: 
Prior to building permit issuance, the developer shall provide a construction equipment list and 
schedule that demonstrates a reduction in TACs from construction equipment by 85%, such as using 
all construction equipment meeting Tier 3 engine standards with Tier 3 diesel particulate filters at 
minimum. 

 
Mitigation Monitoring: 
 

I I I 
I I I 
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Mitigation Monitoring AIR-2: 
The construction equipment list and supporting calculations will be reviewed and approved by Permit 
Sonoma staff prior to issuance of building permits. 

 
d) Result in other emissions (such as those leading to odors adversely affecting a substantial 

number of people? 
 

Comment: 
The project is not an odor generating use, nor located near an odor generating source that may affect 
the use, and would have no odor impact. Construction equipment may generate odors during project 
construction.  The impact would be less than significant as it would be a short-term impact that 
ceases upon completion of the project. 

 
Significance Level: Less than Significant Impact 

4. BIOLOGICAL RESOURCES: 
 
Regulatory Framework 
 
The following discussion identifies federal, state and local environmental regulations that serve to protect 
sensitive biological resources relevant to the California Environmental Quality Act (CEQA) review 
process.  
 
Federal 
 
Federal Endangered Species Act (FESA) 
 
FESA establishes a broad public and federal interest in identifying, protecting, and providing for the  
recovery of threatened or endangered species. The Secretary of Interior and the Secretary of Commerce 
are designated in FESA as responsible for identifying endangered and threatened species and their 
critical habitat, carrying out programs for the conservation of these species, and rendering opinions 
regarding the impact of proposed federal actions on listed species. The USFWS and the National 
Oceanic and Atmospheric Administration’s National Marine Fisheries Service (NOAA Fisheries) are 
charged with implementing and enforcing the FESA. USFWS has authority over terrestrial and continental 
aquatic species, and NOAA Fisheries has authority over species that spend all or part of their life cycle at 
sea, such as salmonids.  
 
Section 9 of FESA prohibits the unlawful “take” of any listed fish or wildlife species. Take, as defined by 
FESA, means “to harass, harm, pursue, hunt, shoot, wound, kill, trap, capture, or collect, or to attempt to 
engage in any such action.” USFWS’s regulations define harm to mean “an act which actually kills or 
injures wildlife.” Such an act “may include “significant habitat modification or degradation where it actually 
kills or injures wildlife by significantly impairing essential behavioral patterns, including breeding, feeding 
or sheltering” (50 CFR § 17.3). Take can be permitted under FESA pursuant to sections 7 and 10. 
Section 7 provides a process for take permits for federal projects or projects subject to a federal permit, 
and Section 10 provides a process for incidental take permits for projects without a federal nexus. FESA 
does not extend the take prohibition to federally listed plants on private land, other than prohibiting the 
removal, damage, or destruction of such species in violation of state law.  
 
The Migratory Bird Treaty Act of 1918 (MBTA) 
 
The U.S. MBTA (16 USC §§ 703 et seq., Title 50 Code of Federal Regulations [CFR] Part 10) states it is 
“unlawful at any time, by any means or in any manner, to pursue, hunt, take, capture, kill; attempt to take, 
capture or kill; possess, offer for sale, sell, offer to barter, barter, offer to purchase, purchase, deliver for 
shipment, ship, export, import, cause to be shipped, exported, or imported, deliver for transportation, 
transport or cause to be transported, carry or cause to be carried, or receive for shipment, transportation, 
carriage, or export any migratory bird, any part, nest, or egg of any such bird, or any product, whether or 
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not manufactured, which consists, or is composed in whole or in part, of any such bird or any part, nest or 
egg thereof…” In short, under MBTA it is illegal to disturb a nest that is in active use, since this could 
result in killing a bird, destroying a nest, or destroying an egg. The USFWS enforces MBTA. The MBTA 
does not protect some birds that are non-native or human-introduced or that belong to families that are 
not covered by any of the conventions implemented by MBTA. In 2017, the USFWS issued a 
memorandum stating that the MBTA does not prohibit incidental take; therefore, the MBTA is currently 
limited to purposeful actions, such as directly and knowingly removing a nest to construct a project, 
hunting, and poaching. 
 
The Clean Water Act (CWA) 
 
The CWA is the primary federal law regulating water quality. The implementation of the CWA is the 
responsibility of the U.S. Environmental Protection Agency (EPA). However, the EPA depends on other 
agencies, such as the individual states and the U.S. Army Corps of Engineers (USACE), to assist in 
implementing the CWA. The objective of the CWA is to “restore and maintain the chemical, physical, and 
biological integrity of the Nation’s waters.” Section 404 and 401 of the CWA apply to activities that would 
impact waters of the U.S. The USACE enforces Section 404 of the CWA and the California State Water 
Resources Control Board enforces Section 401. 

 
Section 404 
 
As part of its mandate under Section 404 of the CWA, the EPA regulates the discharge of dredged or fill 
material into “waters of the U.S.”. “Waters of the U.S: include territorial seas, tidal waters, and non-tidal 
waters in addition to wetlands and drainages that support wetland vegetation, exhibit ponding or scouring, 
show obvious signs of channeling, or have discernible banks and high-water marks. Wetlands are defined 
as those areas “that are inundated or saturated by surface or groundwater at a frequency and duration 
sufficient to support, and that under normal circumstances do support a prevalence of vegetation typically 
adapted for life in saturated soil conditions” (33 CFR 328.3(b)). The discharge of dredged or fill material 
into waters of the U.S. is prohibited under the CWA except when it is in compliance with Section 404 of 
the CWA. Enforcement authority for Section 404 was given to the USACE, which it accomplishes under 
its regulatory branch. The EPA has veto authority over the USACE’s administration of the Section 404 
program and may override a USACE decision with respect to permitting. Substantial impacts to waters of 
the U.S. may require an Individual Permit’s Projects that only minimally affect waters of the U.S. may 
meet the conditions of one of the existing Nationwide Permits, provided that such permit’s other 
respective conditions are satisfied. A Water Quality Certification or waiver pursuant to Section 401 of the 
CWA is required for Section 404 permit actions (see below). 
 
Section 401 
 
Any applicant for a federal permit to impact waters of the U.S. under Section 404 of the CWA, including 
Nationwide Permits where pre-construction notification is required, must also provide to the USACE a 
certification or waiver from the State of California. The “401 Certification” is provided by the State Water 
Resources Control Board through the local Regional Water Quality Control Board (RWQCB). The 
RWQCB issues and enforces permits for discharge of treated water, landfills, storm-water runoff, filling of 
any surface waters or wetlands, dredging, agricultural activities and wastewater recycling. The RWQCB 
recommends the “401 Certification” application be made at the same time that any applications are 
provided to other agencies, such as the USACE, USFWS, or NOAA Fisheries. The application is not final 
until completion of environmental review under the CEQA. The application to the RWQCB is similar to the 
pre-construction notification that is required by the USACE. It must include a description of the habitat 
that is being impacted, a description of how the impact is proposed to be minimized and proposed 
mitigation measures with goals, schedules, and performance standards. Mitigation must include a 
replacement of functions and values, and replacement of wetland at a minimum ratio of 2:1, or twice as 
many acres of wetlands provided as are removed. The RWQCB looks for mitigation that is on site and in-
kind, with functions and values as good as or better than the water-based habitat that is being removed. 
 
State 
 
---
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California Endangered Species Act (CESA) 
 
Provisions of CESA protect state-listed threatened and endangered species. The CDFW is charged with 
establishing a list of endangered and threatened species. CDFW regulates activities that may result in 
“take” of individuals (i.e., “hunt, pursue, catch, capture, or kill, or attempt to hunt, pursue, catch, capture, 
or kill”). Habitat degradation or modification is not expressly included in the definition of “take” under the 
California Fish and Game Code (CFGC), but CDFW has interpreted “take” to include the killing of a 
member of a species which is the proximate result of habitat modification. 
 
Fish and Game Code 1600-1602 
 
Sections 1600-1607 of the CFGC require that a Notification of Lake or Streambed Alteration Agreement 
(LSAA) application be submitted to CDFW for “any activity that may substantially divert or obstruct the 
natural flow or substantially change the bed, channel, or bank of any river, stream, or lake.” CDFW 
reviews the proposed actions in the application and, if necessary, prepares a LSAA that includes 
measures to protect affected fish and wildlife resources, including mitigation for impacts to bats and bat 
habitat. 
 
Nesting Birds 
 
Nesting birds, including raptors, are protected under CFGC Section 3503, which reads, “It is unlawful to 
take, possess, or needlessly destroy the nest or eggs of any bird, except as otherwise provided by this 
code or any regulation made pursuant thereto.” In addition, under CFGC Section 3503.5, “it is unlawful to 
take, possess, or destroy any birds in the orders Falconiformes or Strigiformes (birds-of-prey) or to take, 
possess, or destroy the nest or eggs of any such bird except as otherwise provided by this code or any 
regulation adopted pursuant thereto”. Passerines and non-passerine land birds are further protected 
under CFGC 3513. As such, CDFW typically recommends surveys for nesting birds that could potentially 
be directly (e.g., actual removal of trees/vegetation) or indirectly (e.g., noise disturbance) impacted by 
project-related activities. Disturbance during the breeding season could result in the incidental loss of 
fertile eggs or nestlings, or otherwise lead to nest abandonment. Disturbance that causes nest 
abandonment and/or loss of reproductive effort is considered “take” by CDFW. 
 
Non-Game Mammals 
 
Sections 4150-4155 of the CFGC protects non-game mammals, including bats. Section 4150 states “A 
mammal occurring naturally in California that is not a game mammal, fully protected mammal, or fur-
bearing mammal is a nongame mammal. A non-game mammal may not be taken or possessed except as 
provided in this code or in accordance with regulations adopted by the commission”. The non-game 
mammals that may be taken or possessed are primarily those that cause crop or property damage. Bats 
are classified as a non-game mammal and are protected under the CFGC. 
 
California Fully Protected Species and Species of Special Concern 
 
The classification of “fully protected” was the CDFW’s initial effort to identify and provide additional 
protection to those animals that were rare or faced possible extinction. Lists were created for fish, 
amphibians and reptiles, birds, and mammals. Most of the species on these lists have subsequently been 
listed under CESA and/or FESA. The Fish and Game Code sections (fish at §5515, amphibians and 
reptiles at §5050, birds at §3503 and §3511, and mammals at §4150 and §4700) dealing with “fully 
protected” species state that these species “…may not be taken or possessed at any time and no 
provision of this code or any other law shall be construed to authorize the issuance of permits or licenses 
to take any fully protected species,” although take may be authorized for necessary scientific research. 
This language makes the “fully protected” designation the strongest and most restrictive regarding the 
“take” of these species. In 2003, the code sections dealing with “fully protected” species were amended to 
allow the CDFW to authorize take resulting from recovery activities for state-listed species.  
 
California Species of Special Concern (CSC) are broadly defined as animals not listed under the FESA or 
CESA, but which are nonetheless of concern to the CDFW because they are declining at a rate that could 
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result in listing or because they historically occurred in low numbers and known threats to their 
persistence currently exist. This designation is intended to result in special consideration for these 
animals by the CDFW, land managers, consulting biologists, and others, and is intended to focus 
attention on the species to help avert the need for costly listing under FESA and CESA and cumbersome 
recovery efforts that might ultimately be required. This designation also is intended to stimulate collection 
of additional information on the biology, distribution, and status of poorly known at-risk species, and focus 
research and management attention on them. Although these species generally have no special legal 
status, they are given special consideration under the CEQA during project review. 
 
Porter-Cologne Water Quality Control Act 
 
The intent of the Porter-Cologne Water Quality Control Act (Porter-Cologne) is to protect water quality 
and the beneficial uses of water, and it applies to both surface and ground water. Under this law, the 
State Water Resources Control Board develops statewide water quality plans, and the RWQCBs develop 
basin plans that identify beneficial uses, water quality objectives, and implementation plans. The 
RWQCBs have the primary responsibility to implement the provisions of both statewide and basin plans. 
Waters regulated under Porter-Cologne, referred to as “waters of the State,” include isolated waters that 
are not regulated by the USACE. Projects that require a USACE permit, or fall under other federal 
jurisdiction, and have the potential to impact waters of the State are required to comply with the terms of 
the Water Quality Certification Program. If a proposed project does not require a federal license or permit, 
any person discharging, or proposing to discharge, waste (e.g., dirt) to waters of the State must file a 
Report of Waste Discharge and receive either waste discharge requirements (WDRs) or a waiver to 
WDRs before beginning the discharge. 

 
Local 
 
Sonoma County General Plan 
 
The Sonoma County General Plan 2020 Land Use Element and Open Space & Resource Conservation 
Element both contain policies to protect natural resource lands including, but not limited to, watershed, 
fish and wildlife habitat, biotic areas, and habitat connectivity corridors. 
 
Riparian Corridor Ordinance 
 
The RC combining zone is established to protect biotic resource communities, including critical habitat 
areas within and along riparian corridors, for their habitat and environmental value, and to implement the 
provisions of the General Plan Open Space and Resource Conservation and Water Resources Elements. 
These provisions are intended to protect and enhance riparian corridors and functions along designated 
streams, balancing the need for agricultural production, urban development, timber and mining operations 
and other land uses with the preservation of riparian vegetation, protection of water resources, floodplain 
management, wildlife habitat and movement, stream shade, fisheries, water quality, channel stability, 
groundwater recharge, opportunities for recreation, education and aesthetic appreciation and other 
riparian functions and values.  
 
Valley Oak Habitat (VOH) Combining District 
 
The VOH combining district is established to protect and enhance valley oaks and valley oak woodlands 
and to implement the provisions of Sonoma County General Plan 2020 Resource Conservation Element 
Section 5.1.  Design review approval may be required of projects in the VOH, which would include 
measures to protect and enhance valley oaks on the project site, such as requiring that valley oaks shall 
comprise a minimum of fifty percent (50%) of the required landscape trees for the development project.   
 
Sonoma County Tree Protection Ordinance 
 
The Sonoma County Tree Protection Ordinance (Sonoma County Code of Ordinances, Chapter 26, Article 
88, Sec. 26-88-010 [m]) establishes policies for protected tree species in Sonoma County. Protected trees 
are defined (Chapter 26, Article 02, Sec. 26- 02-140) as the following species: big leaf maple (Acer 

---
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macrophyllum), black oak (Quercus kelloggii), blue oak (Quercus douglasii), coast live oak (Quercus 
agrifolia), interior live oak (Quercus wislizenii), madrone (Arbutus menziesii), oracle oak (Quercus morehus), 
Oregon oak (Quercus garryana), redwood (Sequoia sempervirens), valley oak (Quercus lobata), California 
bay (Umbellularia california), and their hybrids.  
 
Would the project: 
 
a) Have a substantial adverse effect, either directly or through habitat modifications, on any 

species identified as a candidate, sensitive, or special status species in local or regional 
plans, policies, or regulations, or by the California Department of Fish and Wildlife or U.S. Fish 
and Wildlife Service? 

 
Regulatory Framework 
 
Special-Status Species 
 
Special-status species include those plant and wildlife species that have been formally listed, are 
proposed as endangered or threatened, or are candidates for such listing under the federal 
Endangered Species Act (ESA) or California Endangered Species Act (CESA).  These acts afford 
protection to both listed and proposed species.  In addition, California Department of Fish and Wildlife 
(CDFW) Species of Special Concern, which are species that face extirpation in California if current 
population and habitat trends continue, U.S. Fish and Wildlife Service (The Service) Birds of 
Conservation Concern, and CDFW special-status invertebrates, are all considered special-status 
species.  Although CDFW Species of Special Concern generally have no special legal status, they 
are given special consideration under the California Environmental Quality Act (CEQA).  In addition to 
regulations for special-status species, most birds in the United States, including non-status species, 
are protected by the Migratory Bird Treaty Act of 1918.  Plant species on California Native Plant 
Society (CNPS) Inventory of Rare and Endangered Plants with California Rare Plant Ranks (Rank) of 
1 and 2 are also considered special-status plant species and must be considered under CEQA.  Bat 
species designated as “High Priority” by the Western Bat Working Group (WBWG) qualify for legal 
protection under Section 15380(d) of the CEQA Guidelines.  Species designated High Priority” are 
defined as “imperiled or are at high risk of imperilment based on available information on distribution, 
status, ecology and known threats.    
 
Endangered Species Act  
 
The Endangered Species Act (ESA) of 1973, as amended (16 USC 1531 et seq.) was enacted to 
provide a means to identify and protect endangered and threatened species.  Under the Section 9 of 
the ESA, it is unlawful to take any listed species.  “Take” is defined as harassing, harming, pursuing, 
hunting, shooting, wounding, killing, trapping, capturing, or collecting a listed species.  “Harass” is 
defined as an intentional or negligent act or omission which creates the likelihood of injury to wildlife 
by annoying it to such an extent as to significantly disrupt normal behavioral patterns which include, 
but are not limited to, breeding, feeding, or sheltering.  “Harm” is defined as an act which actually kills 
or injures fish or wildlife and may include significant habitat modification or degradation which actually 
kills or injures fish or wildlife by significantly impairing essential behavioral patterns, including 
breeding, spawning, rearing, migrating, feeding, or sheltering.  Actions that may result in “take” of a 
federal-listed species are subject to The Service or National Marine Fisheries Service (NOAA 
Fisheries) permit issuance and monitoring.  Section 7 of ESA requires federal agencies to ensure that 
any action authorized, funded, or carried out by the agency is not likely to jeopardize the continued 
existence of any endangered or threatened species or result in the destruction or adverse 
modification of designated critical habitat for such species.  Any action authorized, funded, or carried 
out by a federal agency or designated proxy (e.g., Army Corps of Engineers) which has potential to 
affect listed species requires consultation with The Service or NOAA Fisheries under Section 7 of the 
ESA.   
 
Critical Habitat 
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Critical habitat is a term defined in the ESA as a specific geographic area that contains features 
essential for the conservation of a threatened or endangered species and that may require special 
management and protection.  The ESA requires federal agencies to consult with the USFWS to 
conserve listed species on their lands and to ensure that any activities or projects they fund, 
authorize, or carry out will not jeopardize the survival of a threatened or endangered species.  In 
consultation for those species with critical habitat, federal agencies must also ensure that their 
activities or projects do not adversely modify critical habitat to the point that it will no longer aid in the 
species’ recovery.  In many cases, this level of protection is similar to that already provided to species 
by the ESA jeopardy standard.  However, areas that are currently unoccupied by the species but 
which are needed for the species’ recovery are protected by the prohibition against adverse 
modification of critical habitat. 
 
Essential Fish Habitat 
 
Essential Fish Habitat (EFH) is regulated through the NMFS, a division of the National Oceanic and 
Atmospheric Administration (NOAA).  Protection of Essential Fish Habitat is mandated through 
changes implemented in 1996 to the Magnuson-Stevens Fishery Conservation and Management Act 
(Magnuson-Stevens Act) to protect the loss of habitat necessary to maintain sustainable fisheries in 
the United States.  The Magnuson-Stevens Act defines Essential Fish Habitat as "those waters and 
substrate necessary to fish for spawning, breeding, feeding, or growth to maturity" [16 USC 
1802(10)].  NMFS further defines essential fish habitat as areas that "contain habitat essential to the 
long-term survival and health of our nation's fisheries" Essential Fish Habitat can include the water 
column, certain bottom types such as sandy or rocky bottoms, vegetation such as eelgrass or kelp, or 
structurally complex coral or oyster reefs.   

 
Comment: 

 
Special Status Plants 

A total of 14 special status plant species were identified in a 5-mile radius from the project site in 
search of the California Natural Diversity Database search (CNDDB, accessed on January 21, 2019).  
Two site evaluations were conducted in May and June 2015 to coincide with late-flowering special 
status plants, including white seaside tarplant. However no special status species plants native to the 
site were identified in two site evaluations occurring in May and June 2015. The habitat for these 
plants onsite is considered marginal and due to the extent of prior development and disturbance, it is 
extremely unlikely that special status plant species occur in the area. Therefore, impacts to special 
status plants are found less than significant. 

California Tiger Salamander and Foothill Yellow-Legged Frog 
 
The California tiger salamander (Ambystoma californiense) is associated with vernal pools and 
seasonal wetlands on the Santa Rosa Plain. The salamander is federal listed as Endangered and is 
State listed as Threatened.  
 
