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Project title          Bangs Duplex 

Lead agency City of Healdsburg 
 401 Grove Street 
 Healdsburg, CA 95448-4723 
Agency contact  Jeff Fisher 
 (707) 431-3346 

Project location 78 Front Street, Healdsburg, CA 
 APN 002-321-003 

Project applicant Thomas Bangs 
 68 Front Street 
 Healdsburg, CA 95448 
 
General Plan designation High Density Residential (HR) 
Zoning designation Multi-Family Residential (RM) 

 

Project Setting     
The 0.92-acre project site (APN 002-321-003) is located on the east side of Front Street, 
approximately 125 feet north of Hudson Street, in the southeastern section of the City of 
Healdsburg. The rectangular site is approximately 245 feet long and 40 feet wide. The site 
includes 40 feet of frontage along Front Street and 40 feet along the Russian River.  

The site is undeveloped and sparsely vegetated with grasses and bushes along the eastern 
border near the river. There are five trees on the site including four mature oaks and a mature 
redwood. The redwood is large enough to qualify under the Zoning Ordinance for special 
protection as a “heritage tree” with a diameter of approximately 45 inches.  

Adjacent land uses include multifamily residential to the north; single-family residential to the 
south; commercial to the west; and a gravel quarry across the river to the east. The site is 
designated HR (High Density Residential) on the General Plan Map and zoned RM (Multi-family 
Residential). The eastern half of the site is located in FEMA Flood Zones X (500-year 
floodplain) and AE (100-year floodplain).  

 

Project Description 
The proposed project includes three elements as follows: 
 

1. The construction of a 5,648 square-foot residential duplex. The duplex will consist of a 
single-story ground floor unit and a two-story unit above the ground floor unit. The 
maximum height of the structure will be 35 feet. In order to accommodate the new 
duplex, an existing garage structure will be demolished. 

 
2. A variance to permit the proposed duplex to encroach into the Russian River riparian 

setback area. The required riparian setback from the top of the river bank is 100 feet, as 
contained in the Zoning Code. The variance request would in effect reduce the riparian 
setback from 100 feet to 46 feet.   
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A variance to permit the proposed duplex to encroach into the side yard setbacks on the 
north and south sides. 
 

3. The removal of a Zoning Code classified “heritage tree” which is a 45-inch diameter, 
dual trunk redwood tree. 

 
Approvals Required 
There are three separate entitlements associated with the project subject to discretionary 
approval by the City of Healdsburg as follows: 
 

1. Major Design Review (DR 12-4): Per Zoning Code Section 20.28.105[B](1), residential 
projects proposing two or more units per site which involve the development of vacant 
land with site and building improvement, must be approved by the Planning 
Commission. 

 
2. Variance (V 12-2): Per Zoning Code Section 20.28.115, projects requesting to vary over 

50% from rear and side yard setbacks, must be approved by the Planning Commission. 
The riparian setback and the side yard setbacks each exceed the 50% threshold, and 
therefore are subject to Planning Commission approval. 
 

3. Heritage Tree Removal (HT 12-3): Per Zoning Code Section 20.24.055[C], the Planning 
and Building Director (Zoning Administrator) is the acting authority to review heritage 
tree removal permits. However, since the other two entitlements included with this 
project require Planning Commission approval, the heritage tree removal will also be 
acted upon by the Planning Commission during the same public hearing. 

 

Environmental Determination  
On the basis of the attached Initial Study, I find that although the proposed project could have a 
significant effect on the environment, there will not be a significant effect in this case because 
revisions in the project have been made by or agreed to by the project proponent and a 
MITIGATED NEGATIVE DECLARATION will be prepared. 

 
 
 
______________________      __________________, 2012 
for the City of Healdsburg 
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Figure 1 – Project Location  

 

 



 
 
 

 

Figure 1 –Site Plan – Property Development - Tree 
Removal  
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Figure 2 – Site Plan – Yard and 
Riparian Setbacks 



 
 
 

Initial Study 

This Initial Study has been prepared consistent with CEQA Guidelines Section 15063 to 
determine if the proposed project may have a significant impact upon the environment. 

I. AESTHETICS   

Impact Significance Criteria:  A significant impact would occur if a project results in a substantial 
reduction of visual quality, or if it results in the creation of substantial light or glare adversely affecting 
views in the area. 

Would the project: 

Potentially 
Significant 
Impact 

Potentially 
Significant 
Unless 
Mitigation 
Incorporated 

Less than 
Significant 
Impact 

No 
Impact Reference(s) 

a) Result in visually obtrusive development 
on designated scenic ridgelines, as 
delineated in the General Plan, or 
otherwise have a substantial effect on a 
scenic vista? 

    1 

b) Substantially damage scenic resources, 
including but not limited to trees, rock 
outcroppings, and historic buildings within 
the viewshed of a designated 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 that would adversely affect day or 
nighttime views in the area? 

     

 

Discussion of Impacts 
a) The project site does not include any designated scenic ridgelines.  The project site is 

visible for only a very short distance along Front Street, and the view consists of sparsely 
spaced trees, an old garage and vacant land. The large redwood tree proposed for removal 
will be replaced by three new trees on the site, improving the aesthetic view from the street.  

 
b) The site is not visible from any designated scenic highway, nor does it include any rock 

outcroppings or historic buildings. The large redwood tree proposed for removal will be 
replaced by three new trees on the site, improving the aesthetic view from the street.  
 

c) The subject site is currently developed with a large garage structure. The surrounding area 
is developed with residential and commercial uses. The use to the north is similar in nature 
and stature to the proposed use (i.e. multi-family dwellings). The project would improve the 
visual character of the mostly vacant site by demolishing the unsightly garage, and 
developing the property with attractive buildings in scale and character with surrounding 
uses and associated landscaping. Therefore, the project would not degrade the visual 
character of the site or local surroundings. 
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d) Outdoor lighting associated with the development of the duplex  would be created with 

implementation of this project.  However, this type of lighting would not be considered a new 
source of substantial light or glare that would adversely affect day or night time views in the 
area, since it would be similar in terms of impact to lighting around existing uses in the 
already developed area surrounding the project site.   

