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Executive Summary

Executive Summary

This document is an Environmental Impact Report (EIR) analyzing the environmental effects of the
proposed Canopy Project (proposed project). This section summarizes the characteristics of the
proposed project, alternatives to the proposed project, and the environmental impacts and
mitigation measures associated with the proposed project.

Project Synopsis

Project Applicant

City Ventures
444 Spear Street, Suite 200
San Francisco, California 94105

Lead Agency Contact Person

John Jay, Associate Planner
City of Sebastopol

Planning Department

7120 Bodega Avenue
Sebastopol, California 95472
(707) 823-6167

Project Description

This EIR has been prepared to examine the potential environmental effects of The Canopy Project.
The following is a summary of the full project description, which can be found in Section 2, Project
Description.

The project site is located at 1009-1011 Gravenstein Highway North, on the east side of Gravenstein
Highway North southeast of its intersection with Mill Station Road, within the City of Sebastopol.
The project site encompasses approximately 6.1 acres across two parcels. The project site consists
of Assessor’s Parcel Numbers (APNs) 060-261-028 and 060-261-026 and is adjacent to the City of
Sebastopol’s northwestern boundary. The project site is designated as Office/Light Industrial (OLI) in
the 2016 City of Sebastopol General Plan. Residential uses are allowed at a density of 12.1 to 25
units per acre as a secondary use to the primary office/light industrial uses allowed in this land use
designation (Sebastopol 2015).

The project site is currently undeveloped but includes existing vegetation and mature trees. An
informal pedestrian pathway bisects the site to connect the existing O’Reilly Media Center parking
lot to the West County Trail, allowing use of the trail. To the east, the site is directly adjacent to the
West County Trail, a paved trail that links Sebastopol with areas to the Northwest, including Graton
and Forestville. In addition, the trail connects in downtown Sebastopol to the Joe Rodota Trail,
which connect downtown Santa Rosa and Sebastopol. These trails run parallel to Highway 116 to
the North of the site and along Highway 12 from eastern Sebastopol to Santa Rosa and is a popular
route for cyclists and pedestrians (Sonoma County 2023). (Sonoma County 2023).

Draft Environmental Impact Report ES-1
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Project Characteristics

The proposed project would construct 80 solar all-electric, three-story townhome-style
condominiums, with the potential for up to 16 Americans with Disability Act (ADA) accessible
accessory dwelling units (ADUs). Table ES-1 provides a summary of the proposed development.

Table ES-1 Proposed Residential Development Summary

Feature Details

Townhome Project Characteristics
Residential area
Floor Area Ratio (FAR)

Density

Building Height

Proposed Dwelling Units
Three-Bedroom

Three-Bedroom (with an optional fourth
bedroom)

Three-Bedroom (with an optional elevator
and/or fourth bedroom)

Three-Bedroom (with an optional ADU or
fourth bedroom)

Total Units
Proposed Parking
Garage Parking Within Townhomes

Standard Surface Parking

Compact Surface Parking
Total

Total Bicycle Parking Spaces
Proposed Open Space
Common Open Space

Private Open Space (at grade)

Private Open Space (balconies)

69,317 square feet
1.531

Allowed: 12.1 to 25 dwelling units/acre
Proposed: 13.1 dwelling units/acre

Allowed: 30 feet and 2 stories
Proposed: 40 feet +/- and 3 stories with Density Bonus Waiver

22 units

29 units

13 units

16 units

80 units, with a maximum of 16 ADUs

160 spaces

41 spaces with 10 percent (6 spaces) of electric vehicle charging parking
spaces

17 spaces
218 spaces

96 (80 in garages and 16 in on-site bicycle racks)

107,200 square feet (1,340 square feet per dwelling unit)
216 square feet per dwelling unit

75-230 square feet per dwelling unit

! Calculated as the total allowed lot coverage (106,333 square feet) divided by the total ground floor footprint proposed (69,317 square

feet)

The proposed 80 units (and potential ADUs) would be distributed throughout 20 buildings. The
buildings would be distributed in blocks of three to eight townhomes per building throughout the
site. The homes would range from two to four bedrooms and include options for up to 16 accessible
ground floor ADUs. Select residences would have the option for personal elevators and would
provide additional ADA accessibility. The project includes accessible/adaptable features in each
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building with an accessible path of travel to connect all buildings. Each residential unit would be
three stories and would include a two-car garage and bedroom or ADU on the first floor, kitchen
and living spaces on the second floor, and additional bedrooms at the third floor.

Parking and Site Access

Access to the proposed residential units and garages would be taken from newly constructed
private streets between the buildings, which would connect to Gravenstein Highway North. Access
to the site via Gravenstein Highway North would be provided by two new inlet and outlet points at
the northwest and southwest portions of the site on either side of the existing O’Reilly Media
Center site. The project would include a total of 160 parking spaces in garages and 58 surface spaces
across the site.

Pedestrian and bicycle access to the buildings would be provided via the new internal roadways. The
project would include construction of landscaped internal walkways throughout the site, including a
new, enhanced 6-foot-wide pedestrian pathway to connect the West County Trail to Gravenstein
Highway along the south border of the site; a bicycle repair station is proposed at the same location.
The project would include 96 bicycle parking spaces, with 80 long-term spaces located in each
residential garage and 16 spaces in onsite bicycle racks.

Landscaping and Open Space

There are currently 133 trees within the project site, and the proposed project would involve the
removal of 22 trees while preserving the remaining 111 trees primarily along the perimeter of the
site. An existing large, mature coast live oak tree would be retained at the primary entrance to the
project entry. Existing oak trees and redwoods would be preserved throughout the site. Additional
trees, such as native maples, madrone and dogwood, are proposed to create onsite ecosystems that
attract birds and butterflies. Proposed landscaping would include new plantings throughout the
open spaces, including the paseo, at the setbacks along drive aisles, roadways, and streets, and
surrounding the proposed buildings. Other amenities, including gardens, active and passive seating
areas, children’s play areas, and a meditation hammock garden are also proposed.

To treat stormwater, the proposed project would include flow-through planters and permeable
pavement throughout the project site. Several bioretention facilities and swales are proposed along
the perimeter of the site including the north, west, and southwestern boundaries of the site.

Utilities

The City of Sebastopol Public Works would provide water, stormwater, and wastewater collection,
treatment, and disposal to the project site. Electricity would be provided by Pacific Gas and Electric
(PG&E). Solid waste and recycling services for the site are provided by Recology Sonoma Marin.
Police and fire protection services would be provided by the City of Sebastopol. The proposed
project includes onsite drainage improvements with bioretention facilities (vegetated buffers and
bioswale) and a storm drain network. The inlet and overflow structures of an existing detention

pond for the adjacent office park would be modified to detain and control combined drainage from
the office park and proposed project.

Construction and Grading

Construction would occur over approximately 31 months. Phase | is anticipated to start in June 2024
and finish in June 2026. Construction would take place within the hours of 7:00 a.m. to 8:00 p.m.,
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Monday through Friday. Phase Il is expected to begin in March 2025 and end in February 2027. Site
preparation across both phases is anticipated to result in approximately 9,520 cubic yards of cut and
fill soil which would be balanced on site. Roughly 2,092 cubic yards and 1,566 cubic yards of soil are
anticipated to be imported for Phase | and II, respectively. Some of the soil on the project site was
impacted by contamination (refer to Section 4.7, Hazards and Hazardous Materials, for more
information), and would be buried on-site under six feet of clean fill material. Total construction
activities would involve the use and operation of aerial lists, backhoes, cement and mortar mixers,
compactors, cranes, dozers, forklifts, graders, loaders, paving equipment, rollers, scrapers, skid steer
loaders, and tractors.

Project Objectives

The objectives for the proposed project are to:

= Develop diverse residential uses, including ADUs, that add diversity to the City of Sebastopol's
ownership housing supply and meet a variety of residents’ needs by encouraging inherent
affordability and providing housing opportunities for households at a variety of income levels
and life stages.

= Develop a well-designed ownership residential townhome project that includes accessible and
adaptable features in every building to provide ADA accessibility beyond what is required by the
building code.

=  Construct a single, cohesive development consisting of high-quality, contemporary urban design
that respects and relates well to its surroundings and respects the urban forest that will remain.

= Bolster the connection between the community and the West County Trail through the
preservation of existing pathways and ensuring continued use of the trail.

= Achieve the streamlined and efficient processing and approval of the project including benefits
available to developments that include affordable housing consistent with the State Density
Bonus Law.

Alternatives

As required by the California Environmental Quality Act (CEQA), this EIR examines alternatives to the
proposed project. Studied alternatives include the following four alternatives. Based on the
alternatives analysis, Alternative 2 was determined to be the environmentally superior alternative.

= Alternative 1: No Project
=  Alternative 2: Reduced Development Density

= Alternative 3: Increased Development Density

Alternative 1 (No Project) assumes that the proposed residential development and subsequent
construction of internal roadways, parking, and associated site improvements would not occur, and
that the current, undeveloped use of the site would remain. Because no construction or
development would occur under the Alternative 1, the 22 trees proposed to be removed for the
project would not be removed and the existing 133 trees on site would remain. The No Project
Alternative would not meet project objectives related to increasing housing inventory to address
statewide and local housing needs or provide housing opportunities for a variety of income levels
and life stages within the city of Sebastopol, as residential development would not occur under this
alternative.
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Alternative 2 (Reduced Development Density) would involve a reduced total buildout of 70
residential units, with the potential for up to 14 accessory dwelling units (ADUs), resulting in 84
potential housing units. Alternative 2 would result in a reduction of 12 residential units compared to
the proposed project. Because this alternative would involve fewer residences, less grading and
excavation would be required as fewer units, roads, and utility connections would be constructed,
and fewer trees would be removed. Furthermore, more of the project site would be available for
open space and more trees would remain on site compared to the proposed project. New utility
infrastructure would still be required on the project site under this alternative, including stormwater
retention basins, internal roadways and parking, and water pipelines between existing water line
infrastructure and proposed townhomes. On-site soil contaminants would remain undisturbed
under this alternative. Therefore, Alternative 2 would be considered the environmentally superior
alternative. However, Alternative 2 would not meet goals related to increasing housing inventory as
effectively as the proposed project as development would be reduced compared to the proposed
project, and may not be financially feasible due to development costs.

Alternative 3 (Increased Development Density) would involve an increased total buildout of 103
residential units. Alternative 3 would not include the potential for ADUs. Because this alternative
would involve 23 more single-family residences compared to the proposed project, more grading
and excavation would be required as more unit and utility connections would be constructed, and
27 more on-site trees would be removed. Alternative 3 would result in a maximum building height
of 3 stories, similar to the proposed project. Furthermore, less of the project site would be available
for open space and less trees would remain on site compared to the proposed project. New utility
infrastructure would still be required on the project site under this alternative, including stormwater
retention basins, internal roadways and parking, and water pipelines between existing water line
infrastructure and proposed townhomes. Alternative 3 would meet the project objectives, similar to
the proposed project. These objectives include constructing a single, cohesive development
consisting of high-quality, contemporary urban design that respects and relates well to its
surroundings and respects the urban forestry that will remain; and bolstering the connection
between the community and the West County Trail through the preservation of existing pathways
and ensuring continued use of the trail. However, Alternative 3 would not meet goals related to
increasing diverse housing inventory as effectively as the proposed project since ADA-accessible
ADUs would not be included and would not meet project objectives related to preserving the
existing urban forest to the same extent as the proposed project.

Refer to Section 6, Alternatives, for the complete alternatives analysis.

Areas of Known Controversy

The EIR scoping process did not identify any areas of known controversy for the proposed project.
Responses to the Notice of Preparation of a Draft EIR and input received at the EIR scoping meeting
held by the City are summarized in Section 1, Introduction.

Issues o be Resolved

The project would require the City’s approval of a conditional use permit, site development review,
and vesting tentative tract map. In addition, the project applicant proposes the use of a State
Density Bonus to allow for a waiver to increase the building height to three stories.
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Summary of Impacts and Mitigation Measures

Table ES-2 summarizes the environmental impacts of the proposed project, proposed mitigation
measures, and residual impacts (the impact after application of mitigation, if required). Impacts are
categorized as follows:

= Significant and Unavoidable. An impact that cannot be reduced to below the threshold level
given reasonably available and feasible mitigation measures. Such an impact requires a
Statement of Overriding Considerations to be issued if the project is approved per §15093 of the
CEQA Guidelines.

= Less than Significant with Mitigation Incorporated. An impact that can be reduced to below the
threshold level given reasonably available and feasible mitigation measures. Such an impact
requires findings under §15091 of the CEQA Guidelines.

= Less than Significant. An impact that may be adverse, but does not exceed the threshold levels
and does not require mitigation measures. However, mitigation measures that could further
lessen the environmental effect may be suggested if readily available and easily achievable.

= No Impact: The proposed project would have no effect on environmental conditions or would
reduce existing environmental problems or hazards.

In addition to the environmental impacts included in Table ES-2, the EIR identified several issue
areas which would not result in significant impacts which includes Agricultural Resources, Energy,
Mineral Resources, Recreation, and Wildfire. These are not included within Table ES-2 but are
discussed further within Section 4.16, Impacts Found to be Less Than Significant.

Table ES-2 Summary of Environmental Impacts, Mitigation Measures, and Residual
Impacts

Impact Mitigation Measure (s) Residual Impact
Aesthetics

Impact AES-1. The proposed project None required. Less than

would not have a substantial adverse Significant

impact on a scenic vista. Impacts would
be less than significant.

Impact AES-2. The proposed project Mitigation Measure BIO-2. Less than
would not substantially damage scenic Significant with
resources including trees, rock Mitigation

outcroppings, or historic buildings
within view of a state scenic highway.
Impacts would be less than significant
with mitigation.

Impact AES-3. The proposed project is None required. Less than
in a non-urbanized area and would not Significant
substantially degrade the existing visual

character or quality of public views of

the site and its surroundings. Impacts

would be less than significant.
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Impact AES-4. The proposed project
would not create a new source of
substantial light or glare that would
adversely affect daytime or nighttime
views in the area. Impacts would be less
than significant.

Air Quality

Impact AQ-1. The project would not
conflict with or obstruct implementation
of the 2017 Clean Air Plan. Impacts would
be less than significant.

Impact AQ-2. Project construction and
operation would not Exceed the Regional
Threshold for any criteria pollutant. the
project would not 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. Impacts would be less than
significant.

Impact AQ-3. The project would not
increase carbon monoxide
concentrations such that it would create
carbon monoxide hotspots. However,
project construction could potentially
expose sensitive receptors to substantial
pollutant concentrations in the form of
toxic air contaminant emissions given the
proximity to surrounding and future
onsite sensitive receptors. impacts would
be less than significant with mitigation
incorporated.

Mitigation Measure (s)

AES-4 Lighting Specifications. Exterior lighting
installed on the project site must be of low intensity,
low glare design, and must be hooded to direct light
downward onto the subject parcel and prevent spill-
over onto adjacent parcels and must otherwise meet
dark night sky requirements. Exterior lighting fixtures
must be kept to the minimum number and intensity
needed to ensure public safety. Upward directed
exterior lighting is prohibited. The final lighting plan
must be amended to include identification of all types,
sizes, and intensities of wall mounted building lights
and landscape accent lighting, and a photometric map
must be provided.

None required.

None required.

AQ-1 Construction TACs Reduction. The applicant and
project engineer shall include the measures listed
below on the grading plan, building plans, and
specifications. Prior to issuance of grading permits, the
City Engineer and the Chief Building Official shall
confirm that the grading plan, building plans, and
specifications stipulate that the measures listed below
shall be implemented during project construction. The
construction contractor shall implement these
measures for the duration of construction.

= All mobile off-road equipment (wheeled or
tracked) used during construction activities shall
meet the USEPA Tier 4 final standards. Tier 4
certification can be for the original equipment or
equipment that is retrofitted to meet the Tier 4
Final standards.

= Alternative Fuel (natural gas, propane, electric,
other non-diesel fuels) construction equipment
shall be incorporated where available. These
requirements shall be incorporated into the
contract agreement with the construction
contractor. A copy of the equipment’s certification
or model year specifications shall be available
upon request for all equipment on-site.

= Electricity shall be supplied to the site from the
existing power grid to support the electric

Executive Summary

Residual Impact

Less than
Significant with
Mitigation

Less than
Significant

Less than
Significant with
Mitigation

Less than
Significant with
Mitigation
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Impact Mitigation Measure (s) Residual Impact
construction equipment. If connection to the grid
is determined to be infeasible for portions of the
project, a non-diesel fueled generator shall be
used.
Impact AQ-4. The proposed project None required. Less than
would not result in other emissions (such Significant
as those leading to odors) that would
adversely affect a substantial number of
people. Therefore, impacts would be less
than significant.
Biological Resources
Impact BIO-1. The project would have a BlO-1(a) Western Bumble Bee Preconstruction Less than
substantial adverse effect on special Survey. A qualified biologist(s) shall conduct a pre- Significant with
status animal species. Impacts would be construction survey for western bumble bee prior to Mitigation
less than significant with mitigation. the onset of work activities at the project site. The pre-

construction survey effort shall be conducted for a
minimum of one hour. If bumble bees of any species
are observed, they shall be photographed for
identification following the USFWS guidance in
Appendix A Standardized Bee Photography in the
Survey Protocols for the Rusty Patched Bumble Bee
(Bombus affinis) (USFWS 2019). If construction begins
between March 1 and November 1, the ground shall
also be searched during the survey for active bumble
bee colonies. No capture or handling of bumble bees
shall be conducted, and western bumble bee, if
identified, shall be avoided during construction.
Foraging bees shall be allowed to leave work areas
undisturbed.

BIO-1(b) Roosting Bat Surveys and Avoidance. Prior to
tree removal or ground disturbance, a qualified
biologist shall conduct a focused survey of all trees
within the project site, to determine whether active
roosts of special status bats are present. If tree
removal is planned for the fall or winter, the survey
shall be conducted in September to ensure tree
removal would have adequate time to occur outside
periods of hibernation and during seasonal periods of
bat activity (March 1 to April 15, September 1 to
October 15, or in any month when evening
temperatures rise above 45 degrees Fahrenheit and/or
no more than 0.5 inch of rainfall within 24 hours
occurs, as described below). If tree removal is planned
for the spring, then the survey shall be conducted
during the earliest feasible time in March to allow for
suitable conditions for the detection of bats, and
subsequent tree removal. Trees containing suitable
potential bat roost habitat features shall be clearly
marked or identified. If day roosts are found to be
potentially present, the biologist shall prepare a site-
specific roosting bat protection plan to be
implemented by the contractor following the City’s
approval. The plan shall incorporate the following
guidance as appropriate:

ES-8
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Executive Summary

Mitigation Measure (s) Residual Impact

1) When feasible, removal of trees and structures
identified as suitable roosting habitat shall be
seasonally timed to avoid disturbance during the
hibernation and breeding seasons, including the
following:

a) Between September 1 and about October 15,
or before evening temperatures fall below 45
degrees Fahrenheit and/or more than 0.5 inch
of rainfall within 24 hours occurs.

b) Between March 1 and April 15, or after evening
temperatures rise above 45 degrees Fahrenheit
and/or no more than 0.5 inch of rainfall within
24 hours occurs.

2) If a tree must be removed during the breeding
season and is identified as potentially containing a
maternity roost, then a qualified biologist shall
conduct visual or acoustic emergence surveys or
implement other appropriate methods as
determined by the biologist to further evaluate if
the roost is an active maternity roost. If it is
determined that an active maternity roost of a
colonial roosting species is present, the roost shall
not be disturbed during the breeding season (April
15 to August 31). If it is determined to not be an
active maternity roost, the tree or structure may
be removed under the guidance of the qualified
biologist.

Potential non-colonial hibernation roosts shall only be

removed during seasonal periods of bat activity

outside the hibernation and breeding seasons.

Potential non-colonial roosts that cannot be avoided

shall be removed on warm days in late morning to

afternoon when any bats present are likely to be warm
and able to fly. Appropriate methods as determined by
the qualified biologist shall be used to minimize the
potential harm to bats during tree or structure

removal. For trees, such methods may include using a

two-step tree removal process. This method is

conducted over two consecutive days and works by
creating noise and vibration by cutting non-habitat
branches and limbs from habitat trees using chainsaws
only (i.e., no excavators or other heavy machinery) on
the first day with the remainder of tree removal
occurring on the second day.

BIO-1(c) Nesting Bird Survey. If construction,
vegetation trimming, or tree removals are scheduled
to occur during the nesting bird season (February 1
through August 31), the project applicant shall retain a
qualified biologist to conduct a pre-construction
nesting bird survey no more than 14 days prior to the
start of construction to determine the
presence/absence of nesting birds and raptors within
the project site and adjacent areas. The survey shall
include the entire site plus a 100-foot buffer, as
accessible. If active nests are found, the qualified
biologist shall establish an appropriate avoidance

Draft Environmental Impact Report

ES-9



City of Sebastopol
The Canopy

Impact

Impact BIO-2. The project would not
have a substantial adverse effect on any
riparian habitat or other sensitive natural
community, and the project would not
have a substantial adverse effect on state
or federally protected wetlands. The
project would not 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. There would be no impact.

Impact BIO-3. The project could conflict
with the City of Sebastopol Municipal
Code tree protection ordinance. This
impact would be less than significant
with mitigation.

Impact BIO-4. The project would not
conflict with the provisions of an adopted
Habitat Conservation Plan, Natural
Community Conservation Plan, or other
approved local, regional, or state habitat
conservation plan. There would be no
impact

Mitigation Measure (s) Residual Impact

buffer, considering the species sensitivity and physical
location of the nest (e.g., line of site to the work area),
to comply with CFGC 3503 and 3503.5. The buffer shall
be at least 50 feet for non-raptor bird species and 250
feet for raptor species, unless a smaller buffer is
determined protective of nesting birds by the qualified
biologist. To prevent encroachment, the established
buffer(s) shall be clearly marked by high visibility
material installed by the contractor. The established
buffer(s) shall remain in effect until the young have
fledged or the nest has been abandoned as confirmed
by the qualified biologist. The City shall review and
approve the biologists’ findings and buffer during
construction, as appropriate.

None required. No Impact

Less than
Significant with
Mitigation

BIO-2 Tree Replacement. All protected ordinance-
sized trees removed from the project site shall be
replaced as appropriate for the size class and species
of the tree removed, based on the City of Sebastopol
tree mitigation requirements for protected native
trees, as determined by the Tree Board or the City
Arborist. Two replacement trees shall be either
planted onsite for each protected tree removed or at a
City-approved offsite location, or a fee of $75 per
replacement tree would be provided to the City of
Sebastopol tree fund in-lieu for off-site tree planting in
the community. If onsite/offsite planting is
implemented, a replacement tree planting plan shall
be approved by the City along with landscape plans
prior to project implementation.

None required. No Impact
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Impact Mitigation Measure (s) Residual Impact

Cultural Resources

Impact CUL-1. The project would not None required. No Impact
cause a substantial adverse change in

the significance of a historical resource,

as there are no such resources on the

project site. There would be no impact.

Impact CUL-2. Grading and excavation CUL-2 Archaeological Resources Assessment, Less than
required for the proposed project Evaluation, and Treatment. In the event that Significant with
would have the potential to unearth archaeological resources are unexpectedly Mitigation

and adversely change or damage encountered during ground-disturbing construction

previously unidentified historical and activities, the construction contractor shall halt work

archaeological resources. Impacts within 100 feet of the find, and an archaeologist

would be less than significant with meeting the Secretary of the Interior’s Professional

implementation of mitigation. Qualifications Standards for archaeology (National

Park Service 1983) shall be contacted immediately to
evaluate the find, as well as the Sebastopol Planning
Department. If the find is determined by the qualified
archaeologist to be Native American in origin, then a
Native American representative shall also be
contacted to participate in the evaluation of the find.
If necessary, archaeological testing for CRHR eligibility
shall be completed. If the discovery proves to be
eligible for the CRHR and impacts to the resource
cannot be avoided via project redesign, a qualified
archaeologist shall prepare a data recovery plan
tailored to the physical nature and characteristics of
the deposit, per the requirements of PRC Section
15126.4(b)(3)(C). The data recovery plan shall identify
data recovery excavation methods, measurable
objectives, and data thresholds to reduce any
significant impacts to cultural resources. Pursuant to
the data recovery plan, the qualified archaeologist and
Native American representative, as appropriate, shall
recover and document the scientifically consequential
information that justifies the resource’s significance.
The City shall review and, in consultation with approve
the treatment plan and archaeological testing as
appropriate, and the resulting documentation shall be
submitted to the regional repository of the California
Historical Resources Information System, per PRC
Section 15126.4(b)(3)(C).

Impact CUL-2. Grading and excavation None required Less than
required for the project would have the Significant
potential to unearth and disturb

previously unidentified or unknown

human remains. Compliance with

existing regulations pertaining to

discovery of human remains would

ensure impacts are less than significant.
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Geology and Soils

Impact GEO-1. The proposed project
would not directly or indirectly cause
potential substantial adverse effects,
including risk of loss, injury, or death
involving rupture of a known
earthquake fault. Impacts would be less
than significant.

Impact GEO-2. The proposed project
would not directly or indirectly cause
potential substantial adverse effects
including the risk of loss, injury, or
death involving strong seismic ground
shaking. Impacts would be less than
significant.

Impact GEO-3. The project could cause
substantial adverse effects including the
risk of loss, injury, or death involving
seismic- related ground failure including
liquefaction, landslides, lateral
spreading, subsidence, or collapse.
Impacts would be less than significant.

Impact GEO-4. The proposed project
would not result in substantial soil
erosion or loss of topsoil. Impacts would
be less than significant.

Impact GEO-5. Portions of the project
site have the potential to be located on
expansive soil, as defined in Table 1-B of
the Uniform Building Code, which may
result in direct or indirect risks to life or
property. Impacts would be less than
significant.

Impact GEO-6. The project has the
potential to significantly impact
paleontological resources. These
impacts would be less than significant
with mitigation.

Mitigation Measure (s)

None required.

None required.

None required.

None required.

None required.

GEO-7 Paleontological Resources Monitoring and
Mitigation.
Qualified Professional Paleontologist.

Prior to excavation, City Ventures shall retain a
Qualified Professional Paleontologist, as defined by
the Society of Vertebrate Paleontology (SVP; 2010).
The Qualified Professional Paleontologist shall draft a
Paleontological Resources Mitigation and Monitoring
Plan, which shall direct all mitigation measures related
to paleontological resources.

Paleontological Worker Environmental Awareness
Program.

Prior to the start of construction, the Qualified
Professional Paleontologist or their designee shall
conduct a paleontological Worker Environmental
Awareness Program (WEAP) training for construction
personnel regarding the appearance of fossils and the
procedures for notifying paleontological staff should
fossils be discovered by construction personnel.

Residual Impact

Less than
Significant

Less than
Significant

Less than
Significant

Less than
Significant

Less than
Significant

Less than
Significant with
Mitigation
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Executive Summary

Mitigation Measure (s) Residual Impact

Paleontological Monitoring.

Full-time paleontological monitoring shall be
conducted during ground disturbing construction
activities within previously undisturbed sediments.
Paleontological monitoring shall be conducted by a
paleontological monitor with experience with
collection and salvage of paleontological resources
and who meets the minimum standards of the SVP
(2010) for a Paleontological Resources Monitor. The
Qualified Professional Paleontologist may recommend
that monitoring be reduced in frequency or ceased
entirely based on geologic observations. Such
decisions shall be subject to review and approval by
the City of Sebastopol. In the event of a fossil
discovery by the paleontological monitor or
construction personnel, all construction activity within
50 feet of the find shall cease, and the Qualified
Professional Paleontologist shall evaluate the find. If
the fossil(s) is (are) not scientifically significant, then
construction activity may resume. If it is determined
that the fossil(s) is (are) scientifically significant, the
following shall be completed:

Fossil Salvage. The paleontological monitor shall
salvage (i.e., excavate and recover) the fossil to
protect it from damage/destruction. Typically,
fossils can be safely salvaged quickly by a single
paleontological monitor with minimal disruption to
construction activity. In some cases, larger fossils
(such as complete skeletons or large mammal
fossils) require more extensive excavation and
longer salvage periods. Bulk matrix sampling may
be necessary to recover small invertebrates or
microvertebrates from within paleontologically
sensitive deposits. After the fossil(s) is (are)
salvaged, construction activity may resume.
Fossil Preparation and Curation. Fossils shall be
identified to the lowest (i.e., most-specific)
possible taxonomic level, prepared to a curation-
ready condition, and curated in a scientific
institution with a permanent paleontological
collection along with all pertinent field notes,
photos, data, and maps. Fossils of undetermined
significance at the time of collection may also
warrant curation at the discretion of the Qualified
Professional Paleontologist.

Final Paleontological Mitigation Report.

Upon completion of ground-disturbing activities (or
laboratory preparation and curation of fossils, if
necessary), the Qualified Professional Paleontologist
shall prepare a final report describing the results of
the paleontological monitoring efforts. The report
shall include a summary of the field and laboratory
methods employed; an overview of project geology;
and, if fossils were discovered, an analysis of the
fossils, including physical description, taxonomic

Draft Environmental Impact Report
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Greenhouse Gas Emissions

Impact GHG-1. The proposed project
would be consistent with BAAQMD's
GHG thresholds for buildings and
transportation. Therefore, the project
would not generate GHG emissions that
may have a significant impact on the
environment. This impact would be less
than significant with implementation of
Mitigation Measure GHG-1.

Impact GHG-2. The proposed project
would be consistent with goals and
policies from CARB’s 2022 Scoping Plan,
Plan Bay Area 2050, the City’s Climate
Action Framework, and the General
Plan. Therefore, this impact would be
less than significant.

Hazards and Hazardous Materials

Impact HAZ-1. The proposed project
would include construction and
operation which could involve the use,
storage, disposal or transportation of
hazardous materials. However,
compliance with Federal, State, and
local regulations would reduce potential
impacts. Impacts would be less than
significant.

Impact HAZ-2. Sebastopol Independent
Charter School is located within 0.25
mile of the proposed project. The
proposed project would not emit or
handle hazardous or acutely hazardous
materials. This impact would be less
than significant.

Impact HAZ-3. The project site is
associated with an open Voluntary
Agreement cleanup case and is
therefore included on a list of
hazardous materials sites compiled
pursuant to Section 65962.5. There are
known hazardous material impacts to
soil at the project site. However,
compliance with applicable regulations
and mitigation for potential soil and/or
groundwater impacts at the project site
would minimize hazards from the
proposed project. This impact would be
less than significant with mitigation
incorporated.

Mitigation Measure (s)

identification, and scientific significance. The report
shall be submitted to the City of Sebastopol and, if
fossil curation occurred, the designated scientific
institution.

GHG-1 CALGreen Tier 2 EV Requirements. Prior to
issuance of building permits, the City Engineer and the
Chief Building Official shall confirm that the applicant
shall include the following design feature as part of the
project to be consistent with CALGreen Tier 2 EV
standards:

A minimum of 15 percent of the total number of
parking spaces shall be equipped with EV charging
stations.

None required.

None required.

Mitigation Measure HAZ-3(b)

HAZ-3a DTSC Regulatory Agency Submittal. The DTSC
shall continue to be utilized for agency oversight of
assessment and remediation of the project site
through completion of construction activities. Prior to
commencement of construction and grading activities
at the project site, the project applicant shall submit
the following documents to the DTSC project manager
of the open Voluntary Agreement cleanup case:

= Current development plan and any modifications
to the development plan

= All environmental documents completed for the
project, including this Initial Study document

= All future environmental documents completed for
the project

Residual Impact

Less than
Significant with
Mitigation

Less than
Significant

Less than
Significant

Less than
Significant with
Mitigation

Less than
Significant with
Mitigation
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Executive Summary

Mitigation Measure (s) Residual Impact

Upon submittal of the information above, and in
accordance with the 2023 DTSC Standard Voluntary
Agreement, DTSC may require actions such as:
development of subsurface investigation workplans;
completion of soil, soil vapor, and/or groundwater
subsurface investigations; installation of soil vapor or
groundwater monitoring wells; soil excavation and
offsite disposal; completion of human health risk
assessments; and/or completion of remediation
reports or case closure documents. Subsurface soil,
soil vapor, and groundwater investigations, if required,
shall be conducted in accordance with a sampling plan
that shall be reviewed and approved by the DTSC.

The DTSC approval documents shall be submitted to
and reviewed by the City prior to issuing grading
permits.

HAZ-3b Soil Management Plan. Prior to
commencement of construction and grading activities
at the project site, the project applicant shall retain a
qualified consultant (Professional Geologist [PG] or
Professional Engineer [PE]) to prepare a Soil
Management Plan (SMP) for the project site. The SMP
shall address:

1.

On-site handling and management of impacted soils
or other impacted wastes (e.g., stained soil, and soil
or groundwater with solvent or chemical odors) if
such soils or impacted wastes are encountered, and
Specific actions to reduce hazards to construction
workers and offsite receptors during the
construction phase.

The SMP must establish remedial measures and soil
management practices to ensure construction worker
safety, the health of future workers and residents, and
prevent the off-site migration of contaminants from
the project site. These measures and practices may
include, but are not limited to:

Stockpile management, including stormwater
pollution prevention and the installation of BMPs
Proper disposal procedures for contaminated
materials

Investigation procedures for encountering known
and unexpected odorous or visually stained soils,
other indications of hydrocarbon piping or
equipment, and/or debris during ground-disturbing
activities

Monitoring and reporting

A health and safety plan for contractors working at
the project site that addresses the safety and
health hazards of each phase of project site
construction activities with the requirements and
procedures for employee protection

The health and safety plan shall outline proper soil
handling procedures and health and safety
requirements to minimize worker and public

Draft Environmental Impact Report
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Impact HAZ-4. The project site is not
located in an airport land use plan or in
the vicinity of a private airstrip. No

impacts related to airports would occur.

Impact HAZ-5. The project would not
impair implementation of or physically
interfere with an adopted emergency

response plan or emergency evacuation

plan. Impacts would be less than
significant.

Impact HAZ-6. The project site is in an
urban area and is not near wildlands.
No impact related to wildland fires
would occur.

Hydrology and Water Quality

Impact HYD-1. Development facilitated
by the project would not violate water
quality standards or Waste Discharge
Requirements, or otherwise
substantially degrade surface or
groundwater quality. Impacts would be
less than significant with mitigation.

Impact HYD-2. Development facilitated
by the project would not interfere
substantially with groundwater
recharge such that the project may
impede sustainable groundwater
management of local groundwater
basins. Impacts would be less than
significant.

Impact HYD-3. The proposed project
would alter drainage patterns and
increase runoff in the area but would
not result in substantial erosion or
siltation on- or off- site. Impacts would
be less than significant.

Impact HYD-4. The proposed project
would alter drainage patterns and
increase runoff in the area but would

not result in increased flooding on or off

site. Impacts would be less than
significant.

Mitigation Measure (s)

exposure to hazardous materials during
construction.

The DTSC shall review and approve the SMP prior to
construction (grading) activities at the project site. The
City shall review and approve the DTSC-approved SMP
prior to issuing grading permits. The project applicant
shall implement the SMP during , grading and
construction at the project site.

None required.

None required.

None required.

None required.

None required.

None required.

None required.

Residual Impact

No Impact

Less than
Significant

No Impact

Less than
Significant

Less than
Significant

Less than
Significant

Less than
Significant
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Impact

Impact HYD-5. The proposed project
would alter drainage patterns and
increase runoff in the area but would
not exceed the capacity of existing or
planned stormwater drainage systems
or provide substantial additional
polluted runoff. Impacts would be less
than significant with mitigation.

Impact HYD-6. The proposed project
would not conflict with or obstruct the
North Coast RWQCB Basin Plan or Santa
Rosa Plain Subbasin GSP, pursuant to
compliance with applicable water
quality regulations. Impacts would be
less than significant with mitigation.

Land Use and Planning

Impact LU-1. The project would not
physically divide an established
community. No impact would occur.

Impact LU-2. The project would not
conflict with the goals or policies in the
City’s General Plan or the SMC. This
impact would be less than significant.

Noise

Impact NOI-1. Construction of the
project would temporarily increase
ambient noise levels, but noise levels
would not exceed applicable standards.
Ambient noise in the project vicinity
would increase from on-site activities
and increased traffic. Traffic noise
increases would be less than significant.
operational stationary source noise
would exceed standards established by
the City. Impacts would be less than
significant with mitigation.

Impact NOI-2. Project construction
would intermittently generate
groundborne vibration on a site which
may affect sensitive receptors near the
project site, but project vibration would
not create excessive levels of vibration
that could cause architectural damage.
Impacts would be less than significant.

Impact NOI-3. The project would not
expose people residing or working in
the Project Area to excessive noise
levels related to airstrip/airport
operation. No impact would occur.

Mitigation Measure (s)

Mitigation Measure HAZ-3(a) and HAZ-3(b)

Mitigation Measure HAZ-3(a) and HAZ-3(b)

None required.

None required.

NOI-1 Mechanical Equipment Noise Reduction. For
outdoor condensing units (HVAC) and transformers
directly adjacent to noise-sensitive receptors, provide
a solid barrier with a height blocking the line-of-sight
to the nearby noise-sensitive receptors. The minimum
density of the barrier shall be 2 pounds per square
foot with no holes or gaps. Once final equipment
selection is made, an acoustical analysis of the noise
from project mechanical and electrical equipment to
surrounding properties must be completed by a
qualified acoustical consultant prior to final design to
verify compliance with the City’s nighttime exterior
noise standard of 45 dBA.

None required.

None required.

Executive Summary

Residual Impact

Less than
Significant with
Mitigation

Less than
Significant with
Mitigation

No Impact

Less than
Significant

Less than
Significant with
Mitigation

Less than
Significant

No Impact
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Impact Mitigation Measure (s) Residual Impact

Population and Housing

Impact POP-1. The proposed project None required. Less than
would construct 80 new single-family Significant
residences and up to 16 accessory

dwelling units, which would increase

the population in Sebastopol. However,

the growth anticipated as a result of the

project is accounted for in the City’s

Housing Element. Impacts would be less

than significant.

Impact POP-2. The proposed project None required. No Impact
would not result in the displacement of

substantial numbers of housing or

people. The project would facilitate the

development of new housing in

Sebastopol in accordance with state and

local housing goals. There would be no

impact.

Public Services

Impact PS-1. The proposed project None required. Less than
would not result in substantial adverse Significant
physical impacts associated with the

provision of new or physically altered

fire protection facilities, or need new or

physically altered fire protection

facilities. Impacts would be less than

significant.
Impact PS-2. The proposed project None required. Less than
would not result in substantial adverse Significant

physical impacts associated with the
provision of new or physically altered
police protection FACILITIES OR need
new or physically altered police
protection facilities. Impacts would be
less than significant.

Impact PS-3. The proposed project None required. Less than
would not result in substantial adverse Significant
physical impacts associated with the

provision of new or physically altered

schools or need new or physically

altered schools. Impacts would be less

than significant.

Impact PS-4. The proposed project None required. Less than
would not result in substantial adverse Significant
physical impacts associated with the

provision of new or physically altered

PARKS OR need new or physically

altered parks. Impacts would be less

than significant.

ES-18



Impact

Impact PS-5. The proposed project
would not result in substantial adverse
physical impacts associated with the
provision of new or physically altered
public facilities or need new or
physically altered public facilities.
Impacts would be less than significant.

Transportation

Impact TRA-1. The project would
conflict with General Plan Action CIR 1f
relating to pedestrian facilities.
Incorporation of Mitigation Measure
TRA-1 would ensure compliance with all
relevant plans, programs, ordinances
and policies. Impacts would be less than
significant with mitigation incorporated.

Impact TRA-2. Vehicle miles traveled
(VMT) attributable to the proposed
project would not exceed the County’s
thresholds for residential projects.
Therefore, the impact related to VMT
would be less than significant.

Impact TRA-3. The proposed project
would not introduce design features or
incompatible uses that could increase
traffic hazards. This impact would be
less than significant.

Impact TRA-4. The proposed project
would not result in inadequate
emergency access. This impact would
be less than significant.

Tribal Cultural Resources

Impact TCR-1. Grading and excavation
required for the proposed project
would have potential to unearth and
impact or damage Tribal Cultural
Resources. Impacts would be less than
significant with implementation of
mitigation.

Mitigation Measure (s)

None required.

TRA-1 Pedestrian Connectivity and Safety. A new
pedestrian path shall be added through the center of
the project site in order to link the project and mixed
commercial office park to the new HAWK crossing
across the north leg of the intersection of SR
116/Danmar Drive after Caltrans constructs the HAWK
crossing and before an occupancy permit is issued.

None required.

None required.

None required.

TCR-1 Suspension of Work Around Tribal Cultural
Resources. If cultural resources of Native American
origin are identified during implementation of the
proposed project, all earth-disturbing work within 50
feet of the find shall cease and desist until an
archaeologist has evaluated the nature and
significance of the find as a cultural resource and an
appropriate local Native American representative is
consulted. Staking of the area of discovery will be
implemented with stakes no more than 10 feet apart,
forming a circle having a radius of no less than 100
feet from the point of discovery. If the City, in
consultation with local Native American tribes,
determines that the resource is a tribal cultural
resource and thus significant under CEQA, a mitigation
plan shall be prepared and implemented in
accordance with state guidelines and in consultation
with local Native American group(s). The plan shall
include avoidance of the resource or, if avoidance of
the resource is infeasible, the plan shall outline the
appropriate treatment of the resource in coordination
with the appropriate local Native American tribal

Executive Summary

Residual Impact

Less than
Significant

Less than
Significant with
Mitigation

Less than
Significant

Less than
Significant

Less than
Significant

Less than
Significant with
Mitigation
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Impact Mitigation Measure (s) Residual Impact

representative and, if applicable, a qualified
archaeologist. Examples of appropriate mitigation for
tribal cultural resources include, but are not limited to,
protecting the cultural character and integrity of the
resource, protecting traditional use of the resource,
protecting the confidentiality of the resource, or
heritage recovery.

Utilities and Service Systems

Impact UTIL-1. The proposed project None required. Less than
would not require the relocation or Significant
construction of new or expanded water,

wastewater treatment or storm water

drainage, electric power, natural gas, or

telecommunications facilities. The

proposed project would be adequately

served by existing facilities to meet the

project’s projected demands. Impacts

would be less than significant.

Impact UTIL-2. There are sufficient None required. Less than
water supplies available to serve the Significant
proposed project during normal, dry,

and multi-dry year conditions. Impacts

would be less than significant.

Impact UTIL-3. The proposed project None required. Less than
would not generate solid waste in Significant
excess of State or local standards, or in

excess of the capacity of local

infrastructure, would not impair the

attainment of solid waste reduction

goals, and would comply with Federal,

State, and local statutes and regulations

related to solid waste. Impacts would

be less than significant.
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Introduction

1 Infroduction

This document is an Environmental Impact Report (EIR) for a proposed residential development
located at 1009 and 1011 Gravenstein Highway North, Sebastopol, California. The Canopy Project
(hereafter referred to as the “proposed project” or “project”) would be constructed on a site that is
currently undeveloped with mature trees and an informal pedestrian pathway that connects the
West County Trail to the O’Reilly Media Center parking lot. The proposed project would construct 80
solar all-electric, three-story townhome-style condominiums, with the potential for up to 16
Americans with Disability Act (ADA) accessible accessory dwelling units (ADUs). Other components
of the project include newly constructed internal roadways, 160 automobile parking spaces in
garages and 58 automobile surface spaces across the site, and 96 bicycle parking spaces. The project
would involve the removal of 22 trees while the remaining 111 trees would be preserved. Additional
trees and amenities including gardens, active and passive seating areas, children’s play areas, and a
meditation hammock garden are proposed.

This section discusses (1) the project and EIR background; (2) the legal basis for preparing an EIR; (3)
the scope and content of the EIR; (4) issue areas found not to be significant; (5) the lead,
responsible, and trustee agencies; and (6) the environmental review process required under the
California Environmental Quality Act (CEQA). The proposed project is described in detail in Section 2,
Project Description.

1.1 Environmental Impact Report Background

The City of Sebastopol distributed a Notice of Preparation (NOP) of the EIR for a 30-day agency and
public review period starting on July 6, 2023 and ending on August 7, 2023. In addition, the City held
an EIR Scoping Meeting on July 18, 2023. The meeting, held at 3:00 PM, was aimed at providing
information about the proposed project to members of public agencies, interested stakeholders and
residents/community members. The meeting was held at Sebastopol Community Center at 425
Morris Street, Sebastopol, CA and online via Zoom. The City received letters from two agencies in
response to the NOP during the public review period, as well as various verbal comments during the
EIR Scoping Meeting. The NOP is presented in Appendix A of this EIR. Table 1-1 on the following
page summarizes the content of the letters and verbal comments and where the issues raised are
addressed in the EIR.

1.2 Purpose and Legal Authority

The proposed project requires the discretionary approval of the City of Sebastopol Planning
Commission; therefore, the project is subject to the environmental review requirements of CEQA. In
accordance with Section 15121 of the CEQA Guidelines (California Code of Regulations, Title 14), the
purpose of this EIR is to serve as an informational document that:

“...will inform public agency decision makers and the public generally of the significant
environmental effects of a project, identify possible ways to minimize the significant effects, and
describe reasonable alternatives to the project.”

This EIR has been prepared as a project EIR pursuant to Section 15161 of the CEQA Guidelines. A
Project EIR is appropriate for a specific development project. As stated in the CEQA Guidelines:
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“This type of EIR should focus primarily on the changes in the environment that would result
from the development project. The EIR shall examine all phases of the project, including
planning, construction, and operation.”

This EIR is to serve as an informational document for the public and City of Sebastopol decision
makers. The process will include public hearings before the Planning Commission to consider
certification of a Final EIR and approval of the proposed project.

Table 1-1 NOP Comments and EIR Response

Commenter

Agency Comments

Department of Toxic
Substances Control
(DTSC)

California Department
of Transportation
(Caltrans)

Comment/Request

States that the project is listed in the DTSC EnviroStor
database as an active voluntary agreement cleanup
site. DTSC and the Proponent, City Ventures
Homebuilding, LLC entered into a new Standard
Voluntary Agreement (SVA) on April 26, 2023.

States that the EIR should discuss and analyze the
contaminant history and all related site investigation
reports, and identify and analyze the proposed
remediation activities to address the contaminants
on-site.

Requests that if the project meets the screening
criteria established in the City’s adopted Vehicle
Miles Traveled (VMT) policy to be presumed to have a
less-than-significant VMT impact and exempt from
detailed VMT analysis, that justification is provided to
support the exempt status in alignment with the
City’s VMT policy.

Requests that if the project does not meet the
screening criteria, to include a detailed VMT analysis
in the DEIR that includes VMT analysis pursuant to
the City’s guidelines; a schematic illustration of
walking, biking and auto collisions at the project site;
and the project’s primary and secondary effects on
pedestrians, bicycles, travelers with disabilities and
transit performance.

States that potential impacts to the State Right-of-
Way from project-related temporary access points
should be analyzed.

States that mitigation for significant impacts due to
construction and noise should be identified.

States the proposed project would require a Caltrans
transportation permit for the transportation of heavy
construction equipment and/or materials which
requires the use of oversized-transport vehicles.

States that prior to construction, coordination may be
required with Caltrans to develop a Transportation
Management Plan (TMP) to reduce construction
traffic impacts to the STN.

How and Where It Was Addressed

Comments are addressed in Section 4.7,
Hazards and Hazardous Materials.

Comments are addressed in

Section 4.13, Transportation. A Traffic
Impact Study (TIS) prepared for the
project is included as an appendix
(Appendix G). The TIS includes additional
background information regarding
collision history and existing pedestrian
and biking conditions.




Commenter

Comment/Request

States that the City of Sebastopol is responsible for all
project mitigation, including any needed
improvements to the STN.

States that if any Caltrans facilities are impacted by
the project, those facilities must meet American
Disabilities Act (ADA) Standards after project
completion. As well, the project must maintain
bicycle and pedestrian access during construction.

Public Comments from the NOP Scoping Meeting

Aesthetics

Biological Resources

Hazards and

Hazardous Materials

Public Services

Population and
Housing

Traffic

The commenter expresses concern about light
pollution.

Commenter questions how tall the buildings will be.
Commenter expresses concern about building height.

Commenter requests information regarding trees to
be removed.

Commenter expresses concern regarding historical
use of the project site and associated hazardous
materials.

The commenter requests that any reports regarding
hazardous materials be analyzed and shared with the
community.

Commenter questions if the project would be served
by Sebastopol Police.

Commenter requests information regarding State and
Federal housing requirements.

Commenter questions if the project includes
affordable or senior housing.

Commenter requests information regarding site
access.

Commenter expresses concern regarding traffic
during school hours.

Commenter questions whether mitigation measures
will be implemented to address traffic in the area.

Commenter expresses concerns about transportation
improvements.

Commenter questions if there will be site access from
Hurlbut Avenue.

Introduction

How and Where It Was Addressed

Comments are addressed in Section 4.1,
Aesthetics and Section 4.9, Land Use and
Planning.

Comments are addressed in Section 4.3,
Biological Resources and Section 4.1,
Aesthetics.

Comments are addressed in Section 4.7,
Hazards and Hazardous Materials.

Comment is addressed in Section 4.12,
Public Services.

Comments regarding housing
requirements are addressed in Section
4.11, Population and Housing and
comments regarding affordable and
diverse housing are addressed in Section
4.9, Land Use and Planning.

Comments are addressed in
Section 4.13, Transportation.
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1.3  Scope and Content

Impacts related to the following issue areas were found to be potentially significant and have been
studied in depth in the EIR:

= Aesthetics = Land Use and Planning

= Air Quality = Noise

= Biological Resources =  Population and Housing

= Cultural Resources =  Public Services

=  Geology and Soils = Transportation

= Greenhouse Gas Emissions =  Tribal Cultural Resources

= Hazards and Hazardous Materials = Utilities and Service Systems

= Hydrology and Water Quality

Impacts in the following issue areas were found not to be significant and are analyzed in
Section 4.16, Impacts Found to be Less than Significant.

= Agriculture =  Minerals
=  Forestry = Recreation
=  Energy = Wildfire

In preparing the EIR, use was made of pertinent City policies and guidelines, certified EIRs and
adopted CEQA documents, technical reports, and other background documents. A full reference list
is contained in Section 7, References and Preparers.

The alternatives section of the EIR (Section 6) was prepared in accordance with Section 15126.6 of
the CEQA Guidelines and focuses on alternatives that are capable of eliminating or reducing
significant adverse effects associated with the project while feasibly attaining most of the basic
project objectives. In addition, the alternatives section identifies the “environmentally superior”
alternative among the alternatives assessed. The alternatives evaluated include the CEQA-required
“No Project” alternative and two alternative development scenarios for the project area.

The level of detail contained throughout this EIR is consistent with the requirements of CEQA and
applicable court decisions. Section 15151 of the CEQA Guidelines provides the standard of adequacy
on which this document is based. The Guidelines state:

“An EIR should be prepared with a sufficient degree of analysis to provide decision-makers with
information which enables them to make a decision which intelligently takes account of
environmental consequences. An evaluation of the environmental effects of the proposed
project need not be exhaustive, but the sufficiency of an EIR is to be reviewed in light of what is
reasonably feasible. Disagreement among experts does not make an EIR inadequate, but the EIR
should summarize the main points of disagreement among the experts. The courts have looked
not for perfection, but for adequacy, completeness, and a good faith effort at full disclosure.”
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1.4  Lead, Responsible, and Trustee Agencies

The CEQA Guidelines define lead, responsible and trustee agencies. The City of Sebastopol is the
lead agency for the project because it holds principal responsibility for approving the project.

A responsible agency refers to a public agency other than the lead agency that has discretionary
approval over the project. The Department of Toxic Substances Control (DTSC) is a responsible
agency. DTSC is responsible for approving the Soil Management Plan (SMP) for the project prior to
construction (grading) activities at the project site. A trustee agency refers to a state agency having
jurisdiction by law over natural resources affected by a project. There are no trustee agencies for
the proposed project.

1.5 Environmental Review Process

The environmental impact review process, as required under CEQA, is summarized below and
illustrated in Figure 1-1. The steps are presented in sequential order.

1. Notice of Preparation (NOP) and Initial Study. After deciding that an EIR is required, the lead
agency (City of Sebastopol) must file a NOP soliciting input on the EIR scope to the State
Clearinghouse, other concerned agencies, and parties previously requesting notice in writing
(CEQA Guidelines Section 15082; Public Resources Code Section 21092.2). The NOP must be
posted in the City Clerk’s office for 30 days. The NOP may be accompanied by an Initial Study
that identifies the issue areas for which the project could create significant environmental
impacts.

2. Draft EIR Prepared. The Draft EIR must contain: a) table of contents or index; b) summary; c)
project description; d) environmental setting; e) discussion of significant impacts (direct,
indirect, cumulative, growth-inducing and unavoidable impacts); f) a discussion of alternatives;
g) mitigation measures; and h) discussion of irreversible changes.

3. Notice of Completion (NOC). The lead agency must file a NOC with the State Clearinghouse
when it completes a Draft EIR and prepare a Public Notice of Availability of a Draft EIR. The lead
agency must place the NOC in the City Clerk’s office for 30 days (Public Resources Code Section
21092) and send a copy of the NOC to anyone requesting it (CEQA Guidelines Section 15087).
Additionally, public notice of Draft EIR availability must be given through at least one of the
following procedures: a) publication in a newspaper of general circulation; b) posting on and off
the project site; and c) direct mailing to owners and occupants of contiguous properties. The
lead agency must solicit input from other agencies and the public and respond in writing to all
comments received (Public Resources Code Sections 21104 and 21253). The minimum public
review period for a Draft EIR is 30 days. When a Draft EIR is sent to the State Clearinghouse for
review, the public review period must be 45 days unless the State Clearinghouse approves a
shorter period (Public Resources Code 21091).

4. Final EIR. A Final EIR must include: a) the Draft EIR; b) copies of comments received during
public review; c) list of persons and entities commenting; and d) responses to comments.

5. Certification of Final EIR. Prior to making a decision on a proposed project, the lead agency
must certify that: a) the Final EIR has been completed in compliance with CEQA; b) the Final EIR
was presented to the decision-making body of the lead agency; and c) the decision making body
reviewed and considered the information in the Final EIR prior to approving a project (CEQA
Guidelines Section 15090).
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6.

Lead Agency Project Decision. The lead agency may a) disapprove the project because of its
significant environmental effects; b) require changes to the project to reduce or avoid
significant environmental effects; or c) approve the project despite its significant environmental
effects, if the proper findings and statement of overriding considerations are adopted (CEQA
Guidelines Sections 15042 and 15043).

Findings/Statement of Overriding Considerations. For each significant impact of the project
identified in the EIR, the lead agency must find, based on substantial evidence, that either: a)
the project has been changed to avoid or substantially reduce the magnitude of the impact; b)
changes to the project are within another agency’s jurisdiction and such changes have or should
be adopted; or c) specific economic, social, or other considerations make the mitigation
measures or project alternatives infeasible (CEQA Guidelines Section 15091). If an agency
approves a project with unavoidable significant environmental effects, it must prepare a written
Statement of Overriding Considerations that sets forth the specific social, economic, or other
reasons supporting the agency’s decision.

Mitigation Monitoring Reporting Program. When the lead agency makes findings on significant
effects identified in the EIR, it must adopt a reporting or monitoring program for mitigation
measures that were adopted or made conditions of project approval to mitigate significant
effects.

Notice of Determination (NOD). The lead agency must file a NOD after deciding to approve a
project for which an EIR is prepared (CEQA Guidelines Section 15094). A local agency must file
the NOD with the City Clerk. The NOD must be posted for 30 days and sent to anyone previously
requesting notice. Posting of the NOD starts a 30-day statute of limitations on CEQA legal
challenges (Public Resources Code Section 21167[c]).




Figure 1-1 Environmental Review Process

Lead Agency
prepares Initial Study

Lead Agency sends Notice of
Preparation to responsible
agencies

Lead Agency
prepares Draff EIR

Lead Agency files Notice of
Completion + gives public
notice of availability of Draft EIR

Public Review period
(45 days minimum)

Lead Agency
prepares Final EIR, including
response to comments on the
Draft EIR

Lead Agency prepares findings
on the feasibility of reducing
significant environmental
effects

Lead Agency makes a
decision on the project

Lead Agency
files Notice of Determination
with County Clerk
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Project Description

2 Project Description

This section describes the proposed project, including the project applicant, the project site and
surrounding land uses, major project characteristics, project objectives, and discretionary actions
needed for approval.

2.1 Lead Agency and Contact

City of Sebastopol

7120 Bodega Avenue

Sebastopol, California 95472

Contact: John Jay, Associate Planner, Planning Department
(707) 823-6167

2.2  Project Applicant

City Ventures
444 Spear Street, Suite 200
San Francisco, California 94105

2.3  Project Location

The project site is located at 1009-1011 Gravenstein Highway North, on the east side of
Gravenstein Highway North southeast of its intersection with Mill Station Road, within the City
of Sebastopol. The project site encompasses approximately 6.1 acres across two parcels. The project
site consists of Assessor’s Parcel Numbers (APNs) 060-261-028 and 060-261-026 and is adjacent to
the City of Sebastopol’s northwestern boundary (City of Sebastopol 2023). The project site is
roughly bounded by the O’Reilly Media Center to the west, Gravenstein Highway North to the north,
and primarily residential uses to the east and south. Figure 2-1 shows the regional location of the
project site and Figure 2-2 shows the project site’s immediate location and selected nearby land
uses.
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Figure 2-1 Regional Location

Austin CreelgState
Recreanon Area

e Sonoma Coast
State Beach
z f Annadel { 12 ]
i 3 State Park
Coast Guard <
. g Center ;
0 2.5 5 Miles Petaluma il . £
| ! | gt
Imagery provided by Esri and its licensors © 2023.
N
72( Project Location A =
Ukiah Yuba
City

Roseville

Santa Sacramento

Rosa
ﬁi vaganie: | S0

Fairfield 1
Vallejo
Gl T Antioch  gyockton
San e
4 05
Francisco Livermbrg
San Mateo

Fremont

5an Jose




Project Description

Figure 2-2 Project Location
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2.4  Existing Site Characteristics

2.4.1 Current Land Use Designation and Zoning

The project site is designated as Office/Light Industrial (OLI) in the 2016 City of Sebastopol General
Plan. The General Plan OLI designation is intended “to promote well planned, integrated business
parks, which will serve as major employment center within the community” (Sebastopol 2015). The
Office/Light Industrial designations only apply to sites of three (3) acres or larger. Residential uses
are allowed at a density of 12.1 to 25 units per acre as a secondary use to the primary office/light
industrial uses allowed in this land use designation (Sebastopol 2015).

