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SECTION 1: INTRODUCTION 

1.1 - Purpose 

The purpose of this Draft Initial Study/Mitigated Negative Declaration (IS/MND) is to identify any 
potential environmental impacts from implementation of the Farmstand Subdivision project 
(project) in Healdsburg, California.  Pursuant to California Environmental Quality Act (CEQA) 
Guidelines Section 15367, the City of Healdsburg (City) is the Lead Agency in the preparation of this 
IS/MND and any additional environmental documentation required for the project.  The City has 
discretionary authority over the project.  The intended use of this document is to determine the 
level of environmental analysis required to adequately prepare the project IS/MND and to provide 
the basis for input from public agencies, organizations, and interested members of the public.  This 
Draft IS/MND will be circulated for 20 days during which time comments can be made by the public 
on the analyses contained herein.  Although not required by CEQA, a Final IS/MND will be prepared 
to provide responses to comments received during the 20-day review period. 

The remainder of this section provides a brief description of the project location and the 
characteristics of the project.  Section 2 includes an environmental checklist giving an overview of 
the potential impacts that may result from project implementation, and it elaborates on the 
information contained in the environmental checklist, along with justification for the responses 
provided in the environmental checklist. 

1.2 - Background 

The 8.9-acre project site was annexed into the City of Healdsburg in 2000 and is within the Grove Street 
Neighborhood Plan, which was adopted in 2000.  The Grove Street Neighborhood Plan was developed 
to provide a cohesive planning framework that both recognizes and attempts to retain or enhance the 
neighborhood’s distinctive and positive qualities, recognizing that this area will likely be developed. 

1.3 - Project Location 

The 8.9-acre project site consists of two parcels: Assessor’s Parcel Numbers (APNs) 89-081-013 (3.78 
acres) and 89-120-004 (5.08 acres), located at 979 and 1069 Grove Street in Healdsburg, California 
(Exhibit 1 and Exhibit 2).  The project site is bordered by US Highway 101(west), two parcels with 
existing residences (north), a rural vineyard (south), and Grove Street, single-family residents, and 
Foss Creek and the Foss Creek Detention area (east) (Exhibit 2). 

1.4 - Environmental Setting 

1.4.1 - Existing Conditions 
The project site is relatively flat with estimated slope gradients of approximately five percent or less.  
The site is at an average elevation of 138 feet above mean sea level.  The site was historically used 
for farming and agricultural activities, and is now predominantly covered in perennial grasses and 
with numerous oak trees along the easterly portions of the site and along Highway 101. 
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Immediately west of the site, the land slopes westerly to a broad drainage ditch alongside Highway 
101.  Drainage from the site travels overland in an easterly direction to an existing storm drain inlet 
on Grove Street approximately 300 feet to the north.  This storm drain directs the drainage through a 
culvert under Grove Street to a drainage channel. 

Two occupied residential structures currently exist on the project site.  The residential structure at 979 
Grove Street is eligible for the National Register of Historic Places (NR) and would be retained on-site.  
The residential structure located on the northerly parcel at 1069 Grove Street would be demolished 
along with associated outbuildings.  Additionally, the framework of a former farmstand constructed 
around 2002 is located at the frontage of the site along Grove Street and may be incorporated into 
future development to enhance and retain the distinct characteristics of the Grove Street 
neighborhood. 

Soils within the site are predominantly of the Pleasanton series.  Pleasanton soils consist of a well-
draining clay loams.  These soils typically support the growth of annual and perennial grasses, forbs, 
small shrubs, wild berry vines, and scattered oaks.  The California Department of Conservation Farmland 
Mapping and Monitoring Program designates the project site as “Farmland of Local Importance.” 

1.4.2 - General Plan and Zoning Designations 
The project site is designated “Medium Density Residential” and “Grove Street Mixed Use” by the 
City’s General Plan and zoned “R-1-6,000 - Single -Family Residential District, 6,000 sq. ft. minimum 
lot size” and “GMU - Grove Street Mixed Use District,” by the Healdsburg Zoning Map.  The Grove 
Street Neighborhood Plan designates the project site within the “Interior Single Family Residential” 
and “Grove Street and West Grant Street Corridors” design areas.  The project is also subject to the 
Healdsburg Growth Management Ordinance passed in 2000. 

1.5 - Project Description 

The project would subdivide the 8.9-acre project site into 30 lots on parcels ranging from 6,000 to 
28,932 square feet (Exhibit 3).  All of the lots directly adjacent to Grove Street would be developed as 
mixed-use residential with up to 12,000 square feet of certain commercial and office uses allowed per 
the Grove Street Neighborhood Plan, while the interior lots would support single-family residential 
development.  The project proposes roadway improvements to allow for planned residential, 
commercial, and office uses. 

A roundabout would be constructed at the project street intersection with Grove Street.  Pedestrian 
crossings would be provided from the site to an existing five-foot-wide pedestrian path that runs 
north/south along the east side of Grove Street.  Grove Street would be widened along the property 
frontage and improved to provide on-street parking and city standard curb, gutter, and sidewalk.   

As required by the City’s zoning code, projects of seven or more units or lots are required to sell fifteen 
percent of the total number of new units or lots to moderate, low, or very-low income households.  
Because the proposed project is developing lots for sale and not building homes for sale or rent, the City 
staff is proposing the payment of an in-lieu fee(s), which is the requirement for projects of six or less 
lots.  The payment of an in-lieu fee(s) would fulfil the project’s affordable housing obligation, as allowed 
by section 20.20.30. 
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Building permits acquired for the project would be subject to allocation availability under 
Healdsburg’s Growth Management Ordinance (GMO).  The subdivision into 30 lots would require up 
to 28 allocations, as there are currently two existing homes, one of which is to be demolished.  In the 
case that four affordable housing units are provided, as few as 24 allocations would be mandatory 
since affordable housing units are exempt from GMO requirements. 

1.5.1 - Site Access 
As shown in Exhibit 3, primary vehicular access to the project site would be from Grove Street, 
where a roundabout would be constructed to provide access to the site as well as to calm traffic and 
support the concepts of the Grove Street Neighborhood Plan.  A public street lined with bioretention 
planters and sidewalks on both sides would extend west from the roundabout to a three-way 
intersection.  A public street with continuous sidewalk would extend to the north and south property 
lines for possible future road extension to potential adjacent development.  The terminus of the 
southern extension at the project boundary would include a temporary cul-de-sac to ensure 
adequate access for emergency vehicles. 

Pedestrian facilities include sidewalks, crosswalks, curb ramps, curb extensions, and various 
streetscape amenities such as lighting.  A sidewalk would be constructed on the west side of Grove 
Street along project site’s frontage to improve pedestrian access. 

Currently, there is a Class I bike pathway along Foss Creek east of the site and Grove Street south of 
the site.  Class II bike lanes are located on Grove Street to the north, and Class III bike routes on Dry 
Creek Road and March Avenue.  Future plans will extend the Foss Creek Pathway from the northerly 
City Limits to Front Street on the south, near the future Sonoma-Marin Area Rail Transit (SMART) 
station.  Access to the trail would be made approximately 0.1 miles north from the proposed 
project’s planned roundabout on Grove Street.  March Avenue is expected to be striped with Class II 
bike lanes in the near future.  Bike parking facilities would be provided at all commercial sites to 
meet the City’s requirements. 

1.5.2 - Utilities 

Stormwater 

The project is designed to retain and treat stormwater runoff on-site.  Excess storm water runoff will 
be captured in the street drain and conveyed by a new, 24-inch storm sewer pipe under Grove street 
to the existing culvert where it will enter the City’s existing stormwater management system.  Any 
drainage from Highway 101 will be contained in a swale along the westerly side of the proposed 
landscape berm and directed to the project storm drain system.  Drainage from the east side of the 
berm will be intercepted on the east side of the berm and fence combination, and will be conveyed 
to the public storm drain system in Grove Street.  Drainage north and south of the project site 
generally drains similar to the project site in an easterly direction to Grove Street.  Future 
development of the individual lots would be required to provide storm drain water treatment and 
retention on a lot-by-lot basis. 



City of Healdsburg – Farmstand Subdivision Project 
Introduction Draft Initial Study/Mitigated Negative Declaration 

 

 
10 FirstCarbon Solutions 

H:\Client (PN-JN)\3257\32570008\Farmstand ISMND\32570008 Farmstand ISMND.docx 

Water and Wastewater 

The City of Healdsburg provides sewer services and potable water to the project site.  Existing septic 
systems would be abandoned per the Sonoma County Public Health Department’s standards.  Water 
and wastewater conveyance facilities would flow easterly through the project site and connect to 
existing facilities located on Grove Street. 

Electric Service 

The City of Healdsburg will provide electric service to the project site.  Any existing electric service 
would be abandoned and taken from the City of Healdsburg per the General Plan and Healdsburg’s 
Municipal Code.  Electric facilities would connect to existing facilities along Grove Street and run 
throughout the project site as needed to provide electric service.  

Other Utilities 

Natural gas, cable and telephone services are provided to the property by Pacific Gas and Electric 
Company (PG&E) and a variety of communication companies. 

1.5.3 - Construction 
The proposed project involves only the subdivision of land into 30 lots, and does not include any 
construction except for new roadways and utilities.  An estimated construction timeline is presented 
here for purposes of identifying potential environmental impacts.  Actual unit construction may 
require additional discretionary review by the City in the future. 

For the purposes of this analysis, it is assumed that construction would occur in a maximum of three 
phases.  Phases of development of the homes and mixed-use parcels are assumed to be phased over 
the years 2016, 2017, 2018, and 2019, either in response to market conditions or the City’s growth 
management plan.  Construction of all 30 parcels is assumed to be completed by January 2019. 

1.6 - Required Discretionary Approvals 

The proposed project would require the following discretionary approvals from the City of 
Healdsburg: 

• Tentative Subdivision Map 
• Heritage Tree Permit 

 
In addition, the proposed project would require ministerial approvals including issuance of grading 
and building permits from the City of Healdsburg. 

1.7 - Intended Uses of this Document 

This Draft IS/MND has been prepared to disclose the potential environmental impacts resulting from 
development of the project.  This document will also serve as a basis for soliciting comments and 
input from members of the public and public agencies regarding the proposed project.  The Draft 
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IS/MND will be circulated for a minimum of 20 days, during which period comments concerning the 
analysis contained in the Draft IS/MND should be sent to: 

Jesse Brown, Senior Planner 
City of Healdsburg 
Building & Planning Department 
401 Grove Street 
Healdsburg, CA 95448 
Phone: 707.431.3346 
Email: jbrown@ci.healdsburg.ca.us 
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Environmental Issues 

Potentially 
Significant 

Impact 

Less Than 
Significant 

Impact With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

1. Aesthetics 
Would the project: 

a) Have a substantial adverse effect on a scenic 
vista? 

 

b) Substantially damage scenic resources, 
including, but not limited to, trees, rock 
outcroppings, and historic building within a 
state scenic highway?   

 

c) Substantially degrade the existing visual 
character or quality of the site and its 
surroundings? 

 

d) Create a new source of substantial light or 
glare which would adversely affect day or 
nighttime views in the area? 

 

 

Environmental Evaluation 

This section provides a description of existing visual conditions in the vicinity of the Farmstand 
Project and an assessment of changes to those conditions that would occur from implementation of 
the proposed project.  Effects of the proposed project on the visual environment are generally 
defined in terms of a project’s physical characteristics and potential visibility, the extent to which the 
project’s presence would change the perceived visual character and quality of the environment 
where it would be located, and the expected level of sensitivity that the viewing public may have in 
areas where project facilities would alter existing views. 

The aesthetic quality of a community is composed of visual resources, which are those physical 
features that make up the visible landscape, including land, water, vegetation, and the built 
environment (e.g., buildings, roadways, and structures).  The descriptions of visual resources in this 
section include photographs of the proposed project site that were taken during site reconnaissance 
performed by FirstCarbon Solutions (FCS) in April 2015.  High-resolution photographs were taken 
from representative viewpoints in the surrounding vicinity, as shown in Exhibit 4. 

Visual Distance Zones 

The following distance zones (foreground, middle ground, and background) can be used to 
characterize the dominant visual character from each vantage point and describe views in terms that 
can be analyzed and compared.  The sensitivity of views, which could be modified by the proposed 
project, are defined in order to establish thresholds for the analysis of potential visual impacts 
resulting from the implementation of the project. 

 



Foreground View: Farmstand Facing Grove Street. Middle Ground View: Looking Southwest from Grove Street.

Middle Ground View: Looking South at the Historic 979 Grove Street Building. Background View: Onsite Looking Southwest.

Source: FirstCarbon Solutions, 2015.

32570008 • 07/2015 | 4_siteviews.cdr

Exhibit 4
Project Site Views
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Foreground Views.  These views include elements that can be seen at a close distance and that 
dominate the entire view.  Impacted views at this distance are generally considered potentially 
adverse when viewed by a sensitive viewer group, such as surrounding residents, workers, 
pedestrians, or regular motorists. 

Middle Ground Views.  These views include elements that can be seen at a middle distance and that 
partially dominate the view.  Impacted views at this distance are generally considered to be 
potentially adverse when viewed by a sensitive viewer group. 

Background Views.  These views include elements that are seen at a long distance and typically do 
not dominate the view, although they are part of the overall visual composition of the view.  
Impacted views at this distance are generally considered not to be an adverse impact when viewed 
by a sensitive viewer group. 

Regional Setting 

The project is located in Sonoma County, in the City of Healdsburg.  The City of Healdsburg is located 
in a small, flat valley, that runs roughly north to south following the Russian River and surrounded by 
gently rolling hills covered with oak trees, grassland, and other vegetation.  Views of the surrounding 
foothills and open space areas, such as community separators, agricultural lands, creeks, and woodlands 
are scenic values experienced from a number of public vantage points throughout the City. 

Visual Setting 

The rectangular project site is located along the west side of Grove Street, south of Dry Creek Road, 
north of West Grant Street, and east of Highway 101.  The site can be characterized as an open field 
with one house at either end, with associated outbuildings.  The residence located at 979 Grove 
Street, on the southern portion of the site, will remain along with its associated outbuildings on a 
single subdivided lot fronting Grove Street.  The existing residence located at 1069 Grove Street, on 
the northern portion, will be removed along with its associated outbuildings prior to the filing of the 
final map. 

As depicted in Exhibit 4, at the northern end of the site facing Grove Street are the remains of a 
farmstand.  These remains consist of a concrete pad and a wood frame.  The site is immediately 
surrounded by single-family developments; commercial properties are found further north and 
south on Grove Street.  

The native vegetation on the site is predominantly coast live oak (Quercus agrifolia) with a single 
valley oak (Quercus lobata), two coast redwoods (Sequoia sempervirens), and a single Douglas fir 
(Pseudostuga menziesii) also included in the inventory.  Non-native trees on the site are small 
numbers of Colorado blue spruce (Picea pungens ‘Glauca’), English walnut (Juglans regia), fruiting 
apple (Malus domestica), and incense cedar (Calocedrus decurrens).  Six of the inventoried trees 
qualify as heritage trees as defined by the Healdsburg Land Use Code (Chapter 20.24, Article II).  The 
project site is viewable by motorists or pedestrians traveling along Highway 101, Grove Street, and 
from surrounding residential, and commercial land uses. 
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For this visual analysis, the local study area corresponds to those land uses and residences that 
currently have views of the site.  Views of the project site from Highway 101 are partially obstructed 
by existing trees.  The project site is also visible from single-family residential uses to the north and 
directly across Grove Street. 

Would the project: 

a) Have a substantial adverse effect on a scenic vista? 

Less than significant impact.  Primary scenic vistas that exist within the City of Healdsburg are of 
wooded ridges and hillsides—such as Fitch Mountain—and the Russian River (City of Healdsburg 2010).  
Specifically, Fitch Mountain, which is to the east of the project site, is a known scenic resource.  Views of 
the mountain from Highway 101 are primarily obscured by trees and developments to the east.  The 
Russian River is more than 0.5 mile east of the project site and is not visible. 

Another important aspect of the Grove Street neighborhood is its somewhat elevated position 
between Dry Creek and Foss Creek, allowing occasional vistas to hillsides and ridges to the east and 
western Dry Creek Valley to the west.  The proposed project, its landscaping and sound barrier, are 
consistent with the City Code, the surrounding neighborhood, and the Grove Street Neighborhood 
Plan.  The Grove Street Neighborhood Plan includes the following protective measures and design 
features aimed to minimize aesthetic impacts of new developments on surrounding neighbors.  

Within the Grove Street and West Grant Street Corridors Design District:  

1. Building Size and Scale.  To preserve the residential character and scale of the area, any new 
buildings proposed to be used for commercial or office uses will be limited to two-stories in 
height and size not to exceed 4,000 square feet relative to exterior building dimensions. 

 

2. Setback.  All new structures (with exception of accessory buildings) along Grove Street shall 
have the primary elevation and entry face the street.  Whenever possible, setbacks should 
also be generally consistent with setbacks employed by buildings on adjoining properties, 
especially where needed to harmonize new development with the existing historic character 
of adjacent older development. 

 
Within the Interior Single-Family Residential Design District: 

1. Street Improvements.  Street improvements for new streets shall be in accordance with 
standards and cross-sections included in the Circulation Element of this plan.  In addition, 
new street alignments for east and west streets westerly of Grove Street should be designed 
to permit and preserve vistas across Dry Creek Valley to distant hills and ridges. 

 
Given the similar scale of building height with that of the surrounding neighborhoods, as well as the 
amount of building separation incorporated in the development standards, existing views would 
remain visible and views of ridgelines would not be obstructed.  As such, impacts would be 
considered less than significant. 
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b) Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, 
and historic building within a state scenic highway? 

Less than significant impact.  The project site is not located near a designated State Scenic Highway 
according to California Department of Transportation’s California Scenic Highway Mapping System.  
The only officially designed Scenic Highways in Sonoma County are State Routes 116 and 12.  The 
City of Healdsburg General Plan designates US 101 as a scenic highway within the City limits.  The 
project site is partially visible from the US 101. 

In accordance to the Grove Street Neighborhood Plan Design Guidelines, a 20-foot-wide irrigated 
landscape buffer would be constructed along the Highway 101 frontage.  This buffer would also 
include a 4-foot high sound wall on top of a 4-foot high landscape berm to reduce noise impacts 
from the highway to the project site.  The sound wall would be designed to be aesthetically pleasing 
while still providing adequate noise mitigation.  Prior to construction, the proposed sound wall must 
undergo design review and approval by the Planning Commission.  Additionally, this landscape buffer 
would also incorporate redwood trees and evergreen shrubs on both sides of the sound barrier to 
enhance the visual character of the site from Highway 101. 

As designed, and with the incorporation of design review of the materials, colors, landscaping, and 
design of the proposed sound wall, the project would be consistent with the Grove Street 
Neighborhood Plan and would have a less than significant impact on scenic resources such as rock 
outcroppings, trees, or historic buildings within view from a scenic highway.  

c) Substantially degrade the existing visual character or quality of the site and its surroundings? 

Less than significant impact with mitigation incorporated.  The Grove Street area has a semi-rural 
character with various historic homes exhibiting architectural styles ranging from the late 19th to 
early 20th century.  Residential developments surrounding the project site incorporate mature 
landscaping, large trees, and variety of architectural styles that display considerable charm.  The 
historic building at 979 Grove Street to remain on-site would enhance the character of the site while 
providing connectivity for existing and planned development. 

The project’s new residential and commercial developments would be required to undergo design 
review for compliance with the design guidelines contained in the Grove Street Neighborhood Plan.  
Compliance with the design standards would minimize the appearance of uniformity and encourage 
variety in architectural details and styling.  Commercial uses in the Grove Street and West Grant 
Street mixed-use zone would be visually compatible with and subordinate to existing and future 
adjoining residential uses.  The project would preserve existing trees along the frontage of Grove 
Street to not only provide aesthetic benefits but also provide a shade canopy for pedestrians, 
bicyclists, and parked cars.  Three of the six heritage trees on-site would be retained and Mitigation 
Measure (MM) BIO-3 through MM BIO-11, as presented in the section 2.4, would be incorporated to 
maximize survivability of remaining three heritage trees as well as other trees to remain.  
Additionally, the existing farmstand structure along Grove Street may be retained and incorporated 
into the design of future commercial development.  As previously mentioned, a landscape buffer 
would be provided along Highway 101 to lessen the visual impact of residential development as seen 
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from the locally designated scenic highway.  Final project architecture and design would be reviewed 
prior to building permit issuance.  As such, the proposed residential and mixed-use project would 
not substantially degrade the existing visual character or quality of the site or its surroundings. 

d) Create a new source of substantial light or glare which would adversely affect day or nighttime 
views in the area? 

Less than significant impact with mitigation incorporated.  The proposed project would potentially 
develop 30 new single-family dwelling units and 12,000 square feet of commercial development on 
the project site.  New sources of light and glare may potentially be intrusive since the two existing 
occupied homes do not generate substantial daytime or nighttime lighting.  In accordance with the 
Circulation Plan of the Grove Street Neighborhood Plan, low illumination and historic streetlight 
fixtures shall be used along Grove Street and West Grant Street, similar to those used in other 
historical neighborhoods in Healdsburg.  Prior to issuance of building permits, in accordance to 
MM AES-1, a lighting plan shall be provided to the City for review and approval.  