 
Mitigation Measures 
None 
 

II. AGRICULTURE RESOURCES   

Impact Significance Criteria: A significant impact would occur if a project results in conversion of Prime 
Farmland, Unique Farmland, or Farmland of Statewide Importance, to non-agricultural land, or conflict 
with existing zoning for agricultural use, or a Williamson Act contract.   

Would the project: 

Potentially 
Significant 
Impact 

Potentially 
Significant 
Unless 
Mitigation 
Incorporated 

Less than 
Significant 
Impact 

No 
Impact Reference(s) 

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? 

    1 

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

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

     

 

Discussion of Impacts 
a) The subject site is not classified as Prime Agricultural Farmland, Unique Farmland, or 

Farmland of Statewide Importance. 
 
b) The subject site is not zoned Agricultural and is not under a Williamson Act contract. 
 
c) Since the subject site has already been developed and is not located close to any existing 

agricultural uses. The project would not encourage the conversion of Farmland to non-
agricultural use. 

 
Mitigation Measures 
 
None 
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III. AIR QUALITY   

Impact Significance Criteria:  A significant impact would occur if the project would a) conflict with or 
obstruct implementation of any 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 cumulative 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, or e) create 
objectionable odors affecting a substantial number of people. 

Would the project: 

Potentially 
Significant 
Impact 

Potentially 
Significant 
Unless 
Mitigation 
Incorporated 

Less than 
Significant 
Impact 

No 
Impact Reference(s) 

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 in non-attainment 
under an applicable federal or state 
ambient air quality standard? 

     

d) Expose sensitive receptors to substantial 
pollutant concentrations?      

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

 

Discussion of Impacts 
a-b) Pursuant to federal Clean Air Act requirements, all areas of California have been 

classified by attainment status with regard to National Ambient Air Quality standards.  
Northern Sonoma County is currently designated by the federal EPA as an attainment 
area for all federal standards. With regard to State Ambient Air Quality Standards, 
northern Sonoma County is designated by the California Air Resources Board (ARB) as a 
non-attainment area for PM10 (fine particulate matter less than 10 microns in size).   
During grading and construction activities associated with project development, use of 
heavy machinery such as earthmoving equipment could generate fine particulates (i.e., 
fugitive dust, diesel emissions). However, standard conditions of approval imposed on the 
project by the City of Healdsburg for demolition and grading permits require contractors to 
utilize dust suppression methods, thereby reducing this impact to less-than-significant 
levels. 

c) See response to question IIIa-b., above. 
d) The project would result in direct sources of aerial emissions associated with temporary 

on-site construction vehicles and equipment as noted under question a-b., above, but 
would not expose sensitive receptors to substantial pollutant concentrations.  

e) The project does not involve any land uses that would not create objectionable odors 
affecting a substantial number of people. During grading or construction activities, 
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equipment could generate petroleum-based fuel odors that could temporarily affect the 
nearest sensitive receptors (nearby dwellings). This impact would be less-than-significant 
because of the temporary nature of the impact, which is associated with construction 
activities and then is discontinued upon completion of the project.   

Mitigation Measures 
None 
 

IV. BIOLOGICAL RESOURCES   
Impact Significance Criteria:  Impacts upon biological resources would be significant if the proposed 
project substantially affected a rare or endangered plant or animal species (as defined and determined by 
the State Department of Fish and Game (DFG), the U.S. Fish and Wildlife Service (USFWS), and the 
U.S. Army Corps of Engineers (ACE) or the habitat of the species. Wetland losses can be considered 
significant depending upon significance or quality of habitat, presence of vernal pool features, and 
acreage.  A substantial loss of riparian vegetation or habitat acreage or value resulting from development 
would be a significant impact. A substantial loss of acreage of other types of habitat identified as 
biologically unique and of limited distribution on a regional basis (e.g., serpentine chaparral, serpentine 
grassland, native grassland) may also be a significant impact. 

Would the project: 

Potentially 
Significant 
Impact 

Potentially 
Significant 
Unless 
Mitigation 
Incorporated 

Less than 
Significant 
Impact 

No 
Impact Reference(s) 

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? 

    10 

b) Have a substantial adverse effect on any 
riparian habitat or result in a substantial 
loss of any other types of habitat identified 
as biologically unique and of limited 
distribution, such as serpentine chaparral, 
serpentine grassland, and native 
grassland? 

    10 

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, etc.), through direct removal, filling, 
hydrological interruption or other means? 

    10 

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

    10 
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Potentially 
Significant 
Impact 

Potentially 
Significant 
Unless 
Mitigation 
Incorporated 

Less than 
Significant 
Impact 

No 
Impact Reference(s) 

e) Result in any loss of heritage trees (as 
defined in the City Zoning Ordinance), or 
any substantial loss of oak woodland 
and/or mixed evergreen forest? 