The project site is designated as Office/Light Industrial (OLM) by the City of Sebastopol Zoning
Ordinance. According to Section 17.25.010 of the Sebastopol Municipal Code (SMC), the purpose of
the OLM District is to implement the “Office/Light Industrial” land use category of the General Plan
and to provide areas for well-planned, integrated business parks that may include office and related
uses. Section 17.25.020 of SMC lists the allowed uses of the OLM district which includes R7-
Multifamily Residential (12.1-25 du/ac) with Planning Commission review.

2.4.2 Surrounding Land Uses

The project site is in a neighborhood characterized by a mix of uses including residential,
educational, commercial, and recreational. The Sebastopol Charter School and single-family
residential uses are located north of the site, across the West County Trail. Uses to the east include
primarily single-family neighborhoods as well as the West County Trail. South of the project site
uses are comprised of primarily commercial uses, including an automotive store, mixed commercial
and residential sites, and several single-family residences. The existing office buildings (1003-1007
Gravenstein Highway North), known as the O’Reilly Media Center, directly abuts the site to the
west, and a mix of residential uses are located further west, across Gravenstein Highway North.

2.4.3 Existing Project Site Conditions

The project site is currently undeveloped but includes existing vegetation and mature trees. An
informal pedestrian pathway bisects the site to connect the existing O’Reilly Media Center parking
lot to the West County Trail, allowing use of the trail. To the east, the site is directly adjacent to the
West County Trail, a paved trail that links Sebastopol with areas to the Northwest, including Graton
and Forestville, and connects in downtown Sebastopol to the Joe Rodota Trail, which connect
downtown Santa Rosa and Sebastopol. These trails run parallel to Highway 116 to the North of the
site and along Highway 12 from eastern Sebastopol to Santa Rosa and is a popular route for cyclists
and pedestrians (Sonoma County 2023). The portion directly east of the site is a Class Il route and
ends at Analy High School. The project site is generally flat and includes numerous mature trees
across the parcel (Figure 2-3). The elevation is approximately 200 feet above mean sea level.
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Figure 2-3 Existing Site Conditions

The northwestern project site boundary looking south

Existing trees on the site, looking east
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2.5 Project Description

2.5.1

Proposed Parcel Changes

The project would require the City’s approval of a conditional use permit, site development review,
and vesting tentative tract map. In addition, the project applicant proposes the use of a State
Density Bonus to allow for a waiver to increase the building height to three stories.

2.5.2

Proposed Residential Development

The proposed project would construct 80 solar all-electric, three-story townhome-style
condominiums, with the potential for up to 16 Americans with Disability Act (ADA) accessible
accessory dwelling units (ADUs). Table 2-1 provides a summary of the proposed development.

Table 2-1

Proposed Residential Development Summary

Feature Details

Townhome Project Characteristics
Residential area
Floor Area Ratio (FAR)

Density

Building Height

Proposed Dwelling Units
Three-Bedroom

Three-Bedroom (with an optional fourth
bedroom)

Three-Bedroom (with an optional elevator
and/or fourth bedroom)

Three-Bedroom (with an optional ADU or
fourth bedroom)

Total Units
Proposed Parking
Garage Parking Within Townhomes

Standard Surface Parking

Compact Surface Parking
Total

Total Bicycle Parking Spaces

69,317 square feet
1.531

Allowed: 12.1 to 25 dwelling units/acre
Proposed: 13.1 dwelling units/acre

Allowed: 30 feet and 2 stories
Proposed: 40 feet +/- and 3 stories with Density Bonus Waiver

22 units

29 units

13 units

16 units

80 units, with a maximum of 16 ADUs

160 spaces

41 spaces with 10 percent (6 spaces) of electric vehicle charging parking
spaces

17 spaces
218 spaces

96 (80 in garages and 16 in on-site bicycle racks)




Project Description

Feature Details

Proposed Open Space

Common Open Space 107,200 square feet (1,340 square feet per dwelling unit)
Private Open Space (at grade) 216 square feet per dwelling unit
Private Open Space (balconies) 75-230 square feet per dwelling unit

! Calculated as the total allowed lot coverage (106,333 square feet) divided by the total ground floor footprint proposed (69,317 square
feet)

The proposed 80 units (and potential ADUs) would be distributed throughout 20 buildings. The
buildings would be distributed in blocks of three to eight townhomes per building throughout the
site. The homes would range from two to four bedrooms and include options for up to 16 accessible
ground floor ADUs. Select residences would have the option for personal elevators and would
provide additional ADA accessibility. The project includes accessible/adaptable features in each
building with an accessible path of travel to connect all buildings. Each residential unit would be
three stories and would include a two-car garage and bedroom or ADU on the first floor, kitchen
and living spaces on the second floor, and additional bedrooms at the third floor. Figure 2-4 shows
the proposed site plan and Figure 2-5 shows the proposed project elevations.

2.5.3 Circulation, Access, and Parking

Access to the proposed residential units and garages would be taken from newly constructed
private streets between the buildings, which would connect to Gravenstein Highway North. Access
to the site via Gravenstein Highway North would be provided by two new inlet and outlet points at
the northwest and southwest portions of the site on either side of the existing O’Reilly Media
Center site. The northwest entry point would use the existing intersection at Mill Station Road, and
the southwest entry point would provide access through one new curb cut connecting to
Gravenstein Highway. The project would include a total of 160 parking spaces in garages and 58
surface spaces across the site.

Pedestrian and bicycle access to the buildings would be provided via the new internal roadways. The
project would include construction of landscaped internal walkways throughout the site, including a
new, enhanced 6-foot-wide pedestrian pathway to connect the West County Trail to Gravenstein
Highway along the south border of the site; a bicycle repair station is proposed at the same location.
The project would include 96 bicycle parking spaces, with 80 long-term spaces located in each
residential garage and 16 spaces in onsite bicycle racks.

2.5.4 Landscaping and Open Space

There are currently 133 trees within the project site, and the proposed project would involve the
removal of 22 trees while preserving the remaining 111 trees primarily along the perimeter of the
site. An existing large, mature coast live oak tree would be retained at the primary entrance to the
project entry. Existing oak trees and redwoods would be preserved throughout the site. Additional
trees, such as native maples, madrone and dogwood, are proposed to create onsite ecosystems that
attract birds and butterflies. Proposed landscaping would include new plantings throughout the
open spaces, including the paseo, at the setbacks along drive aisles, roadways, and streets, and
surrounding the proposed buildings. Other amenities, including gardens, active and passive seating
areas, children’s play areas, and a meditation hammock garden are also proposed.
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To treat stormwater, the proposed project would include flow-through planters and permeable
pavement throughout the project site. Several bioretention facilities and swales are proposed along
the perimeter of the site including the north, west, and southwestern boundaries of the site.
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Figure 2-4 Proposed Project Site Plan
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Source: William Hezmalhalch Architects, INC. DBA WHA., 2023
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Figure 2-5 Proposed Building Elevations

Source: William Hezmalhalch Architects, INC. DBA WHA., 2023




Project Description

2.5.5 Building and Architecture

The buildings are proposed to have a modern agrarian aesthetic with steep pitched roofs, and
materials like lapped and board-and-batten siding.

2.5.6 Construction

Construction would occur over approximately 31 months. Phase | is anticipated to start in June 2024
and finish in June 2026. Construction would take place within the hours of 7:00 a.m. to 8:00 p.m.,
Monday through Friday. Phase Il is expected to begin in March 2025 and end in February 2027. Site
preparation across both phases is anticipated to result in approximately 9,520 cubic yards of cut and
fill soil which would be balanced on site. Roughly 2,092 cubic yards and 1,566 cubic yards of soil are
anticipated to be imported for Phase | and II, respectively. Some of the soil on the project site was
impacted by contamination (refer to Section 4.7, Hazards and Hazardous Materials, for more
information), and would be buried on-site under six feet of clean fill material. Total construction
activities would involve the use and operation of aerial lifts, backhoes, cement and mortar mixers,
compactors, cranes, dozers, forklifts, graders, loaders, paving equipment, rollers, scrapers, skid steer
loaders, and tractors.

2.5.7 Utilities

The City of Sebastopol Public Works would provide water, stormwater, and wastewater collection,
treatment, and disposal to the project site. Electricity would be provided by Pacific Gas and Electric
(PG&E). Solid waste and recycling services for the site are provided by Recology Sonoma Marin.
Police and fire protection services would be provided by the City of Sebastopol. The proposed
project includes onsite drainage improvements with bioretention facilities (vegetated buffers and
bioswale) and a storm drain network. The inlet and overflow structures of an existing detention
pond for the adjacent office park would be modified to detain and control combined drainage from
the office park and proposed project.

2.6 Project Objectives

The objectives for the proposed project are to:

1. Develop diverse residential uses, including ADUs, that add diversity to the City of Sebastopol's
ownership housing supply and meet a variety of residents’ needs by encouraging inherent
affordability and providing housing opportunities for households at a variety of income levels
and life stages.

2. Develop a well-designed ownership residential townhome project that includes accessible and
adaptable features in every building to provide ADA accessibility beyond what is required by the
building code.

3. Construct a single, cohesive development consisting of high-quality, contemporary urban design
that respects and relates well to its surroundings and respects the urban forest that will remain.

4. Bolster the connection between the community and the West County Trail through the
preservation of existing pathways and ensuring continued use of the trail.

5. Achieve the streamlined and efficient processing and approval of the project including benefits
available to developments that include affordable housing consistent with the State Density
Bonus Law.
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2.7  Required Approvals

The proposed project would require approval of the following entitlements by the City of
Sebastopol City Council:

=  Conditional Use Permit for 80 townhouse units within the OLM zoning district

= A \Vesting Tentative Map

=  State Density Bonus law waiver to increase building height from two stories to three stories

= Site Desigh Review

= Removal of 22 existing onsite trees

The Department of Toxic Substances Control (DTSC) is a responsible agency. DTSC is responsible for

approving the Soil Management Plan (SMP) for the project prior to construction (grading) activities
at the project site.

2.8 California Native American Tribal Consultation

On June 27, 2023, the City of Sebastopol contacted California Native American Tribal governments
by sending an Assembly Bill (AB) 52 notification letter via certified mail to ten Native American tribal
contacts. Under AB 52, Native American tribes have 30 days to respond and request further project
information and request formal consultation. The City received one response from the Kashia Band
of Pomo Indians of Stewarts Point which stated that the tribe had no comments or concerns. To
date, the City has not received any additional responses under AB 52.
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3 Environmental Setting

This section provides a general overview of the environmental setting for the project. More detailed
descriptions of the environmental setting for each environmental issue area can be found in
Section 4, Environmental Impact Analysis.

3.1 Regional Setting

The project is located within the City of Sebastopol city limits. Figure 2-1 in Section 2, Project
Description, shows the regional location of the project site. The City of Sebastopol (city) city limits
and sphere of influence (SOI) encompass approximately 1,400 acres and are located in Western
Sonoma County, approximately 15 miles east of the Pacific Ocean and 52 miles north of San
Francisco. The city is south of the unincorporated community of Graton, east of the unincorporated
community of Freestone, and west of the city of Santa Rosa.

The city is largely built out and is at the crossroads of two State Highways, SR-116 and SR-12. The
nearest freeway US-101, is located approximately 6.7 miles east of the project site. The city is also
served by the Sonoma County Transit bus system.

The Mediterranean climate of the region produces moderate temperatures year-round, with rainfall
concentrated in the winter months. Although air quality in the area has steadily improved in recent
years, Sonoma County remains a nonattainment area for ozone (urban smog) and PM-2.5 (EPA
2023).

3.2  Project Site Sefting

The project site encompasses approximately 6.1 acres across two parcels located at 1009-1011
Gravenstein Highway North, on the east side of Gravenstein Highway North southeast of its
intersection with Mill Station Road. The project site is currently undeveloped but includes existing
vegetation and mature trees. An informal pedestrian pathway bisects the site to connect the
existing O’Reilly Media Center parking lot to the West County Trail, allowing use of the trail. To the
east, the site is directly adjacent to the West County Trail, a paved trail that links Sebastopol with
areas to the Northwest, including Graton and Forestville, and connects in downtown Sebastopol to
the Joe Rodota Trail, which connect downtown Santa Rosa and Sebastopol. These trails run parallel
to Highway 116 to the North of the site and along Highway 12 from eastern Sebastopol to Santa
Rosa and is a popular route for cyclists and pedestrians. The project site is generally flat and includes
numerous mature trees across the parcel. The elevation is approximately 200 feet above mean sea
level.

The project site is in a neighborhood characterized by a mix of uses including residential,
educational, commercial, and recreational. The Sebastopol Charter School and single-family
residential uses are located north of the site, across the West County Trail. Uses to the east include
primarily single-family neighborhoods as well as the West County Trail. South of the project site
uses are comprised of primarily commercial uses, including an automotive store, mixed commercial
and residential uses, and several single-family residences. The existing O’Reilly Media Center directly
abuts the site to the west, and a mix of residential uses are located further west, across Gravenstein
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Highway North. Figure 2-2 in Section 2, Project Description, shows the project site’s immediate
location and selected nearby land uses.

The project site is designated as Office/Light Industrial (OLI) in the 2016 City of Sebastopol General
Plan and is zoned as Office/Light Industrial (OLM) by the City of Sebastopol Zoning Ordinance.

3.3 Cumulative Development

In addition to the specific impacts of individual projects, CEQA requires EIRs to consider potential
cumulative impacts of the proposed project. CEQA defines “cumulative impacts” as two or more
individual impacts that, when considered together, are substantial or will compound other
environmental impacts. Cumulative impacts are the combined changes in the environment that
result from the incremental impact of development of the proposed project and other nearby
projects. For example, traffic impacts of two nearby projects may be less than significant when
analyzed separately but could have a significant impact when analyzed together. Cumulative impact
analysis allows the EIR to provide a reasonable forecast of future environmental conditions and can
more accurately gauge the effects of a series of projects.

CEQA requires cumulative impact analysis in EIRs to consider either a list of planned and pending
projects that may contribute to cumulative effects or a forecast of future development potential.
Currently planned and pending projects in Sebastopol are listed in Table 3-1. These projects are
considered in the cumulative analyses in Section 4, Environmental Impact Analysis.

Table 3-1 Cumulative Projects List

Project No. Project Location’ Land Use Status

City of Sebastopol

1 7621 Healdsburg Avenue Townhomes Under Review

2 7631 Healdsburg Avenue Residential Under Construction
3 845 Gravenstein Hwy North Low-Income Residential ~ Under Review

4 7950 Bodega Avenue Townhomes Approved

5 7716/7760 Bodega Avenue Apartments Under Construction
6 333 N Main St Townhomes Approved

7 6828 Depot Street Hotel Approved

8 6807 Sebastopol Avenue Commercial Approved

9 6751 Sebastopol Ave Supported Living Approved

1 Cumulative project details were sourced from the City of Sebastopol’s website “Building & Development Projects” page.
https://ci.sebastopol.ca.us/our-community/buildingprojects/ and email correspondence with the City of Sebastopol.
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4 Environmental Impact Analysis

This section discusses the possible environmental effects of the project for the specific issue areas
that were identified through the scoping process as having the potential to experience significant
effects. A “significant effect” as defined by the CEQA Guidelines §15382:

means a substantial, or potentially substantial, adverse change in any of the physical conditions
within the area affected by the project including land, air, water, minerals, flora, fauna, ambient
noise, and objects of historic or aesthetic significance. An economic or social change by itself
shall not be considered a significant effect on the environment. A social or economic change
related to a physical change may be considered in determining whether the physical change is
significant.

The assessment of each issue area begins with a discussion of the environmental setting related to
the issue, which is followed by the impact analysis. In the impact analysis, the first subsection
identifies the methodologies used and the “significance thresholds,” which are those criteria
adopted by the City and other agencies, universally recognized, or developed specifically for this
analysis to determine whether potential effects are significant. The next subsection describes each
impact of the proposed project, mitigation measures for significant impacts, and the level of
significance after mitigation. Each effect under consideration for an issue area is separately listed in
bold text with the discussion of the effect and its significance. Each bolded impact statement also
contains a statement of the significance determination for the environmental impact as follows:

= Significant and Unavoidable. An impact that cannot be reduced to below the threshold level
given reasonably available and feasible mitigation measures. Such an impact requires a
Statement of Overriding Considerations to be issued if the project is approved per §15093 of the
CEQA Guidelines.

= Less than Significant with Mitigation Incorporated. An impact that can be reduced to below the
threshold level given reasonably available and feasible mitigation measures. Such an impact
requires findings under §15091 of the CEQA Guidelines.

= Less than Significant. An impact that may be adverse but does not exceed the threshold levels
and does not require mitigation measures. However, mitigation measures that could further
lessen the environmental effect may be suggested if readily available and easily achievable.

= No Impact. The proposed project would have no effect on environmental conditions or would
reduce existing environmental problems or hazards.

Following each environmental impact discussion is a list of mitigation measures (if required) and the
residual effects or level of significance remaining after implementation of the measure(s). In cases
where the mitigation measure for an impact could have a significant environmental impact in
another issue area, this impact is discussed and evaluated as a secondary impact. The impact
analysis concludes with a discussion of cumulative effects, which evaluates the impacts associated
with the proposed project in conjunction with other planned and pending developments in the area
listed in Section 3, Environmental Setting.

The Executive Summary of this EIR summarizes all impacts and mitigation measures that apply to
the proposed project.
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4.1 Aesthetics

The analysis in this section describes current visual conditions in and around the project area within
the City of Sebastopol and evaluates the potential aesthetic and visual impacts of the project,
including impacts to scenic vistas, scenic resources, visual character and quality, and light and glare.

4.1.1 Environmental Setting

The City of Sebastopol is located in the northern portion of the nine-county Bay Area. The project
site is located in the northern portion of the city in a developed area of the city. Sebastopol is
considered to be semi-rural and offers a mix of residential, commercial, and agricultural uses. The
project site is in a neighborhood characterized by a mix of uses including residential, educational,
commercial, and recreational. The Sebastopol Charter School and single-family residential uses are
located north of the site, across the West County Trail. Uses to the east include primarily single-
family neighborhoods as well as the West County Trail. South of the project site uses are comprised
of primarily commercial uses, including an automotive store, and several single-family residences.

A three-story office park directly abuts the site to the west. A mix of one-story residential buildings
with neutral finishes are located further west, across Gravenstein Highway North, and the visual
quality of this residential area and its surroundings is considered average. The mix of ranch-style,
Victorian, and modern residential buildings and commercial building styles are typical for the area.
To the east, the site is directly adjacent to the West County Trail, a paved trail that links Sebastopol
with areas to the Northwest, including Graton and Forestville, and connects in downtown
Sebastopol to the Joe Rodota Trail, which connect downtown Santa Rosa and Sebastopol.

The project site is generally flat and undeveloped and is characterized by mature trees. Views from
the project site include the mature trees on and abutting the project site, the West County Trail,
adjacent residential uses, and the adjacent office park. The project site is located directly east of a
portion of Highway 116 which is designated as a state scenic highway. Public views of the project
site are available from State Route 116 and Hurlbut Avenue. However, views of the site are
minimized due to intervening development directly abutting State Route 116 and trees along the
State Route. The City of Sebastopol identifies scenic views within the city as Laguna de Santa Rosa,
Atascadero Creek, and the hills west of Sebastopol (Sebastopol 2016). These scenic views are not
visible from the project site.

4.1.2 Regulatory Setting
a. State

California Scenic Highways Program

The California Scenic Highway Program, established in 1963, identifies and designates certain
highways throughout the State which require special conservation treatment in relation to
surrounding land use development. Caltrans manages the State Scenic Highway Program and
defines a scenic highway as any freeway, highway, road, or other public right-of-way, that traverses
an area of exceptional scenic quality. Suitability for designations as a State scenic highway is based
on the vividness, intactness, and unity of their view corridors, as described in Caltrans’ Scenic
Highway Guidelines (Caltrans 2008):
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= Vividness is the extent to which the landscape is memorable. This is associated with the
distinctiveness, diversity, and contrast of visual elements. A vivid landscape makes an
immediate and lasting impression on the viewer.

= Intactness is the integrity of visual order in the landscape and the extent to which the natural
landscape is free from visual intrusions (e.g., buildings, structures, equipment, grading).

= Unity is the extent to which development is sensitive to and visually harmonious with the
natural landscape.

California Green Building Code

The California Green Building Code, CCR Part 11, Title 24, Section 5.106.8, stipulates that new
project site lighting must conform to standards that keep light generated on site from leaving the
site by using reflectors, shields, screen walls, and any other method which complies with the Code’s
intent to limit light pollution.

b. Local

Sonoma 116 Scenic Highway Corridor Study

In 1983, the State legislature passed Assembly Bill (AB) 1026, which added State Route 116 from
Highway 101 near Cotati to State Route 1 near Jenner in Sonoma County to the Master Plan of the
State Highways Eligible for Scenic Highway Designation. The County had already designated State
Route 116 as a scenic corridor, and following the passage of AB 1026, the Sonoma County Board of
Supervisors passed a resolution to request that Caltrans conduct studies leading to designation of
the route as an Official State Scenic Highway. The ensuing report Caltrans published offers visual
quality assessments for scenic corridor segments that include areas where State Route 116 passes.

Sebastopol General Plan

The City of Sebastopol General Plan has developed goals, objectives, and policies related to
community design and scenic resources. These include:

Goal CD 1: Preserve and Enhance Sebastopol’s Unique Character, Design, and Sense of Place as a
Small, Compact Town

Policy CD 1-1: Ensure that new development is constructed in a manner consistent with the
City’s Design Guidelines, and any design guidelines for specific areas or types of
development.

Policy CD 1-2: Ensure that new residential and commercial development is sensitive to the
surrounding architecture, topography, landscaping, character, scale, and ambiance of the
surrounding neighborhood.

Policy CD 1-3: Discourage repetitive designs in residential and commercial areas, while
establishing a cohesive visual relationship between structures and their surroundings.

Policy CD 1-7: Promote a compact urban form and infill development with increased
densities to be located in areas that are readily accessible by pedestrians and bicyclists,
served by transit, and allow for convenient access to daily services.

Policy CD 1-8: Support and encourage new commercial development to include residential
components.
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Policy CD 1-12: Require the design of new residential development to be consistent with the
City’s design guidelines, to ensure that new development contributes to the small town
character of Sebastopol.

Goal COS 11: Preserve and Enhance Scenic Views of the Laguna de Santa Rosa, Atascadero Creek,
the Hills to the West of Sebastopol, and Other Natural Resources within the Sebastopol Planning
Area

Policy COS 11-1: Consider existing scenic resources, including views of the Laguna de Santa
Rosa, local hills, ridgelines, and open space areas surrounding the City, as resources critical
to Sebastopol’s community identity and character.

Policy COS 11-2: Protect Sebastopol’s ridgelines (hill tops and hillsides with slopes of 15
percent or greater) from erosion, slope failure, and development.

Policy COS 11-3: Preserve the topography of Sebastopol’s hills by prohibiting unnecessary
leveling/grading activities prior to site-building on hillsides.

Policy COS 11-4: Preserve and protect prominent views of scenic resources, including the
Laguna de Santa Rosa, local hills, ridgelines, and open space areas surrounding the City, and
consider visual access and view corridors when reviewing development proposals. Policy

Policy COS 11-5: Regulate development on hillsides with slopes of 15 percent or greater and
ridgelines where structures would interrupt the skyline.

Policy COS 11-6: Encourage structures within new developments on substantially sloped
sites to step with the slope of the site. Absorb site topography through the use of split-level
designs.

Policy COS 11-7: Restrict outdoor light and glare from development projects to retain the
quality of night skies by minimizing light pollution.

Policy COS 11-8: All outdoor lighting shall be constructed with full shielding and/or recessed
to reduce light trespass to adjoining properties and to reduce illumination of the night sky.
Each fixture shall be directed downward and away from adjoining properties and public
rights-of-way, so that no light fixture directly illuminates an area outside of the site.

4.1.3 Impact Analysis

a. Significance Thresholds and Methodology

This assessment of aesthetic impacts involves qualitative analysis. Reactions to the same aesthetic
conditions vary according to the viewer. This evaluation compares the existing visual character of
the project site and vicinity (as described above in Section 4.1.2, Setting) to the visual environment
after implementation of the proposed project.

According to Appendix G of the CEQA Guidelines, an impact related to aesthetics is considered
significant if development under the proposed project would result in one or more of the following
conditions:

1. Have a substantial adverse effect on a scenic vista

2. Substantially damage scenic resources, including, but not limited to, unique mature trees,
unique rock outcroppings, and historic buildings within a state scenic highway
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3. Innon-urbanized areas, substantially degrade the existing visual character or quality of public
views of the site and its surroundings (public views are those that are experienced from publicly
accessible vantage point). If the project is in an urbanized area, would the project conflict with
applicable zoning and other regulations governing scenic quality

4. Create a new source of substantial light or glare which would adversely affect day or nighttime
views in the area

b. Project Impacts and Mitigation Measures

| Threshold: Would the project have a substantial adverse effect on a scenic vista?

Impact AES-1 THE PROPOSED PROJECT WOULD NOT HAVE A SUBSTANTIAL ADVERSE IMPACT ON A
SCENIC VISTA. IMPACTS WOULD BE LESS THAN SIGNIFICANT.

Scenic vistas are considered expansive views from elevated positions, such as those from a roadway
in the mountains, or views provided from a public place where the landscape is visible into the
distance (e.g., looking at mountains across a field with little intervening development or vegetation).
As discussed in Section 4.11, Environmental Setting, the City of Sebastopol identifies scenic views
within the city as Laguna de Santa Rosa, Atascadero Creek, and the hills west of Sebastopol. None of
these areas are within the project vicinity. The project site does not provide views through or from
the site of scenic vistas that would be adversely affected as a result of development of the project.

Therefore, the proposed project will not have a substantial adverse impact on a scenic vista or

surrounding views of the project site. Impacts would be less than significant.

Mitigation Measures

No mitigation is required.

Significance After Mitigation

Impacts would be less than significant without mitigation.

Threshold: Would the project substantially damage scenic resources, including but not limited
to, trees, rock outcroppings, and historic buildings within a state scenic highway?

Impact AES-2 THE PROPOSED PROJECT WOULD NOT SUBSTANTIALLY DAMAGE SCENIC RESOURCES
INCLUDING TREES, ROCK OUTCROPPINGS, OR HISTORIC BUILDINGS WITHIN VIEW OF A STATE SCENIC HIGHWAY.
IMPACTS WOULD BE LESS THAN SIGNIFICANT WITH MITIGATION.

A scenic highway is generally defined by Caltrans as a public highway that traverses an area of
outstanding scenic quality, containing striking views, flora, geology, or other unique natural
attributes. A highway may be designated scenic depending upon how much of the natural landscape
can be seen by travelers, the scenic quality of the landscape, and the extent to which development
intrudes upon the traveler's enjoyment of the view. The City of Sebastopol offers a variety of scenic
views, many of which are visible from roadways. State Route 116 from State Route 1 to the south
city limit of Sebastopol (post mile 0.0 to 27.817) is officially designated as a state scenic highway
(Caltrans 2019). This segment near the project site is 27.8 miles long and was designated on
September 20, 1988. This highway segment includes travel along the Russian River, and passes a
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historic resort area, redwood forests, and eucalyptus groves. Additionally, the portion of State
Route 116 southeast of the project and Sebastopol city limits is eligible for designation.

A scenic corridor is the view from the road that may include a distant panorama and/or the
immediate roadside area. A scenic corridor encompasses the outstanding natural features and
landscapes that are considered scenic. It is the visual quality of the man-made or natural
environments within a scenic corridor that are responsible for its scenic value. Commonly, the
physical limits of a scenic corridor are broken down into foreground views (zero to one quarter mile)
and distant views (over one quarter mile). In addition to distinct foreground and distant views, the
visual quality of a scenic corridor is defined by special features such as focal points, transition areas,
and gateways. Sonoma County has designated State Route 116 as a scenic corridor.

The project site is set back from State Route 116 approximately 150 feet at the closest point, and
intervening development, such as O’Reilly Media Center, occurs to the west of the site and would
break up views of the proposed project. Trees directly abutting State Route 116 to the east would
remain and would also serve to break up views of the project site along State Route 116. Though the
proposed project would be located east of State Route 116, it would be subject to the SMC Chapter
17.450 which would require Design Review of the proposed project prior to its approval.
Development of the project would also be required to comply with SMC Chapter 16.40, which would
require that the project would utilize landscaping to minimize views of the project site from State
Route 116. While the site would be minimally visible from State Route 116, intervening
development and landscaping would serve to minimize views of the project site. Impacts would be
less than significant.

There are no rock outcroppings or historic buildings on or adjacent to the project site. As discussed
in Section 4.3, Biological Resources, a total of 133 trees greater than six inches occur on the project
site. Twenty-two (22) protected trees would be removed as a result of project implementation.
Removed species include coast live oak, Douglas fir, and coast redwood. Existing oak trees and
redwoods would be preserved to the maximum extent possible. The project applicant would be
required to comply with the Sebastopol Municipal Code Chapter 8.12, Tree Protection, which would
include a review of tree removal plans, landscape plans, and specification of a tree replacement
ratio by the Planning staff or the City Arborist during the project design review. Pending approval,
removed trees must be replaced with an approved tree species on the approved tree List, as
described in Mitigation Measure BIO-2. The project proposes planting replacement trees on site
including big leaf maple, madrone, sycamore, and California bay. Through approval of the tree
removal permit and corresponding tree mitigation requirements, the project would not conflict with
local policies or ordinances regarding trees. Impacts would be less than significant.

Mitigation Measures
Mitigation Measure BIO-2 would apply.

Significance After Mitigation

Mitigation Measure BIO-2 would ensure that Chapter 8.12 of the municipal code is implemented
and that the project would not conflict with local policies or ordinances regarding trees, and the
impact would be reduced to a level of less than significant.
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Threshold: Would the project, in non-urbanized areas, substantially degrade the existing visual
character or quality of public views of the site and its surroundings? (Public views are
those that are experienced from a publicly accessible vantage point). If the project is
in an urbanized area, would the project conflict with applicable zoning and other
regulations governing scenic quality?

Impact AES-3 THE PROPOSED PROJECT IS IN A NON-URBANIZED AREA AND WOULD NOT SUBSTANTIALLY
DEGRADE THE EXISTING VISUAL CHARACTER OR QUALITY OF PUBLIC VIEWS OF THE SITE AND ITS SURROUNDINGS.
IMPACTS WOULD BE LESS THAN SIGNIFICANT.

Although the site is not currently developed, the project is surrounded by residential and
commercial land uses. While development of the site would not result in substantial changes to the
visual character of the project area, it would result in development of a previously undeveloped site.
As such, implementation of Sebastopol Design Guidelines and compliance with SMC Chapters
17.450 and 16.40 would ensure that development would be consistent with design guidelines
through design review and would ensure that the project would be consistent with existing
surrounding development.

As discussed in Section 4.11, Environmental Setting, public views of the project site are available
from State Route 116. However, views of the site are minimized due to intervening development
directly abutting State Route 116 and trees along the State Route. The project site is designated as
Office/Light Industrial in the City’s General Plan and zoned as Office/Light Industrial, which would
allow for development of residential uses in the area with approval of a Conditional Use Permit. The
project, which requires approval of a Conditional Use Permit, would be consistent with existing land
use designation and zoning. Therefore, the project would not constitute a substantial degradation of
the existing character or visual quality of the project site because the proposed development would
be visually consistent with surrounding residential and commercial areas.

In addition, the project would comply with the height limitations and setback requirements in the
SMC, which would ensure the sensitive design and siting of future residences in a way that is visually
compatible with the development scale and style of the surrounding area.

Therefore, the proposed project would not substantially degrade the existing visual character or

quality of the site or surrounding area. Therefore, this impact would be less than significant.

Mitigation Measures

No mitigation is required.

Significance After Mitigation

Impacts would be less than significant without mitigation.
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Threshold: Would the project create a new source of substantial light or glare that would
adversely affect daytime or nighttime views in the area?

Impact AES-4 THE PROPOSED PROJECT WOULD NOT CREATE A NEW SOURCE OF SUBSTANTIAL LIGHT OR
GLARE THAT WOULD ADVERSELY AFFECT DAYTIME OR NIGHTTIME VIEWS IN THE AREA. IMPACTS WOULD BE LESS
THAN SIGNIFICANT.

The project site is undeveloped and does not have existing sources of light or glare. Existing sources
of light and glare in the project area are primarily associated with residential and commercial uses
nearby, and streetlights lining State Route 116 along the northern edge of the site. Sources of light
from the proposed project would include exterior and interior building lighting, path lighting,
outdoor area lighting, and decorative outdoor lighting. Sources of glare from the project would
include windows and reflective building materials. Light and glare can also be affected by the
absence of vegetation, because vegetation acts to screen and filter light and soften the intensity of
glare.

The proposed project would introduce nighttime light sources associated with lighting of the
proposed buildings. In addition, glare associated with on-site residences and associated passenger
vehicles could occur on sunny days. Therefore, the project could affect daytime or nighttime views
in the area. General Plan Policy COS 11-8 requires all outdoor lighting to be constructed with full
shielding and/or recessed to reduce light trespass to adjoining properties and to reduce illumination
of the night sky and be directed downward and away from adjoining properties and public rights-of-
way, so that no light fixture directly illuminates an area outside of the site. Policy COS 11-8 restricts
outdoor lighting and glare from development projects to retain the quality of night skies by
minimizing light pollution. However, there are no municipal code requirements that implement the
General Plan policies related to outdoor lighting, or the design guidelines regarding site lighting.
Therefore, Mitigation Measure AES-4 would be required to reduce impacts to a less than significant
level.

Mitigation Measures

AES-4  Lighting Specifications

Exterior lighting installed on the project site must be of low intensity, low glare design, and must be
hooded to direct light downward onto the subject parcel and prevent spill-over onto adjacent
parcels and must otherwise meet dark night sky requirements. Exterior lighting fixtures must be
kept to the minimum number and intensity needed to ensure public safety. Upward directed
exterior lighting is prohibited. The final lighting plan must be amended to include identification of all
types, sizes, and intensities of wall mounted building lights and landscape accent lighting, and a
photometric map must be provided.

Significance After Mitigation

Mitigation Measure AES-4 would implement the requirements of the General Plan and design
guidelines to ensure lighting onsite would be directed downward and be of sufficient intensity to
reduce lighting impacts to a less than significant level.
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4.1.4 Cumulative Impacts

The geographic scope for cumulative aesthetics and visual quality impacts is the City of Sebastopol,
specifically including areas that surround the project site. This geographic scope is appropriate
because views of the project site and lighting from the proposed project would most affect areas in
the immediate vicinity of the project site.

Past, present, and reasonably foreseeable projects would have limited, site-specific impacts on
public viewsheds and scenic resources throughout the county. Cumulative projects would be subject
to individual design review and environmental review in order to determine impacts to visual
resources. Cumulative development would generally result in increased development intensity
within scenic vistas, result in increased development within view of a state scenic highway, change
the visual character of individual sites, and increase daytime light, nighttime light, and glare from
additional reflective surfaces and light sources.

As with the proposed project, cumulative development would be required to adhere to all
applicable zoning and development regulations, local regulations designed to result in visually
compatible development (through design guidelines and siting requirements) and control light and
glare, including applicable SMC sections, the California Green Building Code, and California Scenic
Highways Program. Compliance with these requirements would ensure cumulative aesthetics and
light and glare impacts would be less than significant.

The proposed project would not have a significant impact on scenic vistas and with implementation
of Mitigation Measure BIO-2 aesthetic impacts related to trees would be less than significant. In
addition, the project would have no impact on scenic highways due to the distance between the
project site and any officially designated routes. The proposed project would be consistent with
existing and proposed land uses, and with implementation of Mitigation Measure AES-4, the project
would not create significant light or glare that could impact daytime and nighttime views. Because
project-specific impacts would be less than significant with mitigation, and because visual resource
impacts are generally site-specific, project buildout would not result in a cumulatively considerable
contribution to cumulative impacts.
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4.2  Air Quality

This section addresses the air emissions generated by construction and operation of the project,
including emissions that may lead to odors. The analysis also addresses the consistency of the
project with the air quality policies in the Bay Area Air Quality Management District’s (BAAQMD)
Clean Air Plan and the City of Sebastopol General Plan (General Plan). The analysis of project-
generated air emissions focuses on whether the project would cause an exceedance of an ambient
air quality standard or BAAQMD significance thresholds. Air emissions related to greenhouse gases
are analyzed in Section 4.6, Greenhouse Gas Emissions. Calculation model outputs used in the
analysis are included in Appendix B.

42.1 Setting

a. Climate and Topography

The City of Sebastopol is located in Sonoma County, a subregion of the San Francisco Bay Area Air
Basin (SFBAAB). The SFBAAB includes the counties of San Francisco, Santa Clara, San Mateo, Marin,
Napa, Contra Costa, and Alameda, along with the southeast portion of Sonoma County and the
southwest portion of Solano County. Sonoma County is north of Marin County and Pablo Bay, and
west of Napa County.

Due to the proximity of San Francisco Bay and the Pacific Ocean, the climate in the SFBAAB is
characterized by warm dry summers and cool moist winters. The nearest weather station data is
approximately two miles from the City of Sebastopol in Graton. The average maximum and
minimum temperature at this air monitoring site is 83.5 and 56.2 degrees Fahrenheit, respectively.
The average annual rainfall at this air monitoring location is 40.74 inches (Western Regional Climate
Center 2016).

The major large-scale weather feature controlling climate in Sebastopol is a large high-pressure
system located in the eastern Pacific Ocean, known as the Pacific High. During winter months,
marine air trapped in the lower atmosphere is often condensed into fog by the cool Pacific Ocean.
Stratus-type clouds usually form offshore and move into the area during the evening hours. During
winter months, the Pacific High becomes weaker and shifts south, allowing weather systems
associated with the polar jet stream to affect the region. Low pressure systems produce periods of
cloudiness, strong shifting winds, and precipitation. High-pressure systems are also common in
winter, with low-level inversions that produce cool stagnant conditions.

b. Air Pollutants of Primary Concern

The federal and State Clean Air Act (CAA) mandate the control and reduction of certain air
pollutants. Under these laws, the United States Environmental Protection Agency (USEPA) and the
California Air Resource Board (CARB) have established the National Ambient Air Quality Standards
(NAAQS) and the California Ambient Air Quality Standards (CAAQS) for “criteria pollutants” and
other pollutants, which are discussed in more detail under Section 4.2.2, Regulatory Setting. Primary
criteria pollutants are emitted directly from a source (e.g., vehicle tailpipe, an exhaust stack of a
factory, etc.) into the atmosphere and include carbon monoxide (CO), VOC (volatile organic
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gases)/reactive organic gases (ROG),! nitric oxide (NOx), particulate matter, sulfur dioxide (SO;), and
lead (Pb). Secondary criteria pollutants are created by atmospheric chemical and photochemical
reactions primarily between VOC and NOx. Secondary pollutants include oxidants, ozone (0s), and
sulfate and nitrate particulates (smog). The characteristics, sources and effects of criteria pollutants
are discussed in the following subsections.

Ozone

Ozone (0s) is a highly oxidative unstable gas produced by a photochemical reaction (triggered by
sunlight) between NOx and VOC. VOC is composed of non-methane hydrocarbons (with specific
exclusions), and NOx is composed of different chemical combinations of nitrogen and oxygen,
mainly nitric oxide and nitrogen dioxide (NO3). NOx is formed during the combustion of fuels, while
VOC is formed during the combustion and evaporation of organic solvents. As a highly reactive
molecule, O; readily combines with many different atmosphere components. Consequently, high Os;
levels tend to exist only while high VOC and NOx levels are present to sustain the O; formation
process. Once the precursors have been depleted, Os; levels rapidly decline. Because these reactions
occur on a regional rather than local scale, O3 is considered a regional pollutant. In addition,
because Oz requires sunlight to form, it mainly occurs in concentrations considered serious between
April and October. People most at risk from Os include people with asthma, children, older adults,
and people who are active outdoors, especially outdoor workers. In addition, people with reduced
intake of certain nutrients, such as vitamins C and E, are at greater risk from O3 exposure.
Depending on the level of exposure, O3 can cause coughing and a sore or scratch throat; make it
more difficult to breathe deeply and vigorously and cause pain when taking a deep breath; inflame
and damage the airways; make the lungs more susceptible to infection; aggravate lung diseases
such as asthma, emphysema, and chronic bronchitis; and increase the frequency of asthma attacks
(USEPA 2023a).

Carbon Monoxide

Carbon Monoxide (CO) is a localized pollutant found in high concentrations only near its source. The
primary source of CO, a colorless, odorless, poisonous gas, is automobile traffic's incomplete
combustion of petroleum fuels. Therefore, elevated concentrations are usually only found near
areas of high traffic volumes. When CO levels are elevated outdoors, they can be of particular
concern for people with some types of heart disease. These people already have a reduced ability to
get oxygenated blood to their hearts in situations where they need more oxygen than usual. As a
result, they are especially vulnerable to the effects of CO when exercising or under increased stress.
In these situations, short-term exposure to elevated CO may result in reduced oxygen to the heart
accompanied by chest pain, also known as angina (USEPA 2023b).

Nitrogen Dioxide

Nitrogen dioxide (NO;) is a by-product of coal, oil, gas or diesel fuel combustion. The primary
sources are motor vehicles and industrial boilers, and furnaces. The principal form of NOx produced
by combustion is nitric oxide (NO), but NO reacts rapidly to form NO,, creating the mixture of NO
and NO,, commonly called NOx. NO3is a reactive, oxidizing gas and an acute irritant capable of
damaging cell linings in the respiratory tract. Breathing air with a high concentration of NO; can

1 CARB defines VOC and ROG similarly as, “any compound of carbon excluding carbon monoxide, carbon dioxide, carbonic acid, metallic
carbides or carbonates, and ammonium carbonate,” with the exception that VOC are compounds that participate in atmospheric
photochemical reactions. For the purposes of this analysis, ROG and VOC are considered comparable in terms of mass emissions, and the
term ROG is used in this EIR.

4.2-2



Environmental Impact Analysis
Air Quality

irritate airways in the human respiratory system. Such exposures over short periods can aggravate
respiratory diseases leading to respiratory symptoms (such as coughing, wheezing, or difficulty
breathing), hospital admissions, and visits to emergency rooms. Longer exposures to elevated
concentrations of NO; may contribute to the development of asthma and potentially increase
susceptibility to respiratory infections. People with asthma and children and the elderly are
generally at greater risk for the health effects of NO, (USEPA 2023c). NO; absorbs blue light and
causes a reddish-brown cast to the atmosphere and reduced visibility. It can also contribute to the
formation of Os/smog and acid rain.

Particulate Matter

Suspended atmospheric PM1g (particular matter with diameter of 10 microns or less) and PM3 s
(particulate matter with diameter of 2.5 microns or less) are comprised of finely divided solids and
liquids such as dust, soot, aerosols, fumes, and mist. Both PMjo and PM, s are emitted into the
atmosphere as by-products of coal, gas, or diesel fuel combustion and wind erosion of soil and
unpaved roads. The atmosphere, through chemical reactions, can form particulate matter. The
characteristics, sources, and potential health effects of PMjp and PM, s can be very different. PMyg is
generally associated with dust mobilized by wind and vehicles. In contrast, PM,sis generally
associated with combustion processes and formation in the atmosphere as a secondary pollutant
through chemical reactions. PMo can cause increased respiratory disease, lung damage, cancer,
premature death, reduced visibility, surface soiling. For PMy s, short-term exposures (up to 24-hours
duration) have been associated with premature mortality, increased hospital admissions for heart or
lung causes, acute and chronic bronchitis, asthma attacks, emergency room visits, respiratory
symptoms, and restricted activity days. These adverse health effects have been reported primarily in
infants, children, and older adults with preexisting heart or lung diseases (CARB 2023a).

Sulfur Dioxide

Sulfur Dioxide (SO,) is included in a group of highly reactive gases known as “oxides of sulfur.” The
largest sources of SO, emissions are from fossil fuel combustion at power plants (73 percent) and
other industrial facilities (20 percent). Smaller sources of SO, emissions include industrial processes
such as extracting metal from ore and burning fuels with a high sulfur content by locomotives, large
ships, and off-road equipment. Short-term exposures to SO, can harm the human respiratory
system and make breathing difficult. People with asthma, particularly children, are sensitive to
these effects of SO, (USEPA 2023d).

Lead

Lead (Pb) is a metal found naturally in the environment, as well as in manufacturing products. The
major sources of Pb emissions historically have been mobile and industrial. However, due to the
USEPA s regulatory efforts to remove Pb from gasoline, atmospheric Pb concentrations have
declined substantially over the past several decades. The most dramatic reductions in Pb emissions
occurred before 1990 due to the removal of Pb from gasoline sold for most highway vehicles. Pb
emissions were further reduced substantially between 1990 and 2008, with reductions occurring in
the metals industries at least partly due to national emissions standards for hazardous air pollutants
(USEPA 2014). As a result of phasing out leaded gasoline, metal processing is currently the primary
source of Pb emissions. The highest Pb level in the air is generally found near Pb smelters. Other
stationary sources include waste incinerators, utilities, and Pb-acid battery manufacturers. Pb can
adversely affect the nervous system, kidney function, immune system, reproductive and
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developmental systems, and cardiovascular system depending on exposure. Pb exposure also
affects the oxygen-carrying capacity of the blood. The Pb effects most likely encountered in current
populations are neurological in children. Infants and young children are susceptible to Pb exposures,
contributing to behavioral problems, learning deficits, and lowered IQ (USEPA 2023e).

Toxic Air Contaminants

In addition to the criteria pollutants discussed above, Toxic Air Contaminants (TACs) are airborne
substances and a diverse group of air pollutants that may cause or contribute to an increase in
deaths or serious illness, or that may pose a present or potential hazard to human health. TACs
include both organic and inorganic chemical substances that may be emitted from a variety of
common sources, including gasoline stations, motor vehicles, dry cleaners, industrial operations,
painting operations, and research and teaching facilities. One of the main sources of TACs in
California is diesel engine exhaust that contains solid material known as diesel particulate matter
(DPM). More than 90 percent of DPM is less than one micron in diameter (about 1/70%™ the
diameter of a human hair) and thus is a subset of PM,s. Because of their extremely small size, these
particles can be inhaled and eventually trapped in the bronchial and alveolar regions of the lungs
(CARB 2023a).

TACs are different than criteria pollutants because ambient air quality standards have not been
established for TACs. TACs occurring at extremely low levels may still cause health effects and it is
typically difficult to identify levels of exposure that do not produce adverse health effects. TAC
impacts are described by carcinogenic risk and by chronic (i.e., long duration) and acute (i.e., severe
but of short duration) adverse effects on human health. People exposed to TACs at sufficient
concentrations and durations may have an increased chance of getting cancer or experiencing other
serious health effects. These health effects can include damage to the immune system, as well as
neurological, reproductive (e.g., reduced fertility), developmental, respiratory, and other health
problems (USEPA 2023f).

Current Air Quality

CARB operates a network of air quality monitoring stations throughout Sonoma County. The
monitoring stations aim to measure ambient concentrations of pollutants and determine whether
ambient air quality meets the California and federal standards. The closest monitoring station to the
project site is the Sebastopol-103 Morris Street, located at 103 Morris Street, approximately one
mile southeast of the project site. The nearest monitoring station for PMo measurements is located
approximately 10.5 miles northwest of the project site at Church and First Streets, Guerneville.
Table 4.2-1 indicates the number of days each federal and State standard were exceeded. As shown,
hourly O; measurements exceeded the State standard in 2021. PM;o measurements exceeded the
State and federal standards in 2020 and 2021. In addition, PM,s measurements exceeded the
federal standards in 2020. No other State or federal standards were exceeded at these monitoring
stations. Since SO; is in attainment with the SFBAAB region, it is not monitored at the nearest air
monitoring stations and therefore ambient air quality is not reported for this pollutant.
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Table 4.2-1  Representative Annual Ambient Air Quality Data

Pollutant

Ozone (ppm), Highest 1-Hour! 0.068 0.071 0.064
Number of days above CAAQS (>0.09 ppm) 0 0 0
Ozone (ppm), Highest 8-Hour Average! 0.058 0.063 0.055
Number of days above NAAQS and CAAQS (>0.070 ppm) 0 0 0
Carbon Monoxide (ppm), Highest 8-Hour Average? 1.78 1.83 0.88
Number of days above CAAQS or NAAQS (>9.0 ppm) 0 0 0
Nitrogen Dioxide (ppm), Highest 1 Hour?! 0.036 0.026 0.031
Number of days above CAAQS (>0.180 ppm) 0 0 0
Number of days above NAAQS (>0.100 ppm) 0 0 0
PM 10~ Particulate Matter <10 microns (ug/m?3), Highest 24-Hour Average? 140 58 46
Number of days above CAAQS (>50 ug/m3) 2 2 0
Number of days above NAAQS (>150 pg/m?3) 0 0 0
PM . s- Particulate Matter <2.5 microns (ug/m3), Highest 24 Hour Average! 124.3 29.5 25.5
Number of days above NAAQS (>35 pg/m3) 7 0 0

ppm = parts per million; pg/m? = micrograms per cubic meter; CAAQS = California Ambient Air Quality Standard; NAAQS = National
Ambient Air Quality Standard

Note: The ambient air quality data presented in this table is intended to be representative of existing conditions and is not a
comprehensive summary of all monitoring efforts for all the CAAQS and NAAQS. Additional ambient air quality data can be accessed at
https://www.epa.gov/outdoor-air-quality-data/monitor-values-report.

1 Data from the Sebastopol-103 Morris Street monitoring site.
2 Data from a monitoring site at Church and First Streets, Guerneville.
Source: CARB 2023b, USEPA 2023g

Sensitive Receptors

The NAAQs and CAAQS were established to represent the levels of air quality considered sufficient,
with an adequate margin of safety, to protect public health and welfare. They are designed to
protect that segment of the public most susceptible to respiratory distress as a result of poor air
quality, such as children under 14, persons over 65, persons engaged in strenuous work or exercise,
and people with pre-existing cardiovascular and chronic respiratory diseases. According to CARB,
sensitive receptors include residences, long-term health care facilities, rehabilitation centers,
convalescent centers, hospitals, retirement homes, schools, playgrounds, and childcare centers
(CARB 2005). The closest sensitive receptors to the project site are residential uses immediately
adjacent to the project site. In addition, residential receptors approximately 200 feet west of the
project site. The Sebastopol Charter School is located approximately 300 feet northeast of the site;
however, it is not within the 200 feet threshold to be considered a sensitive receptor that might be
affected by the proposed project. Furthermore, the proposed project would include construction of
residential units, which would add more sensitive receptors to the project site. Upon completion of
Phase | of building construction, residents onsite would be exposed to the building construction air
emissions of Phase Il for approximately 20 months.
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4.2.2 Regulatory Setfing

The federal and state governments have authority under the federal and state CAA to regulate
emissions of airborne pollutants and have established ambient air quality standards (AAQS) for the
protection of public health. An air quality standard is defined as “the maximum amount of a
pollutant averaged over a specified period of time that can be present in outdoor air without
harming public health” (CARB 2023c). USEPA is the federal agency designated to administer air
quality regulation, while CARB is the state equivalent in California. Federal and state AAQS have
been established for six criteria pollutants: O3, CO, NO, SO3, PM1o, PM35, and lead (Pb). AAQS are
designed to protect those segments of the public most susceptible to respiratory distress, such as
children under the age of 14, the elderly (over the age of 65), persons engaged in strenuous work or
exercise, and people with cardiovascular and chronic respiratory diseases (USEPA 2023h). In
addition, the state of California has established health-based ambient air quality standards for these
and other pollutants, some of which are more stringent than the federal standards (CARB 2023d).
The federal and state CAA are described in more detail below.

a. Federal Regulations

The CAA was enacted in 1970 and amended in 1977 and 1990 [42 United States Code (USC) 7401]
for the purposes of protecting and enhancing the quality of the nation’s air resources to benefit
public health, welfare, and productivity. In 1971, to achieve the purposes of Section 109 of the CAA
[42 USC 7409], USEPA developed primary and secondary national ambient air quality standards
(NAAQS).

The primary NAAQS “in the judgment of the Administrator?, based on such criteria and allowing an
adequate margin of safety, are requisite to protect the public health,” and the secondary standards
are to “protect the public welfare from any known or anticipated adverse effects associated with
the presence of such air pollutant in the ambient air” [42 USC 7409(b)(2)]. USEPA classifies specific
geographic areas as either “attainment” or “nonattainment” areas for each pollutant based on the
comparison of measured data with the NAAQS3. States are required to adopt enforceable plans,
known as a State Implementation Plan (SIP), to achieve and maintain air quality meeting the NAAQS.
State plans also must control emissions that drift across state lines and harm air quality in
downwind states. Once a nonattainment area has achieved the air quality standards for a particular
pollutant, it may be redesignated to an attainment area for that pollutant. To be redesignated, the
area must meet air quality standards and have a 10-year plan for continuing to meet and maintain
air quality standards, as well as satisfy other requirements of the federal CAA. Areas that have been
redesignated to attainment are called maintenance areas. Table 4.2-2 lists the current federal
standards for regulated pollutants. The project site is within Southern Sonoma County jurisdiction,
which currently exceeds the NAAQS for 8-hour ozone and 24-hour PM;s. Southern Sonoma County
is currently classified as a nonattainment area under the CAAQS for Os, PM1o, and PM,.s and
classified as attainment for the remaining criteria pollutants (CARB 2022).

2The term “Administrator” means the Administrator of the USEPA.
3 Air quality in a geographic area meets or is cleaner than the national standard is called an attainment area (designated
“attainment/unclassifiable”). Areas that don't meet the national standard are called nonattainment areas.
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Table 4.2-2 Federal and State Ambient Air Quality Standards
Pollutant NAAQS CAAQS NAAQS Status  CAAQS Status
Ozone 0.070 ppm (8-hr avg) 0.09 ppm (1-hr avg) Nonattainment  Nonattainment
0.070 ppm (8-hr avg) (Marginal)
Carbon Monoxide 35.0 ppm (1-hr avg) 20.0 ppm (1-hr avg) Unclassified/ Unclassified/
9.0 ppm (8-hr avg) 9.0 ppm (8-hr avg) Attainment Attainment
Nitrogen Dioxide 0.100 ppm (1-hr avg) 0.18 ppm (1-hr avg) Unclassified/ Unclassified/
0.053 ppm (annual avg)  0.030 ppm (annual avg) Attainment Attainment
Sulfur Dioxide 0.075 ppm (1-hr avg) 0.25 ppm (1-hr avg) Unclassified/ Unclassified/
0.5 ppm (3-hr avg) 0.04 ppm (24-hr avg) Attainment Attainment
0.14 ppm (24-hr avg)
0.030 ppm (annual avg)
Lead 0.15 mg/m3 (rolling 1.5 mg/m3 (30-day avg) Unclassified/ Unclassified/
3-month avg) Attainment Attainment
1.5 mg/m3 (calendar
quarter)
Particulate Matter (PMyo) 150 mg/m3 (24-hr avg) 50 mg/m3 (24-hr avg) Unclassified/ Nonattainment
20 mg/m?3 (annual avg) Attainment
Particulate Matter (PM2s) 35 mg/m3 (24-hr avg) 12 mg/m3 (annual avg) Nonattainment  Nonattainment
12 mg/m?3 (annual avg) (Moderate)
Visibility-Reducing No Federal Standards Extinction coefficient of N/A Unclassified/
Particles 0.23 per kilometer — Attainment
visibility of ten miles or
more (0.07 - 30 miles or
more for Lake Tahoe) due
to particles when relative
humidity is less than 70
percent. Method: Beta
Attenuation and
Transmittance through
Filter Tape. (8-hr avg)
Sulfates No Federal Standards 25 mg/m3 (24-hr avg) N/A Unclassified/
Attainment
Hydrogen Sulfide No Federal Standards 0.03 ppm (1-hr avg) N/A Unclassified/
Attainment
Vinyl Chloride No Federal Standards 0.01 ppm (24-hr avg) N/A Unclassified/
Attainment

NAAQS = National Ambient Air Quality Standards; CAAQS = California Ambient Air Quality Standards; ppm = parts per million; avg =
average; ug/m3 = micrograms per cubic meter

Source: CARB 2016, CARB 2022, USEPA 2023i

To derive the NAAQS, USEPA reviews data from integrated science assessments and risk/exposure
assessments to determine the ambient pollutant concentrations at which human health impacts
occur, then reduces these concentrations to establish a margin of safety (USEPA 2022). As a result,
human health impacts caused by the air pollutants discussed above may affect people when
ambient air pollutant concentrations are at or above the concentrations established by the NAAQS.
The closer a region is to attainting a particular NAAQS, the lower the human health impact is from
that pollutant (San Joaquin Valley Air Pollution Control District 2015). Accordingly, ambient air
pollutant concentrations below the NAAQS are considered to be protective of human health (CARB
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2023c and 2023d). The NAAQS and the underlying science that forms the basis of the NAAQS are
reviewed every five years to determine whether updates are necessary to continue protecting
public health with an adequate margin of safety (USEPA 2015).