MM AES-1: Prior to issuance of grading permits for the project, the Applicant shall provide a 
streetscape lighting plan for the City of Healdsburg to review and approve.  The plan 
shall include provisions to ensure that outdoor lighting is designed so that potential 
glare or light spillover to surrounding roadways and land uses is minimized through 
appropriate site design and shielding of light fixtures.  The City will review the 
streetscape lighting plan to ensure that all lighting is directed downward and away 
from residences.  This mitigation measure does not preclude the use of small-scale 
decorative lighting that may be directed upward, such as wall wash lighting or spot 
lighting for landscaping.  This type of lighting is allowed if it does not spill over onto 
adjacent properties. 
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Environmental Issues 
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2. Agriculture and Forestry Resources
In determining whether impacts to agricultural resources are significant environmental effects, lead 
agencies may refer to the California Agricultural Land Evaluation and Site Assessment Model (1997) 
prepared by the California Dept. of Conservation as an optional model to use in assessing impacts on 
agriculture and farmland.  In determining whether impacts to forest resources, including timberland, are 
significant environmental effects, lead agencies may refer to information compiled by the California 
Department of Forestry and Fire Protection regarding the state’s inventory of forest land, including the 
Forest and Range Assessment Project and the Forest Legacy Assessment project; and forest carbon 
measurement methodology provided in Forest Protocols adopted by the California Air Resources Board. 
Would the project: 

a) Convert Prime Farmland, Unique Farmland, or 
Farmland of Statewide Importance 
(Farmland), as shown on the maps prepared 
pursuant to the Farmland Mapping and 
Monitoring Program of the California 
Resources Agency, to non-agricultural use? 

    

b) Conflict with existing zoning for agricultural 
use, or a Williamson Act contract?     

c) Conflict with existing zoning for, or cause 
rezoning of, forest land (as defined in Public 
Resources Code section 12220(g)), timberland 
(as defined by Public Resources Code section 
4526), or timberland zoned Timberland 
Production (as defined by Government Code 
section 51104(g))? 

    

d) Result in the loss of forest land or conversion 
of forest land to non-forest use?     

e) Involve other changes in the existing 
environment which, due to their location or 
nature, could result in conversion of Farmland, 
to non-agricultural use or conversion of forest 
land to non-forest use? 

    

 

Environmental Evaluation 

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? 

No impact.  The project site does not support commercial-scale cultivated agricultural activities. The 
California Department of Conservation Farmland Mapping and Monitoring Program mapping for 
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Sonoma County designates the project as “Farmland of Local Importance”, which includes lands 
which are classified as having the capability for producing locally important crops such as grapes and 
corn, but may not be planted at the present time.  Therefore, development of the proposed project 
would not convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance to non-
agricultural use.  No impacts would occur. 

b) Conflict with existing zoning for agricultural use, or a Williamson Act contract? 

No impact.  The project site is zoned “R-1-6,000 - Single -Family Residential District, 6,000 sq. ft. 
minimum lot size” and “GMU - Grove Street Mixed Use District,” which are non-agricultural zoning 
designations.  The land is not encumbered by a Williamson Act contract.  Therefore, the proposed 
project would not conflict with existing agricultural zoning or with a Williamson Act contract.  No 
impacts would occur. 

c) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public Resources 
Code section 12220(g)), timberland (as defined by Public Resources Code section 4526), or 
timberland zoned Timberland Production (as defined by Government Code section 51104(g))? 

No impact.  The site is zoned “R-1-6,000 - Single -Family Residential District, 6,000 sq. ft. minimum 
lot size” and “GMU - Grove Street Mixed Use District,” by the Healdsburg Zoning Map, which are 
non-forest land zoning districts.  This condition precludes the possibility of a conflict with a forest 
zoning designation.  No impacts would occur. 

d) Result in the loss of forest land or conversion of forest land to non-forest use? 

No impact.  The project site does not contain nor is it adjacent to any forested land.  As stated in the 
Public Resource Code, “Forest land” is land that can support 10 percent native tree cover of any 
species, including hardwoods, under natural conditions, and that allows for management of one or 
more forest resources, including timber, aesthetics, fish and wildlife, biodiversity, water quality, 
recreation, and other public benefits.  There would be no loss of forest land or conversion of forest 
land to non-forest use as a result of the project.  No impacts would occur. 

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? 

No Impact.  The project site is adjacent to existing residential and mixed-use development.  The 
project’s residential and mixed-use development is consistent with the existing General Plan and 
Zoning designations, as well as the surrounding land uses.  As previously indicated, the project site 
does not contain nor is it adjacent to any forested land.  As such, even though the project contains 
Farmland of Local Importance, the project would not result in conversion of Prime Farmland, Unique 
Farmland, Farmland of Statewide Importance or forest land on or off-site.  No impacts would occur. 
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3. Air Quality 
Where available, the significance criteria established by the applicable air quality management or air 
pollution control district may be relied upon to make the following determinations.  
Would the project: 

a) Conflict with or obstruct implementation of 
the applicable air quality plan? 

 

b) Violate any air quality standard or contribute 
substantially to an existing or projected air 
quality violation? 

 

c) Result in a cumulatively considerable net 
increase of any criteria pollutant for which the 
project region is non-attainment under an 
applicable federal or state ambient air quality 
standard (including releasing emissions, which 
exceed quantitative thresholds for ozone 
precursors)? 

 

d) Expose sensitive receptors to substantial 
pollutant concentrations? 

 

e) Create objectionable odors affecting a 
substantial number of people? 

 

 

Environmental Evaluation 

The analysis in this section is based, in part, on the CalEEMod analysis completed by FirstCarbon 
Solutions.  The modeling data is provided in its entirety in Appendix A.  Where available, the 
significance criteria established or recommended by the North Sonoma County Air Pollution Control 
District was used to make the following determinations.  The Northern Sonoma County Air Pollution 
Control District has not adopted standards of significance for operational activities and instead 
suggests the use of the BAAQMD thresholds and mitigation measures.   

Would the project: 

a) Conflict with or obstruct implementation of the applicable air quality plan? 

No Impact.  The project is located in the North Coast Air Basin, where air quality is regulated by the 
North Sonoma County Air Pollution Control District.  The Air Basin is in attainment for all federal 
ambient air quality standards.  Therefore, the North Sonoma County Air Pollution Control District is 
not required to prepare or implement an air quality plan.  There is no applicable air quality plan.  As 
such, no impacts would occur. 
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b) Violate any air quality standard or contribute substantially to an existing or projected air quality 
violation? 

Less than significant impact with mitigation incorporated.  This impact relates to localized criteria 
pollutant impacts.  Potential localized impacts would be exceedances of state or federal standards 
for particulate matter (PM10), or carbon monoxide (CO).  PM10 is of concern during construction 
because of the potential to emit fugitive dust during earth-disturbing activities (construction fugitive 
dust).  CO emissions are of concern during project operation because operational CO hotspots are 
related to increases in on-road vehicle congestion.  Construction and operational emissions are 
discussed separately below. 

Construction Emissions 

During construction (grading), fugitive dust (PM10) would be generated from site grading and other 
earth-moving activities.  The majority of this fugitive dust will remain localized and will be deposited 
near the project site.  However, the potential for impacts from fugitive dust exists unless control 
measures are implemented to reduce the emissions from this source.  MM AIR-1 requires the 
application of Best Management Practices (BMPs) for fugitive dust control.  Implementation of MM 
AIR-1 will ensure that no significant impacts from fugitive dust will occur during construction 
activities.  The project would have a less than significant impact with the application of BMPs. 

The BAAQMD considers any project’s construction emissions to be less than significant if the 
following measures are implemented: 

• Water all active construction areas at least twice daily. 
 

• Cover all trucks hauling soil, sand, and other loose materials or require all trucks to maintain 
at least two feet of freeboard. 

 

• Pave, apply water three times daily, or apply (non-toxic) soil stabilizers on all unpaved access 
roads, parking areas and staging areas at construction sites. 

 

• Sweep daily (with water sweepers) all paved access roads, parking areas and staging areas at 
construction sites. 

 

• Sweep streets daily (with water sweepers) if visible soil material is carried onto adjacent 
public streets. 

 
The proposed project would generate emissions from construction equipment exhaust, worker 
travel, and fugitive dust.  These construction emissions include dust (PM10 and PM2.5) as well as other 
criteria air pollutants from the operation of heavy construction equipment.  Construction activities 
would take place over approximately 32 months.  The greatest potential impacts would occur during 
site preparation and grading activities when soil disturbance and hauling are at their maximum.  In 
addition, exhaust emissions from project construction equipment, although below quantitative daily 
thresholds, can be reduced with the implementation of BMPs recommended by the BAAQMD.  As 
such, the dust control measures described above and BMPs that reduce exhaust emissions from the 
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construction equipment shall be incorporated as MM AQ-1 to further reduce potential impacts.  
Therefore, the project would have a less than significant impact. 

Operational Emissions 

Carbon monoxide.  The CO emissions from traffic generated by the project are a concern at the local 
level.  Congested intersections can result in high, localized concentrations of CO. 

The BAAQMD recommends a screening analysis to determine if a project has the potential to 
contribute to a CO hotspot.  The screening criteria identify when site-specific CO dispersion 
modeling is necessary.  The project would result in a less than significant impact to air quality for 
local CO if the following screening criteria are met: 

• The project is consistent with an applicable congestion management program established by 
the county congestion management agency for designated roads or highways, regional 
transportation plan, and local congestion management agency plans; or 

 

• The project traffic would not increase traffic volumes at affected intersections to more than 
44,000 vehicles per hour; or 

 

• The project traffic would not increase traffic volumes at affected intersections to more than 
24,000 vehicles per hour where vertical and/or horizontal mixing is substantially limited (e.g., 
tunnel, parking garage, bridge underpass, natural or urban street canyon, below-grade roadway). 

 
As indicated in Section 16, Transportation, a congestion management plan is not applicable to the 
project.  No intersections impacted by the project experience intersection traffic volumes of 44,000 
vehicles per hour.  According to the Traffic Impact Study for the Grove Street Subdivision, the 
intersection of Dry Creek Road and Grove Street will experience the highest cumulative peak-hour 
traffic volumes among the intersections impacted by the project, with 3,150 vehicles per hour (W-
Trans 2014).  Therefore, the proposed project would not exceed the CO screening criteria.  
Furthermore, the adjacent roadways are not located in an area where vertical or horizontal mixing is 
substantially limited.  Therefore, based on the above criteria, the project would have a less than 
significant impact related to CO. 

MM AQ-1 During construction activities, the following air pollution control measures shall be 
implemented: 

• Exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and 
unpaved access roads) shall be watered with non-potable water two times per day. 

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

• 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. 

• All roadways, driveways, and sidewalks shall be paved as soon as possible. 
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• Idling times shall be minimized either by shutting equipment off when not in use or 
by 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. 

• All construction equipment shall be maintained and properly tuned in accordance 
with manufacturer’s specifications.  All equipment shall be checked by a certified 
visible emissions evaluator. 

• A publicly visible sign shall be posted with the telephone number and person to 
contact at the City regarding dust complaints.  This person shall respond and take 
corrective action within 48 hours of a complaint or issue notification.  The Northern 
Sonoma County Air Pollution Control District’s phone number shall also be visible to 
ensure compliance with applicable regulations. 

 
c) Result in a cumulatively considerable net increase of any criteria pollutant for which the project 

region is non-attainment under an applicable federal or state ambient air quality standard 
(including releasing emissions, which exceed quantitative thresholds for ozone precursors)? 

Less than significant impact with mitigation incorporated.  The North Coast Air Basin (Air Basin) is in 
attainment for federal standards for criteria pollutants.  The Air Basin is in nonattainment for the 
state standard for 24-hour PM10.  However, the Sonoma County portion of the Air Basin has been 
designated as being in attainment of the state PM10 standards since 2006.  As discussed previously, 
the Northern Sonoma County Air Pollution Control District does not have established thresholds of 
significance but defers to the BAAQMD’s thresholds of significance.  The thresholds of significance 
are shown below in Table 1.  In developing thresholds of significance for air pollutants, the BAAQMD 
considered the emission levels for which a project’s individual emissions would be cumulatively 
considerable.  If a project exceeds the identified significance thresholds, its emissions would be 
cumulatively considerable, resulting in significant adverse air quality impacts to the region’s existing 
air quality conditions.  Project construction and operational impacts are assessed separately below. 

Table 1: Thresholds of Significance 

Pollutant 
Construction-Related  

(lbs/day) 
Operational-Related 

(lbs/day) 
Operational-Related 

(tons/year) 

ROG 54 54 10 

NOx 54 54 10 

PM10 82 (exhaust) 85 15 

PM2.5 82 (exhaust) 54 10 

Source: BAAQMD 2010. 
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Construction Emissions 

Emissions from construction-related activities are generally short-term in duration but may still 
cause adverse air quality impacts.  The project would generate emissions from construction 
equipment exhaust, worker travel, and fugitive dust.  These construction emissions include criteria 
air pollutants from the operation of heavy construction equipment. 

Construction of the project is assumed to begin in June of 2016 and conclude in January of 2019.  
Construction of the single-family homes and mixed-use development would span over three phases 
and would begin in June of 2016.  The construction schedule utilized in the analysis represents a 
“worst-case” analysis scenario since emission factors for construction equipment decrease as the 
analysis year increases, due to improvements in technology and more stringent regulatory 
requirements.  Therefore, construction emissions would decrease if the construction schedule 
moves to later years.  The duration of construction activity and associated equipment represent a 
reasonable approximation of the expected construction fleet as required by CEQA guidelines.  As 
shown in Table 2 through Table 6, the construction emissions in each year are well below the 
recommended thresholds of significance.  The project would implement MM AIR-1 as recommended 
by the BAAQMD. 

Table 2: Annual Construction Emissions (Unmitigated) 

Year Project Component 

Tons/Year 

ROG NOx 
PM10 

(Exhaust) 
PM2.5 

(Exhaust) 

2016 Home Construction Phase 1 0.28 2.49 0.16 0.15

2017 

Home Construction Phase 1 0.61 1.63 0.11 1.10

Home Construction Phase 2 0.19 1.63 0.11 0.10

Total Emissions 2017 1.08 5.75 0.38 0.35

2018 

Home Construction Phase 2 0.53 1.65 0.10 0.10

Home Construction Phase 3 0.05 0.53 0.03 0.03

Total Emissions 2018 0.58 2.18 0.13 0.13

2019 Home Construction Phase 3 0.09 0.05 < 0.01 < 0.01

Notes: 
ROG = reactive organic gases NOX = oxides of nitrogen 
PM10 = particulate matter 10 microns in diameter 
PM2.5 = particulate matter 2.5 microns in diameter 
Source: FirstCarbon Solutions 2015, Appendix A. 
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Table 3: 2016 Construction Emissions (Unmitigated) (Average Daily Rate) 

Parameter 

Air Pollutants 

ROG NOX PM10
1 PM2.5

1 

Total Emissions (tons/yr) 0.28 2.49 0.16 0.15 

Total Emissions (lbs/yr) 566.0 4984.4 316.8 296.6

Average Daily Emissions (lbs/day)2 3.68 32.37 2.06 1.93 

Significance Threshold (lbs/day) 54 54 82 54 

Exceeds Significance Threshold? No No No No 

Notes: 
1. Exhaust only 
2. Calculated by dividing the total lbs by the total 154 working days of construction for the year.  
lbs = pounds ROG = reactive organic gases NOX = oxides of nitrogen 
PM10 = particulate matter 10 microns in diameter 
PM2.5 = particulate matter 2.5 microns in diameter 
Source: FirstCarbon Solutions 2015, Appendix A. 

 

Table 4: 2017 Construction Emissions (Unmitigated) (Average Daily Rate) 

Parameter 

Air Pollutants 

ROG NOX PM10
1 PM2.5

1 

Total Emissions (tons/yr) 0.80 3.25 0.21 0.20 

Total Emissions (lbs/yr) 1,602.4 6,505.6 427.8 401.2

Average Daily Emissions (lbs/day)2 6.16 25.02 1.65 1.54 

Significance Threshold (lbs/day) 54 54 82 54 

Exceeds Significance Threshold? No No No No 

Notes: 
1. Exhaust only 
2. Calculated by dividing the total lbs by the total 260 working days of construction for the year.  
lbs = pounds ROG = reactive organic gases NOX = oxides of nitrogen 
PM10 = particulate matter 10 microns in diameter 
PM2.5 = particulate matter 2.5 microns in diameter 
Source: FirstCarbon Solutions 2015, Appendix A. 

 

Table 5: 2018 Construction Emissions (Unmitigated) (Average Daily Rate) 

Parameter 

Air Pollutants 

ROG NOX PM10
1 PM2.5

1 

Total Emissions (tons/yr) 0.58 2.18 0.13 0.13 

Total Emissions (lbs/yr) 1,160.2 4,350.8 277.4 259.4

Average Daily Emissions (lbs/day)2 4.45 16.67 1.06 0.99 
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Table 5 (cont.): 2018 Construction Emissions (Unmitigated) (Average Daily Rate) 

Parameter 

Air Pollutants 

ROG NOX PM10
1 PM2.5

1 

Significance Threshold (lbs/day) 54 54 82 54

Exceeds Significance Threshold?   No No No No

Notes: 
1. Exhaust only 
2. Calculated by dividing the total lbs by the total 261 working days of construction for the year.  
lbs = pounds ROG = reactive organic gases NOX = oxides of nitrogen 
PM10 = particulate matter 10 microns in diameter 
PM2.5 = particulate matter 2.5 microns in diameter 
Source: FirstCarbon Solutions 2015, Appendix A. 

 

Table 6: 2019 Construction Emissions (Unmitigated) (Average Daily Rate) 

Parameter 

Air Pollutants  

ROG NOX PM10
1  PM2.5

1 

Phase 1A and 1B- Total Construction Emissions 

Total Emissions (tons/yr) 0.09 0.05 0.00 0.00

Total Emissions (lbs/yr) 180.6 107.2 6.5 6.0

Average Daily Emissions (lbs/day)2 11.29 6.70 0.40 0.38

Significance Threshold 54 54 82 54

Exceeds Significance Threshold? No No No No

Notes: 
1. Exhaust only 
2. Calculated by dividing the total lbs by the total 16 working days of construction for the year.  
lbs = pounds ROG = reactive organic gases NOX = oxides of nitrogen 
PM10 = particulate matter 10 microns in diameter 
PM2.5 = particulate matter 2.5 microns in diameter 
Source: FirstCarbon Solutions 2015, Appendix A. 

 

Operational Emissions 

As previously discussed, the pollutants of concern include ROG, NOx, PM10, and PM2.5.  The project 
operational emissions for the respective pollutants were calculated using the California Emissions 
Estimator model (CalEEMod.2013.2.2).  In order to provide the most conservative estimate, 2017 
was used as the operational year for all phases.  For reasons previously discussed, the BAAQMD 
Criteria Air Pollutant Significance thresholds were used.  The operational emissions were modeled 
for summer and winter seasons.  The results for winter were the highest and are presented in Table 
7.  The unmitigated daily operational emissions would be less than significant. 
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Table 7: Unmitigated Daily Operational Emissions 

Emissions Source 

Pounds per Day 

ROG NOx PM10 PM2.5 

Area 7.13 0.41 3.89 3.89 

Energy 0.03 0.28 0.02 0.02 

Mobile 5.69 10.92 3.67 1.06 

Winter Total 12.85 11.60 7.57 4.97 

Thresholds of Significance 54 54 82 54 

Significant? No No No No 

Notes: 
ROG = reactive organic gases NOx = nitrous oxides PM10 = particulate matter 10 microns or less in diameter 
PM2.5 = particulate matter 2.5 microns or less in diameter 
Source: FirstCarbon Solutions, CalEEMod 2013, Appendix A. 

 

CalEEMod was adjusted to reflect compliance with Northern Sonoma County Air Pollution Control 
District Rule 400, which requires that new wood-fired appliances meet United States Environmental 
Protection Agency or North Sonoma County Air Pollution Control District standards.  The CalEEMod 
run was based on catalytic wood stoves, which have the highest ROG emission rate among certified 
woodburning devices, as a worst-case scenario.  The analysis assumed that 100 percent of the 
homes would have woodburning fireplaces equipped with catalytic control devices compliant with 
Rule 400.  As shown in Table 8, the annual operational emissions are below the thresholds of 
significance.  The impact is less than significant. 

Table 8: Annual Operational Emissions 

Emissions Source 

Tons per Year 

ROG NOx PM10 PM2.5 

Area 0.89 0.02 0.16 0.16 

Energy 0.01 0.05 < 0.01 < 0.01

Mobile 0.90 1.74 0.60 0.17 

Waste 0.00 0.00 0.00 0.00 

Water 0.00 0.00 0.00 0.00 

Annual Total 1.79 1.81 0.76 0.34 

Thresholds of Significance 10 10 15 10 

Significant? No No No No 

Notes: 
ROG = reactive organic gases NOx = nitrous oxides PM10 = particulate matter 10 microns or less in diameter 
PM2.5 = particulate matter 2.5 microns or less in diameter 
Source: FirstCarbon Solutions, CalEEMod 2013, Appendix A. 
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MM AQ-2 Prior to issuance of the final certificate of occupancy for any residential units with a 
wood fired appliance, the applicant shall demonstrate that such devices comply with 
the Northern Sonoma County Air Pollution Control District Rule 400.  This regulation 
requires that fireplaces or wood stoves installed in new residential units consist of 
United States Environmental Protection Agency or Northern Sonoma County Air 
Pollution Control District certified devices. 

d) Expose sensitive receptors to substantial pollutant concentrations? 

Less than significant impact.  A sensitive receptor is defined as the following: “Facilities or land uses that 
include members of the population that are particularly sensitive to the effects of air pollutants, such as 
children, the elderly, and people with illnesses.  Examples include schools, hospitals, and residential 
areas.”  There are residential and commercial buildings adjacent to the project, of which the closest 
residences are located approximately 20 feet from the northern boundary of the project site. 