    11 

 
Discussion of Impacts 
a) According to a habitat assessment report prepared for this project (Wildlife Research 

Associates, 2012), the subject site is devoid of native plant vegetation other than a narrow 
band of riparian habitat along the Russian River as well as a few scattered oaks. The 
riparian area is overrun with non-native invasive plant species including Tree of Heaven, 
Himalayan Blackberry, Giant Reed, and Arroyo Willow. The site does not contain a special-
status community or any special-status plant species. 
In regards to special-status animal species, the habitat assessment states that the site does 
have a moderate potential for the occurrence of several species. The Russian River is 
located within the North Central California Coast Recovery Domain of the NOAA Fisheries, 
and includes four species, the threatened Northern California Coast steelhead 
(Oncorhynchus mykiss), threatened California Coastal Chinook salmon (Oncorhynchus 
tshawytscha) Ecologically Significant Unit, endangered Central California Coast coho 
salmon (Oncorhynchus kisutch) Ecologically Significant Unit, and threatened Central 
California Coast steelhead (Oncorhynchus mykiss) distinct population segment. These 
salmonoid species are not expected to breed in the portion of the Russian River adjacent to 
the project site based on the substrate and depth of the water and the dam that is placed 
across the river in the summer. Other special-status fish species include the year-round 
resident species, Russian River tule perch, hardhead, and California roach, which are 
identified by the CDFG (California Department of Fish and Game) as species of special 
concern.  
The project site is located within the Russian River Hydrologic Unit (#111411) for California 
Coastal Chinook Salmon and Central Coast California steelhead (USFWS 2005). Critical 
habitat for CRF occurs in discrete areas in Sonoma County, on the east side of the City of 
Santa Rosa, and the southwest of the City of Petaluma (USFWS 2010). The proposed 
project site is not located within CRF Critical Habitat. 

 
To reduce potential sediments from entering the Russian River during construction, a silt 
fence, approximately 40 feet in length and running parallel to the river, will be installed eight 
feet inside the top of bank. According to the habitat assessment, the silt fence will prevent 
adverse impacts to special-status anadramous and resident fish species. 
 
During a site inspection conducted for the preparation of the habitat assessment, several 
bird species were identified on the site and the site has the potential for nesting habitat. 
Disturbance of potential nesting habitat during the nesting season (February 15- August 15) 
may result in nest abandonment and mortality of young, which is considered “take” of an 
individual. Noise disturbance during the nesting period (March 1 and August 15, 
approximately) of these species within 100 feet of its nest may result in nest abandonment 
and “take” of young. The assessment recommends mitigation measures listed below which 



Bangs Duplex Initial Study & Mitigated Negative Declaration Page 12 
 
 

will reduce to adverse impacts to nesting passerines in the trees or structure proposed for 
removal to less than significant levels. 
The assessment also identified potential habitat for roosting bats. Bats often roost in tree 
hollows and unoccupied structures. Two trees and the garage structure are proposed for 
removal. Therefore, mitigation measures listed below will be required to ensure that adverse 
impacts to roosting bats remain at less than significant levels. 

b) See response to a. above. 
c) The habitat assessment prepared for this project (Wildlife Research Associates, 2012) 

concluded that no wetlands (special-status communities) are present on the project site.  
d) With the installation of the silt fence proposed along the river bank, the project will not affect the 

streambed of the Russian River, and therefore, will not adversely impact the waterway that 
provides habitat for native resident and migratory fish, or any areas that are used as an 
established native resident or migratory wildlife corridor, or as a native wildlife nursery.   

e) Under the City’s Zoning Ordinance, heritage trees are defined as any tree with a diameter of 30 
inches or more measured two feet above ground level. The Tree Inventory and Assessment 
prepared for this project (Duckles, 2012) identified only one tree that is large enough to qualify 
as a heritage tree that would need to be removed to implement the project. This tree is a 45-
inch diameter coastal redwood located near the south central property line. Two additional 
trees, a 15-inch and a 16-inch oak will be removed to accommodate the driveway for the 
project. 
The project will preserve the remaining trees that were surveyed for this project, including those 
within the riparian open space area. The tree preservation plan prepared for the project 
recommends measures (listed below) to protect these trees during the construction process.   
Appropriate mitigation as stated in Zoning Ordinance Section 18105 4(i) requires a minimum of 
three new trees for every heritage tree removed or an alternative acceptable agreement with 
the City that can meet the needs of the immediate area under consideration. The project 
description includes the planting of three (3) new coastal redwoods on the site to mitigate for 
the removal of the heritage redwood.   
Mitigation Measures 
The following mitigation measures shall be incorporated as part of the project: 

Mitigation Measure #1 

Prior to any disturbance of or construction on the site, the following measures shall be taken to 
prevent impacts to the streambed, special-status fish, passerines, and roosting bats: 

a) A silt fence shall be installed eight (8) feet from the top of the bank of the Russian River as 
identified on the site plan submitted by the applicant. 

b) Grading/construction within the grasslands or removal of trees should be conducted outside 
the nesting season (February 15 to August 15). 

c) If grading/construction within potential nesting areas are not feasible outside of the nesting 
season, a nesting bird survey shall be performed by a qualified biologist prior to grading. 
This pre-construction survey shall be conducted no more than one week prior to planned 
grading activity. 

d) If no nesting birds are observed no further action is required and grading/construction may 
proceed, provided it commences within one week of the survey to prevent “take” of 
individual birds that may have begun nesting after the survey. 
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e) If nesting birds with eggs or young are observed during the pre-construction surveys,    

grading in the affected project area shall not commence within 100 feet of the occupied nest 
until after the young have fledged. 

f) The CDFG Central Coast Regional office does allow grading to occur if nesting birds are 
observed on site, providing that a 100-foot buffer zone is created around the observed nest. 
Because nests may occur in the middle of the grading area, this method is not advised. 

g) Prior to any development or disturbance of the site, a bat habitat assessment, conducted by 
a qualified bat biologist, shall be conducted of all structures and trees that will be removed 
or otherwise impacted. The bat habitat assessment will be based on the tree survey 
conducted in 2012 (Duckles 2012). The bat habitat assessment will provide specifics on 
methods of tree removal and modifications to the structure to allow for humane exclusion of 
potentially roosting bats to prevent take. 