Construction Equipment Fuel Efficiency Standard

The USEPA sets emission standards for construction equipment. The first federal standards (Tier 1)
were adopted in 1994 for all off-road engines over 50 horsepower (hp) and were phased in by 2000.
A new standard was adopted in 1998 that introduced Tier 1 for all equipment below 50 hp and
established the Tier 2 and Tier 3 standards. The Tier 2 and Tier 3 standards were phased in by 2008
for all equipment. The current iteration of emissions standards for construction equipment are the
Tier 4 efficiency requirements which are contained in 40 Code of Federal Regulations Parts 1039,
1065, and 1068 (originally adopted in 69 Federal Register 38958 [June 29, 2004], and most recently
updated in 2014 [79 Federal Register 46356]). Emissions requirements for new off-road Tier 4
vehicles were completely phased in by the end of 2015.

b. State Regulations

Cadlifornia Clean Air Act

The California Clean Air Act (CCAA) was enacted in 1988 (California Health & Safety Code (H&SC)
Section 39000 et seq.). Under the CCAA, the state has developed the CAAQS, which are generally
more stringent than the NAAQS. Table 4.2-2 lists the current state standards for regulated
pollutants. In addition to the federal criteria pollutants, the CAAQS also specify standards for
visibility-reducing particles, sulfates, hydrogen sulfide, and vinyl chloride. Similar to the federal CAA,
the CCAA classifies specific geographic areas as either “attainment” or “nonattainment” areas for
each pollutant, based on the comparison of measured data within the CAAQS.

California Air Toxics Program

A TAC is an air pollutant that may cause or contribute to an increase in mortality or serious illness,
or which may pose a present or potential hazard to human health. TACs may result in long-term
health effects such as cancer, birth defects, neurological damage, asthma, or genetic damage, or
short-term acute effects such as eye watering, respiratory irritation, runny nose, throat pain, and
headaches. TACs are considered either carcinogenic or non-carcinogenic based on the nature of the
health effects associated with exposure.

In 1983, the California Legislature enacted a program to identify the health effects of TACs and to
reduce exposure to these contaminants to protect the public health (Assembly Bill [AB] 1807: Health
and Safety Code Sections 39650—-39674). The Legislature established a two-step process to address
the potential health effects from TACs. The first step is the risk assessment (or identification) phase.
The second step is the risk management (or control) phase of the process.

The California Air Toxics Program establishes the process for the identification and control of TACs
and includes provisions to make the public aware of significant toxic exposures and for reducing risk.
Additionally, the Air Toxics "Hot Spots" Information and Assessment Act (AB 2588, 1987, Connelly
Bill) was enacted in 1987 and requires stationary sources to report the types and quantities of
certain substances routinely released into the air. The goals of the Air Toxics "Hot Spots" Act are to
collect emission data, identify facilities having localized impacts, ascertain health risks, notify nearby
residents of significant risks, and reduce those significant risks to acceptable levels. The Children's
Environmental Health Protection Act, California Senate Bill (SB) 25 (Chapter 731, Escutia, Statutes of
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1999), focuses on children's exposure to air pollutants. The act requires CARB to review its air
quality standards from a children's health perspective, evaluate the statewide air quality monitoring
network, and develop any additional air toxic control measures needed to protect children's health.

State Implementation Plan

The SIP is a collection of documents that set forth the state’s strategies for achieving the AAQS. In
California, the SIP is a compilation of new and previously submitted plans, programs (such as
monitoring, modeling, and permitting), district rules, state regulations, and federal controls. CARB is
the lead agency for all purposes related to the SIP under state law. Local air districts and other
agencies, such as the Department of Pesticide Regulation and the Bureau of Automotive Repair,
prepare SIP elements and submit them to CARB for review and approval. CARB then forwards SIP
revisions to the USEPA for approval and publication in the Federal Register. The items included in
the California SIP are listed in the Code of Federal Regulations at 40 Code of Federal

Regulations 52.220.

The 2017 Clean Air Plan is the SIP for Sonoma County. The Clean Air Plan accommodates growth by
projecting the growth in emissions based on different indicators. For example, population forecasts
adopted by BAAQMD are used to forecast population-related emissions, as discussed in Local
Regulations. Through the planning process, emissions growth is offset by basin-wide controls on
stationary, area, and transportation sources of air pollution.

California Code of Regulations

The California Code of Regulations is the official compilation and publication of the regulations
adopted, amended, or repealed by state agencies pursuant to the Administrative Procedure Act.
They are compiled into Titles and organized into Divisions containing the regulations of state
agencies. The following policies in the California Code of Regulations would be applicable to the
proposed project:

= Engine Idling. In accordance with Section 2485 of Title 13 of the California Code of Regulations,
the idling of all diesel-fueled commercial vehicles (weighing over 10,000 pounds) during
construction shall be limited to five minutes at any location.

= Emission Standards. In accordance with Section 93115 of Title 17 of the California Code of
Regulations, operation of any stationary, diesel-fueled, compression-ignition engines shall meet
specified fuel and fuel additive requirements and emission standards.

c. Local Regulations

Air Quality Management Plan

The BAAQMD is responsible for assuring that the federal and State ambient air quality standards are
attained and maintained in the Bay Area. The BAAQMD is also responsible for adopting and
enforcing rules and regulations concerning air pollutant sources, issuing permits for stationary
sources of air pollutants, inspecting stationary sources of air pollutants, responding to citizen
complaints, monitoring ambient air quality and meteorological conditions, awarding grants to
reduce motor vehicle emissions, conducting public education campaigns, as well as many other
activities.
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The BAAQMD adopted the 2017 Clean Air Plan (2017 Plan) as an update to the 2010 Clean Air Plan
in April 2017. The 2017 Plan provides a regional strategy to protect public health and the climate. To
fulfill state ozone planning requirements, the 2017 control strategy includes all feasible measures to
reduce emissions of ozone precursors—ROG and NOx—and reduce transport of ozone and its
precursors to neighboring air basins. The 2017 Plan builds upon and enhances the BAAQMD'’s efforts
to reduce emissions of fine particulate matter TACs (BAAQMD 2017).

BAAQMD Rules

The BAAQMD implements rules and regulations for emissions that may be generated by various
uses and activities. The rules and regulations detail pollution-reduction measures that must be
implemented during construction and operation of projects. Rules and regulations relevant to the
project include the following:

= Regulation 8, Rule 3 (Architectural Coatings): This rule limits the quantity of volatile organic
compounds that can supplied, sold, applied, and manufactured within the BAAQMD region.

City of Sebastopol 2035 General Plan

On November 15, 2016, the Sebastopol General Plan was adopted. The Sebastopol General Plan
includes goals and policies to address sustainability aimed in part at improving air quality. The
following are applicable goals and policies that relate to the proposed project (City of Sebastopol
2016):

Goal COS 7: Improve Air Quality in Sebastopol and Reduce Air Quality Impacts from Future
Development.

Policy COS 7-1 Improve air quality through continuing to require a compact development
pattern that focuses growth in and around existing urbanized areas, locating
new housing near places of employment, encouraging non-vehicular modes
of transportation, and requiring projects to mitigate significant air quality
impacts.

Policy COS 7-2 Minimize exposure of sensitive receptors to concentrations of air pollutant
emissions and toxic air contaminants.

Policy COS 7-4 Continue to cooperate with BAAQMD in implementing the regional Clean Air
Plan.

Policy COS 7-5 Continue to enforce air quality standards in collaboration with the BAAQMD.

Policy COS 7-7 Continue to require all construction projects and ground disturbing activities
to implement BAAQMD dust control and abatement measures.
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4.2.3 Impact Analysis
a. Significance Thresholds and Methodology

Significance Threshold

To determine whether a project would result in a significant impact to air quality, Appendix G of the
CEQA Guidelines requires consideration of whether a project would:

=  Conflict with or obstruct implementation of the applicable air quality plan;

= 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;

= Expose sensitive receptors to substantial pollutant concentrations; or

= Result in other emissions (such as those leading to odors) adversely affecting a substantial
number of people.

The BAAQMD has adopted guidelines for quantifying and determining the significance of air quality
emissions in its 2022 CEQA Air Quality Guidelines.

Regional Significance Thresholds

The BAAQMD’s 2022 CEQA Air Quality Guidelines are used in this analysis to evaluate air quality.
Table 4.2-3 shows the significance thresholds for construction and operational-related criteria air
pollutant and precursor emissions being used for the purposes of this analysis. These thresholds
represent the levels at which a project’s individual emissions of criteria air pollutants or precursors
would result in a cumulatively considerable contribution to the SFBAAB’s existing air quality
conditions. For the purposes of this analysis, the project would result in a significant impact if
construction or operational emissions would exceed thresholds as shown in Table 4.2-3.

Table 4.2-3 BAAQMD Air Quality Significance Thresholds

Construction Thresholds Operational Thresholds
Average Daily Emissions Maximum Annual
Pollutant Average Daily Emissions (Ibs/day) (Ibs/day) Emissions (tons/year)
ROG 54 54 10
NOx 54 54 10
PM1o 82 (exhaust) 82 15
PM; s 54 (exhaust) 54 10

ROG = reactive organic gases, NOx = nitrogen oxides, PM1o = particulate matter 10 microns in diameter or less, PMas = particulate matter
2.5 microns or less in diameter; Ibs/day = pounds per day

Source: BAAQMD 2023

Carbon Monoxide

BAAQMD provides a preliminary screening methodology to conservatively determine whether a
proposed project would exceed carbon monoxide thresholds. If the following criteria are met, a
project would result in a less than significant impact related to local carbon monoxide
concentrations:
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= 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.

= The project traffic would not increase traffic volumes at affected intersections to more than
44,000 vehicles per hour.

= 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).

Toxic Air Containments Thresholds

BAAQMD has developed significance thresholds for the emissions of TACs based on health risks
associated with elevated exposure to such compounds. For carcinogenic compounds, cancer risk is
assessed in terms of incremental excess cancer risk. An individual project would result in a
potentially significant impact if it would generate an incremental excess cancer risk of 10 in 1 million
(1 x 10°®) persons, a chronic and acute hazard index greater than 1.0, and a PM.s annual average
increase of 0.3 pug/m?3. In addition, a project would result in a potentially significant cumulative
impact if it would generate an incremental excess cancer risk of 100 in 1 million (1 x 10°®) persons, a
chronic and acute hazard index greater than 10.0, and a PM, s annual average increase of 0.8 ug/m3.
(BAAQMD 2023).

Odor Sources

The BAAQMD provides minimum distances for siting of new odor sources as shown in Table 4.2-4. A
significant impact would occur if the project would result in other emissions (such as odors)
affecting substantial numbers of people or would site a new odor source within the specified
distances of existing receptors.

Table 4.2-4 BAAQMD Odor Source Thresholds Table

Odor Source Minimum Distance for Less than Significant Odor Impacts (in miles)

N

Wastewater treatment plant
Wastewater pumping facilities
Sanitary Landfill

Transfer Station

Composting Facility
Petroleum Refinery

Asphalt Batch Plant

Chemical Manufacturing
Fiberglass Manufacturing
Painting/Coating Operations
Rendering Plant

Coffee Roaster

Food Processing Facility
Confined Animal facility/feed lot/diary

Green Waste and Recycling Operations

N RP R R R N R R NNNRPR RN PR

Metal Smelting Plants
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Methodology

Air pollutant emissions generated by project construction and operation were estimated using
CalEEMod version 2022.1. CalEEMod is a statewide land use emissions computer model designed to
provide a uniform platform for government agencies, land use planners, and environmental
professionals to quantify potential criteria pollutant and GHG emissions associated with both
construction and operations from a variety of land use projects. CalEEMod allows for the use of
standardized data (e.g., emission factors, trip lengths, meteorology, source inventory) provided by
the various California air districts to account for local requirements and conditions, and/or user-
defined inputs. The calculation methodology and input data used in CalEEMod can be found in the
CalEEMod User’s Guide Appendices C, D, and G (California Air Pollution Control Officers Associated
2022). The analysis reflects the details of construction and operation of the proposed project as
described in Section 2.0, Project Description.

Construction

Project construction would primarily generate temporary criteria pollutant emissions from
construction equipment operation on-site, construction worker vehicle trips to and from the site,
and import of materials off-site. Construction of the proposed project was analyzed based on the
land use type, building square footage, construction schedule, and a list of anticipated construction
equipment provided by the applicant. The project would construct 80 multi-story townhome-styled
condos, 16 accessory dwelling units, and surface parking spaces. Project construction would occur
over two phases. Phase | construction would begin in June 2024 and end June 2026, and Phase |l
would begin in March 2025 and end February 2027. Project construction would occur over
approximately 33 months. During Phase | construction, approximately 2,092 cubic yards of soil
would be imported during the construction grading phase. In addition, approximately 1,566 cubic
yards of soil would be imported during the grading phase of Phase Il construction. It is assumed
construction equipment used would be diesel-powered and, the project would comply with
applicable regulatory standards, such as BAAQMD's Basic Best Management Practices fugitive dust
control measures and Regulation 8 Rule 3, Architectural Coating.

Operation

Operational emissions modeled include mobile and area source emissions. The project would not
include natural gas consumption and would not emit energy emissions onsite. The Traffic Impact
Study (TIS) prepared by W-Trans, estimated the project would generate 684 daily vehicle trips,
consisting of 576 daily trips from townhomes/condos and 108 daily trips from the accessory
dwelling units (W-Trans 2023). Area source emissions are generated by consumer products and
architectural coatings. There currently is no natural gas service provided at the project site;
therefore, the energy source emissions are excluded.
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b. Project Impacts and Mitigation Measures

Threshold 1: Would the project conflict with or obstruct implementation of the applicable air
quality plan?

Impact AQ-1 THE PROJECT WOULD NOT CONFLICT WITH OR OBSTRUCT IMPLEMENTATION OF THE 2017
CLEAN AIR PLAN. IMPACTS WOULD BE LESS THAN SIGNIFICANT.

The California CAA requires that air districts create a Clean Air Plan (2017 CAP) that describes how
the jurisdiction will meet air quality standards. The most recently adopted air quality plan is the
BAAQMD 2017 Plan. The Clean Air Plan builds upon and enhances the BAAQMD'’s efforts to reduce
emissions of fine particulate matter and TACs. The 2017 Plan does not include control measures that
apply directly to individual development projects. Instead, the control strategy includes control
measures related to stationary sources, transportation, energy, buildings, agriculture, natural and
working lands, waste management, water, and super-GHG pollutants.

The 2017 CAP focuses on two paramount goals:

=  Protect air quality and health at the regional and local scale by attaining all national and state air
quality standards and eliminating disparities among Bay Area communities in cancer health risk
from TACs.

= Protect the climate by reducing Bay Area GHG emissions to 40 percent below 1990 levels by
2030, and 80 percent below 1990 levels by 2050.

Under BAAQMD’s methodology, a determination of consistency with the 2017 Plan should
demonstrate that a project:

= Supports the primary goals of the air quality plan.
® Includes applicable control measures from the air quality plan.
= Does not disrupt or hinder implementation of any air quality plan control measures.

A project that would not support the 2017 Plan’s goals would not be consistent with the 2017 Plan.
On an individual project basis, consistency with BAAQMD quantitative thresholds is interpreted as
demonstrating support for the clean air plan’s goals. As shown in the response to Threshold 2
(Table 4.2-6 and Table 4.2-7), the project would not result in exceedances of BAAQMD thresholds
for criteria air pollutants and thus would not conflict with the 2017 Plan’s goal to attain air quality
standards. Furthermore, as shown in Table 4.2-5, the proposed project would include applicable
control measures from the 2017 Plan and would not disrupt or hinder implementation of such
control measures. Therefore, project impacts related to conflicts with or obstruction of the 2017
Plan would be less than significant.
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Table 4.2-5 Project Consistency with Applicable Control Measures of 2017 Plan Table

Control Measure Evaluation

TR9: Bicycle and Pedestrian Access and Facilities. Consistent. The project would 96 bicycle parking spaces, with
Encourage planning for bicycle and pedestrian facilities 80 long-term spaces located in each residential garage and 16
in local plans, e.g., general and specific plans, fund bike  spaces in onsite bicycle racks.

lanes, routes, paths and bicycle parking facilities.

EN2: Decrease Electricity Demand. Work with local Consistent. The proposed project is anticipated to exceed the
governments to adopt additional energy-efficiency energy efficiency standards of 2022 Title 24 Standards,
policies and programs. Support local government California Building Energy Efficiency Standards, by five to 10
energy efficiency program via best practices, model percent. The Title 24 standards are updated every three years
ordinances, and technical support. Work with partners and become increasingly more stringent over time. In

to develop messaging to decrease electricity demand addition, the proposed building would include all-electric
during peak times. appliances, powered by solar to the project.

BL1: Green Buildings. Collaborate with partners such as  Consistent. The proposed project would include solar and all-
KyotoUSA to identify energy-related improvements and  electric appliances to the project. In addition, the proposed
opportunities for on-site renewable energy systems in project would exceed the energy efficiency measures with

school districts; investigate funding strategies to the 2022 Title 24 Building Efficiency Standards by five to 10
implement upgrades. ldentify barriers to effective local  percent. For example, the project would dedicated circuitry
implementation of the CALGreen (Title 24) statewide for electric vehicle charging stations for all townhome
building energy code; develop solutions to improve garages, which is beyond the requirement of the 2022 Title
implementation/enforcement. Work with ABAG’s 24 Standards. The CALGreen standards are updated every
BayREN program to make additional funding available three years and become increasingly more stringent over
for energy-related projects in the buildings sector. time.

Engage with additional partners to target reducing
emissions from specific types of buildings.

WR2: Support Water Conservation. Develop a list of Consistent. The proposed project would be required to
best practices that reduce water consumption and comply with all water conservation standards of CALGreen
increase on-site water recycling in new and existing that are in effect at that time. The project would include
buildings; incorporate into local planning guidance. ultra-low flow water fixtures, low Impact landscaping, and

onsite stormwater capture.

Source: BAAQMD 2017

Threshold 2: Would the project 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?

Impact AQ-2 PROJECT CONSTRUCTION AND OPERATION WOULD NOT EXCEED THE REGIONAL
THRESHOLD FOR ANY CRITERIA POLLUTANT. THE PROJECT WOULD NOT 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. IMPACTS WOULD BE
LESS THAN SIGNIFICANT.

Construction Emissions

Project construction would involve construction activities that have the potential to generate air
pollutant emissions. Table 4.2-6 summarizes the estimated maximum daily emissions of ROG, NOx,
CO, PMyg exhaust, PM, s exhaust, and sulfur oxide (SOx) during project construction. As shown in
Table 4.2-6, project construction emissions for all criteria pollutants would be below the BAAQMD
average daily thresholds of significance. Therefore, impacts would be less than significant.
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Table 4.2-6  Project Construction Emissions

Average Daily Emissions (lbs./day)

PM10 PM2.5
SOy (exhaust) (exhaust)
2024 1 7 7 <1 <1 <1
2025 2 13 18 <1 1 <1
2026 2 8 153 <1 <1 <1
2027 1 <1 1 <1 <1 <1
Maximum Average Daily Emissions 2 13 153 <1 1 <1
BAAQMD Thresholds (average daily emissions) 54 54 N/A N/A 82 54
Threshold Exceeded? No No N/A N/A No No

Lbs./day = pounds per day; ROG = reactive organic gases; NOx = nitrogen oxide; CO = carbon monoxide; PM10 = particulate matter with
a diameter no more than 10 microns; PM2.5 = particulate matter with a diameter no more than 2.5 microns; SOx = sulfur oxide N/A = not
applicable (no BAAQMD threshold for CO or SOX); BAAQMD = Bay Area Air Quality Management District.

Source: See CalEEMod worksheets in Appendix B.

The BAAQMD does not have quantitative thresholds for fugitive dust emissions during construction.
Instead, the BAAQMD recommends Best Management Practices (BMPs) be implemented to reduce
fugitive dust emissions. With implementation of the BAAQMD fugitive dust BMPs, construction air
quality impacts from fugitive dust would be less than significant.

Operational Emissions

Long-term emissions associated with project operation are shown in Table 4.2-7 . As shown in
Table 4.2-7 emissions would not exceed BAAQMD daily or annual thresholds for any criteria
pollutant. Since project emissions would not exceed BAAQMD thresholds for construction or
operation, the project would not violate an air quality standard or result in a cumulatively
considerable net increase in criteria pollutants and impacts would be less than significant.
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Table 4.2-7  Project Operational Emissions
Average Daily Emissions (lbs./day)
Sources {e]c} NOx co PMyo PM_ 5 SOx
Mobile 3 3 19 4 1 <1
Area 2 <1 3 <1 <1 <1
Total Project Emissions 5 3 22 4 1 <1
BAAQMD Thresholds 54 54 N/A 82 54 N/A
Threshold Exceeded? No No N/A No No N/A
Mobile <1 <1 3 1 <1 <1
Area <1 <1 <1 <1 <1 <1
Total Project Emissions 1 <1 4 1 <1 <1
BAAQMD Thresholds 10 10 N/A 15 10 N/A
Threshold Exceeded? No No N/A No No N/A

Lbs./day = pounds per day; ROG = reactive organic gases; NOx = nitrogen oxide; CO = carbon monoxide; PM1o = particulate matter with
a diameter no more than 10 microns; PM.s = particulate matter with a diameter no more than 2.5 microns; SOx= sulfur oxide N/A = not
applicable (no BAAQMD threshold for CO or SOx); BAAQMD = Bay Area Air Quality Management District.

Source: Average daily and annual emissions. See Table 2.6 “Operations Emissions by Sector, Mitigated”. See CalEEMod worksheets in
Appendix B. Numbers may not add exactly due to rounding.

Threshold 3: Would the project expose sensitive receptors to substantial pollutant
concentrations?

Impact AQ-3 THE PROJECT WOULD NOT INCREASE CARBON MONOXIDE CONCENTRATIONS SUCH THAT
IT WOULD CREATE CARBON MONOXIDE HOTSPOTS. HOWEVER, PROJECT CONSTRUCTION COULD POTENTIALLY
EXPOSE SENSITIVE RECEPTORS TO SUBSTANTIAL POLLUTANT CONCENTRATIONS IN THE FORM OF TOXIC AIR
CONTAMINANT EMISSIONS GIVEN THE PROXIMITY TO SURROUNDING AND FUTURE ONSITE SENSITIVE RECEPTORS.
IMPACTS WOULD BE LESS THAN SIGNIFICANT WITH MITIGATION INCORPORATED.

Carbon Monoxide Hotspots

A carbon monoxide hotspot is a localized concentration of carbon monoxide that is above ambient
air quality standard. Localized carbon monoxide hotspots can occur at intersections with heavy peak
hour traffic. Specifically, hotspots can be created at intersections where traffic levels are sufficiently
high such that the local carbon monoxide concentration exceeds the federal one-hour standard of
35.0 parts per million (ppm) or the federal and state eight-hour standard of 9.0 ppm (CARB 2016).

BAAQMD recommends comparing project’s attributes with the following screening criteria as a first
step to evaluating whether the project would result in the generation of carbon monoxide
concentrations that would substantially contribute to an exceedance of the Thresholds of
Significance. The project would result in a less than significant impact to localized carbon monoxide
concentrations if:

The project is consistent with an applicable congestion management program for designated
roads or highways, regional transportation plan, and local congestion management agency plans

The project would not increase traffic volumes at affected intersections to more than 44,000
vehicles per hour.
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= The project traffic would not increase traffic volumes at the affected intersections to more than
24,000 vehicles per hour where vertical and/or horizontal mixing is substantially limited (e.g.,
tunnel, parking garage).

The project would generate 684 daily vehicle trips. According to the existing traffic volumes shown
in the TIS, prepared by W-Trans, the highest peak hour traffic volume is the intersection of
Occidental Road and Gravenstein Highway, with a peak traffic volume of 2,296 vehicles. The project
would add approximately 180 vehicles during peak hour traffic (W-Trans 2023). Therefore, the
project would not increase vehicle traffic at any intersections above the screening thresholds listed
above and the impact of localized carbon monoxide emissions would not be significant.

Toxic Air Contaminants

Construction Impacts

Construction-related activities would result in temporary project-generated DPM exhaust emissions
from off-road, heavy-duty diesel equipment for site preparation, grading, building construction, and
other construction activities. Generation of DPM, which was identified as a TAC by CARB in 1998,
from construction projects typically occurs in a single area for a short period. The proposed project's
construction would occur in phases over approximately 31 months with sensitive receptors adjacent
to the project site. In addition, onsite residents, after the completion of Phase |, would be exposed
to 20 months of construction during Phase Il construction.

The proposed project would be consistent with the applicable AQMP requirements and control
strategies intended to reduce emissions from construction equipment and activities. The proposed
Project would comply with the CARB Air Toxics Control Measure that limits diesel powered
equipment and vehicle idling to no more than five minutes at a location, and the CARB In-Use Off-
Road Diesel Vehicle Regulation; compliance with these would minimize emissions of TACs during
construction. However, given the construction area's proximity to nearby and onsite sensitive
receptors, and the estimated on-site particulate matter emissions during grading and site
preparation, impacts from TACs could be potentially significant and mitigation is required.

Operational Impacts

CARB's Air Quality and Land Use Handbook: A Community Health Perspective (2005) provides
recommendations regarding the siting of new sensitive land uses near potential sources of air toxic
emissions (e.g., freeways, distribution centers, rail yards, ports, refineries, chrome plating facilities,
dry cleaners, and gasoline dispensing facilities). CARB guidelines recommend siting distances both
for the development of sensitive land uses in proximity to TAC sources and for the addition of new
TAC sources in proximity to existing sensitive land uses. The project is not near potential sources of
TAC emissions as listed above. Townhomes and accessory dwelling units land uses are not
considered land uses that generate substantial TAC emissions based on reviewing the air toxic
sources listed in CARB’s guidelines. Therefore, the expected hazardous TACs generated on site (e.g.,
cleaning solvents, paints, landscape pesticides, etc.) for the proposed land uses would be below
thresholds warranting further study under the California Accidental Release Program. The project
would not expose off-site sensitive receptors to significant amounts of carcinogenic or TACs.
Therefore, operational impacts would be less than significant.
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Mitigation Measures

AQ-1 Construction TACs Reduction

The applicant and project engineer shall include the measures listed below on the grading plan,
building plans, and specifications. Prior to issuance of grading permits, the City Engineer and the
Chief Building Official shall confirm that the grading plan, building plans, and specifications stipulate
that the measures listed below shall be implemented during project construction. The construction
contractor shall implement these measures for the duration of construction.

= All mobile off-road equipment (wheeled or tracked) used during construction activities shall
meet the USEPA Tier 4 final standards. Tier 4 certification can be for the original equipment or
equipment that is retrofitted to meet the Tier 4 Final standards.

= Alternative Fuel (natural gas, propane, electric, other non-diesel fuels) construction equipment
shall be incorporated where available. These requirements shall be incorporated into the
contract agreement with the construction contractor. A copy of the equipment’s certification or
model year specifications shall be available upon request for all equipment on-site.

= Electricity shall be supplied to the site from the existing power grid to support the electric
construction equipment. If connection to the grid is determined to be infeasible for portions of
the project, a non-diesel fueled generator shall be used.

Significance After Mitigation

With the incorporation of Mitigation Measure AQ-1, the project would reduce DPM emissions by
approximately 85 to 92 percent compared to standard CalEEMod engine tier assumptions. With
these reductions, construction activities would not expose sensitive receptors to substantial toxic air
contaminant concentrations, and construction-related health impacts would be less than significant
with mitigation.

Threshold 4: Would the project result in other emissions (such as those leading to odors)
adversely affecting a substantial number of people?

Impact AQ-4 THE PROPOSED PROJECT WOULD NOT RESULT IN OTHER EMISSIONS (SUCH AS THOSE
LEADING TO ODORS) THAT WOULD ADVERSELY AFFECT A SUBSTANTIAL NUMBER OF PEOPLE. THEREFORE,
IMPACTS WOULD BE LESS THAN SIGNIFICANT.

The project would generate oil and diesel fuel odors during construction from equipment use. The
odors would be limited to the construction period and would be intermittent and temporary.
Furthermore, these odors would dissipate rapidly with distance from in-use construction
equipment. Accordingly, project construction would not result in other emissions, such as those
leading to odors, that would adversely affect a substantial number of people, and impacts would be
less than significant.

As stated in the BAAQMD CEQA Guidelines, land uses typically producing objectionable odors
include agricultural uses, wastewater treatment plants, food manufacturing plants, chemical plants,
composting, refineries, landfills, and confined animal facilities. Project development would include
townhouse and accessory dwelling unit development. These land uses typically do not produce
objectionable odors and are not identified on this list shown in Table 4.2-4. Therefore, the proposed
project would not generate objectionable odors affecting a substantial number of people, and
impacts would be less than significant.
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42.4 Cumulative Impacts

The geographic scope for the cumulative air quality impact analysis is the SFBAAB. Because the
SFBAAB is designated a nonattainment area for the federal and State one-hour and eight-hour ozone
standards, State PMyo standards, and federal and State annual PM,s standard, there is an existing
adverse effect in the SFBAAB relative to these pollutants. In addition, unplanned growth in the area
has the potential to exacerbate the pollution and hinder the achievement of the NAAQS and CAAQS
within the SFBAAB. As identified in Table 3-1, Cumulative Project List, in Section 3.3, Cumulative
Development, there are nine currently planned and pending projects in Sebastopol.

This cumulative impact analysis is based on the BAAQMD’s recommendations included in their 2022
CEQA Guidelines (BAAQMD 2023). Individual projects under the BAAQMD’s jurisdiction would cause
a cumulatively considerable increase in emissions for which the SFBAAB is in non-attainment if the
individual project exceeds the BAAQMD’s recommended thresholds.

Each cumulative project listed in Section 3.3, Cumulative Development, could generate emissions
during construction and operation. However, neither the proposed project nor any of the related
projects are part of an ongoing regulatory program or are contemplated in a Program EIR.
Therefore, project-specific air quality impacts would be used to determine if a project’s contribution
to cumulative air quality impacts would be significant.

As discussed above, the proposed project would be consistent with the BAAQMD 2017 CAP.
Additionally, construction and operation of the project would not exceed regional significance
thresholds. Therefore, the proposed project would not result in a cumulatively considerable net
increase of any criteria pollutant for which the project region is non-attainment.

Cumulative projects could expose sensitive receivers to cancer risks that exceed the BAAQMD
health risk thresholds; however, similar to the proposed project, cumulative projects would be
required to comply with BAAQMD regulations and thresholds to reduce the potential for significant
impacts to sensitive receivers. As described under Impact AQ-3 above, TAC emissions from project
construction could potentially cause a significant health impact from on-site emissions and
proximity to sensitive receptors if unmitigated. Therefore, Mitigation Measure AQ-1 would be
implemented to reduce construction TAC emissions to less than significant, and the proposed
project’s contribution to cumulative TAC impacts would not be cumulatively considerable. In
addition, as shown in Figure 3-1 of Section 3, Environmental Setting, there are no approved or
pending cumulative projects within 1,000 feet from the proposed project that could result in
cumulative impacts at sensitive receptors. Therefore, the proposed project’s contribution to
cumulative TAC emissions would not be cumulatively considerable.

Cumulative projects would adversely affect sensitive receptors from odor emissions if cumulative
projects were typical odor-producing land uses. Construction of cumulative projects would result in
construction equipment-related odors; however, the temporary nature of construction would
ensure less than significant cumulative odor impacts. Since the proposed project’s construction
would be temporary and operational activities would not produce substantial odors, the project’s
cumulative contribution to cumulative odor emission impacts would not be considerable.
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4.3  Biological Resources

This section provides an assessment of the potential for direct and indirect impacts to sensitive
natural communities, special-status plant and wildlife species, regulated waterways and wetlands,
sensitive habitat and mature native trees, and wildlife movement corridors associated with the
proposed project. The analysis presented herein is based on a Biological Resources Analysis (BRA)
[Johnson Marigot Consulting, LLC (Johnson Marigot) 2021, and Integral Consulting Inc. (Integral)
2023; Appendix C], and a Tree Inventory Report (Horticultural Associates 2019, 2023; Appendix D).

4.3.1 Setting

The City of Sebastopol is located in Central Sonoma County, along the western edge of the Santa
Rosa Plain, bordered to the west by foothills of the California coastal range and to the east by
Laguna de Santa Rosa (a perennial stream) and developed areas of the Valley floor. The project site
is located at 1009-1011 Gravenstein Highway North, on the east side of Gravenstein Highway North
southeast of its intersection with Mill Station Road, east of Hurlbut Avenue, within developed areas
of the city. The vicinity of the project site includes residential and commercial areas. The Laguna de
Santa Rosa is approximately 0.8 mile to the east, south of U.S. Highway 101.

a. Existing Conditions

General surveys of the project site were conducted on May 21, 2021, and July 18, 2023, to
document biological resources and to assess the likelihood of resource agency regulated areas on
the project site (Integral 2023). The site consists of a remnant apple orchard with some native trees,
including coast live oak (Quercus agrifolia), Douglas fir (Pseudotsuga menziesii), valley oak (Quercus
lobata), and coast redwood (Sequoia sempervirens). The understory in the orchard is disced
regularly and was mostly bare at the time of the surveys. Dense Himalayan blackberry (Rubus
armeniacus) thickets occur around the edges of the site where fence lines prevent discing.

The southwest corner of the site was used as a community garden up until sometime after 2021.
During the site survey in 2023, common weedy nonnative (ruderal) species were observed in this
area, including bristly ox-tongue (Helminthotheca echioides), French broom (Genista
monspessulana), wild radish (Raphanus sativus), and hair cat’s-ear (Hypochaeris radicata) (Integral
2023).

There is a stormwater basin adjacent to the north end of the site, which likely receives surface flow
from the site during rain events (Johnson Marigot 2021).

b. Special-status Species

Special-status species are those plants and animals listed, proposed for listing, or candidates for
listing as threatened or endangered by the USFWS or National Marine Fisheries Service (NMFS)
under the federal Endangered Species Act (FESA); those listed or proposed for listing as rare,
threatened, or endangered by CDFW under the California Endangered Species Act (CESA) or Native
Plant Protection Act; animals designated as “Species of Special Concern,” “Fully Protected,” or
“Watch List” by CDFW; and plants with a California Rare Plant Rank (CRPR) of 1 or 2, which are
defined as:
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= List 1A = Plants presumed extinct in California

= List 1B.1 = Rare or endangered in California and elsewhere; seriously endangered in California
(over 80 percent of occurrences threatened/high degree and immediacy of threat)

= List 1B.2 = Rare or endangered in California and elsewhere; fairly endangered in California (20-
80 percent occurrences threatened)

= List 1B.3 = Rare or endangered in California and elsewhere, not very endangered in California
(<20 percent of occurrences threatened or no current threats known)

= List 2 = Rare, threatened or endangered in California, but more common elsewhere

Queries of the California Natural Diversity Database (CNDDB; CDFW 2023a) and Online Inventory of
Rare and Endangered Plants of California (Online Inventory; CNPS 2023) were conducted by Rincon
biologists to update the list compiled by Integral (2023) regarding special-status species considered
to have potential to occur within the project site. For this review, the search included all
occurrences within the USGS 7.5-minute topographic quadrangle encompassing the project site
(Sebastopol), and the eight surrounding quadrangles (Guerneville, Healdsburg, Mark West Springs,
Camp Meeker, Santa Rosa, Valley Ford, Two Rock, and Cotati).

Special-Status Plants

The BRA evaluated 39 special-status plant species for potential to occur on the project site. Rincon
identified 39 additional special-status plant species that have been documented within the nine-
qguadrangle search radius in the CNDDB and CNPS (2023). None of these species were observed
during the site survey or would be expected to occur within the project site. All seventy-eight
special-status plant species could be excluded based on known ranges and elevations, the lack of
natural vegetation communities on site, level of development and disturbance from discing, lack of
connectivity to natural vegetation communities, and the species-specific habitat requirements.

One Monterey pine (Pinus radiata, California Rare Plant Rank 1B.1) was documented adjacent to the
project site (Horticultural Associates 2019); however, this individual occurs as ornamental
landscaping and is not a natural occurrence.

Special-status Wildlife

The BRA evaluated eight special-status animal species documented in CNDDB within three miles of
the project site, none of which were identified as having the potential to occur on the project site
(Integral 2023). Rincon identified 22 additional special-status wildlife species that have been
documented within the nine-quadrangle search radius in the CNDDB (2023).

Based on the existing conditions on the project site and updated queries of the CNDDB and Online
Inventory, four species not addressed in BRA report were identified for further review: western
bumble bee (Bombus occidentalis, state candidate endangered), pallid bat (Antrozous pallidus,
California species of special concern [SSC]), Townsend's big-eared bat (Corynorhinus townsendii,
SSC), and western red bat (Lasiurus frantzii, SSC).

Western Bumble Bee

The historic range of western bumble bee covered much of the western United States, from the
Pacific coast to the Colorado Rocky Mountains. Western bumble bees are eusocial insects living in a
colony with workers and one queen. They typically nest underground in rodent burrows or other
cavities which may be lined with grass or bird feathers (Hatfield et al., 2015). The flight period for
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queens is early February through late November in California, peaking in late June through late
September. The flight period for males and worker females is early April to early November. Most of
the colony dies off at the start of winter, including the queen. A cast of reproductive females will
continue to forage (gather nectar) and hibernate over the winter. These females will become
gueens and start new colonies the following spring. This species has a wide variety of plant
associations, including but not limited to, species in the genera: Melilotus, Cirsium, Trifolium,
Centaurea, Chrysothamnus, and Eriogonum (Koch, Strange, and Williams, 2012). Flowering plants
are present; therefore, this species has a moderate potential to occur within the project site.

Special-status BATS

Townsend's big-eared bat is closely associated with mines and caves. Unlike other bats, this species
roosts in the open, hanging from walls and ceilings instead of in cracks and crevices. It may also
roost in buildings that provide a cave-like environment, such as dark attics or basements. Pallid bat
roost in caves and mines as well as crevices; they roost in hollow trees and buildings occasionally.
These species are both highly sensitive to human disturbance. Trees on the project site may provide
day roosting habitat, but are unlikely to support maternal colonies due to their size (small, without
large hollows), and degree of human presence in the surrounding area. Therefore, Townsend's big-
eared bat and pallid bat have a low potential to occur on site while foraging or day roosting.

Western red bat primarily roost in tree foliage, and occasionally shrubs, along habitat edges in
woodlands, forests, and urban areas (Ziner, Mayer, and Laudenslayer 1990). This species is largely
solitary, and prefers riparian habitats, but may also be found in orchards. Given the site’s location
within a mile of Laguna de Santa Rosa and number of trees present, this species has a moderate
potential to occur within the project site.

Nesting Birds

Non-game migratory birds and native birds protected under California Fish and Game Code (CFGC)
Section 3503 and the federal Migratory Bird Treaty Act (MBTA), such as native avian species
common to developed and ruderal areas, have the potential to breed and forage in the project site
and vicinity. Species of birds common to the area that typically occur in the region, such as black
phoebe (Sayornis nigricans), house finch (Haemorhous mexicanus), Anna’s hummingbird (Calypte
anna), American crow (Corvus brachyrhynchos), and red-shouldered hawk (Buteo lineatus) may nest
on the project site. Nesting by a variety of common birds protected by CFGC Section 3503 and the
MBTA could occur in virtually any location throughout the project site containing native or non-
native vegetation, bare ground, or buildings. The nesting season in California generally extends from
February 1 through August 31 but can vary based on annual climatic conditions.

c. Sensitive Natural Communities and Critical Habitat

Sensitive Natural Communities

Plant communities are also considered sensitive biological resources if they have limited
distributions, a high-wildlife value, include sensitive species, or are particularly susceptible to
disturbance. CDFW ranks sensitive communities as “threatened” or “very threatened” and keeps
records of their occurrences in the CNDDB. The CNDDB vegetation alliances are ranked 1 through 5
based on NatureServe's methodology (Jennings et al. 2009), with those alliances ranked globally (G)
or statewide (S) as 1 through 3 considered sensitive. Some alliances with the rank of 4 and 5 have
also been included in the 2023 sensitive natural communities list under the revised ranking
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methodology (CDFW 2023b). One sensitive natural community was identified within the nine-
qguadrangle search radius: Valley Oak Woodland. However, this community was not observed on the
project site, and no other vegetation alliances that would be considered sensitive by CDFW were
observed.

Critical Habitat

No federally designated critical habitats occur on the project site (Integral 2023).

d. Jurisdictional Waters and Wetlands

No potential jurisdictional features occur on the project site (USGS 2023). A stormwater basin was
observed adjacent to the site, however the basin is dominated by upland nonnative plants, including
silver wattle (Acacia dealbata) and Harding grass (Phalaris aquatica) (Johnson Marigot 2021).

e. Wildlife Movement

Wildlife movement corridors, or habitat linkages, are generally defined as connections between
habitat patches that allow for physical and genetic exchange between otherwise isolated animal
populations. Such linkages may serve a local purpose, such as providing a linkage between foraging
and denning areas, or they may be regional in nature. Some habitat linkages may serve as migration
corridors, wherein animals periodically move away from an area and then subsequently return.
Other corridors may be important as dispersal corridors for young animals. A group of habitat
linkages in an area can form a wildlife corridor network.

Habitats within a habitat linkage do not necessarily need to be identical to those habitats being
linked. Rather, the linkage needs only to contain sufficient cover and forage to allow temporary
utilization by species moving between core habitat areas. Habitat linkages are typically contiguous
strips of natural areas, though dense plantings of landscape vegetation can be used by certain
disturbance-tolerant species. Some species may require specific physical resources (such as rock
outcroppings, vernal pools, or oak trees) within the habitat link for the linkage to serve as an
effective movement corridor, while other more mobile or aerial species may only require
discontinuous patches of suitable habitat to permit effective dispersal and/or migration. Wildlife
movement corridors may occur at either large or small scales. The California Essential Habitat
Connectivity Project commissioned by the California Department of Transportation (Caltrans) and
CDFW identifies “Natural Landscape Blocks” which support native biodiversity and the “Essential
Connectivity Areas” which link them (Spencer et al. 2010).

An Essential Connectivity Area is mapped to the west of the City of Sebastopol in the coastal range,
but the site is isolated by development (CDFW 2023c). The project site is surrounded by
development and therefore does not function as a large- or small-scale corridor for wildlife
movement.
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4.3.2 Regulatory Setfing
a. Federal Regulations

Endangered Species Act

Under FESA, authorization is required to “take” a listed species. Take is defined under FESA Section
3 as “to harass, harm, pursue, hunt, shoot, wound, kill, trap, capture, or collect, or to attempt to
engage in any such conduct.” Under federal regulation (50 Code of Federal Regulations Sections
17.3, 222.102), “harm” is further defined to include habitat modification or degradation where it
would be expected to result in death or injury to listed wildlife by significantly impairing essential
behavioral patterns, including breeding, feeding, or sheltering. Critical habitat is a specific
geographic area(s) that is essential for the conservation of a threatened or endangered species and
that may require special management and protection. Critical habitat may include an area that is
not currently occupied by the species but that will be needed for its recovery. FESA Section 7
outlines procedures for federal interagency cooperation to conserve federally listed species and
designated critical habitat.

Section 7(a)(2) of FESA and its implementing regulations require federal agencies to consult with
USFWS or National Marine Fisheries Service to ensure that they are not undertaking, funding,
permitting, or authorizing actions likely to jeopardize the continued existence of listed species, or
result in the destruction or adverse modification of critical habitat. For projects where federal action
is not involved and take of a listed species may occur, the project proponent may seek to obtain an
incidental take permit under FESA Section 10(a). Section 10(a) allows USFWS to permit the
incidental take of listed species if such take is accompanied by a Habitat Conservation Plan that
includes components to minimize and mitigate impacts associated with the take.

The USFWS and National Marine Fisheries Service share responsibility and regulatory authority for
implementing FESA (7 United States Code [USC] Section 136, 16 USC Section 1531 et seq.).

Migratory Bird Treaty Act and Bald and Golden Eagle Protection Act

The MBTA authorizes the Secretary of the Interior to regulate the taking of migratory birds. The act
provides that it is unlawful, except as permitted by regulations, “to pursue, hunt, take, capture, kill,
attempt to take, capture, or kill, possess, [...] any migratory bird, or any part, nest, or egg of any
such bird” (16 USC Section 703[a]). The Bald and Golden Eagle Protection Act is the primary law
protecting eagles, including individuals and their nests and eggs. USFWS implements the MBTA (16
USC Section 703-711) and the Bald and Golden Eagle Protection Act (16 USC Section 668). Under the
Act’s Eagle Permit Rule (50 Code of Federal Regulations Section 22.26), USFWS may issue permits to
authorize limited, non-purposeful take of bald eagles and golden eagles.

b. State Regulations

Endangered Species Act and Fully Protected Species

CESA (CFGC 2050 et seq.) prohibits take of State-listed threatened and endangered species without
a CDFW incidental take permit. Take under CESA is restricted to direct harm of a listed species and
does not prohibit indirect harm by way of habitat modification.
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The protection of fully protected species is described in CFGC 3511, 4700, 5050 and 5515. These
statutes prohibit take or possession of fully protected species. Incidental take of fully protected
species may be authorized under an approved Natural Communities Conservation Plan.

Cadlifornia Fish and Game Code Sections 3503, 3503.5 and 3511

CFGC sections 3503, 3503.5 and 3511 describe unlawful take, possession, or destruction of birds,
nests, and eggs. Fully protected birds (CFGC Section 3511) may not be taken or possessed except
under specific permit. Section 3503.5 of the Code protects all birds-of-prey and their eggs and nests
against take, possession, or destruction of nests or eggs.

Cadlifornia Fish and Game Code Sections 1360-1372

CFGC Sections 1360 through 1372 comprise the Oak Woodlands Conservation Act. The act was
enacted to protect oak woodland habitats that were being diminished by development, firewood
harvesting, and agricultural conversions. The Oak Woodlands Conservation Program was established
as a result of the act and is intended to provide project funding opportunities for private
landowners, conservation organizations, and cities and counties to conserve and restore oak
woodlands. The program authorizes the Wildlife Conservation Board to purchase oak woodland
conservation easements and provide grants for land improvements and oak restoration efforts.
CEQA Guidelines Section 21083.4 requires counties to determine if a project within their jurisdiction
may result in conversion of oak woodlands that would have a significant adverse effect on the
environment. If the lead agency determines that a project would result in a significant adverse
effect on oak woodlands, mitigation measures to reduce the significant adverse effect of converting
oak woodlands to other land uses are required.

Native Plant Protection Act

The CDFW also has authority to administer the Native Plant Protection Act (CFGC Section 1900 et
seq.). The Native Plant Protection Act requires the CDFW to establish criteria for determining if a
species, subspecies, or variety of native plant is endangered or rare. Under Native Plant Protection
Act Section 1913(c), the owner of land where a rare or endangered native plant is growing is
required to notify the department at least 10 days in advance of changing the land use to allow for
salvage of the plant(s).

Natural Communities Conservation Planning Act

The Natural Communities Conservation Planning (NCCP) Act was established by the California
Legislature, is directed by the CDFW, and is implemented by the State, as well as public and private
partnerships to protect habitat in California. The NCCP Act takes a regional approach to preserving
habitat. An NCCP identifies and provides for the regional protection of plants, animals, and their
habitats, while allowing compatible and appropriate economic activity. Once an NCCP has been
approved, CDFW may provide take authorization for all covered species, including fully protected
species, CFGC Section 2835.
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c. Local Regulations

City of Sebastopol General Plan

The Sebastopol General Plan includes conservation and open space policies to protect natural
resources, including, but not limited to:

Goal COS 1: Make Proactive, Forward-Thinking Environmental Protection and Resource
Management the Cornerstone of Sebastopol’s Identity

Policy COS 1-1: Strive to establish Sebastopol as a leader in environmental protection,
environmental stewardship, and sustainability.

Policy COS 1-2: Consider the effects of planning decisions on the overall health and wellbeing of
the natural environment and regional ecosystems.

Policy COS 1-3: Consider the “Rights of Nature” as a key principle when making planning
decisions and reviewing development and infrastructure project applications.

Policy COS 1-4: Recognize that all life within all ecosystems on our planet are deeply
intertwined, and consider the inherent values of ecological goods and services as key principles
when making planning decisions.

Actions in Support of Goal COS 1

Action COS 1a: Implement the policies and actions in the Conservation and Open Space
Element, and all other relevant and applicable policies and actions throughout the General Plan,
to provide for progressive, effective, and forward-thinking strategies to protect the natural
environment and promote sustainability to the greatest extent feasible.

Action COS 1b: Consider the establishment and adoption of a Rights of Nature Ordinance.
Consideration should include legal, economic, and human implications of such an ordinance, a
timeline for implementation, and standards to provide for robust environmental protection
measures, while balancing the other social, economic, and community priorities established by
the General Plan.

Goal COS 2: Protect and Enhance Sebastopol’s Ecosystem and Natural Habitats

Policy COS 2-1: Protect and enhance sensitive habitats, which include creek corridors, wetlands,
vernal pools, riparian areas, wildlife and fish migration corridors, native plant nursery sites,
waters of the United States, sensitive natural communities, and other habitats designated by
State and Federal agencies.

Policy COS 2-2: Preserve and enhance Sebastopol’s and the region’s natural habitats and rich
biodiversity including, but not limited to, grasslands, freshwater marshes, wetlands, vernal
pools, riparian areas, aquatic habitat, oak woodlands, and agricultural lands.

Policy COS 2-3: Focus conservation efforts on high priority conservation areas that contain
suitable habitat for native, endangered, threatened, migratory, or special-status species and
that can be managed with minimal interference from nearby urban land uses and are in
proximity to other habitat corridors.
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Policy COS 2-4: Attempt to resolve conflicts between sensitive habitat areas and adjoining
urbanized lands in a manner which recognizes the public interests in both resource protection
and the need to provide for residential and job-generating land uses.

Policy COS 2-5: Implement a range of measures and tools in order to protect, enhance and
restore environmentally sensitive areas.

Policy COS 2-6: Maintain Zoning Ordinance provisions to ensure that development proposals for
land which is located within, or adjacent to, an environmentally sensitive area include a
resources analysis that contains all of the information required in order for the City to
determine that impacts to sensitive habitat and natural resources have been reduced, avoided,
or mitigated to the greatest extent feasible. The required content for the resources analysis is
detailed in Action COS-2a.

Policy COS 2-7: Support efforts to eradicate invasive and noxious weeds and vegetation on
public and private property.

Actions in Support of Goal COS 2

Action COS 2a: Maintain Zoning Ordinance provisions to require development project
proposals, infrastructure projects, long-range planning projects, and other projects that may
potentially impact special-status species and sensitive resources to submit a resources analysis
as part of the project application which determines whether significant adverse impacts will
occur. Evaluations shall be carried out by a qualified professional biologist approved by the
Sebastopol Planning Department, and shall be funded by the project applicant. Generally, the
resources analysis shall identify, describe, and locate, the following:

* The type and location of all special-status plant and animal species;

= Riparian vegetation within at least 50 feet of the subject property;

= The location, type, functionality, and offsite connectivity of wetlands, if applicable;

= The location of protected native trees onsite (as defined by the Sebastopol Municipal Code);
= Potential archaeological, cultural, and historical resources, if applicable; and

® Flood hazard areas, as defined by the Federal Emergency Management Agency (FEMA)
and/or the Department of Water Resources (DWR).

The resources analysis shall determine, as applicable, the area and location of undeveloped land
required to protect and enhance the continued viability of biotic resources, wetlands, and
sensitive areas. The resources analysis shall identify land that is functionally a part of the nearby
wetlands ecosystem, which should be preserved in a natural state.

Projects shall be designed to avoid impacts to sensitive resources; and in cases where impacts
cannot be fully avoided, impacts shall be reduced. Where adverse impacts cannot be feasibly
reduced or avoided through project design, projects shall include the implementation of site-
specific or project-specific effective mitigation strategies developed by a qualified professional
in consultation with state or federal resource agencies with jurisdiction (if applicable) that may
include, but are not limited to, the following strategies:

= Preservation of habitat and connectivity of adequate size, quality, and configuration to
support the special-status species. Connectivity shall be determined based on the specifics
of the species' needs.
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=  Project design measures, such as clustering of structures or locating project features to
avoid known locations of special-status species and/or sensitive habitats.

=  Provision of supplemental planting and maintenance of grasses, shrubs, and trees of similar
quality and quantity to provide adequate vegetation cover to enhance water quality,
minimize sedimentation and soil transport, and provide adequate shelter and food for
wildlife.

=  Protection for habitat and the known locations of special-status species through adequate
buffering or other means to protect habitat functions.

=  Provision of replacement habitat of like quantity and quality on- or off-site for special-status
species. Preference shall be given to the preservation of habitat on-site or as close to the
area of impact as feasible, so long as that habitat is of comparable quality.

= Enhancement of existing special-status species habitat values through restoration and
replanting of native plant species.

=  Provision of temporary or permanent buffers of adequate size (based on the specifics of the
special-status species) to avoid nest abandonment by nesting migratory birds and raptors
associated with construction and site development activities.

= |ncorporation of the provisions or demonstration of compliance with applicable recovery
plans for federally listed species.

=  Monitoring of construction activities by a qualified biologist to avoid impacts to on-site
special status species.

Action COS 2b: Where sensitive biological habitats have been identified on or immediately
adjacent to a project site, the project shall include appropriate mitigation measures identified
by a qualified biologist, which may include, but are not limited to the following:

=  Pre-construction surveys for species listed under the State or Federal Endangered Species
Acts, or species identified as special-status by the resource agencies, shall be conducted by
a qualified biologist;

= Construction barrier fencing shall be installed around sensitive resources and areas
identified for avoidance or protection, and to reduce potential soil compaction in sensitive
areas; and

=  Employees shall be trained by a qualified biologist to identify and avoid protected species
and habitat.

Action COS 2c: During the development review process, require project applicants to
incorporate specific measures into project plans and specifications that are intended to prevent
invasive and noxious weeds and vegetation from establishing on the project site. Action COS 2d:
Through coordination with the U.S. Fish and Wildlife Service, California Department of Fish and
Wildlife, and Sonoma County, continue to maintain and periodically update, a map of sensitive
biological communities and habitat within the Sebastopol Planning Area. Ensure that this map
and associated information is readily available to potential developers and the public.
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Goal COS 6: Conserve, Protect, and Enhance Trees and Native Vegetation

Policy COS 6-1: Conserve existing native vegetation where possible and integrate regionally
native plant species into development and infrastructure projects where appropriate.

Policy COS 6-2: Require the use of primarily locally-sourced native and drought-tolerant plants
and trees for landscaping on public projects, if feasible, and strongly encourage their use for
landscaping on private projects.

Policy COS 6-3: Avoid removal of large, mature trees that provide wildlife habitat or contribute
to the visual quality of the environment through appropriate project design and building siting.
If full avoidance is not possible, prioritize planting of replacement trees on-site over off-site
locations. Replacement trees for high-quality mature trees should generally be of like kind, and
provide for comparable habitat functionality, where appropriate site conditions exist.

Policy COS 6-4: Facilitate the preservation of existing trees, the planting of additional street
trees, and the replanting of trees lost through disease, new construction or by other means.

Policy COS 6-5: Require new development to incorporate trees in landscape plans.

Actions in Support of Goal COS 6

Action COS 6a: Make available a list of plants and trees native to the region that are suitable for
use in landscaping. The plant and tree species should be drought tolerant, available from local
sources, and consideration should be given to the suitability of the plant and tree species for
use as habitat to native animals, birds, and insects. The list should be provided online in a user-
friendly format, and staff should direct project applicants to the list during site design review
and approval.

Action COS 6b: Continue to implement the Tree Protection Ordinance, which protects
substantial trees, provides for removals in specified circumstances, and which requires a Tree
Protection Plan (TPP) prepared by a certified arborist for projects that may affect protected
trees.

Action COS 6c: Review and possibly revise the Tree Protection Ordinance in order to strengthen
monitoring provisions for re-planting efforts, in order to ensure the long-term health and

viability of replanted trees. Revisions should also address the current fee structure for violations
of the TPP to ensure that violations are more costly than compliance with the TPP requirements.

Action COS 6d: Prepare and adopt a Street Tree Planting and Management Program establishing
varieties, size and spacing requirements, maintenance standards, and priority planting
schedules. This program shall give priority to those streets with heavy vehicular traffic and those
which link open space and activity centers. The program shall ensure that trees provide
adequate shade and are integrated into parking lots and community spaces in such a manner
that tree health is maintained in the long term.

Action COS 6e: Continue requiring the planting of trees in parking lots to provide shade and
visual screening.
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City of Sebastopol Municipal Code

The Sebastopol Municipal Code Chapter 8.12, Tree Protection, requires a permit for the removal of
“Protected native trees”, with a minimum diameter at breast height (DBH) of 10 inches if it has a
single trunk, or which has at least one trunk with a minimum DBH of 10 inches if the tree has two or
more trunks, on all properties other than single-family or duplex residential properties, and with a
minimum DBH of 20 inches on single-family or duplex properties, and which is also a member of any
of the following species:

= Bigleaf maple (Acer macrophyllum)

=  Box elder (Acer negundo ssp. Californica)

=  Buckeye (Aesculus californica)

= White alder (Alnus rhombifolia)

=  Madrone (Arbutus menziesii)

= Hawthorne (Crataegus douglasii)

= QOregon ash (Fraxinus latifolia)

= Douglas fir (Pseudotsuga menziesii)

= Coast live oak (Quercus agrifolia)

= QOregon oak (Quercus garryana)

= Black oak (Quercus kelloggii)

= Valley oak (Quercus lobata)

=  Any naturally occurring hybrid of Quercus species listed above

= California bay (Umbellularia californica)

= Sandbar willow (Salix hindsiana)

= Yellow willow (Salix lasiolepis)

= Red willow (Salix laevigata)

» Coast redwood? 2 (Sequoia sempervirens)

= Tanbark oak (Lithocarpus densiflora)

= California black walnut (Juglans hindsii)

A Tree Protection Plan prepared by an International Society of Arboriculture (ISA) certified arborist
is required as a part of the materials submitted with applications for a tentative map, use permit,
variance, design review, encroachment permit, grading permit, or building permit where the
proposed work will be located within the dripline of any tree for which a tree removal permit would
be required. The Tree Protection Plan must include the size, species, state of health, estimated
crown diameter, and accurate trunk location of all trees whose dripline is within the development
area. Additionally, the plan must describe the proposed measures to protect to remain onsite,
proposed landscaping within the dripline of protected native trees, proposed replacement trees,
landscape maintenance, and the proposed grading and drainage plans. Additional requirements to
protect trees include Environmentally Sensitive Area fencing and non-entry within driplines of
protected trees during construction.