Construction Period Emissions 
Construction-period TAC emissions could contribute to increased health risks to nearby residents.  
While BAAQMD does not provide a screening level to determine whether small projects can be 
assumed to be below significance thresholds, recent technical memoranda prepared for similar 
projects in the BAAQMD state that industry experience indicates significant impacts are not usually 
seen unless residential projects include approximately 200 or more dwelling units (Lamphier-
Gregory 2014). 

The proposed project would implement the BAAQMD Basic Construction Emission Control Measures 
through the implementation of MM AQ-1.  This includes requirements for reduced idling time and 
proper equipment maintenance for diesel equipment, which would reduce emissions from this 
equipment and therefore would reduce potential impacts to nearby receptors.  Residents located 
adjacent to the project site and within the vicinity would be exposed to construction contaminants 
only for the duration of construction. 

Project as a Receptor 

The project is locating new sensitive receptors (residents) that could be subject to existing sources of 
TACs. 

For project-level analysis, BAAQMD specifies both individual and cumulative-level thresholds of 
significance for risks and hazards.  For projects that are considered new sources of TACs or PM2.5 
(such as stationary sources, industrial sources, or roadway projects), it is generally appropriate to use 
both the project-level and cumulative-level thresholds because the project-level threshold identifies 
said project’s individual contribution to risk, while the cumulative threshold assesses said project’s 
cumulative contribution to risk.  However, for projects that consist of new receptors, it is generally 
appropriate to use only the cumulative-level threshold because the project itself is not a source of 
TACs and, thus, the individual project-level threshold is not relevant.  The cumulative risk threshold 
accounts for all potential sources of TACs and PM2.5 in proximity to new receptors.  Because the 
proposed project is a residential development, and residential development is not considered a 
source of TACs, this analysis is focused to the cumulative impact of nearby sources of TACs to the 
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project site.  BAAQMD’s recommended procedure involves first consulting with screening tools to 
identify whether there are any substantial TAC sources within 1,000 feet of the project.  The results 
of the screening tools were as follows: 

• The BAAQMD’s county specific Google Earth Highway Screening Analysis Tool indicates the 
closest location where data is available is from the Highway 101/Windsor River Road 
interchange, approximately 6.3 miles south of the project site.  There are no measurements 
near the project site because it is outside the BAAQMD’s jurisdiction, however, Caltrans traffic 
data (Caltrans 2012) indicates that the Highway 101/Windsor Road interchange experiences 
65,000 average daily vehicle trips and that the Highway 101/Dry Creek Road north of the 
project site experiences 39,000 average daily vehicle trips, therefore emissions estimates 
would be less than the measurements at the Windsor interchange. 

 

• There are no known stationary sources of TACs located within 1,000 feet of the project site. 
 

• The project site is bordered to the east by Grove Street.  Grove Street has an estimated 1,840 
vehicles per day according to the California Environmental Health Tracking Program's (CEHTP) 
Traffic spatial linkage web service (EHIB, 2013).   

 
Table 9 provides a summary of the cumulative screening health risk assessment. 

Table 9: Screening Health Risk Assessment Cumulative Results 

Source 
Lifetime Excess Cancer 

Risk (in a million) 
PM2.5 Concentration 

(µg/m2) 

US 1011 11.96 0.11 

Surface Streets – Grove Street2 1.06 0.03 

Total 13.02 0.14 

Cumulative Threshold 100 0.80 

Exceeds Threshold? No No 

Notes: 
1. Data for the Highway Screening Analysis Tool provided by the BAAQMD for the nearest location to the project site. 
2. Data from the Roadway Screening Calculator provided by the BAAQMD for Sonoma County with Grove Street traffic 

counts.  ( A copy of the screening calculator is provided in the appendix) 
Source: FCS, 2015 

 

The analysis showed the proposed project would not exceed the lifetime excess cancer risk nor 
would it exceed the PM2.5 concentration level.  As such, it can be assumed future residents would 
not be subject to levels of TACs above screening levels.  Therefore, impacts from TAC sources would 
be less than significant. 
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e) Create objectionable odors affecting a substantial number of people?  

Less than significant impact.  As stated in the BAAQMD 2010 Air Quality Guidelines, odors are 
generally regarded as an annoyance rather than a health hazard and the ability to detect odors 
varies considerably among the populations and overall is subjective. 

The BAAQMD does not have a recommended odor threshold for construction activities.  However, 
BAAQMD recommends screening criteria that are based on distance between types of sources 
known to generate odor and the receptor.  For projects within the screening distances, the BAAQMD 
has the following threshold for project operations: 

An odor source with five (5) or more confirmed complaints per year averaged over 
three years is considered to have a significant impact on receptors within the 
screening distance shown in Table 3-3 [of the BAAQMD’s guidance]. 

 
The BAAQMD’s 2010 Air Quality Guidelines provide a table with odor screening distances 
recommended by BAAQMD for a variety of land uses.  Projects that would site an odor source or a 
receptor farther than the applicable screening distance, shown in Table 10 below, would not likely 
result in a significant odor impact. 

Table 10: Odor Screening Distances 

Land Use/Type of Operation Project Screening Distance 

Wastewater Treatment Plant 2 miles 

Wastewater Pumping Facilities 1 mile 

Sanitary Landfill 2 miles 

Transfer Station 1 mile 

Composting Facility 1 mile 

Petroleum Refinery 2 miles 

Asphalt Batch Plant 2 miles 

Chemical Manufacturing 2 miles 

Fiberglass Manufacturing 1 mile 

Painting/Coating Operations 1 mile 

Rendering Plant 2 miles 

Coffee Roaster 1 mile 

Food Processing Facility 1 mile 

Confined Animal Facility/Feed Lot/Dairy 1 mile 

Green Waste and Recycling Operations 1 mile 

Metal Smelting Plants 2 mile 

Source: BAAQMD, 2010. 



Environmental Checklist and City of Healdsburg – Farmstand Subdivision Project 
Environmental Evaluation Draft Initial Study/Mitigated Negative Declaration 

 

 
34 FirstCarbon Solutions 

H:\Client (PN-JN)\3257\32570008\Farmstand ISMND\32570008 Farmstand ISMND.docx 

Project Construction 

Diesel exhaust and VOCs would be emitted during construction of the project, which are 
objectionable to some; however, emissions would disperse rapidly from the project site and 
therefore not create objectionable odors affecting a substantial number of people.  As such, 
construction odor impacts would be less than significant. 

Project Operation 

Land uses typically considered associated with odors include wastewater treatment facilities, waste-
disposal facilities, or agricultural operations.  The project does not contain land uses typically 
associated with emitting objectionable odors. 

Off-site land uses may impact residents on the project site.  The City of Healdsburg 2030 General 
Plan EIR (2009) discusses potential odor impacts within the City.  It indicates that there are two 
potential odor sources known to exist within the City: the Healdsburg Landfill and the Healdsburg 
Transfer Station. 

The Healdsburg Landfill is located 2 miles northeast from the project site; however, the landfill has 
not been operational since 1995.  The Healdsburg Transfer station is directly adjacent to the 
Healdsburg Landfill, also approximately 2 miles northeast of the project site.  The transfer station is 
not located within the 1-mile screening distance.  According to the City’s General Plan EIR, despite 
the high odor potential from both facilities, no objectionable odors were detected during a series of 
site visits by consultants in 2008.  Multiple residences are located within 1,000 feet of both the 
landfill and the transfer station.  The project is located over 10,000 feet from these facilities, which is 
further than the aforementioned residences.  As such, it can be reasoned that the landfill and 
transfer station would not have a substantial odor impact on the project.  Therefore, the project 
would not place sensitive receptors near a location of substantial objectionable odor, and 
operational odor impacts would be less than significant. 
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Environmental Issues 

Potentially 
Significant 

Impact 

Less Than 
Significant 

Impact With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

4. Biological Resources 
Would the project: 

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

 

b) Have a substantial adverse effect on any 
riparian habitat or other sensitive natural 
community identified in local or regional 
plans, policies, and regulations or by the 
California Department of Fish and Game or 
U.S. Fish and Wildlife Service? 

 

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

 

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

 

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

 

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

 

 

Environmental Evaluation 

This section evaluates potential effects on biological resources that may result from project 
implementation.  Descriptions and analysis in this section are based results of the California 
Department of Fish and Wildlife’s (CDFW) California Natural Diversity Database (CNDDB) and the 
United States Fish and Wildlife Service (USFWS) database searches (Appendix B), and the Tree 
Evaluation and Construction Impact Assessment Report, by MacNair and Associates (Appendix C). 
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Would the project: 

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

Less than significant with mitigation incorporated.  Although the project site is situated on 
undeveloped fallow land that is dominated by disturbed soils and ruderal vegetation, special-status 
species have the potential to occur.  Special-status species are those species listed as threatened or 
endangered by the federal or state Endangered Species Acts.  In addition, CEQA requires that impacts to 
“locally rare” species also be addressed.  For the purposes of this analysis, species of special concern 
with the potential to occur in the project area were identified based on listing in the following 
information resources: 

• CDFW’s CNDDB 
• USFWS online database 

 
The literature search identified special-status plant and wildlife species that have been previously 
documented within the project region.  However, most special-status species are not likely to be 
present on the project site due to absence of habitat.  There were 22 special-status species identified 
during the CNDDB database search as potentially occurring within the project region (Appendix B). 

Plants 

The project site supports a single habitat type consisting of ruderal habitat, dominated by perennial 
grasses, and weeds.  The native tree vegetation on the site is predominantly coast live oak (Quercus 
agrifolia) with a single valley oak (Quercus lobata), two coast redwoods (Sequoia sempervirens), and 
a single Douglas fir (Pseudostuga menziesii).  Non-native trees on the site are small numbers of 
Colorado blue spruce (Picea pungens ‘Glauca’), English walnut (Juglans regia), fruiting apple (Malus 
domestica), and incense cedar (Calocedrus decurrens). 

A plant’s potential to occur in the vicinity of the project site was based on the presence of suitable 
habitats, soil types, and USFW or CNDDB occurrences.  A search of CNDDB database indicates that 
the Sonoma sunshine (Blennosperma bakeri), Burke's goldfields (Lasthenia burkei), Sebastopol 
meadowfoam (Limnanthes vinculans), and many-flowered navarretia (Navarretia leucocephala ssp. 
plieantha) could occur within the Healdsburg quadrant.  Although unlikely, the project could 
potentially result in direct impacts on rare plants. 

Wildlife 

The project site offers very little foraging potential for wildlife species because of disking from past 
agricultural activities.  Species identified having the potential to occur in the vicinity of the project site 
include coho salmon (Oncorhynchus kisutch), steelhead trout (Oncorhynchus mykiss irideus), California 
freshwater shrimp (Syncaris pacifica), California red-legged frog (Rana draytonii), California tiger 
salamander (Ambystoma californiense), marbled murrelet (Brachyramphus marmoratus), northern 
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spotted owl (Strix occidentalis caurina), and a variety of bird species protected by the Migratory Bird 
Treaty Act (MBTA). 

Habitat for the coho salmon (Oncorhynchus kisutch), steelhead trout (Oncorhynchus mykiss irideus), 
California freshwater shrimp (Syncaris pacifica), and California red-legged frog (Rana draytonii) are 
not present on the project site and no effects to these species or their habitats would occur.  
However, the project site has been significantly disturbed by past agricultural activities and is 
isolated from other habitat areas by development and roads. 

Several ornamental shrubs and trees occur within the project site that could provide nesting habitat 
for birds protected by the MBTA.  Proposed grading and construction activities on the project site 
may result in the removal of habitat that can serve as nesting habitat for burrowing owl.  Removal of 
vegetation could also directly destroy nests, eggs, and immature birds that are protected by the 
MBTA.  Adverse impacts to burrowing owl, raptors, nesting birds, and their associated habitats are a 
potentially significant impact.  Therefore, all impacts on nesting birds protected under the MBTA and 
California Fish and Game Code shall be avoided.  The nesting season for most birds, including most 
raptors, in the greater San Francisco Bay Area and Delta extends from February 1 through August 31. 

Implementation of MM BIO-1 and MM BIO-2 would reduce impacts special-status wildlife species to less 
than significant. 

MM BIO-1 Migratory Birds and Nesting Raptors 

 To the extent feasible, construction activity schedules shall be revised to avoid the 
nesting season.  If construction activities are scheduled to take place outside the 
nesting season.  All impacts on nesting birds protected under the Migratory Bird 
Treaty Act (MBTA) and California Fish and Game Code will be avoided.  The nesting 
season for most birds, including most raptors, in the greater San Francisco Bay Area 
and Delta extends from February 1 through August 31. 

 If it is not possible to re-schedule construction activities between September 1 and 
January 31, then pre-construction surveys for nesting birds will be conducted by a 
qualified ornithologist to ensure that no nests will be disturbed during project 
implementation.  During this survey, the ornithologist will inspect all trees and other 
potential nesting habitats (e.g., trees, shrubs, ruderal grasslands, buildings) in and 
immediately adjacent to the impact areas for nests.  If an active nest is found 
sufficiently close to work areas to be disturbed by these activities, the ornithologist 
will determine the extent of a construction-free buffer zone to be established 
around the nest (typically 300 feet for raptors and 100 feet for other species), to 
ensure that no nests of species protected by the MBTA and California Fish and Game 
Code will be disturbed during project implementation. 
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MM BIO-2 Pre-Construction Surveys, Construction Monitoring, and Avoidance and 
Minimization for Burrowing Owl 

1. Prior to any ground disturbance related to covered activities, a biologist 
approved by the United States Fish and Wildlife Service (USFWS) or the 
California Department of Fish and Wildlife (CDFW) shall conduct a 
preconstruction survey in areas identified as having potential burrowing owl 
habitat.  The surveys will establish the presence or absence of western 
burrowing owl and/or habitat features and evaluate use by owls in accordance 
with CDFW survey guidelines (California Department of Fish and Game 1993). 

2. Where potential burrowing owl habitat is identified, the biologist shall survey 
the proposed disturbance footprint and a 500-foot radius from the perimeter of 
the proposed footprint to identify burrows and owls.  Adjacent parcels under 
different land ownership will not be surveyed.  Surveys shall take place near 
sunrise or sunset in accordance with California Department of Fish and Game 
guidelines.  All burrows or burrowing owls will be identified and mapped.  
Surveys shall take place no more than 30 days prior to construction.  During the 
breeding season (February 1 to August 31), surveys shall document whether 
burrowing owls are nesting in or directly adjacent to disturbance areas.  During 
the nonbreeding season (September 1 to January 31), surveys shall document 
whether burrowing owls are using habitat in or directly adjacent to any 
disturbance area.  Survey results will be valid only for the season (breeding or 
nonbreeding) during which the survey is conducted.  The survey results shall be 
submitted to the CDFW and the City of Healdsburg. 

3. If burrowing owls are not discovered, further mitigation is not required.  If 
burrowing owls are observed during the pre-construction surveys, the applicant 
shall perform the following measures to limit the impact on the burrowing owls: 

a. If burrowing owls are found during the breeding season (February 1 to August 
31), the project will avoid nest sites that could be disturbed by project-related 
activities during the remainder of the breeding season or while the nest is 
occupied by adults or young.  Avoidance will include establishing a non-
disturbance buffer zone.  Project activities can occur during the breeding season 
if a qualified biologist monitors the nest and determines that the birds have not 
begun egg-laying and incubation, or that the juveniles from the occupied 
burrows have fledged.  During the nonbreeding season (September 1 to January 
31), the project will avoid burrowing owls and occupied burrows, if possible. 

b. If project activities are unable to avoid occupied burrows, passive relocation of 
burrowing owls will be implemented.  Owls will be excluded from burrows in 
project impact areas and within a 160-foot buffer zone via the installation of 
one-way doors in burrow entrances.  These doors should be in-place for 48 
hours prior to excavation.  The project site will be monitored daily for 1 week to 
confirm that the owl has abandoned the burrow.  Whenever possible, burrows 
should be excavated using hand tools and refilled to prevent reoccupation.  
Plastic tubing or similar structure should be inserted in the tunnels during 
excavation to maintain an escape route for any owls inside the burrow. 
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b) Have a substantial adverse effect on any riparian habitat or other sensitive natural community 
identified in local or regional plans, policies, and regulations or by the California Department of 
Fish and Game or U.S. Fish and Wildlife Service? 

No impact.  According to the USFWS, Steelhead Critical Habitat has potential to occur within the 
project vicinity.  However, there are no riparian habitats or other sensitive natural communities on 
the project site as identified in local or regional plans, policies, and regulations or by the CDFW or 
the USFWS.  No impact would occur. 

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

No impact.  Based on results of the USFWS search, 5.36 acres of Freshwater Emergent Wetland has 
potential to occur in the vicinity of the project site.  However, there are no jurisdictional wetlands or 
waters on the project site, and, therefore, no wetlands, ponds, or streams would be impacted by the 
project.  Thus, no impacts would occur. 

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

Less than significant impact.  The project site is situated in an area that was once dominated by 
agricultural uses but is now highly fragmented by residential and commercial development.  As 
discussed in impact 4.a), the project may have adverse effects on nesting birds and raptors; however, 
implementation of MM BIO-1 and MM BIO-2 would reduce these potential impacts to less than 
significant and no additional mitigation is warranted. 

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

Less than significant impact with mitigation.  Municipal Code Section 20.24.045 defines heritage 
trees as any tree being 30 inches in diameter or any group trees designated as heritage trees by the 
City Council.  As stated in the Arborist Report (Appendix C), six of the 43 inventoried trees on or 
adjacent to the site qualify as heritage trees as defined by the Healdsburg Land Use Code (Chapter 
20.24, Article II).  The project proposes to remove three Heritage Trees, and in accordance with the 
Healdsburg Zoning Ordinance Section 18105, a Heritage Tree Removal Permit Application was filed 
on December 15, 2014 for the removal of three heritage trees.  All of the remaining 36 trees are 
listed as possibly impacted, and require tree protection procedures.  Development of the project 
infrastructure, including roads, utilities, and drainage facilities will alter the natural terrain and affect 
existing trees growing close to the construction areas.  Impacts would primarily occur as a result of 
the site grading requirements.  Implementation of MM BIO-3 through MM BIO-11 would maximize 
tree survivability. 



Environmental Checklist and City of Healdsburg – Farmstand Subdivision Project 
Environmental Evaluation Draft Initial Study/Mitigated Negative Declaration 

 

 
40 FirstCarbon Solutions 

H:\Client (PN-JN)\3257\32570008\Farmstand ISMND\32570008 Farmstand ISMND.docx 

MM BIO-3 Tree Protection Zone 

 All construction activity (grading, filing, paving, landscaping) shall respect a Tree 
Protection Zone (TPZ) around trees to be protected.  The TPZ shall be a distance of one-
foot radial distance from the trunk for each one inch of trunk diameter.  A City Arborist 
may determine exceptions to this standard depending upon the age and condition of 
individual trees. 

MM BIO-4 Construction Observation and Supervision 

1. All arboricultural and related soil work shall be performed under the observation 
of an International Society of Arboriculture (ISA) Certified Arborist, or City-
designated representative. 

2. All specified arboricultural work shall be completed prior to site grading (root 
pruning, canopy pruning, fencing, etc.) 

3. During Design Review for construction on individual lots, trees are to be 
surveyed and the arborist recommendations shall be incorporated into the 
project at that time. 

4. Any work within the TPZ shall only occur after consultation with the City Arborist, 
whose recommendation shall be incorporated into the construction requirements. 

5. The contractor shall meet with the Supervising Arborist or City-designated 
representative to review all the tree protection requirements prior to the start of 
any site grading.  The arborist shall ensure that the trees are properly pruned and 
any potential safety risk is evaluated and mitigated at the time of construction. 

6. Any tree adjacent to the project site that meets the minimum size which would 
have a Tree Protection zone as calculated in MM BIO-3 that would reach onto 
the project site or touch the project boundary shall be covered by the above 
mitigation measures. 

 
MM BIO-5 Tree Protection Fencing 

1. Fencing at a minimum of four feet in height and clearly marked to prevent 
inadvertent encroachment by heavy machinery shall be installed either at the edge 
of the Tree Protection Zone (TPZ), the crown drip line (whichever is further from 
the trunk), or at the edge of the construction zone, if the construction zone 
protrudes into the TPZ.  The Supervising Arborist or City-designated representative 
should approve the location of the fencing.  All fencing shall be in place prior to any 
site grading. 

2. Contractor shall maintain the protection fencing and prohibit all access to fenced 
areas by construction personnel or equipment until all site work is completed.  

3. All structures including construction trailers, equipment storage areas, and any 
other construction traffic are prohibited within fenced areas.  Burning or debris 
piles are prohibited within fenced areas.  No materials, equipment, spoil, waste, or 
washout water shall be deposited or stored within fenced areas.  Fences may not 
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be moved without written permission of the Supervising Arborist or City-
designated representative. 

4. If temporary access within a fenced area is determined to be necessary then a six-
inch layer of bark mulch shall be placed in all areas requiring access.  This 
requirement for mulching shall apply to all areas within the fenced area and 
subject to access.  If equipment access is required, then the mulch should be 
overlaid with metal plates of sufficient thickness to adequately distribute bearing 
load. 

5. Trunk protection planks shall be installed consisting of two-inch by four-inch wood 
planks placed over a closed-cell foam pad with straps binding the planks in place.  
This requirement shall apply to all trees where grading or construction activities 
occur within the TPZ. 

 
MM BIO-6 Demolition/Site Clearing 

1. A qualified arborist shall review any tree removal work within 50 feet of a TPZ.  
Trees requiring removal should be felled away from protected trees.  Roots of 
trees to be removed may require pruning with approved root cutting equipment 
prior to felling if intermingles with roots of retained trees. 

