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Pursuant to Section 15071 of the State CEQA Guidelines, this proposed Mitigated Negative
Declaration and the attached Initial Study, including the identified mitigation measures and
monitoring program, constitute the environmental review conducted by the County of Sonoma
as lead agency for the proposed project described below:

Project Name: PLP19-0009, Hyatt Place Wine Country Hotel
Project Applicant/Operator: Scott Schellinger

Project Location/Address: 3750 North LaughlinRd, Santa Rosa CA 95403
APN: 059-370-033

General Plan Land Use Designation: Light Industrial (LI)

Zoning Designation: Industrial Park (MP) 2 AC AVG (Two Acre Average)

VOH (Valley Oak Habitat)
Decision Making Body: Sonoma County Board of Supervisors

Appeal Body: None

Project Description: See ltem lll, below
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmental factors checked below would be potentially affected by this project,
involving at least one impact that is a “Potentially Significant Impact” or “Less than Significant
with Mitigation” as indicated inthe attached Initial Study and in the summary table below.

Table 1. Summary of Topic Areas

Topic Area Abbreviation Yes No
Aesthetics VIS

Agricultural & Forestry AG

Air Quality AIR

Biological Resources BIO

Cultural Resources CuL X

Energy ENE

Geology and Soils GEO

Greenhouse Gas Emission GHG

Hazards and Hazardous Materials HAZ X
Hydrology and Water Quality HYDRO X

Land Use and Planning LU

Mineral Resources MIN

Noise NOISE X

Population and Housing POP

PublicServices PS

Recreation REC

Transportation TRAF

Tribal Cultural Resources TCR

Utility and Service Systems UTL X

Wildfire WILD X
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The followinglists other publicagencies whose approval is required for the project, or who
have jurisdiction overresources potentially affected by the project.

Table 2. Agencies and Permits Required

Agency

Activity

Authorization

U.S. Army Corps of Engineers

Fillingwetlands

Clean Water Act, Section 404

U. S. Fish and Wildlife Service
(FWS)

Incidental take permit for
listed plantand animal
species

Endangered Species Act

California Department of Fish
and Wildlife

Incidental take permit for
listed plantand animal
species

California Endangered
SpeciesAct

Regional Water Quality
Control Board (North Coast)

Discharge or potential
discharge to waters of the
state; wetland dredge or fill

CaliforniaClean Water Act
(Porter Cologne) —Waste
Discharge requirements,
general permit or waiver;
Clean Water Act, Section 401
and 404

State Water Resources
Control Board

Generating stormwater
(construction, industrial, or
municipal)

National Pollutant Discharge
Elimination System (NPDES)
requires submittal of NOI

Bay AreaAir Quality
Management District
(BAAQMD)

Stationary air emissions/
Green House Gas Emissions

BAAQMD Rulesand
Regulations (Regulation 2,
Rule 1 — General
Requirements; Regulation 2,
Rule 2 — New Source Review;
Regulation9 — Rule 8 — NOx
and CO from Stationary
Internal Combustion Engines;
and other BAAQMD
administered Statewide Air
Toxics Control Measures
(ATCM) for stationary diesel
engines

State Division of Aeronautics

Construction inairport safety
zone

FAA Form 7460 letterof
compliance
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Initial Study
. INTRODUCTION:

Sonoma County has received an application for a Planning Project to construct a 165-room, six-
story hotel with a 176-seat rooftop restaurant at 3750 North Laughlin Road, Santa Rosa,
California. The projectseeks a Use Permit, Design Review Approval, an amendment to the
Airport Industrial Area SpecificPlan, and a Development Agreement. The projectsiteison a
4.18-acre vacant parcel (APN 059-370-033) located west of U.S. Route 101 and east of Charles
M Schulz Airport. The property contains a developed building pad with no other site
improvements. The project site is southeastand adjacent to the intersection of Airport
Boulevard and North Laughlin Road. The projectsite isrelatively flatand level and contains
non-native annual grassland. A referral letter was sentto the appropriate local, state, and
interest groups who may wish to comment on the project.

This report is the Initial Study required by the California Environmental Quality Act (CEQA).
Information on the project was provided by Scott Schellinger of CSW Land Solutions. Technical
studies provided by qualified consultants are attached to this Expanded Initial Study to support
the conclusions. Other reports, documents, maps, and studiesreferredto in this documentare
available for review at the Permit and Resources Management Department (Permit Sonoma).
Please contact Lauren Scott, Contract Planner, at (510) 845-7549 for more information.

1. PROJECT LOCATION

The project site encompassesone 4.18-acre parcel at 3750 North Laughlin Rd, Santa Rosa (APN
059-370-033). As shown on Figure 1, the project site is located in unincorporated Sonoma
County, west of U.S. Route 101 and approximately 1,000 feet east of Charles M Schulz Airport.
U.S. Route 101 (US 101) providesregional access to the project site. The project site is located
at the southeastern corner of the intersection of North Laughlin Road and Airport Boulevard.
The project parcel is part of the Westwind Business Park and is one of three remaining vacant
parcels. According to the Sonoma County General Plan the project site is designated as “Limited
Industrial” which is a category where the range or scale of industrial usesis limited. The Limited
Industrial land use designation also includesindustrial parks. The site is designated “Industrial
Park” underthe Sonoma County Airport Industrial Area SpecificPlan. The project parcel is
zoned Industrial Park (MP), with a 2-acre parcel average and a Valley Oak Habitat (VOH)
overlay.



Project
Site

Figure 1. Project Site Vicinity
(Permit Sonoma GIS, 2020)
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Project Site

Figure 2. Project Site
(Permit Sonoma GIS, 2020)
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lll.  SETTING

The project siteis inthe center of Sonoma County, between Highway 101 and Charles M Schulz
Airport. The projectarea is surrounded by the Town of Windsor to the north, the
unincorporated communities of Larkfield-Wikiup to the east, the City of Santa Rosa to the
southeastand Charles M Schulz Airport (Santa Rosa Airport) to the west. As shown on Figure 2,
the project site isbounded by Airport Boulevard and a thermal processing equipment
manufacturer to the north, vacant land to the east, an optical filter manufacturer to the south,
and North Laughlin Road and a plastic molding manufacturer to the west. The projectsite is
located ina largely developed areawith industrial and office uses.

As it exists nearthe project site, Airport Boulevardis a 3-lane (54 feetfrom curb to curb)
arterial road that connects Highway 101 to Charles M Schulz Airport. North Laughlin Road is 3-
lane (+ 40 feetfrom curb to curb) collectorroad that extends between Airport Boulevard and
River Road. The project site is approximately 0.2 miles (1,056 feet) to the east of Charles M
Schulz Airport. The Sonoma County Office of Education and Sonoma County Special Education
School are located approximately 300 feet northeast of the site across Airport Boulevard. A
Sonoma-Marin Area Rail Transit (SMART) stationis 0.7 miles to the east of the projectsite. The
SMART and freight corridor runs directly through the SpecificPlan Areain a north-south
direction. There isan existing Class Il bikeway along Airport Boulevard and a Sonoma County
Transit stop located on the northern property boundary.

The project site is within the boundaries of the Sonoma County Airport Industrial Area Specific
Plan and located within the Santa Rosa Plain. A majority of the land withinthe SpecificPlan
Area, including the project parcel, has been designated by the Association of Bay Area
Governments ABAG as the Sonoma County Airport Employment Investment Area (EIA).

IV.  EXISTING FACILITY

The project siteis undeveloped but does contain one 35,315 square foot gravel building pad
and a concrete sidewalk alongthe northern parcel boundary (Figures 3 and 4). The project site
was part of the Andromeda Constellation Subdivision, a phase of the Westwind Business Park.
Approximately 0.28 acres of the project site has been previously developed and landscaped
along the northern property line as part of the Westwind Business Park improvements. These
improvementsinclude a small developed and landscaped area along the northern parcel
boundary consisting of planted landscape trees and a concrete sidewalk that provides
pedestrian access along Airport Boulevard.

The majority of the project site contains non-native annual grassland. The project site contains
0.26 acres of seasonal wetlands occupyingdepressionsin previously graded pad areas. The
project site was subject to a jurisdictional wetland delineation and regulatory permitting
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process to fill wetlandsin the late 1990’s and early 2000’s; mitigation bank wetland credits
were purchased, and portions of the site were graded and filledin 2003. An additional 0.26
acres of seasonal wetlands have formed since then. Vegetationinthese areas consist mostly of
Californiasemaphore grass and perennial ryegrass. In 2017 new 404 permitand 401 water
quality certification applicationsto fill 0.26 acre of wetlands and the purchase of additional
wetland mitigation creditsfrom an approved mitigation bank has been completed. The project
site is generallyflat, ranging from 114 to 120 feetabove mean sea level.

Figure 3. View of Project Site Facing North from the Southern Property Line
(MIG, 2019)

Figure 4. View of Project Site Facing Southeast from the Western Property Line
(MIG, 2019)
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V.  PROJECT DESCRIPTION

The applicant is proposing to enter intoa Development Agreementto develop a 165-room, six-
story hotel with a 176-seat rooftop restaurant in a single building. The buildingwouldinclude
an indoor swimming pool, conference rooms, and diningarea. Parkingfor the hotel would be
available onsite through 212 parking stalls. Additional parking may also be provided offsite via
an agreement with the adjacent parcel to the south. Accessto the parkinglot and hotel would
be providedviatwo driveways on North Laughlin Road. The project site would not connect
directly to Airport Boulevard. The hotel would employ an estimated 45 employeesand the
rooftop restaurant an estimated 30 employees. Figure 5 shows the project site plan.

The footprint of the hotel would be L-shaped, with a length of 280 feetlocated perpendicularto
the northern edge of the site, and a 70-to-100-foot width. The buildingwould have a gross floor
area of 116,571 square feetand sixfloors. The main entrance to the hotel would be on the
western facade of the building, facing North Laughlin Road. Adjacentto the covered entrance is
a 1,642 square foot outdoor seatingarea. The ground floor of the proposed buildingwould
contain an entrance lobby, kitchen, bar/café, lounge area, two meeting/conference rooms,
offices for employees, indoor pool and spa (hot tub), and restrooms for a total of 22,468 square
feet. Floors 2-5 would be organized according to the same general floor plan and contain 35
rooms arranged around a central hallway. The elevators and other service areas would be
located towards the middle of each floor. The sixth floor would contain 17 rooms, outdoor
deck, and the rooftop restaurant.

The exteriorof the buildingwould be contemporary and generally rectangular in shape. Figures
6 and 7 show renderings of the exterior. Seven building signs (totaling 612 square feet) are
tentatively proposed at this time, two on the eastern elevation, three onthe northern elevation
facing Airport Boulevard, one on the southern elevation, and one on the western elevation
facing North Laughlin Road. All seven of the signs would be affixed tothe building/structures.

The project seeksa Use Permit, Design Review Approval, SpecificPlan Amendment, and a
Development Agreementto permitthe Project as described. An amendmentto the Airport
Industrial SpecificPlanis requested as part of this project to allow flexibility in design standards
provided a project requesting a deviation from the design standards containedin the specific
plan receives Design Review Committee approval, approval of a Use Permit, and in cases where
an exceptionto the heightstandards is requested, issuance of a No Hazard Determination by
the Federal Aviation Administration (FAA). Specifically, the amendmentis necessary to allow
the proposed buildingto exceed a height of 50 feet as required by the SpecificPlan, allowa
commercial floorarea ratio beyond 5% per development, and to allow a reduced setback from
Airport Boulevard where 85 feetis currently required.
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Access:

Primary access and egress for vehicles and trucks would be a driveway from North Laughlin
Road. The driveway would allow for two-way traffic to enter and exit the site. Secondary access
would be providedvia a driveway in the southwestern portion of the site, also along North
Laughlin Road.

No direct access is proposed from Airport Boulevard. Emergency fire services would access the
building both from Airport Boulevard and via the project driveways.

Frontage Improvements:

Frontage improvementsalong North Laughlin Road and Airport Boulevard were previously
made during the original business park subdivision. Improvementsinclude sidewalks and
landscaping. The sidewalk along North Laughlin Road would be altered and improved as part of
project construction. Lane configuration on the northbound approach to Airport
Boulevard/North Laughlin Road-Skylane Boulevard will be modified to change the existingleft-
turn lane to shared left-turn/through lane, allowing the existing through/right-turn lane to be
dedicatedto right turns only until a trafficsignal or a roundabout is constructed. The existing
bus stop located eastbound on Airport Boulevard would be improved as part of the project per
the request of Sonoma County Transit.

Parking Lot:
The project wouldinclude construction of a parking lot surrounding the hotel buildingand

connects to North Laughlin Road viatwo driveways. The developed areawould total
approximately three acres of impervious area. The project proposes a total of 212 vehicle
parking spaces and 20 bicycle parking spaces for the hotel, restaurant, and meeting/conference
rooms. This includes 198 standard parking spaces, eight electricvehicle charging stations, and
seven ADA accessible spaces. Parking is located on the eastern, southern, and western side of
the building. Additional parking may be provided offsite through an agreementwith the
neighboring business to the south of the project site. If provided and agreed to, this offsite
parking would occur withinthe paved and striped parking lot on the parcel to the south (APN
059-370-003).

Landscaping:
A combination of native and non-native trees, shrubs, and plants would be used around the

site, includingon the perimeterof the site along North Laughlin Road and Airport Boulevard.
Large shrubs and treeswould be used in the parking lot landscape islands. Approximately 21%
of the total lotarea will be landscaped. Six different tree species and sixteen differentshrub
and plant varieties are proposed. A ‘living wall’ covered with creepingfig (ficus pumila repens)is
proposed along the project’s frontage on Airport Boulevard.
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Stormwater Management:

The site has one storm drain inlet nearthe northeast corner of the project parcel that flows
westvia an existing 36” storm drain and enters the Sonoma County drainage network. The
project site generally slopesto the northeast, with two existing flow lines which direct flows to
the north and east (to the existing stormdrain inlet) and to the east and north (to the existing
storm drain inlet), where it enters publicstormwater infrastructure. The proposed structures
and features will consist of the onsite building, asphalt paving, sidewalks and walkways, trash
enclosure, site lighting, landscaping, underground utilities, storm water management facilities,
Low Impact Development (LID) features and related improvements.