1 Generally not appropriate as a replacement tree. Therefore, if proposed as a replacement tree, the request should be reviewed and
approved by the City Arborist.
2 Not indigenous to Sebastopol. However, this species is perceived by the public to be native to the area.
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Replacement trees are selected from the following list of approved trees based on the
recommendations, or approved alternates, with approval from the Design Review Board with
recommendations from Planning staff and the City Arborist.
=  Amur maple (Acer ginnala)

= Big leaf maple

= Black oak

= California bay

=  Chinese elm (Ulmus parvifolia)

= Chinese pistache (Pistacia chinesis)

= Coast live oak

= Crape myrtle (Lagerstroemia indica)

= Gravenstein apple (Malus Gravenstein)

= |nterior live oak (Quercus wislizenii)

= Japanese maple (Acer palmatum)

= Madrone

= QOregon ash

=  Port Orford cedar (Chamaecyparis lawsoniana)

= Red alder (Alnus oregona)

= Red oak (Quercus rubra)

= Trident maple (Acer buergeranum)

=  Western redbud (Cercis occidentalis)

=  Western red cedar (Thuja plicata)

= Valley oak

4.3.3 Impact Analysis

a. Significance Thresholds and Methodology

The impact analysis is based on the existing biological resources documented in the BRA (Integral
2023; Appendix C) and Rincon’s literature review of CDFW’s CNDDB, and CNPS’s Inventory of Rare
and Endangered Plants of California, described above. Project impacts to biological resources are
focused upon rare, threatened, endangered species, or species listed under CEQA Guidelines Section
15380.

According to Appendix G of the CEQA Guidelines, a proposed project would have a significant impact
on biological resources if the project would:

1. 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

2. Have a substantial adverse effect on any riparian habitat or other sensitive natural community
identified in local or regional plans, policies, regulations or by the California Department of Fish
and Game or US Fish and Wildlife Service
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3. Have a substantial adverse effect on state or federally protected wetlands (including, but not
limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological
interruption, or other means

4. Interfere substantially (i.e., direct/indirect reduction) 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

5. Conflict with any local policies or ordinances protecting biological resources, such as a tree
preservation policy or ordinance; or

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

b. Project Impacts and Mitigation Measures

Threshold 1: Would the project have a substantial adverse effect, either directly or through
habitat modifications, on any species identified as a candidate, sensitive, or special
status species in local or regional plans, policies, or regulations, or by the California
Department of Fish and Wildlife or U.S. Fish and Wildlife Service?

Impact BIO-1 THE PROJECT WOULD HAVE A SUBSTANTIAL ADVERSE EFFECT ON SPECIAL STATUS ANIMAL
SPECIES. IMPACTS WOULD BE LESS THAN SIGNIFICANT WITH MITIGATION.

The BRA and database searches identified 78 special-status plant species that have the potential to
occur within the nine-quad search radius. None of these species are expected to occur onsite as
none were identified during the reconnaissance survey and associated habitats were not present
within the project site.

The BRA and database searches identified 30 special-status wildlife species that have the potential
to occur within the nine-quad search radius. Four special-status wildlife species were identified as
having potential to occur within the project site due to the location within the species known range,
presence of potentially suitable habitat, species occurrence records in the vicinity of the project site.
Two species, Townsend's big-eared bat and pallid bat, are not further evaluated as they have a low
potential to occur while day roosting or foraging.

Western bumble bee has a moderate potential to occur onsite. Impacts to western bumble bee may
occur if a colony or foraging individuals are present and could be injured or killed during
construction. This species is a candidate for listing under the CESA, and “take” authorization would
be required for impacts. Therefore, impacts would be potentially significant and mitigation
measures would be required.

If western red bat maternity colonies are present on or near the site during construction, direct
impacts could include injury or mortality from construction activity and roost abandonment from
construction noise, dust, and other project activities. Therefore, impacts to western red bat would
be potentially significant and mitigation measures would be required.

Non-game migratory birds and native birds protected by CFGC Section 3503 and the MBTA are likely
to nest within existing trees located along the western boundary of the project site and along the
traversing slope within the project site. These trees are proposed for removal, which would impact
nesting birds if active nests are present on site, through nest abandonment or destruction. Impacts
may also occur if active nests are present in undeveloped and landscaped areas adjacent to active
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construction or staging through disturbance and nest abandonment. Therefore, impacts would be
potentially significant and mitigation measures would be required.

Mitigation Measures

BIO 1(a) Western Bumble Bee Preconstruction Survey

A qualified biologist(s) shall conduct a pre-construction survey for western bumble bee prior to the
onset of work activities at the project site. The pre-construction survey effort shall be conducted for
a minimum of one hour. If bumble bees of any species are observed, they shall be photographed for
identification following the USFWS guidance in Appendix A Standardized Bee Photography in the
Survey Protocols for the Rusty Patched Bumble Bee (Bombus affinis) (USFWS 2019). If construction
begins between March 1 and November 1, the ground shall also be searched during the survey for
active bumble bee colonies. No capture or handling of bumble bees shall be conducted, and western
bumble bee, if identified, shall be avoided during construction. Foraging bees shall be allowed to
leave work areas undisturbed.

BIO-1(b) Roosting Bat Surveys and Avoidance

Prior to tree removal or ground disturbance, a qualified biologist shall conduct a focused survey of
all trees within the project site, to determine whether active roosts of special status bats are
present. If tree removal is planned for the fall or winter, the survey shall be conducted in September
to ensure tree removal would have adequate time to occur outside periods of hibernation and
during seasonal periods of bat activity (March 1 to April 15, September 1 to October 15, or in any
month when evening temperatures rise above 45 degrees Fahrenheit and/or no more than 0.5 inch
of rainfall within 24 hours occurs, as described below). If tree removal is planned for the spring, then
the survey shall be conducted during the earliest feasible time in March to allow for suitable
conditions for the detection of bats, and subsequent tree removal. Trees containing suitable
potential bat roost habitat features shall be clearly marked or identified. If day roosts are found to
be potentially present, the biologist shall prepare a site-specific roosting bat protection plan to be
implemented by the contractor following the City’s approval. The plan shall incorporate the
following guidance as appropriate:

1) When feasible, removal of trees and structures identified as suitable roosting habitat shall
be seasonally timed to avoid disturbance during the hibernation and breeding seasons,
including the following:

a) Between September 1 and about October 15, or before evening temperatures fall below
45 degrees Fahrenheit and/or more than 0.5 inch of rainfall within 24 hours occurs.

b) Between March 1 and April 15, or after evening temperatures rise above 45 degrees
Fahrenheit and/or no more than 0.5 inch of rainfall within 24 hours occurs.

2) If a tree must be removed during the breeding season and is identified as potentially
containing a maternity roost, then a qualified biologist shall conduct visual or acoustic
emergence surveys or implement other appropriate methods as determined by the biologist
to further evaluate if the roost is an active maternity roost. If it is determined that an active
maternity roost of a colonial roosting species is present, the roost shall not be disturbed
during the breeding season (April 15 to August 31). If it is determined to not be an active
maternity roost, the tree or structure may be removed under the guidance of the qualified
biologist.
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3) Potential non-colonial hibernation roosts shall only be removed during seasonal periods of
bat activity outside the hibernation and breeding seasons. Potential non-colonial roosts that
cannot be avoided shall be removed on warm days in late morning to afternoon when any
bats present are likely to be warm and able to fly. Appropriate methods as determined by
the qualified biologist shall be used to minimize the potential harm to bats during tree or
structure removal. For trees, such methods may include using a two-step tree removal
process. This method is conducted over two consecutive days and works by creating noise
and vibration by cutting non-habitat branches and limbs from habitat trees using chainsaws
only (i.e., no excavators or other heavy machinery) on the first day with the remainder of
tree removal occurring on the second day.?

BIO-1(c) Nesting Bird Survey

If construction, vegetation trimming, or tree removals are scheduled to occur during the nesting
bird season (February 1 through August 31), the project applicant shall retain a qualified biologist to
conduct a pre-construction nesting bird survey no more than 14 days prior to the start of
construction to determine the presence/absence of nesting birds and raptors within the project site
and adjacent areas. The survey shall include the entire site plus a 100-foot buffer, as accessible. If
active nests are found, the qualified biologist shall establish an appropriate avoidance buffer,
considering the species sensitivity and physical location of the nest (e.g., line of site to the work
area), to comply with CFGC 3503 and 3503.5. The buffer shall be at least 50 feet for non-raptor bird
species and 250 feet for raptor species, unless a smaller buffer is determined protective of nesting
birds by the qualified biologist. To prevent encroachment, the established buffer(s) shall be clearly
marked by high visibility material installed by the contractor. The established buffer(s) shall remain
in effect until the young have fledged or the nest has been abandoned as confirmed by the qualified
biologist. The City shall review and approve the biologists’ findings and buffer during construction,
as appropriate.

Significance After Mitigation

Implementation of Mitigation Measure BIO-1(a) would identify whether western bumble bee are
present on site and would require avoidance of this species, if necessary. Mitigation Measure BIO-
1(b) would identify whether western red bat are present, and require avoidance of maternal
colonies, if necessary. Mitigation Measure BIO-1(a) would identify nesting birds and would establish
avoidance buffers around nesting birds, if present, to avoid direct impacts including nest
abandonment and mortality. These mitigation measures would reduce impacts from construction
activities on special status animal species to less than significant.

3In our experience, the noise and vibration disturbance, together with the visible alteration of the tree, is very effective in causing bats
that emerge nightly to feed to not return to the roost that night.
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Threshold 2: Would the project have a substantial adverse effect on any riparian habitat or other
sensitive natural community identified in local or regional plans, policies, or
regulations, or by the California Department of Fish and Wildlife or U.S. Fish and
Wildlife Service?

Threshold 3: Would the project have a substantial adverse effect on state or federally protected
wetlands (including but not limited to, marsh, vernal pool, coastal, etc.) through
direct removal, filling, hydrological interruption, or other means?

Threshold 4: Would the project 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?

Impact BIO-2 THE PROJECT WOULD NOT HAVE A SUBSTANTIAL ADVERSE EFFECT ON ANY RIPARIAN
HABITAT OR OTHER SENSITIVE NATURAL COMMUNITY, AND THE PROJECT WOULD NOT HAVE A SUBSTANTIAL
ADVERSE EFFECT ON STATE OR FEDERALLY PROTECTED WETLANDS. THE PROJECT WOULD NOT 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. THERE WOULD BE NO IMPACT.

No sensitive natural communities are present on the project site. No adverse effect on sensitive
natural communities would occur as a result of project activities. No wetlands or other potentially
jurisdictional features occur within or adjacent to the project area. No impacts to jurisdictional
wetlands or waters would occur. The project site consists of developed and disturbed areas with
primarily ornamental vegetation. Land use in the vicinity is primarily residential or agricultural with
no connectivity to natural habitats and the project site is not expected to support wildlife
movement. Although Laguna de Santa Rosa is a regional corridor for wildlife movement east of the
site, the site itself does not contain suitable natural areas that would contribute to a migratory
corridor for wildlife. No impacts to wildlife movement corridors would occur as a result of project
activities.

Mitigation Measures

No mitigation is required.

Significance After Mitigation

No impact would occur.

Threshold 5: Would the project conflict with any local policies or ordinances protecting biological
resources, such as a tree preservation policy or ordinance?

Impact BIO-3 THE PROJECT COULD CONFLICT WITH THE CITY OF SEBASTOPOL MUNICIPAL CODE TREE
PROTECTION ORDINANCE. THIS IMPACT WOULD BE LESS THAN SIGNIFICANT WITH MITIGATION.

A total of 133 trees greater than six inches occur on the project site, 91 of which are over 10 inches
and are protected under the City’s Municipal Code. Twenty-two (22) protected trees would be
removed as a result of project implementation. Removed species include coast live oak, Duglas fir,
and coast redwood. Existing oak trees and redwoods would be preserved to the maximum extent
possible. The project applicant would be required to comply with the Sebastopol Municipal Code
Chapter 8.12, Tree Protection, which would include a review of tree removal plans, landscape plans,
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and specification of a tree replacement ratio by the Planning staff or the City Arborist during the
project design review. Pending approval, removed trees must be replaced with an approved tree
species on the approved tree List. The project proposes planting replacement trees on site including
big leaf maple, madrone, sycamore, and California bay. Through approval of the tree removal permit
and corresponding tree mitigation requirements, the project would not conflict with local policies or
ordinances protecting biological resources. Impacts would be less than significant with mitigation.

Mitigation Measures

BIO-2 Tree Replacement

All protected ordinance-sized trees removed from the project site shall be replaced as appropriate
for the size class and species of the tree removed, based on the City of Sebastopol tree mitigation
requirements for protected native trees, as determined by the Tree Board or the City Arborist. Two
replacement trees shall be either planted onsite for each protected tree removed or at a City-
approved offsite location, or a fee of $75 per replacement tree would be provided to the City of
Sebastopol tree fund in-lieu for off-site tree planting in the community. If onsite/offsite planting is
implemented, a replacement tree planting plan shall be approved by the City along with landscape
plans prior to project implementation.

Significance After Mitigation

Implementation of Mitigation Measure BIO-2 would require compliance with the Sebastopol
Municipal Code Section 8.12, therefore there would be no conflicts with

Threshold 6: Would the project conflict with the provisions of an adopted Habitat Conservation
Plan, Natural Community Conservation Plan, or other approved local, regional, or
state habitat conservation plan?

Impact BIO-4 THE PROJECT WOULD NOT CONFLICT WITH THE PROVISIONS OF AN ADOPTED HABITAT
CONSERVATION PLAN, NATURAL COMMUNITY CONSERVATION PLAN, OR OTHER APPROVED LOCAL,
REGIONAL, OR STATE HABITAT CONSERVATION PLAN. THERE WOULD BE NO IMPACT.

The project site does not occur within any Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, or state habitat conservation plan. Therefore,
no impacts would occur.

Mitigation Measures

No mitigation is required.

Significance After Mitigation

No impact would occur.
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4.3.4 Cumulative Impacts

The geographic scope for cumulative biological resources impacts includes the areas surrounding
the project site, including incorporated Sebastopol and unincorporated Sonoma County lands within
approximately 10 miles of the City. This geographic scope is appropriate for biological resources
because it encompasses the mosaic of representative land cover and habitat types (and associated
biological resources) affected by the project, including primarily urban, residential, commercial, and
industrial development with areas of natural habitats.

The planned and pending projects in the project vicinity are listed in Table 3-1 of Section 3,
Environmental Setting. Cumulative development in the area could contribute to the loss of habitat
for special-status species and the decline of special-status species, cause further fragmentation of
habitat and isolation of populations, and decrease movement opportunities. Together, cumulative
projects could result in the degradation of the suite of habitat types and associated biological
resources, including special-status plant and wildlife species, that occur within the cumulative
setting and could result in overall diminished regional ecological functions and values. Impacts to
biological resources would most likely be mitigated on a project-by-project basis. However,
permanent losses of sensitive habitats, including sensitive natural communities and listed species,
would be a potentially significant cumulative impact.

Project implementation would alter the open nature of the site to residential uses and alter the
intensity of existing land uses, although the site only supports limited habitat for special-status
species. The project would have no impact to riparian habitat, sensitive natural communities,
protected wetlands, wildlife movement, or wildlife nursery sites. The presence of flowering plants,
open space, and mature trees on site could result in project-level impacts to bumble bees, bats, and
nesting birds; however, Mitigation Measure BIO-1(a) would identify if western bumble bee are
present, and require avoidance, BIO1(b) would require a roosting bat survey and avoidance, and
BlO1(c) would require a nesting bird survey and avoidance; collectively, these measure would
reduce impacts to special status species to a less than significant level. Mitigation Measure BIO-2
would require replacement of native protected trees. As such, the project’s contribution to
cumulative impacts would not be cumulatively considerable.
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4.4 Cultural Resources

This section analyzes the proposed project’s potential impacts related to cultural resources,
including historical built environment and archeological resources, and human remains. The analysis
in this section is based, in part, on a Cultural Resource Evaluation prepared for the project by
Archaeological Resource Management in June 2023. The full report is provided in Confidential
Appendix E of this EIR.

4.4.1 Regulatory Setting

This section includes a discussion of the applicable state and local laws, ordinances, regulations, and
standards governing cultural resources, which must be adhered to before and during
implementation of the proposed project.

a. Federal Regulations

National Register of Historic Places

Although the project does not have a federal nexus, properties which are listed in or have been
formally determined eligible for listing in the NRHP are automatically listed in the CRHR. The
following is therefore presented to provide applicable regulatory context. The NRHP was authorized
by Section 101 of the National Historic Preservation Act and is the nation’s official list of cultural
resources worthy of preservation. The NRHP recognizes the quality of significance in American,
state, and local history, architecture, archaeology, engineering, and culture is present in districts,
sites, buildings, structures, and objects. Per 36 CFR Part 60.4, a property is eligible for listing in the
NRHP if it meets one or more of the following criteria:

Criterion A: Is associated with events that have made a significant contribution to the broad
patterns of our history

Criterion B: Is associated with the lives of persons significant in our past

Criterion C: Embodies the distinctive characteristics of a type, period, or method of installation,

or that represent the work of a master, or that possess high artistic values, or that
represent a significant and distinguishable entity whose components may lack
individual distinction

Criterion D: Has yielded, or may be likely to yield, information important in prehistory or history

In addition to meeting at least one of the above designation criteria, resources must also retain
integrity. The National Park Service recognizes seven aspects or qualities that, considered together,
define historic integrity. To retain integrity, a property must possess several, if not all, of these
seven qualities, defined as follows:

Location: The place where the historic property was constructed or the place where the
historic event occurred

Design: The combination of elements that create the form, plan, space, structure, and style
of a property

Setting: The physical environment of a historic property

Materials: The physical elements that were combined or deposited during a particular period

of time and in a particular pattern or configuration to form a historic property
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Workmanship: The physical evidence of the crafts of a particular culture or people during any given
period in history or prehistory

Feeling: A property’s expression of the aesthetic or historic sense of a particular period of
time

Association:  The direct link between an important historic event or person and a historic
property

Certain properties are generally considered ineligible for listing in the NRHP, including cemeteries,
birthplaces, graves of historical figures, properties owned by religious institutions, relocated
structures, or commemorative properties. Additionally, a property must be at least 50 years of age
to be eligible for listing in the NRHP. The National Park Service states that 50 years is the general
estimate of the time needed to develop the necessary historical perspective to evaluate significance
(National Park Service 1997:41). Properties which are less than 50 years must be determined to
have “exceptional importance” to be considered eligible for NRHP listing.

b. State Regulations

California Environmental Quality Act

California Public Resources Code (PRC) Section 21804.1 requires lead agencies to determine if a
project could have a significant impact on historical or unique archaeological resources. As defined
in PRC Section 21084.1, a historical resource is a resource listed in, or determined eligible for listing
in, the California Register of Historical Resources (CRHR), a resource included in a local register of
historical resources or identified in a historical resources survey pursuant to PRC Section 5024.1(g),
or any object, building, structure, site, area, place, record, or manuscript that a lead agency
determines to be historically significant. PRC Section 21084.1 also states resources meeting the
above criteria are presumed to be historically or culturally significant unless the preponderance of
evidence demonstrates otherwise. Resources listed in the National Register of Historic Places
(NRHP) are automatically listed in the CRHR and are, therefore, historical resources under CEQA.
Historical resources may include eligible built environment resources and archaeological resources
of the precontact or historic periods.

CEQA Guidelines Section 15064.5(c) provides further guidance on the consideration of
archaeological resources. If an archaeological resource does not qualify as a historical resource, it
may meet the definition of a “unique archaeological resource” as identified in PRC Section 21083.2.
PRC Section 21083.2(g) defines a unique archaeological resource as an artifact, object, or site about
which it can be clearly demonstrated that, without merely adding to the current body of knowledge,
there is a high probability that it meets any of the following criteria: 1) it contains information
needed to answer important scientific research questions and that there is a demonstrable public
interest in that information, 2) has a special and particular quality such as being the oldest of its
type or the best available example of its type, or 3) is directly associated with a scientifically
recognized important prehistoric or historic event or person.

If an archaeological resource does not qualify as a historical or unique archaeological resource, the
impacts of a project on those resources will be less than significant and need not be considered
further (CEQA Guidelines Section 15064.5[c][4]). CEQA Guidelines Section 15064.5 also provides
guidance for addressing the potential presence of human remains, including those discovered
during the implementation of a project.
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According to CEQA, an impact that results in a substantial adverse change in the significance of a
historical resource is considered a significant impact on the environment. A substantial adverse
change could result from physical demolition, destruction, relocation, or alteration of the resource
or its immediate surroundings such that the significance of the historical resource would be
materially impaired (CEQA Guidelines §15064.5 [b][1]). Material impairment is defined as
demolition or alteration in an adverse manner [of] those characteristics of a historical resource that
convey its historical significance and that justify its inclusion in, or eligibility for inclusion in, the
CRHR or a local register (CEQA Guidelines §15064.5[b][2][A]).

If it can be demonstrated that a project will cause damage to a unique archaeological resource, the
lead agency may require reasonable efforts be made to permit any or all of these resources to be
preserved in place or left in an undisturbed state. To the extent that resources cannot be left
undisturbed, mitigation measures are required (PRC §21083.2[a][b]).

Section 15126.4 of the CEQA Guidelines stipulates an EIR shall describe feasible measures to
minimize significant adverse impacts. In addition to being fully enforceable, mitigation measures
must be completed within a defined time period and be roughly proportional to the impact of the
project. Generally, a project which is found to comply with the Secretary of the Interior’s Standards
for the Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring,
and Reconstructing Historic Buildings (the Standards) is considered to be mitigated below a level of
significance (CEQA Guidelines Section 15126.4 [b][1]). For historical resources of an archaeological
nature, lead agencies should also seek to avoid damaging effects where feasible. Preservation in
place is the preferred manner to mitigate impacts to archaeological sites; however, data recovery
through excavation may be the only option in certain instances (CEQA Guidelines Section
15126.4[b][3]).

California Register of Historical Resources

The CRHR was established in 1992 and codified by PRC §§5024.1 and 4852. The CRHR is an
authoritative listing and guide to be used by state and local agencies, private groups, and citizens in
identifying the existing historical resources of the state and to indicate which resources deserve to
be protected, to the extent prudent and feasible, from substantial adverse change (Public Resources
Code, 5024.1(a)). The criteria for eligibility for the CRHR are consistent with the NRHP criteria but
have been modified for state use in order to include a range of historical resources that better
reflect the history of California (Public Resources Code, 5024.1(b)). Unlike the NRHP however, the
CRHR does not have a defined age threshold for eligibility; rather, a resource may be eligible for the
CRHR if it can be demonstrated sufficient time has passed to understand its historical or
architectural significance (California Office of Historic Preservation 2006). Furthermore, resources
may still be eligible for listing in the CRHR even if they do not retain sufficient integrity for NRHP
eligibility (California Office of Historic Preservation 2006). Generally, the California Office of Historic
Preservation recommends resources over 45 years of age be recorded and evaluated for historical
resources eligibility (California Office of Historic Preservation 1995:2).

A property is eligible for listing in the CRHR if it meets one of more of the following criteria:

Criterion 1: Is associated with events that have made a significant contribution to the broad
patterns of California’s history and cultural heritage

Criterion 2: Is associated with the lives of persons important to our past
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Criterion 3: Embodies the distinctive characteristics of a type, period, region, or method of
construction, or represents the work of an important creative individual, or
possesses high artistic values

Criterion 4: Has yielded, or may be likely to yield, information important in prehistory or history

Cadlifornia Health and Safety Code

Section 7050.5 of the California Health and Safety Code states that in the event of discovery or
recognition of any human remains in any location other than a dedicated cemetery, there shall be
no further excavation or disturbance of the site or any nearby area reasonably suspected to overlie
adjacent remains until the coroner of the county in which the remains are discovered has
determined if the remains are subject to the Coroner’s authority. If the human remains are of Native
American origin, the coroner must notify the NAHC within 24 hours of this identification.

California Public Resources Code §5097.98

Section 5097.98 of the California Public Resources Code states that the NAHC, upon notification of
the discovery of Native American human remains pursuant to Health and Safety Code §7050.5, shall
immediately notify those persons (i.e., the Most Likely Descendant [MLD]) that it believes to be
descended from the deceased. With permission of the landowner or a designated representative,
the MLD may inspect the remains and any associated cultural materials and make recommendations
for treatment or disposition of the remains and associated grave goods. The MLD shall provide
recommendations or preferences for treatment of the remains and associated cultural materials
within 48 hours of being granted access to the site.

c. Local Regulations

Sebastopol Municipal Code 2016

Chapter 17.150 Cultural Heritage of the City of Sebastopol Municipal Code Ordinance authorizes the
Planning Commission, or City Council on appeal, to designate (or remove) local landmarks and sites
of historic interest by the procedures outlined in the ordinance. Archaeological sites and human
remains are not addressed.

Sebastopol General Plan 2016

The Sebastopol General Plan, adopted in 2016, provides a comprehensive framework that guides
the City’s development. Both the Conservation and Open Space Element and Community Design
Element establish goals and policies to protect historic and cultural resources within Sebastopol.

Goal COS 10: Protect and Preserve Sebastopol’s Historic and Cultural Resources

Policy COS 10-1: Review proposed developments and work in conjunction with the California
Historical Resources Information System, Northwest Information Center at Sonoma State
University, to determine whether project areas contain known archaeological resources, either
prehistoric and/or historic-era, or have the potential for such resources.

Policy COS 10-2: If found during construction, ensure that human remains are treated with
sensitivity and dignity, and ensure compliance with the provisions of California Health and
Safety Code and California Public Resources Code.
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Policy COS 10-3: Work with Native American representatives to identify and appropriately
address, through avoidance or mitigation, impacts to Native American cultural resources and
sacred sites during the development review process.

Policy COS 10-4: Consistent with State local and tribal intergovernmental consultation
requirements, the City shall consult with Native American tribes that may be interested in
proposed new development and land use policy changes.

Policy COS 10-5: Protect important historic resources and use these resources to promote a
sense of place and history in Sebastopol.

Policy COS 10-6: Encourage the voluntary identification, conservation, and re-use of historical
structures, properties, and sites with special and recognized historic, architectural, or aesthetic
value.

Policy COS 10-7: Encourage historic resources to remain in their original use whenever possible.
The adaptive use of historic resources is preferred when the original use can no longer be
sustained.

Policy COS 10-8: Leverage the City’s strong cultural and historic heritage to support and
encourage historically-oriented visitor programs and heritage tourism through cooperation with
local, regional, and state marketing efforts.

Policy COS 10-9: Continue to support and promote annual festivals and community events that
celebrate Sebastopol’s cultural heritage.

Policy COS 10-10: Encourage and support community art projects, including murals, sculptures,
educational programs, and events that highlight Sebastopol’s cultural and historic heritage.

Actions in Support of Goal COS 10:

Action COS 10a: Work with the Federated Indians of the Graton Rancheria to prepare a
narrative description of the Native American background of the Sebastopol area and request the
Federated Indians of the Graton Rancheria provide pictorial examples of the types of Native
American resources present in the vicinity. Place this description on the City’s website as a link
under the History of Sebastopol section.

Action COS 10b: Require a cultural and archaeological survey prior to approval of any
development project where a potential or known historical, archaeological, or other cultural
resource is located or which would require excavation in an area that is sensitive for cultural or
archaeological resources. If significant cultural or archaeological resources, including historic
and prehistoric resources, are identified, the project shall be required to implement appropriate
measures, such as avoidance, capping of the resource site, or documentation and conservation,
to reduce adverse impacts to the resource to a less than significant level.

Action COS 10c: Require all development, infrastructure, and other ground-disturbing projects
to comply with the following conditions in the event of an inadvertent discovery of cultural
resources or human remains:

= |f construction or grading activities result in the discovery of significant historic or
prehistoric archaeological artifacts or unique paleontological resources, all work within 100
feet of the discovery shall cease, the Planning Department shall be notified, the resources
shall be examined by a qualified archaeologist, paleontologist, or historian for appropriate
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protection and preservation measures; and work may only resume when appropriate
protections are in place and have been approved by the Planning Department.

If human remains are discovered during any ground disturbing activity, work shall stop until
the Planning Department and the County Coroner have been contacted; if the human
remains are determined to be of Native American origin, the Native American Heritage
Commission (NAHC) and the most likely descendants have been consulted; and work may
only resume when appropriate measures have been taken and approved by the Planning
Department.

Action COS 10d: Continue to invite the Federated Indians of the Graton Rancheria, as well as
other recognized tribes that express interest, to comment on City projects as part of the
environmental review process.

Action COS 10e: Develop a Historic Sebastopol program to identify and protect historic
resources, encourage landowners to voluntarily preserve and rehabilitate historical structures,
and to provide a coordinated approach to draw visitors and tourists to these areas. The program
may include:

Coordinated signage and identifying placards of historic areas, including downtown, specific
buildings, and businesses.

Maps available on-line, at the Chamber of Commerce, and key locations of the City that
direct visitors and history aficionados to key historic and cultural resources in the City.

Establishment of local historic districts (such as the downtown) with standards to conserve
historical resources and promote the highest and best use of such resources.

Property owner incentives for the preservation and restoration of historic buildings and
sites. Consider the following incentives: Interest-free or reduced interest loans for
rehabilitation work consistent with the original character of the building; tax incentives for
the preservation of historic structures, including the use of Mills Act preservation contracts;
reduced processing fees for preservation and protection of outstanding buildings; use of the
State Historic Building Code where applicable; a brochure that identifies resources to
purchase materials and fixtures that are historically accurate in appearance but offer
modern benefits (e.g., energy-efficient lighting, windows, building materials that correlate
to specific architectural or historic periods that are often seen in the City); and awards and
grants for the preservation and protection of outstanding buildings.

Action COS 10f: Develop guidelines for remodels of potentially historic residential structures to
ensure that the character and individuality of such residences is maintained. The guidelines
should address:

Design styles, age of home, and other criteria to determine applicability of the guidelines;

Exterior features that are important and covered by the guidelines (e.g., siding and exterior
finishes, windows, doors, roofs, porches, garages, outbuildings, and streetscapes);

Standards for modifications and renovation, including the extent of changes that can occur;
and

Activities that are exempt from the guidelines, such as interior improvements and routine
maintenance and repair.
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Action COS 10g: Encourage and support local and non-profit efforts to publicize and educate
regarding local history and culture. Key historical resources, groups, and time periods to
emphasize may include, but are certainly not limited to: the railroad culture and history; the
redwood logging industry; the Pomo Indians and other Native American groups; Mexican and
other Latin American immigrants: the Californios; the region’s apple farming and processing
history; the history and origin of Sebastopol’s name; historic Chinatown; and local Japanese-
American history.

Action COS 10h: Continue to implement the Cultural Heritage Chapter of the Sebastopol
Municipal Code and encourage the protection, restoration, and enhancement of the City’s
aesthetic and historic attractions and resources.

Action COS 10i: Continue to refer projects to Sonoma State University’s Archaeological Resource
Center and Western Sonoma County Historical Society.

Action COS 10j: Seek funding for the restoration and preservation of archaeological and
historical resources.
The Community Design Element establishes goals and policies to protect historic buildings and

historic structures within Sebastopol.

Goal CD 3: Recognize the Value and Ensure the Preservation of Sebastopol’s Historical and
Cultural Resources

Policy CD 3-1: Ensure historic buildings and resources are preserved for future generations.

Policy CD 3-2: Preserve significant historical structures by encouraging adaptive reuse
opportunities of historic buildings for contemporary uses.

Policy CD 3-3: Identify and document historical, cultural, and archeological resources including
significant sites and structures.

Policy CD 3-4: Require new development to avoid the disruption of cultural, archeological, and
historical resources to the greatest extent feasible.

Policy CD 3-5: Encourage and support an increased public awareness of local cultural and
historical resources.

Policy CD 3-6: Ensure that restoration efforts of City owned historic structures adhere to the
original architecture style and period detail of the original structure whenever feasible.
Actions in Support of Goal CD 3

Action CD 3a: Work with federal, state, and local agencies, nonprofit organizations, educational
institutions, and interested citizens to obtain funding and increase community involvement to
enhance and preserve historical sites and structures.

Action CD 3b: Inventory historical and cultural resources and prepare a comprehensive survey
of sites and structures including those of architectural significance.

Action CD 3c: Develop and distribute educational guides of places with cultural and historical
significance. Educational guides should be accessible for viewing at City Hall, on the City
website, or available at the local library whenever possible.

Action CD 3d: Support cultural events that promote the City’s cultural history and diversity.
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Action CD 3e: Develop a priority list for the restoration and preservation of significant structures
in the City.

Action CD 3f: Encourage and assist property owners’ restoration efforts whenever feasible. This
includes providing preservation guidance for design elements, and assisting in the placement of
structures on the National Register of Historic Places.

Action CD 3g: Develop and maintain standard conditions of approval and require, as necessary,
CEQA review of development projects to ensure the preservation of historical and cultural
resources.

Action CD 3h: Seek funding strategies such as grants and tax incentives (i.e. Mills Act) for
historic building rehabilitation, and to promote historic preservation throughout the
community.

Action CD 3i: Utilize the City’s Cultural Heritage ordinance to recognize historically or culturally
significant structures.

4.42 Environmental Setfting

Indigenous History

The project site lies near the boundary of the Northwest California and San Francisco Bay Area
archaeological regions (Milliken et al. 2009 Moratto 1984). Following Milliken et al. (2007), the
prehistoric cultural chronology for the area can be generally divided into six periods: The
Pleistocene-Holocene Transition (ca. 11,500-8,000 BCE) the Early Holocene (8,000-3,500 BCE), Early
(3,500-500 BCE), Lower Middle (500 BCE to 430 CE), the Upper Middle (430-1050 CE), and the Late
Period (1050 CE-Contact).

Pleistocene-Holocene Transition (11,500 to 8,000 BCE)

No evidence for human occupation during the Pleistocene-Holocene Transition has been discovered
in the Bay Area to date, though early Paleoindian groups likely lived in the area prior to 8,000 BCE
(Milliken et al. 2007). Limited finds have been made in the Northwest Coast region, including Post
Pattern sites near Clear Lake and Cache Creek in Lake County and isolated finds in Mendocino
County and at Bodega Head (Hildebrandt et al. 2007).

Early Holocene (8,000 to 3,500 BCE)

The Early Holocene in the San Francisco Bay Area is characterized by a mobile forager pattern and
the presence of millingslabs, handstones, and a variety of leaf-shaped projectile points, though
evidence for this period is limited. It is likely that Holocene alluviation buried many prehistoric sites
in the area (Moratto 1984; Ragir 1972). Sites such as CA-CCO-696 and CA-CCO-637 in Contra Costa
County are two of just a few sites dating to this period. The earliest date for the Early Holocene
comes from site CA-CCO-696 at Los Vaqueros Reservoir (Milliken et al. 2007). In Northwest
California, the Early Holocene is characterized by the Borax Lake Pattern and the Berkeley Pattern.
The Borax Lake Pattern is typically represented by large wide-stemmed projectile points, serrated
bifaces, and millingslabs, though no faunal or floral remains have been identified at these sites so
diet composition remains unclear (Hildebrandt 2007). The Berkeley Pattern is characterized by long-
term settlements, contracting and square-stem points, and the use of pestles for acorn processing.
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Early Period (3,500 to 500 BCE)

The Early Period saw increased sedentism from the Early Holocene as indicated by new ground
stone technologies (replacement of millingslabs with the mortar and pestle), an increase in regional
trade, and the earliest cut-bead horizon. The first documentation of the mortar and pestle, dating to
3,800 BCE, comes from CA-CCO-637 in the Los Vaqueros Reservoir area. By 1,500 BCE, mortars and
pestles had almost completely replaced millingslabs and handstones. A shift to a sedentary or semi-
sedentary lifestyle is marked by the prevalence of mortars and pestles, ornamental grave
associations, and shell mounds. The earliest cut bead horizon, dating to this period, is represented
by rectangular Haliotis (abalone) and Olivella (snail) beads from several sites, including CA-CCO-637
(Los Vaqueros Reservoir), CA-SCL-832 (Sunnyvale), and CA-ALA-307 (Berkeley) (Meyer and Rosenthal
1998; Milliken et al. 2007). The advent of the mortar and pestle indicates a greater reliance on
processing nuts such as acorns. Faunal evidence from various sites indicates a diverse diet based on
mussel and other shellfish, marine mammals, terrestrial mammals, and birds (D’Oro 2009). In the
Northwest Coast region during this period, the Mendocino Pattern is common throughout the area
and is categorized by side-notched, corner-notched, and concave-base points and a variety of other
stone tools. The Berkeley Pattern has also been recognized for this period, characterized by
elaborate points, bone tools, baked clay items, and mortars and pestles (Hildebrandt 2007).

Lower Middle Period (500 BCE to 430 CE)

The Lower Middle Period saw numerous changes from the previous period. Rectangular shell beads,
common during the Early Period, disappear completely and are replaced by split-beveled and saucer
Olivella beads. In addition to the changes in bead types, Haliotis ornaments, bone tools and
ornaments, and basketry awls indicating coiled basketry manufacture appeared. Mortars and
pestles continued to be the dominant grinding tool (Milliken et al. 2007). Evidence for the Lower
Middle Period in the Bay Area comes from sites such as the Emeryville shell mound (CA-ALA-309)
and Ellis Landing (CA-CC0O-295). CA-ALA-309 is one of the largest shell mounds in the Bay Area and
contains multiple cultural sequences. The lower levels of the site, dating to the Middle Period,
contain flexed burials with bone implements, chert bifaces, charmstones, and oyster shells (Moratto
1984). The Augustine Pattern, characterized by corner-notched projectile points and ornate
ceremonial and decorative objects, is recognized at the southern extent of the Northwest Coast
region (Hildebrandt 2007).

Upper Middle Period (430 to 1050 CE)

Around 430 CE, at the beginning of the Upper Middle Period, Olivella saucer bead trade networks
established during earlier periods collapsed and over half of known sites occupied during the Lower
Middle Period were abandoned. Olivella saucer beads were replaced with Olivella saddle beads.
New items appear at sites, including elaborate, decorative blades, fishtail charmstones, new Haliotis
ornament forms, and mica ornaments. Sea otter bones are found more frequently than from earlier
periods (Milliken et al. 2007). Excavations at CA-ALA-309 have indicated a shift from oysters to
clams at that site. Subsistence analyses at various sites dating to this period indicate a diverse diet
that included various species of fish, mammal species, bird species, shellfish, and plant resources
that varied by location in the Bay Area (Hylkema 2002).

Late Period (1050 CE to contact)

The Late Period saw an increase in social complexity, indicated by differences in burials, and an
increased level of sedentism relative to preceding periods. Small, finely worked projectile points
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associated with bow and arrow technology appear around 1250 CE. Olivella shell beads disappeared
and were replaced with clamshell disk beads. The toggle harpoon, hopper mortar, and magnesite
tube beads also appeared during this period (Milliken et al. 2007). According to Moratto (1984), this
period saw an increase in the intensity of resource exploitation that correlates with an increase in
population. Many of the well-known sites of earlier periods, such as the Emeryville shell mound (CA-
ALA-309) and the West Berkeley site (CA-ALA-307) were abandoned, possibly due to fluctuating
climates and drought that occurred throughout the Late Period (Lightfoot and Luby 2002). In
Northwest California during this period, the archaeological record exhibits a high degree of diversity
in material culture patterns, site types, and degrees of sedentism. Seasonal Augustine pattern sites
have been identified along the Sonoma County Coast, though researchers have argued for a more
sedentary settlement system inland (Hildebrandt 2007).

Ethnographic Setting
See Chapter 4.14 Tribal Cultural Resources.

Post-Contact Setting

Post-Contact history for the state of California refers to the time after the arrival of Europeans and is
generally divided into three periods: the Spanish Period (1769-1822), Mexican Period (1822—-1848),
and American Period (1848—present). Although Spanish, Russian, and British explorers visited the
area for brief periods between 1529 and 1769, the Spanish Period in California begins with the
establishment in 1769 of a settlement at San Diego and the founding of Mission San Diego de Alcal3,
the first of 21 missions constructed between 1769 and 1823. Independence from Spain in 1821
marks the beginning of the Mexican Period, and the signing of the Treaty of Guadalupe Hidalgo in
1848, ending the Mexican-American War, signals the beginning of the American Period when
California became a territory of the United States.

Spanish Period (1769 — 1822)

Spanish explorers made sailing expeditions along the coast of California between the mid-1500s and
mid-1700s. In 1952, Juan Rodriguez Cabrillo led the first European expedition to observe what was
known by the Spanish as Alta (upper) California. For more than 200 years, Cabrillo and other
Spanish, Portuguese, British, and Russian explorers sailed the Alta California coast and made limited
inland expeditions, but they did not establish permanent settlements (Bean 1968; Rolle 2003). The
Spanish crown laid claim to Alta California based on the surveys conducted by Cabrillo and Vizcaino
(Bancroft 1885; Gumprecht 1999).

By the 18th century, Spain developed a three-pronged approach to secure its hold on the territory
and counter against other foreign explorers. The Spanish established military forts known as
presidios, as well as missions and pueblos (towns) throughout Alta California. The 1769 overland
expedition led by Captain Gaspar de Portold marks the beginning of California’s historic period,
occurring just after the King of Spain installed the Franciscan Order to direct religious and
colonization matters in assigned territories of the Americas. Portold established the Presidio of San
Diego as the first Spanish settlement in Alta California in 1769. Franciscan Father Junipero Serra also
founded Mission San Diego de Alcala that same year, the first of the 21 missions that would be
established in Alta California by the Spanish and the Franciscan Order between 1769 and 1823 (San
Diego History and Heritage 2023). Construction of missions and associated presidios was a major
emphasis during the Spanish Period in California to integrate the Native American population into
Christianity and communal enterprise. Incentives were also provided to bring settlers to pueblos or
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towns; just three pueblos were established during the Spanish Period, only two of which were
successful and remain as California cities (San José and Los Angeles).

Spain began making land grants in 1784, typically to retiring soldiers, although the grantees were
only permitted to inhabit and work the land. The land titles technically remained property of the
Spanish king (Livingston 1914).

Mexican Period (1822 — 1848)

Several factors kept growth within Alta California to a minimum, including the threat of foreign
invasion, political dissatisfaction, and unrest among the indigenous population. After more than a
decade of intermittent rebellion and warfare, New Spain won independence from Spain in 1821. In
1822, the Mexican legislative body in California ended isolationist policies designed to protect the
Spanish monopoly on trade, and decreed California ports open to foreign merchants (Dallas 1955).

Extensive land grants were established in the interior during the Mexican Period, in part to increase
the population inland from the more settled coastal areas where the Spanish had first concentrated
their colonization efforts. The secularization of the missions following Mexico’s independence from
Spain resulted in the subdivision of former mission lands and establishment of many additional
ranchos. Commonly, former soldiers and well-connected Mexican families were the recipients of
these land grants, which now included the title to the land (Library of Congress 2023). Much of the
land along the coast and in the interior valleys became part of Mexican land grants or “ranchos”
(Robinson 1948). During the Mexican period there were small towns located where San Francisco
(then known as Yerba Buena) and Monterey are situated in the present day. The rancho owners
tended to reside either in town or in an adobe house on the rancho itself.

Economic opportunity in northern California was based on seal and sea otter furs as well as cattle
hides and tallow (NPS 2015). Russian explorers ventured to northern California from Alaska in
search of fur and established Fort Ross. The Russian American Fur Company prospered for thirty
years by harvesting seal and otter furs (Sonoma County Permit Sonoma 2023). When extreme
hunting decimated sea otter populations, the Russian American Fur Company sold Fort Ross to
European immigrant John Sutter in 1841. After the Russians left, the Mexican government quickly
monopolized the costal access by giving land grants from Estero de San Antonio to the Gualala River.
The number of nonnative inhabitants increased during this period because of the influx of explorers,
trappers, and ranchers associated with the land grants. The rising California population contributed
to the introduction and rise of diseases foreign to the Native American population, who had no
associated immunities.

American Period (1848 — Present)

The United States went to war with Mexico in 1846. During the first year of the war, John C.
Fremont traveled from Monterey to Los Angeles with reinforcements for Commodore Stockton and
evaded Californian soldiers in Santa Barbara’s Gaviota Pass by taking the route over the San Marcos
grade instead (Kyle 2002). The war ended in 1848 with the Treaty of Guadalupe Hidalgo, ushering
California into its American Period.

California officially became a state with the Compromise of 1850, which also designated Utah and
New Mexico (with present-day Arizona) as US territories (Waugh 2003). The discovery of gold
initiated the 1849 California Gold Rush, which brought thousands of miners and settlers to the
Sierra foothills east and southeast of Sacramento. Agriculture became the major economic interest
replacing lumber on the coast. Livestock ranchers held large properties to the north on the coastal
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plain, just before the Gualala River (Sonoma County Permit Sonoma 2023). Wheat and livestock
were major agricultural products but overgrazing and soil erosion forced farmers to pivot to dairy
products (Sonoma County Permit Sonoma 2023).

In the mid-1800s, Gravenstein apples were widely planted in Sebastopol and wider Sonoma County
(Sonoma County 2023). Due to its cool summers and sandy soils, Sebastopol became a center
growing location and major processing center for Gravenstein apples. In more recent years,
Gravenstein apple production declined significantly due to suburban development,
orchard/vineyard conversion, a global over-abundance of apples, and other factors (Sonoma County
2023).

Rapid population increase occasioned by the Gold Rush of 1849 allowed California to become a
state in 1850. Most Mexican land grants were confirmed to the grantees by United States courts,
but usually with more restricted boundaries, which were surveyed by the United States Surveyor
General’s office. Land outside the land grants became federal public land which was surveyed into
sections, quarter-sections, and quarter-quarter sections. The federal public land could be purchased
at a low fixed price per acre or could be obtained through homesteading after 1862 (Robinson
1948).

Local History

The following was excerpted from the 2016 Sebastopol General Plan (City of Sebastopol 2016),
which offers an overview of the city’s history since the mid-nineteenth century.

The City [of Sebastopol] lies near the juncture of two Mexican land grants: Caiada de Jonive and
Llano de Santa Rosa. Cafiada de Jonive, to the west, a 10,787-acre Mexican land grant, was
acquired by James Black from Governor Pio Pico in 1845. In 1849, Black traded this rancho to
Jasper O’Farrell for his land grant Ranch Nicasio. O’Farrell married in 1849, and he and his wife
settled on the Jonive Rancho, which they renamed the “Annaly Ranch.” The spelling of the ranch
name was later corrupted to “Analy.” The O’Farrells’ home was an adobe at the foot of Jonive
Hill near the community of Freestone, which was later a store, and fell in 1906. The patent for
the Rancho lands was issued in 1858 to Jasper O’Farrell (Hoover, Rensch and Rensch 1970). The
Llano de Santa Rosa land grant of 13,361 acres was made to Joaquin Carrillo, a brother-in-law of
General Vallejo in 1845 by Governor Manuel Micheltorena. Carrillo built an adobe house near
the western edge of the grant in 1846 on what is now Petaluma Avenue. Carrillo became the
owner of two hotels in Sebastopol (the Analy and the Pioneer) as well as a saloon and boarding
house. In 1871, the patent for the lands was issued to Carrillo. Carrillo lived in Sebastopol until
his death in 1899.

The town of Sebastopol was started on the lands between the two ranchos by Joseph H.P.
Morris. It was first named “Pine Grove” in 1853. At one point, there were five Sebastopols in
California, all named soon after 1854 and the siege of the Russian seaport of that name by
British and French forces. This is the only town with this name to survive—Napa’s Sebastopol is
now Yountville and the Sebastopols in Tulare, Sacramento, and Nevada counties no longer exist.
Local tradition places the renaming of the town as a result of a war of words between two
parties at the general store, with one party waiting all day for the other to exit the store. When
the post office was set to be established in the town, it was found there was already a Pine
Grove in California so the name Sebastopol was selected (Gudde 1969; Western Sonoma County
Historical Society 2003). The early settlers of the region soon discovered the agricultural value of
the land. Early crops included fruit, especially grapes and apples. Hops, cherries and berries later
became important crops. Another individual to recognize the importance of the agricultural
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value of the area was famed horticulturalist Luther Burbank. He started his work in Santa Rosa
in 1878, but rapidly needed more space, and purchased 18 acres near Sebastopol on which he
established the Gold Ridge Experimental Farm. He could plant large fields and was able to carry
on even more extensive experiments with improvements to various crops through plant
breeding, election and hybridization (Hoover, Rensch and Rensch 1970; Western Sonoma
County Historical Society 2003). The cottage and three acres of the Gold Ridge Farm are now
maintained by volunteers and is associated with the Western Sonoma County Historical Society.

An early connection was established with the completion of the Santa Rosa, Sebastopol & Green
Valley Railroad, organized in 1887, and built as a standard gauge line from Santa Rosa to
Sebastopol. The rail line was leased to the California Northwestern Railway in 1898 and sold to
the Northwestern Railway Company in 1907 (Fickewirth 1992).

The City of Sebastopol was incorporated in 1902, reportedly with the main purpose of taking
care of sewage problems. The City acquired land to build a sewage farm along the Laguna de
Santa Rosa (Western Sonoma County Historical Society 2003). In 1903, the Petaluma and Santa
Rosa Railway Company was incorporated. The electric railway line was started in April of the
following year and completed by October 1904. The route provided transportation for
Sebastopol residents to Santa Rosa, connecting to points beyond, especially with overnight
freight service to San Francisco. The railroad line provided a means of quickly getting produce,
lumber and dairy products to a wider market, as well as a means for more efficiently getting
goods to Sebastopol. As with the electric railway systems in other areas, the automobile
brought about the end of the system in the 1920s and 1930s. People preferred personal
automobiles, eliminating the passenger carrying needs, and trucking allowed the economical
shipment and delivery of goods and products. The original wooden depot built in Sebastopol for
the railway in 1904, was replaced in 1917 by a stucco and stone building. This building is
currently the site of the West County Museum, preserving and interpreting the history of the
region (Western Sonoma County Historical Society 2003).

Currently, the City of Sebastopol has a population of approximately 7,800 people and serves a trade
area population in excess of 50,000 people. The City is located in a region that produces the
majority of the world’s supply of Gravenstein apples and has become a significant grape-growing
region for high quality wine. The city is also popular gateway to the Russian River and its
surrounding redwood forests, as well as Bodega and Jenner’s coastal recreation areas (City of
Sebastopol 2023).

4.4.1 Existing Conditions

This section analyzes the project’s potential impacts related to cultural resources, including
historical built environment and archaeological resources as well as human remains. The analysis in
this section is based, in part, on the Cultural Resource Evaluation prepared for the project by
Archaeological Resource Management in June 2023. The investigation consisted of a California
Historical Resources Information System (CHRIS) records search of the project site as well as a 0.25-
mile radius around the project site at the Northwest Information Center (NWIC), a
geoarchaeological sensitivity review, and a surface reconnaissance survey of the project site.

The NWIC records search identified 10 previously recorded cultural resources within a 0.25-mile
radius of the project site, none of which overlap the project site. One built environment resource, a
historic-period residence, was previously documented adjacent to the project site; however, this
resource was recommended as ineligible for the NRHP and is no longer present. No built
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environment or archaeological resources were observed within the project site during the survey.
However, the geoarchaeological review indicates that the project site is located less than a mile
from a permanent water source (Laguna De Santa Rosa) on a Holocene era alluvial floodplain, which
suggests that the project site generally has the potential for subsurface cultural deposits.

On May 25, 2025, a search of the Sacred Lands File (SLF) by the Native American Heritage
Commission (NAHC) was requested on behalf of the City. The NAHC responded to the request on
June 20, 2023, stating that the results of the SLF search were positive.

4.4.2 Impact Analysis

a. Methodology and Significance Thresholds

If a project may cause a substantial adverse change in the characteristics of a resource that convey
its significance or justify its eligibility for inclusion in the CRHR or a local register, either through
demolition, destruction, relocation, alteration, or other means, then the project would have a
significant effect on the environment (CEQA Guidelines §Section 15064.5[b]). Impacts would be
significant if the project would:

1. Cause a substantial adverse change in the significance of a historical resource pursuant to
§15064.5;

2. Cause a substantial adverse change in the significance of an archaeological resource pursuant to
§15064.5; or

3. Disturb any human remains, including those interred outside of formal cemeteries.

Threshold 1 broadly refers to historical resources. To more clearly differentiate between
archaeological and built environment resources, analysis under Threshold 1 has been limited to built
environment resources. Archaeological resources, including those that may be considered historical
resources pursuant to Section 15064.5 and those that may be considered unique archaeological
resources pursuant to Section 21083.2, are considered under Threshold 2.

Direct impacts can be assessed by identifying the types and locations of proposed development,
determining the exact locations of cultural resources within the project area, assessing the
significance of the resources that may be affected, and determining the appropriate mitigation.
Removal, demolition, or alteration of historical resources can permanently impact the historic fabric
of an archaeological site, structure, or historic district.

The State Legislature, in enacting the CRHR, amended CEQA to clarify which properties are
significant, as well as which project impacts are considered to be significantly adverse. A project
with an effect that may cause a substantial adverse change in the significance of a historical
resource is a project that may have significant effect on the environment (CEQA Guidelines §Section
150645[b]). A substantial adverse change in the significance of a historical resource means
demolition, destruction, relocation, or alteration of the resource or its immediate surroundings such
that the significance of a historical resource would be materially impaired (CEQA Guidelines
§Section 150645[b][1]).

The CEQA Guidelines further state that “[t]he significance of an historical resource is materially
impaired when a project... [d]emolishes or materially alters in an adverse manner those physical
characteristics of an historical resource that convey its historical significance and that justify its
inclusion in the California Register ... local register of historic resources... or its identification in an
historic resources survey.” As such, the test for determining whether or not the project will have a
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significant impact on identified historical resources is whether it will materially impair physical
integrity of the historic resource such that it could no longer be listed in the CRHR or a local

landmark program.

b. Project Impacts and Mitigation Measures

Threshold 1: Would the project cause a substantial adverse change in the significance of a
historical resource pursuant to §15064.5?

Impact CUL-1 THE PROJECT WOULD NOT CAUSE A SUBSTANTIAL ADVERSE CHANGE IN THE
SIGNIFICANCE OF A HISTORICAL RESOURCE, AS THERE ARE NO SUCH RESOURCES ON THE PROJECT SITE. THERE
WOULD BE NO IMPACT.

As outlined above in Section 4.4.1, Existing Conditions, no built environment historical resources
were identified as a result of the cultural resources evaluation conducted for the project. Therefore,
the project would result in no impact to historical resources as defined in Section 15064.5(b) of the
CEQA Guidelines.

Mitigation Measures

No mitigation is required.

Significance After Mitigation

There would be no impact to historical resources.

Threshold 2: Would the project cause a substantial adverse change in the significance of an
archaeological resource pursuant to §15064.5?

Impact CUL-2 GRADING AND EXCAVATION REQUIRED FOR THE PROPOSED PROJECT WOULD HAVE THE
POTENTIAL TO UNEARTH AND ADVERSELY CHANGE OR DAMAGE PREVIOUSLY UNIDENTIFIED HISTORICAL AND
ARCHAEOLOGICAL RESOURCES. IMPACTS WOULD BE LESS THAN SIGNIFICANT WITH IMPLEMENTATION OF
MITIGATION.

According to the California Office of Historic Preservation, any physical evidence of human activities
over 45 years of age can be recorded and evaluated for consideration as historical resources
(California Office of Historic Preservation 1995). This includes not only buildings, but also structures,
objects, sites, and districts.

The results of the NWIC records search identified 10 previously recorded cultural resources within a
0.25-mile radius of the project site, none of which overlap the project site. Similarly, no cultural
resources were observed during the surface reconnaissance survey of the project site. However, the
lack of surface evidence of archaeological materials does not preclude their subsurface existence.
The project site is situated on an alluvial plain relatively close to a permanent water source and the
sediments date to the Holocene, the age of human occupation. Moreover, the results of the SLF
search were positive for Sacred Lands. As such, the project site is considered to be moderately
sensitive for subsurface archaeological deposits.

It is possible that unanticipated archaeological deposits and/or human remains could be
encountered and damaged during the ground-disturbing activities associated with construction
(such as grading and excavation). Grading within the project site could unearth and either damage
or destroy buried or otherwise unknown subsurface cultural resources. Likewise, excavation
required for installation of utilities, such as sanitary sewer pipeline to serve the proposed project
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within the project site could also encounter and either damage or destroy unknown subsurface
cultural resources, if present. The potential damage or destruction of cultural resources would be
considered a potentially significant impact.