2. Excavation equipment shall operate from outside the TPZ.  Brush and wood 
chips generated from tree and brush removal shall be placed in the TPZ to a 
maximum depth of six inches. 

3. All required pruning shall conform to the pruning section of these guidelines. 
4. All brush removal shall be performed with hand equipment when within a TPZ. 

 
MM BIO-7 Site Grading, Trenching, and Root Pruning 

1. Keep site grading within designated construction zones.  Grading cuts or 
trenching within the TPZ of a retained tree trunk requires special trenching 
procedures.  Trenches shall be dug manually with an air spade or with the use of 
a root cutting machine, rock cutter, or other approved root-pruning equipment.  
This root-pruning trench shall be placed one foot inside the edge of the grading 
cut or trench edge.  The depth of the trench shall be placed equal the depth of 
the grading cut to a maximum depth of 40 inches. 

2. A trench may be mechanically dug toward a tree until the edge of the TPZ is 
reached.  From the edge of the TPZ, the special trenching procedures shall apply. 

3. Underground utilities, drain, and irrigation lines shall be routed outside of the TPZs.  
When lines must cross the TPZ, the lines should be bored or tunneled through the 
area at a depth approved by the supervising arborist.  In these instances, a single 
shared utility conduit shall be used to reduce impacts to trees. 

4. Any roots one inch in diameter or larger requiring removal shall be cut cleanly in 
sound tissue.  The rots and surrounding soil should be moistened, and covered 
with a thick mulch (four inches) to prevent desiccation.  No pruning seals or 
paints shall be used on wounds.  Cut and exposed roots shall be protected from 
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drying.  A water absorbent material should be secured at the top of the trench 
and shall be draped over the exposed roots.  This material shall be kept 
moistened and soil shall be replaced as soon as practicable. 

5. Use of retaining walls is recommended to protect retained trees rather than mass 
grading. 

6. Fill placement areas covering 30 percent or more of the TPZ of trees larger than 
24 inches diameter at breast height and over one foot in depth should be 
mitigated with a retaining wall or well.  Installation of aeration system may also 
be required depending upon the extent, depth, and type of the fill. 

7. The established method for protecting trees subjected to deep grading fills is to 
construct a well around the trunk and install an aeration system over the root 
system at the original grade level.  The aeration system utilizes perforated plastic 
pipe laid out in a radially spoked pattern from the tree well with vertical pipes 
providing connection to surface oxygen and water.  The aeration system should 
facilitate drainage away from the trunk.  The fill is then placed over the aeration 
system. 

8. Porous pavements are recommended for use within the TPZ.  Construction for 
the pavement sub-base shall avoid grading cuts where possible. 

 
MM BIO-8 Foundation and Wall Construction 

1. Foundation construction within the TPZ of retained trees is recommended to be 
a pier-and-grade beam construction that bridges root areas, cantilevered 
structures, or raised foundations using pier footings. 

2. Wall construction within a TPZ shall be a design that requires minimal excavation 
within the TPZ.  Walls requiring over-excavation for tieback structures shall not 
be used within the TPZ. 

 
MM BIO-9 Site Drainage 

1. All grading shall be designed to provide positive drainage away from the base of 
the tree trunk, and not create ponding within the TPZ. 

2. Drainage feature such as v-ditched and French drains would be utilized upslope 
from existing trees to divert runoff away from roots and the TPZ.  These v-
ditched drains are best-utilized downslope of any irrigated landscape areas. 

 
MM BIO-10 Pruning and Cabling 

1. Any tree pruning, cabling, or other similar activity which may be proposed as 
part of site construction shall be included on-site plans and be reviewed by a 
qualified arborist or City-designated representative. 

2. Pruning methods shall conform to the ANSI A 300-2001 Pruning Standard 
Practices and performed by an ISA Certified Arborist or Certified Tree Worker.  
Cabling or other support systems shall conform to the ANSI A 300 (part3)-2000 
Standard Practices. 
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MM BIO-11 Tree Damage Mitigation 

1. Trees damaged during construction shall be evaluated by the Supervising Arborist 
or City-designated representative.  Proper mitigation shall be specified and may 
include: 
a. Pruning of damaged and dead wood. 
b. Installation of a drip irrigation system to provide supplemental irrigation for 

three to five seasons following damage. 
c. Proper low nitrogen fertilization timed to growth response and phenological 

development of the tree. 
d. Periodic risk assessment of tree. 
e. Replacement of tree per City requirements. 
f. Alleviation of severe compaction by vertical mulching with augers or hydraulic 

soil probes. 
g. Alleviation of surface compaction by light cultivation or ranking and the 

application of mulch. 
 
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? 

Less than significant impact.  In accordance with the Healdsburg General Plan and General Plan 
Environmental Impact Report, the project would not conflict with applicable city policies, 
ordinances, or adopted conservation plans.  The project site has been significantly disturbed by past 
agricultural activities and is isolated from other habitat areas by development and roads.  Thus, 
impacts would be less than significant. 
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5. Cultural Resources 
Would the project: 

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

 

b) Cause a substantial adverse change in the 
significance of an archaeological resource 
pursuant to §15064.5? 

 

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

 

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

 

 

Environmental Evaluation 

This section describes the existing cultural resources setting and potential effects from project 
implementation on the project site and its surrounding area.  Descriptions and analysis in this 
section are based on information provided by the California Native American Heritage Commission 
(NAHC), the Northwest Information Center (NWIC), and a 2014 Cultural Resources Survey performed 
by Tom Origer & Associates.  The record search results are provided in Appendix D. 

Record Searches 

Northwest Information Center 
To determine the presence of cultural and historical resources within the project area, a professional 
archaeologist from Tom Origer & Associates conducted a record search at the NWIC, that included a 
review of NR, the California Register of Historic Resources (CR), the California Historical Landmarks 
list, the California Points of Historical Interest listing, the Directory of Properties in the Historic 
Property Data File, the Archaeological Determinations of Eligibility, and other pertinent historic map 
data available at the NWIC. 

A search of the archaeological base maps at the NWIC found that the study area contained no 
known archaeological resources; however, the study location had not been subjected to previous 
cultural resources studies.  One adjacent and three nearby studies did not result in the finding of any 
archaeological resources that could extend into the study location (Banks 1983; Gerike et al. 2000; 
Ledebuhr and Origer 2007; LSA Associates, Inc. 2000; Waechter 1989).  Review of the Historic 
Property Directory showed that the residence at 979 Grove Street (formerly referred to as 14979 
Grove Street) is listed on the directory and has a code of 3S, which means that it appears eligible for 
inclusion on the NR through survey evaluation.  This survey was conducted in 1983 by the City of 
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Healdsburg and the Edwin Langhart Museum (1983).  At that time, several houses in the Healdsburg 
area were identified as historically important buildings, including the residence at 979 Grove Street.   

The residence at 979 Grove Street was constructed in 1894 by James Watson, and was sold to Alfred 
Butts in 1904.  Review of the ethnographic literature found no ethnographic sites reported within the 
study area (Barrett 1908; Kroeber 1925; McLendon and Oswalt 1978).  The Healdsburg area contains 
many ethnographic sites, the nearest of which is over one-half mile away from the study area. 

Native American Heritage Commission 
On June 25, 2014, a letter was sent to the State of California’s NAHC seeking information from the 
sacred lands files, which track Native American cultural resources, and the names of Native 
American individuals and groups that would be appropriate to contact regarding this project.  Letters 
were also sent to the Federated Indians of Graton Rancheria, Dry Creek Rancheria of Pomo Indians, 
Cloverdale Rancheria of Pomo Indians, Lytton Band of Pomo Indians, Mishewal-Wappo Tribe of 
Alexander Valley, Stewarts Point Rancheria, Ya-Ka-Ama Indian Education Center, and Suki Waters.  No 
responses have been received as of the date of this report.  If a response is received after submittal 
of this document, the response and any further actions will be provided as an addendum. 

Pedestrian Survey 

On July 2, 2014, Archaeologist Virginia Ton conducted a pedestrian survey of the proposed project site.  
No prehistoric or historical archaeological sites were discovered during the course of the survey. 

The residence at 979 Grove Street that was identified in 1983 as historically important appears to be 
in good condition, and still retains its historical appearance as a Queen Anne Cottage constructed 
during the late 19th century.  There are three small ancillary buildings around the residence.  At the 
northern end of parcel APN 089-120-004 are the remains of a farmstand.  These remains consist of a 
concrete pad and a wood frame.  There is one residence located at 1069 Grove Street (APN 089-081-
013).  County records indicate this building was constructed in 1953.  It is a single-story, gabled-roof 
building with two shed additions. 

Would the project: 

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

Less than significant with mitigation incorporated.  The residence at 1069 Grove Street, constructed 
in 1953, is proposed to be demolished.  This residence is not architecturally distinctive and there are 
other buildings in Healdsburg and Sonoma County that better embody mid-century architecture.  
Additionally, there are remains of a farmstand at the northern end of the parcel, constructed around 
2002.  These remains consist of a concrete pad and a wood frame.  Although not defined as a 
historical resource, this structure may be incorporated into future commercial development to 
enhance and retain the distinct characteristics of the Grove Street neighborhood.  Therefore, no 
further study is recommended. 
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The house at 979 Grove Street has been identified as eligible for inclusion on the NR and meets one 
of the eligibility criteria, listed below, for inclusion on the CR. 

An important historical resource is one which: 

 1. Is associated with events that have made a significant contribution to the broad patterns of 
local or regional history, or the cultural heritage of California or the United States. 

 

 2. Is associated with the lives of persons important to local, California, or national history. 
 

 3. It embodies the distinctive characteristics of a type, period, region, or method of 
construction, or represents the work of a master or possesses high artistic values. 

 

 4. It has yielded, or may be likely to yield, information important to the pre-history or history 
of the local area, California, or the nation. 

 
The residence at 949 Grove Street does not meet Criterion 1 because it is not associated with 
important events in the history of Healdsburg.  While the property at one time had orchards and 
vineyards, those features are no longer present.  The Watson and Butts families are not especially 
prominent in the history of the community.  Martha Ferguson Watson, wife of James Watson (for 
whom the house was built) was a member of the pioneer Ferguson family; however, this property 
does not reflect the pioneer period of the City, and Criterion 2 is not met.  The residence is an 
excellent example of a Queen Anne cottage built from readily available materials, which validates the 
property to meet Criterion 3.  Lastly, there is generally no intrinsic data in houses of this type, and 
Criterion 4 would not apply.  Therefore, this residence is considered an important historical resource, 
and both the National Historic Preservation Act and CEQA require that project effects/impacts be 
considered if the significance of a historic resource is threatened.  Both also require that a resource 
retains sufficient integrity to convey a sense of its significance or importance.  Seven elements are 
considered key in considering a property’s integrity: location, design, setting, materials, 
workmanship, feeling, and association.  While demolition is not proposed, it is clear that the 
property's location, setting, and feeling will be affected by the construction of a subdivision on 
adjacent parcels.  Compliance with MM CUL-1 would ensure impacts would be less than significant. 

Additionally, there is always the possibility that previously unknown historic resources exist below the 
ground surface.  Therefore, implementation of MM CUL-2 would ensure that this impact is less than 
significant. 

MM CUL-1 Project plans and designs shall be reviewed through the Minor Design Review 
process, as called for in the City’s Land Use Code, section 20.28.105, subsection A6, 
to ensure compliance with the Grove Street Neighborhood Plan design guidelines to 
maintain the historic character of the area. 

MM CUL-2 It is always possible that ground-disturbing activities during construction may 
uncover previously unknown, buried cultural resources.  In the event that buried 
historic resources are discovered during construction, operations shall stop within 
50 feet of the find and a qualified archaeologist shall be consulted to determine 
whether the resource requires further study.  The developer shall include a standard 



City of Healdsburg – Farmstand Subdivision Project Environmental Checklist and 
Draft Initial Study/Mitigated Negative Declaration Environmental Evaluation 

 

 
FirstCarbon Solutions 47 
H:\Client (PN-JN)\3257\32570008\Farmstand ISMND\32570008 Farmstand ISMND.docx 

inadvertent discovery clause in every construction contract to inform contractors of 
this requirement.  The archaeologist shall make recommendations concerning 
appropriate measures that will be implemented to protect the resources, including 
but not limited to excavation and evaluation of the finds in accordance with Section 
15064.5 of the CEQA Guidelines.  Historic resources could consist of but are not 
limited to stone, wood, or shell artifacts; structural remains; privies; or historic 
dumpsites.  Any previously undiscovered resources found during construction within 
the project area should be recorded on appropriate Department of Parks and 
Recreation (DPR) 523 forms and evaluated for significance in terms of CEQA criteria. 

b) Cause a substantial adverse change in the significance of an archaeological resource pursuant to 
§15064.5? 

Less than significant with mitigation incorporated.  Based on the distribution of known cultural 
resources and their environmental settings, it is anticipated that prehistoric archaeological sites 
could be found within the study area.  Prehistoric archaeological site indicators expected to be found 
in the region include but are not limited to obsidian and chert flakes and chipped stone tools; 
grinding and mashing implements such as slabs and handstones, and mortars and pestles; bedrock 
outcrops and boulders with mortar cups; and locally darkened midden soils containing some of the 
previously listed items plus fragments of bone, shellfish, and fire-affected stones.  Historic period site 
indicators generally include: fragments of glass, ceramic, and metal objects; milled and split lumber; 
and structure and feature remains such as building foundations and discrete trash deposits (e.g., 
wells, privy pits, dumps).  However, no prehistoric resources were discovered during the course of 
the field survey within the project area.  Additionally, the project site does not contain any 
watercourses such as springs, ponds, creeks or rivers, nor is it located on elevated ground such as a 
ridge or a knoll that are typically considered archaeologically sensitive areas.  Therefore, the project 
site is not considered sensitive for prehistoric resources. 

Although no known prehistoric archaeological resources exist within the project area, it is possible 
that subsurface excavation activities may encounter previously undiscovered archaeological 
resources.  The implementation of MM CUL-2 would ensure that this impact is less than significant. 

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

Less than significant with mitigation incorporated.  The project site is not located in an area that is 
considered likely to contain paleontological resources.  Fossils of plants, animals, or other organisms of 
paleontological significance have not been discovered within the project site, nor has the site been 
identified to be within an area where such discoveries are likely.  The type of depositional environment 
at the project site does not typically present favorable conditions for the discovery of paleontological 
resources.  In this context, the project would not result in impacts to paleontological resources or 
unique geologic features.  However, if significant paleontological resources are discovered, 
implementation of MM CUL-3 will reduce this potential impact to a less than significant level. 
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MM CUL-3 In the event a fossil is discovered during construction for the proposed project, 
excavations within 50 feet of the find shall be temporarily halted or delayed until the 
discovery is examined by a qualified paleontologist, in accordance with Society of 
Vertebrate Paleontology standards.  The developer shall include a standard 
inadvertent discovery clause in every construction contract to inform contractors of 
this requirement.  If the find is determined to be significant and if avoidance is not 
feasible, the paleontologist shall design and carry out a data recovery plan 
consistent with the Society of Vertebrate Paleontology standards. 

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

Less than significant with mitigation incorporated.  No human remains are known to exist within 
the project site.  However, there is always the possibility that subsurface construction activities 
associated with the proposed project, such as trenching and grading, could potentially damage or 
destroy previously undiscovered human remains.  Therefore, if human remains are discovered, 
implementation of MM CUL-4 would reduce this potential impact to a less than significant level. 

MM CUL-4 In the event of the accidental discovery or recognition of any human remains, CEQA 
Guidelines Section 15064.5; Health and Safety Code § 7050.5; Public Resources Code 
§ 5097.94 and § 5097.98 must be followed.  If during the course of project 
development there is accidental discovery or recognition of any human remains, the 
following steps shall be taken: 

1. There shall be no further excavation or disturbance of the site or any nearby 
area reasonably suspected to overlie adjacent human remains until the County 
Coroner is contacted to determine if the remains are Native American and if an 
investigation of the cause of death is required.  If the coroner determines the 
remains to be Native American, the coroner shall contact the Native American 
Heritage Commission (NAHC) within 24 hours, and the NAHC shall identify the 
person or persons it believes to be the “most likely descendant” (MLD) of the 
deceased Native American.  The MLD may make recommendations to the 
landowner or the person responsible for the excavation work within 48 hours, 
for means of treating or disposing of, with appropriate dignity, the human 
remains and any associated grave goods as provided in PRC Section 5097.98.  

2. Where the following conditions occur, the landowner or his authorized 
representative shall rebury the Native American human remains and associated 
grave goods with appropriate dignity either in accordance with the 
recommendations of the most likely descendant or on the project site in a 
location not subject to further subsurface disturbance: 
• The NAHC is unable to identify a most likely descendent or the most likely 

descendent failed to make a recommendation within 48 hours after being 
notified by the commission. 

• The descendant identified fails to make a recommendation. 
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• The landowner or his authorized representative rejects the recommendation 
of the descendant, and mediation by the NAHC fails to provide measures 
acceptable to the landowner. 
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6. Geology and Soils 
Would the project: 

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

 

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

 

ii) Strong seismic ground shaking?  

iii) Seismic-related ground failure, including 
liquefaction? 

 

iv) Landslides?  

b) Result in substantial soil erosion or the loss of 
topsoil? 

 

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

 

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

 

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

 

 

Environmental Evaluation 

The City of Healdsburg is located in northern Sonoma County, in the central portion of the Russian 
River watershed.  The region is within the central portion of the Coast Ranges geomorphic province 
of California, a region characterized by northwest-trending valleys and mountain ranges.  This 
alignment of valleys and ridges has developed in response to uplift, folding, and faulting along the 
San Andreas system of active faults. 
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The analysis in this section is based on the Preliminary Geotechnical Investigation completed by PJC 
& Associates, Inc.  The report is provided in its entirety in Appendix E. 

Would the project: 

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

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

Less than significant impact.  The geologic maps reviewed in the Preliminary Geotechnical 
Investigation determined that no active faults are present on the project site, and determined that 
there is little risk of fault-related ground rupture during earthquakes.   

The closest active faults to the project site are Rodgers Creek Fault Zone located approximately 8.1 
miles to the southeast, the Maacama Fault Zone (southern extension) located approximately 4.5 
miles to the northeast, and the Collayomi Fault Zone located approximately 15.2 miles to the 
northeast.  The maximum moment magnitudes of the nearest faults are 7.0, 6.9, and 6.5, 
respectively.  According to literature reviews and field explorations, there is no evidence of existing 
faults or previous ground displacement on the site due to fault movement.  Therefore, the likelihood 
of ground rupture at the site due to faulting is considered to be low.  

ii) Strong seismic ground shaking? 

Less than significant impact with mitigation incorporated.  Strong ground shaking would likely occur 
at the project site during an earthquake, and because of the proximity of active faults in the region, 
there would be a strong potential for ground shaking.  All applicable California Building Standards 
Code requirements would be incorporated into the design and construction of the project.  
Implementation of MM GEO-1 would include compliance with the latest adopted edition of the 
California Building Standards Code and the preparation of a design-level investigation.  With the 
implementation of mitigation, impacts would be reduced to a level of less than significant. 

MM GEO-1 Prior to issuance of building permit, the project Applicant shall submit plans to the 
City of Healdsburg for review and approval demonstrating project compliance with 
the latest adopted edition of the California Building Standards Code seismic 
requirements and the recommendations of a design-level geotechnical investigation.  
All soil engineering recommendations and structural foundations shall be designed by 
a licensed professional engineer.  The approved plans shall be incorporated into the 
proposed project.  All on-site soil engineering activities shall be conducted under the 
supervision of a licensed Geotechnical Engineer or Certified Engineering Geologist. 
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iii) Seismic-related ground failure, including liquefaction? 

Less than significant impact.  Liquefaction and densification are phenomena associated with loose, 
cohesionless, sands and gravels subjected to ground shaking during earthquakes, and can result in 
unacceptable total and/or different settlements.  The Preliminary Geotechnical Investigation 
concluded that the project site is not located in the State-designated seismic hazard liquefaction 
zone.  In accordance to the Association of Bay Area Governments, interactive liquefaction 
susceptibility map, the site is considered to have very low susceptibility to liquefaction during or 
immediately following a significant seismic event. 

Soils on the project site consist of surface sandy silts and sandy clays, overlain by truncated 
sequences of terrace clayey sands and gravels and sandy and silty clays to the maximum depths 
explored.  Results from the Preliminary Geotechnical Investigation show that the clays and silts at 
the site are not prone to liquefaction.  Saturated clayey sands and gravels with fine contents of 11 to 
13 percent were encountered at depths of 28.5 to 41.5 feet below the existing ground surface.  
These stratums have high relative densities and analyses indicate a low liquefaction potential.  The 
non-saturated clayey sands encountered between depths of three to 18.5 feet below the ground 
surface were also determined to have low risk of liquefaction due to the high relative density and 
high fines content.  As such, impacts would be less than significant. 

iv) Landslides? 

No impact.  The proposed project site is gently sloping and considered to be stable.  The project site 
is not located in the State-designated earthquake induced landslide zone.  No landslides have been 
mapped at or near the project site.  Additionally, the site is located in a relatively stable area, due to 
low slope inclinations.  No impacts would occur. 

b) Result in substantial soil erosion or the loss of topsoil? 

Less than significant impact with mitigation incorporated.  Construction activities associated with 
the site would include removal of vegetation, excavation, and grading.  However, soil exposed by 
construction activities during the development of the proposed project is unlikely to result in erosion 
if exposed to heavy rain, winds, or other storm events.  The project site is relatively level and no 
areas experiencing significant erosion or sediment transport were observed at the project site.  
Impacts from erosion would be less than significant. 