The proposed project site is not located in critical habitat of the California tiger salamander (CTS) as 
shown in the CDFW Santa Rosa Plain Conservation Strategy Map prepared by CDFW, but CTS has 
been documented to occur within five miles of the site in similar habitats.  A biological resource 
evaluation was conducted by Lucy Macmillan and Dr. Roy Buck, in October 2015 to identify the 
presence of special status plants, animals, and sensitive habitat, including CTS. An update to the 
biological assessment was prepared by Lucy Macmillan in January 2019. A focused wildlife survey 
was also prepared by Sol Ecology in April 2019 to evaluate the site for special status amphibians, 
including CTS. 
 
The biotic assessments determined that the area of the site adjacent to the creek presents a small 
0.7 acre area of suitable aquatic habitat along the creek channel for both CTS and Foothill Yellow 
Legged Frog (FYLF), the extensive urbanization surrounding the site makes the habitat less viable 
and the presence of amphibians less likely. None of the surveys conducted observed the presence of 
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CTS or FYLF.  
 
The remaining 5.2 acres of the site is disturbed and developed including graded areas with 
demolished structures, and the baseball field, which are not be considered suitable habitat for CTS. 
There are no other wetlands on the project site outside of the riparian corridor, providing suitable CTS 
breeding habitat.  
 
Therefore, the project would not result in a cumulative direct or indirect alteration to or destruction of 
habitat that appreciably diminishes the value of critical habitat for both the survival and recovery of 
the listed species, with the application of mitigation measure BIO-1. 
 
Special Status Bats and Nesting Birds 
 
The site contains several mature trees that could provide nesting habitat for a variety birds and 
roosting habitat for bats, although due to changing conditions it is not possible to know whether these 
species will be present until subsequent surveys are conducted. To avoid impacts to nesting birds, if 
work will occur between February 1st and August 15th, a qualified biologist should conduct a pre-
construction survey for potential nesting habitat within 500 feet of project activities no more than 14 
days prior to ground disturbance to determine if any birds are nesting in trees on the project site, and 
follow mitigation measure BIO-2  Similarly, to avoid impacts to roosting special status bats, if work will 
occur between April 1st through November 1st, a qualified biologist shall conduct a survey for 
potential maternity roosts and establish appropriate exclusion zone. With the application of mitigation 
measures BIO-3, the impact to special status raptors and bats would be reduced to less than 
significant. 
 
Significance Level: Less than Significant with Mitigation Incorporated 
 
Mitigation: 
Mitigation Measure BIO-1: 
If proposed work is within 40 meters (130 feet), outside the stream channel of Aqua Caliente Creek, 
there is the potential for FYLF to potentially be impacted if present. In addition, it is possible the 
California giant salamander could be present therefore the same mitigation measures that address 
FYLF shall apply for the salamander and include the following (Riggs, 2017): 
• All vegetation clearing should be done by hand under the supervision of a qualified biologist. 
• Prior to any work, protocol-level surveys shall be conducted to determine if adult FYLF are 

present in the adjacent stream channel. Survey methodology must be provided to CDFW for 
review and approval at least 30 days prior to implementing the survey. No project activities shall 
begin until foothill yellow legged frog surveys have been completed using a method approved by 
CDFW. The survey shall encompass the project area, upland habitat within and adjacent to the 
project area no less than 150 feet from the streambed, and 500 feet upstream and downstream of 
the project area. Survey methodology shall target all life stages and shall include wet and dry 
stream surveys. Egg mass surveys shall be conducted weekly between March and June. 

• If any life stage of FYLF is found either during surveys or during the course of activities, PRMD 
shall be notified, and all activities shall cease until a qualified biologist approves any avoidance 
measures necessary to avoid adverse impacts to the species.  Additional avoidance measures 
shall include installation of wildlife exclusion fencing between the outfall and the stream channel 
to prevent FYLF from entering the work area and/or biological monitoring during all work 
occurring within the riparian habitat. 

 
Mitigation Measure BIO-2: 
Tree removal and roadway construction shall be initiated during the non-nesting season from 
September 1 to January 31 if feasible. If work cannot be initiated during this period, or if there is a 
break in activity lasting more than 14 days after February 1 then nesting bird surveys shall be 
performed by a qualified biologist within 500 feet of proposed activities no more than 14 days before 
initial ground disturbance. If nests are found, a no-disturbance buffer shall be placed around the nest 
until young have fledged or the nest is determined to be no longer active by the biologist. The size of 
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the buffer may be determined by the biologist based on species and proximity to activities; larger 
buffers up to 500 feet may be required for special status raptor species. 

 
Mitigation Measure BIO-3: 
If initial ground disturbance occurs during the bat maternity roosting season (April 1 through 
November 1), a bat roost assessment of all trees shall be conducted within 100 feet of the project site 
to determine the likelihood of occurrence for roosting bats on site. If suitable roost habitat is found, 
then nighttime emergence surveys shall be performed to determine if a maternity roost is present. 
Acoustic analysis shall also be performed to determine if special status species are present. If a 
maternity day roost is confirmed, a qualified biologist shall establish an appropriate 
exclusion zone sufficient to protect the maternity roost area until after Sept. 1. 
 
To the extent feasible, tree removal shall be performed between Sept.1 and April 15. If trees cannot 
be removed during this time, then they should be removed in a two-phased approach. To avoid 
impacts to solitary roosters, trees should be removed in pieces, rather than felling the entire tree. 
Felled tree pieces should be shaken gently to rouse any bats and then left overnight prior to removal 
from the site or on-site chipping to allow any bats to exit the roost. 

 
Monitoring: 
 
Monitoring Measure BIO-1: 
Prior Permit Sonoma staff shall review the results of any pre-construction surveys and any measures 
required by the biologist to avoid sensitive habitat or species. All mitigation measures shall be noted 
on the final project plans. 
 
Monitoring Measure BIO-2: 
Prior to issuance of grading permits during the breeding season, Permit Sonoma staff shall review the 
results of any pre-construction surveys and any measures requiredby the biologist to avoid sensitive 
habitat or species. All mitigation measures shall be noted on the final project plans. 

 
Monitoring Measure BIO-3: 
Prior to issuance of grading permits during the bat maternity roosting season, Permit Sonoma staff 
shall review the results of any pre-construction surveys and any measures required by the biologist to 
avoid sensitive habitat or species. All mitigation measures shall be noted on the final project plans. 

 
b) Have a substantial adverse effect on any riparian habitat or other sensitive natural community 

identified in local or regional plans, policies, regulations or by the California Department of 
Fish and Wildlife or U.S. Fish and Wildlife Service? 

 
Comment: 
 
All blueline streams shown on the USGS maps are designated for protection in the Sonoma County 
General Plan.  Streamside Conservation Areas have been established in the riparian corridor overlay 
zone to protect riparian habitat.  Removal of vegetation must comply with General Plan and Riparian 
Corridor Ordinance policies that govern riparian corridors for a distance of 50 feet from the top of 
bank. In compliance with these policies, the top of bank of Agua Caliente Creek was surveyed and a 
buffer measured 50 feet from the top of bank. The measured buffer is a few feet from the footprint of 
prior development and structures that have since been removed. The vegetation within the buffer is 
characterized as coast live oak woodland. No development is occurring within the riparian buffer and 
no disturbance of the oak woodland within the buffer will occur. The citing of structures has been 
done to preserve the oak trees in the northeast corner of the site that extend outside of the riparian 
corridor. Arborist mitigation measures, BIO-4, for earthwork, plantings, and hardscape within the 
dripline of existing oaks will reduce impacts to the riparian corridor to less than significant. 
 
Significance Level: Less than Significant with Mitigation Incorporated 

 
Mitigation: See Mitigation Measures BIO-4, below. 
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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? 
 
Regulatory Framework 
 
The Army Corps of Engineers (ACE) regulates “Waters of the United States”, including adjacent 
wetlands, under Section 404 of the federal Clean Water Act.  Waters of the United States include 
navigable waters, interstate waters, territorial seas and other waters that may be used in interstate or 
foreign commerce.  Potential wetland areas are identified by the presence of (1) hydrophytic 
vegetation, (2) hydric soils, and (3) wetland hydrology.  All three parameters must be present, under 
normal circumstances, for an area to be designated as a jurisdictional wetland under the Clean Water 
Act.  Areas that are inundated for sufficient duration and depth to exclude growth of hydrophytic 
vegetation are subject to Section 404 jurisdiction as “other waters” and are often characterized by an 
ordinary high water mark (OHWM).  The discharge of dredged or fill material into a Waters of the U.S. 
(including wetlands) generally requires a permit from the Corps under Section 404 of the Clean Water 
Act.  
 
“Waters of the State” are regulated by the Regional Water Quality Control Board (RWQCB) under the 
State Porter-Cologne Water Quality Control Act.  Waters of the State are defined by the Porter-
Cologne Act as any surface water or groundwater, including saline waters, within the boundaries of 
the State.  RWQCB jurisdiction includes “isolated” wetlands and waters that may not be regulated by 
the ACOE under Section 404 (such as roadside ditches).  Section 401 of the Clean Water Act 
specifies that any activity subject to a permit issued by a federal agency must also obtain State Water 
Quality Certification (401 Certification) that the proposed activity will comply with state water quality 
standards.  If a proposed project does not require a federal permit, but does involve dredge or fill 
activities that may result in a discharge to Waters of the State, the Water Board has the option to 
regulate the dredge and fill activities under its state authority through its Waste Discharge 
Requirements (WDR) program. 
 
Comment: 
A jurisdictional wetlands delineation was conducted on the project site (Macmillan, Buck 2015). The 
project site was walked to identify and map potential jurisdictional wetland features. Agua Caliente 
Creek was the only potential jurisdictional feature identified on the project site. The creek features a 
dense riparian canopy comprised of coast live oak, California bay, and others. No work is proposed 
that would result in the discharge of fill material into the creek and therefore no wetlands-related 
permits would be required from ACE or RWQCB. No work is proposed within the 50-foot riparian 
buffer measured from top of bank, and no clearance would be required from CDFW. 
 
Significance Level: Less than Significant Impact 

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

species or with established native resident or migratory wildlife corridors, or impede the use 
of native wildlife nursery sites? 

 
Comment: 
The project site includes a riparian corridor containing the seasonal Agua Caliente Creek. No work is 
proposed within the riparian corridor buffer measured from top of bank, reducing impacts to salmon 
and migratory fish to a less than significant level. 
 
The project site includes many trees. Many common bird species (including their eggs and young), 
are given special protection under the Migratory Bird Treaty Act of 1918 (Migratory Bird Act). The 
mitigations measures recommended below are sufficient to address impacts to birds protected by the 
Migratory Bird Act. See Section 4,a) for additional discussion of special status bats and Foothill 
Yellow Legged Frog that may utilize the site for breeding and roosting respectively. 
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Impacts to migratory birds are typically avoided by removing vegetation during non-nesting season, 
by having a qualified biologist verify absence immediately prior to vegetation removal, or, in the case 
of bridges, by employing exclusionary bird netting during the nesting season. If it is not feasible to 
remove vegetation outside of bird-nesting season, then Mitigation Measures BIO-1, BIO-2, and BIO-3 
will reduce impacts to a level that would be less than significant.  
 
Significance Level: Less than Significant with Mitigation Incorporated 

 
e) Conflict with any local policies or ordinances protecting biological resources, such as tree 

preservation policy or ordinance? 
 
Regulatory Framework 
 
Tree Protection Ordinance 
 
Chapter 26, Article 88. Sec. 26-08-010 (m) of the Sonoma County Code contains a tree protection 
ordinance (Sonoma County 2013).  The ordinance designates ‘protected’ trees as well as provides 
mitigation standards for impacts to protected trees.  While this ordinance is not applicable to County Public 
Works projects, it is used as a guide for determining impacts and appropriate mitigation measures. 
 
Sonoma County General Plan 
 
The Sonoma County General Plan 2020 (Sonoma County 2008) Land Use Element and Open Space & 
Resource Conservation Element both contain policies to protect natural resource lands including, but not 
limited to watershed, fish and wildlife habitat, biotic areas, and habitat connectivity corridors.  Policy 
OSRC-8b establishes streamside conservation areas along designated riparian corridors. 
 
Riparian Corridor Ordinance 
 
The RC combining zone is established to protect biotic resource communities, including critical 
habitat areas within and along riparian corridors, for their habitat and environmental value, and to 
implement the provisions of the General Plan Open Space and Resource Conservation and Water 
Resources Elements. These provisions are intended to protect and enhance riparian corridors and 
functions along designated streams, balancing the need for agricultural production, urban 
development, timber and mining operations, and other land uses with the preservation of riparian 
vegetation, protection of water resources, floodplain management, wildlife habitat and movement, 
stream shade, fisheries, water quality, channel stability, groundwater recharge, opportunities for 
recreation, education and aesthetic appreciation and other riparian functions and values. 
 
Comment: 
A Tree Preservation and Mitigation Report was prepared for the site (Meserve, 2019) evaluated 136 
trees on the site. Many of the trees are non-native plantings from the former resort use on the 
property. Tree species planted as ornamentals not subject to mitigation include Monterey Pine, Fig, 
Canary Island Date Palm, London Plane Tree, Apple, Camphor, Mulberry, Plum, Grapefruit, Glossy 
Privet, Catalpa, Honey Locust, Deodar Cedar, Blue Gum, Oregon Ash, Giant Sequoia, Olive, Sweet 
Gum, Horse Chestnut, Callery Pear, and Incense Cedar.  
 
The Sonoma County Tree Protection Ordinance requires that projects be designed so as to minimize 
the destruction of protected trees. Existing native trees subject to mitigation replacement per the 
Sonoma County Tree Ordinance include Coast Live Oak, Valley Oak, Bay Laurel, and Coast 
Redwood. A total of 38 protected trees are proposed for removal, and mitigation in the form of 105 
replacement trees proposed by the project and in-lieu fees as required. 

 
Before the start of clearing, excavation, construction on the site, every tree designated for protection 
on the approved site will be marked by fencing within the dripline. 
 
Significance Level: Less than Significant with Mitigation Incorporated 
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Mitigation: 
 
Mitigation Measure BIO-4: 
 
Only the minimum amount of vegetation from coast live oaks to be preserved will be pruned or 
removed that is necessary to construct the project, and pruning and removal shall be done under the 
supervision of an arborist to avoid adverse impacts to coast live oaks.  Where feasible, vegetation will 
be tied back in lieu of cutting.  Native vegetation that must be removed will be cut at or above grade 
to facilitate re-growth.  Any pruning that is done, including for utility line clearance, will conform to the 
American National Standard for Tree Care Operation Tree, Shrub, and Other Woody Plant 
Maintenance Standard Practices, Pruning (ANSI A300 Part 1)-2008 Pruning), and the companion 
publication Best Management Practices:  Tree pruning (ISA 2008).  Roots will only be unearthed 
when necessary.  

 
The following are the arborist’s project-specific mitigation measures for the project: 
a. Any work or construction activities performed under the drip line of preserved oaks will need 

review and approval from the project arborist.   
b. 4-foot high orange plastic fence to be installed at the drip line or as otherwise approved by the 

project arborist.   
c. In areas where construction in tree protection zones is approved by the project arborist, the trees 

shall be protected with a strapped barrel stave-like surrounding of 2”x4”’s around the full 
circumference of the tree trunk. 

d. Parking vehicles, storing materials, supplies or construction equipment will not be allowed unless 
otherwise approved by the project arborist. 

e. Any trenching required within the root zone shall be done by hand or air spaded as directed by 
the project arborist. 

f. Any existing roots that must to be cut or removed will be done so as directed and approved by the 
project arborist. 

g. Any pruning or limb removal that needs to occur will be done so as directed and approved by the 
project arborist. 

 
Mitigation Monitoring BIO-4: 
The arborist conditions will be printed on the building permit plans prior to issuance of the building 
permit.  

 
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? 
 
Comment: 
There are no Habitat Conservation Plans, Natural Community Conservation Plans, or other approved 
local, regional, or state Habitat Conservation Plans within the project area. Federally designated 
Critical Habitat is discussed in 4(b), above.  
 
Significance Level: No Impact  

 

5. CULTURAL RESOURCES: 
 
Background 
Before the European settlement, the Pomo, Miwok, and Kashaya Indians inhabited what is today Sonoma 
County. In 1812, the Russians established the short-lived Fort Ross along the coast north of the Russian 
River. Further east, the Sonoma Mission was established during the Mexican period in 1823. Shortly 
afterwards, Sonoma became the county’s first town, a pueblo, under General Mariano Vallejo. During that 
time, sections of the county were transformed into vast land-grant ranchos, such as Vallejo’s holdings that 
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extended from today’s Petaluma to the town of Sonoma. Most of the construction during the first half of 
the nineteenth century was adobe and wood. These construction methods drew on the Mexican tradition 
while incorporating some of the features and floor plans of the Anglo Americans. 

After statehood, logging along the coast hills, cattle ranching, wheat and potato farming, and the early 
development of the wine industry supported the sparsely settled county. During this time, commercial and 
industrial buildings used local stone or brick, while most residences were built of wood. During the 1860s 
to the 1890s, Petaluma, at the head of navigation on the Petaluma Creek, enjoyed rapid economic growth 
that fueled the construction of [its] downtown with sophisticated iron-front commercial buildings and 
elegant residences nearby. 

Later the railroads facilitated the movement of goods and people leading to the establishment of 
processing plants and factories along the rail lines. 

Around the turn of the century, the Russian River developed as a vacation resort, a destination for those 
in the San Francisco Bay Area. During this time, Santa Rosa also enjoyed an increase in population and 
importance as the center of finance and county government. Until World War II, the poultry industry, the 
processing of local fruit, and the production of hops sustained the economy throughout the county. In 
1935, Sonoma County ranked tenth in the nation in overall agricultural production. 

During the first half of the twentieth century, many of the stylish buildings were designed by local 
architects such as Brainerd Jones in Petaluma and William Herbert in Santa Rosa. After World War II, 
Clarence Caulkins and J. Clarence Felciano worked on many projects in the county. With reference to 
residential, commercial, and industrial architecture, many of the towns still retain excellent examples of 
both high style and vernacular building examples from the nineteenth and early twentieth centuries. 

Today the southwestern part of the county continues to support cattle grazing and dairy farms. Toward 
the north many of the ranches and orchards have been replaced with acres of vineyards and thriving 
winery operations that rival Napa County. Over the years many of the poultry farms, fruit growers, and 
dairy operations have relocated to the Central Valley or sold their businesses completely. In their place, 
small specialty farms and ranches now operate sustainable and organic endeavors. Dotting the 
countryside throughout the county are modern residences where rural homesteads used to be. The 
Russian River area still caters to vacationers, but on a smaller scale, and the cities along the freeway 
continue to expand to provide housing and services with new subdivisions, business parks, and strip-mall 
shopping centers. 

With 467,000 residents, the county has doubled its population since 1980. Part of the challenge has been 
to retain its agricultural and small-town character while providing for the livelihood of the expanding 
population. Related to this is the specific challenge of encouraging new development that complements 
both the physical beauty of the countryside and the county’s rich heritage (Hurley 2020). 

State Regulations 
CEQA requires that a lead agency determine whether a project could have a significant effect on 
historical resources and tribal cultural resources (PRC Section 21074 [a][1][A]-[B]). A historical resource is 
one listed in or determined to be eligible for listing in the California Register of Historical Resources 
(CRHR, PRC Section 21084.1), a resource included in a local register of historical resources (PRC 
Section 15064.5[a][2]), or any object, building, structure, site, area, place, record, or manuscript that a 
lead agency determines to be historically significant (PRC Section 15064.5[a][3]). 

If a project can be demonstrated to cause damage to a unique archaeological resource, the lead agency 
may require reasonable efforts to permit any or all these resources to be preserved in place or left in an 
undisturbed state. To the extent that resources cannot be left undisturbed, mitigation measures are 
required (PRC, Section 21083.2[a], [b], and [c]). 