Mitigation Measure #2 

Prior to the issuance of any occupancy permits for the project, the three (3) Coast redwoods 
depicted in the project’s Heritage Tree Removal Mitigation Plan shall be installed as mitigation 
for the heritage tree to be removed. The size and exact location of replacement trees shall be 
approved by the project arborist and the City arborist. 

Mitigation Measure #3 

The following measures shall be taken to prevent impacts to preserved trees during and 
subsequent to construction of the project: 

a) Where pruning and clearance is required on any trees to remain, it shall be done by trained, 
qualified tree workers according to ISA & ANSI Pruning Guidelines prior to construction. 
Pruning should be the minimum necessary for hazard reduction (i.e. the removal of 
deadwood 2” and larger, etc.) and for clearance. 

b) Plastic tree protection fencing shall be installed at the driplines of trees within the zone of 
construction activity, (or the outer edge of the dripline of groups of trees). If access within 
the dripline will be required, fence to be placed at expected limit of grading. Fence shall be 
installed prior to the start of construction, and kept in place throughout construction 
activities. 

c) If any roots larger than 1” are encountered during construction activities which can’t be 
preserved, they shall be cut cleanly across the face of the root with a sharp saw, past any 
damaged portions. 

d) Arbormulch (chipped small branches, bark and foliage) shall be spread 2-3” deep under 
protected trees within their driplines to serve as a permanent top dressing. 

e) No parking, operation of equipment, storage of materials, disposal of waste or other 
construction activity shall occur within driplines of protected trees, except as allowed on 
approved plans. 

f) If any issues arise during construction relating to trees, project arborist and City arborist 
shall be notified to visit site and/or provide recommendations. 
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V.  CULTURAL RESOURCES   
Impact Significance Criteria:  A significant impact would occur if a project would adversely affect the 
significance of a historical or archaeological resource (defined by CEQA Guidelines Sec. 15064.5), 
destroy a unique paleontological resource, or disturb any human remains.   

Would the project: 

Potentially 
Significant 
Impact 

Potentially 
Significant 
Unless 
Mitigation 
Incorporated 

Less than 
Significant 
Impact 

No 
Impact Reference(s) 

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

     

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

     

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

     

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

     

Discussion of Impacts 
a) No archaeological resources are known to be on the site. The site is not a registered 

historic site and there are no registered historic structures on the site. However, the 
mitigation measure listed below would ensure the protection of any cultural resource 
uncovered during the construction of a duplex on the property.  

b-d) See response to item V.a., above. 
Mitigation Measures 
The following mitigation measure shall be incorporated as part of the project: 

Mitigation Measure #4 

The City shall ensure that construction documents require the construction contractor to stop 
work if cultural resources or archaeological sites are accidentally discovered during 
construction.  In this event, Section 15064.5 (f) of the State CEQA Guidelines shall be followed 
if archaeological sites are accidentally found during construction.  If any human remains are 
accidentally discovered, Section 15064.5 (d) of the State CEQA Guidelines shall be followed.  
Specifications incorporating these measures shall be included in all improvements plans. 
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VI. GEOLOGY AND SOILS   
Impact Significance Criteria:  A significant geologic impact would occur if a project exposes people or 
structures to major geologic hazards such as seismic damage, slope and/or foundation instability, erosion 
or sedimentation, land subsidence, and/or other problems of a geologic nature as set forth in the City of 
Healdsburg General Plan.  A significant impact would also occur if a project results in substantial 
increases in erosion and sedimentation rates. 

Would the project: 

Potentially 
Significant 
Impact 

Potentially 
Significant 
Unless 
Mitigation 
Incorporated 

Less than 
Significant 
Impact 

No 
Impact Reference(s) 

a) Be located in Seismic Risk Zone B or C (as 
delineated in the General Plan), or 
otherwise expose people or structures to 
potentially substantial adverse effects, 
including the risk of loss, injury, or death 
involving rupture of a known earthquake 
fault or strong seismic ground shaking? 

    2  

b) Be located in Liquefaction Hazard 
Locations (as delineated in the General 
Plan), or otherwise expose people or 
structures to potentially substantial adverse 
effects, including the risk of loss, injury, or 
death involving seismic-related ground 
failure, including liquefaction? 

    2  

c) Be located in Slope Stability Zone 3 (as 
delineated in the General Plan), or 
otherwise expose people or structures to 
potentially substantial adverse effects, 
including the risk of loss, injury, or death 
involving landslides? 

    1 

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

e) Be located on expansive soil, as defined in 
Table 18-1-B of the Uniform Building Code 
(2010), creating substantial risks to life or 
property? 

     

 

Discussion of Impacts 
a-b)  No areas of the project site are located in Zone B or C, defined in Figure 19 of the 2030 

General Plan Background Report as "Least Stable Zone” or “Marginally Stable Zone". The 
site is located in Zone A defined as “Most Stable Zone”. 

 The project site, as with the majority of the city, is located in a Liquefaction Hazard area 
identified in Figure 18 of the General Plan Background Report. Regardless, the risk of 
exposure will be reduced to less-than-significant levels by the imposition of modern 
building codes that are designed, in part, to reduce the effects of seismic ground shaking 
in damaging structures, posing risks to human life, or causing injury. Further, there are no 
recorded cases of liquefaction occurring in Healdsburg. 
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c)   The project site is relatively level, and is located in Slope Hazard Zone A, which is defined 

as having the “Most Stable Zone”. The risk of landsliding at the project site is considered 
insignificant due to relatively level topography. 

d)   Some grading and removal of existing vegetation will be needed to construct a level site 
for the project, exposing bare soil to potential erosion. Such erosion and resultant 
sedimentation could affect water quality of the Russian River, if it is allowed to drain off of 
the property. However, Mitigation Measure #1a during construction will reduce adverse 
impacts associated with erosion to less than significant levels. 

e)   The City’s building code requires that the engineering design of the building’s foundation 
demonstrate that it can withstand expansive soil and not be subject the residents to 
substantial risk to life and/or property. 