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

Less than significant impact.  As previously stated, the project site is located in a relatively stable 
area, due to low slope inclinations.  The project site has low potential for landslides and liquefaction.  
Additionally, there are no overly steep exposed faces or banks close to the project site.  Therefore, 
risk of the proposed project being impacted by lateral spreading or lurching is low.  Impacts from 
unstable soils would be less than significant. 
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d) Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code (1994), 
creating substantial risks to life or property? 

Less than significant impact.  Based upon Atterburg Limits testing and visual observations, the 
surface and near surface soils at the site generally exhibit low plasticity characteristics and low 
expansion potential.  As such, impacts from expansive soils would be less than significant. 

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

No impact.  The project would be served with sanitary sewer service provided by the City of 
Healdsburg, and no alternative wastewater disposal systems would be implemented.  Any existing 
wells, septic systems, and leach fields would be abandoned and plugged according to regulations set 
forth by the Sonoma County Health Department.  These conditions preclude the possibility of 
related impacts.  No impacts related to the use of septic tanks would occur.  
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7. Greenhouse Gas Emissions 
Would the project: 

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

 

b) Conflict with any applicable plan, policy or 
regulation of an agency adopted for the 
purpose of reducing the emissions of 
greenhouse gases? 

 

 

The analysis in this section is based, in part, on the findings of the CalEEMod analysis completed by 
FirstCarbon Solutions.  The modeling data is provided in its entirety in Appendix A. 

The Northern Sonoma County Air Pollution Control District has not adopted standards of significance 
for construction and operational activities and instead suggests the use of the BAAQMD’s thresholds 
and mitigation measures.   

Would the project: 

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

Less than significant impact.  The project is located in the North Coast Air Basin, where air quality is 
regulated by the North Sonoma County Air Pollution Control District.  However, the North Sonoma 
County Air Pollution Control District does not have any rules, regulations, or evaluation policies that 
pertain to greenhouse gas emissions.  As such, the North Sonoma County Air Pollution Control 
District relies on methods used in the neighboring San Francisco Bay Area Air Basin, which is 
regulated by the BAAQMD.  The BAAQMD suggests applying greenhouse gas efficiency thresholds to 
projects with emissions of 1,100 metric tons of carbon dioxide equivalent (MTCO2e) or greater.  With 
projects that have emissions below this threshold per year, the effect is considered less than 
significant. 

Project Construction 

The project would generate greenhouse gas emissions during construction activities such as site 
grading, on-site heavy-duty construction vehicle use, vehicles hauling materials to and from the 
project site, and construction worker trips.  These emissions are considered temporary or short-
term. 

The BAAQMD does not have a recommended screening level or Threshold of Significance for 
construction-related greenhouse gas emissions; however, the BAAQMD does recommend that lead 
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agencies quantify and disclose construction-related greenhouse gas emissions.  Therefore, additional 
analysis quantifying and disclosing construction-related greenhouse gas emissions was completed. 

CalEEMod 2013.2.2 was used to estimate the project’s construction-generated greenhouse gas 
emissions.  The construction period would be approximately 32 months in duration.  The 
construction phases include site preparation, grading, building construction, paving, and 
architectural coating.  CalEEMod defaults were used as a conservative analysis.  Detailed 
construction assumptions and parameters are provided in Appendix A.  Greenhouse gas emissions 
during project construction are presented in Table 11. 

Table 11: Construction Greenhouse Gas Emissions 

Construction Phase MTCO2e/year 

Phase 1 Construction 367.43

Phase 2 Construction 320.97

Phase 3 Construction 57.32 

Total 745.72 

Note: 
MTCO2e = metric tons of carbon dioxide equivalent 
Source: FirstCarbon Solutions 2015; CalEEMod 2013.2.2 

 

During the construction of the project, approximately 745.72 MTCO2e would be emitted.  The 
BAAQMD, from which the North Sonoma County Air Pollution Control District gets its own 
thresholds, does not have quantified thresholds for construction activities.  The construction 
emissions were then compared with the lowest project emission threshold (1,100 MTCO2e) 
considered by BAAQMD and the annual construction emissions were found to be below this 
threshold. 

Therefore, the project’s construction emissions would result in a less than significant impact. 

Project Operations 

Operational or long-term emissions occur over the life of the project.  The operational emissions for 
the project are shown in Table 12.  Sources for operational emissions include: 

• Motor Vehicles: These emissions refer to greenhouse gas emissions contained in the exhaust 
from the cars and trucks that would travel to and from the project site. 

 

• Natural Gas: These emissions refer to the greenhouse gas emissions that occur when natural 
gas is burned on the project site.  Natural gas uses include heating water, space heating, 
dryers, stoves, or other uses. 

• Indirect Electricity: These emissions refer to those generated by off-site power plants to 
supply electricity required for the project. 
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• Water Transport: These emissions refer to those generated by the electricity required to 
transport and treat the water to be used on the project site. 

 

• Waste: These emissions refer to the greenhouse gas emissions produced by decomposing 
waste generated by the project.  

 
The CalEEMod default assumptions were used for each of these sources of emissions.  The 
operational emissions are shown in Table 12. 

Table 12: Unmitigated Operational Greenhouse Gas Emissions 

Source Category MTCO2e 

Area 35.88

Energy Consumption  161.36

Mobile 768.80

Solid Waste Generation 22.16

Water Usage 9.84

Total 988.04

BAAQMD Thresholds  1,100.00

Are emissions significant? No

Source: BAAQMD, 2010 

 

As shown in Table 12, operation of the project would produce approximately 988 MTCO2e per year.  
Thus, the BAAQMD significance threshold of 1,100 MTCO2e per year is not exceeded.  Accordingly, 
this impact would be less than significant. 

b) Applicable Plan, Policy or Regulation 

Less than significant impact.  The Sonoma County Community Climate Action Plan (CAP) adopted in 
October 2008 applies to the County and participating cities, including the City of Healdsburg.  The CAP 
includes a goal of reducing county greenhouse gas emissions by 25 percent below 1990 levels by 2015, 
but has no mandatory provisions that would apply to the project.  Since the CAP was adopted, the State 
of California has adopted regulations that apply to the project that will help the County achieve its 
reduction goal.  The project would be subject to Title 24 energy efficiency standards.  Energy efficient 
buildings require less electricity; therefore, increased energy efficiency reduces fossil fuel consumption 
and decreases greenhouse gas emissions.  The project will comply with the California Green Building 
Standards Code, which includes requirements to increase recycling, reduce waste, reduce water use, 
increase bicycle use, and other measures that will reduce greenhouse gas emissions.  Motor vehicle 
emissions associated with the project would be reduced through compliance with state regulations on 
fuel efficiency and fuel carbon content.  The regulations include the Pavley fuel efficiency standards that 
require manufacturers to meet increasing stringent fuel mileage rates for vehicles sold in California and 
the Low Carbon Fuel Standard that requires reductions in the average carbon content of motor vehicle 
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fuels.  Emissions related to electricity consumption by the project would be reduced as the electric 
utility complies with the Renewable Portfolio Standard, which requires utilities to increase its mix of 
renewable energy sources to 33 percent by 2020.  The project would not conflict with the Sonoma 
County CAP and regulations adopted by the State of California to reduce greenhouse gas emissions.  
Impacts would be less than significant. 
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Environmental Issues 
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8. 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? 

 

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

 

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

 

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

 

e) For a project located within an airport land 
use plan or, where such a plan has not been 
adopted, within two miles of a public airport 
or public use airport, would the project result 
in a safety hazard for people residing or 
working in the project area? 

 

f) For a project within the vicinity of a private 
airstrip, would the project result in a safety 
hazard for people residing or working in the 
project area? 

 

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

 

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

Hazardous materials, as defined by the California Code of Regulations, are substances with certain 
physical properties that could pose a substantial present or future hazard to human health or the 
environment when improperly handled, disposed, or otherwise managed.  Hazardous materials are 
grouped into the following four categories, based on their properties: 

• Toxic - causes human health effects 
• Ignitable - has the ability to burn 
• Corrosive - causes severe burns or damage to materials 
• Reactive - causes explosions or generates toxic gases 

 
A hazardous waste is any hazardous material that is discarded, abandoned, or slated to be recycled.  
The criteria that define a material as hazardous also define a waste as hazardous.  If improperly 
handled, hazardous materials and hazardous waste can result in public health hazards if released 
into the soil or groundwater or through airborne releases in vapors, fumes, or dust.  Soil and 
groundwater having concentrations of hazardous constituents higher than specific regulatory levels 
must be handled and disposed of as hazardous waste when excavated or pumped from an aquifer.  
The California Code of Regulations, Title 22, Sections 66261.20-24 contain technical descriptions of 
toxic characteristics that could cause soil or groundwater to be classified as hazardous waste. 

Would the project: 

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

Less than significant impact.  The proposed project consists of the development of residential and 
commercial uses on the project site.  These uses would not involve the regular use, storage, 
transport, or disposal of significant amounts of hazardous materials.  Construction and operation of 
the project would involve the minor routine transport and handling of hazardous substances such as 
diesel fuels, lubricants, solvents, asphalt, pesticides and fertilizers.  Handling and transportation of 
these materials could result in the exposure of workers to hazardous materials.  However, the project 
would not create a significant hazard to the public or the environment, because project construction 
and operation would be in compliance with applicable federal, state, and local laws pertaining to the 
safe handling and transport of hazardous materials.  Impacts would be less than significant. 

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

Less than significant impact.  As previously indicated, the project would involve the minor use of 
hazardous materials, including diesel fuel and other motor lubricants used during construction.  The 
use of these substances is not expected to create a significant hazard to the public or the 
environment through reasonably foreseeable upset or accident.  Impacts would be less than 
significant. 
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c) Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or 
waste within one-quarter mile of an existing or proposed school? 

Less than significant impact.  The project site is located approximately 0.6 mile west of Healdsburg 
High School and 1.1 miles southwest of the City’s Community Center and Parks and Facilities offices.  
As explained in impacts 7a and 7b, the proposed project would not involve the use of significant 
quantities of hazardous materials and therefore would not have the potential to expose the high 
school and community center to such substances.  Impacts would be less than significant. 

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

Less than significant impact.  Pursuant to CEQA, the California Department of Toxic Substances 
Control (DTSC) maintains a Hazardous Waste and Substances Sites List (Cortese List).  As part of the 
Cortese List, DTSC also tracks “Calsites,” which are mitigation or brownfield sites (previously used for 
industrial purposes) that are not currently being worked on by DTSC.  Before placing a site on the 
backlog, DTSC ensures that all necessary actions have been taken to protect the public and 
environment from any immediate hazard posed by the site.  According to State Water Resources 
Control Board’s Geotracker®, an online hazardous materials database, the project site has one 
cleanup site in the northeast quadrant (RB case number: 1TSO204; domestic water well 15081).  
Cardno ERI obtained well deconstruction permits from the Sonoma County Permit and Resource 
Management Department.  As of February 23, 2015, the domestic water well has been destroyed by 
a C-57 licensed well driver under permit from the County.  Waste materials associated with the well 
deconstruction have been removed from the site.  Thus, impacts would be less than significant.  

e) For a project located within an airport land use plan or, where such a plan has not been adopted, 
within two miles of a public airport or public use airport, would the project result in a safety 
hazard for people residing or working in the project area? 

No impact.  The Healdsburg Municipal Airport is approximately 2.25 miles northwest of the project 
site.  This distance limits the potential for the project to create safety hazards for persons residing or 
working in the project area.  No impacts would occur. 

f) For a project within the vicinity of a private airstrip, would the project result in a safety hazard 
for people residing or working in the project area? 

No impact.  No private airstrips are located within the vicinity of the project site or in the City of 
Healdsburg.  This condition limits the potential for the project to create safety hazards for persons 
residing or working in the project area.  No impacts would occur. 

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

Less than significant impact.  According to the City of Healdsburg Circulation Plan Map, Grove Street 
is designated as a collector street.  Collector streets are fed by local streets, provide local circulation 
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option connections to other roadways, and carry light to moderate traffic volumes.  A pedestrian 
sidewalk is required to be constructed on the west side of Grove Street along project site’s frontage 
to improve pedestrian access.  The project does not propose or require any modifications to Grove 
Street that would impair or interfere with emergency response or evacuation (permanent road 
closures, lane narrowing, etc.).  Impacts would be less than significant. 

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

No impact.  The proposed project is located in an urban area and is surrounded by urban 
development and infrastructure.  These land use types are not associated with wildland fires and 
preclude the possibility of exposure thereof.  No impacts would occur. 
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9. Hydrology and Water Quality 
Would the project: 

a) Violate any water quality standards or waste 
discharge requirements? 

 

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

 

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

 

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

 

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

 

f) Otherwise substantially degrade water 
quality? 

 

g) Place housing within a 100-year flood hazard 
area as mapped on a federal Flood Hazard 
Boundary or Flood Insurance Rate Map or 
other flood hazard delineation map? 

 

h) Place within a 100-year flood hazard area 
structures which would impede or redirect 
flood flows? 

 

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

 

j) Inundation by seiche, tsunami, or mudflow?  
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Environmental Evaluation 

The analysis in this section is based on the findings from the Preliminary Storm Water Mitigation 
Plan by Brelji & Race Consultation Engineers.  The report is provided in its entirety in Appendix F. 

Would the project: 

a) Violate any water quality standards or waste discharge requirements? 

Less than significant impact.  Future construction of the residential and mixed-use development 
would require grading and construction activities, which could allow surface water to carry sediment 
from on-site erosion and small quantities of pollutants (e.g., oil or fuel used in construction 
equipment) off-site, thereby potentially affecting local waterways by degrading water quality.  
Implementation of BMPs as required by National Pollutant Discharge Elimination System (NPDES) 
permit C.3 requirements would ensure such impacts would be less than significant.   

The subdivision is designed to capture and infiltrate the total runoff from the 85th percentile, 24-
hour storm.  Infiltration will occur by different methods of roadside bioretention.  At the public alley 
and private driveway, stormwater runoff would be captured and infiltrated utilizing permeable 
concrete with Class 2 permeable material below re-permeable concrete.  Once constructed, 
residential developments on individual lots will be required to provide stormwater treatment and 
retention on a lot-by-lot basis.  Anticipated methods of individual lot mitigation would include the 
use of vegetated swales for stormwater treatment and rainwater harvesting to stormwater for 
irrigation. 

As indicated in the Preliminary Storm Water Mitigation Plan, the project would meet the required 
Low Impact Development (LID) standards by directing drainage to either curbside bioretention areas 
utilizing structural soil underground retention and infiltration with subdrains above the volume 
capture level or to a bioretention area with no subdrain at the alley and driveway biorentention 
areas.  Specific types of bioretention to be utilized are outlined in the Preliminary Storm Water 
Mitigation Plan.  As such, the project would not result in significant impacts to water quality 
standards. 

Wastewater from the project site would be directed to the City’s wastewater treatment plant.  
Through compliance with the City’s waste discharge permit program, which is administered subject 
to the requirements and limitations of the NPDES program, as enforced by the Regional Water 
Quality Control Board (RWQCB), the project would not result in an exceedance of wastewater 
discharge requirements.  As such, impacts would be less than significant. 

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

Less than significant impact.  The City of Healdsburg would serve the proposed project with potable 
water service, which it obtains from well fields located along the Russian River and Dry Creek.  The 
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City has the rights to 3,376 acre-feet of water.  The City’s most recently completed 2005 Urban 
Water Management Plan (UWMP) indicates that the City’s projected total demand for water in 2015 
was 2,183 acre-feet, resulting in a surplus of 1,129 acre-feet.  Development of the project site was 
included in the UWMP’s consideration of future water demands.  The UWMP indicates that 
sufficient water supplies are available to serve buildout of the General Plan (including the project 
site) through 2025. 

Projections for 2015 indicate that the City’s total water demand would be 2,151 acre-feet prior to 
accounting for sales to other water agencies and losses and unmetered water use (2010 UWMP)  
According to the Draft UWMP, projected losses and unmetered water use for 2015 would be 15 acre-
feet.  An additional 22 acre-feet would be sold to other water agencies.  Using this projection to 
account for water sales and losses and unmetered water, total water use for 2015 is estimated at 
2,183 acre-feet.  Using this 2015 water usage rate, the City’s resulting surplus would be 1,129 acre-
feet, which is greater than the surplus reflected for 2005 in the UWMP.  

The City’s Municipal Utility Department estimates residential demand at approximately 87 gallons 
per day per resident (Lawrence, pers. comm.).  Using the proposed project’s resident population 
figure of 78, daily water use is estimated to be 6,786 gallons per day or 7.6 acre-feet per year.  The 
proposed 12,000 square feet of commercial use would create a demand of 1,400 gallons per day or 
1.6 acre feet per year (Crowley, pers. comm.).  The proposed project would conservatively be 
estimated to require approximately 9.2 acre-feet of water per year, which is well within the City’s 
surpluses of 1,129 acre-feet in 2015.  As such, the project site’s use of groundwater has been 
considered and sufficient supplies are available.  No additional groundwater supplies would be 
needed such that overdraft would occur. 

Stormwater from the proposed project would be directed to roadside bioretention areas that would 
hold the water and allow it to percolate on the project site.  As such, impacts to groundwater 
recharge would be less than significant. 

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

Less than significant impact.  As previously noted, the design goal of 100 percent capture of the 85th 
percentile 24-hour rain event would be achieved through the use of permeable gutters and concrete 
or bioretention swales with volume capture below.  Future development of the individual lots will be 
required to provide stormwater treatment/retention on a lot by lot basis.  Through a combination of 
capture and treatment (percolation and settlement), the projects stormwater design would ensure 
substantial erosion or siltation would not occur on- or off-site.  Impacts would be less than 
significant. 
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d) Substantially alter the existing drainage pattern of the site or area, including through the 
alteration of the course of a stream or river, or substantially increase the rate or amount of 
surface runoff in a manner which would result in flooding on- or off-site? 

Less than significant impact.  Any project drainage from on-site towards Highway 101 would be 
contained in a swale along the easterly side of the proposed landscape berm and directed to the 
project’s storm drain system, which flows to an inlet on Grove Street north of the project site.  The 
project drainage design will utilize LID strategies and control BMPs to substantially reduce surface 
runoff that could contribute to on- or off-site flooding.  Permeable gutters and concrete or 
bioretention swales would provide stormwater treatment and reduce the amount of post-
development stormwater runoff.  Disconnected roof drains, interceptor trees, and appropriately 
selected plants would also be incorporated into the design.  To comply with Sonoma County’s MS4 
permit requirements and with the RWQCB, project drainage design would also limit post-
construction peak discharge rates to at or below the existing two-year 24-hour peak flow.  No 
alteration of the course of any stream or river would occur, however, runoff generated by the 
proposed project may result in impacts from the 100-year storm flows downstream.  As such, prior 
to permitting, a complete drainage plan would be required.  With this condition and implementation 
of on-site control measures, the off-site drainage system will be capable of handling surface runoff 
flows and no substantial impact would occur.  Accordingly, runoff would be managed in a manner 
that would not contribute to downstream flooding and impacts would be less than significant. 

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

Less than significant impact.  As discussed above, stormwater runoff from the public alley and 
private driveway would be captured and infiltrated utilizing permeable concrete with Class 2 
permeable material below re-permeable concrete.  Once constructed, residential developments on 
individual lots will be required to provide stormwater treatment and retention on a lot-by-lot basis.  
The permeable gutters and concrete or bioretention swales have been designed to mitigate the 85th 
percentile, 24-hour storm event.  The project would meet the required LID standards through a 
combination of treatment and capture in the bioswales.  The project would capture 100 percent of 
stormwater flows from the 85th percentile, 24-hour storm event.  Excess project run off will be 
collected in a new 24-inch storm sewer pipe along Grove Street and would be constructed to the City 
engineer’s standards.  In summary, the proposed stormwater drainage system would be capable of 
handling surface runoff flows and impacts would be less than significant. 

f) Otherwise substantially degrade water quality? 

Less than significant impact.  Construction activities related to the project could introduce 
pollutants and sediment into water runoff from the site.  The project would be required to fulfill 
requirements regarding the provision of site design measures, source controls, LID treatment 
measures, hydromodification management, and construction BMPs that are appropriate for the type 
and size of the project to control stormwater pollution.  As described above, under the City’s Standard 
Storm Water Mitigation Plan Guidelines, BMPs to avoid erosion and off-site discharges of water runoff, 
identified in the Preliminary Storm Water Mitigation Plan in Appendix F, would be implemented.  
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Implementation of these BMPs would avoid water quality impacts to adjacent lands and waterways.  
Accordingly, impacts would be less than significant. 

g) Place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard 
Boundary or Flood Insurance Rate Map or other flood hazard delineation map? 

No impact.  Flood Insurance Rate Map Community Parcel No. 06097C0532E indicates that the 
project is located in Zone X, which is defined as areas outside of a 100-year flood hazard zone.  
Therefore, it would not place housing within a 100-year flood zone.  No impacts would occur. 

h) Place within a 100-year flood hazard area structures which would impede or redirect flood flows? 

No impact.  According to the Flood Insurance Rate Map Community Parcel No. 06097C0532E, the 
project site is not within a 100-year flood hazard area.  Therefore, no impacts within a 100-year flood 
hazard area would occur. 

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

No impact.  In accordance with the Healdsburg General Plan Dam Inundation Areas Map, the project 
site is within an area subject to risk of flooding as a result of failure of the Warm Springs Dam, 
located approximately 10 miles northwest of Healdsburg.  The USACE has developed an evacuation 
plan for affected areas in the event of dam failure.  Thus, impacts from dam failure would be less 
than significant with compliance with evacuation plan. 

j) Inundation by seiche, tsunami, or mudflow? 