The project includesa Low Impact Development (LID) plan that would create stormwater
management features designed to capture one hundred percent of the onsite stormwater flows
generated. Alongthe eastern property line, two concrete retaining walls will be constructed,
which will function as headwalls to allow capture of the offsite stormwaterrun-on. The offsite
run-off will be collected at two pointsin 30-inch diameterstorm drain pipesand routed to the
north and then west, alongthe north side of the building. Runoff from the hotel building roof
downspouts and parkingareas will be routed into planter boxes and raingardens for filtration
and treatment of all stormwater runoff from the project site.

Treatment and retention for the parking lot and paved areas would be providedforinthe
proposed rainwater gardens located in adjacent landscaped areas. Treatment for the building
would be provided through plantersand a 36” pipe storm drain located beneath the parking
lot.

Water & Sewer:

The project would receive water service from the Town of Windsor’s municipal water system.
Domestic wastewater disposal would be provided by the Airport/Larkfield/Wikiup Sanitation
District.

Construction:

Project construction wouldinclude earthwork, grading, paving, building construction, and the
installation of underground utilities (including water, sewer, storm drainage, electrical and
irrigation facilities). Sanitary sewage disposal would be provided by a connectionto the
Airport/Larkfield/Wikiup Sanitation District sanitary sewer system. Water for the building would
be supplied from the Windsor Water District. The proposed construction and improvements
would disturb approximately fouracres. The 0.26 acres of seasonal wetlands would be filled as
part of the project and conservation credits have been previously purchased to offset thisloss.
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The table below provides a summary of the project.
Table 3: Project Breakdown
Height 75’-0” (excluding mechanical equipment)

Gross Floor Area

Concrete Sidewalk

Parking Lot

Building

Total Impervious
Landscaping/Pervious Area

Hotel Lodging

Hotel Kitchen and Cafe
Rooftop Restaurant
Conference/Meeting Rooms
Indoor Pool and Spa Room

Parking Spaces
Bicycle Parking

116,571 square feet

16,456 square feet
76,279 square feet
22,468 square feet
115,203 square feet
41,831 square feet

165 rooms

2,602 square feet

1,728 square feet (176 seats)
1,398 square feet

2,266 square feet

212 spaces onsite
1 bicycle space per 15 employees



Figure 5. Proposed Project Site Plan
(Always Engineering, Inc., 2021)
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Figure 6. Rendering of Proposed Project from N. Laughlin Road
(Lowney Architecture, 2021)
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Figure 7. Rendering of Proposed Project from Airport Boulevard
(Lowney Architecture, 2021)
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VI. ISSUES RAISED BY THE PUBLICOR AGENCIES

A referral packet was drafted and circulated to inform and solicit comments from selected
relevantlocal and state agencies; and to special interest groups that were anticipated to take
interestin the project.

The project planner has received responsestothe referral from the followingagencies: Sonoma
County Transit, Charles M. Schulz — Sonoma County Airport, Sonoma County Department of
Health Services, Permit Sonoma Sanitation Section, Permit Sonoma Project Review Health
Specialist, PG&E Plan Review, Sonoma County Department of Transportation & Public Works,
Permit Sonoma Grading and Stormwater Section, the Northwest Information Center,
Middletown Rancheria, Cloverdale Ranch of Pomo Indians, Graton Rancheria, Stewarts Point
Rancheria Band of KashiaPomo Indians, and Lytton Rancheria. The referral responsesincluded
several project use permit conditions of approval. The project and specific plan amendment
were referredto the Airport Land Use Commission which made a determination of consistency
withthe Comprehensive Airport Land Use Plan (CALUP) on June 18, 2021.

The project plannerhas not received any public comments.
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VIl. EVALUATION OF ENVIRONMENTAL IMPACTS

This section analyzes the potential environmental impacts of this project based on the criteria
set forth in the State CEQA Guidelines and the County’s implementing ordinancesand
guidelines. Foreach item, one of four responses are given:

No Impact: The project would not have the impact described. The project may have a
beneficial effect, butthere isno potential forthe project to create or add incrementto
the impact described.

Less Than Significant Impact: The project would have the impact described, but the
impact would not be significant. Mitigationis not required, although the project
applicant may choose to modify the project to avoid the impacts.

Potentially Significant Unless Mitigated: The project would have the impact described,
and the impact could be significant. One or more mitigation measures have been
identified that will reduce the impact to a lessthan significantlevel.

Potentially Significant Impact: The project would have the impact described, and the
impact could be significant. The impact cannot be reduced to lessthan significant by
incorporating mitigation measures. An environmental impact report must be prepared
for this project.

Each question was answered by evaluatingthe projectas proposed; that is, without considering
the effect of any added mitigation measures. The Initial Study includes a discussion of the
potential impacts and identifies mitigation measures to substantially reduce those impacts to a
level of insignificance where feasible. All references and sources usedin this Initial Study are
listed inthe Reference section at the end of thisreport and are incorporated herein by
reference.

The project applicant, Scott Schellinger on behalf of Landmark Hotels, Inc, has agreed to accept
all mitigation measures listed in this Initial Study as conditions of approval for the proposed
project, and to obtain all necessary permits, notify all contractors, agents and employees
involvedin project implementation and any new owners should the property be transferredto
ensure compliance with the mitigation measures.
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1.  AESTHETICS

Except as provided in Public Resources Code Section 21099, would the project:
a) Have a substantial adverse effect on a scenic vista?

Comment:

The projectis notinan area designated as visually sensitive by the Sonoma County General
Plan (i.e., ScenicLandscape Unit, Scenic Corridor, Community Separator). The nearest
designated scenicresource is Highway 101, about 1.2 miles east of the project site, 2 which
does not afford views of the project due to existingdevelopmentand vegetation. The
project site is currently vacant and surrounded by existingindustrial and office
development.

While the requested specificplanamendment would introduce flexibility inthe design
guidelines of the Airport Industrial Area SpecificPlan, projects requesting an exception to
the design standards would be subject to review and approval by the Design Review
Committee and must be found consistent with the applicable County zoning regulations.
The requested specific planamendment would therefore not have a substantial adverse
effecton a scenicvista.

Significance Level: Less than Significant with Mitigation Incorporated

Mitigation Measure:

Mitigation Measure VIS-1: Final design and landscaping plans shall be submitted by the
applicant for review by Permit Sonoma. Building shape, colors, textures, and materials shall
be consistentwith the surrounding environment. Screening vegetation shall be sufficientin
quantity, type, size (height), and location. All County notes regarding specificdesign
specifications/standards shall be added to construction drawings or otherwise incorporated
into the project. (See Mitigation Measure VIS-2for review of final lighting plans.)

Mitigation Monitoring:

Mitigation Monitoring VIS-1: Prior to project approval, Permit Sonoma shall review final
design and landscaping plansto ensure consistency with General Plan, Municipal Code, and
the Airport Industrial SpecificPlan visual requirements. Building/grading permits shall not
be approvedforissuance by Permit Sonoma - Project Review Staff until any County notes
are printed on the final project plans.

1 Sonoma County. General Plan 2020 Scenic Corridors, “Sonoma County Agricultural Preservation & Open Space
District,” https://www.sonomaopenspace.org/wp-content/uploads/Scenic ANSI D 05152017.pdf, accessed
August12,2020.



https://www.sonomaopenspace.org/wp-content/uploads/Scenic_ANSI_D_05152017.pdf
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b) Substantially damage scenic resources, including, but not limited to trees, rock
outcroppings, and historic buildings within a state scenic highway?

Comment:

State Scenic highways referto those highways that are officially designated by the California
Department of Transportation (Caltrans) as scenic. There are no state scenic highwaysin the
vicinity of the project area. Highway 101 to the east of the project area is designated a
Scenic Corridor by the Sonoma County General Plan. Highway 101, whichis approximately
1.2 miles east of the projectsite, is not a designated California Scenic Highway.?

Significance Level: No Impact

c) Substantially degrade the existingvisual character or quality of public views of the site
and its surroundings? (Public views are those that are experienced from publicly
accessible vantage point). If the project is in an urbanized area, would the project conflict
with applicable zoning and other regulations governing scenic quality?

Comment:

The projectis locatedin an urbanized area. The existingvisual character of the site and its
surroundingsis a builtenvironment, comprised of industrial and office uses. The proposed
project would be consistent with the land use designation for the site and with the MP
(Industrial Park) zoning developmentrequirements.

While the requested specificplanamendment would allow for flexibility in design guidelines
subjectto review and approval by the Design Review Committee, the amendmentis
consistent with the Airport Industrial Area SpecificPlan standards related to visual
amenities. These include the preservation and protection of vegetative and wildlife habitat,
enhancingand protectingthe visual experience along Airport Boulevard to provide an
attractive entranceway image, emphasizing rigorous design requirements to enhance the
overall market attractiveness of the area, and establishinga system of signage, landscaping,
lighting, and other design features for reasonable application throughout the planningarea
in order to identify, visual entrance and integrate the airport industrial area.

The visual character of the existingundeveloped site would be changed because
introduction of project structures would clearly contrast with (stand out against) existing
conditions. Consideration of the following measuresrelated to project building
characteristics (e.g., form, line, color, texture) would reduce projectvisual effectsto a less-

2 Caltrans. Map Viewer website, “California Scenic Highways,”
https://www.arcgis.com/home/webmap/viewer.html?layers=f0259b1ad0fe4093a5604c9b838a4864a, accessed
August12,2020.



https://www.arcgis.com/home/webmap/viewer.html?layers=f0259b1ad0fe4093a5604c9b838a486a
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than-significantlevel. The proposed building would be six stories and a maximum of 85 feet
in height (including rooftop equipment). Due to the height of the building, the project
would be visible from surrounding public viewpoints.

Based on the Sonoma County “Visual Assessment Guidelines”3, the projectsite sensitivity
would be considered “Low” because it is not locatedin a zone designated to protect scenic
resources, the project site has slopes lessthan 20 percent, and the site is withinan urban
zoningdesignation with no significant natural vegetation or topography.

Low: The site is within an urban land use designation and has no land use or zoning
designations protecting scenic resources. The project vicinity is characterized by urban
development or the site is surrounded by urban zoning designations and has no historic
character and is not a gateway to a community. The project site terrain has visible slopes
less than 20 percent and is noton a prominent ridgeline and has no significant natural
vegetation of aesthetic value to the surrounding community.

Based on County Visual Assessment Guidelines, the projectis characterized as “Dominant”
because it stands out against its setting and attracts attention away from the surrounding
landscape.

Dominant: Project elements are strong — they stand out against the setting and attract
attention away from the surrounding landscape. Form, line, color, texture, and night
lighting contrast with existing elements in the surrounding landscape.

The project's visual effect on the visual character or quality of the site and its surroundings
was determined based on County Visual Assessment Guidelines, Table 3: Thresholds of
Significance for Visual Impact Analysis.

3 Sonoma County. “Visual Assessment Guidelines and Procedure,” January 2019
https://sonomacounty.ca.gov/PRMD/Regulations/Environmental-Review-Guidelines/Visual-
AssessmentGuidelines/, accessed August 12,2020.


https://sonomacounty.ca.gov/PRMD/Regulations/Environmental-Review-Guidelines/Visual-AssessmentGuidelines/
https://sonomacounty.ca.gov/PRMD/Regulations/Environmental-Review-Guidelines/Visual-AssessmentGuidelines/
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Table 1-1. Thresholds of Significance for Visual Impact Analysis (Table 3, County Visual
Assessment Guidelines)

Visual Dominance

Sensitivit

v Dominant Co-Dominant Subordinate Inevident

Maximum Significant Significant Significant Less than
significant

High Significant Significant Less than Less than
significant significant

Moderate Significant Less than Less than Less than
significant significant significant

Low Less than Less than Less than Less than
significant significant significant significant

Consideringthe project site’s “Low” visual sensitivity and the project’s “Dominant” visual
dominance, the project would be consideredto have a “Less than significant” effectonthe
existingvisual character or quality of the site and its surroundings.

The proposed project received preliminary approval by the County Design Review
CommitteereviewonlJune 16, 2021, ensuringthat the aestheticqualities of the project are
maximized, and visual impacts are minimized.

Significance Level: Lessthan Significant Impact

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

Comment:

The project designincludes the use of a non-reflective roof that would be usedto limitthe
amount of glare during daytime hours. The project proposes exteriorlighting which would
include exterior pole lighting forthe parking lot and lights on the building. The project
wouldinclude the use of “Dark Sky Compliant,” fully shielded, downward facinglights which
would be located at the lowest possible pointto the ground in order to avoid light pollution,
glare and unnecessary glow. Flood lights and uprights are not proposed.
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Overall, lighting provisionsincorporated into the project’s design would minimize lighting
effects on nighttime view in the area. However, as a condition of approval, the project
would be required to comply with Section 26-82-030(g) of the County Code pertainingto
lighting: “The color, size, height, lighting and landscaping of appurtenant signsand
structures shall be elevated forcompatibility with local architectural motif and the
maintenance of view and vistas of natural landscapes, recognized historiclandmarks, urban
parks or landscaping. In addition, Section 26-82-030 (n) provides: “All lightingin parking
areas shall be arranged to preventdirector glare or illumination onto adjacent properties.”

Significance Level: Less than Significant with Mitigation Incorporated

Mitigation Measures:

Mitigation VIS-2: Prior to issuance of building permits, an exteriorlighting plan shall be
submitted for final Design Review by Permit Sonoma, which shows that: (1) exteriorlighting
is low mounted, downward casting, and fully shielded to preventglare; (2) lightingis Dark
Sky Compliant; (3) light fixtures shall not be located at the periphery of the property and
shall not spill over onto adjacent properties or into the sky; (4) flood lights would not be
used; (5) all parking lot and street lights would be full cut-off fixtures; and (6) security
lighting shall be motion-sensoractivated.