Mitigation Measures 

None 

VII. GREENHOUSE GAS EMISSIONS   
Significance thresholds  A significant greenhouse gas emissions impact would occur if the project 
would: 
• Conflict with any applicable measures of the Scoping Plan adopted by the State of California to 

reduce GHG emissions to 1990 levels by 2020.  
• Conflict with any other applicable plan, policy or regulation adopted by the City for the purpose of 

reducing the emissions of greenhouse gases. 

The project’s impact on: 

Potentially 
significant impact 
that cannot be 
mitigated 

Less than 
significant impact 
with mitigation 
incorporated 

Less than 
significant 
impact 

No 
impact Reference(s) 

a) The State’s ability to implement its adopted 
Scoping Plan       

b) Other plans, policies and regulations adopted 
to reduce greenhouse gases emissions      

 

Discussion of Impacts 
a-b) The project does not conflict with any applicable measures of the Scoping Plan adopted 

by the State of California or any plan or policy adopted by the City for the purposes of 
reducing greenhouse gas emissions. 

 
Mitigation Measures 

None 
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VIII.     HAZARDS AND HAZARDOUS MATERIALS   
Impact Significance Criteria:  A significant impact would occur if the proposed project creates a 
potential health or safety hazard, or involves the use, production, or disposal of materials that pose a 
hazard to people or animal or plant populations in the project area, or interferes with emergency response 
plans or emergency evacuation plans.   

Would the project: 

Potentially 
Significant 
Impact 

Potentially 
Significant 
Unless 
Mitigation 
Incorporated 

Less than 
Significant 
Impact 

No 
Impact Reference(s) 

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 material 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? 

    9 

e) Be located within two miles of the 
Healdsburg Municipal Airport and result in 
any safety hazard or noise problem for 
persons using the airport or for persons 
residing or working in the project area? 

     

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

     

g)  Be located in an area designated as having 
a high, extreme or severe fire hazard, or 
otherwise expose people or structures to a 
significant risk of loss, injury, or death 
involving wildland fires, including where 
wildlands are adjacent to urbanized areas 
or where residences are intermixed with 
wildlands? 

    1 



Bangs Duplex Initial Study & Mitigated Negative Declaration Page 18 
 
 
Discussion of Impacts 
a-b) During construction, the project would require the use of certain hazardous materials 

such as oils, paints and combustible fuels. The amount of such materials stored would 
not be substantial, and normal operating practices and procedures include preventative 
and protective measures that would reduce the risk of spills or accidents to a less-than-
significant level. Residential uses on the site after construction would entail minimal 
storage of such typical materials as cleaning products, engine oil, etc. The project would 
not involve a large enough storage of such materials so as to constitute an impact that 
is significant. 

 
c)  See response to item VIII.a, above. There is no existing or proposed school within one-

quarter mile of the project site. The nearest school, Healdsburg Elementary, is located 
approximately .40 miles to the north.  

 
d)   No part of the project site includes any hazardous material sites. 
 
e) The project site is not located within 2 miles of the Healdsburg Municipal Airport.  

Project implementation would not result in any safety hazard or noise problem for 
persons using the airport or for persons residing or working in the project area. 

 
f) Project implementation would not involve any closure of roads and therefore would not 

impair implementation of, or physically interfere with, an adopted emergency response 
plan or emergency evacuation plan. 
 

g)  According to Figure 13 (Wildland Fire Hazard Zones) in the 2030 City General Plan, the 
project site and adjacent properties are located outside the high fire hazard zone.   

 
Mitigation Measures 
None 
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IX.    HYDROLOGY AND WATER QUALITY   
Impact Significance Criteria:  A significant impact would occur where a project results in an increased 
exposure of persons or property to substantial flooding or erosion, or would result in adverse effects to 
surface or groundwater quality or quantity.   
Would the project: 

 

Potentially 
Significant 
Impact 

Potentially 
Significant 
Unless 
Mitigation 
Incorporated 

Less than 
Significant 
Impact 

No 
Impact Reference(s) 

a) Violate any water quality standards, waste 
discharge requirements, or otherwise 
substantially degrade water quality? 

    10 

b) Substantially deplete groundwater supplies 
or interfere substantially with groundwater 
recharge such as there would be a net 
deficit in aquifer volume or a lowering of 
the local groundwater table (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 the site or area, including 
through the alteration of the course of a 
stream or river, in a manner that would 
result in substantial erosion or siltation on- 
or offsite? 

     

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 that would result in flooding on- or 
offsite? 

     

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

     

f) Place housing within a 100-year flood as 
mapped on a federal Flood Hazard 
Boundary, or otherwise expose people or 
structures to a significant risk of loss, injury 
or death involving flooding? 

    7 

 

Discussion of Impacts 
a) Site grading for this project could result in erosion related impacts to water quality.  