No impact.  The Russian River is over one mile east of the project site; therefore, no impacts from 
seiches would occur.  Since the City of Healdsburg is located well inland, tsunamis are not considered 
a risk.  Additionally, the project site is within slope Hazard Zone A, which is the most stable zone with 
little or no landslide risk.  Thus, no impacts would occur. 
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10. Land Use and Planning 
Would the project: 

a) Physically divide an established community?  

b) Conflict with any applicable land use plan, 
policy, or regulation of an agency with 
jurisdiction over the project (including, but 
not limited to the general plan, specific plan, 
local coastal program, or zoning ordinance) 
adopted for the purpose of avoiding or 
mitigating an environmental effect?   

 

c) Conflict with any applicable habitat 
conservation plan or natural communities 
conservation plan? 

 

 

Environmental Evaluation 

The Healdsburg 2030 General Plan designation of the property is Medium Density Residential (MR) 
and Grove Street Mixed Use (GMU).  In general, Medium Density Residential provides for single-
family dwellings and small lot subdivisions within the density range of 3 to 6 units per acre.  The 
project is within the boundaries of the Grove Street Neighborhood Plan, adopted in 2000.  The 
Medium Density Residential (MR) and Grove Street Mixed Use (GMU) designations for the site 
implement the goals of the Grove Street Neighborhood Plan.  Permitted uses within the Grove Street 
Mixed Use designation are listed in Table 13. 

Table 13: Grove Street Mixed Use Permitted and Conditional Uses 

Permitted (P) and Conditionally Permitted (C) Uses Specific Use Regulations 

Residential Uses 

Boarding house C —

Day care, large family C —

Day care, small family P —

Duplex dwelling, one building per lot of record P —

Employee housing for six or fewer employees in accordance with Cal. 
Health & Safety Code §17000, et seq. P — 

Residential care, general C —

Residential care, limited P —

Single-family dwelling, detached P —

Secondary dwelling unit P Sec. 20.20.010
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Table 13 (cont.): Grove Street Mixed Use Permitted and Conditional Uses 

Permitted (P) and Conditionally Permitted (C) Uses Specific Use Regulations 

Supportive housing P — 

Transitional housing P — 

Vacation rental home — — 

Retail Trade and Services 

Antique store C — 

Art gallery and picture framing with art sales P — 

Art and drafting supply store C — 

Arts, crafts and hobby stores, including instructional classes as an 
accessory use C — 

Barber shop/beauty shop P — 

Bicycle sales and repair, including rentals C — 

Florist (including outdoor sales) C — 

Neighborhood retail store C Sec. 20.20.070

Nursery, garden supply store C — 

Photography/photo supply store, photography studio P — 

Professional, administrative and business offices, including insurance, 
real estate and financial offices, but excluding medical and dental offices P — 

Professional and administrative offices related to health services C — 

Psychologist, psychiatrist, counseling and therapy offices P — 

Residential visitor lodging C — 

Spa, day use or overnight stay C — 

Vacation home — — 

Vacation timeshare — — 

Recreation, Education and Public Assembly 

Arts and crafts school C — 

Church, convent, monastery, other religious institution C — 

Golf course, driving range C — 

Private club, fraternal lodge and meeting hall C — 

Private museum C — 

Private recreational parks and swim clubs P — 

Private schools and colleges, not including dancing, music, business, 
professional or trade schools and colleges C — 
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Table 13 (cont.): Grove Street Mixed Use Permitted and Conditional Uses 

Permitted (P) and Conditionally Permitted (C) Uses Specific Use Regulations 

Utilities 

Public utility and service uses P —

Accessory Uses 

Accessory structures located on the same site with a permitted or 
conditionally permitted use, including private garages and carports, one 
guest house or accessory living quarter without a kitchen, storehouses, 
garden structures, non-commercial greenhouses, recreation rooms, and 
hobby areas within an enclosed structure. 

P — 

Private stables or areas for the keeping of one horse, cow, llama, goat or 
similar large farm or hobby animal on a site not less than two acres in 
net area, provided that one additional large animal may be kept for each 
additional acre of area of the site, and provided that no stable shall be 
located closer than 50 feet to any property line, closer than 50 feet to 
any dwelling unit on the site, or closer than 100 feet to any other 
dwelling on surrounding properties. 

P — 

Raising of fruit and nut trees, vegetables, and horticultural specialties 
(no on-site sales) P — 

Raising of poultry (except roosters and crowing fowl), rabbits, chinchillas, 
pot bellied pigs and other small animals for commercial purposes on a 
site at least 20,000 square feet in net size, provided that there shall be at 
least 1,000 square feet of site area for each fowl or animal, and provided 
that no structure housing poultry or small animals shall be closer than 50 
feet to any property line or closer than 25 feet to a dwelling on the site. 

C — 

Raising or keeping of poultry (except roosters and crowing fowl), rabbits, 
chinchillas, guinea pigs or similar small animals for educational, hobby or 
non-commercial purposes limited to a total of ten (10) animals.  This 
shall not include dogs or cats.  Animal pens or cages shall not be located 
in a required front yard or within a street side corner yard and shall be 
kept a minimum of 20 feet from a property line. 

P — 

Temporary subdivision sales offices P Sec. 20.20.025

 

Potential future development of single-family homes and commercial developments would be 
consistent with the site’s MR and GMU General Plan designation.  Therefore, an amendment to the 
General Plan to change the land use designation is not required for this project.  

Would the project: 

a) Physically divide an established community? 

No impact.  The project would subdivide the site into 30 residential and mixed-use lots, which would 
be consistent with the surrounding expanding commercial and residential land uses.  A public street 
with continuous sidewalk would extend to the north and south property lines for possible future 
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road extension, providing continuous connectivity to surrounding future development.  The 
proposed project does not include any features that would result in a physical separation of nearby 
residents or that would otherwise divide an established community.  Therefore, no impacts would 
occur associated with this issue. 

b) Conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction over 
the project (including, but not limited to the general plan, specific plan, local coastal program, or 
zoning ordinance) adopted for the purpose of avoiding or mitigating an environmental effect? 

Less than significant impact.  The project site is designated as Medium Density Residential and Grove 
Street Mixed Use by the City of Healdsburg General Plan; it is zoned Single-Family Residential District, 
6,000 sq. ft. minimum lot size, and Grove Street Mixed Use District by the City of Healdsburg Zoning 
Map.  These designations permit the construction of residential and mixed-use units.  Potential future 
development on-site would be required to comply with all applicable General Plan policies and 
Municipal Code regulations, and would be reviewed by the City prior to approval of the necessary 
permits.  The project is consistent with the Grove Street Neighborhood Plan.  The proposed residential 
and mixed uses would conform to the allowed uses shown in Table 13 and meet the intent of the Grove 
Street Neighborhood Plan to preserve the historic character of the area. 

The City’s zoning code requires that projects of seven or more units or lots are required to sell 15 
percent of the total number of new units or lots to moderate, low, or very-low income households.  
However, since the project would be developing lots for sale and not building homes for sale or rent, 
payment of an in-lieu fee(s), required for projects of six lots or fewer, would fulfil the project’s 
affordable housing obligation. 

Pursuant to Healdsburg’s Growth Management Ordinance, building permits are subject to allocation 
availability under the GMO.  The proposed project is a Category B type project, creating five or more 
residential lots.  The project would subdivide 8.9 acres into 30 lots but currently has two existing 
single-family residences.  Since one residence is to be preserved and the other planned for removal, 
up to 28 allocations would be needed.  Once the discretionary approvals are received, allocations 
will be sought but would be dependent on allocation availability in accordance with the City’s GMO 
policies and procedures.  Dwelling unit allocations in the City of Healdsburg are limited to an average 
of 30 per year and in no case shall exceed 90 for any 3-year period.  Therefore, impacts would be less 
than significant. 

c) Conflict with any applicable habitat conservation plan or natural communities conservation plan? 

Less than significant impact.  In accordance with the Healdsburg General Plan and General Plan 
Environmental Impact Report, the project would not conflict with applicable city policies, 
ordinances, or adopted conservation plans.  The project site has been significantly disturbed by past 
agricultural activities and is isolated from other habitat areas by development and roads.  Thus, 
impacts would be less than significant. 
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11. Mineral Resources 
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? 

 

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? 

 

 

Environmental Evaluation 

The primary mineral resources of the area are aggregate, sand, and gravel.  The State Mines and 
Geology Board designates sand and gravel deposits that are of regional significance pursuant to the 
California Surface Mining and Reclamation Act of 1975.  The State has designated the terrace mining 
pits along Russian River, including those of Kaiser Sand and Gravel of Syar, as regionally significant 
because of their commercial value to Sonoma County. 

Would the project: 

a) Result in the loss of availability of a known mineral resource that would be of value to the region 
and the residents of the state? 

No impact.  The project site does not support any mineral extraction activities, nor do any known 
mineral deposits exist on-site.  Therefore, implementation of the proposed project would not result 
in the loss of availability of a known mineral resource that would be of value to the region and the 
residents of the State.  No impacts would occur. 

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? 

No impact.  The proposed project site is not designated for mineral resources by the City of 
Healdsburg General Plan.  Therefore, the implementation of the proposed project would not result 
in the loss of availability of a locally important mineral resource.  No impacts would occur. 
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12. Noise 
Would the project result in: 

a) Exposure of persons to or generation of noise 
levels in excess of standards established in the 
local general plan or noise ordinance, or 
applicable standards of other agencies? 

 

b) Exposure of persons to or generation of 
excessive groundborne vibration or 
groundborne noise levels? 

 

c) A substantial permanent increase in ambient 
noise levels in the project vicinity above levels 
existing without the project? 

 

d) A substantial temporary or periodic increase 
in ambient noise levels in the project vicinity 
above levels existing without the project? 

 

e) For a project located within an airport land 
use plan or, where such a plan has not been 
adopted, within two miles of a public airport 
or public use airport, would the project 
expose people residing or working in the 
project area to excessive noise levels? 

 

f) For a project within the vicinity of a private 
airstrip, would the project expose people 
residing or working in the project area to 
excessive noise levels? 

 

 

Environmental Evaluation 

The analysis in this section is based in part on the Environmental Noise Assessment prepared by 
Illingworth & Rodkin, Inc. on July 16, 2014.  The report is provided in its entirety in Appendix G. 

Would the project: 

a) Exposure of persons to or generation of noise levels in excess of standards established in the 
local general plan or noise ordinance, or applicable standards of other agencies? 

Less than significant impact with mitigation incorporated.  Noise levels in the project area would be 
influenced by construction activities and from the ongoing operation of the proposed project. 

Short-Term Construction Noise Impacts 

The project site is bordered by residential and agricultural uses to the north, east, and south.   
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Noise impacts from construction activities depend on the various pieces of construction equipment 
in use, the timing and length of noise generating activities, and the distance between the noise 
source and receiver.  Noise generating construction activities for individual projects are typically 
carried out in stages.  During each stage of construction, there would be a different mix of 
equipment operating.  Construction noise levels would vary by stage and vary within stages based on 
the amount of equipment in operation and location where the equipment is operating.  Typical noise 
levels for various phases of construction are shown in Table 14.  Most demolition and construction 
noise is in the range of 80 dBA to 90 dBA Leq at a distance of 50 feet from the source on an hourly 
average.  Construction activities would generally occur at distances of 100 feet or more from the 
nearest adjacent residences. 

Table 14: Typical Ranges of Noise Levels for Housing Construction at 50 Feet, Leq (h) dBA 

Construction Stage 

Construction Equipment on Site 

All pertinent equipment present Minimum required equipment present 

Ground Clearing 83 83 

Excavation 88 75 

Foundations 81 81 

Erection 81 65 

Finishing 88 72 

Source: United States Environmental Protection Agency, 1973.  Legal Compilation on Noise, Vol. 1, p. 2-104. 

 

The highest noise levels would be generated during ground clearing, excavation, and foundation 
construction, as these phases require the use of the heaviest, and loudest, pieces of construction 
equipment.  Large pieces of earth-moving equipment, such as graders, excavators, and bulldozers, 
generate maximum noise levels of 85 to 90 dBA Lmax at a distance of 50 feet.  Adjacent residential 
land uses may be exposed to average noise levels between 70 to 80 dBA Leq(h) during busy 
construction periods when construction activities occur at the portion of the project site nearest 
these homes.  These noise levels drop off at a rate of about 6 dBA per doubling of distance between 
the noise source and receptor.  As construction moves away from noise-sensitive receptors, noise 
levels generated by heavy construction will be lower. 

Project implementation would also include roadway improvements along Grove Street.  A 
roundabout would be constructed at the intersection of the project entrance and Grove Street.  
Crossings would be provided at the roundabout from the project to the existing five-foot-wide 
pedestrian path that runs north and south along the easterly side of Grove Street.  Grove Street 
would be widened along the property frontage and improved to provide parallel parking bays and 
city standard curb, gutter, and sidewalk.  The nearest off-site residential land uses to these roadway 
improvements may be exposed to average noise levels between 70 to 80 dBA Leq(h) during busy 
construction periods when construction activities occur at the portion of the project site nearest 
these homes. 
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According to the City’s Noise Ordinance, noise from construction activity is exempt from the 
County’s noise performance standards provided that all noise producing construction activities are 
limited to the daytime hours between 7:30 a.m. and 6:00 p.m., Monday through Saturday, and at no 
time on Sundays or legal holidays.  In addition, for construction activities that could result in 
potentially significant impacts on noise-sensitive uses, Implementation Measure S-25 of the General 
Plan indicates that the project applicant should incorporate additional construction noise-reducing 
measures, and provides a suggested list of such measures. Noise generated by construction activities 
at the site would not be expected to adversely affect adjacent land uses provided standard 
construction noise controls are implemented at the site. 

Therefore, to ensure the following BMP construction noise-reducing measures are implemented to 
reduce all temporary noise impacts from construction on nearby sensitive receptors to the 
maximum extent feasible, MM NOI-1 is required. 

Long-Term Operational Impacts 

The City of Healdsburg General Plan Safety Element sets forth policies designed to limit noise 
exposure at noise-sensitive single residential land uses.  The existing ambient noise environment was 
documented through the long-term ambient noise measurement effort.  Existing ambient noise 
conditions were then compared for compliance with the City’s land use compatibility standards for 
new residential and mixed-use land use development. 

Traffic Noise Impacts to On-Site Exterior Areas 
As documented in the noise monitoring effort, traffic on local roadways is the dominant noise source 
on the project site.  Based on the long-term noise measurements, ambient noise levels on the 
project site range up to 71 dBA Ldn at the project’s western border, next to Highway 101; and range 
up to 65 dBA Ldn at the project’s eastern border adjacent to Grove Street.  According to the City’s 
land use compatibility standards, environments with ambient noise levels of up to 70 dBA Ldn are 
considered conditionally acceptable for new residential and mixed-use land use development; while 
environments with noise levels ranging from 70 dBA to 75 dBA Ldn are considered “normally 
unacceptable” for such development.  For such “normally unacceptable” environments, the City 
requests if any new construction or development does proceed, a detailed noise analysis of the 
noise reduction requirements must be made and needed noise insulation features must be included 
in the design and outdoor areas must be shielded. 

Per the City’s policy for “normally unacceptable” environments, to reduce these traffic noise levels, 
the project would include a proposed four-foot-high sound fence on a four-foot-high berm within 
the 20-foot-wide landscape buffer on the Highway 101 frontage.  The sound fence could be 
constructed using a number of materials such as wood or concrete.  If a wood wall is used, it must 
meet solidity requirements and have a minimum surface weight of 3.0 pounds per square foot.  A 
homogenous sheet material, such as ¾-inch plywood, could be used as a backing for typical 1-inch-
thick (nominal) wood fence slats.  The use of the plywood ensures the continued effectiveness of the 
barrier with age, since wood slats alone have a tendency to warp and separate with age allowing 
gaps to form and the barrier effect of the wall to diminish.  A variety of other materials may be used 
for the barrier wall as long as the above minimum surface weight and gap-sealing specifications for 
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noise attenuation are met.  Inclusion of this sound fence and berm combination would reduce noise 
levels from traffic on Highway 101 to below 70 dBA Ldn on the project site.  In addition, this design 
feature would reduce traffic noise levels on a large portion of the lots abutting the highway (Lots 22, 
23, 29, and 30) to an Ldn of 60 dBA or less, such that a significant portion of the outdoor area of the 
sites would meet the City’s normally acceptable standard for new residential land use development.  
With implementation of this sound fence and berm, at a distance of 200 feet from the centerline of 
Highway 101, traffic noise levels would be reduced to below 60 dBA Ldn.  Therefore, noise insulation 
features must also be considered for any residential development that would occur within 200 feet 
of the centerline of Highway 101 to ensure that acceptable interior noise levels are maintained, as 
discussed below. 

Areas of the residential lots abutting Grove Street (Lots 1, 2, 3, 4, 5, 6, and 7) within 100 feet of the 
roadway centerline would be exposed to traffic noise levels in excess of 60 dBA Ldn.  However, once 
homes are constructed on these lots the structure of the homes themselves will act as barriers to 
traffic noise in the rear yards of these homes.  With massing and spacing of these homes in a similar 
fashion to those of the retained homes on the site (Lots 1 and 5), significant portions of the rear 
yards at these homes would be reduced to an Ldn of less than 60 dBA.  Such noise levels are 
considered “conditionally acceptable” for new residential land use development, and noise 
insulation features must be considered to ensure that acceptable interior noise levels are 
maintained, as discussed below.  

Implementation of MM NOI-2 will ensure that the noise reduction provided by the proposed berm 
and barrier combination on the 20-foot-wide landscape buffer on Highway 101 frontage would 
reduce exterior noise levels to meet the City’s conditionally acceptable noise standard for new 
residential development. 

Traffic Noise Impacts to On-Site Interior Areas 
The City of Healdsburg requires that interior noise levels in residences which are exposed to exterior 
noise levels of 60 dBA Ldn or more be reduced to an Ldn of 45 dBA or less.  Standard residential 
construction methods with the windows open for ventilation typically provides 15 dBA of noise 
reduction in interior spaces.  With the windows closed, standard residential construction provides 
approximately 20 to 25 dBA of noise reduction in interior spaces.  Where exterior day-night average 
noise levels are 65 dBA Ldn or less, the interior noise level can typically be maintained below 45 dBA 
Ldn assuming standard construction methods and the incorporation of forced air mechanical 
ventilation systems in residential units.  These systems allow the occupant the option of controlling 
noise by maintaining the windows shut.  Given the anticipated noise levels of 65 dBA Ldn or less (with 
implementation of MM NOI-2), mechanical ventilation systems will be needed but sound-rated 
building elements (e.g., walls, windows and doors) will not.  Implementation of MM NOI-3 would 
allow the project to meet the City required interior Ldn of 45 dBA. 

Project Operational Noise Impacts to Off-Site Receptors 
The proposed project may generate a slight increase in traffic volumes along area roadways, but 
would not substantially increase traffic noise levels at nearby receivers.  Increases in traffic noise 
levels due to project implementation are discussed under Section 12 c, below. 
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The proposed project would also include stationary noise sources such as new mechanical 
equipment (such as heating, ventilation, and air conditioning system) noise.  At the time of 
preparation of this analysis, details of mechanical ventilation systems were not available; therefore, 
a reference noise level for typical mechanical ventilation systems was used.  Noise levels from typical 
mechanical ventilation equipment ranges up to approximately 60 dBA Leq at a distance of 25 feet.  
The proposed mechanical ventilation systems would be located over 100 feet from the nearest off-
site receptors.  Therefore, noise generated by mechanical ventilation equipment would attenuate to 
less than 53 dBA Leq as measured at the nearest off-site sensitive receptor.  Therefore, noise 
generated by proposed mechanical ventilation equipment would not exceed the City’s noise 
ordinance performance standard of 55 dBA Leq as measured at receiving residential land uses, and 
this impact would be less than significant. 

MM NOI-1 In accordance with General Plan Policy S-25 and the City’s Municipal Code, the 
construction contractor shall implement the following construction noise reduction 
measures: 

a. Construction activities shall be limited to between the hours of 7:30 a.m. and 
6 p.m. on weekdays, and 8 a.m. to 6 p.m. on Saturdays.  No construction shall 
occur on Sundays or federal holidays. 

b. Equip internal combustion engine-driven equipment with intake and exhaust 
mufflers that are in good condition and are appropriate for the equipment. 

c. Locate stationary noise-generating equipment as far as possible from sensitive 
receptors in the vicinity. 

d. Utilize “quiet” air compressors and other stationary noise sources where 
technology exists. 

e. Erect temporary noise control blanket barriers in a manner to shield noise-
sensitive uses. 

f. Control noise levels from workers’ amplified music so that sounds are not 
audible to sensitive receptors in the vicinity. 

g. Designate a “disturbance coordinator” responsible for responding to complaints 
about project construction noise and taking reasonable measures to correct the 
problem.  Conspicuously post a telephone number for the disturbance 
coordinator at the construction-site and include it in any notice sent to 
neighbors regarding the construction schedule. 

 
MM NOI-2 The height of the berm between the project and the freeway shall be four feet and 

the height of the barrier shall also be four feet, thus totaling an eight-foot berm and 
barrier combination.  The barrier shall be built without cracks or gaps in the face or 
large or continuous gaps at the base and shall have a minimum surface weight of 3.0 
pounds per square foot.  Acceptable materials include but are not limited to wood 
or concrete block. 