Action COS 10c of the 2016 Sebastopol General Plan requires all development, infrastructure, and
other ground-disturbing projects to comply with the following conditions in the event of an
inadvertent discovery of cultural resources:

= |f construction or grading activities result in the discovery of significant historic or prehistoric
archaeological artifacts or unique paleontological resources, all work within 100 feet of the
discovery shall cease, the Planning Department shall be notified, the resources shall be
examined by a qualified archaeologist, paleontologist, or historian for appropriate protection
and preservation measures; and work may only resume when appropriate protections are in
place and have been approved by the Planning Department.

While Action COS 10c broadly addresses work stoppage in the event of unanticipated discoveries
during construction activities, it does not provide adequate detail regarding the process that
follows. As such, the following mitigation measure is required in order to reduce the potential
impacts to archaeological resources to a less than significant level.

Mitigation Measure

The following mitigation measure is required.

CUL-2  Archaeological Resources Assessment, Evaluation, and Treatment

In the event that archaeological resources are unexpectedly encountered during ground-disturbing
construction activities, the construction contractor shall halt work within 100 feet of the find, and
an archaeologist meeting the Secretary of the Interior’s Professional Qualifications Standards for
archaeology (National Park Service 1983) shall be contacted immediately to evaluate the find, as
well as the Sebastopol Planning Department. If the find is determined by the qualified archaeologist
to be Native American in origin, then a Native American representative shall also be contacted to
participate in the evaluation of the find. If necessary, archaeological testing for CRHR eligibility shall
be completed. If the discovery proves to be eligible for the CRHR and impacts to the resource
cannot be avoided via project redesign, a qualified archaeologist shall prepare a data recovery plan
tailored to the physical nature and characteristics of the deposit, per the requirements of PRC
Section 15126.4(b)(3)(C). The data recovery plan shall identify data recovery excavation methods,
measurable objectives, and data thresholds to reduce any significant impacts to cultural resources.
Pursuant to the data recovery plan, the qualified archaeologist and Native American representative,
as appropriate, shall recover and document the scientifically consequential information that justifies
the resource’s significance. The City shall review and, in consultation with a Native American
representative, approve the treatment plan and archaeological testing as appropriate, and the
resulting documentation shall be submitted to the regional repository of the California Historical
Resources Information System, per PRC Section 15126.4(b)(3)(C).

Significance After Mitigation

By adhering to Action COS 10c and Mitigation Measure CUL-2 above, the City would evaluate and
protect significant archaeological resources if encountered during construction, resulting in a less
than significant impact.
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Threshold 3: Would the project disturb any human remains, including those interred outside of
formal cemeteries?

Impact CUL-3 GRADING AND EXCAVATION REQUIRED FOR THE PROJECT WOULD HAVE THE POTENTIAL
TO UNEARTH AND DISTURB PREVIOUSLY UNIDENTIFIED OR UNKNOWN HUMAN REMAINS. COMPLIANCE WITH
EXISTING REGULATIONS PERTAINING TO DISCOVERY OF HUMAN REMAINS WOULD ENSURE IMPACTS ARE LESS
THAN SIGNIFICANT.

The NWIC records search did not identify any known cemeteries or burial sites within the project
site or 0.25-mile radius of the project. However, there is always potential for previously unrecorded
or unidentified human remains to exist below ground surface. Construction of the project would
require grading and excavation activities, which would have the potential to unearth and disturb
previously unidentified human remains, if present. Section 7050.5 of the California Health and
Safety Code states:

“In the event of discovery or recognition of any human remains in any location other than a
dedicated cemetery, there shall be no further excavation or disturbance of the site, or any
nearby area reasonably suspected to overlay adjacent remains, until the County Coroner has
examined the remains. If the Coroner determines the remains to be those of a Native American
or has reason to believe that they are those of a Native American, the Coroner shall contact by
telephone within 24 hours the NAHC. In addition, any person who mutilates or disinters,
wantonly disturbs, or willfully removes any human remains in or from any location other than a
dedicated cemetery without authority of law is guilty of a misdemeanor.”

Thus, in the event that previously unidentified human remains are uncovered within the project
site, the County Coroner and NAHC would identify a Native American Most Likely Descendant (MLD)
to inspect the site and provide recommendations for the proper treatment of the remains and
associated grave goods. CEQA Guidelines Section 15064.5 directs the lead agency or applicant,
under certain circumstances, to develop an agreement with the Native Americans for the treatment
and disposition of the remains and associated grave goods.

Additionally, Action COS 10c of the 2016 Sebastopol General Plan requires all development,
infrastructure, and other ground-disturbing projects to comply with the following conditions in the
event of an inadvertent discovery of human remains:

= If human remains are discovered during any ground disturbing activity, work shall stop until the
Planning Department and the County Coroner have been contacted; if the human remains are
determined to be of Native American origin, the Native American Heritage Commission (NAHC)
and the most likely descendants have been consulted; and work may only resume when
appropriate measures have been taken and approved by the Planning Department.

Pursuant to adherence to Action COS 10c and compliance with the existing state requirements, the
impact of the proposed project on human remains would be less than significant.

Mitigation Measures

No mitigation is required.

Significance After Mitigation

Impacts would be less than significant without mitigation.
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4.4.3 Cumulative Impacts

The geographic scope for cumulative cultural resource impacts includes the areas surrounding the
project site, including incorporated Sebastopol lands and Sonoma County lands within
approximately 10 miles of the city. This geographic scope is appropriate for cultural resources
because it encompasses the regional area that could contain important resources similar to the
project site.

The planned and pending projects in the project vicinity are listed in Table 3-1 of Section 3,
Environmental Setting. Cumulative development in the region would continue to disturb areas with
the potential to contain historical resources, archaeological resources, and human remains. Impacts
to these resources would most likely be mitigated on a project-by-project basis. However,
permanent losses of cultural resources would have a potentially significant cumulative impact.

As described under Impact CUL-1, the project would not result in impacts to built environment
historical resources as none have been identified in the project site. Because of the lack of built
environment historical resources on the project site, the project’s contribution to cumulative
impacts to historical resources would not be cumulatively considerable. As described above,
adherence to General Plan Action COS 10c and Mitigation Measure CUL-2 would ensure that
project-level impacts to unknown archaeological resources are adequately mitigated. Therefore, the
project’s contribution to cumulative impacts to archaeological resources would not be cumulatively
considerable. The proposed project and cumulative projects would be required to comply with the
State of California Health and Safety Code Section 7050.5 following the discovery of human remains,
as described in Impact CUL-3. With adherence to existing regulations relating to human remains, as
well as General Plan Action COS 10,c cumulative impacts would be less than significant and the
proposed project’s impacts would not be cumulatively considerable.
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4.5 Geology and Soils

This section describes seismic ground shaking, erosion, geologic stability, and paleontological
resource impacts of the proposed project. The analysis that follows relies in part on the
Geotechnical Investigation prepared for the project (Quantum Geotechnical, 2021, Appendix F).

4.5.1 Environmental Setfting

a. Regional Geology

The City of Sebastopol is in Sonoma County, which is located within the Coastal Range Geomorphic
Province, which are northwest trending mountain ranges (2,000 to 4,000, occasionally 6,000 feet
elevation above sea level), and valleys. The ranges and valleys trend northwest, subparallel to the
San Andreas Fault. To the west is the Pacific Ocean. The coastline is uplifted, terraced and wave-cut.
The Coast Ranges are composed of thick Mesozoic and Cenozoic sedimentary strata. The northern
and southern ranges are separated by a depression containing the San Francisco Bay. The northern
Coast Ranges are dominated by irregular, knobby, landslide topography of the Franciscan Complex.
The eastern border is characterized by strike-ridges and valleys in Upper Mesozoic strata. In several
areas, Franciscan rocks are overlain by volcanic cones and flows of the Quien Sabe, Sonoma, and
Clear Lake volcanic fields. The Coast Ranges are subparallel to the active San Andreas Fault. The San
Andreas is more than 600 miles long, extending from Point Arena to the Gulf of California. West of
the San Andreas is the Salinian Block, a granitic core extending from the southern extremity of the
Coast Ranges to the north of the Farallon Islands. (California Department of Conservation 2002).

b. Local Geologic Setting

Soils

The region is predominantly marine and nonmarine sediments of the Pliocene and Quaternary with
recent alluvium. The oldest geologic units in the region are the Franciscan Complex, which is Jurassic
(208 to 146 million years ago) (mya) to Early Cretaceous (146 to 106 mya). The Franciscan Complex
consists of folded and faulted sandstones, shale, conglomerates, chert, greenstone, and serpentinite
rocks. In some areas these rocks occur as large intact blocks, and in others may occur as a mixture of
rocks. Much younger Miocene (5 to 23 mya) to Pliocene (1.8 to 5 mya) sedimentary rocks, including
the Wilson Grove Formation (marine sandstone, conglomerate, and tuff) and the Petaluma
Formation (mostly non-marine claystone, mudstone, and siltstone) were deposited on top of the
Franciscan Complex. During Pliocene time volcanic activity created widespread deposits of the
Sonoma Volcanics (basalt, andesite, rhyolite, tuff, and other volcanic rocks) in the eastern portion of
the County. Pleistocene (1.8 mya to 11,000 years ago) to Holocene (<11,000 years ago) alluvium
constitutes the youngest geologic unit in the region (California Department of Water Resources
[DWR] 2004).

According to the geologic map of Blake et al. (2005), the site is underlain by sediments of the Wilson
Grove Formation of Mio-Pliocene age. This formation consists predominantly of “mostly massive or
thick-bedded, buff-weathering, light-grey, fine grained quartz lithic arenite”. It is expected that this
bedrock is capped in places by a thin fill of Holocene age alluvium and weathered bedrock. These
soils would be expected to consist of silty clays to sandy silts (Appendix F).
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Seismic Hazards

Like much of California, the City of Sebastopol is subject to risks associated with potentially
destructive earthquakes. Earthquakes are most common along geologic faults, which are planes of
weakness or fractures along which rocks have been displaced. The project site is near active faults,
such as the San Andreas Fault, Rogers Creek Fault, Healdsburg Fault, Mayacama Fault, and West
Napa Fault (California Department of Conservation [DOC] 2021). Regional hazards with respect to
earthquakes are considered significant due to the City's proximity to major faults in the area (e.g.,
San Andreas and Hayward) and the project site’s proximity to minor faults listed above.

The probability of one or more earthquakes of magnitude 6.7 (Richter scale) or higher occurring in
the San Francisco Bay Area has been evaluated by the U.S. Geological Survey (USGS). Based on the
results of the USGS evaluation, there is a 63-percent likelihood that such an earthquake event will
occur in the Bay Area between 2007 and 2036. The faults with the greater probability of movement
with a magnitude of 6.7 or higher earthquake are the Hayward Fault at 27 percent, the San Andreas
Fault at 21 percent, and the Calaveras Fault at 11 percent (USGS 2007).

Surface Rupture

Surface rupture represents the breakage of ground along the surface trace of a fault, which is
caused by the intersection of the fault surface area ruptured in an earthquake with the earth's
surface. Fault displacement occurs when material on one side of a fault moves relative to the
material on the other side of the fault. This can have particularly adverse consequences when
buildings are located within the rupture zone. It is not feasible from a structural or economic
perspective to design and build structures that can accommodate rapid displacement involved with
surface rupture. Amounts of surface displacement can range from a few inches to tens of feet
during a rupture event.

Faults are geologic hazards because of surface fault displacement and seismic ground shaking, which
are distinct but related properties. Surface fault displacement results when the fault plane ruptures
and that rupture surface extends to or intersects the ground surface. Surface fault rupture can be
very destructive to structures constructed across active faults. However, the zone of damage is
limited to a relatively narrow area along either side of the fault as opposed to seismic ground
shaking damage that can be widespread. Faults are categorized as active, potentially active, and
inactive. A fault is classified as active if it has moved during the Holocene time, which consists of
approximately the last 11,000 years. A fault is classified as potentially active if it has experienced
movement within Quaternary time, which is during the last 1.8 million years. Faults that have not
moved in the last 1.8 million years are generally considered inactive.

The closest faults are described above under the Faults subheading. There are no Holocene faults or
Alquist-Priolo Fault Zones in or near the project site.

Faults

San Andreas Fault System

The San Andreas Fault system is an active fault located approximately 11 miles west of the City of
Sebastopol. The fault generally follows a northwest to southeast line and is capable of 8.0
magnitude earthquakes. The fault is characterized as a right-lateral strike-slip fault. Major seismic
events along this fault were recorded on April 18, 1906 (in the Northern segment) and on January 9,
1857 (in the Mojave segment). The most recent seismic event along this fault was the 1989 Loma
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Prieta earthquake, which occurred on October 18, 1989. The epicenter was on the San Andreas
Fault roughly 56 miles south of San Francisco and 10 miles northeast of Santa Cruz, near Mt. Loma
Prieta in the Santa Cruz Mountains. The focal depth was 11 miles (typical California earthquake focal
depths are 4 to 6 miles). Loma Prieta ruptured the southernmost 30 miles of the break that caused
the 1906 San Francisco Earthquake. The Loma Prieta earthquake registered at a magnitude 6.9 and
was felt as far away as San Diego and Western Nevada (California Geological Survey 2002).

Rogers Creek Fault

The Rodgers Creek Fault is an active fault located approximately 6 miles to the east of the City of
Sebastopol. The fault generally follows a path that is parallel to the San Andreas Fault and is capable
of a 7.0 magnitude earthquake. This fault is considered a northern extension of the Hayward Fault
System, although there is no evidence that they connect under the San Pablo Bay. The fault is
characterized as a right-lateral strike slip fault. There are no historical reports of land rupture;
however, geologists estimate the most recent rupture to have occurred sometime between 1670
and 1776 (California Geological Survey 2002).

Healdsburg Fault

The Healdsburg Fault is an active fault located approximately 6 miles east of the City of Sebastopol.
The Healdsburg Fault extends north from the Rodgers creek fault in Santa Rosa, and generally
follows a path that is parallel to the San Andreas Fault and is capable of a 7.5 magnitude
earthquake. This fault is a northern extension of the Rodgers Creek Fault, which is part of the
Hayward Fault System. The fault is characterized as a right-lateral strike slip fault. The last reported
event was recorded in 1969 (California Geological Survey 2002).

Mayacama Fault

The Mayacama Fault is an active fault located to the northwest of the City of Sebastopol. The fault
generally follows a path that is parallel to the San Andreas Fault and is capable of a 7.5 magnitude
earthquake. This fault is the northern-most extension of Hayward Fault System. The fault is
characterized as a right-lateral slip fault. There are no historical reports of land rupture; however,
geologists estimate the most recent rupture to have occurred sometime between 1520 and 1660.
(California Geological Survey 2002).

West Napa Fault

The West Napa fault is located approximately 25 miles east of the City of Sebastopol. The fault is
associated with an approximately 57-km-long zone of late Quaternary deformation that trends
along the western margin of the Napa Valley from near the City of St. Helena on the north to
Carquinez Strait on the south. The fault has an overall better geomorphic expression than previously
thought, and additional evidence of young fault activity has been observed through recent studies.
Geologists from UC Davis now warn that the West Napa Fault, which in 2014 triggered the Bay
Area’s strongest earthquake in the past 25 years (6.0 magnitude), is longer and quicker moving than
previously thought.

Ground Shaking

The major cause of structural damage from earthquakes is ground shaking. The intensity of ground
motion expected at a particular site depends upon the magnitude of the earthquake, the distance to
the epicenter, and the geology of the area between the epicenter and the property. Greater
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movement can be expected at sites located on poorly consolidated material such as alluvium, within
close proximity to the ruptured fault, or in response to a seismic event of great magnitude.
Historically, the City of Sebastopol has been impacted by ground shaking during major earthquakes
in the seismically active Northern California region and is likely to experience ground shaking from
major earthquakes in the future.

Liquefaction

Liquefaction is a seismic phenomenon in which loose, saturated granular and non-plastic fine-
grained soils lose their structure/strength when subjected to high-intensity ground shaking.
Liquefaction occurs when three general conditions exist: 1) shallow groundwater within the top 50
feet of the ground surface; 2) low-density non-plastic soils; and 3) high-intensity ground motion. The
risk of liquefaction within the City is generally very low, with areas of low risk along South Main
Street and moderate to high risk in the northeastern portion of the City. Liquefaction risk at the
project site is characterized as very low (Appendix F).

Landslides and Slope Stability

Seismic ground shaking can also result in landslides and other slope instability issues. Landslides
occur when slopes become unstable, and masses of earth material move downslope. Landslides are
usually rapid events, often triggered during periods of rainfall or by earthquakes. Mudslides and
slumps are a shallower type of slope failure. They typically affect the upper surficial soils horizons
rather than bedrock features. Usually, mudslides and slumps occur during or soon after periods of
rainfall, but they can be triggered by seismic shaking. The area’s most susceptible to landslides are
shown on maps prepared by the California Division of Mines and Geology. Landslide susceptibility is
grouped into classes ranging from zero to ten, which are calculated based upon a combination of
rock strength and slope. Classes seven through ten indicate very high landslide susceptibility and
include both very steep slopes in hard rocks and moderate to very steep slopes in weak rocks (CGS
2011). In addition, landslides occur where faults have fractured rock and along the base of slopes or
cliffs where supporting material has been removed by stream or wave erosion, or human activities.
Heavy rainfall, human actions, or earthquakes can trigger landslides. They may take the form of a
slow continuous movement such as a slump or may move very rapidly as a semi-liquid mass such as
a debris flow or avalanche. Landslide susceptibility within the City of Sebastopol ranges from very
low to moderate. The project site has moderate susceptibility to landslides.

Subsidence

Subsidence or settlement can occur from immediate settlement, consolidation, shrinkage of
expansive soil, and liquefaction. Immediate settlement occurs when a load from a structure or
placement of new fill material is applied, causing distortion in the underlying materials. This
settlement occurs quickly and is typically complete after placement of the final load. Consolidation
settlement occurs in saturated clay from the volume change caused by squeezing out water from
the pore spaces. Consolidation occurs over a period and is followed by secondary compression,
which is a continued change in void ratio (ratio of the volume of voids to volume of solids) under the
continued application of the load. Soils tend to settle at different rates and by varying amounts
depending on the load weight or changes in properties over an area, which is referred to as
differential settlement. Areas underlain by soft sediments or undocumented fills are most prone to
settlement. While subsidence is an issue of concern in some areas in California, the Natural
Resource Conservation Service does not identify it as an issue of concern in the City of Sebastopol.
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Expansive Soils

Expansive soils swell with increases in moisture content and shrink with decreases in moisture
content. These soils usually contain high clay content. Foundations for structures constructed on
expansive soils require special design considerations. Because expansive soils can expand when wet
and shrink when dry, they can cause foundations, basement walls, and floors to crack, causing
substantial structural damage. As such, structural failure due to expansive soils near the ground
surface is a potential hazard. Shrink-swell potential throughout the City is low. Only one area in the
city has high potential for shrink-swell located in the northeastern corner of the city. The project site
contains low to moderately expansive clay soil (Appendix F).

Soil Erosion

Erosion refers to the removal of soil by water or wind. Factors that influence erosion include the
amount of rainfall and wind, the length and steepness of the slope, and the amount and type of
vegetative cover. Depending on how well protected the soil is from these forces, the erosion
process can be very slow or rapid. Properties of the soil also contribute to how likely or unlikely it is
to erode. Removal of natural or man-made protection can result in substantial soil erosion and
excessive sedimentation and pollution problems in streams, lakes, and estuaries through a process
called siltation. Risk of soil erosion throughout the City is relatively low, with higher rates of erosion
present along the eastern edge of the City. Risk of soil erosion at the project site is moderate and
may be impacted by grading activities (Appendix F).

Paleontological Resources

Paleontological resources, or fossils, are the evidence of once-living organisms preserved in the rock
record. They include both the fossilized remains of ancient plants and animals and the traces
thereof (e.g., trackways, imprints, burrows, etc.). Paleontological resources are not found in “soi
but are contained within the geologic deposits or bedrock that underlies the soil layer. Typically,
fossils are greater than 5,000 years old (i.e., older than middle Holocene in age) and are usually
preserved in sedimentary rocks. Although rare, fossils can also be preserved in volcanic rocks and
low-grade metamorphic rocks under certain conditions (Society of Vertebrate Paleontology [SVP]
2010). Fossils occur in a non-continuous and often unpredictable distribution within some
sedimentary units, and the potential for fossils to occur within sedimentary units depends on
several factors. It is possible to evaluate the potential for geologic units to contain scientifically
important paleontological resources.

|”

The geology of the region surrounding the project site was mapped by Delattre and Koehler (2008),
who identified a single geologic unit, Wilson Grove Formation, underlying the project site. The
Wilson Grove Formation consists of light gray to yellowish-brown, well-sorted, sandstone and
pebbly sandstone with orange and red iron-oxide staining and locally occurring lenses of well-
rounded chert and quartz pebbles. The Wilson Grove Formation is late Miocene to Pliocene in age.
The Wilson Grove Formation has produced numerous paleontological resources, including walrus
(Odobenidae), sea cow (Sirenia), whale (Cetacea), bird, shark, ray-finned fish, and invertebrates
(Powell et al. 2019; University of California Museum of Paleontology 2023). Given this fossil-
producing history, the Wilson Grove Formation has high paleontological sensitivity.

Draft Environmental Impact Report 4.5-5



City of Sebastopol
The Canopy Project

4.5.2 Regulatory Setfing
a. Federal Regulations

U.S. Geological Survey Landslide Hazard Program

The USGS created the Landslide Hazard Program in the mid-1970s; the primary objective of the
program is to reduce long-term losses from landslide hazards by improving our understanding of the
causes of ground failure and suggesting mitigation strategies. The federal government takes the
lead role in funding and conducting this research, whereas the reduction of losses due to geologic
hazards is primarily a State and local responsibility. In Sonoma County, an Emergency Operations
Plan has been developed for the protection of life and property.

Clean Water Act

Congress enacted the Clean Water Act (CWA), formerly the Federal Water Pollution Control Act of
1972, with the intent of restoring and maintaining the chemical, physical, and biological integrity of
the waters of the United States. The CWA requires states to set standards to protect, maintain, and
restore water quality through the regulation of point source and non-point source discharges to
surface water. Those discharges are regulated by the National Pollutant Discharge Elimination
System (NPDES) permit process (CWA Section 402). NPDES permitting authority is administered by
the California State Water Resources Control Board (SWRCB) and its nine Regional Water Quality
Control Boards (RWQCB). The City of Sebastopol is located within the North Coast RWQCB
jurisdiction.

Projects within the city and Sonoma County that disturb more than one acre are required to obtain
NPDES coverage under the California General Permit for Storm Water Discharges Associated with
Construction and Land Disturbance Activities (Construction General Permit). The Construction
General Permit (Order 2022-0057-DWQ) requires the development and implementation of a Storm
Water Pollution Prevention Plan (SWPPP) describing best management practices (BMPs) that the
discharger would use to prevent and retain storm water runoff and to prevent soil erosion.

Robert T. Stafford Disaster Relief and Emergency Assistance Act (Stafford Act)

The Stafford Act (1988) provides the legal basis for state, tribal, and local governments to undertake
risk-based approaches to reducing natural hazard risks through mitigation planning. Specifically, the
Stafford Act requires state, tribal, and local governments to develop and adopt Federal Emergency
Management Agency (FEMA)-approved hazard mitigation plans as a condition for receiving certain
types of non-emergency disaster assistance. The Act also authorizes grants for pre- and post-
disaster projects and planning.

Disaster Mitigation Act of 2000

Congress passed the Disaster Mitigation Act of 2000 to amend the Robert T. Stafford Disaster Relief
and Emergency Assistance Act by invoking new and revitalized approaches to mitigation planning.
Section 322 of the Act emphasized the need for state and local government entities to closely
coordinate on mitigation planning activities and makes the development of a hazard mitigation plan
a specific eligibility requirement for local governments applying for federal mitigation grant funds.
Communities with an adopted and federally approved hazard mitigation plan thereby become pre-
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positioned and more apt to receive available mitigation funds before and after the next declared
disaster.

To implement the new Stafford Act provisions, FEMA published requirements and procedures for
local hazard mitigation plans in the Code of Federal Regulations (CFR) at Title 44, Chapter 1, Part
201.6. These regulations specify minimum standards for developing, updating, and submitting local
hazard mitigation plans for agency review and approval at least once every five years.

b. State Regulations

California Building Code

The California Building Code (CBC), Title 24, Part 2 provides building codes and standards for the
design and construction of structures in California. The 2016 CBC is based on the 2015 International
Building Code, with the addition of more extensive structural seismic provisions. Chapter 16 of the
CBC contains definitions of seismic sources and the procedure used to calculate seismic forces on
structures. The CBC requires addressing soil-related hazards, such as treating hazardous soil
conditions involving removal, proper fill selection, and compaction. In cases where soil remediation
is not feasible, the CBC requires structural reinforcement of foundations to resist the forces of
expansive soils. The CBC includes requirements for geotechnical investigations (such as inclusion of
a soil report), excavation, grading, and fills, load-bearing of soils, as well as foundations, shallow
foundations, and deep foundations (Chapter 18). Chapter 18 also describes analysis of expansive
soils, including conducting soil tests in areas likely to contain expansive soils. Soils are considered
expansive if either items one through three are met or item four is met:

1. Plasticity index (P1) of 15 or greater, determined in accordance with ASTM D 4318;

2. More than 10 percent of the soil particles pass a No. 200 sieve (75 micrometers), determined in
accordance with ASTM D 422;

3. More than 10 percent of the soil particles are less than 5 micrometers in size, determined in
accordance with ASTM D 422; and

4. Expansion index greater than 20, determined in accordance with ASTM D 4829.

Alquist-Priolo Earthquake Fault Zoning Act

The Alquist-Priolo Earthquake Fault Zoning Act of 1972 was passed into law following the
destructive February 9, 1971 magnitude 6.6 San Fernando earthquake. The Act provides a
mechanism for reducing losses from surface fault rupture on a statewide basis. The intent of the Act
is to ensure public safety by prohibiting the siting of most structures for human occupancy across
traces of active faults that constitute a potential hazard to structures from surface faulting or fault
creep. This Act groups faults into categories of active, potentially active, and inactive. Historic and
Holocene age faults are considered active, Late Quaternary and Quaternary age faults are
considered potentially active, and pre-Quaternary age faults are considered inactive.

The Alquist-Priolo Earthquake Fault Zoning Act regulates development near the surface traces of
active faults to mitigate the hazard of surface fault rupture. Essentially, this Act contains two
requirements: (1) it prohibits the location of most structures for human occupancy across the trace
of active faults; and (2) it establishes Earthquake Fault Zones and requires geologic/seismic studies
of most proposed development within 50 feet of the zone. The Earthquake Fault Zones are
delineated and defined by the State Geologist and identify areas where potential surface rupture
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along a fault could occur. According to CGS, there are no Earthquake Fault Zones in the vicinity of
the project site (DOC 2021).

Seismic Hazards Mapping Act

The Seismic Hazards Mapping Act (the Act) of 1990 was passed into law following the destructive
October 17, 1989, magnitude 6.9 Loma Prieta earthquake. The Act directs the CGS to delineate
Seismic Hazard Zones. The purpose of the Act is to reduce the threat to public health and safety and
to minimize the loss of life and property by identifying and mitigating seismic hazards, such as
liquefaction, landslides, amplified ground shaking, and inundation by tsunami or seiche. Cities,
counties, and State agencies are directed to use seismic hazard zone maps developed by CGS in
their land-use planning and permitting processes. The Act requires that site-specific geotechnical
investigations be performed prior to permitting most urban development projects within seismic
hazard zones. CGS maintains these required maps. The project site is not in a CGS-mapped seismic
hazard zone.

Cadlifornia Environmental Quality Act - Paleontological Resources

Paleontological resources are protected under CEQA, which states in part a project will “normally”
have a significant effect on the environment if it, among other things, will disrupt or adversely affect
a paleontological site except as part of a scientific study. Specifically, in Section VII(f) of Appendix G
of the CEQA Guidelines, the Environmental Checklist Form, the question is posed thus: “Will the
project directly or indirectly destroy a unique paleontological resource or site or unique geologic
feature.” To determine the uniqueness of a given paleontological resource, it must first be identified
or recovered (i.e., salvaged). Therefore, CEQA mandates mitigation of adverse impacts, to the extent
practicable, to paleontological resources.

CEQA does not define “a unique paleontological resource or site.” However, the Society of
Vertebrate Paleontology (SVP) has defined a “significant paleontological resource” in the context of
environmental review as follows:

Fossils and fossiliferous deposits, here defined as consisting of identifiable vertebrate fossils,
large or small, uncommon invertebrate, plant, and trace fossils, and other data that provide
taphonomic, taxonomic, phylogenetic, paleoecologic, stratigraphic, and/or biochronologic
information. Paleontological resources are typically to be older than recorded human history
and/or older than middle Holocene (i.e., older than about 5,000 radiocarbon years) (SVP 2010).

The loss of paleontological resources meeting the criteria outlined above (i.e., a significant
paleontological resource) would be a significant impact under CEQA, and the CEQA lead agency is
responsible for ensuring that impacts to paleontological resources are mitigated, where practicable,
in compliance with CEQA and other applicable statutes.

California Public Resources Code
Section 5097.5 of the Public Resources Code states:

No person shall knowingly and willfully excavate upon, or remove, destroy, injure or deface any
historic or prehistoric ruins, burial grounds, archaeological or vertebrate paleontological site,
including fossilized footprints, inscriptions made by human agency, or any other archaeological,
paleontological or historical feature, situated on public lands, except with the express
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permission of the public agency having jurisdiction over such lands. Violation of this section is a
misdemeanor.

Here “public lands” means those owned by, or under the jurisdiction of, the state or a city, county,
district, authority, or public corporation, or an agency thereof. Consequently, public agencies are
required to comply with Public Resources Code Section 5097.5 for their own activities, including
construction and maintenance, and for permit actions (e.g., encroachment permits) undertaken by
others.

c. Regional and Local Regulations

Sonoma County Multi-Jurisdictional Hazard Mitigation Plan

The Sonoma County Multi-Jurisdictional Hazard Mitigation Plan (2021) assesses hazard
vulnerabilities and identifies potential mitigation actions each jurisdiction will pursue in order to
reduce the level of injury, property damage, and community disruption that might otherwise result
from such events. Adoption of the MJHMP will allow the County and participating jurisdictions to
remain eligible for various types of pre- and post-disaster financial assistance from the Federal
Emergency Management Agency (FEMA) and the State government.

2016 Sebastopol General Plan

The City of Sebastopol General Plan (2016) sets forth the following guiding and implementing
policies relevant to geology, soils, and seismicity:

Policy SA 1-1: Reduce the risk of loss of life, personal injury, and damage to property and the
environment resulting from seismic hazards.

Policy SA 1-2: Enforce adopted regulations to identify and address potential hazards relating to
seismic, geologic, and soils conditions.

Policy SA 1-3: Discourage construction of high density residential and other critical, high
occupancy or essential services buildings in areas with high seismic and/or geologic hazards,
including high potential for shrink-swell, liquefaction, and landslides.

Policy SA 1-4: Regulate development in areas of seismic and geologic hazards to reduce risks to
life and property associated with earthquakes, liquefaction, erosion, landslides, and expansive
soils.

Policy SA 1-5: Where feasible, require new development to avoid unreasonable exposure to
geologic hazards, including earthquake damage, subsidence, liquefaction, and expansive soils.

Policy SA 1-6: Ensure that critical facilities are designed and constructed to withstand the
"maximum probable" earthquake and remain in service.

Policy SA 1-7: All structures and building foundations located within areas containing expansive
soils shall be designed and engineered to comply with the most current version of the California
Code of Regulations (CCR), Title 24.

Policy SA 1-8: Encourage community awareness of seismic safety issues, including building
safety and emergency response plans, including steps to take for safety during and after an
earthquake and identified evacuation routes.
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Policy CSF 4-8: Prioritize sewer service improvements to areas within the City that pose a threat
to public health and the environment as a result of deficiencies in existing sewer or septic
systems.

Policy CSF 4-9: Ensure future sewer and septic systems are designed to meet or exceed all
applicable water quality standards and are located to protect waterways and groundwater
resources.

Goal COS 10 of the City of Sebastopol General Plan (2016) is to “Protect and Preserve Sebastopol’s
Historic and Cultural Resources”, which includes paleontological resources.

Action COS 10c states:

Require all development, infrastructure, and other ground-disturbing projects to comply with
the following conditions in the event of an inadvertent discovery of cultural resources or human
remains:

If construction or grading activities result in the discovery of significant historic or prehistoric
archaeological artifacts or unique paleontological resources, all work within 100 feet of the
discovery shall cease, the Planning Department shall be notified, the resources shall be
examined by a qualified archaeologist, paleontologist, or historian for appropriate protection
and preservation measures; and work may only resume when appropriate protections are in
place and have been approved by the Planning Department.

Sebastopol Municipal Code (SMC)

SMC Chapter 16.40 — General Requirements

SMC Section 16.40.120(F) explains the measures required to protect paleontological resources in
Sebastopol. It states “Whenever significant archeological or paleontological sites may be located
within the project area, an appropriate survey by qualified archaeologists shall be made and
mitigation measures implemented prior to development of the site. Changes to the project to
prevent or minimize the impact and/or mitigation measures shall be required where development
may result in impacts to such areas.”

SMC Section 16.40.200 outlines all of the required parts of a geotechnical report or soils
investigation, as required by SMC Section 16.28.020. As a part of a geotechnical report, the City
required that recommendations for grading procedures and design criteria for erosion control and
corrective measures shall be included. This section also requires that a Geotechnical Engineer shall
review and approve the final drawings for grading and other geotechnical work for the subdivision
as compliance with the recommendations of his or her report. In addition, SMC Chapter 16.40
requires that the design and improvement of each subdivision shall incorporate all required
mitigation measures, conditions and requirements identified in the environmental document
adopted for the project in any plan prepared for the subdivision.

SMC Chapter 13.08 — Regulations for Sewer Service

SMC Section 13.08.040 (C) of Chapter 13.08 requires that any new development is required to
connect to public sewer. This requirement also pertains to the construction of an additional unit on
the existing parcel.
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4.5.3 Impact Analysis
a. Significance Thresholds and Methodology

Significance Thresholds

Based on Appendix G of the CEQA Guidelines a project may be deemed to have a significant impact
on geology and soils if it would:

1. Directly or indirectly cause potential substantial adverse effects, including the risk of loss, injury,
or death involving:

a. 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

b. Strong seismic ground shaking
c. Seismic-related ground failure, including liquefaction
d. Landslides;

Result in substantial soil erosion or the loss of topsoil;

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;

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

5. 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; or

6. Directly or indirectly destroy a unique paleontological resource or site or unique geologic
feature.

Methodology

Impacts to geology and soils were determined by reviewing the existing setting for the project site,
as summarized in Section 4.5.1, Setting, and analyzing the project’s potential to result in substantial
adverse effects related to geological hazards.

The paleontological sensitivity of the geologic units that underlie the project site were evaluated to
assess the project’s potential for significant impacts to scientifically important paleontological
resources. Paleontological sensitivity refers to the potential for a geologic unit to produce
scientifically significant fossils. Direct impacts to paleontological resources occur when earthwork
activities, such as grading or trenching, cut into the geologic deposits within which fossils are buried
and physically destroy the fossils. Sensitivity is determined by rock type, history of the geologic unit
in producing significant fossils, and fossil localities recorded from that unit. Paleontological
sensitivity is derived from the known fossil data collected from the entire geologic unit, not just
from a specific survey.

The SVP outlines in its Standard Procedures for the Assessment and Mitigation of Adverse Impacts
to Paleontological Resources guidelines for categorizing paleontological sensitivity of geologic units
within a project site (SVP 2010). The paleontological sensitivity of geologic units underlying the
project site has been evaluated according to the following categories:
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= High Potential: Rock units from which significant vertebrate or significant invertebrate fossils or
significant suites of plant fossils have been recovered are considered to have a high potential for
containing significant non-renewable fossiliferous resources. These units include but are not
limited to, sedimentary formations and some volcanic formations which contain significant
nonrenewable paleontological resources anywhere within their geographical extent, and
sedimentary rock units temporally or lithologically suitable for the preservation of fossils.

* Low Potential: Sedimentary rock units that are potentially fossiliferous but have not yielded
fossils in the past or contain common and/or widespread invertebrate fossils of well
documented and understood taphonomic (processes affecting an organism following death,
burial, and removal from the ground), phylogenetic species (evolutionary relationships among
organisms), and habitat ecology.

= Undetermined Potential: Specific areas underlain by sedimentary rock units for which little
information is available are considered to have undetermined fossiliferous potentials. Field
surveys by a qualified vertebrate paleontologist to specifically determine the potentials of the
rock units are required before programs of impact mitigation for such areas may be developed.

= No Potential: Rock units of metamorphic or igneous origin are commonly classified as having no
potential for containing significant paleontological resources.

b. Project Impacts and Mitigation Measures

Threshold 1a: Would the project directly or indirectly cause potential substantial adverse effects,
including the risk of loss, injury, or death involving 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?

Impact GEO-1 THE PROPOSED PROJECT WOULD NOT DIRECTLY OR INDIRECTLY CAUSE POTENTIAL
SUBSTANTIAL ADVERSE EFFECTS, INCLUDING RISK OF LOSS, INJURY, OR DEATH INVOLVING RUPTURE OF A
KNOWN EARTHQUAKE FAULT. IMPACTS WOULD BE LESS THAN SIGNIFICANT.

Fault rupture can occur along or immediately adjacent to faults during an earthquake. Fault rupture
is characterized by ground cracks and displacement which could endanger life and property.
Damage is typically limited to areas close to the moving fault.

There are no active or inactive faults that cross the project site; the site is not located within an
Earthquake Fault Zone designated by the state under the Alquist-Priolo Earthquake Fault Zoning Act
(DOC 2023). As such, the proposed project would not directly or indirectly cause potential
substantial adverse effects, including the risk of loss, injury, or death involving rupture of a known
earthquake fault. This impact would be less than significant.

Mitigation Measures

No mitigation would be required.

Significance After Mitigation

Impacts would be less than significant without mitigation.
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Threshold 1b: Would the project directly or indirectly cause potential substantial adverse effects,
including the risk of loss, injury, or death involving strong seismic ground shaking?

Impact GEO-2  THE PROPOSED PROJECT WOULD NOT DIRECTLY OR INDIRECTLY CAUSE POTENTIAL
SUBSTANTIAL ADVERSE EFFECTS INCLUDING THE RISK OF LOSS, INJURY, OR DEATH INVOLVING STRONG SEISMIC
GROUND SHAKING. IMPACTS WOULD BE LESS THAN SIGNIFICANT.

Ground shaking effects are also the result of an earthquake, but the impacts can be widespread.
Although a function of earthquake intensity, ground shaking effects can be magnified by the
underlying soils and geology, which may amplify shaking at great distances. It is difficult to predict
the magnitude of ground shaking following an earthquake, as shaking can vary widely within a
relatively small area. The project site is in a seismically active area. There are numerous faults
located in the region. These include the San Andreas Fault System, the Rodgers Creek Fault, the
Healdsburg Fault, West Napa Fault, and the Mayacama Fault. Rupture of any of these faults, or of an
unknown fault in the region could cause seismic ground shaking. As a result, development at the
project site may expose people or structures to potential adverse effects associated with a seismic
event, including strong ground shaking and seismic-related ground failure.

Potential structural damage and the exposure of people to the risk of injury or death from structural
failure could occur. However, these risks would be minimized by compliance with CBC engineering
design and construction measures, which require foundations and other structural support features
to resist or absorb damaging forces from strong ground shaking. Although nothing can ensure that
the residences and infrastructure do not fail under seismic stress, proper engineering can minimize
the risk to life and property. Although the risk of sustaining an earthquake with higher ground
accelerations can never be completely eliminated, compliance with all applicable provisions of the
CBC would ensure that potential impacts from ground-shaking would be minimized to the extent
possible. Additionally, SMC Chapter 16.40 requires that all recommendations included in the
Geotechnical Investigation (Appendix F) be incorporated into the design of the project and each of
the proposed residences, which would be verified by the City prior to issuance of a building permit.
Incorporation of the design features related to liquefaction and soil stability recommended in the
Geotechnical Investigation, such as moisture conditioning and compacting soils, utilization of a post-
tensioned slab foundation, and grading during dry months, would ensure that impacts would be less
than significant.

Mitigation Measures

No mitigation would be required.

Significance After Mitigation

Impacts would be less than significant without mitigation.
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Threshold 1c: Would the project directly or indirectly cause potential substantial adverse effects,
including the risk of loss, injury, or death involving seismic-related ground failure,
including liquefaction?

Threshold 1d: Would the project directly or indirectly cause potential substantial adverse effects,

including the risk of loss, injury, or death involving landslides?

Threshold 3: Would the project 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?

Impact GEO-3 THE PROJECT COULD CAUSE SUBSTANTIAL ADVERSE EFFECTS INCLUDING THE RISK OF
LOSS, INJURY, OR DEATH INVOLVING SEISMIC- RELATED GROUND FAILURE INCLUDING LIQUEFACTION,
LANDSLIDES, LATERAL SPREADING, SUBSIDENCE, OR COLLAPSE. IMPACTS WOULD BE LESS THAN SIGNIFICANT.

Liquefaction most often occurs in loose saturated silts, and saturated poorly graded fine-grained
sands. The California Geological Survey (CGS) has not yet published a map categorizing liquefaction
or landslide hazards in the vicinity. The Association of Bay Area Governments (ABAG) liquefaction
susceptibility map categorizes the site in an area with low susceptibility (Appendix F). Due to the
presence of a thick predominantly non-liquefiable cover overlying any potential liquefiable sand
layers, no sand boils are expected and will limit any surface manifestations of liquefaction (Appendix
F).

The proposed project would involve grading and excavation that would level portions of the project
site. As stated above, the CGS has not yet published a map categorizing landslide hazards in the
vicinity of the project site. In order to address the hazards present at the project site, the
geotechnical report prepared by Quantum Geotechnical, Inc. (Appendix F) provides a
comprehensive list of design recommendations. Those recommendations cover several design
considerations, including foundation design, site preparation and grading, utility trenches, and
drainage, which would minimize the potential for landslides to occur on site as a result of
development. SMC Chapter 16.40 requires that all recommendations included in the Geotechnical
Investigation (Appendix F) be incorporated into the design of the project and each of the proposed
residences, which would be verified by the City prior to issuance of a building permit. Incorporation
of the design features related to liquefaction and soil stability recommended in the Geotechnical
Investigation would ensure that impacts would be less than significant.

Mitigation Measures

No mitigation would be required.

Significance After Mitigation

Impacts would be less than significant without mitigation.
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Threshold 2: Would the project result in substantial soil erosion or the loss of topsoil?

Impact GEO-4  THE PROPOSED PROJECT WOULD NOT RESULT IN SUBSTANTIAL SOIL EROSION OR LOSS OF
TOPSOIL. IMPACTS WOULD BE LESS THAN SIGNIFICANT.

Construction of the proposed project would require grading and excavation on the project site.
Grading and excavation activities would temporarily expose bare soils, which could be removed
from the site and transported through wind shearing or stormwater runoff. Because the project site
is greater than one acre, construction activities would be subject to the National Pollutant Discharge
Elimination System Construction General Permit and would be required to develop a SWPPP, as
discussed under Section 4.5.3, Regulatory Setting. The SWPPP includes BMPs to reduce soil erosion
and sedimentation. BMPs include but are not limited to the development of inspection and
maintenance procedures for stormwater control, containment of leaks and spills of pollutants in
storage areas on-site, prevention of sediment flow into storm drains, and watering of exposed soil
to reduce erosion.

With mandatory implementation of the SWPPP and erosion control measures, the proposed project
would not result in substantial soil erosion or the loss of topsoil. Impacts would be less than
significant.

Mitigation Measures

No mitigation would be required.

Significance After Mitigation

Impacts would be less than significant without mitigation.

Threshold 4: Would the project be located on expansive soil, as defined in Table 1-B of the
Uniform Building Code (1994), creating substantial direct or indirect risks to life or
property?

Impact GEO-5 PORTIONS OF THE PROJECT SITE HAVE THE POTENTIAL TO BE LOCATED ON EXPANSIVE
SOIL, AS DEFINED IN TABLE 1-B OF THE UNIFORM BUILDING CODE, WHICH MAY RESULT IN DIRECT OR INDIRECT
RISKS TO LIFE OR PROPERTY. IMPACTS WOULD BE LESS THAN SIGNIFICANT.

Expansive soils tend to swell with increases in soil moisture and shrink as the soil moisture
decreases. For example, expansive soils could swell during and hours after a precipitation event but
then shrink in the following weeks if no additional precipitation occurs. Shrinking and swelling of
soils can cause damage to the foundations of proposed residences, roads, and other structures. The
project site contains the presence of moderately expansive clay soil that may affect the foundation
subgrade (Appendix F). Near surface materials vary from low to moderately expansive, which makes
the on-site soil material prone to heave and shrink movements with changes in moisture content
(Appendix F).

Compliance with the CBC would reduce the risk to life and property involving expansive soil. As
described under Impact GEO-2, the project would incorporate seismic and soil stability measures
included in the Geotechnical Investigation (Appendix E) pursuant to Sebastopol Municipal Code and
the CBC. Incorporation of these recommendations would ensure that impacts related to expansive
soils would be less than significant.
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Mitigation Measures

No mitigation would be required.

Significance After Mitigation

Impacts would be less than significant without mitigation.

Threshold 5:  Would the project 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?

Impact GEO-6 THE PROJECT WOULD NOT INVOLVE SEPTIC TANKS OR ALTERNATIVE WASTEWATER
DISPOSAL SYSTEMS. THERE WOULD BE NO IMPACT.

In accordance with SMC Section 13.08.040 (C), which requires all new development to connect to
the public sewer system, the project would be connected to the municipal wastewater treatment
system. Septic systems would not be used. No impact would occur.

Mitigation Measures

No mitigation would be required.

Significance After Mitigation

Impacts would be less than significant without mitigation.

Threshold 6: Would the project directly or indirectly destroy a unique paleontological resource or
site or unique geologic feature?

Impact GEO-7 THE PROJECT HAS THE POTENTIAL TO SIGNIFICANTLY IMPACT PALEONTOLOGICAL
RESOURCES. THESE IMPACTS WOULD BE LESS THAN SIGNIFICANT WITH MITIGATION.

The project site is underlain by a single geologic unit, the Wilson Grove Formation (Delattre and
Koehler 2008), which has high paleontological sensitivity. Significant impacts to paleontological
resources include the destruction, damage, or loss of scientifically important paleontological
resources or associated stratigraphic data. Ground-disturbing activities (i.e., grading, excavating,
trenching) in undisturbed sediments or geologic units with high paleontological sensitivity have the
potential to significantly impact paleontological resources. The project would be constructed on
land that was previously used for orchards and a small garden. The geotechnical investigation did
not encounter any obvious fill sediments within the project site (Appendix F), so the site is assumed
to be undisturbed. Ground-disturbing activities for this project would include grading for building
pads and excavations for new utilities (i.e., water, sewer, storm drains). Grading for building pads
will extend down to 6 feet below the surface, and excavations for utilities will extend down to 13
feet below the surface. Therefore, previously undisturbed portions of the highly sensitive Wilson
Grove Formation will be disturbed and significant impacts to paleontological resources could occur.

Mitigation Measure GEO-7 is recommended to ensure that potential impacts to paleontological
resources are less than significant. This mitigation measure would apply during all ground-disturbing
activities in undisturbed sediments.
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Mitigation Measures

GEO-7 Paleontological Resources Monitoring and Mitigation
QUALIFIED PROFESSIONAL PALEONTOLOGIST.

Prior to excavation, City Ventures shall retain a Qualified Professional Paleontologist, as defined by
the Society of Vertebrate Paleontology (SVP; 2010). The Qualified Professional Paleontologist shall
draft a Paleontological Resources Mitigation and Monitoring Plan, which shall direct all mitigation
measures related to paleontological resources.

PALEONTOLOGICAL WORKER ENVIRONMENTAL AWARENESS PROGRAM.

Prior to the start of construction, the Qualified Professional Paleontologist or their designee shall
conduct a paleontological Worker Environmental Awareness Program (WEAP) training for
construction personnel regarding the appearance of fossils and the procedures for notifying
paleontological staff should fossils be discovered by construction personnel.

PALEONTOLOGICAL MONITORING.

Full-time paleontological monitoring shall be conducted during ground disturbing construction
activities within previously undisturbed sediments. Paleontological monitoring shall be conducted
by a paleontological monitor with experience with collection and salvage of paleontological
resources and who meets the minimum standards of the SVP (2010) for a Paleontological Resources
Monitor. The Qualified Professional Paleontologist may recommend that monitoring be reduced in
frequency or ceased entirely based on geologic observations. Such decisions shall be subject to
review and approval by the City of Sebastopol. In the event of a fossil discovery by the
paleontological monitor or construction personnel, all construction activity within 50 feet of the find
shall cease, and the Qualified Professional Paleontologist shall evaluate the find. If the fossil(s) is
(are) not scientifically significant, then construction activity may resume. If it is determined that the
fossil(s) is (are) scientifically significant, the following shall be completed:

= Fossil Salvage. The paleontological monitor shall salvage (i.e., excavate and recover) the fossil to
protect it from damage/destruction. Typically, fossils can be safely salvaged quickly by a single
paleontological monitor with minimal disruption to construction activity. In some cases, larger
fossils (such as complete skeletons or large mammal fossils) require more extensive excavation
and longer salvage periods. Bulk matrix sampling may be necessary to recover small
invertebrates or microvertebrates from within paleontologically sensitive deposits. After the
fossil(s) is (are) salvaged, construction activity may resume.

=  Fossil Preparation and Curation. Fossils shall be identified to the lowest (i.e., most-specific)
possible taxonomic level, prepared to a curation-ready condition, and curated in a scientific
institution with a permanent paleontological collection along with all pertinent field notes,
photos, data, and maps. Fossils of undetermined significance at the time of collection may also
warrant curation at the discretion of the Qualified Professional Paleontologist.

FINAL PALEONTOLOGICAL MITIGATION REPORT.

Upon completion of ground-disturbing activities (or laboratory preparation and curation of fossils, if
necessary), the Qualified Professional Paleontologist shall prepare a final report describing the
results of the paleontological monitoring efforts. The report shall include a summary of the field and
laboratory methods employed; an overview of project geology; and, if fossils were discovered, an
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analysis of the fossils, including physical description, taxonomic identification, and scientific
significance. The report shall be submitted to the City of Sebastopol and, if fossil curation occurred,
the designated scientific institution.

Significance After Mitigation

Implementation of Mitigation Measure GEO-1 would reduce potential impacts to paleontological
resources to a less than significant level through the recovery, identification, and curation of
previously unrecovered fossils.

4.5.4 Cumulative Impacts

The geographic scope for considering cumulative impacts to geology and soils is the project site and
the immediately adjacent sites. This scope is appropriate because geological materials and soils
occur at specific locales and are generally affected by construction and operational activities directly
on or immediately adjacent to the soils, and not by construction or operational activities occurring
outside the area. In addition, any geologic impacts of the project would be site-specific.

Cumulative development in the area would increase the population of the region, as well as the
number of structures and supporting infrastructure in the region. Cumulative development could
expose new residents and property to seismic and other geologic hazards. However, as with the
proposed project, cumulative development would be required to evaluate seismic and soil issues
through preparation of individual soils and geotechnical engineering studies specific to each project.
Cumulative development would also be required to adhere to existing local and State laws and
regulations including, among others, applicable CBC standards and requirements. Therefore,
cumulative impacts related to seismic and soil issues would be less than significant.

The proposed project, by itself or in connection with other planned development in the surrounding
area, would not exacerbate existing seismic risks or soil issues and would therefore not result in a
cumulatively considerable contribution to cumulative impacts. With the implementation of the
identified mitigation for the project as well as its adherence to the applicable laws and regulations,
the project’s contribution to any cumulative geology and soils, including paleontological resources,
would not be considerable.
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4.6 Greenhouse Gas Emissions

This section summarizes the setting for greenhouse gas (GHG) emissions and climate change and
analyzes the impacts related to GHG emissions and climate change due to the project.

4.6.1 Setting

Gases that absorb and re-emit infrared radiation in the atmosphere are called GHGs. The gases that
are widely seen as the principal contributors to human-induced climate change include carbon
dioxide (CO,); methane (CHa); nitrous oxides (N2O); fluorinated gases such as hydrofluorocarbons
(HFCs) and perfluorocarbons (PFCs); and sulfur hexafluoride (SFs). Water vapor is excluded from the
list of GHGs because it is short-lived in the atmosphere and its atmospheric concentrations are
largely determined by natural processes, such as oceanic evaporation.

Different types of GHGs have varying global warming potentials (GWP). The GWP of a GHG is the
potential of a gas or aerosol to trap heat in the atmosphere over a specified timescale (generally,
100 years). Because GHGs absorb different amounts of heat, a common reference gas (CO) is used
to relate the amount of heat absorbed to the amount of the gas emitted, referred to as “carbon
dioxide equivalent” (COe), which is the amount of GHG emitted multiplied by its GWP. Carbon
dioxide has a 100-year GWP of one. By contrast, methane has a 100-year GWP of 30, meaning its
global warming effect is 30 times greater than CO, on a molecule per molecule basis (United Nations
Intergovernmental Panel on Climate Change [IPCC] 2021).}

GHGs are emitted by natural processes and human activities. Of these gases, CO; and CH,4 are
emitted in the greatest quantities from human activities. Emissions of CO; are usually by-products of
fossil fuel combustion, and CH, results from off-gassing associated with agricultural practices and
landfills. Human-made GHGs, many of which have greater heat-absorption potential than CO,,
include fluorinated gases and SFs (United States Environmental Protection Agency [USEPA] 2023a).

Climate change is the observed increase in the average temperature of the Earth’s atmosphere and
oceans along with other substantial changes in climate (such as wind patterns, precipitation, and
storms) over an extended period. The term “climate change” is often used interchangeably with the
term “global warming,” but climate change is preferred because it conveys that other changes are
happening in addition to rising temperatures. The baseline against which these changes are
measured originates in historical records that identify temperature changes that occurred in the
past, such as during previous ice ages. The global climate is changing continuously, as evidenced in
the geologic record, which indicates repeated episodes of substantial warming and cooling. The rate
of change has typically been incremental, with warming or cooling trends occurring over the course
of thousands of years. The past 10,000 years have been marked by a period of incremental
warming, as glaciers have steadily retreated across the globe. However, scientists have observed
acceleration in the rate of warming over the past 150 years. The IPCC expressed in their Sixth
Assessment Report that the rise and continued growth of atmospheric CO; concentrations is
unequivocally due to human activities (IPCC 2021). Human influence has warmed the atmosphere,
ocean, and land, which has led the climate to warm at an unprecedented rate in the last 2,000
years. It is estimated that between the period of 1850 through 2019, a total of 2,390 gigatons of
anthropogenic CO; was emitted. It is likely that anthropogenic activities have increased the global

1 The Intergovernmental Panel on Climate Change’s (2021) Sixth Assessment Report determined that methane has a GWP of 30. However,
the 2017 Climate Change Scoping Plan published by the California Air Resources Board uses a GWP of 25 for methane, consistent with the
Intergovernmental Panel on Climate Change’s (2007) Fourth Assessment Report. Therefore, this analysis utilizes a GWP of 25.
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surface temperature by approximately 1.07 degrees Celsius between the years 2010 through 2019
(IPCC 2021).

The accumulation of GHGs in the atmosphere regulates the earth’s temperature. Without the
natural heat-trapping effect of GHGs, the earth’s surface would be about 33 degrees Celsius (°C)
cooler (World Meteorological Organization 2013). However, since 1750, estimated concentrations
of CO,, CH4, and N,0 in the atmosphere have increased by 47 percent, 156 percent, and 23 percent,
respectively, primarily due to human activity (IPCC 2021). GHG emissions from human activities,
particularly the consumption of fossil fuels for electricity production and transportation, are
believed to have elevated the concentration of these gases in the atmosphere beyond the level of
concentrations that occur naturally.

a. Greenhouse Gas Emissions Inventory

Global Emissions Inventory

Worldwide anthropogenic GHG emissions totaled 47,000 million metric tons (MT) of CO.e in 2015,
which is a 43 percent increase from 1990 GHG levels (USEPA 2023b). Specifically, 34,522 million
metric tons (MMT) of COe of CO,, 8,241 MMT of COe of CHs, 2,997 MMT of CO,e of N,O, and
1,001 MMT of CO.e of fluorinated gases were emitted in 2015. The largest source of GHG emissions
were energy production and fuel use from vehicles and buildings, which accounted for 75 percent of
the global GHG emissions. Agriculture uses and industrial processes contributed 12 percent and six
percent, respectively. Waste sources contributed three percent and international transportation
sources contributed two percent. These sources account for approximately 98 percent because
there was a net sink of two percent from land-use change (including afforestation/reforestation and
emissions removals by other land use activities) (USEPA 2023b).

United States Emissions Inventory

Total United States (U.S.) GHG emissions were 6,558 MMT of CO,e in 2019. Emissions decreased by
1.7 percent from 2018 to 2019. Since 1990, total U.S. emissions have increased by an average
annual rate of 0.06 percent for a total increase of 1.8 percent between 1990 and 2019. The decrease
from 2018 to 2019 reflects the combined influences of several long-term trends, including
population changes, economic growth, energy market shifts, technological changes such as
improvements in energy efficiency, and decrease carbon intensity of energy fuel choices. In 2019,
the industrial and transportation end-use sectors accounted for 30 percent and 29 percent,
respectively, of nationwide GHG emissions; while the commercial and residential end-use sectors
accounted for 16 percent and 15 percent of nationwide GHG emissions, respectively, with electricity
emissions distributed among the various sectors (USEPA 2023c).