However, implementation of Mitigation Measure #1a will ensure such impacts will be 
adequately mitigated to less than significant. 
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b) The project does not involve any pumping of groundwater, and will not interfere with 

groundwater recharge or movement in the project site vicinity. The project will be 
required to hook up to the City’s public water system. 
 

c) Since grading is expected to be limited to establishing the building footprint, the project 
would not substantially alter the existing drainage pattern of the flat site.  Furthermore, 
implementation of Mitigation Measure #1a will avoid substantial erosion or siltation on- 
or offsite. 
 

d) As noted under item IX.c. above, the project will not substantially alter the existing 
drainage of the site. It will not alter the course of the Russian River. The project will 
incrementally increase surface storm runoff due to additional non-permeable surfaces 
associated with duplex and driveway improvements. Surface runoff from the driveway 
will be collected and discharged to Front Street into the City’s storm drain system. 
Runoff from the rear of the duplex will sheet flow and disperse to the rear of the property 
is currently existing. 
 

e) Runoff from the driveways and roof areas created with the project may collect oil, 
grease or other residues. However, since this project involves only limited runoff 
volumes the polluted runoff would not be considered substantial.  
 

f) The proposed duplex building site is located outside of the Russian River 100-year and 
500-year flood plain. Therefore, there is no risk of loss, injury or death involving flooding. 

 
Mitigation Measures 
None 
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X.      LAND USE AND PLANNING   
Impact Significance Criteria:  Significant land use impacts would occur if the project would substantially 
conflict with established uses in the project area, disrupt or divide established land use configurations, or 
result in a conflict with any applicable land use plan or policy (including but not limited to the general plan, 
specific plan, or zoning ordinance) adopted for the purpose of avoiding or mitigating an environmental 
effect.   

Would the project: 

Potentially 
Significant 
Impact 

Potentially 
Significant 
Unless 
Mitigation 
Incorporated 

Less than 
Significant 
Impact 

No 
Impact Reference(s) 

a) Substantially conflict with established uses 
in the project area?      

b) Physically divide an established 
community?      

c) Conflict with any applicable land use plan 
or policy (including but not limited to the 
general plan, specific plan, or zoning 
ordinance) adopted for the purpose of 
avoiding or mitigating an environmental 
effect? 

    1, 2 

 
Discussion of Impacts 
a) The proposed project would not physically obstruct or divide the surrounding land uses. 

b) The project would not disrupt or divide established land use configurations.   

c) The project would not conflict with any applicable habitat conservation plan or natural 
 community conservation plan.   

Mitigation Measures 
None 
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XI.      MINERAL RESOURCES   
Significance thresholds  A significant mineral resources impact would occur if the project would: 
• Result in the loss of availability of a known mineral resource of value to the region and the state 
• Result in the loss of availability of a locally-important mineral resource recovery site delineated in 

the Healdsburg General Plan, a specific/area plan or other plan 

The project’s impact on: 

Potentially 
significant impact 
that cannot be 
mitigated 

Less than 
significant impact 
with mitigation 
incorporated 

Less than 
significant 
impact 

No 
impact Reference(s) 

a) A mineral resource valuable to the region or 
state      

b) A locally-important mineral resource       
 

Discussion of Impacts 
a-b)   There are no mineral resources of local, regional, or statewide importance located on or 

adjacent to the project site. The gravel quarry to the east, across the Russian River, will 
not be impacted by any aspect of the proposed project. 

Mitigation Measures 
None 
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XII.      NOISE  

Impact Significance Criteria:  Noise impacts would be significant if implementation of a non-preempted 
project exposes residences or other noise-sensitive land uses to noise levels exceeding the standards set 
forth in Article 21 under Section 9 of the City Zoning Ordinance. Construction noise impacts would be 
significant if such noise levels exceed limits specified in Section 8 of the above referenced section of the 
Zoning Ordinance. A cumulative noise impact is considered significant if noise from the project 
substantially contributes to a condition where a normally acceptable noise level is exceeded.   

Would the project result in: 

Potentially 
Significant 
Impact 

Potentially 
Significant 
Unless 
Mitigation 
Incorporated 

Less than 
Significant 
Impact 

No 
Impact Reference(s) 

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

    1,2  

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? 

     

 
Discussion of Impacts 
a) Project construction could result excess noise generation.  However, this effect will be 

temporary and localized, and would not expose any person to any excessive noise levels 
that would exceed those permitted by the Healdsburg Municipal Code.   

b) The project does not propose any uses or activities that would generate ground-borne 
vibration.  While some minor grading may be needed to construct the project, it would not 
generate any ground-borne vibration that would be perceptible to nearby residents.     

c) See response to item XII.a., above. 

d) See response to item XII.a., above. 

 

Mitigation Measures 
None 
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XIII.     POPULATION AND HOUSING   

Impact Significance Criteria:  Direct or indirect significant impacts could occur if the project induces 
substantial population growth or if substantial numbers of existing housing or people are displaced, 
necessitating the construction of replacement housing elsewhere.   

Would the project: 

Potentially 
Significant 
Impact 

Potentially 
Significant 
Unless 
Mitigation 
Incorporated 

Less than 
Significant 
Impact 

No 
Impact Reference(s) 

a) Induce substantial population growth in an 
area, either directly (e.g., by proposing new 
homes and businesses) or indirectly (e.g., 
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? 

     

 
Discussion of Impacts 
 
a) The project will not directly induce substantial population growth in Healdsburg since it only 

proposes the development of two residential units. 
 

b) The project would not remove any existing houses. 
  

c) The project would not displace any persons from their homes.  
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XIV.    PUBLIC SERVICES   

Impact Significance Criteria:  A significant impact would occur if the project results in substantial 
adverse physical impacts associated with the provision of new or physically altered government facilities, 
or the need for new or physically altered government facilities (in order to maintain acceptable service 
ratios, response times or other performance objectives), the construction of which could cause significant 
environmental impacts.  A significant impact could also occur where the project results in an increase in 
the use of existing parks or other recreational facilities, such that substantial physical deterioration of the 
facility would occur or be accelerated. 

Would the project involve adverse impacts 
associated with the following public services: 

Potentially 
Significant 
Impact 

Potentially 
Significant 
Unless 
Mitigation 
Incorporated 

Less than 
Significant 
Impact 

No 
Impact Reference(s) 

a)    Fire protection?      

b)    Police protection?      
c)    Schools?      
d)    Parks?      
e)    Other public facilities?      