Impacts to significant cultural resources that affect the characteristics of any resource that qualify it for the 
NRHP or adversely alter the significance of a resource listed in or eligible for listing in the CRHR are 
considered a significant effect on the environment. These impacts could result from physical demolition, 
destruction, relocation, or alteration of the resource or its immediate surroundings such that the 
significance of an historical resource would be materially impaired (CEQA Guidelines Section 15064.5 
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[b][1]). Material impairment is defined as demolition or alteration in an adverse manner [of] those 
characteristics of an historical resource that convey its historical significance and that justify its inclusion 
or eligibility for inclusion in the CRHR (CEQA Guidelines Section 15064.5[b][2][A]). 
California Public Resources Code 
Section 5097.5 of the California PRC states: 

No person shall knowingly and willfully excavate upon, or remove, destroy, injure or deface any 
historic or prehistoric ruins, burial grounds, archaeological or vertebrate paleontological site, including 
fossilized footprints, inscriptions made by human agency, or any other archaeological, paleontological 
or historical feature, situated on public lands, except with the express permission of the public agency 
having jurisdiction over such lands. Violation of this section is a misdemeanor. 

As used in this PRC section, “public lands” means lands owned by or under the jurisdiction of the State or 
any city, county, district, authority, or public corporation, or any agency thereof. Consequently, local 
agencies are required to comply with PRC 5097.5 for their own activities, including construction and 
maintenance, as well as for permit actions (e.g., encroachment permits) undertaken by others. 

Codes Governing Human Remains 
The disposition of human remains is governed by Health and Safety Code Section 7050.5 and PRC 
sections 5097.94 and 5097.98 and falls within the jurisdiction of the Native American Heritage 
Commission (NAHC). If human remains are discovered, the county coroner must be notified within 48 
hours, and there should be no further disturbance to the site where the remains were found. If the coroner 
determines the remains are Native American, the coroner is responsible to contact the NAHC within 24 
hours. Pursuant to PRC Section 5097.98, the NAHC will immediately notify those persons it believes to 
be most likely descended from the deceased Native Americans so they can inspect the burial site and 
make recommendations for treatment or disposal. 
 
Would the project: 
 
a) Cause a substantial adverse change in the significance of a historical resource as defined in 

§15064.5? 
 

Comments: 
 

A Cultural Resources Evaluation of the entire site was prepared by William Roop, professional 
archaeologist, on February 1, 2019. The methods used to complete the survey included a record 
search and review of documentation available at the Northwest Information Center (NWIC), a review 
of historic references to assess the potential for buried archaeological resources within the project 
site, a Native American Sacred Lands inventory, and a field survey of the project site. No historical 
resource were identified within the project site. The structures on the site associated with the former 
resort use established in 1903 had been demolished or destroyed. 
 
Significance Level: No Impact 
 

b) Cause a substantial adverse change in the significance of an archaeological resource 
pursuant to §15064.5? 

 
Comment: 
On November 6, 2019, Permit Sonoma staff referred the project application to Native American 
Tribes within Sonoma County to request consultation under SB-18 and AB-52 (the request for 
consultation period ended February 19, 2020). On November 8, 2019 a representative for the Graton 
Rancheria Tribe requested consultation and additional information for this project. No other requests 
for consultation were received. 
 
As noted above, a Cultural Resources Evaluation of the site was prepared on February 1, 2019. Due 
to the presence of known cultural resources in the vicinity of the site, Permit Sonoma staff directed 
the applicant to prepare a subsurface investigation. The subsurface investigation was conducted by 
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ESA in March of 2020. The investigation methods included a field survey, and fourteen small test pits 
excavated up to a depth of three feet. Two obsidian flakes of less than 5 millimeters were identified in 
one test pit. No other archeological materials were identified that would indicate Native American 
occupation in the project area. 
 
There are no known archaeological resources on the site, but the project could uncover such 
materials during construction. Consultation with Graton Rancheria Tribe concluded August 17, 2020, 
when both parties agreed to construction monitoring Mitigation Measures CUL-1, CUL-2, CUL-3, 
which are also included as a Condition of Approval of the project. The following measure will reduce 
the impact to less than significant.   

 
Significance Level: Less than Significant with Mitigation Incorporated 
 
Mitigation: 
 
Mitigation Measure CUL-1: 
Conduct Cultural Resources and Tribal Cultural Resources Sensitivity and Awareness Training 
Program. Prior to ground-disturbing activities, the project applicant/contractor shall ensure that an 
archaeological resources and tribal cultural resources sensitivity and awareness training program, 
Worker Environmental Awareness Program (WEAP), is provided for all personnel involved in project 
construction, including field consultants and construction workers. The WEAP will be developed in 
coordination with a qualified archaeologist meeting the Secretary of the Interior’s Professional 
Qualifications Standards for Archeology, as well as culturally affiliated local Tribe’s Tribal Heritage 
Preservation Officer or designated representative for Cultural Monitoring.  
 
The WEAP shall be conducted before any project-related construction activities begin in the project 
area. The WEAP will include relevant information regarding sensitive cultural resources and tribal 
cultural resources, including applicable regulations, protocols for avoidance, and consequences of 
violating State laws and regulations. The WEAP will also describe appropriate avoidance and impact 
minimization measures for archaeological resources and tribal cultural resources that could be 
located at the project area and will outline what to do and who to contact if any potential 
archaeological resources or tribal cultural resources are encountered. The WEAP will emphasize the 
requirement for confidentiality and culturally appropriate treatment of any discovery of significance to 
Native Americans and will discuss appropriate behaviors and responsive actions, consistent with 
Native American tribal values. 
 
Mitigation Measure CUL-2: 
A Tribal Monitor and qualified archeologist are required to be present onsite during all grading and 
ground disturbance work. Prior to submittal of the application for Grading Permit or any other ground 
disturbing activity. The applicant shall coordinate with the Tribal Representative for Graton Rancheria 
Tribe to identify a Tribal Monitor and qualified archeologist to monitor ground disturbing activities, and 
provide contact information for the Tribal Monitor to Permit Sonoma. 

 
Mitigation Measure CUL-3: 
The unanticipated discovery protocol for archeological resources and human remains reproduced 
below will be required to be printed on all building and grading permits on grading or earthwork plan 
sheets: 

 
“A Tribal Monitor is required to be present during all grading or other ground-disturbing work. The 
Tribal Monitor must be present on site before the start of any ground-disturbing work, including 
scraping. In the event that cultural resources are discovered at any time during grading, scraping or 
excavation within the property, all work should be halted in the vicinity of the find.  Artifacts associated 
with prehistoric sites may include humanly modified stone, shell, bone or other cultural materials such 
as charcoal, ash and burned rock indicative of food procurement or processing activities.  Prehistoric 
domestic resources include hearths, firepits, or house floor depressions whereas typical mortuary 
resources are represented by human skeletal remains. The Tribal Monitor and Permit Sonoma 
Project Review Staff shall be notified in the event that cultural resources are discovered.  Permit 
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Sonoma Staff should consult with the appropriate tribal representatives from the tribes known to 
Permit Sonoma  to have interests in the area to determine if the resources qualify as Tribal Cultural 
Resources (as defined in Public Resource Code § 21074).  If determined to be a Tribal Cultural 
Resource, Permit Sonoma would further consult with the appropriate tribal representatives and 
project proponents in order to develop and coordinate proper protection/mitigation measures required 
for the discovery.  Permit Sonoma shall refer the mitigation/protection plan to designated tribal 
representatives for review and comment.  No work shall commence until a protection/mitigation plan 
is reviewed and approved by Permit Sonoma - Project Review Staff.  Mitigations may include 
avoidance, removal, preservation and/or recordation in accordance with California law.  Evaluation 
and mitigation shall be at the applicant’s sole expense. 
 
If human remains are encountered, all work must stop in the immediate vicinity of the discovered 
remains, and the contractor/applicant must immediately notify Permit Sonoma Staff, the Tribe’s THPO 
or designated representative, and the County Coroner pursuant to State law so that an evaluation can 
be performed.  If the remains are deemed to be Native American, the Native American Heritage 
Commission must be contacted by the Coroner so that a “Most Likely Descendant” can be designated 
and the appropriate provisions of the California Government Code and California Public Resources 
Code would be followed.” 
 
Mitigation Monitoring 
 
Mitigation Monitoring CUL-1, -CUL-2, -CUL-3: 
Grading and building permits shall not be approved for issuance by Permit Sonoma - Project Review 
Staff until the contact information for the designated Tribal Monitor is provided, and a Worker 
Environmental Awareness Program training has occurred and confirmed by the designated Tribal 
Monitor, and the above unanticipated discovery pro9tocnotes pertaining to are printed on the building, 
grading and improvement plans. The applicant shall provide a contact with a qualified Tribal Monitor 
representing the Graton Rancheria Tribe to monitor ground disturbing activities to Permit Sonoma. 
 

c) Disturb any human remains, including those interred outside of dedicated cemeteries? 
 
Comment: 
No burial sites are known within the project boundary, and most of the project site has already been 
disturbed by past construction. Mitigation measure CUL-3 would reduce the impact to less than 
significant. 

 
Significance Level: Less than Significant with Mitigation Incorporated 

6.   ENERGY  
 
Would the project: 
 
a)   Result in potentially significant environmental impact due to wasteful, inefficient, or 
unnecessary consumption of energy resources, during project construction or operation? 
 

Comment: 
Short-term energy demand is associated with the project construction activities. Construction energy 
usage would include vehicle trips for workers and vendors, and off-road construction equipment 
usage. Long-term, operational energy usage for the hotel would include vehicle trips of employees 
and guests, electricity for lighting, water conveyance and climate control, and natural gas usage. 
Similarly, the residential operational energy usage would include vehicle trips for residents and 
visitors, electricity for lighting, water conveyance and climate control, and natural gas usage. 
 
Energy consumption for project construction would primarily be in the form of gasoline and diesel 
fuels. Standard conditions for minimization of idling would be applied to the project and would also 
reduce the overall fuel consumption (AIR-1). Due to the relatively small size of the project, 



Initial Study 
Page 1 

File# PLP19-0044   
 

construction would not be expected to result in a significant impact for demand on Bay Area fuel 
suppliers. Impacts would be less than significant. 
 
Operation of the proposed project would increase energy consumption relative to existing conditions 
in Sonoma County. However, this increase in energy usage would not represent a substantial 
increase, nor would it be inefficient because of the energy efficiency requirements required by the 
California Building Code and other energy efficiency features of the project, such as rooftop solar 
panels and energy efficient windows and doors. Impacts would be less than significant. 
 
Significance Level: Less than significant 
 

b)   Conflict with or obstruct a state or local plan for renewable energy or energy efficiency? 
 

Comment:  
The proposed project would comply with Sonoma County Ordinance 7D2-1, which pertains to energy 
efficiency, and Title 24, Part 6 of the California Code of Regulations, Building Energy Efficiency 
Standards.  Impacts would be less than significant.  
 
Significance Level: Less than significant 
 

7.   GEOLOGY 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 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. 

 
Existing geologic conditions that could affect new development are considered in this analysis. 
Impacts of the environment on the project are analyzed as a matter of County policy and not because 
such analysis is required by CEQA. 

 
Comment: 
The project site is not within a fault hazard zone as defined by the Alquist-Priolo fault maps, and is 
approximately four miles from the nearest known fault zone. 
 
Significance Level: No Impact 

 
ii. Strong seismic ground shaking? 

 
Comment: 
All of Sonoma County is subject to seismic shaking that would result from earthquakes along the San 
Andreas, Healdsburg-Rodgers Creek, and other faults. By applying geotechnical evaluation 
techniques and appropriate engineering practices, potential injury and damage from seismic activity 
can be diminished, thereby exposing fewer people and less property to the effects of a major 
damaging earthquake. The design and construction of new structures are subject to engineering 
standards of the California Building Code (CBC), which take into account soil properties, seismic 
shaking and foundation type. Project conditions of approval require that building permits be obtained 
for all construction and that the project meet all standard seismic and soil test/compaction 
requirements. The project would therefore not expose people to substantial risk of injury from seismic 
shaking.  The following mitigation measures will ensure that potential impacts are reduced to less 
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than significant levels. 
 
Significance Level:  
Less than Significant with Mitigation Incorporated 

 
Mitigation: 
 
Mitigation Measure GEO-1 
All earthwork, grading, trenching, backfilling and compaction operations shall be conducted in 
accordance with the County Subdivision Ordinance (Chapter 25, Sonoma County Code). All 
construction activities shall meet the California Building Code regulations for seismic safety.  
Construction plans shall be subject to review and approval of Permit Sonoma prior to the issuance of 
a building permit.  All work shall be subject to inspection by Permit Sonoma and must conform to all 
applicable code requirements and approved improvement plans prior to the issuance of a certificate 
of occupancy. 
 
Mitigation Monitoring GEO-1 
Building/grading permits for ground disturbing activities shall not be approved for issuance by Project 
Review staff until the above notes are printed on applicable building, grading and improvement plans.  
The applicant shall be responsible for notifying construction contractors about code requirement. 

 
iii. Seismic-related ground failure, including liquefaction? 

 
Comment: 
Strong ground shaking can result in liquefaction, the sudden loss of shear strength in saturated sandy 
material, resulting ground failure.  The pr6oject site is located within a medium liquefaction hazard 
area according to the Sonoma County General Plan 2020 public safety element.  Therefore the 
property has the potential to experience liquefaction and settlement during a seismic event.  The 
geotechnical reports prepared by Rockridge Geotechnical and PJC & Associates concluded that the 
soils on the project site are not prone to liquefaction and the risk is low. All structures will be required 
to meet building permit requirements, including seismic safety standards and soil test/compaction 
requirements.  Implementation of Mitigation Measures GEO-1, above would reduce any impacts to 
less than significant. 
 
Significance Level: Less than Significant with Mitigation Incorporated 
 
Mitigation Measure GEO-2 
The design of all earthwork, cuts and fills, drainage, pavements, utilities, foundations and structural 
components shall conform with the specifications and criteria contained in the project geotechnical 
reports prepared by Rockridge Geotechnical and PJC & Associates. The geotechnical engineer shall 
submit an approval letter for the engineered grading plans prior to issuance of the grading permit. 
Prior to final of the grading permit the geotechnical engineer shall also inspect the construction work 
and shall certify to Permit Sonoma, prior to the acceptance of the improvements or issuance of a 
certificate of occupancy that the improvements have been constructed in accordance with the 
geotechnical specifications. 
 
Mitigation Monitoring GEO-2 
Permit Sonoma Plan Check staff will ensure plans are in compliance with geotechnical requirements.  
Permit Sonoma inspectors will ensure construction is in compliance with geotechnical requirements. 

 
iv. Landslides? 

 
Comment: 
Steep slopes characterize much of Sonoma County, particularly the northern and eastern portion of 
the County.  Where these areas are underlain by weak or unconsolidated earth materials landslides 
are a hazard. If the project includes structures located in the footprint of a mapped landslide or within 
a landslide hazard area building or grading could destabilize slopes resulting in slope failure. The 
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project would be located in a Class 0 Landslide Hazard Area according to the General Plan Public 
Safety Element, Figure PS-1d. This area is characterized as having no slopes and weak rocks. 
Therefore, the project site would not be susceptible to landslides. All structures will be required to 
meet building permit requirements, including seismic safety standards and soil test/compaction 
requirements.  Implementation of Mitigation Measures GEO-1, above would reduce any impacts to 
less than significant. 

 
Significance Level: No Impact  

 
b) Result in substantial soil erosion or the loss of topsoil? 
 

Comment: 
The project includes grading, cuts and fills which require the issuance of a grading permit. Improper 
grading, both during and post construction, has the potential to increase the volume of runoff from a 
site which could have adverse downstream flooding and further erosional impacts, and increase soil 
erosion on and off site which could adversely impact downstream water quality. 
 
Erosion and sediment control provisions of the Drainage and Storm Water Management Ordinance 
(Chapter 11, Sonoma County Code) and Building Ordinance (Chapter 7, Sonoma County Code) 
requires implementation of flow control best management practices to reduce runoff.  The Ordinance 
requires treatment of runoff from the two year storm event.  Required inspection by Permit Sonoma 
staff insures that all grading and erosion control measures are constructed according to the approved 
plans.  These ordinance requirements and adopted best management practices are specifically 
designed to maintain potential water quantity impacts at a less than significant level during and post 
construction. 
 
In regard to water quality impacts, County grading ordinance design requirements, adopted County 
grading standards and best management practices (such as silt fencing, straw wattles, construction 
entrances to control soil discharges, primary and secondary containment areas for petroleum 
products, paints, lime and other materials of concern, etc.), mandated limitations on work in wet 
weather, and standard grading inspection requirements, are specifically designed to maintain 
potential water quality impacts at a less than significant level during project construction. 
 
For post construction water quality impacts, adopted grading permit standards and best management 
practices require that storm water to be detained, infiltrated, or retained for later use.  Other adopted 
water quality best management practices include storm water treatment devices based on filtering, 
settling or removing pollutants.  These construction standards are specifically designed to maintain 
potential water quality grading impacts at a less than significant level post construction. 
 
The County adopted grading ordinances and standards and related conditions of approval which 
enforce them are specific, and also require compliance with all standards and regulations adopted by 
the State and Regional Water Quality Control Board, such as the Standard Urban Stormwater 
Mitigation Plan (SUSMP) requirements, Low Impact Development and any other adopted best 
management practices.  Therefore, no significant adverse soil erosion or related soil erosion water 
quality impacts are expected given the mandated conditions and standards that need to be met.  See 
further discussion of related issues (such as maintenance of required post construction water quality 
facilities) refer to the Hydrology and Water Quality. 
 
If project construction were to occur during wet weather however, it is possible that stormwater could 
carry soil offsite into local storm drains.  This impact can be reduced to less than significant by using 
standard construction erosion control measures at the project site and including conditions of 
approval that prohibit grading when rain is in the forecast (ABAG, 1995).  
 
Significance Level: Less than Significant with Mitigation Incorporated 

 
Mitigation: 
Mitigation Measure GEO-3 
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The project site will be inspected following the first heavy rain, during the middle of the rainy season 
and at the end of the rainy season following construction.  During each visit, areas of significant 
erosion or erosion control device failure shall be noted and appropriate remedial actions taken. 

 
Mitigation Measure GEO-4 
The applicant shall submit an Erosion and Sediment Control Plan prepared by a registered 
professional engineer as an integral part of the grading plan.  The Erosion and Sediment Control Plan 
shall be subject to review and approval of the Permit Sonoma prior to the issuance of a grading 
permit.  The Plan shall include temporary erosion control measures to be used during construction of 
cut and fill slopes, excavation for foundations, and other grading operations at the site to prevent 
discharge of sediment and contaminants into the drainage system.  The Erosion and Sediment 
Control Plan shall include the following measures as applicable: 
 
a. Throughout the construction process, ground disturbance shall be minimized and existing 

vegetation shall be retained to the extent possible to reduce soil erosion.  All construction and 
grading activities, including short-term needs (equipment staging areas, storage areas and field 
office locations) shall minimize the amount of land area disturbed.  Whenever possible, existing 
disturbed areas shall be used for such purposes. 

b. All drainage ways, wetland areas and creek channels shall be protected from silt and sediment 
in storm runoff through the use of silt fences, diversion berms and check dams.  Fill slopes shall 
be compacted to stabilize.  All exposed surface areas shall be mulched and reseeded and all cut 
and fill slopes shall be protected with hay mulch and /or erosion control blankets as appropriate. 

c. All erosion control measures shall be installed according to the approved plans prior to the onset 
of the rainy season but no later than October 15th.  Erosion control measures shall remain in 
place until the end of the rainy season, but may not be removed before April 15th. The applicant 
shall be responsible for notifying construction contractors about erosion control requirement. 

 
Mitigation Monitoring 
Mitigation Monitoring GEO-3 
The project site shall be inspected by County staff after storm events that produce 1 inch of rain or 
greater within 24 hour period in the Santa Rosa area.  During every inspection, areas of significant 
erosion or erosion control device failure shall be noted and appropriate remedial actions will be taken 
as soon as practical.  If erosion control measures appear to be effective for three consecutive site 
inspections following 1-inch storm events, then site inspections will only be required following storm 
events that result in 2 inches of rain, or greater, within a 24-hour period in the Santa Rosa area. 
 
At the end of the rainy season, County staff shall re-inspect the site and evaluate the effectiveness of 
the erosion control measures that were used.  If there were problem areas at the site, 
recommendations will be made to improve methods used in subsequent projects. 
 
Mitigation Monitoring GEO-4 
Building and grading permits for ground disturbing activities shall not be approved for issuance by 
Project Review staff until the above notes are printed on applicable building, grading and 
improvement plans.  

 
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? 

 
Comment: 
The project site is subject to seismic shaking and other geologic hazards as described in item 6.a.ii, 
iii, and iv, above.  Refer back to appropriate mitigation measures. 
 