California Emissions Inventory

Based on the California Air Resources Board (CARB) California Greenhouse Gas Inventory for 2000-
2019, California produced 418.2 MMT of CO.e in 2019, which is 7.2 MMT of CO,e lower than 2018
levels. The major source of GHG emissions in California is the transportation sector, which
comprises 40 percent of the state’s total GHG emissions. The industrial sector is the second largest
source, comprising 21 percent of the state’s GHG emissions, while electric power accounts for
approximately 14 percent (CARB 2021). The magnitude of California’s total GHG emissions is due in
part to its large size and large population compared to other states. However, its relatively mild
climate is a factor that reduces California’s per capita fuel use and GHG emissions as compared to
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other states. In 2016, the State of California achieved its 2020 GHG emission reduction target of
reducing emissions to 1990 levels, as emissions fell below 431 MMT of CO,e (CARB 2021).

Local Emissions Inventory

Based on the City’s Climate Action Framework, the City generated approximately 65,711 MT of CO,e
in 2018. Transportation was the major source accounting for 66.7 percent of the total, followed by
building and energy use (24.5 percent) and then solid waste (8.8 percent). The remaining GHG
emissions are attributed to water and wastewater (City of Sebastopol 2022).

b. Potential Effects of Climate Change

Globally, climate change has the potential to affect numerous environmental resources through
potential impacts related to future air temperatures and precipitation patterns. Scientific modeling
predicts that continued GHG emissions at or above current rates would induce more extreme
climate changes during the 215 century than were observed during the 20" century. Each of the
past three decades has been warmer than all the previous decades on record, and the decade from
2000 through 2010 has been the warmest. The observed global mean surface temperature from
2015 to 2017 was approximately 1.0°C higher than the average global mean surface temperature
over the period from 1880 to 1900 (National Oceanic and Atmospheric Administration 2020).
Furthermore, several independently analyzed data records of global and regional Land-Surface Air
Temperature obtained from station observations jointly indicate that Land-Surface Air Temperature
and sea surface temperatures have increased.

According to California’s Fourth Climate Change Assessment, statewide temperatures from 1986 to
2016 were approximately 0.6 to 1.1°C higher than those recorded from 1901 to 1960. Potential
impacts of climate change in California may include reduced water supply from snowpack, sea level
rise, more extreme heat days per year, larger forest fires, and more drought years (State of
California 2018). In addition to statewide projections, California’s Fourth Climate Change
Assessment includes regional reports that summarize climate impacts and adaptation solutions for
nine regions of the state and regionally specific climate change case studies (State of California
2018). However, while there is growing scientific consensus about the possible effects of climate
change at a global and statewide level, current scientific modeling tools are unable to predict what
local impacts may occur with a similar degree of accuracy. A summary follows of some of the
potential effects that could be experienced in California because of climate change.

Air Quality

Scientists project that the annual average maximum daily temperatures in California could rise by
2.4 t0 3.2°Cin the next 50 years and by 3.1 to 4.9°C in the next century (State of California 2018).
Higher temperatures are conducive to air pollution formation, and rising temperatures could
therefore result in worsened air quality in California. As a result, climate change may increase the
concentration of ground-level ozone. The magnitude of the effect of the increased concentration of
ground-level ozone, and therefore its indirect effects, are uncertain. In addition, as temperatures
have increased in recent years, the area burned by wildfires throughout the state has increased, and
wildfires have occurred at higher elevations in the Sierra Nevada Mountains (State of California
2018). If higher temperatures continue to be accompanied by an increase in the incidence and
extent of large wildfires, air quality could worsen. Severe heat accompanied by drier conditions and
poor air quality could increase the number of heat-related deaths, illnesses, and asthma attacks
throughout the state. However, if higher temperatures are accompanied by wetter, rather than

Draft Environmental Impact Report 4.6-3



City of Sebastopol
The Canopy

drier conditions, the rains could tend to temporarily clear the air of particulate pollution, which
would effectively reduce the number of large wildfires and thereby ameliorate the pollution
associated with them (California Natural Resources Agency 2009).

Water Supply

Analysis of paleoclimatic data (such as tree-ring reconstructions of stream flow and precipitation)
indicates a history of naturally and widely varying hydrologic conditions in California and the west,
including a pattern of recurring and extended droughts. Uncertainty remains with respect to the
overall impact of climate change on future precipitation trends and water supplies in California.
Year-to-year variability in statewide precipitation levels has increased since 1980, meaning that wet
and dry precipitation extremes have become more common (California Department of Water
Resources 2018). This uncertainty regarding future precipitation trends complicates the analysis of
future water demand, especially where the relationship between climate change and its potential
effect on water demand is not well understood. The average early spring snowpack in the western
U.S., including the Sierra Nevada Mountains, decreased by about 10 percent during the last century.
During the same period, sea level rose over 0.15 meter along the central and southern California
coasts (State of California 2018). The Sierra snowpack provides most of California's water supply as
snow that accumulates during wet winters is released slowly during the dry months of spring and
summer. A warmer climate is predicted to reduce the fraction of precipitation that falls as snow and
the amount of snowfall at lower elevations, thereby reducing the total snowpack (State of California
2018). Projections indicate that average spring snowpack in the Sierra Nevada and other mountain
catchments in central and northern California will decline by approximately 66 percent from its
historical average by 2050 (State of California 2018).

Hydrology and Sea Level Rise

Climate change could affect the intensity and frequency of storms and flooding (State of California
2018). Furthermore, climate change could induce substantial sea level rise in the coming century.
Rising sea level increases the likelihood of and risk from flooding. The rate of increase of global
mean sea levels between 1993 to 2022, observed by satellites, is approximately 3.5 millimeters per
year, double the twentieth century trend of 1.6 millimeters per year (World Meteorological
Organization 2013; National Aeronautics and Space Administration 2023). Sea levels are rising faster
now than in the previous two millennia, and the rise will probably accelerate, even with robust GHG
emission control measures. While the City is not close to the Pacific coast, sea level rise may
jeopardize California’s water supply due to saltwater intrusion and induce groundwater flooding
and/or exposure of buried infrastructure (State of California 2018).

Agriculture

California has an over $50 billion annual agricultural industry that produces over a third of the
country’s vegetables and two-thirds of the country’s fruits and nuts (California Department of Food
and Agriculture 2020). Higher CO; levels can stimulate plant production and increase plant water-
use efficiency. However, if temperatures rise and drier conditions prevail, certain regions of
agricultural production could experience water shortages of up to 16 percent, which would increase
water demand as hotter conditions lead to the loss of soil moisture. In addition, crop yield could be
threatened by water-induced stress and extreme heat waves, and plants may be susceptible to new
and changing pest and disease outbreaks (State of California 2018). Temperature increases could
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also change the time of year certain crops, such as wine grapes, bloom or ripen, and thereby affect
their quality (California Climate Change Center 2006).

Ecosystems

Climate change and the potential resultant changes in weather patterns could have ecological
effects on the global and local scales. Soil moisture is likely to decline in many regions because of
higher temperatures, and intense rainstorms are likely to become more frequent. Rising
temperatures could have four major impacts on plants and animals: timing of ecological events;
geographic distribution and range of species; species composition and the incidence of nonnative
species within communities; and ecosystem processes, such as carbon cycling and storage
(Parmesan 2006; State of California 2018).

4.6.2 Regulatory Setting
a. Federal Regulations

Federal Clean Air Act

The U.S. Supreme Court determined in Massachusetts et al. v. Environmental Protection Agency et
al. ([2007] 549 U.S. 05-1120) that the USEPA has the authority to regulate motor vehicle GHG
emissions under the federal Clean Air Act. The USEPA issued a Final Rule for mandatory reporting of
GHG emissions in October 2009. This Final Rule applies to fossil fuel suppliers, industrial gas
suppliers, direct GHG emitters, and manufacturers of heavy-duty and off-road vehicles and vehicle
engines and requires annual reporting of emissions. In 2012, the USEPA issued a Final Rule that
established the GHG permitting thresholds that determine when Clean Air Act permits under the
New Source Review Prevention of Significant Deterioration and Title V Operating Permit programs
are required for new and existing industrial facilities.

In Utility Air Regulatory Group v. Environmental Protection Agency (134 Supreme Court 2427
[2014]), the U.S. Supreme Court held the USEPA may not treat GHGs as an air pollutant for purposes
of determining whether a source can be considered a major source required to obtain a Prevention
of Significant Deterioration or Title V permit. The Court also held that Prevention of Significant
Deterioration permits otherwise required based on emissions of other pollutants may continue to
require limitations on GHG emissions based on the application of Best Available Control Technology.

Safer Affordable Fuel-Efficient Vehicles Rule

On September 27, 2019, the USEPA and the National Highway Traffic Safety Administration
published the Safer Affordable Fuel-Efficient (SAFE) Vehicles Rule Part One: One National Program.
The SAFE Rule Part One revokes California’s authority to set its own GHG emissions standards and to
adopt its own zero-emission vehicle mandates. On April 30, 2020, the USEPA and the National
Highway Traffic Safety Administration published Part Two of the SAFE Vehicles Rule, which revised
corporate average fuel economy and CO; emissions standards for passenger cars and trucks of
model years 2021-2026, such that the standards increase by approximately 1.5 percent each year
through model year 2026, as compared to the approximately 5 percent annual increase required
under the 2012 standards (National Highway Traffic Safety Administration 2023).
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Construction Equipment Fuel-Efficiency Standard

USEPA sets emission standards for construction equipment. The first federal standards (Tier 1) were
adopted in 1994 for all off-road engines over 50 horsepower (hp) and were phased in by 2000. A
new standard was adopted in 1998 that introduced Tier 1 for all equipment below 50 hp and
established the Tier 2 and Tier 3 standards. The Tier 2 and Tier 3 standards were phased in by 2008
for all equipment. The current iteration of emissions standards for construction equipment are the
Tier 4 efficiency requirements, which are contained in 40 Code of Federal Regulations Parts 1039,
1065, and 1068 (originally adopted in 69 Federal Register 38958 [June 29, 2004] and most recently
updated in 2014 [79 Federal Register 46356]). Emissions requirements for new off-road Tier 4
vehicles were completely phased in by the end of 2015.

b. State Regulations

CARB is responsible for the coordination and oversight of State and local air pollution control
programs in California. There are numerous regulations aimed at reducing the state’s GHG
emissions. These initiatives are summarized below.

California Advanced Clean Cars Program

Assembly Bill (AB) 1493 (2002), California’s Advanced Clean Cars program (referred to as “Pavley”),
requires CARB to develop and adopt regulations to achieve “the maximum feasible and cost-
effective reduction of GHG emissions from motor vehicles.” On June 30, 2009, the USEPA granted
the waiver of Clean Air Act preemption to California for its GHG emission standards for motor
vehicles, beginning with the 2009 model year, which allows California to implement more stringent
vehicle emission standards than those promulgated by the USEPA. Pavley | regulates model years
from 2009 to 2016 and Pavley II, now referred to as “LEV (Low Emission Vehicle) lll GHG,” regulates
model years from 2017 to 2025. The Advanced Clean Cars program coordinates the goals of the LEV,
Zero Emissions Vehicles (ZEV), and Clean Fuels Outlet programs and would provide major reductions
in GHG emissions. By 2025, the rules will be fully implemented, and new automobiles will emit 34
percent fewer GHGs and 75 percent fewer smog-forming emissions from their model year 2016
levels (CARB 2011).

Executive Order B-48-18: Zero-Emission Vehicles

On January 26, 2018, Governor Brown signed Executive Order B-48-18 requiring all State entities to
work with the private sector to have at least 5 million ZEVs on the road by 2030, as well as install
200 hydrogen fueling stations and 250,000 electric vehicle (EV) charging stations by 2025. It
specifies that 10,000 of the EV charging stations should be direct current fast chargers. This order
also requires all State entities to continue to partner with local and regional governments to
streamline the installation of ZEV infrastructure. The Governor’s Office of Business and Economic
Development is required to publish a Plug-in Charging Station Design Guidebook and update the
2015 Hydrogen Station Permitting Guidebook to aid in these efforts. All State entities are required
to participate in updating the 2016 ZEV Action Plan, along with the 2018 ZEV Action Plan Priorities
Update, which includes and extends the 2016 ZEV Action Plan (Governor’s Interagency Working
Group on Zero-Emission Vehicles 2016, 2018) to help expand private investment in ZEV
infrastructure with a focus on serving low-income and disadvantaged communities.
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Executive Order N-79-20

Governor Gavin Newsom signed Executive Order N-79-20 in September 2020, which sets a
Statewide goal that 100 percent of all new passenger car and truck sales in the State will be zero-
emissions by 2035. It also sets a goal that 100 percent of statewide new sales of medium- and
heavy-duty vehicles will be zero emissions by 2045, where feasible, and for all new sales of drayage
trucks to be zero emissions by 2035. Additionally, the Executive Order targets 100 percent of new
off-road vehicle sales in the State to be zero emission by 2035. CARB is responsible for
implementing the new vehicle sales regulation.

California Global Warming Solutions Act of 2006 (Assembly Bill 32, Senate
Bill 32, and Assembly Bill 1279)

The “California Global Warming Solutions Act of 2006,” (AB 32), outlines California’s major
legislative initiative for reducing GHG emissions. AB 32 codifies the statewide goal of reducing GHG
emissions to 1990 levels by 2020 and requires CARB to prepare a Scoping Plan that outlines the
main state strategies for reducing GHG emissions to meet the 2020 deadline. In addition, AB 32
requires CARB to adopt regulations to require reporting and verification of statewide GHG
emissions. Based on this guidance, CARB approved a 1990 statewide GHG level and 2020 target of
431 MMT of CO,e, which was achieved in 2016. CARB approved the Scoping Plan on December 11,
2008, which included GHG emission reduction strategies related to energy efficiency, water use, and
recycling and solid waste, among others (CARB 2008).

The CARB approved the 2013 Scoping Plan update in May 2014. The update defined the CARB’s
climate change priorities for the next five years, set the groundwork to reach post-2020 statewide
goals, and highlighted California’s progress toward meeting the “near-term” 2020 GHG emission
reduction goals defined in the original Scoping Plan.

On September 8, 2016, the governor signed Senate Bill (SB) 32 into law, extending the California
Global Warming Solutions Act of 2006 by requiring the state to further reduce GHG emissions to 40
percent below 1990 levels by 2030 (the other provisions of AB 32 remain unchanged). On
December 14, 2017, the CARB adopted the 2017 Scoping Plan, which provides a framework for
achieving the 2030 target. The 2017 Scoping Plan relies on the continuation and expansion of
existing policies and regulations, such as the Cap-and-Trade Program, and implementation of
recently adopted policies and legislation, such as SB 1383 and SB 100 (discussed below). The 2017
Scoping Plan also puts an increased emphasis on innovation, adoption of existing technology, and
strategic investment to support its strategies.

AB 1279, “The California Climate Crisis Act,” was passed on September 16, 2022 and declares the
State would achieve net zero greenhouse gas emissions as soon as possible, but no later than 2045,
and to achieve and maintain net negative greenhouse gas emissions thereafter. In addition, the bill
states that the State would reduce GHG emissions by 85 percent below 1990 levels no later than
2045. The 2022 Scoping Plan lays out a path to achieve AB 1279 targets (CARB 2022). The actions
and outcomes in the 2022 Scoping Plan would achieve significant reductions in fossil fuel
combustion by deploying clean technologies and fuels, further reductions in short-lived climate
pollutants, support for sustainable development, increased action on natural and working lands to
reduce emissions and sequester carbon, and the capture and storage of carbon.
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Senate Bill 375

The Sustainable Communities and Climate Protection Act of 2008 (SB 375), signed in August 2008,
enhances the state’s ability to reach AB 32 goals by directing the CARB to develop regional GHG
emission reduction targets to be achieved from passenger vehicles by 2020 and 2035. SB 375 aligns
regional transportation planning efforts, regional GHG reduction targets, and affordable housing
allocations. Metropolitan Planning Organizations (MPOs) are required to adopt a Sustainable
Communities Strategy (SCS), which allocates land uses in the MPQ’s Regional Transportation Plan
(RTP). Qualified projects consistent with an approved SCS or Alternative Planning Strategy
(categorized as “transit priority projects”) can receive incentives to streamline CEQA processing.

The City of Sebastopol is within the planning area of the Association of Bay Area Governments
(ABAG). ABAG was assigned targets of a 10 percent reduction in GHGs from transportation sources by
2020 and a 19 percent reduction in GHGs from transportation sources by 2035 (CARB 2023).

Assembly Bill 1493 (Reduce GHG Emissions from Vehicle Use)

AB 1493 (Chapter 200, Statutes of 2002), known as the Pavley Bill, amended Health and Safety Code
Sections 42823, and added Section 43018.5 requiring CARB to develop and adopt regulations that
achieve maximum feasible and cost-effective reduction of GHG emissions from passenger vehicles,
light-duty trucks, and other vehicles used for noncommercial personal transportation in California.

Assembly Bill 1007 (State Alternative Fuels Plan)

AB 1007 (Chapter 371, Statutes of 2005) required the California Energy Commission (CEC) to
prepare a State plan to increase the use of alternative fuels in California. The CEC prepared the State
Alternative Fuels Plan (SAF Plan) in partnership with CARB and in consultation with other federal,
State, and local agencies. The SAF Plan presents strategies and actions California must take to
increase the use of alternative non-petroleum fuels in a manner that minimizes costs to California
and maximizes the economic benefits of in-state production. The SAF Plan assessed various
alternative fuels and developed fuel portfolios to meet California’s goals to reduce petroleum
consumption, increase alternative fuels use, reduce GHG emissions, and increase in-State
production of biofuels without causing a significant degradation of public health and environmental
quality.

CARB In-Use On-Road and Off-Road Diesel Rules

The CARB rule imposes limits on idling, restricts the addition of older vehicles, and requires the
retirement or replacement of older engines depending on their fleet size category. This policy
indirectly impacts energy consumption.

More specifically, CARB is also charged with developing air pollution control regulations based upon
the best available control measures and implementing feasible control measures under the State
and Federal Clean Air Act (Health & Safety Code, Sections 39602.5, 39667, 43013, subdivisions (a)
and (h), 43018, 40600, 40601, 40612(a)(2) and (c)(1)(A)). Pursuant to these statutory authorities,
more stringent emission standards were adopted in 2004 for off-road construction equipment (i.e.
“Tier 4” standards) (40 Code of Federal Regulations Parts 1039, 1065, and 1068; California Code of
Regulations, title 13, Section 2025; AR 2854). CARB also adopted emission standards for on-road
heavy duty diesel vehicles (i.e., haul trucks). (California Code of Regulations, title 13, Section
1956.8.) These haul truck regulations mandate fleet ensuring that nearly all on-road diesel trucks
will have 2010 model year engines or equivalent [i.e., Tier 4] by 2023.
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California Integrated Waste Management Act (Assembly Bill 341)/Assembly
Bill 1826 (Mandatory Recycling/Composting)

The California Integrated Waste Management Act of 1989, as modified by AB 341, requires each
jurisdiction’s source reduction and recycling element to include an implementation schedule that
shows diversion away from landfills of 75 percent of all solid waste by 2020 and annually thereafter.
AB 1826 requires recycling of organic waste (i.e., composting). All businesses and public entities that
generate four or more cubic yards of solid waste per week and multi-family residential dwellings
that have five or more units are required to recycle and compost.

Senate Bill 1383

Adopted in September 2016, SB 1383 requires CARB to approve and begin implementing a
comprehensive strategy to reduce emissions of short-lived climate pollutants. SB 1383 requires the
strategy to achieve the following reduction targets by 2030:

=  Methane — 40 percent below 2013 levels
= Hydrofluorocarbons — 40 percent below 2013 levels
= Anthropogenic black carbon — 50 percent below 2013 levels

SB 1383 also requires the California Department of Resources Recycling and Recovery (CalRecycle),
in consultation with the CARB, to adopt regulations that achieve specified targets for reducing
organic waste in landfills.

Senate Bill 100

Adopted on September 10, 2018, SB 100 supports the reduction of GHG emissions from the
electricity sector by accelerating the state’s Renewables Portfolio Standard (RPS) Program, which
was last updated by SB 350 in 2015. SB 100 requires electricity providers to increase procurement
from eligible renewable energy resources to 33 percent of total retail sales by 2020, 60 percent by
2030, and 100 percent by 2045. The 2020 goal was met, with approximately 36 percent of electricity
coming from renewable sources in March 2021 (CARB 2021b).

Executive Order B-55-18

On September 10, 2018, the former Governor Brown issued Executive Order B-55-18, which
established a new statewide goal of achieving carbon neutrality by 2045 and maintaining net
negative emissions thereafter. This goal is in addition to the existing statewide GHG reduction
targets established by SB 375, SB 32, SB 1383, and SB 100.

Senate Bill 1020

Senate Bill 1020 (SB 1020), signed into law on September 16, 2022, requires renewable energy and
zero-carbon resources to supply 90 percent of all retail electricity sales by 2035, 95 percent by 2040,
and 100 percent by 2045. All State agencies facilities must be served by 100 percent renewable and
zero-carbon resources by 2030. SB 1020 also requires the Public Utilities Commission, Energy
Commission, and CARB to issue a joint progress report outlining the reliability of the electrical grid
with a focus on summer reliability and challenges and gaps. Additionally, SB 1020 requires the Public
Utilities Commission to define energy affordability and use energy affordability metrics to develop
protections, incentives, discounts, or new programs for residential customers facing hardships due
to energy or gas bills.
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CARB Gas Appliances Sales Ban

As part of the 2022 State Implementation Plan, CARB adopted a ban on new sales of natural gas
heaters, water heaters, and furnaces by 2030 in September of 2022. This new measure is intended
to reduce emissions from new residential and commercial space and water heaters sold in the State.
An emission standard for space and water heaters will go into effect in 2030. Beginning in 2030, 100
percent of the sales of new natural gas-powered heaters and water heaters would need to comply
with the emission standard, such as putting in electric heaters or other zero-emission options.

California Building Standards Code

The California Code of Regulations (CCR) Title 24 is referred to as the California Building Standards
Code. It consists of a compilation of several distinct standards and codes related to building
construction, including plumbing, electrical, interior acoustics, energy efficiency, and accessibility for
persons with physical and sensory disabilities. The California Building Standards Code’s energy-
efficiency and green building standards are outlined below. These standards are updated every three
years and the project would be subject to the 2022 California Building Standards.

Part 6 — Building Energy Efficiency Standards/Energy Code

CCR Title 24, Part 6 is the Building Energy Efficiency Standards or California Energy Code. This code,
originally enacted in 1978, establishes energy-efficiency standards for residential and non-
residential buildings to reduce California’s energy demand. New construction and major renovations
must demonstrate their compliance with the current Energy Code through submittal and approval
of a Title 24 Compliance Report to the local building permit review authority and the CEC. The
current iteration is the 2022 Title 24 standards. The California Building Standards Code’s energy-
efficiency and green building standards are outlined below.

Part 11 — California Green Building Standards

The California Green Building Standards Code, referred to as CALGreen, was added to Title 24 as
Part 11, first in 2009 as a voluntary code, which then became mandatory effective on January 1,
2011 (as part of the 2010 California Building Standards Code). The 2022 CALGreen includes
mandatory minimum environmental performance standards for all ground-up new construction of
residential and non-residential structures. It also includes voluntary tiers with stricter environmental
performance standards for these same categories of residential and non-residential buildings. Local
jurisdictions must enforce the minimum mandatory CALGreen standards and may adopt additional
amendments for stricter requirements.

The mandatory standards require:

*  Minimum 20 percent reduction in indoor water use relative to specified baseline levels;?
=  Waste Reduction:
= Minimum 65 percent non-hazardous construction/demolition waste diverted from landfills;

@ Non-residential and Multifamily dwellings with 5 or more units shall provide readily
accessible areas identified for the depositing, storage and collection of nonhazardous

2 Similar to the compliance reporting procedure for demonstrating Energy Code compliance in new buildings and major renovations,
compliance with the CALGreen water reduction requirements must be demonstrated through completion of water use reporting forms.
Buildings must demonstrate a 20 percent reduction in indoor water use by either showing a 20 percent reduction in the overall baseline
water use as identified in CALGreen or a reduced per-plumbing-fixture water use rate.
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materials for recycling including (at a minimum) paper, corrugated cardboard, glass, plastic,
organic waste, and metals;

o Nonresidential: 100 percent of trees, stumps, rocks and associated vegetation soils resulting
from primary land clearing shall be reused or recycled.

= |nspections of energy systems to ensure optimal working efficiency;
* Electric Vehicle (EV) Charging for New Construction:3

o Multifamily dwellings, hotels/motels with less than 20 units/rooms: Designation of at least
10 percent of the total number of parking spaces shall be EV capable and at least 25 percent
of the total number of parking spaces shall be EV Ready.

@ Multifamily dwellings, hotels/motels with greater than 20 units/rooms: Designation of at
least 10 percent of the total number of parking spaces shall be EV capable, at least 25
percent of the total number of parking spaces shall be EV Ready, and at least 5 percent of
the total number of parking spaces shall be equipped with a Level 2 Charging Station.

The CALGreen voluntary standards are only mandatory if a local ordinance requires them. Since the
City has not made any of the voluntary measures mandatory, the following voluntary standards
would not be applicable to the project:

= Deconstruct existing buildings and reuse applicable salvaged materials;

= Residential Bicycle Parking:

e Multifamily/hotel/motel short-term parking: Provide permanently anchored bicycle racks
within 100 feet of visitor’s entrance for 5 percent of visitor motorized vehicle parking
capacity (minimum 1 two-bike capacity rack).

The CALGreen voluntary standards are divided into two tiers. Tier 1 adds additional requirements
beyond the mandatory measures, whereas Tier 2 further increases the requirements.

= Tierl
o Stricter energy efficiency requirements;
o Stricter water conservation requirements for specific fixtures;

@ Minimum 65 percent reduction in construction waste with third-party verification,
Minimum 10 percent recycled content for building materials;

o Minimum 20 percent permeable paving;
@ Minimum 20 percent cement reduction;

e Multifamily developments/hotels/motels: Minimum 35 percent of total parking spaces shall
be EV ready and for projects with 20 or more dwelling units/rooms a minimum of 10
percent of the total number of parking spaces shall be equipped with EV charging stations;

= Tierll
o Stricter energy efficiency requirements,
o Stricter water conservation requirements for specific fixtures;

3 EV Capable = a vehicle space with electrical panel space and load capacity to support a branch circuit and necessary raceways to support
EV charging. EV Ready = a vehicle space which is provided with a branch circuit and any necessary raceways to accommodate EV charging
stations including a receptacle for future installation of a charger. See 2022 California Green Building Standard Code, Title 24 Part 11 for
full explanation of mandatory measures including exceptions.
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@ Minimum 75 percent reduction in construction waste with third-party verification,
@ Minimum 15 percent recycled content for building materials;

@ Minimum 30 percent permeable paving;

o Minimum 25 percent cement reduction;

o Multifamily developments/hotels/motels: Minimum 40 percent of total parking spaces shall
be EV ready and for projects with 20 or more dwelling units/rooms a minimum of 15
percent of the total number of parking spaces shall be equipped with EV charging stations.

c. Regional and Local Regulations

Plan Bay Area 2050

Plan Bay Area 2050 is a State-mandated, integrated long-range transportation, land-use, and
housing plan, known as an RTP/SCS, that would support a growing economy, provide more housing
and transportation choices and reduce transportation-related pollution in the nine-county San
Francisco Bay Area. Plan Bay Area 2050 builds on earlier efforts to develop an efficient
transportation network and grow in a financially and environmentally responsible way. Plan Bay
Area 2050 focuses on advancing equity and improving resiliency in the Bay Area by creating
strategies in the following four elements: Housing, Economy, Transportation, and Environment. The
Plan discusses how the future is uncertain due to anticipated employment growth, lack of housing
options, and outside forces, such as climate change and economic turbulence. These uncertainties
will impact growth in the Bay Area and exacerbate issues for those who are historically and
systemically marginalized and underserved and excluded. Thus, Plan Bay Area 2050 has created
strategies and considered investments that will serve those systemically underserved communities
and provide equitable opportunities. The Plan presents a total of 35 strategies to outline how the
$1.4 trillion dollar investment would be utilized. The strategies include, but are not limited to, the
following: providing affordable housing, allowing higher-density in proximity to transit-corridors,
optimizing the existing roadway network, creating complete streets, providing subsides for public
transit, reducing climate emissions, and expanding open space area. To bring these strategies to
fruition, it will require participation by agencies, policymakers, and the public. An implementation
plan is also included as part of the Plan to assess the requirements needed to carry out the
strategies, identify the roles of pertinent entities, create an appropriate method to implement the
strategies, and create a timeline for implementation.

Sebastopol Climate Action Framework

The City of Sebastopol adopted its Climate Action Framework on July 19, 2022, which includes goals
to reduce citywide GHG emissions to net zero by 2030; sequester carbon from the atmosphere
using nature-based solutions; prepare for climate impacts that cannot be avoided; and center equity
and community engagement in the City’s climate actions. The Climate Action Framework contains
26 action area goals for six areas: transportation, sustainable land use, buildings and clean energy,
consumption and waste, community, and city operations and leadership. The following action area
goals related to GHG emissions are applicable to the proposed project:

Goal T2: Reduce vehicle miles traveled (VMT) by Sebastopol residents.

Goal T5: Support a rapid, equitable transition to electric vehicles (EVs) for trips requiring a personal
vehicle.
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Goal LU1: Promote infill housing at appropriate densities within Sebastopol’s voter-approved urban
growth boundary that reduces VMT by locating housing within walking or biking distance of basic
daily needs.

Goal BE1: Reduce greenhouse gas (GHG) emissions from buildings and support better community
health by eliminating natural gas use in new buildings, electrifying existing structures, minimizing
embodied carbon in new construction and remodels, and making all buildings more energy efficient.

Goal BE3: Expand the installation of solar panels and other renewable energy sources, both locally
and in partnership with other entities in Sonoma County, to further decarbonize Sebastopol’s
electricity supply.

Goal BE4: Maximize water conservation and reuse.

Goal CW1: Reach Zero Waste by 2030 by minimizing solid waste production, increasing recycling,
composting, and food recovery, and supporting community sharing, mending, and reuse.

Sebastopol General Plan

The City of Sebastopol adopted its General Plan on November 15, 2016, which includes the
following Elements: Land Use, Circulation, Community Services and Facilities, Conservation and
Open Space, Noise, Community Design, Safety, Economic Vitality, Community Health and Wellness,
and Housing. The following goals and policies related to GHG emissions are applicable to the
proposed project:

Goal CIR 2: Maintain and Expand a Safe and Efficient Pedestrian, Bicycle, and Transit Network that
Connects Neighborhoods with Key Destinations to Encourage Travel by Non-Automobile Modes
while also Improving Public Health.

Policy CIR 2-14 Provide secure bicycle racks in places such as the Downtown, at commercial
areas, park and ride transit facilities, schools, multiple unit residential
developments, and other locations where there is a concentration of
residents, visitors, students, or employees.

Goal CIR 3: Coordinate Circulation Facilities with Land Use and Development Patterns to Create an
Environment that Encourages Walking, Bicycling, and Transit Use.

Policy CIR 3-3 Prioritize high-density and mixed land use patterns that promote transit and
pedestrian travel along transit corridors.

Policy CIR 3-4 Design developments to include features that encourage walking, bicycling,
and transit use. Design features shall include bus turnouts, transit shelters
and benches, and pedestrian access points between subdivisions and
between adjacent related land uses.

Goal CIR 5: Coordinate Circulation Facilities with Land Use and Development Patterns to Create an
Environment that Encourages Walking, Bicycling, and Transit Use.

Policy CIR 5-3 Support the establishment and expansion of a regional network of electric
vehicle charging stations and encourage the expanded use of electric
vehicles.
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Goal COS 8: Reduce Emissions of Greenhouse Gases from City Operations and Community Sources.

Policy COS 8-5 Encourage public transit, ridesharing and van pooling, shortened and
combined motor vehicle trips to work and services, use of bicycles, and
walking. Minimize single passenger motor vehicle use.

Goal COS 9: Promote Conservation of Energy and Other Natural Resources.

Policy COS 9-1 Require all new public and privately constructed buildings to meet and
comply with CALGreen Tier 1, or successor program, standards.

Policy COS 9-3 Support innovative and green building best management practices including,
but not limited to, LEED certification for new development, and encourage
project applicants to exceed the most current “green” development
standards in the California Code of Regulations (CCR), Title 24, if feasible.

Policy COS 9-5 Promote the use of sustainable and carbon-neutral energy sources in new
development.

Policy COS 9-7 Promote efforts and programs, including increased access to clean
technologies such as electric vehicles and charging stations, to encourage
residents, businesses, and local organizations to use clean energy sources to
supplant dirty technologies.

Policy COS 9-9 Promote water conservation among water users.

Policy COS 9-10  Continue to require new development to incorporate water efficient fixtures
into design and construction.

Policy COS 9-11 Promote the use of reclaimed water and other non-potable water sources

Policy COS 9-12  Encourage and support the installation and use of rainwater catchment
systems and grey water systems on private land and in public projects.

Policy COS 9-13  Continue the citywide recycling program, actively encourage recycling
citywide, including the recycling/composting of food waste, and advocate for
a regional composting facility.

Sebastopol Municipal Code

Chapter 15.70, Installation of Wood-Burning Appliances, Removal and Operation of Noncertified
Wood Heaters, of the SMC permits one wood heater per housing unit and outlines requirements for
installing or replacing a wood-burning appliance or heater. Chapter 15.70 also prohibits the use of
non-EPA or Northern Sonoma County Pollution Control District certified wood heaters.

Section 17.110.040, Electric Vehicles, of the SMC outlines the following requirements for all new
parking lots with 10 or more spaces:

= EV charging infrastructure shall be sized to accommodate a minimum 40-amp 220 VAC charging
to a minimum of 50 percent of parking spaces.

= A minimum of 20 percent of vehicle parking spaces and at least one ADA space shall have a fully
operational 30-amp electric vehicle service equipment (EVSE) unit installed with a functioning
payment system. All electric vehicle charging systems and infrastructure shall be sized for
adequate capacity to meet all safety requirements.

4.6-14



Environmental Impact Analysis
Greenhouse Gas Emissions

= A 20 percent reduction in the total electric vehicle charging spaces required shall be provided
for each 50 kW or above DC fast charger, up to a maximum reduction of 40 percent.

Section 17.110.070, Bicycle Parking Requirements, of the SMC requires bicycle parking for multi-
family projects and outlines guidelines for number of bicycle parking spaces as well as bicyclie
parking design and devices.

4.6.3 Impact Analysis
a. Significance Thresholds and Methodology

Significance Thresholds

Based on Appendix G of the CEQA Guidelines a project may be deemed to have a significant impact
on GHG emissions if it would:

1. Generate greenhouse gas emissions, either directly or indirectly, that may have a significant
impact on the environment; or

2. Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the
emissions of greenhouse gases.

Most individual projects do not generate sufficient GHG emissions to create a project-specific
impact through a direct influence on climate change. However, physical changes caused by a project
can contribute incrementally to cumulative effects that are significant, even if individual changes
resulting from a project are limited. The issue of climate change typically involves an analysis of
whether a project’s contribution towards an impact is cumulatively considerable. “Cumulatively
considerable” means that the incremental effects of an individual project are significant when
viewed in connection with the effects of past projects, other current projects, and probable future
projects (CEQA Guidelines, Section 15064[h][1]). The BAAQMD adopted updated thresholds of
significance for climate impacts on April 20, 2022 (BAAQMD 2023). Under the updated thresholds, a
project must include, at a minimum, the following project design elements, or must be consistent
with a local GHG reduction strategy that meets the criteria under State CEQA Guidelines Section
15183.5(b):

1. Buildings

a. The project will not include natural gas appliances or natural gas plumbing (in both
residential and nonresidential development).

b. The project will not result in any wasteful, inefficient, or unnecessary energy usage as
determined by the analysis required under CEQA Section 21100(b)(3) and Section
15126.2(b) of the State CEQA Guidelines.

2. Transportation

a. Achieve a reduction in project-generated vehicle miles traveled (VMT) below the
regional average consistent with the current version of the California Climate Change
Scoping Plan (currently 15 percent) or meet a locally adopted Senate Bill 743 VMT
target, reflecting the recommendations provided in the Governor’s Office of Planning
and Research’s Technical Advisory on Evaluating Transportation Impacts in CEQA:

= Residential projects: 15 percent below the existing VMT per capita
= Office projects: 15 percent below the existing VMT per employee
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= Retail projects: no net increase in existing VMT

b. Achieve compliance with off-street electric vehicle requirements in the most recently
adopted version of CALGreen Tier 2.

Methodology

The City’s Climate Action Framework does not constitute as a qualified GHG reduction strategy
pursuant to CEQA Guidelines Section 15183.5(b) since it does not forecast projected emissions for
activities covered by the plan and was not adopted in a public process following environmental
review. Therefore, this section analyzes GHG impacts using project consistency with the BAAQMD-
required project design elements for buildings and transportation outlined above under Significance
Thresholds.

b. Project Impacts and Mitigation Measures

Threshold 1: Would the project generate GHG emissions, either directly or indirectly, that may
have a significant impact on the environment?

Impact GHG-1  THE PROPOSED PROJECT WOULD BE CONSISTENT WITH BAAQMD’s GHG THRESHOLDS
FOR BUILDINGS AND TRANSPORTATION. THEREFORE, THE PROJECT WOULD NOT GENERATE GHG EMISSIONS
THAT MAY HAVE A SIGNIFICANT IMPACT ON THE ENVIRONMENT. THIS IMPACT WOULD BE LESS THAN
SIGNIFICANT WITH IMPLEMENTATION OF MITIGATION MEASURE GHG-1.

Construction

Construction of the project would result in GHG emissions during construction, primarily from fuel
consumption associated with heavy equipment, light-duty vehicles, machinery, and generators for
lighting. Temporary grid power may also be provided to construction trailers or electric construction
equipment that may result in indirect GHG emissions from energy generation. The project would
utilize construction contractors that would be required to comply with applicable CARB regulations,
such as accelerated retrofitting, repowering, or replacement of heavy-duty diesel on-road and off-
road equipment. Construction contractors are required to comply with the provisions of CCR Title
13, sections 2449 and 2485, and CARB regulations, which prohibit diesel-fueled commercial and off-
road vehicles from idling for more than five minutes, minimizing unnecessary GHG emissions.
Construction equipment would be subject to the USEPA Construction Equipment Fuel Efficiency
Standard, which would minimize inefficient fuel consumption and thus GHG emissions. These
construction equipment standards (i.e., Tier 4 efficiency requirements) are contained in 40 Code of
Federal Regulations Parts 1039, 1065, and 1068. Pursuant to applicable regulatory requirements of
CALGreen, the project would comply with construction waste management practices to divert
construction and demolition debris from landfills. These practices would result in efficient use of
energy during construction and, therefore, would minimize unnecessary GHG emissions.
Furthermore, in the interest of cost efficiency, construction contractors would not utilize fuel in a
manner that is wasteful or unnecessary, which would also have the effect of minimizing GHG
emissions. Therefore, construction of the proposed project would not result in any wasteful,
inefficient, or unnecessary energy usage, and the proposed project would be consistent with 1.b of
BAAQMD’s GHG thresholds.
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Operations

The project would result in GHG emissions during operation. The nature of GHG emissions would be
typical of those associated with residential uses. GHG emissions would result primarily from building
energy usage and fuel consumption associated with vehicle trips.

Transportation

As discussed in Section 4.13, Transportation, and based on the Transportation Impact Study
prepared by W-Trans on September 6, 2023 (Appendix G), the proposed project would result in a
VMT per capita of 13.07, which is below the 15 percent below countywide average VMT per capita
of 14.11. Therefore, the proposed project would be consistent with BAAQMD’s GHG threshold 2.a.

The proposed project would include pre-wiring for EV charging in garages for all 80 units with solar
battery backup and would include 10 percent of EV charging parking spaces (6 spaces out of 41
spaces) for standard surface parking. However, CALGreen Tier 2 requires 15 percent of the total
number of parking spaces to be equipped with EV charging stations. Therefore, the proposed
project would not comply with EV requirements in the most recently adopted version of CALGreen
Tier 2 and would not be consistent with 2.b of BAAQMD’s GHG thresholds. Impacts would be
potentially significant and Mitigation Measure GHG-1 would be required.

Buildings

Future buildings developed under the project would be served by PG&E, which is required to
increase its renewable energy procurement in accordance with SB 100 targets. SB 100 supports the
reduction of GHG emissions from the electricity sector by accelerating the state’s Renewables
Portfolio Standard Program. It requires electricity providers to increase procurement from eligible
renewable energy resources to 33 percent of total retail sales by 2020, 60 percent by 2030, and 100
percent by 2045. Future homeowners also have the option to opt into the Sonoma Clean Power
(SCP) program, which provides residents and businesses in Sonoma and Mendocino counties with
clean energy from more renewable resources, such as geothermal, wind, and solar. The proposed
project would construct 80 solar all-electric, three-story townhome-style condominiums and up to
16 ADUs and would not include natural gas appliances or natural gas plumbing. Therefore, the
proposed project would be consistent with 1.a of BAAQMD’s GHG thresholds.

As discussed in Section 4.16, Impacts Found to be Less Than Significant, the proposed project would
exceed 2022 Title 24 Building Energy Efficiency Standards by approximately 5 to 10 percent and
would include solar which would reduce demand on the electrical grid. Furthermore, the project
would include a new, enhanced 6-foot-wide pedestrian pathway with public access to connect the
West County Trail to Gravenstein Highway, 96 bicycle parking spaces, and a bicycle repair station to
facilitate pedestrian and bicycle transportation and reduce the use of gasoline vehicles. Therefore,
project operation would not result in potentially significant environmental effects due to the
wasteful, inefficient, or unnecessary consumption of energy, and the proposed project would be
consistent with BAAQMD’s GHG threshold 1.b.
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Mitigation Measures

GHG-1 CALGreen Tier 2 EV Requirements

Prior to issuance of building permits, the City Engineer and the Chief Building Official shall confirm
that the applicant shall include the following design feature as part of the project to be consistent
with CALGreen Tier 2 EV standards:

A minimum of 15 percent of the total number of parking spaces shall be equipped with EV
charging stations.

Significance After Mitigation

Implementation of Mitigation Measure GHG-1 would ensure the project would be consistent with
CALGreen Tier 2 EV standards, as well as 2.b of BAAQMD’s GHG thresholds. Impacts would be less
than significant with mitigation.

Threshold 2: Would the project conflict with an applicable plan, policy, or regulation adopted for
the purpose of reducing the emissions of greenhouse gases?

Impact GHG-2  THE PROPOSED PROJECT WOULD BE CONSISTENT WITH GOALS AND POLICIES FROM
CARB’s 2022 SCOPING PLAN, PLAN BAY AREA 2050, THE CITY’S CLIMATE ACTION FRAMEWORK, AND THE
GENERAL PLAN. THEREFORE, THIS IMPACT WOULD BE LESS THAN SIGNIFICANT.

Applicable plans and policies to the project for reducing GHG emissions includes CARB’s 2022
Scoping Plan, Plan Bay Area 2050, the City’s Climate Action Framework, and the City’s General Plan.
The project would result in a potentially significant impact if it would conflict with these plans.

Project Consistency with 2022 Scoping Plan

The principal State plans and policies for reducing GHG emissions are SB 32 and AB 1279. The
quantitative goal of SB 32 is to reduce GHG emissions to 40 percent below 1990 levels by 2030; and
the goal of AB 1279 is to achieve net zero greenhouse gas emissions no later than 2045, and reduce
GHG emissions by 85 percent below 1990 levels no later than 2045. The 2022 Scoping Plan expands
upon earlier plans to include the AB 1279 targets. The 2022 Scoping Plan’s strategies that are
applicable to the proposed project include reducing fossil fuel use and vehicle miles traveled;
decarbonizing the electricity sector, maximizing recycling and diversion from landfills; and increasing
water conservation. The project would be consistent with these goals since future development
would be required to comply with the latest Title 24 Green Building Code and Building Efficiency
Energy Standards, as well as the AB 341 waste diversion goal of 75 percent and recycle organic
wastes pursuant to SB 1383. The proposed project would be located within a half mile of Sonoma
County Transit (SCT) Routes 20, 24, and 26, and would be located in proximity to several existing
Class I, Il, and Il bikeway facilities, including the Class | multi-use bicycle and pedestrian West
County- Trail and existing bicycle lanes along State Route 116 (SR 116) between the northern city
limit and North Main Street, along Covert Lane between Ragle Road and SR 116, and along High
School Road-North Main Street between Occidental Road and SR 116. The proposed project would
include an all-electric design and would not include natural gas appliances or plumbing. Electricity to
the project site would be provided by Pacific Gas and Electric (PG&E), and the project would utilize
renewable electricity through the use of solar panels. Homeowners also have the option to opt into
the SCP program, which provides residents and businesses in Sonoma and Mendocino counties with
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clean energy from more renewable resources, such as geothermal, wind, and solar. Therefore, the
project would not conflict with the 2022 Scoping Plan and this impact would be less than significant.

Project Consistency with Plan Bay Area 2050
Table 4.6-1 shows the proposed project’s consistency with Plan Bay Area 2050.

Table 4.6-1  Project Consistency with Plan Bay Area 2050

Measure Project Consistency

H3. Allow a greater mix of housing Consistent. The proposed project would include construction of 80 solar
densities and types in Growth all-electric, three-story townhome-style condominiums, with the
Geographies. Allow a variety of housing potential for up to 16 Americans with Disability Act (ADA) accessible
types at a range of densities to be built in accessory dwelling units (ADUs) in a neighborhood characterized by a
Priority Development Areas, select Transit- mix of uses including residential, light industrial, commercial, and

Rich Areas and select High-Resource Areas. educational. The project would diversify housing densities and would be

located near transit. The proposed project would be located within a half
mile of SCT Routes 20, 24, and 26, and would be located in proximity to
several existing Class I, Il, and 1l bikeway facilities, including the Class |
multi-use bicycle and pedestrian West County-Joe Rodota Trail and
existing bicycle lanes along SR 116 between the north city limit and
North Main Street, along Covert Lane between Ragle Road and SR 116,
and along High School Road-North Main Street between Occidental Road
and SR 116.

T8. Build a Complete Streets network. Consistent. The proposed project would include a new, enhanced 6-foot-
Enhance streets to promote walking, biking ~ wide pedestrian pathway with public access to connect the West County
and other micro-mobility through sidewalk Trail to Gravenstein Highway, 96 bicycle parking spaces, and a bicycle

improvements, car-free slow streets, and repair station to facilitate pedestrian and bicycle transportation and
10,000 miles of bike lanes or multi-use reduce the use of gasoline vehicles. The proposed project would also be
paths. located in proximity to several existing Class |, Il, and Ill bikeway

facilities, including the Class | multi-use bicycle and pedestrian West
County-Joe Rodota Trail and existing bicycle lanes along SR 116 between
the north city limit and North Main Street, along Covert Lane between
Ragle Road and SR 116, and along High School Road-North Main Street
between Occidental Road and SR 116 which would encourage future
residents to bicycle.

EN4. Maintain urban growth boundaries. Consistent. The project would maintain urban growth boundaries
Using urban growth boundaries and other through infill development on an underdeveloped site.

existing environmental protections, focus

new development within the existing urban

footprint or areas otherwise suitable for

growth, as established by local jurisdictions.

ENS8. Expand clean vehicle initiatives. Consistent. The proposed project would include pre-wiring for EV
Expand investments in clean vehicles, charging in garages for all 80 units with solar battery backup and include
including more fuel-efficient vehicles and 10 percent of EV charging parking spaces (6 spaces out of 41 spaces) for
electric vehicle subsidies and chargers. standard surface parking. As discussed above under Impact GHG-1, the

proposed project would be required to implement Mitigation Measure
GHG-1, which would ensure consistency with CALGreen’s Tier 2 EV
requirements.

Source: ABAG 2021
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Project Consistency with the City’s Climate Action Framework

Table 4.6-2 shows the proposed project’s consistency with the City’s Climate Action Framework.

Table 4.6-2  Project Consistency with the City’s Climate Action Framework

Goal Project Consistency

Goal T2: Reduce vehicle miles traveled Consistent. The proposed project would include construction of 80 solar

(VMT) by Sebastopol residents. all-electric, three-story townhome-style condominiums, with the potential
for up to 16 Americans with Disability Act (ADA) accessible accessory
dwelling units (ADUs) in a neighborhood characterized by a mix of uses
including residential, light industrial, commercial, and educational. The
project would diversify housing densities and would be located near
transit. The proposed project would be located within a half mile of SCT
Routes 20, 24, and 26, and would be located in proximity to several existing
Class I, I, and Il bikeway facilities, including the Class | multi-use bicycle
and pedestrian West County and existing bicycle lanes along SR 116
between the north city limit and North Main Street, along Covert Lane
between Ragle Road and SR 116, and along High School Road-North Main
Street between Occidental Road and SR 116. The proposed project would
also include a new, enhanced 6-foot-wide pedestrian pathway with public
access to connect the West County Trail to Gravenstein Highway, 96 bicycle
parking spaces, and a bicycle repair station to facilitate pedestrian and
bicycle transportation and reduce the use of gasoline vehicles.

Goal T5: Support a rapid, equitable Consistent. The proposed project would include pre-wiring for EV charging
transition to electric vehicles (EVs) for in garages for all 80 units with solar battery backup and include 10 percent
trips requiring a personal vehicle. of EV charging parking spaces (6 spaces out of 41 spaces) for standard

surface parking. As discussed above under Impact GHG-1, the proposed
project would be required to implement Mitigation Measure GHG-1, which
would ensure consistency with CALGreen’s Tier 2 EV requirements.

Goal LU1: Promote infill housing at Consistent. The project would maintain urban growth boundaries through
appropriate densities within infill development on an underdeveloped site. The proposed project would
Sebastopol’s voter-approved urban be located within a half mile of SCT Routes 20, 24, and 26, and would be
growth boundary that reduces VMT by located in proximity to several existing Class |, I, and Il bikeway facilities,
locating housing within walking or biking  including the Class | multi-use bicycle and pedestrian West County Trail and
distance of basic daily needs. existing bicycle lanes along SR 116 between the north city limit and North

Main Street, along Covert Lane between Ragle Road and SR 116, and along
High School Road-North Main Street between Occidental Road and SR 116.
The proposed project would also include a new, enhanced 6-foot-wide
pedestrian pathway with public access to connect the West County Trail to
Gravenstein Highway, 96 bicycle parking spaces, and a bicycle repair
station to facilitate pedestrian and bicycle transportation and reduce VMT.

Goal BE1: Reduce greenhouse gas (GHG)  Consistent. The proposed project would include an all-electric design and
emissions from buildings and support would utilize renewable electricity through the use of solar panels.
better community health by eliminating

natural gas use in new buildings,

electrifying existing structures,

minimizing embodied carbon in new

construction and remodels, and making

all buildings more energy efficient.

Goal BE3: Expand the installation of solar  Consistent. The proposed project would include an all-electric design and
panels and other renewable energy would utilize renewable electricity through the use of solar panels.
sources, both locally and in partnership

with other entities in Sonoma County, to

further decarbonize Sebastopol’s

electricity supply.
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Goal BE4: Maximize water conservation
and reuse.

Goal CW1: Reach Zero Waste by 2030 by
minimizing solid waste production,

Consistent. The proposed project would include ultra-low flow water
fixtures, low impact landscaping, and onsite stormwater capture.

Consistent. The proposed project would be consistent with the AB 341
waste diversion goal of 75 percent and would be required to recycle

increasing recycling, composting, and
food recovery, and supporting
community sharing, mending, and reuse.

organic wastes pursuant to SB 1383.

Source: City of Sebastopol 2022

Project Consistency with the City’s General Plan

Table 4.6-3 shows the proposed project’s consistency with the City’s General Plan Circulation
Element and Conservation and Open Space Element.

Table 4.6-3

General Plan Policies

Project Consistency with the City’'s General Plan

Circulation Element

Policy CIR 2-14: Provide secure bicycle
racks in places such as the Downtown, at
commercial areas, park and ride transit
facilities, schools, multiple unit residential
developments, and other locations where
there is a concentration of residents,
visitors, students, or employees.

Policy CIR 3-3: Prioritize high-density and
mixed land use patterns that promote
transit and pedestrian travel along transit
corridors.

Policy CIR 3-4: Design developments to
include features that encourage walking,
bicycling, and transit use. Design features
shall include bus turnouts, transit shelters
and benches, and pedestrian access
points between subdivisions and between
adjacent related land uses.

Policy CIR 5-3: Support the establishment
and expansion of a regional network of
electric vehicle charging stations and
encourage the expanded use of electric
vehicles.

Project Consistency

Consistent. The proposed project would include 96 bicycle parking spaces
and a bicycle repair station to facilitate bicycle transportation.

Consistent. The proposed project would include construction of 80 solar
all-electric, three-story townhome-style condominiums, with the potential
for up to 16 ADA-accessible ADUs. The proposed project would be located
within a half mile of SCT Routes 20, 24, and 26, and would be located in
proximity to several existing Class |, I, and Ill bikeway facilities, including
the Class | multi-use bicycle and pedestrian West County Trail and existing
bicycle lanes along SR 116 between the north city limit and North Main
Street, along Covert Lane between Ragle Road and SR 116, and along High
School Road-North Main Street between Occidental Road and SR 116. The
proposed project would also include a new, enhanced 6-foot-wide
pedestrian pathway with public access to connect the West County Trail
to Gravenstein Highway, 96 bicycle parking spaces, and a bicycle repair
station to promote transit and pedestrian and bicycle travel.

Consistent. The proposed project would include a new, enhanced 6-foot-
wide pedestrian pathway with public access to connect the West County
Trail to Gravenstein Highway, 96 bicycle parking spaces, and a bicycle
repair station to encourage walking and the use of bicycles.

Consistent. The proposed project would include pre-wiring for EV
charging in garages for all 80 units with solar battery backup and include
10 percent of EV charging parking spaces (6 spaces out of 41 spaces) for
standard surface parking. As discussed above under Impact GHG-1, the
proposed project would be required to comply with Mitigation Measure
GHG-1 which would ensure consistency with CALGreen'’s Tier 2 EV
requirements.
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General Plan Policies

Project Consistency

Conservation and Open Space Element

Policy COS 8-5: Encourage public transit,

ridesharing and van pooling, shortened

and combined motor vehicle trips to work
and services, use of bicycles, and walking.
Minimize single passenger motor vehicle

use.

Policy COS 9-1: Require all new public and

privately constructed buildings to meet
and comply with CALGreen Tier 1, or
successor program, standards.

Policy COS 9-3: Support innovative and
green building best management
practices including, but not limited to,
LEED certification for new development,
and encourage project applicants to
exceed the most current “green”
development standards in the California
Code of Regulations (CCR), Title 24, if
feasible.

Policy COS 9-5: Promote the use of
sustainable and carbon-neutral energy
sources in new development.

Policy COS 9-7: Promote efforts and
programs, including increased access to
clean technologies such as electric
vehicles and charging stations, to
encourage residents, businesses, and
local organizations to use clean energy
sources to supplant dirty technologies.

Policy COS 9-9: Promote water
conservation among water users.

Policy COS 9-10: Continue to require new

development to incorporate water
efficient fixtures into design and
construction.

Policy COS 9-11: Promote the use of
reclaimed water and other non-potable
water sources.

Consistent. The proposed project would include a new, enhanced 6-foot-
wide pedestrian pathway with public access to connect the West County
Trail to Gravenstein Highway, 96 bicycle parking spaces, and a bicycle
repair station to facilitate pedestrian and bicycle transportation and
reduce the use of gasoline vehicles. The proposed project would also be
located in proximity to several existing Class |, I, and Il bikeway facilities,
including the Class | multi-use bicycle and pedestrian West County- Trail
and existing bicycle lanes along SR 116 between the north city limit and
North Main Street, along Covert Lane between Ragle Road and SR 116,
and along High School Road-North Main Street between Occidental Road
and SR 116 which would encourage future residents to bicycle.

Consistent. The proposed project would be required to comply with the
latest CALGreen standards and Building Energy Efficiency Standards, which
would require implementation of energy-efficient light fixtures and
building materials into the project design, and would ensure energy
efficient performance for new buildings. The proposed project would also
comply with CALGreen Tier 2 standards for EV charging spaces with
implementation of Mitigation Measure GHG-1.

Consistent. As discussed in Section 4.16, Impacts Found to be Less Than
Significant, the proposed project would exceed 2022 Title 24 Building
Energy Efficiency Standards by approximately 5 to 10 percent and would
include solar which would reduce demand on the electrical grid.

Consistent. The proposed project would include an all-electric design and
would utilize renewable electricity through the use of solar panels.

Consistent. The proposed project would include pre-wiring for EV
charging in garages for all 80 units with solar battery backup and include
10 percent of EV charging parking spaces (6 spaces out of 41 spaces) for
standard surface parking. As discussed above under Impact GHG-1, the
proposed project would be required to implement Mitigation Measure
GHG-1, which would ensure consistency with CALGreen’s Tier 2 EV
requirements.

Consistent. The proposed project would include ultra-low flow water
fixtures, low impact landscaping, and onsite stormwater capture.

Consistent. The proposed project would include ultra-low flow water
fixtures.

Consistent. As discussed in Section 4.8, Hydrology and Water Quality,
runoff from impervious surfaces on site would be detained in detention
basins and recharged adjacent to the site. Additionally, runoff from all
proposed impervious surfaces would be directed toward the proposed
vegetated buffer strips and the existing detention pond that has enough
retention capacity to meet the hydromodification requirement of 100
percent volume capture.
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General Plan Policies Project Consistency

Policy COS 9-12: Encourage and support Consistent. As discussed in Section 4.8, Hydrology and Water Quality,

the installation and use of rainwater stormwater runoff from impervious surfaces would be directed toward
catchment systems and grey water vegetated buffer strips where runoff would be treated before entering the
systems on private land and in public site storm drain network.

projects.