Discussion of Impacts 

a-e) The project does not involve any use or activity that would substantially increase 
demand for public services.  

Mitigation Measures 
None 
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XV.     TRANSPORTATION/TRAFFIC   
Impact Significance Criteria:  A significant impact would result if operation for any single traffic 
movement dropped to LOS E or F or if operation of an intersection as a whole fell below LOS D.  For 
short, dead end streets, an increase in volumes of 500 vehicles per day would be considered significant.  
For longer streets, an increase in traffic volumes above 2,000 vehicles per day would be considered 
significant. A significant impact would also occur if there is inadequate emergency access or inadequate 
parking capacity.   

Would the project: 

Potentially 
Significant 
Impact 

Potentially 
Significant 
Unless 
Mitigation 
Incorporated 

Less than 
Significant 
Impact 

No 
Impact Reference(s) 

a) Cause an increase in traffic that is 
substantial in relation to the existing traffic 
load and capacity of the street system (i.e., 
result in a substantial increase in either the 
number of vehicle trips, the volume to 
capacity ratio on roads, or congestion at 
intersections)? 

     

b) Exceed, either individually or cumulatively, 
a level of service standard established by 
the county congestion management 
agency for designated roads or highways? 

     

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

     

d)    Result in inadequate emergency access?      

e)    Result in inadequate parking capacity?      

 

Discussion of Impacts 
a) The project proposes only two residential units. This would not cause an increase that is 

substantial in relation to the existing traffic load and capacity of the street system (i.e., result 
in a substantial increase in either the number of vehicle trips, the volume to capacity ratio on 
roads, or congestion at intersections). Therefore, traffic impacts would remain less than 
significant. 

b)   See response to item XV.a., above. 

c) The project does not involve any new public roads with potential hazardous design features, 
or involve any type of incompatible equipment. 

d) The project includes adequate space for emergency vehicle access as required by the Fire 
Chief. 

e) Development of site will include adequate on-site parking spaces as required by the Zoning 
Ordinance Parking Regulations. 

Mitigation Measures 
None 
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XVI.   UTILITIES AND SERVICE SYSTEMS   
Impact Significance Criteria:  A significant impact would occur where utilities (i.e., water supply, fire 
flow, sewer capacity, electricity) are inadequate or unavailable to serve the proposed project unless 
needed improvements are implemented prior to or in conjunction with the project.   

Would the project: 

Potentially 
Significant 
Impact 

Potentially 
Significant 
Unless 
Mitigation 
Incorporated 

Less than 
Significant 
Impact 

No 
Impact Reference(s) 

a) Exceed wastewater treatment require-
ments 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 con-
struction of which could cause significant 
environmental effects? 

     

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

     

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

     

e) Result in inadequate wastewater treatment 
capacity to serve the project’s projected 
demand in addition to existing commit-
ments? 

     

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

     

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

     

   
Discussion of Impacts 
a)  The project would not generate any volume or type of wastewater that would impact the 

City’s ability to meet existing wastewater treatment requirements of the North Coast 
Regional Water Quality Control Board. 

b) The project would not require or result in the construction of new wastewater treatment 
facilities or expansion of existing facilities.   

c) The project will require on-site drainage improvements.  However, the project would not 
require construction of new or expanded off-site storm drain facilities that could cause 
significant environmental effects. 

d) The City has adequate wastewater treatment capacity to serve all projected new and infill 
development within the City’s Urban Growth Boundary, including this project.  The project 
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would not require or result in the construction of new water production facilities or expansion 
of existing facilities. 

e)   The City has adequate wastewater treatment capacity to serve all projected new and infill 
development within the City’s Urban Growth Boundary, including this project. 

f) Solid waste from Healdsburg is currently transferred first to the North County Transfer 
Station, and thence transported to landfill sites located outside the County where adequate 
capacity exists. Therefore, existing and planned solid waste disposal facilities will 
adequately serve this project. 

g) Implementation of the proposed project would generate short-term construction-related 
debris and solid waste to be disposed in the County landfill, thereby potentially exacerbating 
current difficulties of the City of Healdsburg and the County of Sonoma to meet the 50 
percent diversion requirement of AB 939 (Integrated Waste Management Act of 1989).  

 
 To ensure that reduce impacts associated with increases in solid waste generated by 

project construction are reduced to less than significant, the developer will be required to 
comply with Mitigation Measure #5 below.  

 
Mitigation Measures 
 
The following mitigation measures shall be incorporated as part of the project: 
 
Mitigation Measure #5  
 
 The construction contractor shall recycle waste materials during all construction phases of 

the project, particularly brush and vegetation removed, and any other materials that are 
prohibited from landfill disposal. These requirements shall be included in specifications for 
construction compliance with regulations related to the disposal of any solid waste 
generated by project construction will be the responsibility of the construction contractor.   
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XVII.   MANDATORY FINDINGS OF SIGNIFICANCE 
 Yes No 

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-sustain-
ing levels, threaten to eliminate a plant or animal community, reduce 
the number or restrict the range of rare or endangered plants or 
animals, 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 that will cause substantial 
adverse effects on human beings, either directly or indirectly?   

 
a) As discussed in Section IV, the project will have a less than significant impact on the 

riparian habitat associated with the Russian River and on-site nesting/roosting habitat, the 
only significant biological resources on the project site. No federal- or state-listed rare or 
endangered plant or animal species will be adversely impacted due to the project. As 
discussed in Section V, there are no known cultural resources on the project site. 

b)  There are no other projects proposed in the project site vicinity that would cause any 
cumulative impacts.   