Significance Level: Less than Significant with Mitigation Incorporated 
 
Mitigation: 
Implement Mitigation Measures GEO-1, GEO-2, GEO-3, and GEO-4 
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Mitigation Monitoring: 
See Mitigation Monitoring GEO-1, GEO-2, GEO-3, and GEO-4 

 
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?     
 

Comment: 
Table 18-1-B of the Uniform Building Code is an index of the relative expansive characteristics of soil 
as determined through laboratory testing.  For the proposed project, soils at the site have been tested 
for their expansive characteristics.  The geotechnical reports evaluated the site, and samples were 
determined to have relatively low expansion potential. With implementation of these mitigation 
measures, combined with conformance with standard CBC and other applicable State and local 
regulations (all of which shall be required as conditions of approval for the project), potential hazards 
from expansive soils would be less than significant. 

 
Significance Level: Less than Significant  

 
e) Have soils incapable of adequately supporting the use of septic tanks or alternative waste 

water disposal systems where sewers are not available for the disposal of waste water? 
 

Comment: The project will be served by public sewer for disposal of wastewater. 
 
Significance Level: No Impact  
 

f) Directly or indirectly destroy a unique paleontological resource or site or unique geologic 
feature?  
 
Comment: 
Paleontological resources include fossil remains, and fossil localities and rock or soil formations that 
have produced fossil material. A Cultural Resources Evaluation was prepared for the project by 
professional archaeologists on February 1, 2019. Notifications for consultation with tribes in 
compliance with AB-52 were sent in November 2019 and representatives of Graton Rancheria 
requested consultation. Based on staff review of the evaluation and proximity to Agua Caliente Creek, 
a subsurface exploration report was prepared on March 26, 2020. The report and recommendations 
were sent to Rancheria representatives. 
 
As part of the subsurface investigation, fourteen auger holes or shovel pits were excavated up to a 
depth of three feet. The subsurface investigation yielded two 5-millimeter obsidian chips. Additional 
auger holes were excavated near to the location of the obsidian chips to determine whether the 
obsidian was indicative of an archeological deposit. No additional archeological materials were found. 
The archeologist concluded that there was no evidence to suggest the presence of an archeological 
site within the project area and that the project could proceed with mitigations. The archeologist 
recommended training for the contractor in cultural resources awareness prior to ground-disturbing 
activities. The protocol for unanticipated discovery of archeological resources is also a condition of 
permit approval. 

 
Significance Level: Less than Significant Impact with Mitigation 
 
Mitigation: 
Mitigation Measure GEO-5: If paleontological resources are found, all earthwork in the vicinity of the 
find shall cease, and Permit Sonoma staff shall be notified so that the find can be evaluated by a 
qualified paleontologist.  When contacted, a member of Permit Sonoma project review staff and 
paleontologist shall visit the site to determine the extent of the resource and to develop proper 
mitigation measures required for the discovery.  No further grading in the vicinity of the find shall 
commence until a mitigation plan is approved and completed subject to the review and approval of 
the paleontologist and project review staff.  
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Mitigation Monitoring: 
Mitigation Monitoring GEO-5:  Permit Sonoma shall be consulted if a paleontological resource is 
discovered onsite, and shall review and approve paleontologist-recommended measures to recover 
or preserve any data or paleontological resources before ground-disturbing activities may continue. 

 

8. GREENHOUSE GAS EMISSIONS: 
 
Information on the scientific and regulatory background, quantification methodologies, detailed project 
emissions calculations, were obtained from the technical report “Verano Hotel and Housing Greenhouse 
Gas Technical Report”, completed by ESA in April 2021.  
     
Regulatory Setting 
 
Executive Order S-3-05 
The Governor announced on June 1, 2005, through Executive Order S-3-05, the following GHG emission 
reduction targets: 
• By 2010, California shall reduce GHG emissions to 2000 levels; 
• By 2020, California shall reduce GHG emissions to 1990 levels; and 
• By 2050, California shall reduce GHG emissions to 80 percent below 1990 levels. 

 
Executive Order B-30-15 
On April 29, 2015, Governor Brown issued Executive Order B-30-15. Therein, the Governor directed the 
following: 
• Established a new interim statewide reduction target to reduce GHG emissions to 40 percent below 

1990 levels by 2030. 
• Ordered all state agencies with jurisdiction over sources of GHG emissions to implement measures 

to achieve reductions of GHG emissions to meet the 2030 and 2050 reduction targets. 
• Directed CARB to update the Climate Change Scoping Plan to express the 2030 target in terms of 

million metric tons of carbon dioxide equivalent. 
 
California Global Warming Solutions Act of 2006 (AB 32) 
In 2006, the California State Legislature adopted Assembly Bill (AB) 32 (codified in the California Health 
and Safety Code [HSC], Division 25.5 – California Global Warming Solutions Act of 2006),which focuses 
on reducing GHG emissions in California to 1990 levels by 2020. HSC Division 25.5 defines GHGs as 
CO2, CH4, N2O, HFCs, PFCs, and SF6 and represents the first enforceable statewide program to limit 
emissions of these GHGs from all major industries with penalties for noncompliance. The law further 
requires that reduction measures be technologically feasible and cost effective. Under HSC Division 25.5, 
CARB has the primary responsibility for reducing GHG emissions. CARB is required to adopt rules and 
regulations directing state actions that would achieve GHG emissions reductions equivalent to 1990 
statewide levels by 2020. 
 
A specific requirement of AB 32 was to prepare a Climate Change Scoping Plan for achieving the 
maximum technologically feasible and cost-effective GHG emission reduction by 2020. CARB developed 
and approved the initial Scoping Plan in 2008, outlining the regulations, market-based approaches, 
voluntary measures, policies, and other emission reduction programs that would be needed to meet the 
2020 statewide GHG emission limit and initiate the transformations needed to achieve the State’s long-
range climate objectives. 
 
The First Update to the Scoping Plan was approved by CARB in May 2014 and built upon the initial 
Scoping Plan with new strategies and recommendations. In 2014, CARB revised the target using the 
GWP values from the IPCC AR4 and determined that the 1990 GHG emissions inventory and 2020 GHG 
emissions limit is 431 MMTCO2e. CARB also updated the State’s  BAU 2020 emissions estimate to 
account for the effect of the 2007–2009 economic recession, new estimates for future fuel and energy 
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demand, and the reductions required by regulation that were adopted for motor vehicles and renewable 
energy. 
 
Senate Bill 97 
SB 97, enacted in 2007, directed OPR to develop California Environmental Quality Act (CEQA) 
Guidelines (CEQA Guidelines) “for the mitigation of GHG emissions or the effects of GHG emissions.” In 
December 2009, OPR adopted amendments to the CEQA Guidelines, Appendix G Environmental 
Checklist, which created a new resource section for GHG emissions and indicated criteria that may be 
used to establish significance of GHG emissions. Appendix F of the CEQA Guidelines states that, in order 
to ensure that energy implications are considered in project decisions, the potential energy implications of 
a project shall be considered in an EIR, to the extent relevant and applicable to the project. Appendix F of 
the CEQA Guidelines further states that a project’s energy consumption and proposed conservation 
measures may be addressed, as relevant and applicable, in the Project Description, Environmental 
Setting, and Impact Analysis portions of technical sections, as well as through mitigation measures and 
alternatives. 
 
Senate Bill 32 and Assembly Bill 197 
In 2016, Senate Bill (SB) 32 and its companion bill AB 197, amended HSC Division 25.5 and established 
a new climate pollution reduction target of 40 percent below 1990 levels by 2030, while including 
provisions to ensure the benefits of state climate policies reach into disadvantaged communities. 
 
2017 Climate Change Scoping Plan Update 
In response to SB 32 and the 2030 GHG reduction target, CARB approved the 2017 Climate Change 
Scoping Plan Update (2017 Scoping Plan Update) in December 2017. The 2017 Scoping Plan Update 
outlines the proposed framework of action for achieving the 2030 GHG target of 40 percent reduction in 
GHG emissions relative to 1990 levels (CARB, 2017). CARB determined that the target Statewide 2030 
emissions limit is 260 MMTCO2e, and that further commitments will need to be made to achieve an 
additional reduction of 50 MMTCO2e beyond current policies and programs. The cornerstone of the 2017 
Scoping Plan Update is an expansion of the Cap-and-Trade program to meet the aggressive 2030 GHG 
emissions goal and ensure achievement of the 2030 limit set forth by Executive Order B-30-15. 
 
In the Update, CARB recommends statewide targets of no more than six metric tons CO2e per capita by 
2030 and no more than two metric tons CO2e per capita by 2050. CARB acknowledges that since the 
statewide per capita targets are based on the statewide GHG emissions inventory that includes all 
emissions sectors in the State, it is appropriate for local jurisdictions to derive evidence-based local per-
capita goals based on local emissions sectors and growth projections. To demonstrate how a local 
jurisdiction can achieve their long-term GHG goals at the community plan level, CARB recommends 
developing a geographically-specific GHG reduction plan (i.e., climate action plan) consistent with the 
requirements of CEQA Section 15183.5(b). A so- called “CEQA-qualified” GHG reduction plan, once 
adopted, can provide local governments with a streamlining tool for project-level environmental review of 
GHG emissions, provided there are adequate performance metrics for determining project consistency 
with the plan. 
 
Sonoma County Regional Climate Action Plan 
Climate Action 2020 and Beyond (CA2020) was the regional climate action plan for Sonoma County, 
adopted by the Sonoma County Regional Climate Protection Authority (RCPA) on July 11, 2016. CA2020 
was not adopted as a qualified GHG reduction plan due to legal challenges and subsequent court 
decision. However, the underlying GHG emissions analysis and GHG inventory provides the basis for 
deriving a GHG threshold of significance.  
 
California CEQA Guidelines 
State CEQA Guidelines section 15064.4 specifically addresses the significance of GHG emissions, 
requiring a lead agency to make a “good-faith effort” to “describe, calculate or estimate” GHG emissions 
in CEQA environmental documents. Section 15064.4 further states that the analysis of GHG impacts 
should include consideration of (1) the extent to which the project may increase or reduce GHG 
emissions, (2) whether the project emissions would exceed a locally applicable threshold of significance, 
and (3) the extent to which the project would comply with “regulations or requirements adopted to 
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implement a statewide, regional, or local plan for the reduction or mitigation of greenhouse gas 
emissions.”  
 
The CEQA Guidelines do not require or recommend a specific analytical methodology or provide 
quantitative criteria for determining the significance of GHG emissions, nor do they set a numerical 
threshold of significance for GHG emissions. The 2009 amendments also include a new Subdivision 
15064.7(c) which clarifies that in developing thresholds of significance, a lead agency may appropriately 
review thresholds developed by other public agencies, or recommended by other experts, provided the 
decision of the lead agency to adopt such thresholds is supported by substantial evidence. 
 
The California Natural Resources Agency has also clarified that the amended CEQA Guidelines focus on 
the effects of GHG emissions as cumulative impacts, and that they should be analyzed in the context of 
CEQA’s requirements for cumulative impact analysis (see Section 15064(h)(3)). 
 
CEQA Guidelines section 15126.4(c) includes the following direction on measures to mitigate GHG 
emissions, when such emissions are found to be significant: 
 
Consistent with Section 15126.4(a), lead agencies shall consider feasible means, supported by 
substantial evidence and subject to monitoring or reporting, of mitigating the significant effects of 
greenhouse gas emissions. Measures to mitigate the significant effects of greenhouse gas emissions 
may include, among others: 

(1) Measures in an existing plan or mitigation program for the reduction of emissions that are 
required as part of the lead agency’s decision; 

(2) Reductions in emissions resulting from a project through implementation of project features, 
project design, or other measures; 

(3) Off-site measures, including offsets that are not otherwise required, to mitigate a project’s 
emissions; 

(4) Measures that sequester greenhouse gases;  
 
Significance Criteria 
 
Amendments to Section 15064.4 of the State CEQA Guidelines were adopted to assist lead agencies in 
determining the significance of the impacts of GHG emissions. Section 15064.4 gives lead agencies the 
discretion to assess emissions quantitatively or qualitatively. The CEQA Guidelines do not establish a 
threshold of significance. Lead agencies are granted discretion to establish significance thresholds for their 
respective jurisdictions, including looking to thresholds developed by other public agencies or other 
experts, so long as any threshold chosen is supported by substantial evidence.  

The BAAQMD’s 2017 CEQA Air Quality Guidelines establish three potential thresholds for analyzing the 
GHG emissions associated with land use development projects: 

• A mass emissions threshold of 1,100 MTCO2e per year, or 

• A GHG efficiency threshold of 4.6 MTCO2e per service population (SP, equal to project jobs 
+ project residents). 

• Compliance with a qualified Climate Action Plan, with a goal consistent with AB 32, 
 
The BAAQMD mass emissions threshold of 1,100 MTCO2e per year was designed for the District to meet 
the statewide goal of reducing GHG emissions to 1990 levels by 2020 by accounting for the Bay Area’s 
share of GHG emissions reduction beyond that achievable at the state level. It is based on the AB 32 
GHG reduction goals and a “gap analysis” that attributes an appropriate share of GHG emissions 
reductions to new projects in BAAQMD’s jurisdiction. The District has not yet developed a corresponding 
threshold that extends beyond 2020 to be aligned with the SB 32 target for 2030. Therefore, BAAQMD’s 
existing GHG threshold is not appropriate for analyzing the impacts of the proposed Project without 
adjusting it to be consistent with SB 32. 
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Similarly, the BAAQMD efficiency threshold (4.6 MTCO2e) was derived by dividing the AB 32 GHG 
reduction target for land use development emissions in California by the estimated 2020 population and 
employment level. Similar to the mass emissions threshold, this efficiency threshold does not consider the 
statewide emissions target mandated by SB 32 for 2030, and for projects built out after 2020 must be 
adjusted to be consistent with the SB 32 target. As such, an adjusted efficiency threshold consistent with 
SB 32 is derived as 40 percent below BAAQMD’s 2020 efficiency threshold, which is equivalent to 2.8 
MTCO2e per service population. This is a conservative approach to the significance threshold because 
the proposed Project will be fully operational in 2022, which is well before 2030 the SB 32 target, and 
prior to when several State actions that would reduce the project’s emissions will be in effect (e.g., the 
Advanced Clean Car initiative; electric vehicle mandates; and RPS mandates). 
 
The underlying GHG emissions analysis in CA2020 provides the basis for deriving a threshold of 
significance for the project. A project efficiency threshold was derived using the County’s GHG reduction 
goals as expressed in CA2020, and the County’s land uses and growth patterns. CA2020 establishes a 
countywide GHG reduction target of 25 percent below 1990 levels by the year 2020. For the County’s 
land use sector this 2020 target is equivalent to 2,631,000 MTCO2e per year, or approximately 3.6 
MTCO2e/SP based on the County’s population and employment figures. This efficiency metric for 2020 is 
more aggressive than BAAQMD’s efficiency metric for 2020 of 4.6 MTCO2e/SP.  
 
In 2016, Senate Bill (SB) 32 and its companion bill AB 197, amended HSC Division 25.5 and established 
a new climate pollution reduction target of 40 percent below 1990 levels by 2030. Consistency with the 
2017 Scoping Plan Update is an appropriate metric by which to determine the significance of a project’s 
GHG emissions. CEQA Guidelines Section 15064.4(b)(3) states that a lead agency “may consider a 
project’s consistency with the State’s long-term climate goals or strategies” when determining the 
significance of a project’s impacts. In Newhall, the California Supreme Court sanctioned the use of such a 
threshold. In Newhall, the Court held that assessing a project’s GHG impacts based on a “consistency 
with a GHG emission reduction plan” threshold of significance is legally permissible under CEQA. 
 
Using the 1990 emissions estimate presented in CA2020, and adjusting it to include land use sector only, 
this is equivalent to 2,104,800 MTCO2e per year, or approximately 2.7 MTCO2e/SP based on the 
County’s population and employment figures, as shown in Table 7.  
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Table 7, Sonoma County GHG Efficiency Threshold Derivation  

Emission Source 2020 2030 

County Target Emissions – Land Use Sector Only (MTCO2e) a, b 2,631,000 2,104,800 

County Population 507,727 540,608 

County Employment 230,151 238,601 

County Service Population (SP) 737,878 779,209 

County GHG Efficiency Metric (MTCO2e /SP) 3.6 2.7 

BAAQMD Efficiency Threshold (2020 and interpolated for 2030) 4.6 2.8 

 
The use of an efficiency metric as a project-specific threshold of significance is supported in the literature 
by a number of sources. OPR’s 2018 Discussion Draft: CEQA and Climate Change states that an 
efficiency metric is an appropriate method to determine significance: 
“A significance threshold that is based on an efficiency metric—rather than an absolute number— would 
allow lead agencies to compare projects of various types, sizes, and locations equally, and determine 
whether a project is consistent with the State’s reduction goals.” However, OPR also states that such an 
efficiency metric must be supported by substantial evidence that the metric appropriately considers the 
project at hand relative to the overall target used to derive the threshold and that the threshold is aligned 
with the methods used to develop the GHG target.” 
 
In the recent legal case, Center for Biological Diversity v. Department of Fish & Wildlife (2015) 62 Cal.4th 
at pp. 219‐220 (“Newhall”), the California Supreme Court explained that an efficiency metric is an 
appropriate method to measure impacts that are global, such as GHG emissions: “For projects, like the 
present residential and commercial development, which are designed to accommodate long‐term growth 
in California's population and economic activity, this fact gives rise to an argument that a certain amount 
of greenhouse gas emissions is as inevitable as population growth. Under this view, a significance 
criterion framed in terms of efficiency is superior to a simple numerical threshold because CEQA is not 
intended as a population control measure”. 
 
In Golden Door Properties, LLC v County of San Diego et al. (2018) 27 Cal.App.5th 892 (“Golden Door”), 
the California Supreme Court likewise supported the use of an efficiency metric, provided that the EIR 
present substantial evidence that the citywide 2030 efficiency target (whether for individual sectors or for 
total citywide emissions for all sectors) is appropriate at the project-level, how it accounts for variations 
between different types of development within the City, and how it accounts for the differences in 
emissions intensities for new development versus existing development within the City.  
 
The efficiency metric of 2.7 MTCO2e/SP is appropriate for the proposed Project because it is based on 
an emissions profile and socioeconomic/land use growth characteristics that are representative of the 
Project’s location (i.e., specific to Sonoma County). It accounts for land use growth within the County 
specifically, since it is derived from CA2020’s land use and GHG emissions forecasts. The 2.7 
MTCO2e/SP efficiency metric represents what is needed for the County to achieve a 2030 target 
consistent with the state’s 2030 target per SB 32, based on the County’s land use and emissions profile. 
It also considers the fair share of GHG reductions that new development must contribute toward the 
CA2020 targets for 2020 and 2030, and is slightly more conservative than the 2.8 MTCO2e/SP efficiency 
threshold derived from BAAQMD’s 2020 threshold (see Table 7 above). For a project built out and fully 
operational in 2022, such as the proposed Project, this is a conservative threshold that is well ahead of 
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the linear trajectory toward the statewide and County targets for 2030. It is also more specific to new 
development projects within the County than the adjusted BAAQMD threshold. When considered 
altogether, these facts address the concerns raised by the California Supreme Court in the Newhall and 
Golden Door decisions. 
 
This threshold also assures that the entire emissions profile of the proposed Project would meet the 
efficiency standard set by the County, and accounts for different emissions intensities for each emissions 
sector to contribute to the overall target for all land use-related emissions. Therefore, it is an appropriate 
threshold by which to evaluate the environmental impact of the proposed Project’s GHG emissions. 
 
 
a) Would the project generate greenhouse gas emissions, either directly or indirectly, that may 

have a significant impact on the environment? 

1. Generate GHG emissions, either directly or indirectly, that may have a significant 
impact on the environment? 

 
Comment: 
The first threshold is representative of the County’s population and jobs data, its GHG emissions from 
local land uses, and the State’s GHG emissions target as mandated by SB 32. It represents an 
interpolation between the County’s 2020 and 2030 gross emissions targets described in CA2020. 
 
The second threshold requires an assessment of the proposed Project’s consistency with applicable 
plans, policies, or regulations adopted for the purpose of reducing the emissions of GHGs, including 
Moving Forward 2040, Plan Bay Area 2040, CARB’s 2017 Climate Change Scoping Plan Update, and 
Executive Order S-3-05.  
 