Policy COS 9-13: Continue the citywide Consistent. The proposed project would be consistent with the AB 341
recycling program, actively encourage waste diversion goal of 75 percent and would be required to recycle
recycling citywide, including the organic wastes pursuant to SB 1383.

recycling/composting of food waste, and
advocate for a regional composting
facility.

Source: City of Sebastopol 2016

As shown in the tables above, the project would be consistent with applicable GHG goals, policies,
and strategies in State and regional plans such as CARB’s 2022 Scoping Plan and Plan Bay Area 2050
as well as local plans such as the City of Sebastopol’s Climate Action Framework and General Plan.
Therefore, the project would not conflict with an applicable plan, policy, or regulation adopted for
the purpose of reducing GHG emissions and this impact would be less than significant.

Mitigation Measures

No mitigation measures would be required.

Significance After Mitigation

Impacts would be less than significant without mitigation.

4.6.4 Cumulative Impacts

The impact of GHG emissions generated by the proposed project is inherently cumulative. GHG
emissions from one project cannot, on their own, result in changes in climatic conditions; therefore,
the emissions from any project must be considered in the context of their contribution to
cumulative global emissions, which is the basis for determining a significant cumulative impact. This
is determined through the project’s consistency with applicable GHG emission thresholds and
applicable plans, policies, or regulations adopted for the purpose of reducing the emissions of GHGs.
As discussed under Impact GHG-1, with implementation of Mitigation Measure GHG-1, GHG
emissions from development facilitated by the project would be consistent with BAAQMD’s GHG
thresholds for buildings and transportation. In addition, as discussed under Impact GHG-2, the
proposed project would be consistent with CARB’s 2022 Scoping Plan, Plan Bay Area 2050, the City’s
Climate Action Framework, and the General Plan. Therefore, the proposed project would not result
in a significant cumulative impact related to GHG emissions.
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4.7 Hazards and Hazardous Materials

This section evaluates the potential impacts relating to hazards and hazardous materials impacts
associated with implementation of the proposed project.

4.7.1  Environmental Setting

The project site was previously used as agricultural land for apple orchards, and some remnants of
apple trees exist on-site. According to the California Department of Toxic Substances Control’s
(DTSC) online EnviroStor database, the project site is associated with an active Voluntary Agreement
cleanup case with regulatory agency oversight by the DTSC (DTSC 2023a).

a. Phase | Environmental Site Assessment —2018

Stantec Consulting Services Inc. (Stantec) completed a Phase | Environmental Site Assessment (ESA)
for the project site on September 12, 2018 (Stantec 2018). The report provided an environmental
summary that identified environmental conditions of concern at the project site: former agricultural
use of the project site (orchards from at least 1942 to 1993), and former northern adjacent railroad
tracks (from at least 1935 to 1980). Based on these findings, Stantec recommended conducting a
shallow soil assessment at the subject property (Stantec 2018).

b. Phase Il Environmental Site Assessment - 2020

Stantec completed a Phase Il ESA for the project site on July 30, 2020, which consisted of three
rounds of soil sampling to evaluate potential agricultural and railroad impacts to the project site
based on the findings identified in their 2018 Phase | ESA (Stantec 2020). The soil sampling results
identified three general areas of the project site with “elevated co-mingled concentrations of
arsenic, lead, and organochlorine pesticides (OCPs)” in soil at an approximate depth of 2 feet bgs to
less than 5 feet bgs.

Three OCPs (4,4’-dichlorodiphenyltrichloroethane [DDT], 4,4’-dichlorodiphenyldichloroethylene
[DDE], and 4,4’-dichlorodiphenyldichloroethylene [DDD]), were reported to be present in soil at the
project site at concentrations below their respective screening levels used for residential land use?,
but were above California hazardous waste levels at 11 boring locations (Stantec 2020). The report
also indicated that arsenic and lead were detected at concentrations above their respective
naturally occurring background concentrations in California soils, the residential screening levels
used, and/or California hazardous waste levels at 20 boring locations (Stantec 2020). Stantec
recommended engaging with the DTSC to oversee and approve any additional required assessment
and remedial action at the project site (Stantec 2020).

c. Supplemental Site Investigation — 2022

Based on DTSC review of the previous assessment reports, which identified data gaps in soil sample
data, and at the request of the DTSC, Stantec prepared a Supplemental Site Investigation (SSI)
Workplan (Stantec 2022) on behalf of City Ventures. The workplan was approved by the DTSC in
September 2022, and Stantec completed the SSI Report in November 2022, which consisted of soil

1 “More conservative value between the DTSC HERO Note 3 screening levels for residential sites (DTSC 2019) and the USEPA Regional
Screening Levels (RSL) for residential sites (USEPA 2019)” (Stantec 2020, Stantec 2022)
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sampling in the areas of the project site in which the DTSC requested additional characterization.
The sampling results indicated that similar to the 2020 Phase Il ESA, 4,4’-DDD, 4,4’-DDE, and 4,4’-
DDT were present in soil at concentrations below their respective screening levels used for
residential land use, but above California hazardous waste levels at two boring locations within the
existing trees’ driplines “to remain after redevelopment” (Stantec 2022). The report also indicated
that arsenic and lead were detected at concentrations above their respective naturally occurring
background concentrations in California soils, the residential screening levels used, and/or California
hazardous waste levels at eight boring locations within the existing trees’ driplines “to remain after
redevelopment” (Stantec 2022). Stantec concluded in their report that in general, the impacted soil
within the existing trees’ driplines was “limited to the upper 2 feet of soil” (Stantec 2022).

Stantec’s SSI report identified 9,520 cubic yards of impacted soil onsite. Therefore, Stantec
recommended a combination of excavation and burial of the impacted soil (in the non-protected
tree areas) and capping impacted soil present below the protected tree driplines with 6 inches of
soil. Burial of the soil would involve DTSC approval, a deed notification and land use covenant, and a
clean cap placed over the buried soils “to ensure the placed material is not disturbed in the future
by re-development activities” (Stantec 2022).

d. DTSC Standard Voluntary Agreements — 2021 and 2023

In September 2021, the former property owner (SEB, LLC) entered into a DTSC Standard Voluntary
Agreement (DTSC 2021). In April 2023, City Ventures Homebuilding, LLC (City Ventures) entered into
a similar Voluntary Agreement with DTSC (DTSC 2023b). The agreement incorporated the previous
assessment reports and outlined remaining tasks to be completed per DTSC requirements, including
a health risk assessment and remedial action documents (DTSC 2023b).

e. Removal Action Workplan and Human Health Risk Assessment — 2023

Stantec prepared a Removal Action Workplan (RAW) for the project site dated May 22, 2023, which
stated “the DTSC has determined that the prior assessment reports...have filled any data gaps and
that no further investigation activities are required for the [project site] to address elevated levels of
pesticides, arsenic, and lead in soil” (Stantec 2023).

The RAW included a Human Health Risk Assessment that Stantec completed for the project site in
May 2022, which concluded that “no potential cancer risks or non-cancer hazards were identified”
above the criteria used for OCPs, “remediation of lead in soil is not warranted,” and a cleanup goal
of 11 milligrams per kilogram (mg/kg) was recommended for arsenic at the project site (Stantec
2023).

The cleanup goal recommendation for arsenic was thereby established as a Removal Action
Objective for the project site, which was to remove arsenic-impacted soil that exceeds the project
site cleanup level (naturally occurring background value of 11 mg/kg) (Stantec 2023). The RAW also
included a comparative analysis of three removal action alternatives to achieve the Removal Action
Objective — 1) no action, 2) soil excavation/off-site disposal, and 3) soil burial, capping, and deed
restriction —in terms of effectiveness, ability to be implemented, and cost. Based on this evaluation,
Stantec concluded that Alternative 3 (soil burial, capping, and deed restriction) was the preferred
and recommended removal action alternative for the project site (Stantec 2023). The remainder of
the RAW outlined the implementation of this removal action.
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f. Offsite Hazardous Material Release Case Listings

According to the State Water Resources Control Board’s (SWRCB) online GeoTracker database and
the DTSC’s online EnviroStor database, there is one known release site located within 1,000 feet of
the project site as follows (SWRCB 2023a, DTSC 2023a):

= Former Homan Tire Service (840 North Gravenstein Highway): This facility is located
approximately 400 feet south of the project site and is associated with one closed LUST case as
of 2015. According to case documents available on GeoTracker, soil, soil vapor, and
groundwater remediation was conducted at the site. During the most recent groundwater
monitoring event in 2015, total petroleum hydrocarbons (TPH) in the gasoline and diesel ranges
and VOCs were not detected above the laboratory reporting limits in the nearest groundwater
monitoring well to the project site (approximately 450 feet south).

g. Potential Regional Hazards

Additional research was completed to determine if landfills, oil and gas wells, hazardous material
pipelines, and per- and polyfluoroalkyl substances (PFAS) investigative sites are located onsite or
could be affecting the project site.

Landfills

According to a review of the California Department of Resources, Recycling, and Recovery
(CalRecycle) online Solid Waste Information System (SWIS) database, no landfills are located within
2,000 feet of the project site (CalRecycle 2023). The nearest landfill, Sebastopol Burn Dump (390
Morris Street), is located approximately 1 mile east of the project site (CalRecycle 2023). This facility
is classified as a closed, solid waste disposal site.

Oil and Gas Wells/Fields

According to a review of California Department of Conservation, Geologic Energy Management
Division (CalGEM) online oil and gas well and field records, the project site is not located within an
oil/gas field and there are no oil and gas wells located within 1,000 feet of the project site (CalGEM
2023).

Hazardous Material Pipelines

According to a review of the United States Department of Transportation (U.S. DOT), Pipeline
Hazardous Materials Safety Administration’s online National Pipeline Mapping System database,
one hazardous material pipeline is located within 1,000 feet of the project site (U.S. DOT 2023):

= One active natural gas pipeline is located adjacent to the project site along North Gravenstein
Highway (Pacific Gas & Electric Company Pipeline ID 9105). In 2018 an incident was reported in
association with natural gas pipeline 9105 due to “material/weld/equipment failure.” The
incident reportedly occurred approximately 850 feet northwest of the project site and has not
impacted the project site.

Per- and Polyfluoroalkyl Substances

Beginning in 2019, the SWRCB issued letters to property owners of sites that may be potential
sources of PFAS. These sites currently include select landfills, airports, chrome plating facilities,
publicly owned treatment works facilities, Department of Defense (DoD) sites, and bulk fuel storage
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terminals and refineries. The letters included a SWRCB Water Code Section 13267 Order
(Investigative Order); an Investigative Order is a directive from the SWRCB to conduct on-site testing
of groundwater and/or leachate. This does not mean that PFAS has been produced, used, or
discharged at these sites. According to the SWRCB, “PFAS are a large group of human-made
substances that do not occur naturally in the environment and are resistant to heat, water, and oil”
(SWRCB 2023b).

According to a review of the California PFAS Investigations online map viewer, there are no current
landfill, airport, chrome plating, publicly owned treatment works, DoD, or bulk fuel storage
terminal/refinery PFAS orders at any facilities listed as located within 1 mile of the project site
(SWRCB 2023b).

4.7.2 Regulatory Setfing

Hazardous Materials and Waste

The term “hazardous material” is defined in the State of California’s Health and Safety Code (HSC),
Chapter 6.95, Section 25501(n)(1) as:

“[Any material] that, because of its quantity, concentration, or physical or chemical
characteristics, poses a significant present or potential hazard to human health and safety or to
the environment if released into the workplace or the environment.”

“Hazardous materials” include, but are not limited to, hazardous substances, hazardous waste, and
any material that a handler or the administering agency has a reasonable basis for believing that it
would be injurious to the health and safety of persons or harmful to the environment if released
into the workplace or the environment.

Hazardous waste is hazardous material generated, intentionally or unintentionally, as a byproduct
of some process or condition. Hazardous wastes are defined in California HSC Section 25141(b) as
wastes that:

“...because of their quantity, concentration, or physical, chemical, or infectious characteristics,
[may either] cause, or significantly contribute to an increase in mortality or an increase in
[serious] illness [or] pose a substantial present or potential hazard to human health or the
environment due to factors including, but not limited to, carcinogenicity, acute toxicity, chronic
toxicity, bioaccumulative properties, or persistence in the environment, when improperly
treated, stored, transported, disposed of, or otherwise managed.”

According to the U.S. Environmental Protection Agency (USEPA), waste may be considered
hazardous under the Resource Conservation and Recovery Act (RCRA, the primary Federal
hazardous materials law) if it is specifically listed as known hazardous waste or if it meets the one or
more of the following characteristics of a hazardous waste:

= Toxicity. Poisonous, harmful when ingested or absorbed

» |gnitability. Capable of being ignited by open flame, liquids with flash points? below 60 degrees
Celsius, non-liquids that cause fire through specific conditions, ignitable compressed gases, and
oxidizers

2 Flash point is the lowest temperature at which the vapors of a volatile combustible substance ignite in the air when exposed to flame.
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=  Corrosivity. Capable of corroding other materials, aqueous wastes with a pH of 2 or less or
greater than or equal to 12.5

= Reactivity. May be unstable under normal conditions, may react with water, may give off toxic
gases, or may be capable of detonation or explosion under normal conditions or when heated

Waste which meets certain criteria included in 40 CFR 261.11 (a) (2), including being “fatal to
humans in low doses” or having specified lethal dose levels in laboratory rats or rabbits is
designated as “acute hazardous waste” under RCRA; Sections 261.31 and 261.33 set out lists of
substances currently classified by USEPA as acutely hazardous.

a. Federal Regulations

Primary Federal agencies with responsibility for hazardous materials management include the
USEPA, U.S. Department of Labor’s Occupational Safety and Health Administration (OSHA), and the
U.S. DOT. The major laws enforced by these agencies are described below.

Toxic Substances Control Act (1976) and the Resource Conservation and
Recovery Act of 1976 (RCRA)

These acts established a program administered by the USEPA for the regulation of the generation,
transportation, treatment, storage, and disposal of hazardous waste. RCRA was amended in 1984 by
the Hazardous and Solid Waste Act, which affirmed and extended the “cradle to grave” system of
regulating hazardous wastes. Among other things, the use of certain techniques for the disposal of
some hazardous wastes was specifically prohibited by the Hazardous and Solid Waste Act.

Occupational Safety and Health Act of 1970

OSHA was created to assure safe and healthful working conditions by setting and enforcing
standards and by providing training, outreach, education, and assistance. OSHA provides standards
for general industry and construction industry on hazardous waste operations and emergency
response. The Occupational Safety and Health Act, which is implemented by OSHA, contains
provisions with respect to hazardous materials handling. Federal Occupational Safety and Health Act
requirements, as set forth in Title 29 of the CFR Section 1910, et. seq., are designed to promote
worker safety, worker training, and a worker’s right-to-know. OSHA has delegated the authority to
administer OSHA regulations to the State of California.

Title 49 of the CFR, which contains the regulations set forth by the HMTA of 1975, specifies
additional requirements and regulations with respect to the transport of hazardous materials. Title
49 of the CFR requires that every employee who transports hazardous materials receive training to
recognize and identify hazardous materials and become familiar with hazardous materials
requirements. Drivers are also required to be trained in function and commodity-specific
requirements.

Hazardous Materials Transportation Act of 1975

The transportation of hazardous materials is regulated by the Hazardous Materials Transportation
Act (49 CFR Section 101 et seq.), which is administered by the Office of Hazardous Materials Safety
within the Pipeline and Hazardous Materials Administration (PHMA) of U.S. DOT. The Hazardous
Materials Transportation Act governs the safe transportation of hazardous materials by all modes.
The U.S. DOT regulations that govern the transportation of hazardous materials are applicable to

Draft Environmental Impact Report 4.7-5



City of Sebastopol
The Canopy

any person who transports, ships, or causes to be transported or shipped hazardous materials, or
who is involved in any way with the manufacture or testing of hazardous materials packaging or
containers. The U.S. DOT regulations govern every aspect of the movement of hazardous materials
including packaging, handling, labeling, marking, placarding, operational standards, and highway
routing.

Lead-Based Paint Elimination Final Rule 24 Code of Federal Regulations

Governed by the U.S. Housing and Urban Development, regulations for LBP are contained in the
Lead-Based Paint Elimination Final Rule 24 Code of Federal Regulations (CFR) 33, which requires
sellers and lessors to disclose known LBP and LBP hazards to perspective purchasers and lessees.
Additionally, all LBP abatement activities must follow federal occupational safety and health
administrations (OSHA). Only LBP-trained and certified abatement personnel can perform
abatement activities. All LBP removed from structures must be hauled and disposed of by a
transportation company licensed to transport this type of material at a landfill or receiving facility
licensed to accept the waste.

Other Hazardous Materials Regulations

In addition to the U.S. DOT regulations for the safe transportation of hazardous materials, there are
other applicable federal laws that also address hazardous materials:

=  Community Environmental Response Facilitation Act of 1992
= Clean Water Act

= Clean Air Act

= Safe Drinking Water Act

= Atomic Energy Act

= Federal Insecticide, Fungicide, and Rodenticide Act

b. State Regulations

The California Environmental Protection Agency’s (CalEPA) DTSC is the primary state agency
governing the storage, transportation, and disposal of hazardous wastes. DTSC is authorized by the
USEPA to enforce and implement federal hazardous materials laws and regulations. Regulation of
hazardous material use and transport also occurs under a variety of state agencies and authorities,
many of whom are partners in the CalEPA-administered Certified Unified Program Agency (CUPA)
program discussed below. There are many state statutes and regulations governing hazardous
materials and wastes, and they are contained within many different parts of the States’ codes,
therefore only regulations relevant to this analysis are considered below.

Cadlifornia Hazardous Waste Control Law

The California Hazardous Waste Control Law (HWCL) is the primary hazardous waste statute in the
State of California, and implements RCRA as a “cradle-to-grave” waste management system in the
State of California for handling hazardous wastes in a manner that protects human health and the
environment and would reduce potential resulting impacts. The law exceeds federal requirements
by mandating source reduction planning, and a much broader requirement for permitting facilities
that treat hazardous waste. It also regulates a number of types of waste and waste management
activities that are not covered by federal law.
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The hazardous waste management program enforced by DTSC was created by the Hazardous Waste
Control Act (HSC Section 25100 et seq.), which is implemented by regulations described in California
Code of Regulations (CCR) Title 26. The State program is similar to, but more stringent than, the
federal program under RCRA. The regulations list materials that may be hazardous, and establish
criteria for their identification, packaging, and disposal. Environmental health standards for
management of hazardous waste are contained in CCR Title 22, Division 4.5.

Government Code Section 65962.5 requires CalEPA, via the DTSC, the State Department of Health
Services, the SWRCB, and the California Department of Resources, Recycling, and Recovery
(CalRecycle) to compile and annually update lists of hazardous waste sites and land designated as
hazardous waste sites throughout the state (collectively known as the Cortese List). The Secretary
for Environmental Protection consolidates the information submitted by these agencies and
distributes it to each city and county where sites on the lists are located. Before the lead agency
accepts an application for any development project as complete, the applicant must consult these
lists to determine if the site at issue is included.

If any soil is excavated from a site containing hazardous materials, it would be considered a
hazardous waste if it exceeded specific criteria in CCR Title 22. Remediation of hazardous wastes
found at a site may be required if excavation of these materials is performed, or if certain other soil
disturbing activities would occur. Even if soil or groundwater at a contaminated site does not have
the characteristics required to be defined as hazardous waste, remediation of the site may be
required by regulatory agencies subject to jurisdictional authority. Cleanup requirements are
determined on a case-by-case basis by the agency taking jurisdiction.

Cadlifornia Health and Safety Code

HSC Section 25150 requires DTSC to adopt, and revise when appropriate, standards and regulations
for the management of hazardous wastes to protect against hazards to the public health, domestic
livestock, wildlife, or the environment. In adopting or revising standards and regulations pursuant to
this chapter, the department shall, insofar as practicable, make the standards and regulations
conform with corresponding regulations adopted by the USEPA pursuant to the federal act. This
section does not prohibit the department from adopting standards and regulations that are more
stringent or more extensive than federal regulations.

CalEPA, in cooperation with the DTSC and the SWRCB and the Office of Environmental Health
Hazard Assessment, publishes a list of screening numbers for select contaminants. Screening
numbers are defined as the concentration of a contaminant published by CalEPA as an advisory
number. In determining screening numbers, CalEPA considers the toxicology of the contaminant,
risk assessments prepared by federal or state agencies, epidemiological studies, risk assessments or
other evaluations of the contaminant during remediation of a site, and screening numbers that have
been published by other agencies.

In January 2018, the DTSC’s Human and Ecological Risk Office (HERO) issued Human Health Risk
Assessment Note Number 3. The document lists DTSC-modified screening levels (DTSC-SL) for select
compounds in soil, tap water, and air for use in the human health risk assessment process at
hazardous waste sites and permitted facilities, and the DTSC-SLs were last updated in 2022.

Certified Unified Program Agency

In accordance with Chapter 6.11 of HSC Section 25404, et seq., local regulatory agencies enforce six
environmental and emergency response programs through the CUPA program, as listed below:
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= Hazardous Materials Release Response Plans and Inventories (Business Plans)
= California Accidental Release Prevention (CalARP) Program

= Underground Storage Tank (UST) Program

=  Aboveground Petroleum Storage Tank Program (AST)

= Hazardous Waste Generator and Onsite Hazardous Waste Treatment (tiered permitting)
Programs

= California Uniform Fire Code: Hazardous Material Management Plans and Hazardous Material
Inventory Statements

The state agency partners involved in the Unified Program have the responsibility of setting
program element standards, working with CalEPA on ensuring program consistency, and providing
technical assistance to the CUPA. The following state agencies are involved with the Unified
Program:

= CalEPAis directly responsible for coordinating the administration of the Unified Program. The
Secretary of the CalEPA certifies CUPAs.

= DTSC provides technical assistance and evaluation for the hazardous waste generator program
including onsite treatment (tiered permitting).

= The Office of Emergency Services is responsible for providing technical assistance and
evaluation of the Hazardous Material Release Response Plan (Business Plan) Program and the
CalARP Programs.

= The Office of the State Fire Marshal is responsible for ensuring the implementation of the
Hazardous Material Management Plans and the Hazardous Material Inventory Statement
Programs. These programs tie in closely with the Business Plan Program.

=  The SWRCB provides technical assistance and evaluation for the UST program in addition to
handling the oversight and enforcement for the AST program.

The City of Healdsburg is the CUPA for the City of Healdsburg and the City of Sebastopol, and is
responsible for implementing the federal and state laws and regulations pertaining to the handling
of hazardous wastes and hazardous materials.

California Code of Regulations Title 8 (Workplace Safety Regulations)

The California Division of Occupational Safety and Health (CalOSHA) assumes primary responsibility
for developing and enforcing workplace safety regulations. These regulations concern the use of
hazardous materials in the workplace, including requirements for employee safety training;
availability of safety equipment; accident and illness prevention programs; hazardous-substance
exposure warnings; and preparation of emergency action and fire prevention plans.

CalOSHA also enforces hazard communication program regulations, including procedures for
identifying and labeling hazardous substances, and requires that safety data sheets (formerly known
as material safety data sheets) be available for employee information and training programs.
CalOSHA standards are generally more stringent than federal regulations. Construction workers and
operational employees within the plan area would be subject to these requirements.

CCR Title 8, Section 1529 authorizes CalOSHA to implement the survey requirements of CFR Title 29
relating to asbestos. These federal and state regulations require facilities to take all necessary
precautions to protect employees and the public from exposure to asbestos. Workers who conduct
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asbestos abatement must be trained in accordance with federal and State OSHA requirements. The
Bay Area Air Quality Management District (BAAQMD) oversees the removal of regulated asbestos-
containing materials (ACM) in the San Francisco Bay Area.

CCR Title 8, Section 1532.1 includes requirements to manage and control exposure to LBP. These
regulations cover the demolition, removal, cleanup, transportation, storage, and disposal of lead-
containing material. The regulations outline the permissible exposure limit, protective measures,
monitoring, and compliance to ensure the safety of construction workers exposed to lead-based
material. Loose and peeling LBP must be disposed of as a State and/or federal hazardous waste if
the concentration of lead equals or exceeds applicable hazardous waste thresholds. Federal and
State OSHA regulations require a supervisor who is certified with respect to identifying existing and
predictable lead hazards to oversee air monitoring and other protective measures during demolition
activities in areas where LBP may be present. Special protective measures and notification of
CalOSHA are required for highly hazardous construction tasks related to lead, such as manual
demolition, abrasive blasting, welding, cutting, or torch burning of structures, where LBP is present.

California Code of Regulations Title 22 (Environmental Health Standards for
the Management of Hazardous Waste)

CCR Title 22, Division 4.5 contains the Environmental Health Standards for the Management of
Hazardous Waste, which includes California waste identification and classification regulations. The
HWCL, under CCR Title 22, establishes regulations that are similar to RCRA but more stringent in
their application and empowers the DTSC to administer the State’s hazardous waste program and
implement the federal program in California.

Cadlifornia Fire Code

The California Fire Code is Part 9 of CCR Title 24. It is the primary means for authorizing and
enforcing procedures and mechanisms to ensure the safe handling and storage of any substance
that may pose a threat to public health and safety. The California Fire Code regulates the use,
handling, and storage requirements for hazardous materials at fixed facilities. The California Fire
Code and the California Building Code use a hazard classification system to determine what
protective measures are required to protect fire and life safety. These measures may include
construction standards, separations from property lines and specialized equipment. To ensure that
these safety measures are met, the California Fire Code employs a permit system based on hazard
classification.

Cadlifornia Public Resources Code 21151.4

Pursuant to Public Resources Code Section 21151.4, projects that can be reasonably anticipated to
produce hazardous air emissions or handle extremely hazardous materials, substances, or waste
within one-quarter mile of an existing or proposed school must consult with the potentially affected
school district and provide written notification not less than 30 days prior to the proposed
certification or adoption of an environmental document. Where a school district proposes property
acquisition or the construction of a school, the environmental document must address existing
environmental hazards, and written findings must be prepared regarding existing pollutant sources.
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California Multi-Hazard Mitigation Plan

The California Office of Emergency Services (CalOES) prepares the State of California Multi-Hazard
Mitigation Plan (SHMP). The SHMP identifies hazard risks and includes a vulnerability analysis and a
hazard mitigation strategy. The SHMP is federally required under the Federal Disaster Mitigation Act
of 2000 for the State to receive Federal funding. The Federal Disaster Mitigation Act of 2000
requires a State mitigation plan as a condition of disaster assistance.

California Emergency Plan

The foundation of California’s emergency planning and response is a Statewide mutual aid system,
which is designed to ensure that adequate resources, facilities, and other support is provided to
jurisdictions whenever their own resources prove to be inadequate to cope with a given situation.

The California Disaster and Civil Defense Master Mutual Aid Agreement (California Government
Code Sections 8555—8561) requires signatories to the agreement to prepare operational plans to
use within their jurisdiction, and outside their area. These plans include fire and non-fire
emergencies related to natural, technological, and war contingencies. The State of California, all
State agencies, all political subdivisions, and all fire districts signed this agreement in 1950.

Section 8568 of the California Government Code, the “California Emergency Services Act,” states
that “the State Emergency Plan shall be in effect in each political subdivision of the State, and the
governing body of each political subdivision shall take such action as may be necessary to carry out
the provisions thereof.” The California Emergency Services Act provides the basic authorities for
conducting emergency operations following the proclamations of emergencies by the Governor or
appropriate local authority, such as a City Manager. The provisions of the California Emergency
Services Act are reflected and expanded on by appropriate local emergency ordinances. The
California Emergency Services Act further describes the function and operations of government at
all levels during extraordinary emergencies, including war.

All local emergency plans are extensions of the State of California Emergency Plan. The State
Emergency Plan conforms to the requirements of California’s Standardized Emergency Management
System (SEMS), which is the system required by Government Code 8607(a) for managing
emergencies involving multiple jurisdictions and agencies. The SEMS incorporates the functions and
principles of the Incident Command System (ICS), the Master Mutual Aid Agreement, existing
mutual aid systems, the operational area concept, and multi-agency or inter-agency coordination.
Local governments must use SEMS to be eligible for funding of their response-related personnel
costs under State disaster assistance programs. The SEMS consists of five organizational levels that
are activated as necessary, including: field response, local government, operational area, regional,
and State. CalOES divides the State into several mutual aid regions. Contra Costa County is located
in Mutual Aid Region Il, which includes Del Norte, Humboldt, Mendocino, Sonoma, Lake, Napa,
Marin, Solano, Contra Costa, San Francisco, San Mateo, Alameda, Santa Clara, Santa Cruz, San
Benito, and Monterey Counties.?

3 CalOES. 2022. Coastal Region Operational Area Assignments. March 2022. Available:
https://www.caloes.ca.gov/RegionalOperationsSite/Documents/EMA_ESC_OA_Assignments_Coastal.pdf (accessed April 2023)
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c. Regional and Local Regulations

Administration and enforcement of the major environmental programs were transferred to local
agencies as CUPAs beginning in 1996. The purpose of this was to simplify environmental reporting
by reducing the number of regulatory agency contacts a facility must maintain and requiring the use
of more standardized forms and reports.

North Coast Regional Water Quality Control Board

The nine Regional Water Quality Control Boards (RWQCB) are authorized by the SWRCB to enforce
provisions of the Porter-Cologne Water Quality Control Act of 1969. This Act gives the RWQCBs
authority to require groundwater investigations when the quality of groundwater or surface waters
of the State is threatened and to require remediation of a site, if necessary. Both of these agencies
are part of the CalEPA. In the City of Sebastopol, the CUPA handles most leaking underground
storage tank cases, so the North Coast RWQCB may oversee cases involving other groundwater
contaminants; i.e., Cleanup Program cases. In the case of hazardous material releases at a project
site, the responsible party would notify the CUPA, RWQCB, or DTSC and a lead would be
determined.

Bay Area Air Quality Management District Regulation 11, Rule 2

The BAAQMD regulates demolition and renovation operations involving ACM in the Bay Area
through Rule 2, which applies to any planned renovation that involves 100 square feet, 100 linear
feet, or 35 cubic feet or more of ACM, as well as to all demolitions regardless of ACM content. The
requirements include a noticing period, the conducting of a pre-demolition survey for ACM
materials by a certified inspector, and a general prohibition on demolition until ACM has been
abated and removed from the location and requires that abatement be conducted by persons with
specific asbestos certifications (primarily Asbestos Hazard Emergency Response Act [AHERA]
certification).

Association of Bay Area Governments Hazard Mitigation Plan

The Association of Bay Area Governments’ Multi-Jurisdictional Local Hazard Mitigation Plan for the
San Francisco Bay Area was updated in 2010 in partnership with Bay Conservation and Development
Commission Adapting to Rising Tides Program to support local governments in the regional plan for
existing and future hazards of climate change. This detailed 5-year plan identifies potential natural
and human-made hazards, assesses their potential risks, and includes mitigation methods to reduce
risks. The potential hazards identified in the Plan include earthquakes and liquefaction, wildfires,
floods, drought, solar storms, dam or levee failure, disease outbreak, freezes, wind, heat, thunder
and lightning stormes, siltation, tornadoes, hazardous materials, slope failure and mudflows, and
other hazards. Similarly, Plan mitigation measures include hazard event planning, emergency
preparedness coordination, education, facility upgrades, and monitoring actions. The Association of
Bay Area Governments is currently in the process of updating the plan and released a draft of

the 2021 Multi-Jurisdictional Hazard Mitigation Draft Plan in March 2021 but has not been formally
adopted at the time of this report.

Sonoma County Operational Area Hazard Mitigation Plan

The Sonoma County Operational Area Hazard Mitigation Plan assesses the County’s vulnerabilities
to various hazards and presents mitigation strategy, including goals, objectives, and actions that the
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County will strive to implement over the next five years. These mitigation actions are intended to
reduce the disruption or loss of life, property, and economy that might result from a natural
disaster. The hazard and risk assessment focuses on earthquake, flood, wildland fire, and landslide
hazards, as these are considered to constitute the greatest risk to the County based on past disaster
events, future probabilities, and degree of vulnerability. The 2021 update to this plan includes a
multi-jurisdictional scope versus previous versions which were single-jurisdictional and only focused
on the county. The 2021 plan includes updates such as repetitive loss areas, climate change
implications on hazards trends, and mitigation best practices (County of Sonoma 2021).

City of Sebastopol Local Hazard Mitigation Plan

The City adopted a Local Hazard Mitigation Plan on June 7, 2022. This plan documents the City of
Sebastopol’s hazard mitigation planning process and identifies relevant hazards and vulnerabilities
and strategies the City will use to decrease vulnerability and increase resiliency and sustainability in
Sebastopol.

City of Sebastopol General Plan

The City’s 2016-2035 General Plan (City of Sebastopol 2016b) contains goals and policies related to
hazards and hazardous materials. The following policies are relevant to the project.

Goal SA 6: Reduce Hazards Associated with the Transportation, Use, Storage, and Disposal of
Hazardous Wastes and Hazardous Materials

Policy SA 6-1: Require measures to protect the public health from the hazards associated with
the transportation, storage and disposal of hazardous wastes (TSD Facilities).

Policy SA 6-2: Use the environmental review process to comment on Hazardous Waste
Transportation, Storage and Disposal (TSD) Facilities proposed in the Sebastopol
Planning Area and throughout the County to request a risk assessment and
ensure that potentially significant, widespread, and long term impacts on public
health and safety of these facilities are identified and mitigated, as such impacts
do not respect jurisdictional boundaries.

Policy SA 6-3: Strictly regulate the storage of hazardous materials

Policy SA 6-4: Develop, in cooperation with the County, Caltrans, and neighboring cities,
regulations prohibiting through-transport by truck of hazardous materials
through Downtown and identify alternate routes for the transport hazardous
materials.

Policy SA 6-5: Continue to maintain Sebastopol as a Voluntary Toxics-Free Zone, as defined by
City Resolution 5108.

City of Sebastopol Municipal Code

Title 8 of the Sebastopol Municipal Code (SMC) provides requirements for the health and safety of
the city. Specifically, SMC Chapter 8.30 regulates the underground storage of hazardous substances
and SMC Chapter 8.32 outlines the requirements for hazardous materials release response plans
and inventory.

Environmental impacts related to hazards and hazardous materials and wildfire have been assessed
using impact significance criteria from federal, State, and local regulations. The impact analysis is
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based on available literature regarding the existing plans, policies, and resources in the General Plan
area. Criteria used during this analysis are described below.

4.7.3 Impact Analysis

a. Significance Thresholds and Methodology

Based on Appendix G of the CEQA Guidelines, a hazards and hazardous materials impact is
considered significant if:

1. Routine transport, use, and/or dispose of hazardous materials in a manner that would create a
significant hazard to the public or the environment.

2. Regular transport of hazardous materials to/from the plan areas on an unsuitable road or use of
highly volatile hazardous materials, which would create a significant hazard to the public or the
environment.

3. Location of new development within 0.25 mile of an existing or proposed school in conjunction
with hazardous emissions or handle hazardous materials, waste, or substances.

4. Location of the project on a site that is included on a list of hazardous material sites compiled
pursuant to Government Code Section 65962.5 and, as a result, would create a significant
hazard to the public or the environment.

5. Location of new development within an airport land use plan or within two miles of a public
airport and reduction of safety of people working or residing in the plan areas.

6. Impairing implementation of or interfering with an adopted emergency response plan or
emergency evacuation plan via blockage of an evacuation route or provision of only one access
point for emergency vehicles.

b. Project Impacts and Mitigation Measures

Threshold 1: Would the project create a significant hazard to the public or the environment
through the routine transport, use, or disposal of hazardous materials?

Threshold 2: Would the project 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?

Impact HAZ-1 THE PROPOSED PROJECT WOULD INCLUDE CONSTRUCTION AND OPERATION WHICH
COULD INVOLVE THE USE, STORAGE, DISPOSAL OR TRANSPORTATION OF HAZARDOUS MATERIALS. HOWEVER,
COMPLIANCE WITH FEDERAL, STATE, AND LOCAL REGULATIONS WOULD REDUCE POTENTIAL IMPACTS. IMPACTS
WOULD BE LESS THAN SIGNIFICANT.

Transport and use of hazardous materials for the proposed project could occur during the
construction and operation of the proposed project. This section addresses impacts from
aboveground hazardous material generation, handling, use, and transport; impacts from potential
contaminated soil and soil vapor are discussed under Impact HAZ-3.

Construction Impacts

Construction associated with the proposed project may include the temporary transport, storage,
and use of potentially hazardous materials including fuels, lubricating fluids, cleaners, or solvents. If
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the proposed project involves the removal of contaminated soil, grading or excavation, then the
project would also result in the transport and disposal of hazardous materials as they are unearthed
and removed from the project site. Potential impacts with respect to public and environmental
exposure to soil, soil vapor, and groundwater contaminants are discussed further under Impact
HAZ-3. Hazardous material transport may occur regularly throughout construction, as materials are
brought to and from the project site. Any use and transport of hazardous materials, such as solvents
or construction fuels, would comply with all local, State, and federal regulations regarding the
handling of potentially hazardous materials, as discussed under the Regulatory Setting, above.
Hazardous materials would be transported by DTSC-registered transporters and be required to
follow all U.S. DOT regulations under the Hazardous Materials Transport Act, in addition to CalEPA
and local CUPA regulations regarding hazardous materials transport. In addition, construction
activities that transport hazardous materials would be required to transport such materials along
designated roadways in the city and county. Materials transported to and from the project site
would be required to reach the closest designated transport route by the shortest path; US Highway
101, State Route 116 and State Route 12 are the closest designated routes. Therefore, transporters
would spend a limited time in the local area, primarily on major transit thoroughfares and virtually
no time in residential streets, limiting risk of upset near sensitive uses such as residences.

The requirements for licensed transportation of any hazardous materials along designated routes
would minimize any risks from use, storage, or transport of hazardous materials during
construction, ensuring that the proposed project would not present a significant risk to the public or
the environment, and impacts would be less than significant.

Operation Impacts

Although new residential development at the project site could involve the use, storage, disposal, or
transportation of minute quantities of hazardous materials, new residential uses would not be
expected to involve large quantities of these materials. Normal residential activities do not generally
present a significant threat to the public or the environment through the use, storage, disposal, or
transportation of significant quantities of hazardous materials. Some materials considered
hazardous may be used or stored on the project site, but these materials would be limited primarily
to common household solvents, paints, chemicals used for cleaning and building maintenance, and
landscaping supplies and would not be substantially different from household chemicals and
solvents already in general and wide use throughout any residential area. Residents are anticipated
to use limited quantities of products routinely for periodic cleaning, repair, and maintenance or for
landscape maintenance/pest control that could contain hazardous materials. Those using such
products would be required to comply with all applicable regulations regarding the disposal of
household waste. Therefore, exposure of the public or environment to the routine use or accidental
release of hazardous materials from operation of the proposed townhome development would be
less than significant.

Mitigation Measures

Impacts would be less than significant with required adherence to existing regulations; no mitigation
measures would be required.
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Threshold 3: Would the project emit hazardous emissions or handle hazardous or acutely
hazardous materials, substances, or waste within 0.25 mile of an existing or
proposed school?

Impact HAZ-2 SEBASTOPOL INDEPENDENT CHARTER SCHOOL IS LOCATED WITHIN 0.25 MILE OF THE
PROPOSED PROJECT. THE PROPOSED PROJECT WOULD NOT EMIT OR HANDLE HAZARDOUS OR ACUTELY
HAZARDOUS MATERIALS. THIS IMPACT WOULD BE LESS THAN SIGNIFICANT.

The proposed project is located within 0.25 mile of one school: Sebastopol Independent Charter
School, located adjacent to the north of the project site across a recreational trail. There are no
other schools within 0.25 mile of the proposed site. Children are particularly susceptible to long-
term effects from exposure to hazardous materials. Locations where children spend extended
periods of time, such as schools, are considered sensitive to hazardous air emissions and accidental
release associated with the handling of extremely hazardous materials, substances, or wastes.

As detailed under Impact HAZ-1, above, construction of the proposed project may involve the use of
hazardous materials, including handling of soil or transport of hazardous wastes and materials.
Operation of the proposed residential development would not be reasonably expected to generate
hazardous materials or waste, other than minor quantities typically used for cleaning or landscaping
maintenance. Dust control to limit exposure of construction workers and public is included in
Mitigation Measure 3b below.

As detailed under Impact HAZ-1, construction could involve both the use and transport of both
hazardous materials and hazardous wastes and would be required to be managed by BMPs
prescribed in the project RAW (discussed under Impact HAZ-3); in addition, the use of common
construction hazardous materials and wastes in quantities needed for a residential development of
this size would not be expected to present hazards to the school. The use of such materials would
present a potential impact were they to be transported near the elementary school; however, as
discussed under Impact HAZ-1 above, licensed hazardous materials transporters leaving the project
site would take the shortest direct route. Therefore, it is unlikely transporters would be required to
drive past the school while carrying hazardous materials. Therefore, impacts related to construction
hazardous materials to the school would be less than significant.

Mitigation Measures

Mitigation Measure 3b below would be applicable.

Significance After Mitigation

Mitigation Measure 3b would ensure that dust control measures in the project RAW are
implemented through the soil management plan.
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Threshold 4: Would the project be located on a site that 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?

Impact HAZ-3 THE PROJECT SITE IS ASSOCIATED WITH AN OPEN VOLUNTARY AGREEMENT CLEANUP
CASE AND IS THEREFORE INCLUDED ON A LIST OF HAZARDOUS MATERIALS SITES COMPILED PURSUANT TO
SECTION 65962.5. THERE ARE KNOWN HAZARDOUS MATERIAL IMPACTS TO SOIL AT THE PROJECT SITE.
HOWEVER, COMPLIANCE WITH APPLICABLE REGULATIONS AND MITIGATION FOR POTENTIAL SOIL AND/OR
GROUNDWATER IMPACTS AT THE PROJECT SITE WOULD MINIMIZE HAZARDS FROM THE PROPOSED PROJECT. THIS
IMPACT WOULD BE LESS THAN SIGNIFICANT WITH MITIGATION INCORPORATED.

As detailed under Environmental Setting, the project site is associated with an active Voluntary
Agreement cleanup case with regulatory agency oversight by the DTSC (DTSC 2023a). Therefore, the
project site is included on a list of hazardous material sites compiled pursuant to Government Code
Section 65962.5.

Based on the results of soil investigations conducted at the project site, there is known OCP-,
arsenic-, and lead-impacted soil present at the project site at concentrations exceeding the
applicable regulatory screening levels for residential land use (DTSC-SLs and USEPA RSLs) and/or
California hazardous waste levels. Additionally, the soil investigations conducted along the former
northern adjacent railroad tracks did not include analysis for railroad-related contaminants of
concern such as TPH (full range), VOCs, semi-volatile organic compounds (SVOCs), herbicides, or
polycyclic aromatic hydrocarbons (PAHs). Therefore, unknown soil conditions exist along the
northern boundary of the project site.

Construction Impacts

Groundwater at the project site has been measured at 28.5 feet bgs and has not been investigated
for hazardous chemical impacts; therefore, groundwater conditions at the project site are unknown.
However, based on the relatively shallow depth of known soil impacts (less than 5 feet bgs) and
planned depth of excavation for the proposed project (less than 10 feet bgs), groundwater is not
expected to be encountered during construction activities at the project site. Additionally, impacted
soil would be buried at six feet below ground surface, or hauled off-site for disposal.

With the unknown and known impacted soil at the project site, there is a potential for grading and
construction workers to be exposed to contaminants (e.g., TPH, VOCs, SVOCs, PAHs, herbicides,
OCPs, and metals) via dust and/or soil. Additionally, if offsite disposal of soils from the project site
would occur during project construction, the soil may require special handling or disposal as a
waste.

The existing conditions at this known release site would result in a potentially significant hazard to
the public (construction workers on-site) or the environment during grading and construction at the
project site. Therefore, construction impacts would be potentially significant.

Operation Impacts

The risk of hazardous materials creating a significant hazard to the public or the environment would
primarily occur during construction of the project as on-site contamination is disturbed. Once the
project is operational, the contaminated media would mostly be removed or covered and would no
longer pose a risk. Therefore, operation impacts would be less than significant.
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Mitigation Measures

HAZ-3a  DTSC Regulatory Agency Submittal

The DTSC shall continue to be utilized for agency oversight of assessment and remediation of the
project site through completion of construction activities. Prior to commencement of construction
and grading activities at the project site, the project applicant shall submit the following documents
to the DTSC project manager of the open Voluntary Agreement cleanup case:

= Current development plan and any modifications to the development plan
= All environmental documents completed for the project, including this Initial Study document

= All future environmental documents completed for the project

Upon submittal of the information above, and in accordance with the 2023 DTSC Standard
Voluntary Agreement, DTSC may require actions such as: development of subsurface investigation
workplans; completion of soil, soil vapor, and/or groundwater subsurface investigations; installation
of soil vapor or groundwater monitoring wells; soil excavation and offsite disposal; completion of
human health risk assessments; and/or completion of remediation reports or case closure
documents. Subsurface soil, soil vapor, and groundwater investigations, if required, shall be
conducted in accordance with a sampling plan that shall be reviewed and approved by the DTSC.

The DTSC approval documents shall be submitted to and reviewed by the City prior to issuing
grading permits.*

HAZ-3b  Soil Management Plan

Prior to commencement of construction and grading activities at the project site, the project
applicant shall retain a qualified consultant (Professional Geologist [PG] or Professional Engineer
[PE]) to prepare a Soil Management Plan (SMP) for the project site. The SMP shall address:

1. On-site handling and management of impacted soils or other impacted wastes (e.g., stained soil,
and soil or groundwater with solvent or chemical odors) if such soils or impacted wastes are
encountered, and

2. Specific actions to reduce hazards to construction workers and offsite receptors during the
construction phase.

The SMP must establish remedial measures and soil management practices to ensure construction
worker safety, the health of future workers and residents, and prevent the off-site migration of
contaminants from the project site. These measures and practices may include, but are not limited
to:

=  Stockpile management, including stormwater pollution prevention and the installation of BMPs

= Proper disposal procedures for contaminated materials

= |nvestigation procedures for encountering known and unexpected odorous or visually stained
soils, other indications of hydrocarbon piping or equipment, and/or debris during ground-
disturbing activities

4 The DTSC may determine that the North Coast RWQCB or the City of Healdsburg (the CUPA for the City) may be best suited to perform
the cleanup oversight agency duties for the assessment and/or remediation of the project. Should the cleanup oversight agency be
transferred from the DTSC to the North Coast RWQCB or the CUPA, this and other mitigation measures shall still apply.
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=  Monitoring and reporting

= A health and safety plan for contractors working at the project site that addresses the safety
and health hazards of each phase of project site construction activities with the requirements
and procedures for employee protection

= The health and safety plan shall outline proper soil handling procedures and health and safety
requirements to minimize worker and public exposure to hazardous materials during
construction.

The DTSC shall review and approve the SMP prior to construction (grading) activities at the project
site. The City shall review and approve the DTSC-approved SMP prior to issuing grading permits. The
project applicant shall implement the SMP during, grading and construction at the project site.

Significance After Mitigation

Implementation of Mitigation Measures HAZ-3a and HAZ-3b during grading and construction and
operation of the project would reduce potential hazardous material impacts at the project site
below applicable thresholds of significance by implementing proper management of hazardous
materials and wastes, proper transportation of impacted materials, and/or site management
practices. These practices would increase construction worker safety, the health of future workers
and residents, and remediation of hazardous soils.

Threshold 5:  For a project located within an airport land use plan or, where such a plan has not
been adopted, within two miles of a public airport or public use airport, would the
project result in a safety hazard or excessive noise for people residing or working in
the project area?

Impact HAZ-4 THE PROJECT SITE IS NOT LOCATED IN AN AIRPORT LAND USE PLAN OR IN THE VICINITY OF
A PRIVATE AIRSTRIP. NO IMPACTS RELATED TO AIRPORTS WOULD OCCUR.

The nearest airport to the project site is the Sonoma County Airport, located approximately 7 miles
northeast. The project site is not located in or near an airport land use plan or in the vicinity of a
private airstrip. Therefore, the project would not result in a safety hazard for people residing or
working in the area because there are no airports near or within the city. There would be no impact.

Mitigation Measures

No mitigation measures would be required.

Significance After Mitigation

Impacts would be less than significant without mitigation.
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Threshold 6: Would the project impair implementation of or physically interfere with an adopted
emergency response plan or emergency evacuation plan?

Impact HAZ-5 THE PROJECT WOULD NOT IMPAIR IMPLEMENTATION OF OR PHYSICALLY INTERFERE WITH
AN ADOPTED EMERGENCY RESPONSE PLAN OR EMERGENCY EVACUATION PLAN. IMPACTS WOULD BE LESS
THAN SIGNIFICANT.

As required by State law, the City of Sebastopol has established emergency preparedness
procedures and programs to be prepared for and respond to a variety of natural and manmade
disasters that could affect the community. The City adopted a Local Hazard Mitigation Plan on June
7, 2022, which includes preparation of an Emergency Operation Plan. The City’s Emergency
Operation Plan helps maintain the City’s ability to prepare, respond and recover from a variety of
emergency incidents. During emergencies, the County of Sonoma and incorporated cities have
established standardized evacuation zones. The project site is located in Evacuation Zone SEB-001,
where the primary evacuation and emergency access routes in the vicinity of the project site would
be State Route 116 and State Route 12, which connects to US Highway 101. The proposed project
would not conflict with the Emergency Operations Plan and would not impair evacuation. For
example, the proposed project does not envision closing major evacuation routes, such as State
Route 116.

The proposed project does not include any characteristics (e.g., permanent road closures) that
would physically impair or otherwise interfere with access to these critical routes or obstruct
emergency response or evacuation in the project vicinity. As described in Section 4.13,
Transportation, the project itself would not impair emergency access to structures in the immediate
vicinity. In addition, standard traffic management practices related to construction staging and
parking would ensure that temporary road closures during construction would not impair or
interfere with emergency response or evacuation. Furthermore, industry practices require the
notification of area emergency responders prior to any such closures, ensuring that in the event of
an emergency, responders and managers would already be aware of any potential obstacles related
to project construction. Accordingly, potential impacts related to interference with an adopted
emergency response plan or emergency evacuation plan would be less than significant.

Mitigation Measures

No mitigation measures would be required.

Significance After Mitigation

Impacts would be less than significant without mitigation measures.

Threshold 7: Would the project expose people or structures, either directly or indirectly, to a
significant risk of loss, injury, or death involving wildland fires?

Impact HAZ-6 THE PROJECT SITE IS IN AN URBAN AREA AND IS NOT NEAR WILDLANDS. NO IMPACT
RELATED TO WILDLAND FIRES WOULD OCCUR.

As detailed in Section 4.16, Effects Found not to be Significant, the project site is not located within a
Fire Hazard Severity Zone or within the Wildland-Urban Interface. The proposed project would not
expose people or structures directly or indirectly to risk related to wildland fires. No impact would
occur.
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Mitigation Measures

No mitigation measures would be required.

Significance After Mitigation

Impacts would be less than significant without mitigation measures.

4.7.4 Cumulative Impacts

Generally, hazards and hazardous materials impacts associated with individual developments are
site specific in nature and must be addressed on a case-by-case basis. As such, the geographic scope
for hazardous materials impacts is the project site and immediately surrounding parcels. Since
hazards and hazardous materials are required to be examined as part of the permit application and
environmental review process, potential impacts associated with individual projects will be
adequately addressed prior to permit approval. Therefore, cumulative impacts related to hazardous
materials would be less than significant.

The proposed project could result in potentially significant impacts because hazardous materials
could be disturbed and released during grading and construction activities. However, with
adherence to existing regulatory standards for hazardous materials, as well as Mitigation Measure
HAZ-3a and HAZ-3b, project-specific impacts would be less than significant with mitigation. As such,
the project would not result in a cumulatively considerable contribution to a significant cumulative
impact related to hazards and hazardous materials.

The proposed project could result in potentially significant impacts related to disturbance of
hazardous materials within 0.25 mile of a school. However, as discussed under Impact HAZ-1 above,
licensed hazardous materials transporters leaving the project site would take the shortest direct
route. As such, the project would not result in a cumulatively considerable contribution to a
significant cumulative impact related to construction hazardous materials near a school.

The proposed project is not within an airport land use plan or within two miles of a public airport.
Therefore, cumulative impacts related to the safety of people working or residing in the project site
and airport land use plan area would be less than significant.

The geographic scope for cumulative wildland fire hazard impacts is inclusive of projects within the
City. As shown in Table 3-1 in Section 3.0, Environmental Setting, several projects are located with
2.8 miles of the project site and are comprised of residential, commercial, medical, and mixed-use
developments. None of the cumulative projects fall within a FHSZ (CAL FIRE 2022). Therefore,
cumulative wildland fire hazard impacts would be less than significant. The project site is not
adjacent to any wildland areas and is surrounded by existing development or rural agricultural

lands; large tracts of wildland fuels, such as forest or brushland, do not occur on or near the project
site. As such, the project would not result in a cumulatively considerable contribution to a significant
cumulative impact related to wildland fire hazards.
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4.8 Hydrology and Water Quality

This section presents the existing conditions, summarizes the regulatory and planning framework,
and analyzes the impacts to the surface water and groundwater resources in Sonoma County,
relative to the proposed project. Impacts to water supply and wastewater treatment are discussed
in Section 4.15, Utilities and Service Systems. Extensive overlap exists in regulatory programs
governing environmental aspects of water quality, drinking water quality, and the public health
aspects of water supply protection. The analysis that follows relies in part on the Preliminary
Drainage Analysis and Preliminary Storm Water Low Impact Development Submittal prepared for
the project by Adobe Associates, Inc. in January 2023 (Appendix H).

4.8.1 Environmental Setfting

Hydrologic Setting

The project site is approximately 192 feet above mean sea level (amsl) with uneven terrain. Existing
slopes on the project site generally vary from 2% to 15%. Current runoff within the parcel on the
southeastern portion of the site sheet flows to the northwest and there is a high point on the
northwestern portion of the site where runoff sheet flows to the north, west, and south (Adobe
Associates, 2023a). Based on the topography, surface water on the project site infiltrates the ground
surface or flows into the gutter system along Gravenstein Highway.

The project site overlies the Santa Rosa Valley Groundwater Basin and the Santa Rosa Plain Subbasin
(SGMA 2018). The Santa Rosa Plain Subbasin is one of three coastal alluvial subbasins of the Santa
Rosa Valley Groundwater Basin (Santa Rosa Plain Groundwater Sustainability Agency 2023).
According to a groundwater monitoring report for Superior Cleaners located at 735 Gravenstein
Highway North, which is approximately 1,200 feet to the south, depth to groundwater was reported
between 21.36 and 32.34 feet below ground surface (bgs) with a groundwater flow towards the
northeast in 2009 (Stantec, 2022). A groundwater boring on the project site in 2020 determined the
depth to groundwater as 28.5 feet bgs (Stantec 2022).

Surface Water

The nearest surface water to the project site is Laguna de Santa Rosa Creek, located approximately
one mile east of the project site. The project site is located within the North Coast Hydrologic
Region. The North Coast hydrologic region covers approximately 19,500 square miles and includes
all or portions of Modoc, Siskiyou, Del Norte, Trinity, Humboldt, Mendocino, Lake, and Sonoma
counties, and small areas of Shasta, Tehama, Glenn, Colusa, and Marin counties (California
Department of Water Resources 2023). The City of Sebastopol is in the Russian River Watershed
which is a region of nearly 1,500 square miles of forests, agricultural lands and urban lands in
Mendocino and Sonoma Counties (Russian River Watershed Association 2023).

Groundwater

The City of Sebastopol relies exclusively on groundwater as a water supply source and is located
within the Santa Rosa Valley Groundwater Basin. The Santa Rosa Plain Groundwater Basin is one of
the largest groundwater basins in the California Department of Water Resource’s North Coast
Hydrologic Region. The Santa Rosa Plain Groundwater Basin has three sub-basins: Healdsburg,
Santa Rosa Plain, and the Rincon Valley and Santa Rosa Plain Subbasin. The City of Sebastopol
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overlies the Santa Rosa Plain Subbasin. The groundwater system beneath the Santa Rosa Plain
provides water to residents and municipal systems, irrigation water for agriculture, and baseflow to
streams, surface water bodies and associated ecosystems. The Santa Rosa Plain is a large
geologically complex groundwater basin, with multiple aquifers that exhibit wide variations in well
yields and groundwater quality. In addition, the groundwater system is subdivided into several
compartments that are separated by fault zones, including the Rodgers Creek Fault, the Sebastopol
Fault, and the Trenton Fault.

4.8.2 Regulatory Setfing
a. Federal Regulations

Clean Water Act

Congress enacted the CWA, formerly the Federal Water Pollution Control Act of 1972, to restore
and maintain the chemical, physical, and biological integrity of the waters of the United States. The
CWA requires states to set standards to protect, maintain, and restore water quality through the
regulation of point source and non-point source discharges to surface water. Those discharges are
regulated by the National Pollution Discharge Elimination System (NPDES) permit process (CWA
Section 402). The SWRCB and its nine RWQCBs administer the NPDES permits. In Sonoma County,
NPDES permits are administered by the North Coast RWQCB and San Francisco Bay RWQCB.

Individual projects that disturb one or more acres are required to obtain NPDES coverage under the
California General Permit for Stormwater Discharges Associated with Construction and Land
Disturbance Activities (Construction General Permit). The Construction General Permit requires the
development and implementation of a Stormwater Pollution Prevention Plan (SWPPP) describing
best management practices (BMP) the discharger would use to prevent and retain stormwater
runoff. The SWPPP must contain a visual monitoring program; a chemical monitoring program for
“non-visible” pollutants to be implemented if BMPs fail; and a sediment monitoring plan if the site
discharges directly to a waterbody listed on the 303(d) list for sediment.