The barrier should also extend 100 feet around the northern project property line, 
stepping down from the berm to a height of six feet.  This portion of the barrier wall 
should be included to protect the lots number 27, 28, and 29 from having a direct 
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line of sight to Highway 101, and to reduce the effect of traffic noise flanking around 
the end of the berm and barrier along the western project property line.  No such 
additional barrier is required along the southern project property line due to the 
depressed elevation of Highway 101 in this location.  This barrier must be 
constructed of the same surface weight and construction methods as described 
above for the barrier on top of the berm. 

MM NOI-3 To meet the City required interior Ldn of 45 dBA, residences that are constructed 
within 100 feet of the centerline of Grove Street or within 200 feet of the centerline 
of Highway 101 shall be supplied with a mechanical ventilation system to allow the 
windows to remain closed at the residents’ option (as the interior noise standards 
would not be met with open windows).  A standard central air conditioning system 
or a central heating system equipped with a ‘summer switch’ which allows the fan to 
circulate air without furnace operation in each residence requiring mechanical 
ventilation will provide a habitable interior environment and meet the building code 
requirements for airflow provisions. 

b) Exposure of persons to or generation of excessive groundborne vibration or groundborne noise 
levels? 

Less than significant impact.  Groundborne vibrations consist of rapidly fluctuating motions within 
the ground that have an average motion of zero.  The effects of groundborne vibrations typically only 
cause a nuisance to people, but at extreme vibration levels, damage to buildings may occur.  
Construction activities can produce vibration that may be felt by adjacent uses.  

Of the equipment used during construction, the vibratory rollers that are anticipated to be used in 
the site preparation phase of construction would produce the greatest groundborne vibration levels.  
Impact equipment such as pile drivers is not expected to be used during construction of this project.  
Vibratory rollers produce groundborne vibration levels ranging up to 0.210 inch per second (in/sec) 
peak particle velocity (PPV) at 25 feet from the operating equipment.  The nearest off-site structures 
to areas where this equipment could operate is the single-family residential structure north of the 
project site, located approximately 55 feet from the construction footprint where this type of heavy 
equipment would operate.  Construction activities for the project’s proposed roadway 
improvements along Grove Street would occur within approximately 50 feet of the nearest off-site 
receptors.  At these distances groundborne vibration levels could range up to 0.06 and 0.07 in/sec 
PPV, respectively, from operation of a vibratory roller at these nearest construction areas.  This is 
well below the industry standard vibration damage criteria of 0.2 PPV for residential structures 
consisting of timber and masonry construction (FTA 2006).  Therefore, construction-related 
groundborne vibration impacts would be considered less than significant. 

Upon completion of construction, the project would not include any features or operations that 
would produce groundborne vibrations.  As such, implementation of the proposed project would not 
result in any permanent vibration sources that would expose persons within the project vicinity to 
excessive groundborne vibration levels.  Therefore, project-related groundborne vibration impacts 
would be considered less than significant. 
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c) A substantial permanent increase in ambient noise levels in the project vicinity above levels 
existing without the project? 

Less than significant impact with mitigation incorporated.  Neither the CEQA Guidelines nor the 
City’s General Plan defines numeric values for what constitutes a “substantial permanent increase in 
ambient noise levels.”  However, a characteristic of noise is that a change of 3 dB is the lowest 
change that can be perceptible to the human ear in indoor environments; a change of 5 dBA is 
considered the minimum readily perceptible change to the human ear in outdoor environments.  
Therefore, for purposes of this analysis, a substantial increase is considered 5 dBA or greater in 
ambient noise levels in the project vicinity above levels existing without the project. 

Based on the traffic study prepared for the project, the proposed subdivision is expected to generate 
an average of 818 trips daily, including 35 during the morning peak hour and 63 during the evening 
peak hour.  A characteristic of noise is that a doubling of sound sources with equal strength is 
required to result in a perceptible increase (defined to be a minimum 3 dBA increase) in noise level.  
Implementation of the project would not result in a doubling of traffic volumes along any roadway 
segment in the project vicinity.  Project trips would represent less than 6 percent of vehicle trips 
along any roadway segment in the project vicinity under existing traffic conditions, and less than 3 
percent of vehicle trips under future cumulative conditions.  Therefore, average daily traffic noise 
levels would be expected to increase by less than 1 dBA Ldn above existing levels as a result of the 
project.  This would be considered a less than perceptible permanent increase in existing ambient 
noise levels along any roadway segment in the project vicinity, and project-related traffic noise 
impacts on off-site sensitive land uses would be less than significant. 

Development of the project would also result in new stationary noise sources including noise from 
new mechanical equipment, such as HVAC systems.  However, as addressed in Impact 12a), noise 
generated by mechanical ventilation equipment would attenuate to less than 53 dBA Leq as 
measured at the nearest off-site sensitive receptor.  These noise levels are well below the measured 
existing noise levels in the project vicinity.  Therefore, project operational noise would not result in a 
substantial permanent increase in ambient noise levels compared with conditions existing without 
the project. 

d) A substantial temporary or periodic increase in ambient noise levels in the project vicinity above 
levels existing without the project? 

Less than significant impact with mitigation incorporated.  Noise impacts could occur during 
construction activities either from (1) the noise impacts created from the transport of workers and 
movement of construction materials to and from the project site, or from (2) the noise generated 
on-site during ground clearing, excavation, and foundation construction.  Large earth-moving 
machines such as graders, excavators, and bulldozers generate maximum noise levels of 85 to 90 dBA 
at a distance of 50 feet.  Adjacent residential land uses may be exposed to average noise levels 
between 70 to 80 dBA during busy construction periods when construction activities occur at the 
portion of the project site nearest these homes.  Although there would be a relatively high single-
event noise exposure potential causing intermittent noise nuisance, the effect on longer-term 
(hourly or daily) ambient noise levels would be small.  In addition, compliance with the City’s 
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permissible hours of construction as well as implementation of best management noise reduction 
techniques and practices outlined in MM NOI-1 would reduce these construction noise levels, and 
would ensure that construction noise would be reduced to a less than significant impact on sensitive 
receptors in the project vicinity. 

e) For a project located within an airport land use plan or, where such a plan has not been adopted, 
within two miles of a public airport or public use airport, would the project expose people 
residing or working in the project area to excessive noise levels? 

No impact.  The Healdsburg Municipal Airport is located approximately 2.3 miles northwest of the 
project site.  In addition, the project site is not located within in the boundaries of an airport land 
use plan.  As such, the proposed project would not expose persons residing or working in the project 
vicinity to excessive aviation noise.  No impacts would occur. 

f) For a project within the vicinity of a private airstrip, would the project expose people residing or 
working in the project area to excessive noise levels? 

No impact.  There are no private airstrips within the project vicinity.  The closest private airstrip is 
the Graywood Ranch Airport, located over 20 miles southeast of the project site.  Therefore, no 
impacts associated with private airstrip noise would occur. 
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Environmental Issues 
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13. Population and Housing 
Would the project: 

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

 

b) Displace substantial numbers of existing 
housing, necessitating the construction of 
replacement housing elsewhere? 

 

c) Displace substantial numbers of people, 
necessitating the construction of replacement 
housing elsewhere? 

 

 

Environmental Evaluation 

The current population of the City of Healdsburg as of January 2015 was estimated at 11,687 
(California Department of Finance 2015).  Estimating 2.59 persons per dwelling household, the 
project’s assumed 30 new homes may result in up to 78 new residents. 

Would the project: 

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

Less than significant impact.  The proposed project would allow subdivision of two existing lots to 
create 30 separate parcels, which are assumed to be developed with 23 single-family homes and 
seven mixed-use parcels.  Single-family dwellings were assumed for each of the 30 lots, with 
commercial uses varying from small offices to retail spaces also developed on the mixed-use lots.  A 
total of 12,000 square feet of commercial use is proposed for the entire subdivision.  Using the City 
of Healdsburg’s 2015 average household size figure of 2.59 provided by the California Department of 
Finance, the proposed project could increase the population by as much as 78 persons.  This 
represents an increase of 0.67 percent relative to the City’s 2015 estimated population of 11,687. 

In addition, the project site is designated by the General Plan, Zoning Ordinance, and Grove Street 
Neighborhood Plan for residential and mixed uses; therefore, the population increase associated 
with the proposed project would be considered planned growth.  Finally, the project site is 
surrounded by urban uses that are served by urban services and utilities (roadways, potable water, 
sewer, electricity, natural gas, etc.).  Although the project would introduce new residents to the 
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project area, the implementation of the project would not induce substantial population growth 
within the City.  As such, impacts would be less than significant. 

b) Displace substantial numbers of existing housing, necessitating the construction of replacement 
housing elsewhere? 

Less than significant impact.  The proposed project site contains an existing, single-family residence 
that would be removed.  The proposed project would construct an additional 29 single-family 
dwelling units, which would offset the displacement of the existing single-family home and would be 
consistent with the housing needs assessed in the General Plan.  Additionally, the project would 
provide the required units for affordable housing or pay in-lieu fees.  Less than significant impacts 
would occur.  

c) Displace substantial numbers of people, necessitating the construction of replacement housing 
elsewhere? 

Less than significant impact.  The proposed project site contains an occupied existing, single-family 
residence that would be removed.  This would not be considered a substantial amount and impacts 
would be less than significant. 
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14. Public Services 
Would the project result in substantial adverse physical impacts associated with the provision of new or 
physically altered governmental facilities, need for new or physically altered governmental facilities, the 
construction of which could cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance objectives for any of the public services: 

a) Fire protection?  

b) Police protection?  

c) Schools?  

d) Parks?  

e) Other public facilities?  

 

Environmental Evaluation 

The analysis in the section below is based on the project description, the City’s General Plan, and the 
City’s Municipal Code. 

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

a) Fire protection? 

Less than significant impact.  The project site is located within the service area of the Healdsburg 
Fire Department and operates out of one fire station located approximately 0.7 mile south of the 
project site.  The fire station maintains minimum on-duty shift staffing of three persons in addition 
to utilizing the 40-hour Fire Engineer and Reserve Firefighters.  The organization comprises one 
civilian and 10 paid personnel, and 23 Reserves (City of Healdsburg 2015b).  According to the most 
recent available data (2014), average response times for the Healdsburg Fire Department are 4 
minutes and 2 seconds (Adams, pers. comm.).  The project would potentially create 30 single-family 
residences and 12,000 square feet of commercial developments, which would result in a potential 
population increase of approximately 78 people.  Demand for fire protection services would be 
incrementally increased as a result of the corresponding increase in population at the site.  However, 
project implementation is not anticipated to increase Healdsburg Fire Department response times to 
the project site or surrounding vicinity, or require construction of new or physically altered fire 
protection facilities.  In accordance with California Government Code Section 53090, the project 
would be required to pay a fee to offset the increase demand and pay for the additional services.  
The proposed buildings would be constructed in compliance with local and state fire codes, which 
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would ensure that the buildings would not result in a new fire hazard at the site.  Standard 
conditions of approval would require the provision of a fire flow analysis to ensure adequate water 
pressure and flow rates are available on-site for firefighting purposes.  No additional Fire personnel 
or equipment would be necessary to serve the proposed project.  Therefore, impacts would be less 
than significant.  This increase in single-family and mixed-use lots and population would not 
significantly increase demand for fire protection services because the project site is located within an 
urban, built-up area with adequate response times and infrastructure.  Therefore, impacts would be 
less than significant. 

b) Police protection? 

Less than significant impact.  Police protection services would be provided by the Healdsburg Police 
Department.  The Police Department is headquartered at 238 Center Street, approximately 1.2 miles 
south of the project site.  The proposed facility does not propose new or physically altered police 
protection facilities, nor does it specifically create an environment generally associated with 
unlawful activities requiring increased law enforcement services.  The project would potentially 
create 30 single-family residences and 12,000 square feet of commercial developments, which would 
result in a potential population increase of approximately 78 people.  In accordance with California 
Development Code Section 53090, the project would be required to pay a fee to offset the increased 
demand and pay for any additional services.  Accordingly, impacts would be less than significant. 

c) Schools? 

Less than significant impact.  The project’s potential 30 single-family residences and 12,000 square 
feet of commercial developments could result in an increased demand for school services.  Based on 
a student generation rate of 0.6 student per dwelling unit, the project could generate as many as 18 
new students. 

The project site would be served by the Healdsburg Unified School District (HUSD).  HUSD 
enrollment includes 338 students at Healdsburg Elementary, 322 students at Fitch Mountain 
Elementary, 372 students at Healdsburg Junior High, 606 students at Healdsburg High, and 19 
students at Marce Becerra (HUSD 2015).  The current total student enrollment for HUSD schools is 
1,657 students, which is 2,305 fewer students than HUSD’s 2007–2008 capacity, as stated in the 
General Plan.  Students from the project site would attend Healdsburg Elementary for kindergarten 
through 2nd grade, approximately 1.4 miles to the southeast, and Fitch Mountain Elementary School 
for grades 3 through 5, approximately 1.1 miles to the east.  Students would then attend Healdsburg 
Junior High, approximately 1.0 mile to the southwest, and Healdsburg High School, approximately 
1.1 miles to the east.  The addition of 18 students would generate a nominal increase (1.1 percent) 
in the student population.  California Government Section 65996 provides for the collection of 
school impact fees to ensure that adequate school and related facilities will be available.  Therefore, 
impacts would be less than significant. 



Environmental Checklist and City of Healdsburg – Farmstand Subdivision Project 
Environmental Evaluation Draft Initial Study/Mitigated Negative Declaration 

 

 
84 FirstCarbon Solutions 

H:\Client (PN-JN)\3257\32570008\Farmstand ISMND\32570008 Farmstand ISMND.docx 

d) Parks? 

Less than significant impact.  The addition of 30 single-family residences and 12,000 square feet of 
commercial developments would increase the demand for park facilities in the area.  Parks in the 
vicinity of the project site include the 1.0-acre Carson Warner Memorial Skatepark, located adjacent 
to the project site just across Grove Street.  Byron Gibbs Park, a 2.5-acre park, is located 
approximately 1.0 mile northeast of the project site and includes a children’s playground, turf, picnic 
tables, and restrooms.  Additionally, the Healdsburg Community Center is located at Foss Creek 
School, approximately 0.9 mile north of the project site, which includes a basketball court, 
playground, and athletic field with 3.9 acres of athletic turf (City of Healdsburg 2015b).   

The City of Healdsburg General Plan sets a minimum overall citywide ratio of 5.0 acres of parkland 
per 1,000 residents for planning purposes.  The City’s 2030 General Plan indicates that the City is 
currently deficient by almost 16 acres in meeting its goal of developed neighborhood and 
community park acreage relative to population.  In addition to a deficiency of regional park acreage, 
all playing fields and park buildings are regularly used to maximum capacity.  However, the City has 
approved a 36.15-acre community park that will be constructed as part of the Saggio Hills project.  
The park will provide two lighted soccer fields, a multi-use field, picnic areas, basketball courts, 
playgrounds, a volleyball court, and a trail network that will link to off-site recreation areas and 
scenic overlooks.   

Project implementation would result in a net increase of 30 single-family residences and 12,000 
square feet of commercial developments, with a resultant population increase of approximately 78 
persons.  Based on a parkland demand factor of 5.0 acres per 1,000 residents, project 
implementation would generate a demand for approximately 0.39 acres of parkland.  

In accordance with the City of Healdsburg Municipal Code Section 12.28.080 through 12.28.120, the 
project applicant would be required to dedicate land, or pay a fee in-lieu thereof, or both, for park or 
recreational purposes.  The project does not include the development of recreational facilities and 
would not require the construction or expansion of existing recreational facilities.  With the 
proximity of large, nearby parkland and the mandatory requirement that the applicant pay in-lieu 
park fees, the proposed project would not generate the need for new parks and impacts would be 
less than significant. 

e) Other public facilities? 

Less than significant impact.  The addition of 30 single-family residences would create an 
incremental increase in the demand for library facilities and community centers.  In accordance with 
California Development Code Section 53090, development impact fees would be required to offset 
any additional service needs.  With payment of legislated development fees, impacts would be less 
than significant. 
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15. Recreation 

a) Would the project increase the use of existing 
neighborhood and regional parks or other 
recreational facilities such that substantial 
physical deterioration of the facility would 
occur or be accelerated? 

 

b) Does the project include recreational facilities 
or require the construction or expansion of 
recreational facilities, which might have an 
adverse physical effect on the environment? 

 

 

Environmental Evaluation 

The City of Healdsburg’s Community Services Department (CSD) operates and maintains a variety of 
parks and recreational facilities throughout the regional area.  The CSD’s service area is coterminous 
with that of HUSD.  In addition to the Healdsburg Plaza and West Plaza Parks, Villa Chanticleer, 
Tayman Park Golf Course, Municipal Pool, and Senior Center, there are seven neighborhood and 
community parks within the City resulting in total park acreage of 43.32 acres.  A joint use 
agreement with HUSD provides another 25 acres of school athletic fields available for community 
use.  Dog parks are also provided at Badger Park and Villa Chanticleer (City of Healdsburg 2015a). 

The City’s goal is to provide 5.0 acres of developed neighborhood and community parkland per 
1,000 residents.  The City’s 2030 General Plan indicated that the City is currently deficient by almost 
16 acres in meeting its goal of developed neighborhood and community park acreage relative to 
population.  In addition to a deficiency of regional park acreage, all playing fields and park buildings 
are regularly used to maximum capacity.  However, the City has approved a 36.15-acre community 
park that will be constructed as part of the Saggio Hills 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? 

Less than significant impact.  Parks in the vicinity of the project site include the 1.0 acre Carson 
Warner Memorial Skatepark, located adjacent to the project site just across Grove Street.  Byron 
Gibbs Park, a 2.5-acre park, is located approximately 1.0 mile northeast of the project site and 
includes a children’s playground, turf, picnic tables, and restrooms.  Additionally, the Healdsburg 
Community Center is located at Foss Creek School, approximately 0.9 mile north of the project site, 
and includes a basketball court, playground, and athletic field with 3.9 acres of athletic turf (City of 
Healdsburg 2015b).   
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The project could add as many as 78 persons to the City of Healdsburg, which may increase demand 
for parks or other recreational facilities.  In accordance with City of Healdsburg Municipal Code 
Section 12.28.080 through 12.28.120, the project applicant would be required to dedicate land, or 
pay a fee in-lieu thereof, or both, for park or recreational purposes.  With the mandatory compliance 
with the City’s in-lieu fee requirements, the project’s impacts to recreational facilities would be less 
than significant. 

Additionally, this amount of population growth would not be considered substantial enough to result 
in physical deterioration of existing parks or other recreational facilities.  Impacts would be less than 
significant. 

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? 

No impact.  The project does not include any new or expanded off-site recreational facilities.  
Therefore, no impact would occur. 
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16. Transportation/Traffic 
Would the project: 

a) Conflict with an applicable plan, ordinance or 
policy establishing measures of effectiveness 
for the performance of the circulation system, 
taking into account all modes of 
transportation including mass transit and non-
motorized travel and relevant components of 
the circulation system, including but not 
limited to intersections, streets, highways and 
freeways, pedestrian and bicycle paths, and 
mass transit? 

 

b) Conflict with an applicable congestion 
management program, including, but not 
limited to level of service standards and travel 
demand measures, or other standards 
established by the county congestion 
management agency for designated roads or 
highways? 

 

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

 

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

 

e) Result in inadequate emergency access?  

f) Conflict with adopted policies, plans, or 
programs regarding public transit, bicycle, or 
pedestrian facilities, or otherwise decrease 
the performance or safety of such facilities? 

 

 

Environmental Evaluation 

The transportation analysis is based on a Traffic Impact Study, prepared by Whitlock & Weinberger 
Transportation, Inc. (W-Trans), dated August 15, 2014.  The study is provided in Appendix H. 

Traffic impacts are evaluated by determining the number of new trips that the project would be 
expected to generate, distributing these trips to the surrounding street system based on existing or 
anticipated travel patterns specific to the project, then analyzing the impact the new traffic would be 
expected to have on critical intersections or roadway segments. 
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Intersection Operations 

Operating conditions during the AM and PM peak hours were evaluated under Existing, Existing plus 
Project, Cumulative, and Cumulative plus Project conditions.  Operating conditions during the AM 
and PM peak periods were evaluated to capture the highest potential impacts for the proposed 
project as well as the highest volumes on the local transportation network.  The morning peak hour 
occurs between 7:00 and 9:00 a.m. and reflects conditions during the home to work or school 
commute, while the PM peak hour occurs between 4:00 and 6:00 p.m. and typically reflects the 
highest level of congestion during the homeward bound commute. 

Three study roadways were selected for analysis:  

1. Grove Street 
2. Dry Creek Road 
3. West Grant Street 

 
Four study intersections were selected for analysis: 

1. US 101 Northbound off-ramp/Dry Creek Road 
2. US 101 Southbound off-ramp/Dry Creek Road 
3. Grove Street/Dry Creek Road 
4. Grove Street/West Grant Street 

 
The project site is located at 979 and 1069 Grove Street in Healdsburg.  Primary access to the site 
would be provided via a new roundabout on Grove Street, while a public street with contiguous 
sidewalk will extend to the north and south property lines for possible future road extension.  
Intersections and roadway segments as well as alternative modes of transportation within the 
project study area are described below. 

Study Intersections 

• US 101 Northbound off-ramp/Dry Creek Road is an unsignalized intersection with a stop sign 
on the south leg for the Northbound off-ramp.  The north leg is a one-way on-ramp.  There are 
no crosswalks. 

 

• US 101 Southbound off-ramp/Dry Creek Road is an unsignalized intersection with a stop sign 
on the north leg for the Southbound off-ramp.  The south leg is a one-way on-ramp.  There are 
no crosswalks 

 

• Grove Street/Dry Creek Road is a signalized intersection with protected left turns on the east 
and west legs.  There are crosswalks on all legs of the crosswalk. 