The following analysis of the proposed project’s impact on climate change focuses on the proposed 
project’s contribution to cumulatively significant GHG emissions.  
 
Sonoma County Greenhouse Gas Emissions Inventory 
The Sonoma County Regional Climate Protection Authority (RCPA) has prepared a GHG emissions 
inventory to track the county’s progress towards achieving their climate action goals. An initial baseline 
inventory was prepared based on 2010 data and reported a total of 3,602,000 MTCO2e. A subsequent 
2015 inventory prepared by RCPA showed an 11,000 MTCO2e net increase from 2010 in countywide 
GHG emissions. A summary of unincorporated Sonoma County GHG emissions for 2010 and 2015 is 
provided in Table 8, Unincorporated Sonoma County Greenhouse Gas Emissions. 
 
Table 8, Unincorporated Sonoma County Greenhouse Gas Inventory 

Source 

2010 2015 
Emissions 
(MTCO2e) 

% Total Emissions 
(MTCO2e) 

% Total 

On-Road Transportation 590,970  58.70% 672,050 68.35% 
Building Energy 350,995 34.86% 226,070 22.99% 
Solid Waste 25,905 2.57% 41,013 4.17% 
Off-Road Transportation and Equipment 26,942 2.68% 31,677 3.22% 
Water and Wastewater 11,994 1.19% 12,446 1.27% 
Total Unincorporated County 1,006,806  983,256  

 
The GHG quantification analysis relies on calculation guidance from state and regional agencies such as 
CARB and BAAQMD. The project’s emissions from construction and operation were estimated using the 
California Emissions Estimator Model (CalEEMod) version 2016.3.2, a statewide land use emissions 
computer model designed to provide a uniform platform to quantify potential criteria pollutant and GHG 
emissions from projects. 
 
Existing Condition Emissions 
The project site, located on Verano Avenue across from Maxwell Farms Regional Park in Sonoma, CA, is 
made up of three undeveloped parcels. There are no existing GHG emissions sources present at the site. 
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As such, there are no operational GHG emissions associated with existing conditions. 
 
Construction Emissions 
Construction emissions were estimated using CalEEMod, and assumptions associated with construction 
activities were provided by the project applicant. The only assumptions that differed from the prior 
assessment were the number of units and the floor area for both the hotel and residential land uses, as 
updated by the Project Applicant. The results of the construction emission calculations are reported by 
land use in Table 9, Construction Greenhouse Gas Emissions. 
 

Table 9, Construction Greenhouse Gas Emissions 
 
Construction Year 

Emissions (MTCO2e) 

Housing Hotel 

2021 
 
 

95 72 

2022 72 55 

Total Construction Emissions 167 127 

 
Although GHGs generated during construction are considered temporary, in that they would only occur 
for a few years during construction, it is important to include them when assessing the long-term GHG 
emissions associated with a project. Construction-related GHG emissions were amortized over 30 years, 
which is a commonly accepted method for including construction emissions as part of the proposed 
Project’s average annual emissions. This approach ensures that mitigation measures will address 
construction GHG emissions as part of the operational GHG reduction strategies. Due to the potential 
persistence of GHGs in the environment, construction period impacts are not assessed independently of 
operational-period impacts, which are discussed in the next section. 
 
Operational Emissions 
Maximum annual net GHG emissions resulting from energy use (i.e., electricity and natural gas), 
transportation, area sources, water, and solid waste for full build-out Project operations in 2022 were 
estimated using CalEEMod and supplemented with external calculations, as discussed above. Annual 
operational emissions, including amortized construction emissions, without implementation of mitigation 
measures, are estimated to be 768 MTCO2e for the housing component and 1,201 MTCO2e for the 
hotel, for a Project total of 1,969 MTCO2e. A breakdown of these operational emissions is provided in 
Table 11, Annual Operational Greenhouse Gas Emissions and a derivation of the proposed Project’s 
anticipated service population is shown in Table 10, Project Service Population. 
 

Table 10, Project Service Population 
Population Type Population 
Housing Residents 240 
Hotel Employees – Full Time 40 
Total Service Population 280 

 
As shown in Table 11, operation of the proposed Project would exceed the significance threshold of 2.7 
MTCO2e/SP by 4.3 MTCO2e/SP for a total of 7.0 MTCO2e/SP. Based on the service population of 280, 
the emissions allowed under the threshold are 756 MTCO2e per year, and the exceedance is equivalent 
to 1,213 MTCO2e per year. Therefore, the proposed Project would have a potentially significant impact 
with regard to GHG emissions and Mitigation Measures GHG-1a, GHG-1b, GHG-1c, and GHG-1d would 
be required (see below). 
 
 

Table 11, Annual Operational Greenhouse Gas Emissions 

Emission Source 

Annual Emissions (MTCO2e) 

Housing Hotel 
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Area Sources 0.5 0.4 

Energy 8 235 

Mobile 732 925 

Hotel Employees  77 

Hotel Guests  840 

Hotel Deliveries  8 

Waste 17 33 

Water 5 3 

Total Operational Emissions 762 1,196 

Amortized Construction Emissions 5.6 4.2 

Total Annual Project Emissions 768 1,201 

Percentage of Emissions by Land Use 39% 61% 

Project Service Population 240 40 

Project Efficiency Metric (MTCO2e/SP) 7.0 

Threshold (MTCO2e/SP) 2.7 

Exceeds Threshold? Yes 

Emissions Allowed Under Threshold (MTCO2e/year) 756 

Emissions in Exceedance of Threshold (MTCO2e/year) 
 

1,213 

Emission Reductions Needed by Land Use (MTCO2e/year) 473 740 
Note: Values may not add precisely to totals due to rounding. 
  

Significance Level: Less than Significant with Mitigation Incorporated 
 

Mitigation: 
 
Mitigation Measure GHG-1a: Solar Hot Water Heaters. 
The Hotel Owner shall install a solar hot water heater system on the hotel roof. The system at 
minimum shall be 53 kilowatt-thermal (approximately 820 square feet) in size. This feature shall 
be submitted to the County for review and approval and be included on the proposed Project 
drawings submitted for the construction-related permit or on other documentation submitted to the 
County. GHG emission reductions achieved through implementation of this measure will be 
monitored and enforced through Mitigation Measure GHG-1d and GHG-1e below. 
 
Mitigation Measure GHG-1b: Reduce Natural Gas Use in Hotel Kitchens. 
The Hotel Owner shall install enough TurboChef electric ovens and induction cooktops at the 
hotel kitchens to cook approximately 75 percent of all food without the use of natural gas. This 
feature shall be submitted to the County for review and approval and be included on the proposed 
Project drawings submitted for the construction-related permit or on other documentation 
submitted to the County. The Hotel Owner shall use the electric cooking appliances as much as 
feasible and shall not exceed 2,600 therms of natural gas use in the hotel kitchens each year. 
The Hotel Owner shall submit their annual Pacific Gas and Electric utility bills to the County 
PRMD for review and approval. GHG emission reductions achieved through implementation of 
this measure will be monitored and enforced through Mitigation Measure GHG-1d and GHG-1e 
below. 
 
Mitigation Measure GHG-1c: Partnership with Rental Car Companies to Offer Discounted 
Rentals to Hotel Guests for Electric Vehicles. 
The Hotel Owner shall partner with at least one rental car company providing service to hotel 
guests in the region to offer discounted rentals for electric vehicles to hotel guests. The Hotel 
Owner shall clearly advertise this discount on their booking website and shall notify all potential 
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guests of this discount via email, phone, or other method of communication. The Hotel Owner 
shall keep a record of all guests who utilize this discount to rent an electric vehicle and shall 
submit these records to the County PRMD on an annual basis for review and approval. GHG 
emission reductions achieved through implementation of this measure will be monitored and 
enforced through Mitigation Measure GHG-1d and GHG-1e below. 
 
Other Potential GHG Reduction Measures 
 
In addition to implementing Mitigation Measures GHG-1a through GHG-1c, GHG reduction 
measures to be considered may include, but are not be limited to, those listed below. To the 
maximum extent possible, onsite reduction measures shall be incorporated before offsite 
reduction measures. 
 
Onsite Reduction Measure (Hotel and Housing): 
 
ERM-1: EV Car Share. 
Promote the use of zero-emission vehicles by requesting that any car share program operator 
serving the Project Site include electric vehicles in its program. 
 
Onsite Reduction Measures (Hotel): 
 
ERM-2: Additional EV Charging Stations - Hotel. Install two additional EV charging stations at the 
hotel, beyond the two EV charging stations that are described as part of the Project in section 1.1 
– Project Description. 
 
ERM-3: Additional Rooftop Solar PV - Hotel. Install additional rooftop solar PV at the hotel, 
beyond the roof-mounted solar panels that are described as part of the Project in section 1.1 – 
Project Description. 
 
ERM-4: Covered Parking Lot Solar PV - Hotel. Install covered parking structures with solar PV 
panels to generate additional renewable 
electricity for the Hotel. 
 
ERM- 5: Heat Pump for Hotel HVAC. Install an electric heat pump in the proposed Hotel to 
reduce natural gas for heating or cooling purposes. The heat pump would replace natural gas-
fired HVAC equipment in the Hotel. 
 
ERM-6: Use Sonoma Clean Power EverGreen for all Electricity Demands - Hotel. Utilize SCP’s 
EverGreen (100% renewable) service for all electricity consumed by the Hotel. 
 
Offsite Reduction Measure 
ERM-7: Purchase GHG Offset Credits. The Project Applicants shall purchase valid GHG offset 
credits pursuant to Mitigation Measure GHG-1d in the amount required to meet the annual 
emissions limit of 756 MTCO2e after all other ERMs are implemented. 
 
Mitigation Measure GHG-1d: Purchase Greenhouse Gas Offset Credits. 
Prior to issuance of the building permit for each building’s construction, the project applicant shall 
provide proof that at least 1,082 greenhouse gas (GHG) offset credits have been purchased and 
retired on behalf of the proposed Project. This represents the amount of credits required for the 
proposed Project to result in no more than 756 MTCO2e per year. The applicant shall purchase 
and retire 1,082 GHG offset credits annually for every year of project operations into perpetuity, 
unless the project Applicant can provide substantial evidence, through implementation of 
Mitigation Measure GHG-1e below, that the proposed Project would achieve the 756 MTCO2e 
annual threshold with fewer annual credit purchases. 
 
Each year, the 1,082 purchased credits may be retired in a single tranche for the entire project, or 
in separate tranche by each Project applicant (i.e., the hotel owner and the housing owner) in 



Initial Study 
Page 1 

File# PLP19-0044   
 

amounts that total 1,082. 
 
The retired credits must have been verified by an approved registry and be consistent with the 
requirements for compliance offset protocols as established by California Code of Regulations, 
title 17, section 95972. An approved registry is an entity approved by CARB to act as an “offset 
project registry” to help administer parts of the Compliance Offset Program under CARB’s Cap 
and Trade Regulation. GHG offset credits shall be real, verifiable, quantifiable, enforceable, 
permanent, and additional as set forth in California Health and Safety Code §38652(d)(1) and 
(d)(2) and as defined by California Code of Regulations, Title 17, sections 38562 and 95802. The 
reductions from the offset credits shall take effect in the following locations in order of priority to 
the extent feasible: (1) Sonoma Valley; (2) Sonoma County; and (3) the boundaries of the Bay 
Area Air Quality Management District. If credits are not feasibly available from projects occurring 
within the County or Air District boundaries, then credits may be obtained for reduction measures 
in the State of California. All offset credits shall be verified by a third party accredited by CARB. In 
the unlikely event that an approved registry becomes no longer approved by CARB and the offset 
credits cannot be transferred to another approved registry, the Project applicants shall comply 
with the rules and procedures for retiring and/or replacing offset credits in the manner specified 
by the applicable Protocol, Standard or Methodology, including (to the extent required) by 
purchasing an equivalent number of credits to recoup the loss. 
 
Contracts for purchase of credits for the first year of project operation shall be entered into prior to 
issuance of the building permit for each building’s construction, and the Applicant shall provide 
the third-party verification report concerning those credits, and the unique serial numbers of those 
credits showing that they have been retired prior to issuance of the building permit for each 
building’s construction. The County shall confirm receipt of verification reports and serial numbers 
prior to permit issuance. 
 
For each subsequent year of project operations, the Project applicants shall jointly or individually, 
on a pro-rata basis, purchase and retire the 1,082 GHG offset credits. The project applicants 
shall, on an annual basis no later than June 30 of each year, provide the third-party verification 
report concerning those credits, and the unique serial numbers of those credits showing that they 
have been retired. The County shall confirm receipt of verification reports and serial numbers. 
The verification report shall be approved by the County PRMD. 

 
Mitigation Measure GHG-1e: Optional GHG Reduction Plan and Annual Report 
At any time during the life of the Project, the Project Applicants can reduce the annual carbon 
offsets obligation of 1,082 GHG offset credits per year if they can demonstrate Project emissions 
are being adequately reduced by other means. To do so, the Project applicants (i.e., the hotel 
owner and the housing owner) shall retain a qualified air quality consultant to develop a GHG 
Reduction Plan (Plan) in accordance with the requirements of this mitigation measure for County 
review and approval and shall implement the approved GHG Reduction Plan. The applicants 
(housing and hotel) may do this jointly or separately. 
 
The combined or separate GHG Reduction Plan(s) shall demonstrate how each applicant shall 
mitigate its pro-rata share of GHG emissions for the proposed Project, so that the Project will 
result in no more than 756 MTCO2e per year on average, including emissions from employee 
transportation, over the life of the Project. The hotel construction and operations are estimated to 
produce 61 percent of the Project’s GHG emissions and the housing construction and operations 
are estimated to produce 39 percent of the Project’s GHG emissions. Based on current 
estimates, this means that the hotel owner must mitigate 61 percent of the estimated 1,213 
MTCO2e per year in needed reductions (including reductions from Mitigation Measures GHG1-a 
through GHG1-c), or 740 MTCO2e per year, and the housing operator must mitigate 39 percent 
of 1,213 MTCO2e per year, or 473 MTCO2e per year. Each GHG Reduction Plan shall, at a 
minimum, include all of the following items: 
 



Initial Study 
Page 1 

File# PLP19-0044   
 

a. a detailed GHG emissions inventory for the portion of the proposed Project (i.e., 
the housing or the hotel use) under a “business-as-usual” scenario absent 
implementation of GHG reduction measures as set forth below, 

b. an “adjusted” GHG emissions inventory for the Project, documenting the 
anticipated GHG reductions resulting from implementation of the GHG reduction 
measures, 

c. requirements for ongoing monitoring and reporting to demonstrate that the GHG 
reduction measures under the approved Plan have been implemented and the 
amount of resulting reductions, and 

d. requirements to demonstrate that at all GHG reductions are achieved in the State 
of California. The Plan must be approved by the County’s Permit and Resource 
Management Department (PRMD), also known as “Permit Sonoma.” 

 
The Project’s GHG estimates presented in the Plan(s) must be based upon final design and shall 
include all sources of Project emissions consistent with all categories of sources identified in this 
report. The emission factors for electricity and transportation will be based on those commonly 
used at the time the Plan is completed, along with the incorporation of vehicle emission standards 
and building energy standards in effect at the time. Any construction emissions still remaining 
from the 30-year amortization period considered herein shall be included. 
 
As with this GHG Technical Report, the GHG Reduction Plan will determine the annual 
incremental GHG emissions that must be mitigated by the proposed Project to meet the requisite 
County GHG threshold of 2.7 MTCO2e/SP, equivalent to 756 MTCO2e per year based on the 
Project’s service population of 280. 

 
County Approval 
In order for the proposed Project’s annual mitigation obligation to be adjusted (i.e., fewer GHG 
offset credits required), the Project Applicants’ GHG Reduction Plan(s) must be reviewed and 
approved by the County PRMD. 
 
Implementation and Reporting 
Subsequent to the GHG Reduction Plan(s) being approved by PRMD, the Project Applicants shall 
jointly or individually, on a pro-rata basis, implement the GHG Reduction Plan and, on an annual 
basis no later than June 30 of each year, shall prepare an Annual GHG Report summarizing how 
the Plan has been implemented. If GHG offset credits are being used for mitigation, the Annual 
GHG Report will incorporate the annual reporting required under Mitigation Measure GHG 1-e, 
providing the third-party verification report concerning the offset credits, and the unique serial 
numbers of those credits showing that they have been retired. The County shall confirm receipt of 
verification reports and serial numbers. The verification report shall be approved by the County 
PRMD. 
 
The GHG Reduction Plan shall be considered fully attained when the County PRMD makes the 
determination, based on substantial evidence, that the proposed Project is unlikely to exceed the 
756 MTCO2e/year threshold at any time in the future, without the use of carbon GHG offset 
credits. 
 
Timeline Discretion and Summary 
PRMD shall have the discretion to reasonably modify the timing of reporting, with reasonable 
notice and opportunity to comment by the applicants, to coincide with other related monitoring 
and reporting required for the proposed Project. 
 
Mitigation Measure Effectiveness 
Each mitigation measure is described below, along with its GHG reduction potential and the 
methods used to estimate it.  
 
Mitigation Measure GHG-1a (Solar Hot Water Heaters) will replace natural gas used for heating 
water with direct thermal heat from the sun, and will reduce annual hotel emissions associated 
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with natural gas consumption by approximately 13 MTCO2e. This measure was modeled by 
estimating the potential kilowatt-thermal75 capacity based on the hotel’s usable roof space. This 
capacity was then used to determine the natural gas consumption and associated emissions 
displaced by use of the solar water heaters. 
 
Mitigation Measure GHG-1b (Reduce Natural Gas Use in Hotel Kitchens) will reduce annual hotel 
emissions by approximately 34 MTCO2e by replacing natural gas with electricity for cooking. This 
measure was modeled by determining the average proportion of hotel natural gas consumption 
attributed to kitchen appliances, which is 25 percent. The natural gas consumption displaced by 
the electric appliances was then calculated and converted to GHG emissions. GHG emissions 
associated with the increase in electricity use (based on SCP’s CleanStart emission factors) were 
then estimated and subtracted from the emissions savings. 
 
Mitigation Measure GHG-1c (Partnership with Rental Car Companies to Offer Discounted Rentals 
to Hotel Guests for Electric Vehicles) will replace some travel of guests by conventional gas or 
diesel vehicles with travel in electric vehicles, and will reduce annual hotel emissions by 
approximately 84 MTCO2e. This measure was modeled assuming a 10 percent participation rate 
and assuming the conversion of 10 percent of hotel guest conventional VMT (CVMT) to electric 
VMT (EVMT), thus reducing emissions associated with hotel guest transportation by 10 percent. 
 
Mitigation Measure GHG-1d (Purchase Greenhouse Gas Offset Credits) will ensure that the 
proposed Project would result in no more than 756 MTCO2e per year (based on the 2.7 
MTCO2e/SP threshold of significance) by purchasing 1,082 GHG offset credits on an annual 
basis. The 1,082 MTCO2e reduction represents the number of GHG offset credits required after 
implementation of Mitigation Measures GHG-1a through GHG-1c (see Table 12 below). 
 
Mitigation Measure GHG-1e (GHG Reduction Plan and Annual Report) is provided as an optional 
mitigation measure to allow for flexibility in how the project Applicant demonstrates that the 
project’s GHG emissions would result in a less-than-significant impact. Individual actions 
associated with this measure, including additional onsite GHG reduction features and offsite GHG 
offset credits, were not modeled, given the uncertainty of these features and the number of 
offsets required. Because the proposed Project is still in its design phase and it is not possible to 
quantify the exact amount of GHG reductions required, either through onsite features or 
mitigation measures, to meet the threshold of significance level of GHG emissions; and because 
emissions associated with project operations are likely to decline in the future as vehicle and 
electricity emission rates go down as a result of State regulation, vehicle turnover, and other 
factors; Mitigation Measure GHG-1e allows the Applicant to prepare a GHG Reduction Plan 
demonstrating how the 756 MTCO2e annual emissions limit for the proposed Project is met 
through the purchase of fewer than 1,082 GHG offset credits. 
 