Mitigation Monitoring:

Mitigation Monitoring VIS-2 (Ongoing) Permit Sonoma shall not issue the Building Permit
until final Design Review of the exteriorlighting plan has been completed and the lighting
plan is consistent with the approved plans and County standards. Permit Sonoma shall not
sign off final occupancy of the Building Permit until a site inspection of the property has
been conducted that indicatesall lightingimprovements have beeninstalled accordingto
the approved plans and conditions. If light and glare complaints are received, Permit
Sonoma shall conduct a site inspection and require the property to be brought into
compliance or initiate proceduresto revoke or modify the permit.

2. AGRICULTURE AND FOREST RESOURCES

In determining whetherimpacts to agricultural resources are significant environmental effects,
lead agencies may referto the California Agricultural Land Evaluation and Site Assessment
Model (1997) prepared by the California Department of Conservation as an optional model to
use inassessingimpacts on agriculture and farmland. In determining whetherimpactsto forest
resources, includingtimberland, are significant environmental effects, lead agencies may refer
to information compiled by the California Department of Forestry and Fire Protectionregarding
the state's inventory of forestland, includingthe Forest and Range Assessment Projectand the
Forest Legacy Assessment project; and forest carbon measurement methodology providedin
Forest Protocols adopted by the California Air Resources Board.
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Would the project:

a)

b)

c)

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

Comment:

The project site and the surrounding parcels are designated as ‘Urban and Built-Up Land’
under the California Department of Conservation Division of Land Resource Protection
Farmland Mapping and Monitoring Program.4 The project site does not currently support
agriculture operations and the project would have no impact on existing farmland.

Significance Level:No Impact

Conflict with existing zoning for agricultural use, or Williamson Act Contract?
Comment:
The project site is not zoned for agricultural use, and is not part of or includedina

Williamson Act contract.>

Significance Level: No Impact

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

Comment:

The project site is not withina Timberland Production zoning district, and is comprised of
grasslands with less than a dozen landscapingtrees around the perimeterof the site.6The
project site is zoned Industrial Park and the project would not cause a rezoning of forest
land or timberland zoned Timberland Production.

Significance Level:NoImpact

4 California Department of Conservation. State of California. “California Important Farmland Finder,”
https://maps.conservation.ca.gov/DLRP/CIFF/, accessed August 12, 2020.

> Sonoma County. Permit Sonoma GIS “Zoning andLand Use, ”
https://sonomacounty.maps.arcgis.com/apps/webappviewer/index.html?id=06ac7fe1b8554171b4682dc 14129396

2,accessed August 12,2020.
6 Sonoma County. PermitSonoma GIS “Zoning and Land Use,”
https://sonomacounty.maps.arcgis.com/apps/webappviewer/index.html?id=06ac7fe1b855417 1b4682dc14129396

2,accessed August12,2020.


https://maps.conservation.ca.gov/DLRP/CIFF/
https://sonomacounty.maps.arcgis.com/apps/webappviewer/index.html?id=06ac7fe1b8554171b4682dc141293962
https://sonomacounty.maps.arcgis.com/apps/webappviewer/index.html?id=06ac7fe1b8554171b4682dc141293962
https://sonomacounty.maps.arcgis.com/apps/webappviewer/index.html?id=06ac7fe1b8554171b4682dc141293962
https://sonomacounty.maps.arcgis.com/apps/webappviewer/index.html?id=06ac7fe1b8554171b4682dc141293962
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d) Resultin the loss of forest land or conversion of forest land to non-forest use?
Comment:
The project siteis not forestland and is not located near any forest land and would

therefore not resultin the loss of forestland.

Significance Level: No Impact

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

Comment:

The project site is designated Urban and Built-Up Land by the California Farmland Mapping
and Monitoring Program?’ and does not contain existing ormapped forest land. The project
does not involve otherchanges inthe environmentthat could resultin conversion of
farmland to non-agricultural use or forest land to non-forest use.

Significance Level: No Impact

3. AIR QUALITY

Where available, the significance criteria established by the applicable air quality management
district or air pollution control district may be relied upon to make the following
determinations.

The applicant submitted an Air Quality and Greenhouse Gas Emissions Technical Report that
was prepared by AECOM and dated July 2021.8 The study provided the regulatory framework
applicable to the project, estimated construction and operational emission associated with the
project usingthe California Emissions Estimator Model (CalEEMod) version 2020.4.0, and
evaluated the potential for the project to resultin impacts with regard to air quality and
greenhouse gas emissions. As discussed in greater detail below, the Technical Report concludes
that potentially significantimpacts may be reduced to a less-than-significantlevel through the
incorporation of mitigation measures. The Technical Report was found to be sufficient by
PermitSonoma Project Review staff based on the site-specificinformation available atthe time
of the analysis.

7 California Department of Conservation. State of California. “California Important Farmland Finder,”
https://maps.conservation.ca.gov/DLRP/CIFF/, accessed August 12,2020.

8 AECOM, “Technical Report forthe Proposed Hyatt Place Hotel Air Quality and Greenhouse Gas Emissions.” July
2021.
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Would the project:

a)

b)

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

Comment:

The proposed project would not conflict with nor obstruct implementation of the Bay Area
Air Quality Management District (BAAQMD) 2017 Clean Air Plan.® The 2017 Clean Air Plan
includesincreasesinregional construction, area, mobile, and stationary source activities,
and operations inits emissioninventories and plans for achieving attainment of air quality
standards. Chapter 5 of the 2017 Clean Air Plan contains the BAAQMD’s strategy for
achievingthe plan’s climate and air quality goals. This control strategy is the backbone of
the 2017 Clean Air Plan.

The proposed project consists of the construction and operation of a new hotel. The
proposed project would not exceed the level of population or housingforeseenin county or
regional planning efforts; therefore, it would not have the potential to substantially affect
housing, employment, and population projections within the region, which are the basis of
the 2017 Clean Air Plan projections. The control measures inthe 2017 Clean Air Plan do not
directly apply to the proposed project and, therefore, the proposed project would not
conflict with the 2017 Clean Air Plan. Furthermore, as described underb), below, the
increase in regional emissions generated by the proposed project would be less than the
BAAQMD’s emissions thresholds. Noimpact would occur.

Significance Level: No Impact.

Result in a cumulatively considerable net increase of any criteria pollutant for which the
project region is non-attainment under an applicable Federal or State ambient air quality
standard?

Comment:

The proposed project would generate both short-term construction emissionsand long-
term operational emissions. Asdescribed in more detail below, the proposed project would
not generate short-term or long-term emissions that exceed BAAQMD-recommended
criteria air pollutant thresholds after the implementation of Mitigation Measure AIR-1.

The proposed project is located withinthe San Francisco Bay AreaAir Basin (Basin), where
efforts to attain state and federal air quality standards are governed by the BAAQMD. Both
the State of Californiaand the federal government have established health-based ambient
air quality standards (AAQS) for seven air pollutants (known as criteria pollutants). These

% Bay Area Air Quality Management District (BAAQMD). 2017 Clean Air Plan: Spare the Air, Cool the Climate.
BAAQMD, Planning, Rules, and Research Division. April 19,2017.
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pollutantsinclude ozone (O3), carbon monoxide (CO), nitrogen dioxide (NO>), sulfurdioxide
(SO2), inhalable particulate matter with a diameter of 10 microns or less (PMio), fine
particulate matter with a diameter of 2.5 microns or less (PM.:s5), and lead (Pb). The state
has also established AAQS for additional pollutants. The AAQS are designedto protect the
health and welfare of the populace within a reasonable margin of safety. Where the state
and federal standards differ, California AAQS (CAAQS) are more stringentthan the national
AAQS (NAAQS). The U.S. Environmental Protection Agency (U.S. EPA), CaliforniaAir
Resources Board (CARB), and BAAQMD assess the air quality of an area by measuring and
monitoringthe amount of pollutantsin the ambient air and comparing pollutantlevels
against NAAQS and CAAQS. Based on these comparisons, regions are classifiedinto one of
the following categories:

e Attainment. Aregionis “in attainment” if monitoring shows ambient concentrations of
a specificpollutantare less than or equal to NAAQS or CAAQS. In addition, an area that
has beenre-designated from nonattainmentto attainmentis classifiedasa
“maintenance area” for 10 years to ensure that the air quality improvements are
sustained.

¢ Nonattainment. If the NAAQS or CAAQS are exceeded fora pollutant, the regionis
designated as nonattainmentfor that pollutant. It isimportant to note that some
NAAQS and CAAQS require multiple exceedances of the standard for a regionto be
classified as nonattainment. Federal and state laws require nonattainmentareas to
develop strategies, plans, and control measures to reduce pollutant concentrations to
levelsthat meet, or attain, standards.

e Unclassified. An area isunclassifiedif the ambient air monitoring data are incomplete
and do not support a designation of attainment or nonattainment.

Air pollution levels are measured at monitoring stations located throughout the Basin. Table
3-1 summarizesthe Basin’s attainment status for the CAAQS and NAAQS. 10

The proposed project would generate both short-term construction emissions and long-
term operational emissions. The project’s potential emissions were estimated using the
CalEEMod, Version 2020.4.0.

Construction Emissions

Project construction would consist of site preparation, grading, building construction,
paving and application of architectural coatings. The proposed project would result in the
temporary and short-term generation of ROG and NOx emissions during construction

10 Bay Area Air Quality Management District (BAAQMD). 2017a. “Air Quality Standards and Attainment Status”.
BAAQMD, Research & Data, Air Quality Standards & Attainment Status. January5, 2017. Accessed on April 30,
2020 at http://www.baagmd.gov/research-and-data/air-quality-standards-and-attainment-status.



http://www.baaqmd.gov/research-and-data/air-quality-standards-and-attainment-status

PROPOSED INITIAL STUDY/
MITIGATED NEGATIVE DECLARATION
File#PLP19-0009

August 12,2021

Page24

activities. ROG and NOx emissions are primarily associated with exhaustfrom mobile
equipment, including off-road construction equipmentand on-road motor vehicles. Exhaust
emissions from construction equipmentand motor vehicles would also generate PMio and
PMy s emissions. Earth and material disturbance activities such as buildingdemolition,
grading, and site preparation are the primary sources of fugitive PM emissions.

Table 3-1: San Francisco Bay Area Air Basin Attainment Status

Attainment Status(®
Pollutant Averaging Time
CAAQS NAAQS
1-Hour N --
O3
8-Hour N
24-Hour N U
PMio
Annual Average N --
24-Hour -- N
PMy.5
Annual Average N U/A
1-Hour A A
co
8-Hour A A
1-Hour A ute)
NO;
Annual Average -- A
1-Hour A U
SO,
24-Hour A --
Sulfates 24-Hour A --
Lead 1-Hour U -
Visibility Reducing 24-Hour B 3
Particles

Source: BAAQMD 2017a.
(A) A= Attainment, N=Nonattainment, U=Unclassified.

As shown in Table 3-2, construction emissions forthe proposed project would result in
average unmitigated daily emissions of approximately 6 pounds perday of ROG and 17
pounds per day of NOx. The maximum daily NOx emissions shownin Table 3-2 would not
exceedthe applicable BAAQMD threshold of significance (54 pounds per day of NOx).1!
Consistent with the Bay Area Air Quality Management District (BAAQMD) recommended
thresholds of significance for construction-related emissions for ROG, NOx, PMio (exhaust

11 AECOM, 2021.
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only), and PMy s (exhaust only), Table 3-2 presents average daily construction-related

emissions.

Table 3-2: Estimated Project Construction Criteria Air Pollutant Emissions (Unmitigated)

Pollutant Emissions (Average Pounds per Day)
Emissions Source ROG NOx PV PVizs
Construction Emissions 5.72 17.16 0.81 0.76
BAAQMD CEQA Threshold 54 54 82 82
::’r:;z::;ally Significant No No No No

Source: AECOM 2021; (Table AQ-2).

Althoughthe proposed project’s construction-related emissions would not exceed
BAAQMD's construction threshold of significance, BAAQMD recommends that all projects
involving construction activities, regardless of the significance determination, implement
BAAQMD’s Basic Construction Emission Control Practices.12BAAQMD’s Basic Construction
Emission Control Practices include such measures as watering the construction site twice
daily, limitingvehicle speeds on unpaved roadways to 15 miles perhour, minimizingvehicle
idling, covering haul trucks transporting soil, and cleaning paved roads. Accordingly, the
County would implement Mitigation Measure AIR-1, which requires the implementation of
the BAAQMD’s Basic Construction Emission Control Practices. This would reduce the
proposed project’s potentially significant regional construction criteria air pollutantimpact
to less than significant.

Operational Emissions

Operational emissions can be distinguished accordingto theirsource, including mobile,
energy, and area source emissions. Mobile-source emissions are those associated with
vehicle trips, which for the proposed Project would include hotel guests, employee trips,
and delivery trips. Area-source emissions are those associated with consumer products,
periodicarchitectural coatings, and landscape maintenance activities. Energy use emissions
are associated with building electricity and natural gas usage (non-hearth).

Estimated daily operational emissions forthe proposed project are shown in Table 3-3. As
shown inTable 3-3, ROG and NOx emissions are estimated to be approximately 10 and 12
pounds per day, respectively, comparedto a threshold of 54 pounds per day for each
pollutant. Therefore, the proposed project’s long-term operational emissions would not
exceed the BAAQMD’s ROG or NOx thresholds of significance. Operational PM emissions are

12 Bay Area Air Quality Management District (BAAQMD)2017b. California Environmental Quality Act Air Quality
Guidelines. San Francisco, CA.June 2010, updated May2017.
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shown inthis table, as well, and be below applicable BAAQMD thresholds of significance.
Consistent withthe BAAQMD recommended thresholds of significance for operations-
related emissionsfor ROG, NOx, PMio (exhaustonly), and PM..s (exhaustonly), Table 3-3
presents both maximum annual and average daily emissions.