c)  Implementation of the mitigation measures included in this Initial Study (e.g., measures to 
mitigate construction-related dust, landslide risks, wildland fire risks, etc.), will avoid any 
environmental effects that could cause substantial adverse effects on human beings, 
either directly or indirectly. 
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MITIGATION MONITORING PROGRAM 

Bangs Duplex DR 12-11; V 12-2; HT 12-3 
78 Front Street 

Healdsburg, California 
 

 
Mitigation Measure #1 
Prior to any disturbance of or construction on the site, the following measures shall be taken to 
prevent impacts to the streambed, special-status fish, passerines, and roosting bats: 

h) A silt fence shall be installed eight (8) feet from the top of the bank of the Russian River as 
identified on the site plan submitted by the applicant. 

i) Grading/construction within the grasslands or removal of trees shall be conducted outside 
the nesting season (February 15 to August 15). 

j) If grading/construction within potential nesting areas are not feasible outside of the nesting 
season, a nesting bird survey shall be performed by a qualified biologist prior to grading. 
This pre-construction survey shall be conducted no more than one week prior to planned 
grading activity. 

k) If no nesting birds are observed no further action is required and grading/construction may 
proceed, provided it commences within one week of the survey to prevent “take” of 
individual birds that may have begun nesting after the survey. 

l) If nesting birds with eggs or young are observed during the pre-construction surveys,    
grading in the affected project area shall not commence within 100 feet of the occupied nest 
until after the young have fledged. 

m) The CDFG Central Coast Regional office does allow grading to occur if nesting birds are 
observed on site, providing that a 100-foot buffer zone is created around the observed nest. 
Because nests may occur in the middle of the grading area, this method is not advised. 

n) Prior to any development or disturbance of the site, a bat habitat assessment, conducted by 
a qualified bat biologist, shall be conducted of all structures and trees that will be removed 
or otherwise impacted. The bat habitat assessment will be based on the tree survey 
conducted in 2012 (Duckles 2012). The bat habitat assessment will provide specifics on 
methods of tree removal and modifications to the structure to allow for humane exclusion of 
potentially roosting bats to prevent take. 

 

Timing/Implementation:  Prior to any site disturbance or construction activity 

Enforcement/Monitoring:  Healdsburg Planning Department 

 
____________________________________________________ 
Planning and Building Director Date 

 

___________________________________________ 

Qualified biologist      Date 
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Mitigation Measure #2 
The three (3) Coast redwoods depicted in the project’s Heritage Tree Removal Mitigation Plan 
shall be installed as mitigation for the heritage tree to be removed. The size and exact location 
of replacement trees shall be approved by the City arborist. 

 

Timing/Implementation:  Prior to issuance of any occupancy permits for the project 

Enforcement/Monitoring:  Healdsburg Planning Department / City Arborist 

 
____________________________________________________ 
Planning and Building Director Date 

 
________________________________________ 
City Arborist  Date 

 

Mitigation Measure #3 
The following measures shall be taken to prevent impacts to preserved trees during and 
subsequent to construction of the project: 

g) Where pruning and clearance is required on any trees to remain, it shall be done by trained, 
qualified tree workers according to ISA & ANSI Pruning Guidelines prior to construction. 
Pruning should be the minimum necessary for hazard reduction (i.e. the removal of 
deadwood 2” and larger, etc.) and for clearance. 

h) Plastic tree protection fencing shall be installed at the driplines of trees within the zone of 
construction activity, (or the outer edge of the dripline of groups of trees). If access within 
the dripline will be required, fence to be placed at expected limit of grading. Fence shall be 
installed prior to the start of construction, and kept in place throughout construction 
activities. 

i) If any roots larger than 1” are encountered during construction activities which can’t be 
preserved, they shall be cut cleanly across the face of the root with a sharp saw, past any 
damaged portions. 

j) Arbormulch (chipped small branches, bark and foliage) shall be spread 2-3” deep under 
protected trees within their driplines to serve as a permanent top dressing. 

k) No parking, operation of equipment, storage of materials, disposal of waste or other 
construction activity shall occur within driplines of protected trees, except as allowed on 
approved plans. 

l) If any issues arise during construction relating to trees, project arborist and City arborist 
shall be notified to visit site and/or provide recommendations. 

 

Timing/Implementation:  Prior to the issuance of any permit that would allow vegetation   
       removal, grading or construction on the site  

Enforcement/Monitoring:  Healdsburg Planning and Department / City Arborist 
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____________________________________________________ 
Planning and Building Director Date 

 
____________________________________________________ 
City Arborist Date 

 

Mitigation Measure #4 
The City shall ensure that construction documents require the construction contractor to stop 
work if cultural resources or archaeological sites are accidentally discovered during 
construction.  In this event, Section 15064.5 (f) of the State CEQA Guidelines shall be followed 
if archaeological sites are accidentally found during construction.  If any human remains are 
accidentally discovered, Section 15064.5 (d) of the State CEQA Guidelines shall be followed.  
Specifications incorporating these measures shall be included in all improvements plans. 

 

Timing/Implementation: Prior to the issuance of any permit that would allow vegetation removal, 
     grading or construction on the site 

Enforcement/Monitoring:  Healdsburg Planning Department 

 

____________________________________________________ 

Planning and Building Director Date 

 
Mitigation Measure #5  
 
The construction contractor shall recycle waste materials during all construction phases of the 
project, particularly brush and vegetation removed, and any other materials that are prohibited 
from landfill disposal. These requirements shall be included in specifications for construction 
compliance with regulations related to the disposal of any solid waste generated by project 
construction will be the responsibility of the construction contractor.   
 
Timing/Implementation:  Include a note to this effect on the project’s improvements and   
                            construction plans 
Enforcement/Monitoring:  Healdsburg Planning Department 
 
 
____________________________________________________ 
Planning and Building Director Date 
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