Optional Mitigation Measure GHG-1e is justified because: 1) the proposed Project is still in design 
phase and the specific project features that may emit or reduce GHG emissions are not known at 
this time; 2) the actual energy use of the proposed Project, including electricity and natural gas, 
with implementation of all project design features and mitigation measures is not known at this 
time; 3) the exact performance of Mitigation Measures GHG-1a through GHG-1c is currently 
unknown; 4) actual emission rates of Project activities may change in the future based on 
updated modeling methods, revised emission factors, the effect of state regulations, and actual 
onsite activities; and 5) to allow the Project applicant some flexibility in mitigating the proposed 
Project’s GHG emissions using a “menu of options” approach which includes the additional ERMs 
and valid GHG offset credits described in Mitigation Measure GHG-1d. Consequently, Mitigation 
Measure GHG-1e provides an option to ensure that the proposed Project would result in new 
GHG emissions that do not exceed the established threshold of significance. 
 
Table 12, Annual Mitigated Operational Greenhouse Gas Emissions presents the proposed 
Project’s estimated GHG emissions after implementation of Mitigation Measures GHG-1a, GHG-
1b, and GHG-1c. 
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Table 12, Annual Mitigated Operational Greenhouse Gas Emissions 

Emission Source 

Annual Emissions (MTCO2e) 

Housing Hotel 

Area Sources 0.5 0.4 

Energy 8 189 

Mobile 732 841 

Hotel Employees  77 

Hotel Guests  756 

Hotel Deliveries  8 

Waste 17 33 

Water 5 3 

Total Operational Emissions 762 1,066 

Amortized Construction Emissions 5.6 4.2 

Total Annual Project Emissions 768 1,070 

Percentage of Emissions by Land Use 39% 61% 

Project Service Population 240 40 

Project Efficiency Metric (MTCO2e/SP) 6.4 

Threshold (MTCO2e/SP) 2.7 

Exceeds Threshold? Yes 

Emissions Allowed Under Threshold (MTCO2e/year) 756 

Emissions in Exceedance of Threshold (MTCO2e/year) 
 

1,082 

Emission Reductions Needed by Land Use (MTCO2e/year) 473 609 
Note: Values may not add precisely to totals due to rounding. 
  

As shown in Table 12, the proposed Project, with implementation of Mitigation Measures GHG-1a, 
GHG-1b, and GHG-1c, would result in approximately 1,838 MTCO2e per year at buildout in 2022, 
which would be reduced over time due to lower CO2e intensity factors expected for electricity and 
mobile sources. As discussed above, with implementation of Mitigation Measures GHG-1d, and 
potentially also Mitigation Measure GHG-1e, the proposed Project would result in no more than 756 
MTCO2e per year over its life. Mitigation Measure GHG-1d requires the purchase of GHG offset 
credits. Optional Mitigation Measure GHG-1e provides a menu of potential on-site and off-site GHG 
reduction measures, including GHG offset credits. With the monitoring and reporting program 
described in both Mitigation Measure GHG-1d and potentially with Mitigation Measure GHG-1e, the 
County’s PRMD will be actively managing compliance with mitigation, and the Project’s emissions 
would be reduced to below the 2.7 MTCO2e/SP threshold of significance. 

 
Significance Level: Less than Significant  

 
b) Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the 

emissions of greenhouse gases? 
 

Comment: 
The County does not have an adopted Climate Action Plan but has established GHG reduction goals. 
The project, by implementing current county codes and mitigation measures would be consistent with 
local or state plans, policies, or regulations adopted for the purpose of reducing emissions of 
greenhouse gases.  
 
Significance Level: Less than Significant  
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9. HAZARDS AND HAZARDOUS MATERIALS: 
 
Would the project: 
 
a) Create a significant hazard to the public or the environment through the routine transport, 

use, or disposal of hazardous materials? 
 

Comment: 
 
Construction of the project, as well as ongoing maintenance over time, may involve the intermittent 
transport, use and disposal of potentially hazardous materials, including fuels and lubricants, paints, 
solvents, and other materials commonly used in construction and maintenance. During construction 
activities, any on-site hazardous materials that may be used, stored, or transported would be required 
to follow standard protocols (as determined by the U.S. EPA, California Department of Health and 
Safety, and Sonoma County) for maintaining health and safety. 
 
Construction of project roads and infrastructure may involve short-term transport, storage, and use of 
hazardous materials, but the roads and infrastructure do not propose any long-term operations that 
would require routine or ongoing transport, use, or disposal of hazardous materials beyond periodic 
maintenance needs. These normal activities would be subject to applicable local, State, and federal 
regulations. 
 
Operational use of any hazardous substances that may be generated, stored, transported, used, or 
disposed would be subject to applicable local, State, and federal regulations.  These operational 
activities would be unlikely to involve routine transport, use, or disposal of hazardous materials, or 
result in hazardous emissions.  With existing General Plan policies and federal, State and local 
regulation and oversight of hazardous materials, the potential threat to public health and safety or the 
environment from hazardous materials transport, use or disposal would represent a less than 
significant impact. 
 
Significance Level: Less than Significant Impact  

 
 

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? 

 
Comment: 
During construction there could be spills of hazardous materials. See Item 8.a. above. 
 
Significance Level: Less than Significant Impact 

 
c) Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, 

or waste within one-quarter mile of an existing or proposed school? 
 

Comment: 
The project site is located within 0.25 miles of an existing or proposed school. The nearest school 
(New Song School) is a private K-12 school located 0.19 miles from the site. El Verano Elementary 
School is located about 0.27 miles to the northwest of the project site. However, the project 
represents minimal risk from accidental emission of hazardous materials or waste. Hazardous 
materials stored and used onsite are not substantially different from those used in residential, 
hospitality, or school settings, such as cleaning products, small quantities of fuel or chemicals for 
landscape maintenance, etc. No deliveries of toxic or hazardous materials beyond those noted above 
in small quantities would visit the site as part of regular operation. Therefore, potential of hazardous 
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materials being emitted from the residential or hotel properties and reaching the schools noted above 
is considered extremely low. 
 
Significance Level: Less than Significant Impact 
 

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? 

 
Comment: 
There are no known hazardous materials sites within or adjacent to the project limits, based on a 
review of the following databases on May 20, 2020. 
 
1. The State Water Resources Control Board Geotracker database,  
2. The Department of Toxic Substances Control EnviroStor database, and 
3. The California Integrated Waste Management Board Solid Waste Information System (SWIS). 

 
A Phase 1 Environmental Site Assessment report (EBA, July 26, 2018) found no evidence of the use, 
storage or disposal of hazardous materials or waste on the project site.  
 
Significance Level: Less than Significant Impact 

 
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 or excessive noise for people residing or working in the project area? 

 
Comment: 
The site is not within the Airport Referral Area as designated by the Sonoma County Comprehensive 
Airport Land Use Plan. 

 
Significance Level: No Impact  

 
f) Impair implementation of or physically interfere with an adopted emergency response plan or 

emergency evacuation plan?  
 

Comment: 
The project would not impair implementation of, or physically interfere with the County’s adopted 
emergency operations plan. There is no separate emergency evacuation plan for the County.  The 
project would not change existing circulation patterns significantly, and would have no effect on 
emergency response routes.   

 
Significance Level: No Impact  

 
g) Expose people or structures, either directly or indirectly, to a significant risk of loss, injury or 

death involving wildland fires? 
 

Comment: 
Existing wildland fire conditions that could affect new development are considered in this analysis. 
Impacts of the environment on the proposed project are analyzed as a matter of County policy, not 
because such analysis is required by CEQA. 
 
According to the Wildland Fire Hazard Area map (Figure PS-1g) in the Sonoma County General Plan, 
the project site is located in a Local Responsibility Area, and is not designated as a Fire Hazard 
Severity Zone. It is near to a pocket of a Moderate Severity Zone to the west. A Moderate and High 
Severity are also located approximately 500 feet to the northeast of the site on the east side of 
Highway 12. Moderate Severity Zones are generally located in grasslands and valleys, away from 
significant forested or chaparral wildland vegetation. Projects located in High and Very High Fire 
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Severity Zones are required by state and county code to have a detailed vegetation management 
plan developed and reviewed by the Sonoma County Fire Prevention Division before a building 
permit can be issued. This requirement does not apply to projects located in an urban unclassified 
Zone, such as the project site.  

 
In addition, project construction activities could increase risk of wildland fire to existing residents near 
the project site.  The construction of the hotel project could expose people or structures to increased 
fire hazards due to project construction activities and conversion of the presently undeveloped area to 
an area with increased human activity, with increased possibility of starting a fire.  
 
As a project condition of approval, construction on the project site must comply with the Fire Safe 
Standards within the Sonoma County Fire Safety Ordinance No. 6184 (Sonoma County Code 
Chapter 13), including but not limited to, fire sprinklers, emergency vehicle access, and water supply 
on-site. The project proposes 6 additional hydrants on-site and all project areas meet fire emergency 
vehicle access and turnaround requirements. Refer to section 16.e Transportation and Traffic for 
discussion of emergency access. The proposed project is not located in a High or Very High Wildland 
Fire Hazard Area and would comply with all Fire Safe Standards. Therefore, the project would not be 
likely to expose people or structures to a significant risk of loss, injury or death involving wildland fires 
and the impact from risk of wildland fire less than significant. 

 
Significance Level: Less than Significant 

10. HYDROLOGY AND WATER QUALITY: 
 
Would the project: 
 
a) Violate any water quality standards or waste discharge requirements or otherwise 

substantially degrade surface or groundwater quality? 
 

Comment: 
The project is within the Sonoma Valley Urban Service Area and the project will connect to the 
Sonoma Valley County Sanitation District. Wastewater is treated by the District wastewater treatment 
plant. This facility has adequate capacity for the project and operates in compliance with Conditions 
of Waste Discharge issued by the North Coast Regional Water Quality Control Board. 
 
Sonoma County requires the project applicant to prepare a grading and drainage plan (Erosion 
Prevention and Sediment Control Plan) in conformance with Chapter 11 (Construction Grading and 
Drainage Ordinance) and Chapter 11A (Storm Water Quality Ordinance) of the Sonoma County Code 
and the Sonoma County Storm Water Low Impact Development Guide, all of which include 
performance standards and Best Management Practices for pre-construction, construction, and post-
construction to prevent and/or minimize the discharge of pollutants, including sediment, from the 
project site. A final Standard Urban Storm Water Mitigation Plan (SUSMP) shall be submitted with the 
grading permit application, and be subject to review and approval by the Grading & Storm Water 
Section of Permit Sonoma prior to the issuance of any grading or building permits. SUSMP features 
must be installed per approved plans and specifications, and working properly prior to finaling the 
grading permit and associated building permits. Required inspections by Permit Sonoma staff ensure 
that all grading and erosion control measures are constructed according to the approved plans. 
 
All of the above ordinance requirements and adopted best management practices are specifically 
designed to maintain potential water quality impacts at a less than significant level during and post 
construction.  

 
Significance Level: Less than Significant  
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b) Substantially decrease groundwater supplies or interfere substantially with groundwater 
recharge such that the project may impede sustainable groundwater management of the 
basin? 

 
Comment: 
Groundwater usage is not proposed as part of the project. Water to the project will be supplied by the 
Valley of the Moon Water District, which issued a will-serve letter to the project on August 19, 2019. 
The District obtains water from the Russian River under contract with Sonoma County Water Agency 
and local groundwater production. Therefore, the project will not have a significant impact on 
groundwater supplies in the project vicinity. 

 
Significance Level: Less than Significant  

 
c) Substantially alter the existing drainage pattern of the site or area, including through the 

alteration of the course of a stream or river, in a manner which would result in substantial 
erosion or siltation on- or off-site? 
 

i. would result in substantial erosion or siltation on- or off-site? 
 
Comment:  
The Agua Caliente creek traverses the property along the northern property boundary. 
However, the highest point on the site is a few feet south of the riparian corridor buffer. 
Drainage to the majority of the site is via sheet flow southward to existing storm drain 
system along Verano Avenue. No grading is proposed within the riparian corridor, and 
drainage from developed areas will continue to flow southward to the street. 
 
Construction of the proposed project involves minor cuts, fills, and other grading. 
Unregulated grading during construction has the potential to increase soil erosion from a 
site, which could cause downstream flooding and further erosion, which could adversely 
impact downstream water quality. Construction grading activities shall be in compliance 
with performance standards in the Sonoma County Grading and Drainage Ordinance. 
The ordinance and adopted construction site Best Management Practices (BMPs) 
require installation of adequate erosion prevention and sediment control management 
practices. These ordinance requirements and BMPs are specifically designed to 
maintain water quantity and ensure erosion and siltation impacts are less than 
significant level during and post construction. 
 
Construction activities associated with the proposed project will not alter the existing 
drainage pattern of the site or area in a way that would result in downstream erosion 
and/or sedimentation. Impacts would less than significant with application or standards. 

 
Significance Level:  Less than significant  

 
ii. substantially increase the rate or amount of surface runoff in a manner which 

would result in flooding on- or offsite; 
 
Comment:  
The project would result in an increase in the amount of impervious surface area on the 
project site. Post-construction storm water best management practices would be utilized 
to maintain current storm water run-off. Standard conditions of approval require 
compliance with Sonoma County Low Impact Development (LID) regulations and 
preparation of a Standard Urban Storm Water Mitigation Plan prior to issuance of grading 
permits. Application of these standards will reduce impacts from increased surface runoff 
to a less than significant level. 
 
Significance Level: Less than significant  
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iii. 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; or 

 
Comment: 
As discussed in 10(ii), above, the proposed project has been designed and conditioned to 
maintain the current rate of storm water run-off from the site. 

Permit Sonoma requires that any construction be designed and conducted so as to 
prevent or minimize the discharge of pollutants or waste from the project site. Best 
management practices (BMPs) to be used to accomplish this goal include measures such 
as silt fencing, straw wattles, and soils discharge controls at construction site entrances. 
Storm water BMPs may also include primary and secondary containment for petroleum 
products, paints, lime and other hazardous materials of concern.  

Low Impact Development BMPs, as required by the Grading & Storm Water Section of 
Permit Sonoma, will prevent or minimize post-construction pollutants and waste. Prior to 
grading or building permit issuance, construction details for all post-construction storm 
water BMPs shall be submitted for review and approval by the Grading & Storm Water 
staff, pursuant to the adopted Sonoma County Best Management Practice Guide. The 
construction plans shall be in substantial conformance with the conceptual plan reviewed 
at the planning permit stage.  

Significance Level: Less than significant  
 

iv. Impede or redirect flood flows? 
 

Comment: 
The floodplain on the site is contained within the banks of Agua Caliente Creek, as 
determined by the Sonoma County Water Agency and topographic mapping. No 
structures are located within a flood hazard area and therefore no development would 
impede or redirect flood flows. 
 
Significance Level: Less than Significant 
 

 
d) In flood hazard, tsunami, or seiche zones, risk release of pollutants due to project inundation? 
 

Comment: 
The project site is not located in an area subject to seiche or tsunami.  Seiche is a wave in a lake 
triggered by an earthquake.  According to Figure PS-1e of the General Plan, the project site is outside 
of the 100-year Flood Hazard Area. Although Agua Caliente Creek traverses the site along the 
northern property boundary, the floodplain is contained within the creek, and no structures are located 
within 50 feet of the creek bank. 
 
Existing flood hazards that could affect new development are considered in this analysis. Impacts of 
the environment on the proposed project are analyzed as a matter of County policy, not because 
such analysis is required by CEQA. 
 
Significance Level: Less than Significant Impact 

 
e) Conflict with or obstruct implementation of a water quality control plan or sustainable 

groundwater management plan?  
 

Comment: 
Storm water treatment Best Management Practices (BMPs) discussed above would address potential 
water quality impacts and also address storm water run-off. Storm water treatment BMPs would be 
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required to be designed to treat storm events and associated runoff to the 85-percentile storm event 
in accordance with County Standards. Therefore, it would not obstruct implementation of a water 
quality control plan.  
 
As discussed above, the project will be provided municipal water service by the Valley of the Moon 
Water District, and would not have a significant impact on groundwater supplies in the project vicinity. 
 
Significance Level: Less than Significant Impact 

11. LAND USE AND PLANNING: 
 
Would the project: 
 
a) Physically divide an established community? 

 
Comment: 
The project would not physically divide a community. The project development does not involve 
construction of a physical structure (such as a major transportation facility) or removal of a primary 
access route (such as a road or bridge) that would impair mobility within an established community or 
between a community and outlying areas.  
 
Significance Level: Less than Significant Impact 

 
b) Cause a significant environmental impact due to a conflict with any land use plan, policy, or 

regulation adopted for the purpose of avoiding or mitigating an environmental effect? 
 

Comment: 
The project would not conflict with any applicable land use plan adopted for the purpose of avoiding 
or mitigating an environmental effect, including in the Sonoma County General Plan and zoning 
ordinance. 
 
The parcel’s General Plan land use designation of Recreation and Visitor Serving Commercial allows 
the 120-room hotel use. The proposed General Plan Amendment on the northern portion of the 
property will allow the multifamily residential component of the project under the UR8 General Plan 
Designation. The proposed rezoning on the residential portion of the property will allow the multifamily 
development under the R3 zoning designation. The project includes a density bonus for affordable 
housing for a total of 72 dwelling units. 
 
The project site is located in the Sonoma Valley Urban Service Area. Under Government Code 
65915, the State density bonus law, the County finds this increased density consistent with their 
General Plans.  

The proposed project implements several Housing Element policies related to affordable and multi-
family housing because it is an affordable infill project, on an underutilized site within an urban service 
area: 
 
Policy HE-3j: Continue to encourage affordable "infill" projects on underutilized sites within Urban 
Service Areas by allowing flexibility in development standards pursuant to state density bonus law 
(Government Code 65915). 

 
Significance Level: No Impact  

 

12. MINERAL RESOURCES: 
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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? 
 

Comment: 
The project site is not located within a known mineral resource deposit area (Sonoma County 
Aggregate Resources Management Plan, as amended 2010). Sonoma County has adopted the 
Aggregate Resources Management Plan that identifies aggregate resources of statewide or regional 
significance (areas classified as MRZ-2 by the State Geologist). Consult California Geologic Survey 
Special Report 205, Update of Mineral Land Classification: Aggregate Materials in the North San 
Francisco Bay Production-consumption region, Sonoma, Napa, Marin, and Southwestern Solano 
Counties, California (California Geolgocial Survey, 2013). 

 
Significance Level: No Impact  
 

 
b) 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? 
 

Comment: 
The project site is not located within an area of locally-important mineral resource recovery site and 
the site is not zoned MR (Mineral Resources) (Sonoma County Aggregate Resources Management 
Plan, as amended 2010 and Sonoma County Zoning Code).  No locally-important mineral resources 
are known to occur at the site. 
 
Significance Level: No Impact  

 

13. NOISE: 
 

Background 
Information on the potential operational noise levels that could be generated by the project was 
obtained from the technical report “Verano Family Housing and Hotel Project Environmental Noise 
Assessment” (Illingworth and Rodkin 2019), prepared for the Applicant by Illingworth and Rodkin. 
 
Noise may be defined as loud, unpleasant, or unwanted sound. The frequency (pitch), amplitude 
(intensity or loudness), and duration of noise all contribute to the effect on a listener, or receptor, and 
whether the receptor perceives the noise as objectionable, disturbing, or annoying.  The decibel scale 
(dB) is a unit of measurement that indicates the relative amplitude of a sound. Sound levels in dB are 
calculated on a logarithmic basis. An increase of 10 dB represents a tenfold increase in acoustic 
energy, while 20 dBs is 100 times more intense, 30 dBs is 1,000 more intense, and so on. In general, 
there is a relationship between the subjective noisiness, or loudness of a sound, and its amplitude, or 
intensity, with each 10 dB increase in sound level perceived as approximately a doubling of loudness. 
There are several methods of characterizing sound. The most common method is the “A-weighted 
sound level,” or dBA. This scale gives greater weight to the frequencies of sound to which the human 
ear is typically most sensitive. Thus, most environmental measurements are reported in dBA, 
meaning decibels on the A-scale.  
 
The energy contained in a sound pressure wave dissipates and is absorbed by the surrounding 
environment as the sound wave spreads out and travels away from the noise generating source. 
Theoretically, the sound level of a point source attenuates, or decreases, by 6 dB with each doubling 
of distance from a point, or stationary, source of sound, and 3 dB for each doubling of distance from a 
mobile source of sound. Sound levels are also affected by certain environmental factors, such as 
ground cover (asphalt vs. grass or trees), atmospheric absorption, and attenuation by barriers. When 
more than one-point source contributes to the sound pressure level at a receiver point, the overall 
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sound level is determined by combining the contributions of each source. Decibels, however, are 
logarithmic units and cannot be directly added or subtracted together. Under the dB scale, a doubling 
of sound energy corresponds to a 3 dB increase in noise levels. For example, if one noise source 
produces a sound power level of 70 dB, two of the same sources would not produce 140 dB – rather, 
they would combine to produce 73 dB.  
 