Table 3-3: Estimated Project Construction Criteria Air Pollutant Emissions (Unmitigated)

o Pollutant Emissions
Emissions Source ROG NOx PV PViss
Maximum Annual (tons per year) 1.84 2.12 0.06 0.05
BAAQMD Annual Threshold (tons per year) 10 10 15 10
Average Daily Emissions (pounds per day) 10.07 11.62 0.30 0.30
BAAQMD Daily Threshold (pounds per day) 54 54 82 54
Exceeds Significance Threshold? No No No No

Source: AECOM 2021; (Table AQ-3).

Conclusion

As discussed above, the proposed project would not resultin construction or operational
emissions of criteria air pollutants that exceed BAAQMD thresholds of significance. In
developingits CEQA significance thresholds, the BAAQMD considered the emission levels at
which a project’s individual emissions would be cumulatively considerable. The BAAQMD
considers projects that result in emissionsthat exceed its CEQA significance thresholdsto
resultin individual impacts that are cumulatively considerable and significant. Since the
proposed project would not individually exceed any BAAQMD CEQA significance thresholds
with application of Mitigation Measure AIR-1, the cumulative air quality impact would be
lessthan significant with mitigationincorporated.

Significance Level: Lessthan Significant with Mitigation Incorporated

Mitigation Measures:

Mitigation Measure AIR-1 Implement BAAQMD Basic Construction Emissions Control
Practices: The County shall require the implementation of the following BAAQMD Basic
Construction Emissions Control Practices during Project construction:

o Allexposedsurfaces(e.g., parking areas, staging areas, soil piles, graded areas, and
unpaved access roads) shall be watered two times per day.

e All haul trucks transporting soil, sand, or otherloose material off-site shall be
covered.

e Allvisible mudor dirt track-out onto adjacent publicroads shall be removed using
wet powervacuum street sweepers at least once per day. The use of dry power
sweepingis prohibited.
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e Allvehicle speedsonunpavedroads shall be limitedto 15 miles perhour (mph).

e Allroadways, driveways, and sidewalks to be paved shall be completed as soon as
possible. Building pads shall be laid as soon as possible aftergrading unless seeding
or soil binders are used.

e Idlingtimesshall be minimized eitherby shuttingequipment off whennot in use or
reducing the maximum idlingtime to 5 minutes (as required by the California
airborne toxics control measure Title 13, Section 2485 of California Code of
Regulations [CCR]). Clearsignage shall be provided for construction workers at all
access points.

e All construction equipmentshall be maintained and properly tunedin accordance
with manufacturer’s specifications. All equipmentshall be checked by a certified
mechanic and determinedto be running in proper condition prior to operation.

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

c) Expose sensitive receptors to substantial pollutant concentrations?

Comment:

Some populations are more susceptible to the effects of air pollutionthan the population at
large; these populations are defined as sensitive air quality receptors. Sensitive receptors
include children, the elderly, the sick, and the athletic. Land uses associated with sensitive
receptors include residences, schools, playgrounds, childcare centers, athleticfacilities,
long-term health care facilities, rehabilitation centers, convalescent centers, and retirement
homes. The nearest sensitive receptors are located at the at the Sonoma County Detention
Center, approximately 750 feet northwest of the projectsite.

Construction Emissions

Construction-related activities would resultin short-term emissions of diesel particulate
matter (DPM) from the exhaust of off-road heavy-duty diesel equipment forsite
preparation (e.g., excavation, grading, and clearing); paving; application of architectural
coatings; and other miscellaneous activities. DieselPMwas identified as a toxic air
contaminant (TAC) by CARB in 1998. The potential cancer risk from the inhalation of DPM,
as discussed below, is the TAC of concern related to construction activities.

With respect to the healthimpacts, the dose to which receptors are exposedisthe primary
factor usedto determine healthrisk (i.e., potential exposure to TAC emission levelsthat
exceed applicable standards). Dose is a function of the concentration of a substance or
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substances inthe environmentand the duration of exposure to the substance. Dose is
positively correlated with time, meaning that a longerexposure period wouldresultina
higherexposure level forthe maximally exposed individual. Thus, the risks estimated for a
maximally exposed individual are higherifa fixed exposure occurs over a longer period of
time.

According to the California Office of Environmental Health Hazard Assessment, health risk
assessments (HRA), which determine the exposure of sensitive receptors to TAC emissions,
should be based on a 70-year exposure period; however, such assessments should be
limited tothe period and duration of activities associated with the subject project.

In the case of the proposed Project, construction activities are anticipated to last for a total
of approximately 18 months, which would be approximately 5 percent of the minimal
exposure time for a typical HRA. In addition, the surrounding land uses are industrial uses,
with limited sensitive receptors that would be exposed to emissions generated during
construction. The nearest sensitive receptorsinclude individuals residing temporarily at the
Sonoma County Detention Centerapproximately 750 feet northwest of the projectsite.
Because of the limited emissions generated during construction activities (as shown in Table
3-2), the limited duration of construction, and distance from sensitive receptors,
construction of the proposed project would not result in exposure of sensitive receptorsto
substantial TAC emissions.

Operational Emissions

Hotels do not typically generate substantial TAC emissions. Land uses that are more likely to
generate substantial TAC emissionsinclude industrial land uses that involve stationary
sources and manufacturing processes. The proposed land use could involve trips coming to
and leaving from the project site using diesel-fueled vehicles. However, the proportion of
diesel-fueled vehiclesis anticipated to be comparable to current baseline diesel vehicle
population (i.e., Sonoma County average). In other words, the proposed project’s land use is
not the type of land use that would likely generate ahigher proportion of diesel-fueled
vehicles or heavy-duty trucks, which would be anticipated from land uses, such as
distribution centers and heavy industrial projects. Thus, the proposed project’s land use
would not substantially increase the proportion of diesel-fueled vehicles comingto and
leaving the project site above the countywide average.

The proposed project would generate lessthan one pound per day of PMy s (see Table 3-3).
Part of these PM..s emissions would be DPM; however, the majority of these emissions
would be distributed overregional and local roads and would not be concentrated in one
location as a constant source of TAC emissions from the Project site, such as a stationary
source. Thus, the proposed project’s minimal TAC emissions would be intermittentand
dispersedthroughout the region on local roadways and highways and would not expose a
single receptorto all of its emissions. Because the proposed project’s potential TAC
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emissions (i.e., operational mobile-source emissions) would be intermittent and dispersed
throughout local roadways, these emissions would not be proportionately higherthan
baseline mobile sources (i.e., notinclude a higher proportion of diesel-fueled vehicles than
current levels) and would not expose a single receptorto the bulk of itsemissions.
Therefore, the proposed project’s operational activities would not generate TAC
concentrations at any site that would expose sensitive receptors to substantial TAC
concentrations. Consideringthisinformation, the proposed project’s operational activities
would not generate substantial TAC emissions that would expose nearby sensitive receptors
to substantial TAC concentrations.

CO Hotspots

Local mobile-source CO emissionsand concentrations near roadway intersectionsare a
direct function of traffic volume, speed, and delay. Transport of CO is extremely limited
because it disperses rapidly with distance from the source under normal meteorological
conditions. However, under specific meteorological conditions, CO concentrations near
roadways and/or intersections may reach unhealthy levels with respect to local sensitive
land uses, such as residential units, hospitals, schools, and childcare facilities.

BAAQMD has developeda screeningthresholdto determineif a project would cause an
intersectionto potentially generate aCO hotspot. The screeningthresholds have been
developed with conservative assumptions to avoid underestimating CO concentrations.
Therefore, a project that would not exceed the screeningthresholds would be highly
unlikely togenerate a CO hotspot and would not expose sensitive receptorsto CO
concentrations harmful to publichealth. According to this methodology, projects would
have the potential to generate a CO hotspot if it did not contribute a substantial volume of
vehicle tripsto an intersectionthat exceeded 44,000 vehicles perhour. For intersections
located inareas where vertical and/or horizontal mixingis substantially limited, the
screeningthresholdis 24,000 vehicles perhour.

The highest hourly volume of vehicles at an intersectionin the vicinity of the project site
would occur under peak-hourcumulative plus proposed project conditions at the Airport
Boulevardand U.S. 101 Southbound ramps intersection. The maximum hourly volume at
this intersection would be approximately 3,329 vehicles per hour?3, which would be
substantially lessthan the 24,000 and 44,000 vehicles perhour screeningthreshold.
Therefore, implementation of the proposed Project is not expected to have the potential to
generate CO hotspots.

Significance Level: Less Than Significant.

13 W-Trans. “TrafficImpact Study forthe Hyatt Place Hotel,” February 17, 2021.
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d) Result in other emissions (such as those leading to odors adversely affecting a substantial
number of people)?

Comment:

Construction of the project would generate typical odors associated with construction
activities, such fuel and oil odors, asphalt paving odors and painting/coating odors. The
odors generated by the project would be intermittentand localized in nature and would
disperse quickly. The project would not generate odors during operation. Therefore, the
project would not create objectionable odors affecting a substantial number of people. No
impact would occur.

Significance Level: Less Than Significant.

4. BIOLOGICAL RESOURCES

The applicant submitted a biological resource assessment prepared by WRA Environmental
Consultants, dated May 2020, and labeled Biological Assessment.14 This study addresses listed
species, evaluates wetland andriparian resources, and the Santa Rosa Plain. The project area
has been part of the larger Westwind Business Park development which WRA Environmental
Consultants reviewed as part of their assessment of the site. These previous studiesinclude
Landmark Hotel Group Hyatt Hotel Biological Resources Technical Report (WRA 2019) 15,
Biological Site Surveys (WRA December 2016, July 2019, August 2019), Jurisdictional Wetlands
Determination (Corps of Engineers 7/13/2018), Aquatic Resources Inventory for Waters of the
U.S., Waters of the State, and CDFW Streams (SFEI 2020), Rare plantsurveysin 2016 (WRA
unpublished). WRA biologists conducted site visits to observe existing conditions onthe Project
site in December 2016, on July 16, 2019, and on August 26, 2019. The Project Area was
traversed on foot to determine (1) plant communities present withinthe Project Area, (2)
whetherexisting conditions provide suitable habitatfor any special-status plant or wildlife
species, and (3) whethersensitive habitats are present. As discussed in greater detail below,
the study concludesthat potentially significantimpacts may be reduced to a less than
significantlevel through application of County standards or by incorporation of mitigation
measures. The study area for this project’s field surveyislimited to the project site and
additional approximate 8 acres in vacant land to the southeast of the site. The biological
resource analysis was found to be sufficient by the project planner, based on the site-specific
information available at the time of the analysis.

Regulatory Framework

14 WRA Environmental Consultants, “Biological Assessment, Landmark Hotels, Inc., Hyatt Place Sonoma Wine
County Project, Santa Rosa, Sonoma County, California,” May 2020.

15 WRA Environmental Consultants, “Biological Resources Technical Report, Landmark Hotel Group, Hyatt Hotel
Project, Santa Rosa, Sonoma County, California,” August 2019.
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The followingdiscussionidentifies federal, state, and local environmental regulations thatserve
to protect sensitive biological resources relevantto the California Environmental Quality Act
(CEQA) review process.

Federal

Federal Endangered Species Act (FESA): Establishes a broad publicand federal interestin
identifying, protecting, and providingfor the recovery of threatened or endangered species.
The Secretary of Interiorand the Secretary of Commerce are designatedin the FESA as
responsible foridentifying endangered and threatened species and their critical habitat,
carrying out programs for the conservation of these species, and rendering opinions regarding
the impact of proposed federal actions on listed species. The U.S. Fishand Wildlife Service
(USFWS) and the National Oceanic and AtmosphericAdministration’s National Marine Fisheries
Service (NOAA Fisheries) are charged with implementing and enforcing the FESA. USFWS has
authority over terrestrial and continental aquatic species, and NOAA Fisheries has authority
over speciesthat spendall or part of theirlife cycle at sea, such as salmonids.

Section 9 of the FESA prohibitsthe unlawful “take” of any listed fish or wildlife species. Take, as
defined by FESA, means “to harass, harm, pursue, hunt, shoot, wound, kill, trap, capture, or
collect, or to attempt to engage inany such action.” USFWS’s regulations define harm to mean
“an act which actually kills or injures wildlife.” Such an act “may include “significant habitat
modification or degradation where itactually kills or injures wildlife by significantly impairing
essential behavioral patterns, including breeding, feeding or sheltering” (50 CFR § 17.3). Take
can be permitted under FESA pursuant to Sections 7 and 10. Section 7 provides a process for
take permitsfor federal projects or projects subjectto a federal permit, and Section 10 provides
a process for incidental take permits for projects without a federal nexus. The FESA does not
extendthe take prohibition to federally listed plants on private land, other than prohibitingthe
removal, damage, or destruction of such speciesin violation of state law.

The Migratory Bird Treaty Act of 1918 (MBTA): The MBTA (16 USC §§ 703 et seq., Title 50 Code
of Federal Regulations [CFR] Part 10) states it is “unlawful at any time, by any means orin any
manner, to pursue, hunt, take, capture, kill; attempt to take, capture or kill; possess, offerfor
sale, sell, offerto barter, barter, offerto purchase, purchase, deliverfor shipment, ship, export,
import, cause to be shipped, exported, orimported, deliverfortransportation, transport or
cause to be transported, carry or cause to be carried, or receive for shipment, transportation,
carriage, or exportany migratory bird, any part, nest, or egg of any such bird, or any product,
whetheror not manufactured, which consists, or is composedin whole or in part, of any such
bird or any part, nest or egg thereof...” In short, under MBTA itisillegal todisturba nest thatis
in active use, since this could resultin killinga bird, destroyinga nest, or destroyingan egg. The
USFWS enforces MBTA. The MBTA does not protect some birds that are non-native or human-
introduced or that belongto families thatare not covered by any of the conventions
implemented by MBTA. In 2017, the USFWS issued a memorandum stating that the MBTA does
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not prohibitincidental take; therefore, the MBTA is currently limited to purposeful actions, such
as directly and knowingly removinga nestto construct a project, hunting, and poaching.