 

• Grove Street/West Grant Street is a four-way stop-controlled intersections with two lanes in 
each direction.  Crosswalks are provided on the south and east legs of the intersection. 
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Study Roadways 

• Grove Street is a north-south street with one lane in either direction measuring approximately 
12 feet in width each.  The posted speed limit on Grove Street is 30 miles per hour (30 mph). 

 

• Dry Creek Road is an east-west arterial road with one to two lanes in each direction.  The 
posted speed limit is 30 mph. 

 

• West Grant Street is an east-west road with one lane in either direction, each measuring 
approximately 11 feet in width.  There is no posted speed limit, but because it is a residential 
street, the prima facie speed limit is 25 mph. 

 
Alternative Modes 

Pedestrian Facilities 
Given the proximity of schools, and residential and retail uses surrounding the site, it is reasonable 
to assume that some project residents, patrons, and employees would want to walk, bicycle, and/or 
utilize transit to reach the project site. 

Currently, the network of sidewalks in the vicinity of the proposed project site is discontinuous: 
sidewalk gaps, obstacles, and barriers can be found along all of the roadways connecting to the 
project site.  Existing gaps and obstacles along the connecting roadways impact convenient and 
continuous access for pedestrians and present safety concerns in those locations where appropriate 
pedestrian infrastructure would address potential conflict points. 

• Grove Street – Intermittent sidewalk coverage is provided on Grove Street with significant 
gaps on both sides of the street between Dry Creek Road and West Grant Street. 

 

• West Grant Street – Continuous sidewalks are provided on both sides of West Grant Street from 
Grove Street to the east.  Sidewalks are not provided on the south side of the street from Grove 
Street towards the west.  Streetlights are provided along this road. 

 

• Dry Creek Road – Intermediate sidewalk coverage is provided on Dry Creek Road with 
significant gaps on the north side of the street. 

 
Incorporation of a mini-roundabout at the project access intersection would improve conditions, as 
it would provide a crossing across Grove Street.  Additionally, construction of a sidewalk along the 
project’s frontage will also improve pedestrian access. 

Bicycle Facilities 
The Highway Design Manual, California Department of Transportation (Caltrans) 2012 classifies 
bikeways into three categories: 

• Class I Multi-Use Path: a completely separated right-of-way for the exclusive use of bicycles 
and pedestrians with cross flows of motorized traffic minimized. 

 

• Class II Bike Lane: a striped and signed lane for one-way bike travel on a street or highway. 
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• Class III Bike Route: signing only for shared use with motor vehicles within the same travel 
lane on a street or highway. 

 
In the project area, there is a Class I pathway to the south and adjacent to Grove Street, Class II bike 
lanes on Grove Street to the north, and Class III bike routes on Dry Creek Road and March Avenue. 

Future plans will extend the Foss Creek Pathway from the northerly City Limits to Front Street on the 
south, near the future SMART station. Additionally, March Avenue is expected to be striped with 
Class II bike lanes in the near future. Bicyclists ride in the roadway and/or on sidewalks along all 
other streets within the project study area.  Table 15 summarizes the existing and planned bicycle 
facilities in the project vicinity, as contained in the Healdsburg Bicycle and Pedestrian Master Plan. 

Table 15: Bicycle Facility Summary 

Status Roadway Class  
Length 
(miles) Begin Point End Point 

Existing 

Foss Creek Pathway I 0.25 Mill Street South of Foss Creek Circle

Grove Street II 0.57 Healdsburg Avenue North of Dry Creek Road

Dry Creek Road III 0.17 Grove Street Healdsburg Avenue 

March Avenue III 0.48 Healdsburg Ave University Street 

Planned 

Foss Creek Pathway I 3.60 City Limits North Front Street 

March Avenue  II 0.48 Healdsburg Avenue University Street 

Grove Street III 0.94 Dry Creek Road Foss Creek Pathway 

Source: Healdsburg Bicycle and Pedestrian Master Plan, adopted October 20, 2008. 

 

Regulatory Context 

City of Healdsburg 
The City’s General Plan states that the City shall strive to maintain Level of Service (LOS) D operation 
during periods of peak traffic flow at critical intersections, and LOS C operation at all other times.  
These standards only apply to intersections of an arterial street with either another arterial or a 
collector street and intersections of two collector streets.  Additionally, LOS F operation shall be 
acceptable for a stop-controlled approach to a through street provided the higher levels of delay 
affect 25 vehicles per hour or less. 

Existing Conditions 

Turning movement counts were collected on July 8, 2014 to July 10, 2014 at the study intersections.  
Table 16 summarizes existing operations at the four study intersections.  As shown in the table, all of 
these intersections are currently operating acceptably at LOS C or better overall.  While the US 101 
South off-ramp approach to Dry Creek Road is experiencing substantial delays during both the AM 
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and PM peak hours, this is not considered unacceptable under Caltrans guidance because, overall, 
the intersection is operating acceptably.  The City’s General Plan calls for signalization of the 
interchange, and with signal implementation the ramp intersections are expected to operate 
acceptably at LOS D or better under future volumes without and with the project. 

Table 16: Existing Peak-Hour Intersection Levels of Service 

Intersection 

Existing Conditions 

AM Peak Hour PM Peak Hour 

Delay LOS Delay LOS 

US 101 Southbound off-ramp/Dry Creek Road
Southbound off-ramp 

10.5
42.8 

B
E 

18.9 
** 

C
F 

US 101 North/Dry Creek Road 
Northbound off-ramp 

5.9
14.4 

A
B 

5.1 
16.2 

A
C 

Grove Street/Dry Creek Road 23.3 C 24.5 C

Grove Street/W Grant Street 9.0 A 10.7 B

Notes: 
Delay is measured in average seconds per vehicle  
LOS = Level of Service 
Results for minor approaches to two-way stop-controlled intersections are indicated in italics; the LOS for minor 
approaches is factored into the overall LOS calculation for the intersection.   
** = delay greater than 120 seconds 

 

Would the project: 

a) Conflict with an applicable plan, ordinance or policy establishing measures of effectiveness for 
the performance of the circulation system, taking into account all modes of transportation 
including mass transit and non-motorized travel and relevant components of the circulation 
system, including but not limited to intersections, streets, highways and freeways, pedestrian 
and bicycle paths, and mass transit? 

Less than significant impact.  W-Trans evaluated project impacts on LOS.  The following is a 
summary of the analysis. 

Trip Generation 
The anticipated trip generation for the proposed project was estimated using standard rates 
published by the Institute of Transportation Engineers (ITE) in Trip Generation Manual, 9th Edition, 
2012 for “Single Family Detached Housing” (ITE LU #210) along with “Specialty Retail Center” 
(ITE LU#826).  Because there are no AM peak-hour rates for the special retail land use, rates for a 
shopping center were used.  Note that these general rates were applied as specific tenants were not 
identified at the time of the analysis, and because tenants may change over time. 
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The estimated project weekday trip generation for the proposed project shown in Table 17 indicates 
that the project is expected to result in an additional 818 daily trips, with 35 morning peak-hour trips 
and 63 weekday afternoon peak-hour trips. 

Table 17: Trip Generation Summary 

Land Use Units 

Weekday 

Daily AM Peak Hour PM Peak Hour 

Rate Trips Rate Trips In Out Rate Trips In Out 

Single Family 
Housing 30 du 9.52 286 0.75 23 6 17 1.00 30 19 11 

Specialty Retail* 12 ksf 44.32 532 0.96 12 7 5 2.71 33 14 19
Total — — 818 — 35 13 22 — 63 33 30
Notes: 
du = dwelling unit; ksf = 1,000 square feet 
* AM Rate from LU #820 (Shopping Center) 
Source: Whitlock & Weinberger Transportation, Inc., 2014 

 

Existing Plus Project Intersection Levels of Service 

The “Existing Plus Project Intersection” scenario evaluates the addition of project traffic to the study 
area intersections.  A summary of the LOS calculations under this scenario is provided in Table 18. 

Table 18: Existing and Existing plus Project Peak-Hour Intersection Levels of Service 

Intersection 

Existing Conditions Existing Plus Project Conditions 

AM Peak-Hour PM Peak-Hour AM Peak-Hour PM Peak-Hour 

Delay LOS Delay LOS Delay LOS Delay LOS 

US 101 Southbound off-ramp/ 
Dry Creek Road 
Southbound off-ramp 

10.5 
42.8 

B 
E 

18.9 
** 

C 
F 

11.7 
50.4 

B 
F 

21.3 
** 

C 
F 

US 101 North/Dry Creek Road 
Northbound off-ramp 

5.9 
14.4 

A
B 

5.1
16.2 

A
C 

5.9
14.5 

A
B 

5.2 
16.6 

A
C 

Grove Street/Dry Creek Road 23.3 C 24.5 C 23.5 C 25.0 C

Grove Street/W Grant Street 9.0 A 10.7 B 9.1 A 11.0 B

Notes: 
Delay is measured in average seconds per vehicle 
LOS = Level of Service 
Results for minor approaches to two-way stop-controlled intersections are indicated in italics; the LOS for minor 
approaches is factored into the overall LOS calculation for the intersection  
** = delay greater than 120 seconds 

 

Completion and occupation of the proposed project would result in a less than significant increase in 
delay, with all of the study intersections continuing to operate at LOS D or better during the AM and 
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PM peak hours. It is noted that the southbound off-ramp operates at LOS E or F; however, under the 
Caltrans standards applied this is not significant. The City’s General Plan calls for signalization of the 
interchange, and with signalization the ramp intersections are expected to operate acceptably at LOS 
D or better under future volumes without and with the project.  

Future Cumulative plus Project Intersection Levels of Service 

The Future Cumulative plus Project scenario evaluates the combined addition of project traffic and 
approved project traffic to the study area intersections.  The LOS calculations under this scenario are 
provided in Table 19. 

Table 19: Cumulative and Future Cumulative plus Project PM Peak-Hour Levels of Service 

Study Intersection/Approach 

Cumulative Conditions Future Cumulative plus Project 

Delay LOS Delay LOS 

US 101 Southbound ramps/Dry Creek Road 28.4 C 28.7 C 

US 101 Northbound ramps/Dry Creek Road 40.9 D 42.1 D

Grove Street/Dry Creek Road 34.3 C 35.0 C 

Grove Street/W Grant Street 11.7 B 12.0 B 

Note: 
Delay is measured in average seconds per vehicle; LOS = Level of Service. 

 

All LOS measured would be LOS D or better with project traffic added during the PM peak hour.  The 
project would not cause LOS to levels considered significant by the City. 

In addition, the project applicant would contribute proportional share funding towards the planned 
improvements at the US 101/Dry Creek Road interchange.  Application of the Caltrans proportional-
share calculation format indicates that the project should contribute 1.7 percent towards the US 101 
South off-ramp intersection and 1.9 percent for the US 101 North off-ramp intersection.  As such, 
impacts would be less than significant. 

The project will provide sidewalk along its frontage as well as crossings of Grove Street at the 
proposed mini-roundabout, effectively tying the site to the existing path on the east side of Grove 
Street and resulting in adequate pedestrian access.  Bicyclists can use the path on the east side of 
the street or travel in the street.  As part of the frontage improvements signing should be installed 
indicating that southbound Grove Street is a Class III bike route. Additionally, bike parking would be 
provided for any commercial uses ultimately developed on the Mixed Use parcels as required by the 
City’s Land Use Code.  As such, the project would be consistent with General Plan policies regarding 
multi-modal transportation. 

In summary, the project would not conflict with an applicable plan, ordinance, or policy establishing 
measures of effectiveness of the circulation system.  Impacts would be less than significant. 
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b) Conflict with an applicable congestion management program, including, but not limited to level 
of service standards and travel demand measures, or other standards established by the county 
congestion management agency for designated roads or highways? 

Less than significant impact.  The proposed project would maintain acceptable LOS at all four study 
intersections.  In addition, as described above, a mini-roundabout would be constructed at the 
project frontage on Grove Street to calm traffic and reduce possible congestion.  As such, the 
proposed project would not conflict with the provisions of a congestion management plan.  Impacts 
would be less than significant. 

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

No impact.  The Healdsburg Municipal Airport is located approximately 2.5 miles northwest of the 
project site; as such, the project site is located outside of the most commonly used take-off and 
landing patterns of the airport.  The project does not include features that could change air traffic 
patterns such as tall buildings, smoke emissions, or wildlife attractants.  No impacts would occur. 

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

Less than significant impact.  Access to the project site is proposed via a new street connection to 
Grove Street.  Through discussions with City staff it was determined that a mini-roundabout is 
desired to provide access to the site as well as to calm traffic and support the concepts of the Grove 
Street Neighborhood Plan.  The layout would provide adequate access for trucks while still regulating 
travel speeds for drivers traveling on Grove Street.  Additionally, analysis indicates that the mini-
roundabout would operate at LOS A during the evening peak period under both short-term and 
cumulative volumes, with speeds regulated to an average of between 23 and 24 mph.  Incorporation 
of a mini-roundabout would reduce impacts from hazardous design features to less than significant. 

e) Result in inadequate emergency access? 

Less than significant impact.  Emergency access would be provided by the primary entrance along 
Grove Street.  Additionally, all internal drive aisles would be subject to California Fire Code 
requirements, including provisions associated with minimum width and prohibition on parking 
(where necessary).  As such, adequate emergency access would be provided.  Impacts would be less 
than significant. 

f) Conflict with adopted policies, plans, or programs regarding public transit, bicycle, or pedestrian 
facilities, or otherwise decrease the performance or safety of such facilities? 

Less than significant impact.  Sonoma County Transit provides public transit service within the 
Healdsburg city limits.  There is an existing bus stop on Grove Street, approximately 0.2 mile north of 
the project site and, therefore, the proposed project would be accessible to public transit. 
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To achieve adequate bicycle facilities serving the project site, frontage improvements would include 
signage indicating that Grove Street is a Class III bike route.  Additionally, commercial development 
would provide bicycle parking that meets the City’s requirements. 

The proposed project would provide a crossing of Grove Street at the site’s entrance to connect to 
existing pedestrian facilities on the easterly side of the street.  Further, frontage improvements 
include a sidewalk and a five-foot planter strip.  As such, no adverse impacts on alternative 
transportation would occur.  Impacts would be less than significant. 
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Environmental Issues 

Potentially 
Significant 

Impact 

Less Than 
Significant 

Impact With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

17. Utilities and Service Systems 
Would the project: 

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

 

b) Require or result in the construction of new 
water or wastewater treatment facilities or 
expansion of existing facilities, the construction 
of which could cause significant environmental 
effects? 

 

c) Require or result in the construction of new 
storm water drainage facilities or expansion of 
existing facilities, the construction of which 
could cause significant environmental effects? 

 

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

 

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

 

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

 

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

 

 

Environmental Evaluation 

The City of Healdsburg is dependent on a network of utilities.  Each type of utility has a unique set of 
constraints and must adapt to growth differently.  Healdsburg is unique in that it provides most of the key 
facilities and services required to support growth. 

Would the project:  

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

Less than significant impact.  The sewage collection, treatment, and disposal facilities that serve the 
City are owned and operated by the City of Healdsburg.  The City’s wastewater treatment plant 
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(WWTP) is located approximately 1 mile southwest of the city limits, on Foreman Lane just south of 
the confluence of Dry Creek and the Russian River.  The treatment plant has an average dry-weather 
flow of 1.5 million gallons per day (mgd).  Taking the highest dry weather flow between 2000 and 
2008 (0.98 mgd) as the base year, the unused capacity available to accommodate development and 
growth under General Plan buildout is a minimum of 0.42 mgd.  The proposed project is estimated 
to generate less than 9,000 gallons per day (.009 mgd) of effluent on a daily basis and, therefore, its 
effluent could be accommodated within the available unused treatment capacity (Crowley, pers. 
comm.).  Impacts would be less than significant. 

b) Require or result in the construction of new water or wastewater treatment facilities or expansion of 
existing facilities, the construction of which could cause significant environmental effects? 

Less than significant impact.  As discussed in impacts 17a and 17c, the proposed project could be 
readily served by the City’s existing wet utilities, with no construction of new or expansion of existing 
treatment facilities necessary.  Therefore, the proposed project would not require construction of 
new water or wastewater treatment facilities or expansion of existing facilities.  Impacts would be 
less than significant. 

c) Require or result in the construction of new storm water drainage facilities or expansion of 
existing facilities, the construction of which could cause significant environmental effects? 

Less than significant impact.  Project drainage from on-site towards Highway 101 would be 
contained in a swale along the easterly side of the proposed landscape berm and directed to the 
project’s storm drain system, which flows to an inlet on Grove Street north of the project site.  There 
will also be an off-site storm drain constructed on the west side of Grove from the project frontage 
to an existing public storm drain, upstream of the City’s detention pond.  Runoff from roofs, 
driveways, and other impervious surfaces will drain to either curbside or alley and driveway 
bioretention areas, rather than directly piped to the storm drain systems.  This practice would 
reduce the amount of post-development stormwater runoff.  Driveway pavers would be 
implemented to slow runoff from the site by allowing infiltration and retention in the base layers of 
the driveway system.  Efficient irrigation, existing interceptor trees, and appropriately selected plants 
would also be incorporated into the design.  However, runoff generated by the proposed project may 
still result in impacts to stormwater drainage facilities downstream.  As such, prior to permitting, a 
drainage plan would be required.  Accordingly, impacts would be considered less than significant. 

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

Less than significant impact.  The City of Healdsburg would serve the proposed project with potable 
water service, which it obtains from well fields located along the Russian River and Dry Creek.  The 
City has the rights to 3,376 acre-feet of water, with as much as 4,179 acre-feet available.  The City’s 
UWMP indicates that the City’s demand for water in 2015 was estimated to be 2,183 acre-feet, 
resulting in a surplus of 1,129 acre-feet.  According to personal communications with the Healdsburg 
Utilities Director, the proposed project’s annual demand of 9.2 acre-feet could be readily 
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accommodated from the existing surplus and, thus, no additional water supplies would be needed.  
Impacts would be less than significant. 

e) 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? 

Less than significant impact.  The proposed project is estimated to generate less than 9,000 gallons 
of effluent on a daily basis.  As explained in Impact 16a, the Healdsburg Wastewater Treatment Plant 
has adequate capacity to serve the proposed project.  Impacts would be less than significant. 

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

Less than significant impact.  Using a standard residential waste generation rate of 10 pounds of 
waste per unit per day and standard commercial waste generation rate of 5 pounds of waste per 
1,000 square feet per day, the proposed project would generate 360 pounds (0.18 ton) of solid waste 
daily and 65.7 tons annually.  Solid waste from Healdsburg is currently transferred first to the North 
County Transfer Station and then transported to landfill sites located outside of Sonoma County 
where adequate capacity exists.  Landfills outside of Sonoma County include Redwood Sanitary 
Landfill near Novato, Potrero Hills Sanitary Landfill near Suisun City, and Altamont Landfill near 
Livermore.  Collectively, these disposal facilities have more than 100 million cubic yards of remaining 
capacity.  Impacts would be less than significant. 

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

Less than significant impact.  The proposed project would be served with curbside solid waste, 
recycling, and green waste collection service, which are standard services for residential and 
commercial uses in Healdsburg.  Solid waste disposal must follow the requirements of the 
contracted waste hauler and receiving landfill, which follow federal, state, and local regulations 
related to the collection and disposal of solid waste.  The project would comply with all construction 
and operational regulations regarding waste diversion and recycling.  Given project characteristics, 
no further recycling or waste reduction requirements would be applicable to the proposed project.  
Impacts would be less than significant. 
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18. 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? 

 

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)? 

 

c) Does the project have environmental effects, 
which will cause substantial adverse effects on 
human beings, either directly or indirectly? 

 

 

Environmental Evaluation 

a) Does the project have the potential to degrade the quality of the environment, substantially 
reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to drop below 
self-sustaining levels, threaten to eliminate a plant or animal community, reduce the number or 
restrict the range of a rare or endangered plant or animal, or eliminate important examples of 
the major periods of California history or prehistory? 

Less than significant impact with mitigation incorporated.  As discussed in the preceding 
environmental checklist, the project may result in several impacts associated with biological 
resources and cultural resources that would be significant if left unmitigated.  MM BIO-1 through 
MM BIO-11, and MM CUL-1 through MM CUL-5 would fully mitigate all potential impacts to levels of 
less than significant.  With the implementation of these mitigation measures, the project would have 
less than significant impacts. 
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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)? 

Less than significant impact with mitigation incorporated.  All cumulative impacts related to 
aesthetics, air quality, biological resources, hydrology and water quality, noise, and traffic are either 
less than significant after mitigation or less than significant and do not require mitigation.  MM, AES-
1, MM AQ-1, MM AQ-2, MM BIO-1 through MM BIO-11, and MM NOI-1 through MM NOI-3 would 
fully mitigate all potential impacts to levels of less than significant.  Given the size of the project and 
its impacts and mitigation measures, the incremental effects of this project are not considerable 
relative to the effects of past, current, and probably future projects.  As discussed previously, the 
project does not have a significant cumulative traffic impact.  Therefore, the proposed project would 
not result in cumulatively considerable impacts on these areas.  Impacts would be less than 
significant. 

c) Does the project have environmental effects, which will cause substantial adverse effects on 
human beings, either directly or indirectly? 

Less than significant with mitigation incorporated.  As described throughout the preceding 
environmental checklist, the project would not result in substantial environmental effects on human 
beings.  All impacts identified in this IS/MND are either less than significant after mitigation or less 
than significant and do not require mitigation.  Implementation of mitigation measures would 
ensure that the project would not result in impacts that would cause substantial adverse effects on 
human beings, either directly or indirectly.  Impacts would be less than significant. 
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