The applicant’s technical report includes information on existing ambient noise levels at the proposed 
project. Noise levels in the project area were monitored between Wednesday, August 14, 2019 and 
Tuesday, August 20, 2019. Figure 1 shows the noise monitoring locations (LT-1, LT-2, ST-1, and ST-
2). Noise levels were measured. 
 
Existing ambient day-night average noise levels at Site LT-1 ranged from 59 to 61 dBA Ldn. Existing 
ambient day-night average noise levels at site LT-2 ranged from 49 to 53 dBA Ldn. Short-term 
measurement sites ST-1 and ST-2 were located along the western and eastern property lines, 
respectively, and took place on Tuesday, August 20, 2019. The primary noise source at these 
locations was vehicular traffic from Verano Avenue. The average noise levels at ST-1, measured 
between 1:40 p.m. and 1:50 p.m., and ST-2, measured between 2:00 p.m. and 2:10 p.m., were 44 
dBA Leq. 

 
Figure 1: Noise Measurement Locations 

 
 
 
Table 13, Summary of Long-term Noise Monitoring Results 
Measurement 

Site 
Time Period Average Hourly Noise Level, dBA 

L02 L08 L25 L50 Leq 
LT-1 Daytime 63 60 57 51 56 

Nighttime 56 45 37 35 45 
LT-2 Daytime 48 46 45 44 44 

Nighttime 43 40 37 36 37 
Source: Illingworth and Rodkin, 2019 
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The County’s General Plan, Table NE-2, establishes maximum allowable exterior noise exposures for 
non-transportation noise sources, which are presented below in Table 14.  
 
Table 14, Maximum Allowable Exterior Noise Exposures for Non-transportation Noise Sources(A) 

Hourly Noise Metric, dBA(B) Daytime 
(7 AM to 10 PM) 

Nighttime  
 (10 PM to 7 AM) 

L50 (30 minutes in any hour) 50 45 
L25 (15 minutes in any hour) 55 50 
L08 (4 minutes 48 seconds in any hour) 60 55 
L02 (72 seconds in any hour) 65 60 
Source: Sonoma County General Plan Noise Element Table NE-2 
(A) Pursuant to General Plan Policy NE-1C, the noise standards apply at the exterior property line of any 

adjacent noise sensitive land use. 
(B) The sound level exceeded n% of the time in any hour. For example, L50 is the value exceeded 50% of 

the time or 30 minutes in any hour; this is the median noise level. 
 

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? 

 
Comment: 
The technical noise report prepared for the proposed project by Illingworth and Rodkin evaluated the 
ambient noise levels at the site against the County’s General Plan land use compatibility standards 
for the proposed hotel land use, which are 60 dBA Ldn exterior and 45 dBA Ldn interior.  
 
The technical report also evaluated and compared the proposed project’s noise sources against the 
County’s standards listed in Table 13. The findings of the technical report are summarized below. 
Noise originating from the project would be generated by additional vehicle trips, parking lot activities, 
and mechanical equipment. 
 
The project is expected to generate 96 weekday a.m. peak hour trips, 119 weekday p.m. peak hour 
trips, and 146 weekend peak hour trips. Calculated noise increases due to project generated traffic 
would be less than or equal to 1 dBA Leq during weekday and weekend peak hour conditions. When 
averaged on a 24-hour basis to calculate Ldn, noise increases would be even lower. This increase 
would not be considered significant and would not typically be measurable or noticeable. Therefore, 
the impact from traffic-generated noise would be less than significant.  
 
The project proposes to provide 138 parking spaces surrounding the Verano Hotel and 95 parking 
spaces for Verano Family Housing located south of the residences. Regular parking lot activities are 
calculated to generate noise levels in the range of 38 to 49 dBA L08 at residences located nearest the 
noise centers of the parking lots. Parking lot activities are not anticipated to exceed the L08 noise 
thresholds at these residences. Therefore, the impact from parking lot generated noise would be less 
than significant. 
 
The hotel would include various mechanical equipment such as air conditioners, exhaust fans, and air 
handling equipment. The most substantial noise-generating equipment would likely be a boiler and a 
HVAC system which are proposed to be located on the rooftop. Rooftop plans provided indicate three 
locations for HVAC equipment. There is equivalent noise-generating equipment proposed for the 
Verano Family Housing component. Mechanical equipment would be anticipated to generate noise 
levels of 30 to 36 dBA L50 at nearby affected residences, which would be well below the nighttime L50 
noise threshold of 45 dBA. Therefore, the impact from mechanical equipment noise would be less 
than significant. 
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Temporary construction noise impacts depend on the noise generated by various pieces of 
construction equipment, the timing and duration of noise-generating activities, the distance between 
construction noise sources and noise-sensitive receptors, any shielding provided by intervening 
structures or terrain, and ambient noise levels. Site grading and excavation activities would also 
generate high noise levels as these phases often require the simultaneous use of multiple pieces of 
heavy equipment. Construction noise impacts typically occur during noise-sensitive times of the day 
(early morning, evening, or nighttime hours), when construction occurs in areas immediately adjoining 
noise-sensitive land uses, or when construction durations last over extended periods of time. 
 
Project construction activities will take place between the hours of 8 a.m. and 5 p.m. The total 
duration of construction activities will last over fourteen months. Sources of noise will change location 
throughout the construction phases. At times there will be construction activity occurring along the 
property lines shared with the Lazzarotto Mobile Home Park and FAHA Manor. Table 14 summarizes 
the assessment of noise produced by heavy periods of construction compared to Sonoma County 
daytime noise thresholds. As construction activities are not proposed to take place at night, a 
comparison against nighttime limits is unnecessary. 
 
Table 15, Construction Noise Levels 
Noise Level Exceeded 30 
Minutes in any Hour (L50) Daytime 

Receptor  
R6 

20 feet 
R7 

35 feet 
R8 

50 feet 
R9 

75 feet 
Unadjusted Table NE-2 Limit  50 
Ambient Noise Levels  48 44 44 45 
Construction Noise Level  83 – 94 78 – 89 75 – 86 71 - 82 
NE-2 Adjustment -5 -5 -5 -5 
Adjusted Table NE-2 Limit  45 
Operations Exceed NE-2?  Yes Yes Yes Yes 

 
Noise levels from heavy construction activities are anticipated to exceed daytime thresholds at 
sensitive receptors in the area. 
 
Modification, placement, and operation of construction equipment are possible means for minimizing 
the impact of construction noise on existing sensitive receptors. Construction equipment should be 
well-maintained and used judiciously to be as quiet as possible. The County requires construction 
activities for the proposed project should include the following best management measures to reduce 
noise from construction activities at nearby noise-sensitive uses as feasible:  

 
• Limit hours of construction to avoid the early morning and evening hours.  

 
• Limit work to non-motorized equipment on Sundays and holidays.  

 
• Use sound blankets for loud operations, air compressors, or mechanical equipment.  

 
• Site construction staging areas as far as practical from nearby sensitive receptors.  

 
• Require street legal mufflers on all construction equipment.  
 
Additionally, the following measures would further mitigate noise from construction at nearby noise-
sensitive uses:  
 
• Locate stationary noise-generating equipment, such as air compressors or portable power 

generators, as far as possible from nearby receptors. If they must be located near receptors, 
adequate muffling (with enclosures where feasible and appropriate) shall be used to reduce noise 
levels at nearby receptors. Any enclosure openings or venting shall face away from receptors.  
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• Equip impact tools with shrouds or shields.  
 
• Utilize "quiet" air compressors and other stationary noise sources where technology exists.  
 
• Neighbors located adjacent to the construction site shall be notified of the construction schedule 

in writing.  
 
• Control noise from construction workers’ radios to a point where they are not audible at existing 

residences bordering the project site.  
 
• Designate a "disturbance coordinator" who would be responsible for responding to any 

complaints about construction noise. The disturbance coordinator will determine the cause of the 
noise complaint (e.g., bad muffler, etc.) and will require that reasonable measures be 
implemented to correct the problem. Conspicuously post a telephone number for the disturbance 
coordinator at the construction site and include in it the notice sent to neighbors regarding the 
construction schedule.  
 

• Prohibit all unnecessary idling of internal combustion engines. 
  

Implementation of the above best management practices would reduce construction noise levels 
emanating from the site and minimize disruption and annoyance. With the implementation of these 
measures, noise generated by temporary construction activities would be less than significant. 
 
Significance Level: Less than Significant with Mitigation Incorporated 

 
Mitigation: 
Mitigation Measure NOISE-1: 
 
All plans and specifications or construction plans shall include the following notes: 

 
a) All internal combustion engines used during construction of this project will be operated with 

mufflers that meet the requirements of the State Resources Code, and, where applicable, the 
Vehicle Code.  Equipment shall be properly maintained and turned off when not in use. 
 

b) Except for actions taken to prevent an emergency, or to deal with an existing emergency, all 
construction activities shall be restricted to the hours of 7:00 a.m. and 7:00 p.m. and motorized 
equipment shall be limited to the hours of 7:00 a.m. and 5:00 p.m. on weekdays. All construction 
activities shall be restricted to the hours of 9:00 a.m. and 7:00 p.m. on weekends and holidays. 
Construction activities shall be limited to non-motorized activities on Sundays and holidays, and 
motorized equipment shall be limited to the hours of 9:00 a.m. and 5:00 p.m. on Saturdays.  If 
work outside the times specified above becomes necessary, the applicant shall notify the PRMD 
Project Review Division as soon as practical. 

 
c) There will be no start up of machines nor equipment prior to 7:00 a.m, Monday through Friday, or 

9:00 am on Saturdays; no delivery of materials or equipment prior to 7:00 a.m nor past 5:00 p.m, 
Monday through Friday or prior to 9:00 a.m. nor past 5:00 p.m. on weekends and holidays and no 
servicing of equipment past 7:00 p.m., Monday through Friday, or weekends and holidays.  A 
sign(s) shall be posted on the site regarding the allowable hours of construction, and including the 
developer- and contractors mobile phone number for public contact 24 hours a day or during the 
hours outside of the restricted hours. 

 
d) Pile driving activities shall be limited to 7:30 a.m. to 5:00 p.m. weekdays. 

 
e) Construction maintenance, storage and staging areas for construction equipment shall avoid 

proximity to residential areas to the maximum extent practicable.  Stationary construction 
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equipment, such as compressors, mixers, etc., shall be placed away from residential areas and/or 
provided with acoustical shielding.  Quiet construction equipment shall be used when possible. 

 
f) Utilize reduced noise air compressors and other stationary noise sources where technology 

exists. Sound blankets, shrouds, shields, or mufflers shall be used for loud operations, air 
compressors, or mechanical equipment wherever feasible. Construction workers’ radios volume 
will be reduced to a point where they are not audible at existing residences bordering the project 
site. 
 

g) The developer shall designate a Project Manager with authority to implement the mitigation prior 
to issuance of a building/grading permit.  The Project Manager will notify neighbors located 
adjacent to the construction site of the construction schedule in writing. The Project Managers 24-
hour mobile phone number shall be conspicuously posted at the construction site.  The Project 
Manager shall determine the cause of noise complaints (e.g. starting too early, faulty muffler, etc.) 
and shall take prompt action to correct the problem. 

 
Mitigation Monitoring: 
 
Mitigation Monitoring NOISE-1: 

 
PRMD Project Review Division staff shall ensure that the measures are listed on all site alteration, 
grading, building or improvement plans, prior to issuance of grading or building permits.  PRMD staff 
shall inspect the site prior to construction to assure that the signs are in place and the applicable 
phone numbers are correct.  Any noise complaints will be investigated by PRMD staff.   

 
b) Generation of excessive groundborne vibration or groundborne noise levels? 

 
Comment: 
Construction would be located 15 feet or further from structures along the eastern site boundary. Pile 
driving is not proposed as a method of construction. At a distance of 15 feet, groundborne vibration 
from construction is anticipated to generate vibration levels in the range of 0.005 to 0.156 in/sec PPV, 
except for clam shovel drops and use of vibratory rollers which could reach 0.368 in/sec PPV. The 
California Department of Transportation recommends a 0.3 in/sec PPV vibration limit for buildings 
that are found to be structurally sound but where structural damage is a major concern. Construction 
located 18 feet or further from structures would generate vibration levels below 0.3 in/sec PPV and 
would not be anticipated to cause architectural of structural damage. However, construction located 
within 18 feet of structures to the east (within 3 feet of the shared property line) could result in 
vibration levels exceeding 0.3 in/sec PPV. Standard mitigation to minimize groundborne vibration will 
be applied to the project. herefore, the impact from groundborne vibration would be less than 
significant with standard mitigation measures. 
 
Significance Level: Less than Significant with Mitigation Incorporated 

 
Mitigation: 
Mitigation Measure NOISE-2: 
 
Construction activities for this project shall be restricted as follows: 
All plans and specifications or construction plans shall include the following notes: 

 
a) Place operating equipment on the construction site as far as possible from vibration sensitive 

receptors. 
 

b) Use smaller equipment to minimize vibration levels below the limits. 
 

c) Minimize use of vibrating rollers. Avoid using vibratory rollers and tampers near sensitive areas. 
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d) Modify/design or identify alternative construction methods to reduce vibration levels below the 
limits. 

 
e) Avoid dropping heavy objects or materials near shared property lines. 

 
Mitigation Monitoring: 
Same as Noise-1 above. 
 

c) For a project located 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? 

 
Comment: 
The site is not within an airport land use plan as designated by Sonoma County. 

 
Significance Level: No Impact  

14. POPULATION AND HOUSING: 
 
Would the project: 
 
a) Induce substantial unplanned 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)?   

 
Comment: 
The project will include 72 additional units of housing, which can be expected to add 170 new 
persons at build-out (72 new housing units x 2.36 persons per household). The project is within the 
projected population growth of the county’s General Plan and is therefore less than significant. 

 
Significance Level: Less than Significant Impact 

 
b) Displace substantial numbers of existing housing necessitating the construction of 

replacement housing elsewhere? 
 

Comment: 
No housing will be displaced by the project and no replacement housing is proposed to be 
constructed. 

 
Significance Level: No Impact  

15. PUBLIC SERVICES: 
 
Would the project: 
 
a) 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 rations, response times or other performance 
objectives for any of the public services: 

 
Comment: 
Construction of the project would not involve substantial adverse physical impacts associated with 
provision of public facilities or services and the impact would be less than significant. The project will 
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include 72 additional units of housing, which can be expected to add 170 new persons at build-out 
(72 new housing units x 2.36 persons per household). The project would employ a total of 
approximately 59 full time employees (with four of these employed at the apartment complex), and 15 
part time employees. The project is within the projected population growth of the County’s General 
Plan and would not require or facilitate construction of new public facilities.  

 
Significance Level: Less than Significant Impact 

 
i. Fire protection? 

 
Comment: 
The Sonoma Valley Fire Rescue Authority will continue to serve this area. There will be no increased 
need for fire protection resulting from the project. 
 
The project will include 72 additional units of housing, which can be expected to add 170 new 
persons at build-out (72 new housing units x 2.36 persons per household). The project would employ 
approximately 59 full time employees and 15 part time employees. The project is within the projected 
population growth of the County’s General Plan and would not require or facilitate construction of new 
public facilities 
 
Sonoma County Code requires that all new development meet Fire Safe Standards (Chapter 13).  
The County Fire Marshal reviewed the project description and requires that the expansion comply 
with Fire Safe Standards, including fire protection methods such as sprinklers in buildings, new fire 
hydrants, alarm systems, extinguishers, vegetation management, hazardous materials management 
and management of flammable or combustible liquids and gases.  This is a standard condition of 
approval and required by county code and impacts would be less than significant.  

 
Significance Level: Less than Significant Impact 

 
ii. Police? 

 
Comment: 
The Sonoma County Sheriff will continue to serve this area. The project will include 72 additional 
units of housing, which can be expected to add 170 new persons at build-out (72 new housing units x 
2.36 persons per household). The project would employ approximately 59 full time employees and 15 
part time employees. The project is within the projected population growth of the County’s General 
Plan and would not require or facilitate construction of new public facilities. 
 
Significance Level: Less than Significant Impact 

 
iii. Schools, parks, or other public facilities? 

 
Comment: 
As discussed in 15(a)(i) above, the project is within the projected population growth of the County’s 
General Plan and would not require or facilitate construction of new public facilities. Development 
fees to offset potential impacts to public services, including school impact mitigation fees, are 
required by Sonoma County code and State law for new residential developments. No new schools 
are reasonably foreseeable as a result of this development. 

 
Significance Level: Less than Significant Impact 

 
iv. Parks? 

 
Comment: 
Sonoma County Code, Chapter 23 requires payment of parkland mitigation fees for all new residential 
development for acquisition and development of added parklands to meeting General Plan Objective 
OSRC-17.1 to “provide for adequate parkland and trails primarily in locations that are convenient to 
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urban areas to meet the outdoor recreation needs of the population…”  Development fees collected 
by Sonoma County are used to offset potential impacts to public services, including park mitigation 
fees.  The project will not result in the need for any new park facilities, and demand for parks in 
general is addressed through fees. 

 
Significance Level: Less than Significant Impact 

 
v. Other public facilities? 

 
Comment: 
Connection fees for sewer and water services offset potential impacts to these service facilities within 
their respective spheres of influence.  For projects propose land uses that are consistent with the 
General Plan.  Ongoing development and maintenance costs for services are provided in the form of 
fees or parcel tax. Existing sewer and water facilities are adequate. The project proposes new and 
resized pipelines, but expanded treatment facilities are not currently reasonably foreseeable.  
 
As discussed in 15(a)(i) above, the project is within the projected population growth of the County’s 
General Plan and would not require or facilitate construction of new public facilities. 
 
Significance Level: Less than Significant Impact 

16. RECREATION: 
 
Would the project: 
 
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? 

 
Comment: 
The project is adding approximately 170 new residents to a location abutting the Maxwell Farms 
regional park. As a result, a slight increase in park usage is anticipated. However, the residential 
project is subject to park impact fees that offset increased usage from new residents. Therefore, the 
project will have no impact on the use of existing neighborhood and regional parks or other 
recreational facilities.   
 
Significance Level: Less than Significant Impact 

 
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? 
 

Comment: 
The project includes passive recreational features for both the hotel and the residential components. 
The hotel project features a private pool only for use by guests. The residential component features a 
community courtyard, a community room, and pedestrian paths through wooded areas. Grading and 
hardscape within the dripline of preserved oaks will be conducted according to the procedures and 
precautions provided by the project arborist. The hotel project also includes the landscaping and 
maintenance of an undeveloped right-of-way and county remainder parcel.  
 
The applicant will develop and maintain a public parklet in conjunction with Sonoma County Regional 
Parks on the Sonoma County Parks’ land directly in front of the site and extending west to the 
driveway at the entrance to the Finnish American Home (FAHA) facility. The parklet will have a 
meandering path that connects to the existing bike/pedestrian trail just west of the hotel’s main 
entrance. The parklet will be landscaped with drought resistant native grasses and groundcovers as 
well as a variety of small shrubs, perennials and trees. Existing trees in healthy condition will be 
preserved and incorporated into the overall design of the site. 
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Amenities will include benches, drinking fountain with pet drinking fountain, dog waste bag station, 
bicycle repair station and historical and education markers, or similar items, celebrating the history of 
the site and the Springs area.  
 
All improvements will minimize tree removal in compliance with the County Tree Ordinance and 
Mitigation Measures BIO-1, BIO-2, BIO-3 and BIO-4. Therefore, the impacts of project recreational 
facilities will have a less than significant impact. 

 
Significance Level: Less than Significant Impact 

 

17. TRANSPORTATION: 
 
Would the project: 
 
a) Conflict with a program, plan, ordinance or policy addressing the circulation system, 

including transit, roadways, bicycle and pedestrian facilities? 
 

Comment: 
A traffic impact study was completed by TJKM on April 16, 2021. The study area included 
intersections of Verano Avenue and Main Street, Verano Avenue and Sonoma Highway, Verano 
Avenue and Old Maple Avenue, and Verano Avenue and Arnold Drive.  
 