The Clean Water Act (CWA): The CWA isthe primary federal law regulating water quality. The
implementation of the CWA is the responsibility of the U.S. Environmental Protection Agency
(EPA).However, the EPA depends on other agencies, such as the individual states and the U.S.
Army Corps of Engineers (USACE), to assist in implementingthe CWA. The objective of the CWA
is to “restore and maintain the chemical, physical, and biological integrity of the Nation’s
waters.” Section 404 and 401 of the CWA apply to activities that would impact waters of the
U.S. The USACE enforces Section 404 of the CWA and the California State Water Resources
Control Board (SWRCB) enforces Section 401.

Santa Rosa Plain Conservation Strategy and Programmatic Biological Opinion: The Santa Rosa
Plainis locatedin central Sonoma County, bordered on the south and west by the Laguna de
Santa Rosa, on the east by the foothills, and on the north by the Russian River. The Plain and
adjacent areas are characterized by vernal pools, seasonal wetlands, and associated grassland
habitat, which support —among other floraand fauna — the threatened Californiatiger
salamander (Ambystoma californiense; CTS) and four endangered plant species: Burke’s
goldfields (Lasthenia burkei), Sonoma sunshine (Blennosperma bakeri), Sebastopol
meadowfoam (Limnanthes vinculans), and many-flowered navarretia (Navarretia leucocephala
ssp. plieantha). These listed plants grow onlyin seasonal wetlands; CTS uses seasonal wetlands
for breeding, and the surrounding uplands for dispersal, feeding, growth, maturation and
maintenance of the juvenile and adult population (upland habitat).

The Santa Rosa Plain Conservation Strategy (Conservation Strategy) 16 was developed to create
a long-term conservation plan to mitigate for the potential adverse impacts of future
developmentonfederally-listed plants and animals in the Santa Rosa Plain. The Conservation
Strategy protects and contributesto the recovery of Burke’s goldfields, Sonomasunshine,
Sebastopol meadowfoam, and CTS; and provides the biological framework upon whichthe
Programmatic Biological Opinion (PBO)1’is based. Under the Conservation Strategy and PBO,
vernal pools and most other seasonal wetlands on the Santa Rosa Plain are consideredto be
suitable habitat for Burke’s goldfields, Sonoma sunshine, and Sebastopol meadowfoam. Loss of
such habitat is considered an adverse impact to all three species, regardless of whether or not

16 USFWS et al. 2005. Final Santa Rosa Plain Conservation Strategy. Sacramento Office of the U.S. Fish and Wildlife
Service, California Department of Fish and Game, U.S. Army Corps of Engineers, U.S. Environmental Protection
Agency, North Coast Regional Water Quality Control Board, County of Sonoma, Cities of Cotati, Rohnert Park, and
Santa Rosa, Laguna de Santa Rosa Foundation. December 1, 2005.

17 USFWS. 2007. Programmatic Biological Opinion (Programmatic) for U.S. Army Corps of Engineers Permitted
Projects that Affect the California Tiger Salamander and Three Endangered Plant Species on the Santa Rosa Plain,
California (Corps File No. 223420N). November 9, 2007.41 pp. w/ Enclosures.
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the speciesare actually present, because the habitat may retain a remnant seed bank for the
species.

Projects that require U.S. Army Corps of Engineers (USACE) permitapproval (such as the
proposed project) can be appendedto the PBO, and thereby providedindividual take
authorization, if the projects apply the PBO’s mitigation ratios and adhere to all applicable
avoidance and minimization measuresinthe PBO. The PBO potentially allows appendage of all
projects on the Santa Rosa Plain, regardless of size or extent of impact, with the exception of
projects that would affect occupied Burke's goldfields or Sonoma sunshine habitat with
populations of 2,000 or greater plants. However, the final decision to allow appendage rests
with USFWS which reservesthe right to require a separate Section 7 consultation for any
project based on the level ofimpacts, avoidance, and minimization or mitigation measures. The
Corps and USFWS have also followed a policy to apply the PBO onlyto those projects with 3.0
acres or less of impacts to seasonal wetlands; larger projects typically require individual
consultations with USFWS.

The Conservation Strategy identifies eight conservation areasfor listed plants and CTS, one
listed plantand CTS preserve system, and one listed plant conservation area. Conservation
areas are lands where recovery and mitigation efforts should be directed to best protect and
expand populations of the listed species. The Conservation Strategy also encourages the
establishment of preserves within these areas; translocation of listed species; habitat
improvementthrough wetland creation, restoration, and enhancement; and mitigation
measuresto reduce and compensate for impacts. Projects on the Santa Rosa Plain that
potentially affect these federally-listed species should evaluate those impacts and implement
mitigation measures based on recommendationsin the Conservation Strategy.

Under the Conservation Strategy, the project siteis beyond 1.3 milesand 2,200 feetfrom CTS
breedinglocations and vastly more than 500 feetfrom documented CTS adult occurrences. The
Conservation Strategy and the associated PBO contain specificmitigation requirements
applicable to these species.

Section 404: The U.S. Army Corps of Engineers (USACE) regulates “Waters of the United States”,
includingadjacent wetlands, underSection 404 of the federal Clean Water Act. Waters of the
United States include navigable waters, interstate waters, territorial seas and other waters that
may be used ininterstate or foreign commerce. Potential wetland areas are identified by the
presence of: (1) hydrophyticvegetation, (2) hydric soils, and (3) wetland hydrology. All three
parameters must be present, under normal circumstances, for an area to be designatedas a
jurisdictional wetland underthe Clean Water Act. Areasthat are inundated for sufficient
duration and depth to exclude growth of hydrophytic vegetation are subjectto Section 404
jurisdiction as “other waters” and are often characterized by an ordinary high-water mark
(OHWM). The discharge of dredged or fill material into a Waters of the U.S. (including wetlands)
generallyrequires a permitfrom the USACE under Section 404.
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“Waters of the State” are regulated by the Regional Water Quality Control Board (RWQCB)
under the State Porter-Cologne Water Quality Control Act. Waters of the State are defined by
the Porter-Cologne Actas any surface water or groundwater, including saline waters, within the
boundaries of the State. RWQCB jurisdictionincludes “isolated” wetlands and waters that may
not be regulated by the USACE underSection 404 (such as roadside ditches).

Section 401: Section 401 of the Clean Water Act specifies thatany activity subject to a permit
issued by a federal agency must also obtain State Water Quality Certification (401 Certification)
that the proposed activity will comply with state water quality standards. If a proposed project
does not require a federal permit but doesinvolve dredge or fill activities that may resultin a
discharge to Waters of the State, the Water Board has the option to regulate the dredge and fill
activities underits state authority through its Waste Discharge Requirements (WDR) program.

USFWS Recovery Plan for the Santa Rosa Plain:|In December 2016, USFWS adopted a formal
Recovery Plan for the Santa Rosa Plain (Recovery Plan) 18 addressing recovery efforts necessary
to protect and otherwise eventually recoverthe federally listed Sonoma County Distinct
Population Segment of CTS and three vernal pool plants: Sonoma sunshine, Burke’s goldfields,
and Sebastopol meadowfoam. All four species are confined almost entirely to the Santa Rosa
Plain. The Recovery Plan and its objectives are implemented through cooperative CEQA lead
agencies, and through federal agency (e.g., USACE) with USFWS via Section 7 of the FESA. Any
federal nexus agency that consults with USFWS pursuant to Section 7 will obtain a letter of no
effector a Biological Opinion that provides or denies “incidental take authority.” Any conditions
of a Biological Opinionissuedto the USACE for a pending project are to become conditions of
CWA Section 404 permitauthorization.

Pursuant to the FESA incidental take includesloss of listed species’ habitat or harm that could
occur to a federal listed species. An Incidental Take Permit allows an otherwise legally
sanctioned activity to proceed evenifthere could be a collateral impact to a federal listed
species. Similarly, any Section 10 FESA consultation with USFWS, which is allowed forin the
FESA for all non-federal entities, thatresultsin Incidental Take authority granted by USFWS to
the non-federal entity, would otherwise include provisions for compliance with the objectives
of the Recovery Plan. The USFWS has segmented the Santa Rosa Plaininto “Core” and
“Management Areas” where species preservation, and habitat enhancementand management
must occur to recoverthese four listed species. Core areas comprise the heart of the species
historical (and current) range and represent central blocks of contiguously occupied habitat
that functionto allow for dispersal, geneticinterchange between populations, and

18 USFWS. 2016. Recovery Plan for the Santa Rosa Plain: Blennosperma bakeri (Sonoma sunshine); Lasthenia
burkei (Burke’s goldfields); Limnanthes vinculans (Sebastopol meadowfoam); California Tiger Salamander Sonoma
County Distinct Population Segment (Ambystoma californiense). U.S. Fish and Wildlife Service, Pacific Southwest
Region, Sacramento, California.vi + 128 pp.June 20,2016. Federal Register. Pages: 39945-39946.
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metapopulation dynamics. Management areas are occupied habitat peripheral tothe species’
Core areas.

State

California Endangered Species Act (CESA): Provisions of the California Endangered Species Act
(CESA) protect state-listed threatened and endangered species. The California Department of
Fishand Wildlife (CDFW)ischarged with establishingalist of endangered and threatened
species. CDFW regulates activities that may resultin “take” of individuals (i.e., “hunt, pursue,
catch, capture, or kill, orattempt to hunt, pursue, catch, capture, or kill”). Habitat degradation
or modificationis not expresslyincluded in the definition of “take” under the California Fish and
Game Code (CFGC), but CDFW has interpreted “take” to include the killing of a memberof a
species whichis the proximate result of habitat modification.

Fish and Game Code 1600-1602: Sections 1600-1607 of the CaliforniaFishand Game Code
(CFGC) require that a Notification of Lake or Streambed Alteration Agreement (LSAA)
application be submitted to CDFW for “any activity that may substantially divert or obstruct the
natural flow or substantially change the bed, channel, or bank of any river, stream, or lake.”
CDFW reviewsthe proposed actions in the application and, if necessary, preparesa LSAA that
includes measures to protect affected fish and wildlife resources, including mitigation for
impacts to bats and bat habitat.

Nesting Birds: Nesting birds, includingraptors, are protected under California Fishand Game
Code (CFGC) Section 3503, which reads, “It is unlawful to take, possess, or needlessly destroy
the nestor eggs of any bird, except as otherwise provided by this code or any regulation made
pursuant thereto.” In addition, under CFGC Section 3503.5, “it is unlawful to take, possess, or
destroy any birdsin the orders Falconiformes or Strigiformes (birds-of-prey) orto take, possess,
or destroy the nest or eggs of any such bird exceptas otherwise provided by this code or any
regulation adopted pursuant thereto”. Passerines and non-passerine land birds are further
protected under CFGC Section 3513. As such, CDFW typically recommends surveys for nesting
birds that could potentially be directly (e.g., actual removal of trees/vegetation) orindirectly
(e.g., noise disturbance) impacted by project-related activities. Disturbance during the breeding
season couldresult inthe incidental loss of fertile eggs or nestlings, or otherwise lead to nest
abandonment. Disturbance that causes nestabandonment and/or loss of reproductive effort is
considered a “take” by CDFW.

Non-Game Mammals: Sections 4150-4155 of the California Fish and Game Code (CFGC)
protects non-game mammals, including bats. Section 4150 states “A mammal occurring
naturallyin Californiathat is not a game mammal, fully protected mammal, or fur-bearing
mammal is a nongame mammal. A non-game mammal may not be taken or possessed except
as providedin this code or in accordance with regulations adopted by the commission”. The
non-game mammals that may be taken or possessed are primarily those that cause crop or
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property damage. Bats are classified asa non-game mammal and are protected under the
CFGC.

California Fully Protected Species and Species of Special Concern: The classification of “fully
protected” was the California Department of Fish and Wildlife’s (CDFW’s) initial effort to
identify and provide additional protection to those animals that were rare or faced possible
extinction. Lists were created for fish, amphibians and reptiles, birds, and mammals. Most of
the specieson these lists have subsequently been listed underthe California Endangered
SpeciesAct (CESA) and/or Federal Endangered Species Act (FESA). The Fishand Game Code
sections (fish at §5515, amphibiansand reptiles at §5050, birdsat §3503 and §3511, and
mammals at §4150 and §4700) dealingwith “fully protected” species state that these species
“...may not be taken or possessed at any time and no provision of this code or any other law
shall be construed to authorize the issuance of permits or licenses to take any fully protected
species,” although take may be authorized for necessary scientificresearch. This language
makes the “fully protected” designation the strongest and most restrictive regarding the “take”
of these species. In 2003, the code sections dealing with “fully protected” species were
amended to allow the CDFW to authorize take resultingfrom recovery activities for state-listed
species.

CaliforniaSpecies of Special Concern (CSC) are broadly defined as animals not listed underthe
FESA or CESA, but which are nonetheless of concern to the CDFW because they are declining at
a rate that could result inlisting or because they historically occurred in low numbers and
known threats to their persistence currently exist. This designationisintendedto resultin
special consideration for these animals by the CDFW, land managers, consulting biologists, and
others, and is intended tofocus attention on the speciesto help avert the need for costly listing
under FESA and CESA and cumbersome recovery efforts that might ultimately be required. This
designationalsois intendedto stimulate collection of additional information on the biology,
distribution, and status of poorly known at-risk species, and focus research and management
attention on them. Although these species generally have no special legal status, they are given
special consideration under the CEQA during projectreview.