Section 401 of the CWA requires any activity that would result in discharge into waters of the U.S.
be certified by the RWQCB. This certification ensures the proposed activity would not violate State
and/or federal water quality standards. Section 404 of the CWA authorizes the U.S. Army Corps of
Engineers to regulate the discharge of dredged or fill material to the waters of the U.S. and adjacent
wetlands. Discharges to waters of the U.S. must be avoided where possible and minimized and
mitigated where avoidance is not possible. Section 303(d) of the CWA requires states to establish
TMDL programs for streams, lakes, and coastal waters that do not meet certain water quality
standards.

Applicants of construction projects disturbing one or more acre of soil are required to file for
coverage under the SWRCB, Order No. 99-08-DWQ, NPDES General Permit No. CASO000002 for
Discharges of Storm Water Runoff Associated with Construction Activity (General Permit).

National Flood Insurance Act / Flood Disaster Protection Act

The National Flood Insurance Act of 1968 made flood insurance available for the first time. The
Flood Disaster Protection Act of 1973 made the purchase of flood insurance mandatory for the
protection of property located in Special Flood Hazard Areas. These laws are relevant because they
led to mapping of regulatory floodplains and to local management of floodplain areas according to
guidelines that include prohibiting or restricting development in flood hazard zones.
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b. State Regulations

Porter-Cologne Water Quality Control Act

The Porter-Cologne Water Quality Control Act of 1967 requires the SWRCB and the nine RWQCBs to
adopt water quality criteria to protect State waters. These criteria include the identification of
beneficial uses, narrative and numerical water quality standards, and implementation procedures.
The Water Quality Control Plan, or Basin Plan, protects designated beneficial uses of State waters
through the issuance of waste discharge requirements and through the development of TMDLs.
Anyone proposing to discharge waste that could affect the quality of the waters of the State must
make a report of the waste discharge to the RWQCB or SWRCB as appropriate, in compliance with
the Porter-Cologne Act.

Sustainable Groundwater Management Act

In September 2014, Governor Brown signed legislation requiring that California’s critical
groundwater resources be sustainably managed by local agencies. The Sustainable Groundwater
Management Act gives local agencies the power to sustainably manage groundwater and requires
Groundwater Sustainability Plans (GSP) to be developed for medium- and high-priority groundwater
basins.

In September 2014, the governor signed legislation requiring that California’s critical groundwater
resources be sustainably managed by local agencies. The Sustainable Groundwater Management
Act gives local agencies the power to sustainably manage groundwater and requires groundwater
sustainability plans to be developed for medium- and high-priority groundwater basins, as defined
by the California Department of Water Resources.

The project site overlies the Santa Rosa Plain Subbasin of the Santa Rosa Valley Groundwater Basin..
The Santa Rosa Plain Groundwater Sustainability Agency is the Groundwater Sustainability Agency
with authority over the Santa Rosa Plain Subbasin. The Santa Rosa Plain GSA was formed through a
Joint Exercise of Powers Agreement (JPA) entered into by the cities of Cotati, Rohnert Park, and
Santa Rosa; the Town of Windsor; Gold Ridge Resource Conservation District; Sonoma County
(County); Sonoma County Water Agency (Sonoma Water); Sonoma Resource Conservation District;
and an organized group of mutual water and Public Utilities Commission-regulated companies
(Independent Water Systems). In August 2019 following an adjustment of the Subbasin boundaries,
the JPA was amended to include the City of Sebastopol. The Groundwater Sustainability Plan (GSP)
for the Santa Rosa Plain Subbasin was submitted to the California Department of Water Resources
(DWR) in January, 2022 and approved by DWR on January 26, 2023 (Santa Rosa Plain Groundwater
Sustainability Agency, 2023).

California Green Building Standards Code

The California Green Building Standards Code (California Code of Regulations, Title 24, Part 11)
includes mandatory measures for residential and nonresidential development. For example, Section
4.106.2 requires residential projects that disturb less than one acre and are not part of a larger
common plan of development to manage stormwater drainage during construction through on-site
retention basins, filtration systems, and/or compliance with a stormwater management ordinance.
Section 5.106.1 requires newly constructed nonresidential projects and additions of less than one
acre to prevent the pollution of stormwater runoff from construction through compliance with a
local ordinance or implementing BMPs that address soil loss and good housekeeping to manage
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equipment, materials, and wastes. Section 5.303 sets measures for indoor water use for non-
residential development requiring metering devices to conserve water.

State Water Conservation Requirements

Executive Order B-37-16 established a new water use efficiency framework for California. The order
bolstered the state’s drought resilience and preparedness by establishing longer-term water
conservation measures that include permanent monthly water use reporting, new urban water use
targets, reducing system leaks and eliminating clearly wasteful practices, strengthening urban
drought contingency plans, and improving agricultural water management and drought plans. Based
on monthly water use reporting, most urban water suppliers reported sufficient supplies to meet
demand in three additional dry years and are not subject to state conservation mandates. On
February 8, 2017, SWRCB adopted an emergency water conservation regulation to amend and
extend the May 2016 regulation. The amended regulation allows certain suppliers the opportunity
to submit or resubmit their water supply reliability assessments.

c. Regional and Local

Municipal Separate Storm Sewer System

RWQCBs issue stormwater discharge permits, with a Phase | Municipal Separate Storm Sewer
System (MS4) (Order R1-2015-0030) applicable to the City of Sebastopol (SWRCB, 2022). The MS4
programs implement and enforce BMPs to reduce the discharge of pollutants from municipal
separate storm sewer systems.

Low Impact Development Manual

The North Coast Regional Water Quality Control Board (NCRWQCB) issues the NPDES Municipal
Separate Storm Sewer Systems (MS4) Permit (Permit) requiring Governing Agencies to implement a
myriad of programs to prevent pollution, improve and protect storm water quality, reduce storm
water runoff, and enhance the ecologic vitality of local creeks and waterways. The most recent
permit update took effect January 6, 2016 and required that the previous version of this LID
Technical Design Manual (LID Manual) be revised to meet the new permit requirements. The City of
Cloverdale, City of Cotati, City of Healdsburg, City of Rohnert Park, City of Sebastopol, City of Ukiah,
and Town of Windsor have been added to the County of Sonoma, Sonoma County Water Agency,
and City of Santa Rosa as CoPermittees. The 2017 LID Manual provides technical guidance for
project designs that require the implementation of permanent stormwater BMPs. This manual
supersedes the 2005 Standard Urban Storm Water Mitigation Plan and satisfies Order R1-2015-
0030, NPDES Permit CA0025054 (LID Manual CoPermittees, 2017).

City of Sebastopol Water System Master Plan

In 2006, the City approved the Sebastopol Water System Master Plan, which is intended to assist
with planning water system improvements necessary to comply with current City zoning ordinances,
City Standard Details and Specifications, and federal fire regulations. The plan describes the existing
water system and estimates water demand projections. Additionally, it makes recommendations for
water system improvements across the city (City of Sebastopol, 2005).
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City of Sebastopol Water Shortage Contingency Plan

In June 2023, the City approved the Sebastopol Water Supply Contingency Plan (WSCP), which seeks
to conserve the available water supply and ensure the integrity of the water system. The plan
outlines drought response stages, triggers, and response actions (City of Sebastopol, 2023).

Sebastopol General Plan

The City’s 2016-2035 General Plan (City of Sebastopol 2016b) Community Services and Facilities
Element includes goals and policies related to water. The following policies are relevant to the

project.

Goal COS 3: Protect and Enhance Water Resources in Local Creeks, Riparian Habitat, Wetlands, the
Laguna De Santa Rosa Watershed, Atascadero Creek, and Aquatic Habitat

Policy COS 3-1

Policy COS 3-2

Policy COS 3-3

Policy COS 3-4

Policy COS 3-5

Policy COS 3-6

Policy COS 3-7

Policy COS 3-8

Protect and enhance streams, channels, seasonal and permanent marshland,
wetlands, sloughs, riparian habitat, and vernal pools through sound land use
planning, community design, and site planning.

Aggressively pursue a wide range of opportunities to protect water quality
and manage local surface water resources.

Support rehabilitation of any culverted or open existing channelized
waterways, as feasible, to remove concrete linings and allow for a
connection between the stream channel and the natural water table. Avoid
creating additional culverted or open channelized waterways, unless no
other alternative is available to protect human health, safety, and welfare.

Where feasible, support restoration of any existing culverted or channelized
waterways to a more natural condition. Restoration efforts should provide
for naturalized hydraulic functioning. Restoration should also promote the
growth of riparian vegetation to effectively stabilize banks, screen pollutants
from runoff entering the channel, enhance fisheries, and provide other
opportunities for natural habitat restoration.

Require discretionary projects, as well as new flood control and stormwater
conveyance projects, to integrate best management practices (BMPs) and
natural features to the greatest extent feasible, while ensuring that these
features adequately convey and control stormwater to protect human
health, safety, and welfare. New flood control projects should utilize the
natural benefits of slowing and spreading surface water runoff through
natural features in order to promote groundwater infiltration, natural
removal of contaminants, and enhancing riparian habitat health.

Require the use and site design integration of natural features such as
bioswales, vegetation, retention ponds, and other measures to remove
surface water pollutants prior to discharge into surface waters.

Preserve the existing and future floodwater carrying capacity of creeks and
channels during creek restoration.

Require new development to include maintained and managed setbacks and
buffers along creeks, wetlands, riparian corridors, and adjacent to sensitive
habitat.
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Policy COS 3-9

New development adjacent to creeks and streams should include
opportunities for beneficial uses, such as flood control, ecological restoration
activities, public access trails, and walkways.

Goal COS 5: Protect, Manage, and Enhance Groundwater as a Valuable and Limited Shared Resource

Policy COS 5-1

Policy COS 5-2

Policy COS 5-3

Policy COS 5-4

Policy COS 5-5

Policy COS 5-6

Policy COS 5-7

Policy COS 5-8

Policy COS 5-9
Policy COS 5-10

Groundwater should be managed as part of a broader integrated approach
that includes surface water, conservation, water quality, reuse,
environmental stewardship, and other water management strategies.

Operate the City’s well system in such a manner as to not exceed the
sustainable yield of the local groundwater aquifer.

Encourage new groundwater recharge opportunities and protect existing
groundwater recharge areas throughout the Sebastopol Planning Area.

Promote the use of permeable surface materials and provide for ample areas
of open space and naturalized land in order to decrease surface runoff and
promote groundwater recharge.

Seek opportunities to expand the groundwater recharge capacity of City-
owned parcels throughout Sebastopol.

Implement water conservation measures as a key strategy in sustainably
managing local groundwater supplies.

Implement greenhouse gas reduction measures and participate in regional
efforts to study the effects of climate change on precipitation levels as a key
strategy in sustainably managing local groundwater supplies.

Continue to encourage and support federal, state, and local research on and
monitoring of local groundwater conditions, aquifer recharge, watersheds
and streams where needed to assess groundwater quantity and quality.

Protect the water quality obtained from City wells.

Reduce agricultural and pharmaceutical contamination of potable water
supplies in the local aquifer.

Goal CSF 3: Provide an Adequate, Clean, Safe, and Environmentally Sound Water Supply to All
Existing and Future Water Users in Sebastopol.

Policy CSF 3-1

Policy CSF 3-2

Prior to the approval of major new development, Specific Plans, major
infrastructure improvements, or other projects that would result in
increased demand for public water conveyance and treatment, such projects
must demonstrate proof of adequate water supply (e.g., that existing
services are adequate to accommodate the increased demand, or
improvements to the capacity of the system to meet increased demand will
be made prior to project implementation) and that potential cumulative
impacts to water users and the environment will be addressed.

Continue to implement a comprehensive water strategy that balances the
need to supply water to all users served by the City with potable water use
reduction measures.
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Policy CSF 3-4

Policy CSF 3-5
Policy CSF 3-6
Policy CSF 3-7

Policy CSF 3-8
Policy CSF 3-9

Policy CSF 4-1

Policy CSF 4-2

Policy CSF 4-3

Policy CSF 4-4

Policy CSF 4-5

Policy CSF 4-6

Policy CSF 4-7

Policy CSF 4-8

Policy CSF 4-9

Environmental Impact Analysis
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Routinely assess the City’s ability to meet the demand for potable water by
periodically updating the Water Master Plan.

Ensure the water system and supply is adequate to match the rate of growth
and future development.

Priority shall be given to serving existing water uses over new water uses.
Maintain and ensure adequate emergency water supplies.

Continue to implement the City’s water conservation requirements
established in the Municipal Code.

Ensure safe drinking water standards are met throughout the community.

The Public Works Department shall continue to test potable water on
schedules dictated by the State and the U.S. Environmental Protection

Goal CSF 4: Provide Adequate Sewer Service Capacity to Serve Existing and Future Demands

Maintain adequate sewage conveyance infrastructure to meet existing and
projected demand throughout the buildout of the General Plan.

Ensure sewage system capacity is adequate to match the rate of
development.

Work with the Santa Rosa Subregional Wastewater System to assist in the
maintenance of an adequate sewage treatment and disposal system.

Ensure adequate funding is available for needed improvements to the
wastewater conveyance infrastructure, and to reduce stormwater infiltration
to the greatest extent feasible.

Comply with the current Statewide General Waste Discharge Requirements
concerning the operation and maintenance of the City’s sanitary sewer
collection system.

Prior to the approval of development that would result in substantial
increased demand for municipal sewage conveyance and treatment, require
projects to demonstrate that existing services are adequate to accommodate
the increased demand or that improvements to the capacity of the system to
meet increased demand will be made prior to project implementation.

Review new development for consistency with the Sewer Collection System
Master Plan and require new development to pay fair-share payments
towards implementation of system improvements identified in the Sewer
Collection System Master Plan.

Prioritize sewer service improvements to areas within the City that pose a
threat to public health and the environment as a result of deficiencies in
existing sewer or septic systems.

Ensure future sewer and septic systems are designed to meet or exceed all
applicable water quality standards and are located to protect waterways and
groundwater resources.
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Goal SA 2: Reduce Risks to Human Life, Property, and Public Services Associated with Flood Hazards

Policy
Policy SA 2-1

Policy SA 2-2

Policy SA 2-3

Policy SA 2-4

Policy SA 2-5

Policy SA 2-6
Policy SA 2-7

Policy SA 2-8

Policy SA 2-9

Policy SA 2-10

Policy SA 2-11

Policy SA 2-12

Support strong local and countywide measures to protect and increase the
floodwater storage capacity in the Laguna de Santa Rosa.

Utilize the most recent Federal Emergency Management Agency’s Flood
Insurance Rate Maps (FIRM) to reduce risk of flooding, identify special flood
hazard areas subject to 100-year flood inundation, and calculate flow rates
within identified stream channels. Once available, also utilize Department of
Water Resources 200- year floodplain maps to identify areas subject to
potential 200-year flood inundation.

Continue to work with the Sonoma County agencies to ensure that
additional storm drain runoff resulting from development occurring in
unincorporated areas upstream from drainage channels in the Sebastopol
Planning Area is adequately mitigated through improvements on-site and/or
downstream.

Continue to coordinate with the Sonoma County Water Agency in pursuing
all available sources of funding to finance improvements to storm drain
facilities.

Reduce flood risk to development and infrastructure by maintaining effective
flood drainage systems and regulating construction.

Maintain unobstructed water flow in the storm drainage system.

Locate new critical facilities and essential public buildings — including
hospitals and health care facilities, emergency shelters, emergency
command centers, and emergency communications facilities — outside of
flood hazard zones to protect from any unreasonable risk of flooding.

Require all development projects to demonstrate how storm water runoff
will be detained or retained on-site, treated, and/or conveyed to the nearest
drainage facility as part of the development review process. Project
applicants shall demonstrate that project implementation would not result
in increases in the peak flow runoff to adjacent lands or drainage facilities
that would exceed the design capacity of the drainage facility or result in an
increased potential for offsite flooding.

Prohibit development in the 100-year flood zone unless requirements of the
City’s Flood Damage Protection Ordinance criteria are met.

Ensure that the structural and operational integrity of critical facilities is
maintained during flooding.

Monitor ongoing efforts by Federal and State agencies to update flood
hazard maps, including 200-year flood plain mapping, that affect the City and
Planning Area.

Ensure that flood control and management facilities are integrated with
efforts to improve water supply and management. Consider factors such as
groundwater recharge, surface water quality, and the protection of riparian
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habitat when implementing plans and improvements to construct and
maintain flood control and management facilities.

Policy SA 2-13 Encourage and accommodate multipurpose flood control projects that
incorporate recreation, resource conservation, preservation of natural
riparian and biological habitat, and agricultural uses. Where appropriate and
feasible, the City shall also encourage the use of flood and/or storm water
retention facilities for use as groundwater recharge facilities.

Sebastopol Municipal Code

Title 13 of the Sebastopol Municipal Code (SMC) identifies the required City permits for the
construction and operation of water and wastewater connections. In addition, SMC Chapter 13.20
incorporates the City’s stormwater ordinance.

4.8.3 Impact Analysis

a. Significance Thresholds and Methodology

According to Appendix G of the CEQA Guidelines, hydrology and water quality impacts related to the
proposed project would be considered significant if the project would:

1. Violate any water quality standards or waste discharge requirements or otherwise substantially
degrade surface or groundwater quality;

2. Substantially decrease groundwater supplies or interfere substantially with groundwater
recharge such that the project may impede sustainable groundwater management of the basin;

3. Substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river or through the addition of impervious surfaces, in a
manner which would:

a. Result in substantial erosion or siltation on- or off-site;

b. Substantially increase the rate or amount of surface runoff in a manner which would result
in flooding on- or offsite;

c. Create or contribute runoff water which would exceed the capacity of existing or planned
stormwater drainage systems of provide substantial additional sources of polluted runoff; or

d. Impede or redirect flood flows;

In flood hazard, tsunami, or seiche zones, risk release of pollutants due to project inundation; or

5. Conflict with or obstruct implementation of a water quality control plan or sustainable
groundwater management plan.
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b. Project Impacts and Mitigation Measures

Threshold 1: Would the project violate any water quality standards or waste discharge
requirements or otherwise substantially degrade surface or ground water quality?

Impact HYD-1 DEVELOPMENT FACILITATED BY THE PROJECT WOULD NOT VIOLATE WATER QUALITY
STANDARDS OR WASTE DISCHARGE REQUIREMENTS, OR OTHERWISE SUBSTANTIALLY DEGRADE SURFACE OR
GROUNDWATER QUALITY. IMPACTS WOULD BE LESS THAN SIGNIFICANT WITH MITIGATION.

Construction

Construction activities could result in soil erosion due to earth-moving activities such as excavation,
grading, soil compaction and moving, and soil stockpiling.

As described in Section 4.7, Hazards and Hazardous Materials, the project site is associated with an
active Voluntary Agreement cleanup case with regulatory agency oversight by the Department of
Toxic Substances Control (DTSC) (DTSC 2023a). Sampling results indicated that organochlorine
pesticides were present in soil at concentrations below their respective screening levels used for
residential land use, but above California hazardous waste levels at two boring locations within the
existing trees’ driplines “to remain after redevelopment” and arsenic and lead were detected at
concentrations above their respective naturally occurring background concentrations in California
soils (Stantec 2022).

The project would implement Mitigation Measure HAZ-3a which would require the DTSC continue
to be utilized for agency oversight of assessment and remediation of the project site through
completion of construction activities and Mitigation Measure HAZ-3b which requires the
preparation of a Soil Management Plan (SMP) prior to commencement of construction and grading
activities at the project site. A Removal Action Plan was prepared for the project site and
determined soil burial, capping, and deed restriction was the recommended removal action for the
project site (Stantec, 2023). Excavated contaminated soil would be buried under six feet of clean
soil on top of the on-site burial cells. Based on the relatively shallow depth of known soil impacts
(less than 5 feet bgs) and planned depth of excavation for the proposed project (less than 10 feet
bgs), groundwater is not expected to be encountered during construction activities at the project
site.

Construction activities would use hazardous materials such as diesel fuel, gasoline, lubricant oils,
hydraulic fluid, antifreeze, transmission fluid, cement slurry, and other fluids required for the
operation of construction vehicles or equipment. Runoff during storm events would follow the
general topography of the project site, and after grading and excavation activities, runoff would be
directed to flow in the same direction onto Gravenstein Highway. The project would be required to
comply with State and local water quality regulations designed to control erosion and protect water
quality during construction. This includes compliance with the requirements of the NPDES
Construction General Permit, which requires preparation and implementation of a SWPPP for
projects that disturb one acre or more of land. Since the project site area is greater than one acre,
construction activities would be subject to the NPDES Construction General Permit and would be
required to develop a SWPPP. The SWPPP must include erosion and sediment control BMPs that
would meet or exceed measures required by the NPDES Construction General Permit. Construction
BMPs could include inlet protection, silt fencing, fiber rolls, stabilized construction entrances,
stockpile management, solid waste management, and concrete waste management.
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The Sebastopol Municipal Code also includes construction requirements intended to prevent the
degradation of water quality during construction. SMC Chapter 15.08 adopts California Building
Code Appendix J Section J110, Erosion Control which would require preparation of erosion control
plans in conformance with the Erosion and Sediment Control Field Manual published by the San
Francisco Regional Water Quality Control Board, and the State Water Quality Control Board
Construction General Permit (WQO 99-08-DWQ or latest adopted order). SMC Chapter 13.20
requires the reduction of pollutants in stormwater discharge to the maximum extent practicable
and prohibits non-stormwater discharge to the storm drain system.

Compliance with the regulations and required permits discussed above, and implementation of
Mitigation Measures HAZ-3a and HAZ-3b, would reduce the risk of water degradation from soil
erosion and other pollutants related to construction activities. Because violations of water quality
standards would be minimized through existing regulations, project construction would not violate
any water quality standards or waste discharge requirements or otherwise substantially degrade
surface or groundwater quality. Impacts from construction activities under the proposed project
would be less than significant.

Operation

The project would be required to manage stormwater treatment in accordance with the North
Coast RWQCB Order No. R1-2015-0030. Pursuant to SMC Chapter 13.20, which requires the
reduction of pollutants in stormwater discharge to the maximum extent practicable and prohibits
non-stormwater discharge to the storm drain system. In addition to stormwater runoff, polluted
wastewater could be discharged by development facilitated by the project but pollution would be
limited primarily to common household solvents, paints, chemicals used for cleaning and building
maintenance, and landscaping supplies and would not be substantially different from household
chemicals and solvents already in general and wide use throughout any residential area. Once the
project is operational, the contaminated media described above would mostly be removed or
covered and would no longer pose a risk.

Development facilitated by the project would increase wastewater flows to the applicable local
wastewater purveyor. The SMC Chapter 13.20 also prohibits the discharge of industrial waste or any
garbage, except shredded garbage, or any solids, semi-solid or liquid substances resulting from any
garbage, service station, or automobile wash-rack into the sanitary sewer system. Required
compliance with the Code would ensure that wastewater discharges to the sanitary sewer system
and local wastewater treatment plants are properly and effectively treated to meet or exceed
discharge requirements of the NPDES/Waste Discharge Requirement permit.

Runoff from all proposed impervious surfaces would be directed toward the proposed vegetated
buffer strips and the existing detention pond that has enough retention capacity to meet the
hydromodification requirement of 100 percent volume capture. Storm water treatment would be
achieved in the vegetated buffer strips prior to discharge from the site to the detention pond
through a stormdrain network (Appendix H).

In addition, wastewater purveyors collect monthly fees from system users for wastewater flows.
Development associated with the proposed project would be subject to user fees, which would in
turn fund any necessary operating and capacity infrastructure needs for wastewater flows.

Implementation of the regulations, permit requirements, BMPs, Mitigation Measures HAZ-3a and
HAZ-3b and policies described above would prevent or minimize impacts related to water quality
and ensure that development facilitated by the project would not cause or contribute to the
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degradation of water quality in receiving waters. Development facilitated by the project would not
violate any water quality standards or waste discharge requirements or otherwise substantially
degrade water quality, and water quality impacts would be less than significant.

Mitigation Measures

Mitigation Measures HAZ-3a and HAZ-3b would apply.

Significance After Mitigation
With implementation of HAZ-3a and HAZ-3b, impacts would be less than significant.

Threshold 2: Would the project substantially decrease groundwater supplies or interfere
substantially with groundwater recharge such that the project may impede
sustainable groundwater management of the basin?

Impact HYD-2 DEVELOPMENT FACILITATED BY THE PROJECT WOULD NOT INTERFERE SUBSTANTIALLY WITH
GROUNDWATER RECHARGE SUCH THAT THE PROJECT MAY IMPEDE SUSTAINABLE GROUNDWATER MANAGEMENT
OF LOCAL GROUNDWATER BASINS. IMPACTS WOULD BE LESS THAN SIGNIFICANT.

As discussed in Section 4.8.1, Setting, water was detected under the site at 28.5 feet below ground
surface (Stantec, 2022). Although specific designs of foundation systems are not available at this
time, project construction is not anticipated to exceed depths of 20 feet below ground surface,
based on typical construction for residences with no basements. Therefore, groundwater
dewatering is not anticipated to be necessary during project construction activities, as groundwater
below the project site is not likely to be encountered during excavation activities.

Water demand during construction activities would be temporary and limited to the construction
period. The majority of demand would result from dust suppression spraying, which would only be
required for exposed soil during certain construction activities and wind exposure conditions. Water
demand during construction would be temporary, and only small amounts of water would be
required. The total amount of water used for construction activities would be minimal and would
not deplete groundwater sources. Impacts would be less than significant during construction.

This project site catchment area has been broken into seven drainage areas where runoff would be
collected in separate storm drain systems during project operation. Surface runoff from impervious
surfaces would be directed toward vegetated buffer strips where runoff would be treated before
entering the site storm drain network. The new storm drain network would connect to the existing
storm drain of the office park neighboring the project site to the west, which ultimately discharges
to the public storm drain system on Gravenstein Highway.

The office park drainage system includes an existing detention pond that provides detention volume
and keeps the peak flow discharged from that project site to the 10-year pre-construction level. This
detention pond is located adjacent to the western boundary of the project site, to the northwest of
the existing office park development. As part of the project, modifications to the inlet and outlet
structures of this pond to increase its detention volume and provide additional storage volume as
required by the Low Impact Development manual would also be completed.

Although the project would increase both impervious surfaces and demand for groundwater on site,
runoff from impervious surfaces would be detained in detention basins and recharged adjacent to
the site, resulting in the same amount of groundwater recharge post-project as under existing
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conditions. Therefore, the project would not substantially interfere with groundwater recharge at
the project site.

Mitigation Measures

No mitigation is required.

Significance After Mitigation

Impacts would be less than significant without mitigation.

Threshold 3a: Would the project substantially alter the existing drainage pattern of the site or area,
including through the alteration of the course of a stream or river or through the
addition of impervious surfaces, in a manner which would result in substantial
erosion or siltation on- or off-site?

Impact HYD-3 THE PROPOSED PROJECT WOULD ALTER DRAINAGE PATTERNS AND INCREASE RUNOFF IN
THE AREA BUT WOULD NOT RESULT IN SUBSTANTIAL EROSION OR SILTATION ON- OR OFF- SITE. IMPACTS WOULD
BE LESS THAN SIGNIFICANT.

Development of the proposed project would result in a net increase of impervious surfaces on the
project site, as the site is currently undeveloped. New impervious surfaces would increase the rate
and/or amount of surface runoff, redirect runoff to different discharge locations, and concentrate
runoff from sheet flow to channelized flow. As described under Impact HYD-1, the project would be
required to implement erosion and sedimentation controls as part of required NPDES Construction
General Permit BMPs, would be required to maintain disturbed surfaces during construction for
erosion control pursuant to SMC Chapter 13.20, and would be required to prepare and implement
an erosion control plan. The proposed project would also be subject to the North Coast RWQCB
Post-Construction Requirements related to erosion control. Additionally, stormwater runoff would
be captured and controlled by proposed on-site stormwater detention facilities. This would ensure
no increase in off-site runoff or associated erosion or siltation due to substantially increased runoff.
Through implementation of these regulatory requirements, the project would not result in
substantial erosion or siltation on or off site. Impacts would be less than significant.

Mitigation Measures

No mitigation is required.

Significance After Mitigation

Impacts would be less than significant without mitigation.
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Threshold 3b: Would the project substantially alter the existing drainage pattern of the site or area,
including through the alteration of the course of a stream or river or through the
addition of impervious surfaces, in a manner which would substantially increase the
rate or amount of surface runoff in a manner which would result in flooding on- or
off-site?

Threshold 3d: Would the project substantially alter the existing drainage pattern of the site or area,
including through the alteration of the course of a stream or river or through the
addition of impervious surfaces, in a manner which would impede or redirect flood
flows?

Threshold 4: In flood hazard, tsunami, or seiche zones, would the project risk release of pollutants
due to project inundation?

Impact HYD-4 THE PROPOSED PROJECT WOULD ALTER DRAINAGE PATTERNS AND INCREASE RUNOFF IN
THE AREA BUT WOULD NOT RESULT IN INCREASED FLOODING ON OR OFF SITE. IMPACTS WOULD BE LESS THAN
SIGNIFICANT.

According to maps from the Federal Emergency Management Agency (FEMA), the project site is not
located within a flood zone (Map #06097C0715E, effective December 2, 2008). There would be no
new fill material deposited in a mapped floodplain; and runoff from all proposed impervious
surfaces would be directed toward the proposed vegetated buffer strips and the existing detention
pond that has enough retention capacity to meet the hydromodification requirement of 100
percent volume capture. Stormwater detention analyses conducted by Adobe Associates Inc.
confirm that the existing detention facility has sufficient capacity to limit the 10-year peak discharge
flow from the combined watershed of the proposed project site and existing Office Park site under
post-construction conditions to no more than runoff from the combined watershed under pre-
development conditions (Appendix H). Storm water treatment would be achieved in the vegetated
buffer strips prior to discharge from the site to the detention pond through a stormdrain network
(Appendix H). Therefore, although the project would result in increased impervious surface area on
site, the project would not result in increased flooding on or off site. Impacts would be less than
significant.

The project site is not within a Tsunami Hazard Zone (California Department of Conservation, 2022).
The project site is not located within close proximity to a confined water body that would pose a
significant risk from a seiche. Impacts related to risk of pollutant release in tsunami or seiche zones
would be less than significant.

The project site is located approximately 2.5 miles southwest of the Delta Pond, which has a
significant downstream dam inundation hazard (Department of Water Resources, 2020). In addition,
Warm Springs Dam is located in northern Sonoma County approximately 30 miles north of the City.
The project site is in an area where development already exists and would not increase dam
inundation hazards. The City’s Local Hazard Mitigation Plan categorizes the overall significance of
dam inundation in the City as Low (City of Sebastopol 2021). Based on the dam capacity of Delta
Pond and the distance of Warm Springs Dam, it is unlikely that much risk would be imposed on
those areas near Sebastopol, and based on the dam inundation mapping for the Delta Pond dam,
failure or breach of this dam will not impact the City of Sebastopol (City of Sebastopol 2021).
Impacts regarding dam inundation would be less than significant.
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Mitigation Measures

No mitigation is required.

Significance After Mitigation

Impacts would be less than significant without mitigation.

Threshold 3c: Would the project substantially alter the existing drainage pattern of the site or area,
including through the alteration of the course of a stream or river or through the
addition of impervious surfaces, in a manner that would 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?

Impact HYD-5 THE PROPOSED PROJECT WOULD ALTER DRAINAGE PATTERNS AND INCREASE RUNOFF IN
THE AREA BUT WOULD NOT EXCEED THE CAPACITY OF EXISTING OR PLANNED STORMWATER DRAINAGE SYSTEMS
OR PROVIDE SUBSTANTIAL ADDITIONAL POLLUTED RUNOFF. IMPACTS WOULD BE LESS THAN SIGNIFICANT WITH
MITIGATION.

An office park is located directly southwest of the project site. Drainage design for this office park
includes the storm drain system and an onsite detention basin at the northwestern most corner of
the site. The proposed project includes onsite drainage improvements with bioretention facilities
(vegetated buffers and bioswale) and a storm drain network. Runoff from impervious surfaces
would drain through the onsite bioretention facilities and storm drain network before discharging to
the existing storm drain network of the office park. As part of the project, the existing detention
pond and its inlet and overflow structures would be modified to detain and control drainage from
the office park and project site in order to not exceed pre-development drainage levels.

In the Preliminary Drainage Report by Adobe Associates Inc. (Appendix H), peak runoff from the
combined office park and proposed project site in undeveloped condition was calculated as 15.48
cubic feet per second (cfs) for 10-yr storm events with total runoff volume of 95,024 cubic feet (ft).
The proposed rebuilt detention pond and its inlet/outlet and overflow structures were included in
the post-construction analysis model. The total (unmitigated) peak runoff from the combined office
park and proposed project site in developed condition was calculated as 29.21 cubic feet per second
(cfs) with a total runoff of 154,119 cubic feet (ft) for 10-yr storm events. The rebuilt detention pond
was found to be sufficient to regulate the peak discharge flow to 15.38 cubic feet per second (cfs) at
the off-site outfall (Appendix H).

Additionally, as described under Impact HYD-1, the project would implement stormwater quality
controls as required by the RWQCB and SMC, and Mitigation Measures HAZ-3a and HAZ-3b which
would ensure the project does not result in polluted runoff exiting the project site during both
construction and operation. The proposed project would not exceed the capacity of existing or
planned stormwater drainage systems or result in substantial additional sources of polluted runoff.
Impacts would be less than significant.

Mitigation Measures
HAZ-3a and HAZ-3b

Significance After Mitigation
With implementation of HAZ-3a and HAZ-3b, impacts would be less than significant.
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Threshold 5: Would the project conflict with or obstruct implementation of a water quality control
plan or sustainable groundwater management plan?

Impact HYD-6 THE PROPOSED PROJECT WOULD NOT CONFLICT WITH OR OBSTRUCT THE NORTH COAST
RWQCB BASIN PLAN OR SANTA ROSA PLAIN SUBBASIN GSP, PURSUANT TO COMPLIANCE WITH APPLICABLE
WATER QUALITY REGULATIONS. IMPACTS WOULD BE LESS THAN SIGNIFICANT WITH MITIGATION.

Water Quality Control Plan

Development of the proposed project could affect water quality through construction and
operational activities. The Basin Plan identifies beneficial uses for surface water and groundwater
and establishes water quality objectives to attain those beneficial uses. The identified beneficial
uses and the water quality objectives to maintain or achieve those uses are together known as
water quality standards. A conflict with the Basin Plan would occur if the project would degrade the
water quality of surface water or groundwater within the planning area such that the designated
beneficial uses are no longer attainable.

As discussed under Impact HYD-1, compliance with relevant water quality regulations and policies,
including NPDES Construction General Permit, North Coast RWQCB Order No. R1-2015-0030,
Mitigation Measures HAZ-3a and HAZ-3b, and SMC requirements, would reduce the risk of water
degradation from soil erosion and other pollutants related to project construction and operational
activities. Therefore, the proposed project would not result in water quality impacts to nearby
surface waters protected by the Basin Plan, would maintain the identified beneficial uses of nearby
surface and groundwater, and would not conflict with the Basin Plan during construction or
operation. Impacts would be less than significant.

Sustainable Groundwater Management Plan

The Santa Rosa Plain Groundwater Sustainable Agency (SRPGSA) is the GSA with authority over the
Santa Rosa Valley Groundwater Basin. SRPGSA adopted the Santa Rosa Plain Subbasin Groundwater
Sustainability Plan (GSP) in January 2023. The GSP includes projects and management actions
intended to ensure sustainable management of the basin, including recharge projects, demand
management strategies, and implementation actions associated with groundwater extraction. While
the GSP does not provide specific requirements for new development within the basin, the project
includes on-site stormwater capture and detention, which would be consistent with the GSP goals
related to groundwater recharge in the basin.

Consistent with the goals of the GSP, the project would comply with established regulations and
requirements for stormwater control, including through the implementation of post-construction
stormwater management controls, and the upgrade of stormwater detention areas, as described
under Impact HYD-1. The GSP states that the Basin has historically been stable. As described in
Impact HYD-2, the project would not interfere with sustainable management of the groundwater
basin. Therefore, the project would not impair the implementation of the GSP, and impacts would
be less than significant.

Mitigation Measures
Mitigation Measures HAZ-3a and HAZ-3b would apply.
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Significance After Mitigation
With implementation of HAZ-3a and HAZ-3b, impacts would be less than significant.

4.8.4 Cumulative Impacts

The geographic scope for cumulative hydrology and water quality impacts is the North Coast
Hydrologic Unit and Santa Rosa Valley Basin in which the project site is located. This geographic
scope is appropriate for hydrology and water quality because water quality impacts can affect the
entirety of the watershed and groundwater basin where the impact occurs. Cumulative
development within this geographic scope includes development associated with cumulative
projects within nearby portions of Sebastopol.

Cumulative development would generally increase impermeable surface area in the watershed.
Development would potentially increase peak flood flows, alter drainage patterns, reduce
groundwater recharge, and increase pollutants in the regional stormwater. However, as with the
proposed project, cumulative development would be required to adhere to all applicable State and
local regulations designed to control erosion and protect water quality, including applicable
Municipal Codes, the NPDES Construction General Permit, and grading permit requirements, and
Mitigation Measures HAZ-3a and HAZ-3b. All construction sites larger than one acre in size would be
required to prepare and submit a SWPPP, thereby reducing the risk of water degradation on- and
off-site from soil erosion and other pollutants. In addition, the North Coast RWQCB post-
construction requirements for stormwater management encourage and require for certain projects,
on-site treatment and infiltration of stormwater runoff. This would reduce the quantity of
stormwater runoff that enters the storm drainage system and discharges to surface waters.
Therefore, cumulative impacts to peak runoff, flooding, groundwater recharge, or water quality
would be less than significant. As described under Impacts HYD-1 through HYD-6, the proposed
project’s water quality and groundwater recharge impacts would be less than significant with
mitigation. Implementation of the proposed project would not contribute to cumulative impacts to
peak runoff, flooding, groundwater recharge, or water quality. Therefore, the proposed project
would not result in a considerable contribution to a significant cumulative impact.

As discussed under Impacts HYD-2 and HYD-6, the proposed project would increase the demand for
water, which would be derived solely from groundwater sources. Cumulative development would
also increase demand for groundwater supplies. It is anticipated that cumulative development
would result in a significant cumulative impact. The proposed project includes the upgrade of
stormwater detention areas, which would be consistent with GSP goals for groundwater recharge,
and as described under Impact HYD-2, the project would allow for a net recharge to groundwater
and would not interfere with sustainable management of the groundwater basin. Consequently, the
proposed project would not result in a considerable contribution to a significant cumulative impact
related to groundwater.
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4.9  Land Use and Planning

This section analyzes the proposed project’s consistency with applicable land use plans, policies, and
regulations, including the City of Sebastopol General Plan and the City of Sebastopol Municipal Code
(SMC) and identifies whether potential environmental effects could arise from any inconsistencies.
Potential impacts related to the proposed project and its neighboring land uses are discussed in
greater detail in other sections of the EIR.

4.9.1 Environmental Setfting

The project site encompasses approximately 6.1 acres across two parcels, identified by Assessor’s
Parcel Numbers (APN) 060-261-028 and 060-261-026. The project site is currently undeveloped but
includes existing vegetation and mature trees. The project site is generally flat and includes
numerous mature trees across the parcel. The elevation is approximately 200 feet above mean sea
level.

An informal pedestrian pathway bisects the site to connect the existing O’Reilly Media Center
parking lot to the West County Trail, allowing use of the trail. To the east, the site is directly
adjacent to the West County Trail, a paved trail that links Sebastopol with areas to the Northwest,
including Graton and Forestville, and connects in downtown Sebastopol to the Joe Rodota Trail,
which connect downtown Santa Rosa and Sebastopol. These trails run parallel to Highway 116 to
the North of the site and along Highway 12 from eastern Sebastopol to Santa Rosa and is a popular
route for cyclists and pedestrians.

The project site is in a neighborhood characterized by a mix of uses including residential,
educational, commercial, and recreational. The Sebastopol Charter School and single-family
residential uses are located north of the site, across the West County Trail. Uses to the east include
primarily single-family neighborhoods as well as the West County Trail. South of the project site
uses are comprised of primarily commercial uses, including an automotive store, mixed commercial
and residential, and several single-family residences. The existing O’Reilly Media Center directly
abuts the site to the west, and a mix of residential uses are located further west, across Gravenstein
Highway North.

As discussed in Section 2, Project Description, the project site is designated as Office/Light Industrial
(OLI) in the 2016 City of Sebastopol General Plan. The General Plan OLI designation is intended “to
promote well planned, integrated business parks, which will serve as major employment center
within the community” (Sebastopol 2015). The Office/Light Industrial designations only apply to
sites of three (3) acres or larger and must be implemented through the PC-Planned Community
zoning process. Residential uses are allowed at a density of 12.1 to 25 units per acre as a secondary
use to the primary office/light industrial uses allowed in this land use designation.

The project site is designated as Office/Light Industrial (OLM) by the City of Sebastopol Zoning
Ordinance. According to Section 17.25.010 of SMC, the purpose of the OLM District is to implement
the “Office/Light Industrial” land use category of the General Plan and to provide areas for well-
planned, integrated business parks that may include office and related uses. Section 17.25.020 of
SMC lists the allowed uses of the OLM district which includes R7-Multifamily Residential (12.1-25
du/ac) with Planning Commission review.
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49.2 Regulatory Setfing
a. State Regulations

Planning and Zoning Law

State law requires each city and county in California to adopt a general plan for the physical
development of the land within its planning area (Government Code Sections 65300-65404). The
general plan must contain land use, housing, circulation, open space, conservation, noise, and safety
elements, as well as any other elements that the city or county may otherwise be required to, or
wish to, adopt. The circulation element of a local general plan must be correlated with the land use
element.

Zoning authority originates from city and county police power and from the State’s Planning and
Zoning Law, which sets minimum requirements for local zoning ordinances. The city or county
zoning code is the set of detailed requirements that implement the general plan policies at the level
of the individual parcel. The zoning code presents standards for different uses and identifies which
uses are allowed in the various zoning districts of the jurisdiction. Since 1971, State law has required
the city or county zoning code to be consistent with the jurisdiction’s general plan.

b. Regional Regulations

Plan Bay Area 2050

Association of Bay Area Governments (ABAG)/Metropolitan Transportation Commission (MTC) Plan
Bay Area 2050, adopted in October 2021, is a long-range, integrated transportation and land-use
plan for the nine-county San Francisco Bay Area. The Plan is the combined Sustainable Communities
Strategy and Regional Transportation Plan (also referred to as the RTP/SCS) that describes where
and how the region can accommodate the projected 1.4 million new households and 5.4 million
new jobs between 2015 and 2050. The Plan also details the regional transportation investment
strategy over the next 28 years. Growth in the plan area is promoted in Priority Development Areas
and limited in Priority Conservation Areas to promote preservation of key resources. The Plan
contains one main vision that is driven by five guiding principles focused on affordability,
connectedness, diversity, physical health, and community vibrancy (ABAG 2021).

c. Local Regulations

City of Sebastopol General Plan

The City of Sebastopol General Plan identifies the community’s vision for the future and provides a
framework that will guide decisions on growth, development, and conservation of open space and
resources in a manner that is consistent with the quality of life desired by the city's residents and
businesses (City of Sebastopol 2016).

Land Use Element

The Land Use Element demonstrates the City’s commitment to protecting and enhancing

Sebastopol’s unique character and small-town feel, while providing for economic development
opportunities. The Land Use Element includes provisions aimed at providing a range of housing
types that promote a safe and family-oriented living environment. Residential and commercial
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growth is focused within the city limits, with higher density uses focused within the Central Core
(City of Sebastopol 2016). The Land Use Element of the Sebastopol General Plan (2016) contains the
following objectives and policies most relevant to the proposed project:

Goal LU 1: Maintain Sebastopol as a Unique, Charming, and Environmentally Sensitive Small Town
that Provides Residents, Businesses, and Visitors with Opportunities to Enjoy a High Quality of Life

Policy LU 1-1

Policy LU 1-2

Policy LU 1-3

Policy LU 1-4

Policy LU 1-6

Through appropriate land use practices, maintain a supply of developable
mixed use, commercial, industrial, and residential lands sufficient to meet
desired growth and economic needs over the planning period.

Avoid urban sprawl by concentrating development within the City limits;
favor infill development over annexation.

Require new development to occur in a logical and orderly manner, focusing
growth on infill locations and areas designated for urbanization on the Land
Use Map and be subject to the ability to provide urban services, including
paying for any needed extension of services.

Assign the following range of land use designations throughout the City and
to parcels within the UGB, as shown in the Land Use Map (Figure 2.1): Very
Low Density Single Family Residential, Low Density Single Family Residential,
Medium Density Residential, This designation is suitable for duplexes,
apartments, townhouses, and other attached dwelling units.
Commercial/Office, Central Core, Light Industrial, Open Space, Parkland,
Community Facilities, High Density Residential, Office/Light Industrial.

High Density Residential: Designates areas suitable for multifamily dwellings
at a density of 12.1 to 25 units per acre. This designation is suitable for
duplexes, apartments, townhouses, and other attached dwelling units.

Office/Light Industrial: This designation synthesizes Office and Light
Industrial classifications and is intended to promote well planned, integrated
business parks, which will serve as major employment center within the
community. The Office/Light Industrial designations only applies to sites of
three (3) acres or larger and must be implemented through the PC-Planned
Community zoning process. Land uses within business parks shall be limited
to non-polluting, “clean” industries and businesses with primary permitted
uses including corporate and administrative offices and research
development uses. Ancillary uses shall be allowed under this designation,
which may include warehousing and distribution, exercise facilities, child
care uses, and food service uses which provides support services to primary
uses. Residential uses are allowed as a secondary use to the primary
office/light industrial uses allowed in this land use designation at a density of
12.1 to 25 units per acre. Maximum FAR shall not exceed 1.5 (not including
the residential use).

Where appropriate, encourage clustered development and the clustering of
housing so that larger areas of open space may be permanently preserved.
Clustered development may provide flexibility in site design and layout to
allow for smaller lot sizes, but shall not allow a project to exceed the gross
density ranges established under Policy LU 1-4.
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Policy LU 1-7 Encourage new development to be contiguous to existing development,
whenever possible.
Policy LU 1-8 Do not allow development in areas not served by municipal utilities.

Goal LU 5: Preserve the Unique Character and Ambiance of Residential Areas and Maintain
Residential Neighborhoods as Safe and Attractive Places to Live With Convenient Access to Services,
Recreation, and Employment

Policy LU 5-1 Locate residences away from areas of excessive noise, smoke, dust, odor,
and lighting, and ensure that adequate provisions, including buffers or
transitional uses, are made to ensure the health and well-being of existing
and future residents.

Policy LU 5-4 Require the design of new residential development to be consistent with the
City’s design guidelines, to ensure harmony with Sebastopol’s unique, small-
town character and compatibility with existing land uses.

Policy LU 5-5 Strongly encourage residential development in a balanced and efficient
pattern that reduces sprawl, preserves open space, and creates convenient
connections to other land uses.

Goal LU 6: Promote a Range of Housing Options to Provide Affordability for Families, Seniors, and
Low Income Households, Consistent with the Demographic Profile of the Area

Policy LU 6-1 Promote increased residential densities.

Policy LU 6-3 Encourage and support the construction and occupation of very small houses
and micro apartments.

Policy LU 6-4 Provide for a variety of residential products, through the General Plan and
Zoning Code, to accommodate the housing needs of all segments of the
City’s population.

Policy LU 6-2 Promote compact urban form that provides residential opportunities in close
proximity to jobs, services, and transit.

City of Sebastopol Municipal Code

The SMC serves as an implementing tool for the General Plan by establishing detailed development
regulations and standards in each area of the City. State law mandates that zoning regulations be
consistent with the General Plan maps and policies. The Zoning Ordinance can be found in Chapter
17 of the Municipal Code and contains the regulations that pertain to land use in the City. Included
in the Zoning Ordinance are the requirements regarding use, density, intensity, setbacks, signs,
accessory structures and uses and other land use matters. In addition, SMC Chapter 8.12, Tree
Protection, establishes regulations for the installation, maintenance, preservation, and selected
removal of trees within the City.
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4.9.3 Impact Analysis

a. Significance Thresholds and Methodology

Based on Appendix G of the CEQA Guidelines, a land use and planning impact is considered
significant if the proposed project would:

1. Physically divide an established community; or

2. 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.

b. Project Impacts and Mitigation Measures

| Threshold 1: Would the project physically divide an established community?

Impact LU-1 THE PROJECT WOULD NOT PHYSICALLY DIVIDE AN ESTABLISHED COMMUNITY. NO IMPACT
WOULD OCCUR.

The proposed project would involve construction of a new residential development on a currently
undeveloped project site. The project would not separate connected neighborhoods or land uses
from each other. Access to the project site would be provided via new internal roadways. The
project would include construction of landscaped internal walkways throughout the site, and direct
public access to an enhanced 6-foot-wide pedestrian pathway to connect the West County Trail to
Gravenstein Highway along the south border of the site.

No new roads, linear infrastructure, or other development features are proposed that would divide
an established community or limit movement, travel, or social interaction between established land
uses. No impact would occur.

Mitigation Measures

No mitigation measures would be required.

Threshold 2: Would the project cause a significant environmental impact due to a conflict with
any land use plan, policy, or regulation adopted for the purpose of avoiding or
mitigating an environmental effect?

Impact LU-2 THE PROJECT WOULD NOT CONFLICT WITH THE GOALS OR POLICIES IN THE CITY'S GENERAL
PLAN OR THE SMC. THIS IMPACT WOULD BE LESS THAN SIGNIFICANT.

City of Sebastopol General Plan

The project site is designated as Office/Light Industrial (OLI) in the 2016 City of Sebastopol General
Plan. The General Plan OLI designation is intended “to promote well planned, integrated business
parks, which will serve as major employment center within the community.” Residential uses are
allowed at a density of 12.1 to 25 units per acre as a secondary use to the primary office/light
industrial uses allowed in this land use designation. Because the project involves residential uses at
a density of 13.1 units per acre, the project would be consistent with the OLI designation.
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The project would result in a potentially significant impact if it would obstruct the implementation

of the goals and policies within the City of Sebastopol General Plan that were adopted for the
purpose of avoiding or mitigating an environmental effect. Table 4.9-1 provides an evaluation of
project consistency with applicable land use goals and policies.

Table 4.9-1

Project Consistency with the City of Sebastopol General Plan

Measure Project Consistency

Land Use

Policy LU 1-2: Avoid urban sprawl by concentrating
development within the City limits; favor infill
development over annexation.

Policy LU 1-3: Require new development to occur in a
logical and orderly manner, focusing growth on infill
locations and areas designated for urbanization on the
Land Use Map, and be subject to the ability to provide
urban services, including paying for any needed extension
of services.

Policy LU 1-8: Do not allow development in areas not
served by municipal utilities.

Policy LU 1-7: Encourage new development to be
contiguous to existing development, whenever possible.

Policy LU 5-1: Locate residences away from areas of
excessive noise, smoke, dust, odor, and lighting, and
ensure that adequate provisions, including buffers or
transitional uses, are made to ensure the health and well-
being of existing and future residents.

Policy LU 5-4: Require the design of new residential
development to be consistent with the City’s design
guidelines, to ensure harmony with Sebastopol’s unique,
small-town character and compatibility with existing land
uses.

Policy LU 5-5: Strongly encourage residential
development in a balanced and efficient pattern that
reduces sprawl, preserves open space, and creates
convenient connections to other land uses.

Consistent. The project would be within Sebastopol City
Limits and would connect to existing municipal services
including water, wastewater, and electricity. The project
would be consistent with the OLI designation indicated on
the Land Use Map with approval of a Conditional Use
Permit.

Consistent. As discussed in Section 4.9.1, Environmental
Setting, the project site is in a neighborhood characterized
by a mix of uses including residential, educational,
commercial, and recreational. The existing O’Reilly Media
Center directly abuts the site to the west, schools and
residential uses are located north of the site,
neighborhoods and the West County Trail are located east
of the site, and commercial and residential uses are
located south of the project site.

Consistent. Refer to Sections 4.2, Air Quality, 4.11,
Aesthetics, and 4.10, Noise. The proposed project would
not generate objectionable odors affecting a substantial
number of people. The project would be required to
implement Mitigation Measure AES-4 to reduce impacts
regarding outdoor lighting. Mitigation Measure NOI-1
would reduce project operational stationary noise
impacts.

Consistent. Pursuant to SMC Chapter 17.450, project
design would undergo review by the Design Review Board
to ensure consistency with neighborhood character.

Consistent. As discussed in Section 4.9.1, Environmental
Setting, the project site is in a neighborhood characterized
by a mix of uses including residential, educational,
commercial, and recreational. The project includes direct
public access to a new, enhanced pedestrian pathway
connecting Gravenstein Highway to the West County Trail.
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Measure Project Consistency

Policy LU 6-1: Promote increased residential densities.

Policy LU 6-3: Encourage and support the construction
and occupation of very small houses and micro
apartments.

Policy LU 6-4: Provide for a variety of residential products,
through the General Plan and Zoning Code, to
accommodate the housing needs of all segments of the
City’s population.

Policy LU 6-2: Promote compact urban form that provides
residential opportunities in close proximity to jobs,
services, and transit.

Circulation

Policy CIR 2-14: Provide secure bicycle racks in places such
as the Downtown, at commercial areas, park and ride
transit facilities, schools, multiple unit residential
developments, and other locations where there is a
concentration of residents, visitors, students, or
employees.

Policy CIR 2-15: Ensure that all crossings where trails and
roads meet include best practices for crossing design for
these conflict points.

Policy CIR 3-3: Prioritize high-density and mixed land use
patterns that promote transit and pedestrian travel along
transit corridors.

Consistent. The project would have a residential density of
13.1 units per acre and include diverse residential uses,
including accessible ground-floor ADUs, that add diversity
to the City of Sebastopol's ownership housing supply and
meet a variety of residents’ needs by encouraging inherent
affordability and providing housing opportunities for
households at a variety of income levels and life stages.
The project would include accessible and adaptable
features in every building to provide ADA accessibility
beyond what is required by the building code.

Consistent. The project site is within Sebastopol City limits
and in a neighborhood characterized by a mix of uses
including residential, educational, commercial, and
recreational. Private internal streets would provide access
to Gravenstein Highway North, and internal walkways
would connect to the West County trail. There are four
public transit stops within 0.5 miles of the project site.

Consistent. The project would include 96 bicycle parking
spaces (80 in garages and 16 in on-site bicycle racks).

Consistent. Refer to Section 4.13, Transportation.
Mitigation Measure TRA-1 requires a new pedestrian path
to be added through the center of the project site in order
to link the project and mixed commercial office park to the
new HAWK (Pedestrian Hybrid Beacon) crossing across the
north leg of the intersection of SR 116/Danmar Drive after
Caltrans constructs the HAWK crossing and before an
occupancy permit is issued.

Consistent. The proposed project would include
construction of 80 solar all-electric, three-story
townhome-style condominiums, with the potential for up
to 16 ADA-accessible ADUs. The proposed project would
be located within a half mile of SCT Routes 20, 24, and 26,
and would be located in proximity to several existing Class
I, Il, and Il bikeway facilities, including the Class | multi-use
bicycle and pedestrian West County Trail and existing
bicycle lanes along SR 116 between Occidental Road to the
north and the southern city limits at Lynch Road, along
Covert Lane between Ragle Road and SR 116, and along
High School Road-North Main Street between Occidental
Road and SR 116. The proposed project would also include
a new, enhanced 6-foot-wide pedestrian pathway with
public access to connect the West County Trail to
Gravenstein Highway, 96 bicycle parking spaces, and a
bicycle repair station to promote transit and pedestrian
and bicycle travel.
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Measure Project Consistency

Policy CIR 3-4: Design developments to include features
that encourage walking, bicycling, and transit use. Design
features shall include bus turnouts, transit shelters and
benches, and pedestrian access points between
subdivisions and between adjacent related land uses.

Policy CIR 4-2: Require new development to contribute its
proportional cost of circulation improvements necessary
to address cumulative transportation impacts on
roadways throughout the city, as well as the bicycle and
pedestrian network.

Community Services and Facilities

Policy CSF 2-2: Ensure park and trail facilities are
accessible to various segments of the population
including: specific age groups, persons with special
physical requirements, and groups interested in particular
activities.

Policy CSF 2-4: Encourage and support the development
of an integrated trails and routes network extending and
connecting local and regional trails and routes to schools,
open space areas, park and recreation facilities, and
residential areas to serve both recreational and utilitarian
travel.

Policy CSF 2-5: Preserve and enhance public access
through new and existing development to facilitate access
to the local trail network.

Policy CSF 2-13: Require major new development to
provide direct pedestrian connections, such as sidewalks,
trails and other rights-of-way improvements to the
existing and planned network of parks and trails,
wherever feasible and appropriate. For smaller
development projects, the City shall explore and pursue
partnership opportunities to provide cost-effective
connections.

Policy CSF 5-4: Ensure that new development is served
with adequate water volumes and water pressure for fire
protection.

Policy CSF 6-14: Consider the needs of seniors and people
with disabilities when reviewing future development
applications and land use plans.

Conservation and Open Space

Policy COS 2-1: Protect and enhance sensitive habitats,
which include creek corridors, wetlands, vernal pools,
riparian areas, wildlife and fish migration corridors, native
plant nursery sites, waters of the United States, sensitive
natural communities, and other habitats designated by
State and Federal agencies.

Consistent. The proposed project would include a new,
enhanced 6-foot-wide pedestrian pathway with public
access to connect the West County Trail to Gravenstein
Highway, 96 bicycle parking spaces, and a bicycle repair
station to encourage walking and the use of bicycles.

Consistent. The project would be required to pay traffic
impact fees or construct facilities pursuant to SMC Chapter
3.36.

Consistent. The project would include 107,200 square feet
of common open space and construction of land