The study intersections currently operate acceptably at Levels of Service (LOS) C or better during 
peak hours. The intersections would continue operating at the same LOS upon the addition of project-
related traffic, with the single exception of Verano Avenue and Old Maple Avenue as shown in Table 
16. This intersection would drop from LOS B to LOS C, at the weekend midday peak hour, with the 
addition of one second to the average delay at the intersection of Verano Avenue and Old Maple 
Avenue. 
 
Table 16, Intersection LOS Analysis – Existing Conditions & Conditions Plus Project 

Study 
Intersections Control Peak Period 

Existing 
Conditions 

Existing 
Plus Project 

Delay LOS Delay LOS 

Verano Avenue & 
SR 12 Signalized 

Weekday AM 12.2 B 12.7 B 
Weekday PM 15.6 B 16.9 B 
Weekend MD 12.8 B 13.6 B 

Verano Avenue & 
Main Street 

Two-Way 
Stop 

Weekday AM 17.3 C 18.7 C 
Weekday PM 18.6 C 22.3 C 
Weekend MD 15.3 C 16.7 C 

Verano Avenue & 
Old Maple Avenue 

One-Way 
Stop 

Weekday AM 0.0 A 0.0 A 
Weekday PM 0.0 A 0.0 A 
Weekend MD 14.2 B 15.1 C 

Verano Avenue &  
Arnold Drive Signalized 

Weekday AM 10.1 B 10.4 B 
Weekday PM 22.5 C 27.9 C 
Weekend MD 15.7 B 16.6 B 

 
The study intersections were also analyzed under a cumulative future 2040 scenario, using 
forecasted traffic levels. The intersections are expected to operate at the same LOS levels in the 
future scenario as the current LOS without the project. Under future conditions, the additional project-
related traffic would have no effect, and the intersections would operate at the same levels during 
peak hours as they currently do without the project. 
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Table 17, Intersection LOS Analysis – Cumulative Conditions (2040) & Cumulative 
Conditions Plus Project 

Study 
Intersections Control Peak Period 

Cumulative 
Conditions 

(2040) 

Cumulative 
Conditions 

Plus Project 
Delay LOS Delay LOS 

Verano Avenue & 
SR 12 Signalized 

Weekday AM 12.4 B 12.9 B 
Weekday PM 16.0 B 16.7 B 
Weekend MD 13.0 B 13.7 B 

Verano Avenue & 
Main Street 

Two-Way 
Stop 

Weekday AM 17.8 C 19.2 C 
Weekday PM 19.1 C 20.8 C 
Weekend MD 15.6 C 16.9 C 

Verano Avenue & 
Old Maple Avenue 

One-Way 
Stop 

Weekday AM 0.0 A 0.0 A 
Weekday PM 0.0 A 0.0 A 
Weekend MD 14.3 B 14.7 B 

Verano Avenue &  
Arnold Drive Signalized 

Weekday AM 10.3 B 10.6 B 
Weekday PM 24.9 C 26.1 C 
Weekend MD 16.7 B 17.3 B 

 
Pedestrian facilities serving the project site would be adequate. In the project vicinity, there are 
intermittent sidewalks along Verano Avenue and adjacent cross streets. Sidewalks are connected via 
a network of curb ramps and crosswalks at intersections and driveways. Street lighting is 
continuously provided along SR 12 and at the majority of the study intersections. All study 
intersections have crosswalks with curb ramps on two or more approach legs, except for the 
intersection at Verano Avenue and Old Maple Avenue. The project is fronted by a Class I multi-use 
path. An uncontrolled, mid-segment crosswalk is provided on Verano Avenue, approximately 150 feet 
west of Old Maple Avenue. The crosswalk provides street lighting, curb ramps, and high-visibility, 
ladder-style striping. It serves as a connection between the multi-use pathway on Verano Avenue and 
Maxwell Farms Regional Park, and is identifiable with flashing pedestrian beacons which may be 
activated via push buttons. The project will install new meandering paths on the parklet parcel south 
of Old Maple Avenue. 
  
Bicycle facilities serving the project site are adequate. Within the project vicinity, there are Class I 
bikeways along Verano Avenue between Main Street and the Agua Caliente Creek overpass, and 
along SR 12 south of Verano Avenue. Class II bike lanes are located along Verano Avenue between 
Riverside Drive and Arnold Drive, and Arnold Drive north of Leveroni Road. The County Bicycle and 
Pedestrian Plan (2010) depicts Class II bikeways along Verano Avenue fronting the site. The plan 
does not propose any other improvements along the project site. The project also includes 12 bicycle 
parking spaces at the hotel, which will also provide eight rental bicycles for guests. The residential 
component includes bicycle parking facilities for 72 bicycles. 

 
Transit facilities serving the project site are adequate. Existing transit routes are adequate to 
accommodate project-generated transit trips and stops are within acceptable walking distance of the 
site.  A Sonoma County Transit bus shelter is approximately 440 feet west of the project site served 
by SC Transit Routes 30, 34 and 38, and would not be adversely affected by the project. 
 
No additional facilities are required by the project which could have a significant impact on the project.  
 
Significance Level: Less than Significant Impact 

 
b) Conflict or be inconsistent with CEQA Guidelines Section 15064.3, subdivision (b)? 
 

SB 743, which was signed into law by Governor Brown in 2013 and codified in Public Resources 
Code 21099, tasked OPR with establishing new criteria for determining the significance of 
transportation impacts under CEQA. SB 743 requires the new criteria to “promote the reduction of 
greenhouse gas emissions, the development of multimodal transportation networks, and a diversity of 
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land uses.” SB 743 changes the way that public agencies evaluate the transportation impacts of 
projects under CEQA, recognizing that roadway congestion, while an inconvenience to drivers, is not 
itself an environmental impact (see Pub. Resource Code, § 21099, subd. (b)(2)). 
 
Vehicle miles traveled exceeding an applicable threshold of significance may indicate a significant 
impact. In December 2018, OPR circulated its most recent Technical Advisory on Evaluating 
Transportation Impacts in CEQA (OPR) that provides recommendations and describes various 
options for assessing VMT for transportation analysis purposes. 

 
For residential projects, OPR recommends that VMT impacts be considered potentially significant if a 
residential project is expected to generate VMT per Capita (i.e., VMT per resident) at a rate that 
exceeds 85 percent of a regional average. OPR does not provide specific guidance on evaluating 
other land use types, such as hotels, except to say that other land uses could choose to use the 
method applicable to the land use with the most similarity to the proposed project. 
 
Comment: 
The project is an infill development that proposes to construct 72 units of affordable multi-family 
housing and a 120-room hotel on adjacent parcels along Verano Avenue. To reduce the rate of VMT 
per resident and employee, the project includes the following items to improve the local street 
connectivity by improving the pedestrian realm through a fair-share contribution to the mid-block 
crosswalk and enhancing the bus shelter on Verano Avenue. The project site is located within walking 
and bicycle distance to many community destinations and there are adjacent bicycle and transit 
facilities. 
 
As noted by OPR’s Technical Advisory, the residential portion of the proposed project is unlikely to 
result in significant impacts since the provision of affordable housing in infill locations improves the 
local balance of jobs and housing, and improves the local balance of jobs and housing, thus 
shortening commutes to/from employment locations and reducing VMT. VMT impacts generated by 
the proposed 72 units of affordable, multi-family infill housing will be less than significant. 
 
Based on the OPR recommendations, VMT impacts attributable to the proposal hotel may be 
considered potentially significant if: 

• home-based VMT per hotel employee exceeds 85 percent of the average rate for Sonoma 
County, or  

• VMT attributable to hotel guests results in a significant net increase in total VMT.  
 
The Sonoma County Travel Demand Model was utilized to estimate the rate of home-based work 
VMT attributable to hotel employees. The model estimates the existing rate of home-based work VMT 
to and from jobs in Sonoma County to be 22.8 daily miles per employee (round-trip). VMT impacts 
attributable to hotel employees would be considered significant home-based work VMT to and from 
the hotel exceeds 19.4 daily miles per employee (round-trip), equal to 85 percent of the countywide 
rate of 22.8 daily miles per employee. 
 
Table 18 below shows the forecasted net change in daily home-based VMT resulting from the 
proposed hotel, based on the Sonoma County Travel Demand Model estimates for baseline 
conditions with and without the hotel. The model predicts a total of 120 work trips to and from the 
hotel, which would thus equate to a presumption of 60 hotel employees based on the underlying rates 
used by the model. The model predicts a net increase of 1,086 home-based work VMT attributable to 
the hotel, which would thus equate to 18.1 miles per employee based on the model presumption of 60 
employees. The threshold of 19.4 daily miles per employee for employee trips would not be exceed, 
and this impact would be less than significant. 

 
Table 18, Net Change in Employment VMT to Hotel Zone 
 Model Baseline 

Conditions 
Model Baseline plus 
Hotel Conditions 

Net Change with Hotel 

Employment  
(number of jobs) 

36 96 +60 
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Home-based Work VMT (miles) 454 1,541 +1,086 
    

Home-based Work VMT per Employee  
(Hotel Project) 18.1 miles per employee (round-trip) 

Impact Threshold 19.4 miles per employee (round-trip) 
Exceed Threshold No 

Source: Sonoma County Travel Model Baseline (Year 2015) 

VMT attributable to hotel guests would be considered significant if it resulted in a net increase in total 
countywide VMT, consistent with the recommended method of evaluating VMT for customer-serving 
retail uses.  
 
The proposed hotel is not a destination/resort type hotel, and would provide regionally desirable 
lodging to tourists that visit other destinations within the County. Hotel guests will consist of visitors to 
Sonoma that, without the project, would stay at another hotel in the City or County of Sonoma. If local 
mid-priced hotels were full, these guests would stay at hotels located in nearby cities and counties 
such as Petaluma, Santa Rosa, Solano and Marin Counties and then drive to Sonoma Valley. 
 
The analysis of net VMT takes into account that hotels attract guests already visiting Sonoma County 
that would otherwise stay at another hotel, or vacation rental in the County, as well as “day trippers” 
visiting the area that would not stay overnight. Over 70 percent of visitors to Sonoma County are “day 
trippers”. Day-trippers are potentially more likely to travel on Sonoma County roads during peak hours 
especially in the summer months, while hotel guests tend to arrive and depart outside of peak traffic 
hours. San Francisco Bay Area residents are frequent day-trippers, while overnight guests staying at 
hotels or other accommodations located in other cities in the region such as Healdsburg, Windsor, 
Petaluma, Santa Rosa, and Napa currently travel on area roads, including Highway 12 
 
Within a two mile radius of the project site, there are five similar priced hotels that would serve as an 
alternative to this hotel. There are destinations within close proximity to the project site that are 
walkable, bikeable, or with easy access to transit such as recreation and shopping centers. 
Downtown Sonoma is less than two miles from the project site as well. 
 
Taking these factors into account, the VMT generated by hotel guests is unlikely to result in an 
increase in the number of visitors to Sonoma County, and therefore unlikely to result in a net increase 
in total countywide VMT. Therefore, VMT impacts generated by hotel guests are anticipated to be 
less than significant. 

 
Significance Level: Less than Significant Impact 

 
c) Substantially increase hazards due to geometric design feature (e.g., sharp curves or 

dangerous intersections) or incompatible uses (e.g., farm equipment)? 
 

Comment: 
The project would not increase hazards, since it maintains the existing alignment of the roadway.  
However, hazards to drivers, cyclists, and pedestrians could occur during construction operations. 
This temporary construction-related impact will cease upon project completion, and the following 
mitigation will reduce the impact to a level of insignificance. 
 
Significance Level: Less than Significant with Mitigation Incorporated 

 
Mitigation: 
Mitigation Measure TRAF-1: 
Traffic safety guidelines compatible with Section 12 of the Caltrans Standard Specifications, 
“Construction Area Traffic Control Devices” shall be followed during construction.  Project plans and 
specifications shall also require that adequate signing and other precautions for public safety be 
provided during project construction. 

 
d) Result in inadequate emergency access? 
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Comment: 
Development on the site must comply with all emergency access requirements of the Sonoma County 
Fire Safety Code (Sonoma County Code Chapter 13), including emergency vehicle access 
requirements.  Project development plans are required to be reviewed by a Department of Fire and 
Emergency services Fire Inspector during the building permit process to ensure compliance with 
emergency access issues.  Refer to discussion in item 16(d), above. 
 
Significance Level: Less than Significant Impact 
 

18. TRIBAL CULTURAL RESOURCES:  
 
Would the project: 

a) 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:  
 
i) 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 5030.1(k), or  
 
Comment: 
As discussed in Section 5, Cultural Resources, above, a subsurface investigation identified no 
significant cultural resources within the project site. Permit Sonoma staff referred the project 
application to Native American Tribes within Sonoma County. A representative for the Graton 
Rancheria Tribe requested consultation and additional information for this project, and requested 
standard construction monitoring mitigation measures (Mitigation Measures CUL-1, CUL-2, and CUL-
3 above) which are also included as Conditions of Approval of the project. No other Tribes had 
comments in response to the referral.  
 
There are no known archaeological resources on the site, but the project could uncover such 
materials during construction. Mitigation Measure CUL-1, CUL-2, and CUL-3 will reduce the impact to 
less than significant.  
 
Significance Level: Less than Significant with Mitigation Incorporated 

 
Mitigation: See Mitigation Measures CUL-1, CUL-2, and CUL-3 above 

ii) 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 § 5024.1. In applying the criteria set forth in subdivision (c) of Public Resource Code § 
5024.1, the lead agency shall consider the significance of the resource to a California Native 
American tribe.  
 
Comment: 
As discussed in 18(a)(i), above, a representative for the Graton Rancheria Tribe requested additional 
information for this project. Permit Sonoma staff provided a copy of the archeological studies and 
subsurface investigation to the Tribe, and the Tribe requested standard construction monitoring 
mitigation measures (Mitigation Measure CUL-1, CUL-2, and CUL-3 above) which is also included as 
a Condition of Approval of the project. No other Tribes had comments in response to the referral.  
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Significance Level: Less than Significant with Mitigation Incorporated 
 
Mitigation: See Mitigation Measure CUL-1, CUL-2, and CUL-3 above 
 
Mitigation monitoring: 

19. UTILITIES AND SERVICE SYSTEMS: 
 
Would the project: 
 
a) Require or result in the relocation or construction of new or expanded water, wastewater 

treatment or storm water drainage, electric power, natural gas, or telecommunications 
facilities, the construction or relocation of which could cause significant environmental 
effects? 
 
Comment: 
The project site is located in an urbanized area and served by existing utilities. As such, the project 
would not result in the relocation or construction of new electric, natural gas, or telecommunication 
facilities.  
 
Domestic wastewater disposal would be provided by the Sonoma Valley County Sanitation District. 
Wastewater generated by the proposed project would be conveyed to the Sonoma Valley County 
Sanitation District Wastewater Treatment Plant, located south of the Sonoma Skypark Airport.  The 
treatment plant has a dry weather design capacity of 2,700,000 gallons per day, and the proposed 
project would generate about 23,520 gallons per day, or about 0.009% of total design capacity of the 
treatment plant.  Moreover, the proposed project would need to comply with standard sanitation 
conditions of approval. 
 
The project would incorporate bioretention facilities to capture and treat storm water runoff resulting 
from creation of new impervious surfaces.  The design of these project features would be permitted 
after County review and approval of project storm water provisions.   
 
Significance Level: Less than Significant Impact 

 
b) Have sufficient water supplies available to serve the project and reasonably foreseeable future 

development during normal, dry and multiple dry years? 
 
Comment: 
The project will use water supplied from the Valley of the Moon Water District. The district issued a 
will-serve letter (dated August 19, 2019) to provide water service to the project subject to district fees 
and requirements. 
 
Significance Level: Less than Significant Impact 

 
c) Result in a determination by the wastewater treatment provider which serves or may serve the 

project that it has adequate capacity to serve the project’s projected demand in addition to the 
provider’s existing commitments? 

 
Comment: 
Refer to response for 17a, above. 
 
Significance Level: Less than Significant Impact 
 

d) Generate solid waste in excess of State or local standards, or in excess of the capacity of 
local infrastructure, or otherwise impair the attainment of solid waste reduction goals? 
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Comment: 
Sonoma County has an existing solid waste management program that provides solid waste 
collection and disposal services for the entire County.  The program can accommodate the permitted 
collection and disposal of the waste that would result from the proposed project. 
 
However, to further reduce the solid waste disposal footprint, as a condition of approval, the applicant 
would be required to provide to Permit Sonoma staff a solid waste management plan. 
 
Significance Level: Less than Significant Impact 

 
e) Comply with federal, state, and local management and reduction statutes and regulations 

related to solid waste?  
 
Comment: 
Sonoma County has access to adequate permitted landfill capacity to serve the proposed project. As 
discussed above, a solid waste management plan will be required as a condition of approval to 
ensure compliance with all federal, State, and local regulations related to solid waste. 
 
Significance Level: Less than Significant Impact 

20. WILDFIRE 
 

If located in or near state responsibility areas or lands classified as very high fire severity 
zones, would the project: 
 
According to the Sonoma County General Plan (Figure PS-1g, Wildland Fire Hazard Areas), the 
parcel is located in a Sonoma County Local Fire Protection Response Area (LRA) that is not a 
designated fire hazard severity zone and is not adjacent to a State Fire Protection Response Area. 
 

a) Substantially impair an adopted emergency response plan or emergency evacuation plan? 
 
Comment: There is no separate emergency evacuation plan for the County. The proposed project 
would not result in a significant change in existing circulation patterns and would have no effect on 
emergency response routes. 
 
Significance Level: No Impact 

 
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?  
 
Comment: The project is located within a flat topographic area with no heightened wildfire risk and 
would not expose project occupants to elevated pollutant concentrations from wildfire or exacerbate 
the spread of wildfire. 
 
Significance Level: Less Than Significant Impact 

 
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 
of that may result in temporary or ongoing impacts to the environment?  

 
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? 
 
Comment: 
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As discussed in subsection (g) of the Hazard section above, the proposed project is not located in or 
near a state responsibility area, or land classified as very high fire severity zone. The project meets 
access requirements for emergency vehicles, and is connected to a municipal water supply, with six 
hydrants for fire suppression. The project would utilize existing roads and power lines. The new 
buildings and structures would need to be connected to existing utilities. The project is not located on 
sloping land or include project components that would exacerbate fire risk. Therefore wildfire risk 
impacts would be less than significant. 

 
Significance Level: Less than Significant Impact 

21. MANDATORY FINDINGS OF SIGNIFICANCE 
 
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? 

 
Comment:  
Potential project impacts on special status plant and fish/wildlife species and habitat are addressed in 
Section 4.  Implementation of the required mitigation measures (Mitigation Measures BIO-1, BIO-2, 
BIO-3, and BIO-4) would reduce these potential impacts to a less-than-significant level.  Potential 
adverse project impacts to cultural resources are addressed in section 5.  Implementation of the 
required mitigation measures (Mitigation Measures CUL-1, CUL-2, and CUL-3) would reduce these 
potential impacts to a less-than-significant level. 

 
Significance Level: Less than Significant Impact 

 
b) Does the project have impacts that are individually limited, but cumulatively considerable?  

(“Cumulatively considerable” means that the incremental effects of a project are considerable 
when viewed in connection with the effects of past projects, the effects of other current 
projects, and the effects of probable future projects)? 

 
Comment:  
No project impacts have been identified in this Initial Study that are individually limited but 
cumulatively considerable.  The project would contribute to impacts related to aesthetics, air quality, 
biological resources, cultural resources, geology and soils, greenhouse gases, hydrology and water 
quality, noise, traffic, and tribal cultural resources, which may be cumulative off-site, but mitigations 
would reduce project impacts to less-than-significant levels. 

 
Significance Level: Less than Significant Impact 

 
c) Does the project have environmental effects which will cause substantial adverse effects on 

human beings, either directly or indirectly? 
 
Comment: 
Proposed project operations have the potential to cause substantial adverse impacts on human 
beings, both directly and indirectly.  However, all potential impact and adverse effects on human 
beings (resulting from air quality, noise, traffic, aesthetics) were analyzed, and would be less than 
significant with the mitigations identified in the Initial Study incorporated into the project. 
 
Significance Level:   Less than Significant Impact 
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