Porter-Cologne Water Quality Control Act: The intent of the Porter-Cologne Water Quality
Control Act (Porter-Cologne) is to protect water quality and the beneficial uses of water, as it
appliesto both surface and ground water. Under this law, the State Water Resources Control
Board develops statewide water quality plans, and the Regional Water Quality Control Boards
(RWQCBs) develop basin plans that identify beneficial uses, water quality objectives, and
implementation plans. The RWQCBs have the primary responsibility toimplementthe
provisions of both statewide and basin plans. Waters regulated under Porter-Cologne, referred
to as “waters of the State,” include isolated waters that are not regulated by the U.S. Army
Corps of Engineers (USACE). Projects that require a USACE permit, or fall under other federal
jurisdiction, and have the potential to impact waters of the State are required to comply with
the terms of the Water Quality Certification Program. If a proposed project does not require a
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federal license or permit, any person discharging, or proposing to discharge, waste (e.g., dirt) to
waters of the State must file a Report of Waste Discharge and receive either Waste Discharge
Requirements (WDRs) or a waiver to WDRs before beginningthe discharge.

Local

Sonoma County General Plan 2020 (Sonoma County 2008): The Sonoma County General Plan
2020 Land Use Elementand Open Space & Resource Conservation Element both contain
policiesto protect natural resource landsincluding, but not limited to, watershed, fish and
wildlife habitat, bioticareas, and habitat connectivity corridors.

Sonoma County Tree Protection Ordinance: The Sonoma County Tree Protection Ordinance
(Sonoma County Code of Ordinances, Sec. 26-88-010m) establishes policies for protected tree
speciesin Sonoma County. Protected trees are defined (Chapter 26, Article 02, Sec. 26- 02-140) as
the following species: bigleaf maple (Acer macrophyllum), black oak (Quercus kelloggii), blue oak
(Quercus douglasii), coast live oak (Quercus agrifolia), interior live oak (Quercus wislizenii),
madrone (Arbutus menziesii), oracle oak (Quercus morehus), Oregon oak (Quercus garryana),
redwood (Sequoia sempervirens), valley oak (Quercus lobata), California bay (Umbellularia
california), and their hybrids.

Valley Oak Habitat (VOH) Combining District: The VOH combiningdistrict is established to
protect and enhance valley oaks and valley oak woodlands and to implementthe provisions of
Sonoma County General Plan 2020 Resource Conservation ElementSection 5.1. Designreview
approval may be required of projectsin the VOH, which would include measures to protect and
enhance valley oaks on the project site, such as requiring that valley oaks shall comprise a
minimum of fifty percent (50%) of the required landscape treesfor the development project.

Chapter 11 Grading Ordinance: Section 11-14-070: Removal of trees and other vegetation
Construction grading and drainage shall not remove ordisturb trees and other vegetation except
incompliance with the department's best management practices for construction grading and
drainage and the approved plans and specifications. Construction grading and drainage shall be
conductedin compliance with the following requirements:

A.The limits of work-related ground disturbance shall be clearly identified and delineated
on the approved plans and specifications and defined and marked on the site to prevent
damage to surroundingtrees and othervegetation.

B. Trees and othervegetation within the limits of work-related ground disturbance that
are to be retained shall be identified and protected from damage by marking, fencing, or
other measures.
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Would the project:

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

Comment:
Sensitive Biological Communities

The Project Area contains 0.26 acres of seasonal wetland (verified by the Corps of
Engineers) occupyingdepressionsin previously graded pad areas. Plants of this community
include mostly Californiasemaphore grass (Pleuropogon californicus, OBL) and perennial
ryegrass (FAC) with less frequent occurrences of Harding grass (FACU), pennyroyal (Mentha
pulegium, OBL), vetch (FACU), cutleaf geranium (NL), slenderrush (Juncus tenuis, FACW),
tall flatsedge (Cyperus eragrostis, FACW), curly dock (Rumex crispus, FAC), and sow thistle
(Sonchus asper, FAC). The dominance by wetland classified plant speciesand wetland
hydrology during the winter establishes these areas as seasonal wetland. None of the listed
endangered plants often foundin seasonal wetlands and vernal pools of the Santa Rosa
Plain (Burk’s goldfields, Sebastopol meadowfoam, or Sonoma sunshine) have been
observedin the 0.26 acres of seasonal wetlands that formed on the site since the original
permitting process for the larger Westwind Business Park when seasonal wetlands at the
site werefilled. In 2017 new 404 permit and 401 water quality certification applicationsto
fill 0.26 acre of wetlandsthat were determinedto be on the site since the former grading
was completed were submitted by the Westwind Business Park landownerto the Corps of
Engineersand Regional Water Quality Control Board. The purchase of additional wetland
mitigation credits from an approved mitigation bank has been completed and confirmed.1?
Listed plants were not observed duringsite surveys in December 2016, July 2019, or August
2019 nor during plant surveys during the previous permitting process (2003) and no
occurrences have everbeenrecorded. A follow-up survey for Sonoma sunshine was
conducted in April during the confirmed blooming period and no occurrences were
recorded.

Special-Status Plant Species

Based upon a review of the resources and databases listedin Section 3.2.1 for the
Healdsburg 7.5-minute USGS quadrangle which includesthe Project Area, and the closest
surrounding Sebastopol, Santa Rosa, Mark West Springs, Camp Meeker, and Guerneville

13 WRA Environmental Consultants. “Biological Resources Technical Report, Landmark Hotel Group, Hyatt Hotel
Project, Santa Rosa, Sonoma County, California,” page 11, August 2019.
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qguadrangles, it was determined that 67 special-status plant speciesrequired to be reviewed
under CEQA have been documented from the vicinity of the Project Area; special-status
plant species documented from within 3 miles of the site are shown in Figure 4. Of the 67
special-status speciesidentified as potentially occurringin the region, only one species,
hayfield tarplant (Hemizonia congesta ssp. congesta) was initially ranked to have a
Moderate Potential to occur in the Project Area. However, this species was laterdismissed
whenit was determined not to be present during surveys conducted in July and August
2019. The remaining 66 special-status plantspecies were eitherunlikely orhave no
potential to occur withinthe Project Area for one or more of the followingreasons:

1) The Project Area has beenrepeatedly and intensively altered from a natural state,
by development, agricultural conversion, discing, or mowing, thereby eliminating
the seedbank or diminishing establishment of the special-status plant(s);

2) The Project Area does not contain hydrologic conditions (e.g., perennial saline,
freshwater marshes, and swamps) necessary to support the special-status plant(s);

3) The Project Area does not contain edaphic (soil) conditions (e.g., serpentine or
volcanic substrate) necessary to support the special-status plant(s);

4) The Project Area does not contain vegetation communities (e.g., chaparral, coastal
scrub, vernal pools) associated with the special-status plant(s);

5) Veryunique pH characteristics, such as alkali wetlands are absent from the Project
Area;

6) Competitionfromvigorous non-native invasive species (e.g., non-nativeannual
grasses), likely precludes the species’ ability to persist on-site;

7) This species was not observed during surveys or site visits which may have been
conducted during the bloom period of the species.

All of listed plant species covered by the Santa Rosa Plain PBO, which include Burke’s
goldfields, Sonomasunshine, and Sebastopol meadowfoam, are unlikely presentwithinthe
Project Area due to the fact that they were not observed during site surveysin December
2016, July 2019, or August 2019 nor during plantsurveys during the previous permitting
process (2003) and no occurrences have ever beenrecorded. In addition, the grading of the
Project Area and surrounding development have been continuing deterrents for
colonization. Mitigation for listed plants was provided previously when Westwind Business
Park obtained permits inthe early 2000’s and mitigation bank credits were purchased from
approved mitigation banks. therefore, development of the project site would not result in
any adverse impacts to special status plant species.

Special Status Wildlife Species

A total of 61 special-status wildlife species are knownin the vicinity based upon review of
the resourcesand database by WRA Environmental Consultants. One species has a
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moderate potential to occur withinthe Project Area, which is white-tailed kite (Elanus
leucurus). This species may be affected both directly and indirectly by project activitiesif it

is present.

White-Tailed Kite (Elanus caeruleus)

The white-tailed kite isa “Fully Protected” species under Section 3511 of the CFGC. Fully
protected species may not be “taken” or possessed (i.e., keptin captivity) at any time. Itis
also protected under the Federal Migratory Bird Treaty Act (50 CFR 10.13). The white-tailed
kite is typically found foraging in grassland, marsh, or cultivated fields where there are
dense-toppedtreesor shrubs for nestingand perching. Although the surrounding terrain
may be semiarid, kites often reside near water sources, where preyis more abundant. The
particular characteristics of the nestingsite do not appear to be as important as its
proximity to a suitable food source. Kites primarily hunt small mammals, with California
meadow voles (Microtus californicus) accounting from between 50-100% of theirdiet.

The vacant land immediately adjacent to the project site provides open habitat to support
foraging as well as suitable trees for nesting. Accordingly, impacts to white-tailed kite are
regarded as potentially significant pursuantto the CEQA. Implementation of Mitigation
Measure BIO-3 shall be implemented toreduce potential impacts to less than significant.

Nesting Birds and Bats

In addition to the special-status bird species noted above, non-status nesting migratory
birds may nest inthe grasslands or treesadjacent to the project site. Nesting birds may be
directly or indirectly affected by initial grading activities with the project site. Special-status
bat species have no potential to occur within the Project Area because thereis no roosting
or nesting opportunities since there are no structures and the landscape trees are too
young/small to have suitable cavities. Implementation of Mitigation Measure BIO-3 will
reduce potential impactsto nestingbirdsto lessthan significant.

The biological reports and technical assessments prepared for the project determined that
special-status bat species have no potential to occur withinthe Project Area because there
is no roosting or nesting opportunities since there are no structures and the landscape trees

are too young/small to have suitable cavities.

California Tiger Salamander (Ambystoma californiense)

Althoughthe project site is within designated critical habitat (the “Santa Rosa Plain Unit”)
for Californiatigersalamander (CTS; Ambystoma californiense), this speciesis unlikely to
occur in the projectarea, due to the lack of suitable wetland breeding habitat, lack of
suitable upland dispersal and aestivation habitat, significant barriers to dispersal between
the Project Area and the nearest documented extant breeding occurrence of the species,
and no reported occurrences nearby. The site is more than 2.70 miles from the nearest
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known CTS breeding ponds and adult observations at Alton Lane Mitigation Site and Alton
North Conservation Bank and a virtuallyimpassable array of obstacles to migration exists
betweenthe site and these observedlocations. In general, there are few occurrences of CTS
reported north of Santa Rosa Creek.

However, the project siteis considered to be suitable aestivation habitat for CTS and
development of the land requires mitigation according to the 2007 PBO, which would
include purchase of mitigation bank credits from an approved mitigation bank. Because of
the distance from a known CTS breeding pond area, the mitigationrequirementisina zone
that requires a mitigation ratio of 0.2:1 (mitigationtoimpact). Although the entire project
site will be developed, 0.05 acre of it is existing developed hardscape (sidewalk) whichis not
suitable habitat for CTS. Therefore, suitable CTS habitat is 0.05 acre lessthan the project
parcel, and a 0.2:1 ratio calculatesto 0.694 acre of required mitigation. Mitigation Measure
BIO-1 would reduce any impacts to CTS habitat to a less than significantlevel.

Level of Significance: Less than Significant with Mitigation Incorporated

Mitigation Measures:

Mitigation Measure BIO-1 California Tiger Salamander:

The applicant shall purchase mitigation bank credits at the 0.2:1 mitigationratio required
for projects more than 1.3 milesfrom known breedingsites for a total of 0.694 acres of
credits. Any conservation credits purchased for the project shall be approved by USFWS and
CDFW prior to the purchase of the credits.

To ensure that migrating California Tiger Salamander (CTS) do not end up within the project
site while mass grading and other ancillary grading for jointtrenches, roadways, and
foundation/driveway is underway, the developershall surround the project site with CTS
exclusion fencing while the projectis under construction. Openings will allow for ingress
and egress from the developmentsite. Thisfencing shall be inspected daily by a qualified
biologist or a trained construction manager daily while gradingis occurring, should grading
occur from October 1 through March 1. Cover boards consisting of 4 x 4-foot % inch
plywood shall be placed every 100 feetalong both sides of the exclusionfencingand shall
be inspected by a USFWS and CDFW approved CTS biologist. If CTS is found trapped against
the fence or under cover boards and must be moved, it shall only be moved by a qualified
10(a)(1)(A) federally permitted and a state permitted CTS biologist and as approved by
USFWS and CDFW. Any such relocation would take place under measures as permitted by
USFWS and CDFW in theirIncidental Take Permitsissued to the project that addressimpact
to CTS.

Mitigation Measure BIO-2: Avoidance Measures to Listed Species, Sensitive Habitats, and
Surrounding Environment During Construction: The following measures and practices shall
be implemented priorto and during construction to minimize and avoid impacts to special
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status species and sensitive communities. The following measures shall be noted on grading
and building plansand a readily available copy with the construction foreman/manager:

a)

b)

c)

d)

f)

g)

h)

j)

All ground disturbingactivities will be restricted to the dry season, i.e., between
April 15 — October 15.

Erosion control measures will be utilized throughout all phases of operation
where sedimentrunoff from exposed slopesthreatensto enterall waters of the
U.S. At no time will siltladen runoff be allowed to enterthe channel or directed
to where it may enterthe stream. Erosion control structures will be monitored
for effectiveness and will be repaired or replaced as needed. Appropriate erosion
control measures will be installed around any stockpiles of soil or other materials
which could be mobilized by rainfall or runoff.

No fueling, cleaning, or maintenance of vehicles or equipment will take place
withinany areas where an accidental discharge to seasonal wetlands may occur.

All equipmentincluding excavators, trucks, hand tools, etc., that may have come
in contact withinvasive plants or the seeds of these plants, will be carefully
cleaned before arriving on the site and will also be carefully cleaned before
removal from the site to preventspread of these plants.

Construction disturbance or removal of vegetation will be restricted to the
minimum footprint necessary to complete the work. The work area will be
delineated where necessary with orange construction fencingto minimize
impacts to habitat beyond the work limit. Project activities will avoid impacts to
wetland vegetation to the greatest extent possible.

Staging and storage areas for equipment, materials, fuels, lubricants, and
solvents, will be located well outside of seasonal wetlands.

Stationary equipment such as motors, pumps, and generators, located adjacent
to aquatic features will be positioned overdrip pans. Stationary heavy
equipmentwill have suitable containmentto handle a spill or leak. All activities
performed near aquatic features will have absorbent materials designated for
spill containment and cleanup activities on-site for use in an accidental spill.

Any equipmentor vehicles operated adjacent to aquatic features will be checked
and maintained daily to preventleaks of materials that could be deleteriousto
wildlife or habitat.

Stockpiles of soil or other materialsthat can be blown by wind will be covered
whennot inactive use. All trucks haulingsoil, sand, and other loose materials
will be covered.

No other debris, rubbish, creosote-treated wood, soil, silt, sand, cement,
concrete or washings thereof, or other construction-related materials or wastes
will be allowed to enterinto or be placed where they may be washed by rainfall



PROPOSED INITIAL STUDY/
MITIGATED NEGATIVE DECLARATION
File#PLP19-0009

August 12,2021

Page43

or runoff into the aquatic features. All such debris and waste will be picked-up
daily and will be properly disposed of at an appropriate facility.

k) Environmental awarenesstraining program for all crews working on the site to
include education on sensitive resources such as protected wildlife with the
potential to occur withinthe Project Area, water quality, and environmental
protection measures.

[) Permittee will remove all temporary flagging, fencing, and/or barriers from the
Project Area and vicinity of the channel upon completion of project activities.

m) Areas of temporary ground disturbance will be revegetated usingan appropriate
erosion control seed mix (applicable to both sensitive and non-sensitive habitats)
or will be covered with rock, wood chips, or other suitable erosion control
materials as appropriate (applicable to non-sensitive habitats only).

Mitigation Measure BIO-3: Avoid or Minimize Potential Impacts to Nesting Birds:

The following measures shall be taken to avoid potential inadvertent destruction or
disturbance of nestingbirds on and near the project site as a result of construction-related
activities (including but not limited to mobilization and staging, clearing, grubbing,
vegetation removal, fence installation, demolition, and grading). The following measures
shall be taken to avoid destruction or disturbance of nestingbirds on and near the project
site as a result of construction-related activities scheduled to occur during the nesting
season:

a) If construction-related activities are scheduled to occur during the nesting
season (generally February 1 through August31), a qualified biologist2%shall
conduct a habitat assessmentand preconstruction nestingsurvey for active
nestingno more than fourteen (14) days prior to initiation of work. Active
nestingis presentifa bird issitting ina nest, a nesthas eggs or chicks in it, or
adults are observed carrying food to the nest. The qualified biologist conducting
the surveysshall be familiarwith the breeding behaviors and nest structures of
birds known to nestin the project site. Surveysshall be conducted at the
appropriate times of day during periods of peak activity (i.e., early morningor
dusk) and shall be of sufficient durationto observe movement patterns. Surveys
shall be conducted withinthe project area and 250 feet of the construction limits
for nesting non-raptors and 1,000 feetfor nestingraptors, as feasible. Ifthe

20 A qualified biologistis an individual who possesses, ata minimum, a bachelor’s oradvanced degree, froman
accredited university, with a majorin biology, zoology, wildlife biology, natural resources science, or a closely
related scientificdiscipline, atleast two years of field experienceinthe biology and natural history of local plant,
fish, andwildlife resources present atthe project site, and knowledge of state and federal laws regarding the
protection of sensitive and endangered species.
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survey area is found to be absent of nestingbirds, no further mitigation would
be required. However, if project activities are delayed by more than fourteen
(14) days, an additional nestingbird survey shall be performed.

If pre-construction nesting bird surveysresultin the location of active nests, no
site disturbance (including but not limited to equipment staging, fence
installation, clearing, grubbing, vegetation removal, fence installation,
demolition, and grading) shall occur until a qualified biologist has established a
temporary protective bufferaround the nest(s). The buffer must be of sufficient
size to protect the nestingsite from construction-related disturbance and shall
be established by a qualified ornithologist or biologist with extensive experience
working with nesting birds near and on construction sites. No-work buffers will
be placed at the discretion of the qualified biologist, dependenton species’ and
regulatory requirements. The nest buffer, where it intersects the project site,
shall be staked with orange construction fencing or orange lath staking.
Monitoring, by a qualified biologist, shall be required to ensure compliance with
the relevant California Fish and Game Code requirements. Monitoring dates and
findings shall be documented. Active nests foundinside the limits of the buffer
zonesor nests withinthe vicinity of the project site showingsigns of distress
from project activity, as determined by the qualified biologist, shall be monitored
daily during the duration of the project for changes in breedingbehavior. If
changes in behaviorare observed (e.g., distress, disruptions), the buffershall be
immediately adjusted by the qualified biologist until no furtherinterruptionsto
breedingbehaviorare detected. The nest protection buffers may be reduced if
the qualified biologist determinesin coordination with CDFW that construction
activities would not be likely to adversely affect the nest. The qualified biologist
and CDFW may agree upon an alternative monitoring schedule dependingonthe
construction activity, season, and species potentially subject toimpact.
Construction shall not commence withinthe prescribed bufferareas until a
qgualified biologist has determined thatthe young have fledged or the nestsite is
otherwise no longerin use (i.e. predation or physical nest failure).

A report of the findings will be prepared by a qualified biologistand submitted to
the County prior to the initiation of construction-related activities that have the
potential to disturb any active nests during the nesting season. The report shall
include recommendations required for establishment of protective buffers as
necessaryto protect nestingbirds. A copy of the report shall be submitted to the
County and applicable regulatory agencies prior to the issuance of a grading
permit.
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d) Allhollow posts and pipes be capped to prevent wildlife entrapmentand
mortality. Metal fence stakes used on the Projectsite should be plugged with
bolts or other plugging materialsto avoid this hazard.

Mitigation Monitoring:

Mitigation Monitoring BIO-1, BIO-2, BIO-3: The applicantshall be requiredto provide to
Sonoma County proof that CTS conservation credits have been purchased prior to
commencement of grading on the project site. In addition, Sonoma County will notissue
permitsfor ground disturbing activities duringthe bird nesting season until after the site
has beensurveyed by a qualified biologist to ensure that no active bird nest disturbance or
destruction will occur as a result of the project. If necessary, nest protection buffers will be
fenced off and if nest buffers are reduced, active nest monitoring will be initiated during
construction as notedin conditions above.

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

Comment:

The project site does not support riparian habitat or oak woodlands; therefore, noimpacts
to these sensitive natural communities would occur as a result of project development.
However, as previously discussed, the project site supports 0.26-acres of seasonal wetlands,
which alsorepresentssuitable federally-listed vernal pool plant habitat, that will be filled as
a resultof project development.n 2017 new 404 permit and 401 water quality certification
applicationsto fill 0.26 acre of wetlandsthat were determinedto be on the site since the
former grading was completed were submitted by the Westwind Business Park landowner
to the Corps of Engineersand Regional Water Quality Control Board. The purchase of
additional wetland mitigation credits from an approved mitigation bank has been
completed and confirmed.?! Although the projectsite islocated in a Valley Oak Combining
District (VOH), there is only one valley oak planted near the parcel boundary which would
not be removed or impacted as part of project construction with implementation of
mitigation measure BIO-5 (See Section 4.e). The project site does not contain any valley
oaks.

Significance Level: Lessthan Significant Impact

2L WRA Environmental Consultants. “Biological Resources Technical Report, Landmark Hotel Group, Hyatt Hotel
Project, Santa Rosa, Sonoma County, California,” page 11, August 2019.
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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?

Comment:

The proposed project would fill 0.26 acres of jurisdictional seasonal wetlands. The proposed
project is part of the larger Westwind Business Park which has been under developmentfor
over three decades. Most of the business park has already been built out under authority of
previously obtained permits, including 404 and 401 water quality certification applications,
from regulatory agencies and with approved mitigation by purchase of mitigation bank
credits for impacts and loss of wetlands habitat. Credits have previously been purchased for
the fill of the seasonal wetlands onsite and no further mitigationisrequired.

Significance Level: Less than Significant with Mitigation Incorporated

Mitigation Measure:

Mitigation Measure BIO-4 Compliance with Section 404 Permit Provisions

The applicant shall comply with all provisions of the Clean Water Act Section 404 permit
from the U.S. Army Corps of Engineers. Permit provisions, including any best management
practices, shall be noted on grading plans.

Mitigation Monitoring:

Mitigation Monitoring BIO-4 Compliance with Section 404 Permit Provisions: Prior to
issuance of grading permits, Permit Sonoma staff shall verify that the mitigation measure is
printed as a note on the grading plans.

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

Comment:

Wildlife corridors are linearand/or regional habitats that provide connectivity between or
to other naturally vegetated open spaces. In the vicinity of the project site remaining open
spaces are fractured by urbanization and other developments thatinclude landscapingor
that are otherwise actively used by humans. Wildlife corridors have several functions: 1)
they provide avenues along which wide ranging animals can travel, migrate, and breed,
allowing geneticinterchange to occur; 2) populationscan move in response to
environmental changes and natural disasters; and 3) individuals can recolonize habitats
from which populations have beenlocally extirpated. The project site islocated withina
human-altered, developed setting surrounded by paved roads and parking lots, commercial
and industrial buildings, and landscaped areas.
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Mark West Creekis over2,500 feetfrom the project site and separated by several
developed parcelsand roadways. The project site does not have regional context between
other openspaces, is located ina developed area, and adjacent to a major collector road
(Airport Boulevard). While the project site may provide movement habitat for local wildlife,
the siteis relatively small and most resident wildlife that could be expected to use the
project site would be those species highly adaptedto livingin development. Due to the
urban nature of the project site, it is unlikely the site is part of a regional wildlife movement
corridor, nor does it function as a native wildlife nursery site. Mitigation Measure BIO-3
would reduce impacts to nestingbirds. Therefore, the project would have a less-than-
significantimpact on native or migratory wildlife movement orthe use of native wildlife
nursery sites.

Significance Level: Lessthan Significant with Mitigation Incorporated

Mitigation Measure:
Mitigation Measure BIO-3

Mitigation Monitoring:
Mitigation Monitoring BIO-3

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

Comment:

With implementation of Mitigation Measures BIO-1 through BIO-5, the project would be
consistent with Sonoma County General Plan 2020 Land Use Elementand Open Space &
Resource Conservation Element’s policies to protect natural resource lands including, but
not limited to, watershed, fish and wildlife habitat, bioticareas, and habitat connectivity
corridors. The project site does not support valley oak woodlands. Projectimplementation
would not conflict with valley oak protection provisions of the General Plan Resource
Conservation Element Section 5.1.

The project site is not located within a Riparian Corridor Combining Zone. Mark West Creek
is located approximately 2,500 feetsouth of the project site, separated from the project site
by an existingcommercial development. The site is disturbed, dominated by non-native
annual grassland habitat, and does not contain streams or riparian vegetation that would be
impacted by project construction.

Potential Off-site Impacts

The project siteis situated adjacent to a site that supports several native tree species
greater than nineinches (9”) in diameterat breast heightthat are protected by the Sonoma
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County Tree Protection Ordinance. These speciesinclude valley oak (Quercus lobata).
Project construction has the potential to resultin inadvertent damage to the root systems
and canopy of individual protected trees, resultingin a potentially significantimpact.
Implementation of Mitigation Measure BIO-5 would reduce this potential impact to a less
than significantlevel.

Significance Level: Less than Significant with Mitigation Incorporated

Mitigation Measures:
Mitigation Measure BIO-5 Protected Trees

Pursuant to Sonoma County Zoning Regulations, Chapter 26, Article 88, the applicant shall
implementthe followingtree protection methods to avoid inadvertentadverse
construction-related impacts:

a) Protectedtrees, theirprotected perimetersand whether theyare to be retained or
removed are to be clearly shownon allimprovement plans. A note shall be placed
on the improvement plans that “Construction is subject to requirements established
by Sonoma County to protect certain treesas defined under Section 26-88-010(m) of
the County Code.”

b) Before the start of any clearing, excavation, construction or other work on the site,
everytree designated for protection on the approvedsite planshall be clearly
delineated with a substantial barrier (steel posts and barbed wire or chain link
fencing) at the protected perimeter, orlimits established duringthe permit process.
The delineation markersshall remainin place for the duration of all work. All trees
to be removedshall be clearly marked. A scheme shall be established forthe
removal and disposal of brush, earth and other debris as to avoidinjuryto any
protected tree.

c¢) Where proposed developmentorother site work must encroach upon the protected
perimeterof a protected tree, special measures shall be incorporated to allow the
roots to obtain oxygen, water and nutrients. Tree wells or other techniques may be
used where advisable. No changes in existingground level shall occur within the
protected perimeterunlessa drainage and aeration scheme approved by a certified
arborist is utilized. No burning or use of equipment with an open flame shall occur
near or withinthe protected perimeter (exceptforauthorized controlled burns).

d) No storage or dumping of oil, gasoline, chemicals or other substances that may be
harmful to trees shall occur withinthe drip line of any tree, or any other locationon
the site from which such substances mightenter the drip line.

e) If any damage to a protected tree should occur duringor as a resultof work on the
site, the County shall be promptly notified of such damage. If a protected tree is
damaged so that it cannot be preservedina healthy state, the planning director
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shall require replacementin accordance with the arboreal value chart. If on-site
replacementis not feasible, the applicantshall pay anin lieufee to a tree
replacementfund.

f) The followingdesign standards for protected trees shall be adhered to:

i.  Underground trenching for utilities should avoid tree roots within the
protected perimeter. If avoidance is impractical, tunnels should be made
below major roots. If tunnelsare impractical and cutting roots isrequired, it
shall be done by hand-sawn cuts after hand diggingtrenches. Trenches
should be consolidated to serve as many units as possible.

ii.  Compaction withinthe drip line or protected perimetershall be avoided.

iii.  Pavingwith eitherconcrete or asphalt over the protected perimetershould
be avoided. If paving over the protected perimeter cannot be avoided,
affectedtreesshall be treated as removed for purposes of calculating
arboreal values.

Mitigation Monitoring:

Mitigation Monitoring BIO-5 Protected Trees

Sonoma County staff shall periodically conduct site inspections during construction to
ensure compliance with the above referenced measures. The County also shall verify post
construction whether protected trees were damaged.

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

Comment:

There are no adopted habitat conservation plans or natural community conservation plans
coveringthe project site. However, as discussedin Section 4.3, the project siteis locatedin
the Santa Rosa Plain, whichis protected by a long-term conservation program designed to
mitigate potential adverse effects on speciessuch as CTS and listed plant species as a result
of developmentinthe area. The Conservation Strategy provides guidance as to USFWS'’s
policiesforreviewing projects that affect listed species on the Santa Rosa Plain. The
Conservation Strategy providesthe biological framework upon which the Programmatic
Biological Opinion (PBO) is based, and provides avoidance/minimization measures and
required mitigation ratios for CTS and listed plants that are specificallyincorporatedinto the
PBO. Projects that will require Corps permitapproval (such as the proposed project) may be
appendedto the PBO and thereby be provided individual take authorization, if the projects
do the following: (1) apply the PBO’s interim mitigation ratios, and (2) adhere to all
applicable avoidance and minimization measuresin the PBO. The proposed project would
not affect any currently occupied habitat for listed plant species and therefore potentially
qualifiesforappendage to the PBO. However, the final decision to allow appendage rests
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with USFWS which reservesthe right to require a separate Section 7 consultation for any
project based on the level of impacts, avoidance, minimization, or mitigation measures.

Under the Conservation Strategy, the project site iswithinan area designatedinthe Santa
Rosa Plain Conservation Strategy and the Programmatic BO as “may affect listed plantsand
would likely affect CTS.” The Project Area is greater than 2,200 feet (and nearly 3 miles)
from the nearest documented breeding habitat. The vast majority of CTS reported in
uplands are within 2,200 feet of breeding habitat. The project would be developedin
accordance with the guidelines applicable to this mapped area of the Conservation Strategy
through implementation of Mitigation Measure BIO-1 and BIO-2 which address potential
impacts to CTS.

Significance Level: Lessthan Significant with Mitigation Incorporated

Mitigation Measures:
Mitigation Measures BIO-1 and BIO-2

Mitigation Monitoring:
Mitigation Monitoring BIO-1 and BIO-2

CULTURAL RESOURCES

Would the project:

a)

b)

Cause a substantial adverse change in the significance of a historical resource pursuant to
§15064.5?

Comment:

A Cultural Resources Study was completed for the project site by Tom Origer and Associates
on October 23, 2018.22 An intensive field survey of the project site was completed by Tom
Origer on October 10, 2018. There are no existingbuildings orstructures located at the site
and a review of 19t and 20t century maps show no buildings at the project site.

Significance Level:NoImpact

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

Comment:

22 Tom Origer and Associates. “A Cultural Resources Studyfor the Airport Boulevard Hotel Project (APNs 059-370-
033 and 059-370-034), Santa Rosa, Sonoma County, California,” October23,2018.
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There are no known archaeological resources on the site, but the project could uncover
such materials during construction. Cultural resources records search results from the
Northwest Information Center (NWIC) of the California Historical Resources Information
System (CHRIS), an archaeological field survey, and a Native American Sacred Lands File
Search through the Native American Heritage Commissionindicate that 30 studies have
been conducted withina quarter mile of the study area.?3 These studiesresultedin the
formal documentation of two cultural resources located within a half-mile of the project
area, but no cultural or historicresources are recorded withinthe project site. Additionally,
the NWIC Record Search showed no prehistoricNative American Sites. Archival research
indicates that the project site had not been previously subjected toa cultural resources
study. There are no ethnographicsites described within one-half mile of the study area. A
review of 19th and 20th century maps show no buildings withinthe study area, and no
archaeological site indictors were observed during the October 10, 2018, site visit
conducted as part of the cultural resources study.?4

No prehistoricor historicresources or indicators were found duringthis survey.
Determiningthe potential for buried deposits factors includes landform age, distance to
water, slope of the APE, and archaeological data (Meyerand Kaijankoski 2017). The site lies
on a geologicformation that dates to the mid-Pleistocene epoch. The greatest slope of the
APE is 9% and the distance to a reliable watersource is approximately 180 meters. Based on
geologicformation age, analysis of the environmental setting, and incorporating Meyer and
Kaijankoski (2017) analysis of sensitivity forburied sites, there is a very low potential (less
than 1 on ascale of 1-10) for there to be buried archaeological site indicators within the
project site. The study notes that there are no prehistoricor historic archaeological site
indicators found during a field survey or archival research.

Undiscovered archaeological resources may be accidentally encountered during project
implementation. As a standard condition of approval the proposed project would be
required to comply with Section 11-14-050 of the Sonoma County Grading Ordinance which
establishes uniformly applied development standards to reduce the potential forimpact to
cultural resourcesto alessthan significantlevel by requiringthat all work be haltedin the
vicinity where human remains or archaeological resources are discovered during
construction grading and drainage and that the Director of Permit Sonoma and the County
Coroner be notified to ensure compliance with state law regarding the proper disposition of
human remains, includingthose identified as Native American. Similarly, if archaeological
resources or suspected archaeological resources are discovered, the Director of Permit
Sonoma shall notify the State Historic Preservation Office and Northwest Information
Centerat Sonoma State University and the permittee shall retain a qualified archeologistto
evaluate the find to ensure proper disposition of the archaeological resources or suspected

23 Tom Origer and Associates, October23,2018.
24 Tom Origer and Associates, October23,2018.
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archaeological resources. The Director shall provide notice of the find to any tribesthat
have beenidentified as having cultural ties and affiliation with the geographic area in which
the archaeological resources or suspected archaeological resources were discovered, if the
tribe or tribes have requested notice and provided a contact personand current address to
which the notice is to be sent. The Director may consultwith and solicit comments from
notified tribesto aid inthe evaluation, protection, and proper disposition of the
archaeological resources or suspected archaeological resources. Archaeological resources
may include historic or prehistoricruins, burial grounds, pottery, arrowheads, midden, or
culturally modified soil deposits. Artifacts associated with prehistoricruins may include
humanly modified stone, shell, bone, or other cultural materials such as charcoal, ash, and
burned rock indicative of food procurement or processing activities. Prehistoricdomestic
features may include hearths, fire pits, or floor depressions; mortuary features are typically
represented by human skeletal remains.

Permit Sonoma staff referred the project applicationto Native American Tribes within
Sonoma County to request consultation under AB 52. No requests for consultation were
received. Representatives from the Cloverdale Ranch of Pomo Indians and Middletown
Rancheria requested standard construction measures incorporated as conditions of
approval and Lytton Rancheria responded requesting a mitigation measure be added to
require tribal and/or archaeological monitoring of ground disturbance in native soils
(Mitigation Measure TCR-1). See Section 18, Tribal Cultural Resources, for mitigation
measures associated with project construction and impacts to unknown archaeological
resources. Mitigation Measure TCR-1 would reduce the project’s potentially significant
impacts on unknown onsite archaeological resources to less than significant.

Significance Level: Less than Significant Impact with Mitigation Incorporated

Mitigation Measures:
Mitigation Measure TCR-1:

Mitigation Monitoring:
Mitigation Monitoring TCR-1:

Disturb any human remains, including those interred outside of dedicated cemeteries?

Comment:

No burial sitesare knownin the vicinity of the project area. The site would be disturbed by
grading and construction activities. However, based on landform age, analysis of the
environmental setting, and incorporating Meyer and Kaijankoski (2017) analysis of
sensitivity for buried sites, there is a low potential for buried archaeological site indicators
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withinthe study area. 2> In the unlikely eventthe site contains a burial site, compliance with
Sections 11-14-050 and 26-88-254(14) of the Sonoma County Code noted above and
implementation of Mitigation Measure TCR-1 would ensure necessary steps are taken to
protect the resource.

Significance Level: Lessthan Significant Impact with Mitigation Incorporated

Mitigation Measures:
Mitigation Measure TCR-1

Mitigation Monitoring:
Mitigation Monitoring TCR-1

6. ENERGY

Would the project:
a) Resultin potentially significant environmental impact due to wasteful, inefficient, or
unnecessary consumption of energy resources, during project construction or
operation?

Comment:

Construction activities associated with the proposed project would require the use of
heavy-duty, off-road equipment and construction-related vehicle trips that would combust
fuel, primarily diesel and gasoline. Heavy-duty construction equipment would be required
to comply with CARB’s airborne toxic control measures, which restrict heavy-duty diesel
vehicleidlingto five minutes. Since petroleum use during construction would be temporary
and required to conduct developmentactivities, it would not be wasteful or inefficient. The
improvements to energy efficiency are in large part related to updates to the California
Green Building Standards Code (2019). The project’s potential emissions were estimated
using the California Emissions Estimator Model (CalEEMod), Version 2016.3.2. As estimated
in CalEEMod 2%, the consumption rates for the proposed project were estimated based on
square footage of the restaurant and hotel land uses (See Section 8). Although more
electricity and natural gas would be consumed on an annual basis compared to the existing
vacant lot, the proposed project’s energy consumption would not be wasteful, inefficient,
or unnecessary. Implementation of Mitigation Measure GHG-1 which includesenergy
reduction provisions for EV charging stations, an electricvehicle for hotel shuttle service,
and requires the project to subscribe to a program through a local electricity provider that

25 Tom Origer and Associates, October23,2018.

26 AECOM, “Technical Report forthe Proposed Hyatt Place Hotel Air Quality and Greenhouse Gas Emissions.” July
2021.
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providesa power mix from clean sources, witha priority on a GHG-free option but also
allowingfor renewable sources, depending on local availability would reduce the project’s
usage of natural gas. This impact would be less than significant.

Significance Level: Less than Significant with Mitigation Incorporated

Mitigation Measures:
Mitigation Measure GHG-1

Mitigation Monitoring:
Mitigation Monitoring GHG-1

b) Conflictwith or obstruct a state or local plan for renewable energy or energy efficiency?

Comment:

The proposed project would not conflict with nor obstruct a state or local plan adopted for
the purposes of increasingthe amount of renewable energy or energy efficiency. As
describedin section 6.a above, the project would comply with Title 24 Building Standards
Code and Sonoma County Ordinance 7D2-1, which pertain to energy efficiency, and the
proposed hotel would be constructed to the latest CalGreen Code, 2’ which would make the
proposed project compliant with state and local plans. This impact would be lessthan
significant.

Significance Level:NoImpact

27 California Green Building Standards Commission (CalGreen), 2019. Division 5.2. Available at:
https://up.codes/viewer/california/ca-green-code-2019/chapter/5/nonresidential-mandatory-
measures#divider_5.2,accessed June 22,2021.
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7. GEOLOGYAND SOILS
Would the project:

a) Directly orindirectly cause potential substantial adverse effects, including the risk of loss,
injury, or death involving:

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

Comment:
The project is not within a fault hazard zone, as defined by the Alquist-Priolo fault maps.28

Significance Level:No Impact

ii.  Strong seismic ground shaking?

Comment:

All of Sonoma County is subjectto seismicshaking that would result from earthquakes
along the San Andreas, Healdsburg-Rodgers Creek, and otherfaults. The designand
construction of new structures are subjectto engineering standards of the California
Building Code (CBC), which take into account soil properties, seismicshakingand
foundation type. Project conditions of approval require that building permits be obtained
for all construction and that the project meetall standard seismicand soil test/compaction
requirements. The project would therefore not expose people to substantial risk of injury
from seismicshaking.

Significance Level: Lessthan Significant with Mitigation Incorporated

Mitigation Measure:

Mitigation Measure GEO-1

All earthwork, grading, trenching, backfilling, and compaction operations shall be conducted
in accordance withthe County Subdivision Ordinance (Chapter 25, Sonoma County Code).
All construction activities shall meetthe California Building Code regulations for seismic
safety. Construction plans shall be subject to review and approval of Permit Sonoma prior to
the issuance of a building permit. All work shall be subjectto inspection by Permit Sonoma

28 California Geologic Survey. California Department of Conservation, “Earthquake Zones of Required Investigation
Map,” accessed October 7,2020. https://maps.conservation.ca.gov/cgs/EQZApp/app/
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and must conform to all applicable code requirements and approved improvement plans
prior to the issuance of a certificate of occupancy.

Mitigation Monitoring:

Mitigation Monitoring GEO-1

Building/grading permits for ground disturbingactivities shall not be approved for issuance
by Project Review staff until the above notes are printed on applicable building, gradingand
improvement plans. The applicant shall be responsible for notifying construction
contractors about code requirement.

iii. Seismic-related ground failure, including liquefaction?

Comment:

A geotechnical investigation hasbeen prepared by PJC & Associates, Inc. titled
“Geotechnical Investigation: Proposed Hotel and Site Improvements.”2° The geotechnical
investigation evaluated subsurface conditions at the site and developed geotechnical
criteria for the design and construction of the proposed project. The siteis locatedin the
Coast Ranges Geomorphic Province of California. The structure of the northern Coast
Ranges regionis complex due to continuous tectonic deformationimposed over along
period of time. The site has been mappedto be underlain by early to late Pleistocene
alluvial deposits (Qoa). These deposits are characterized to consist of heterogeneous
deposits of alluvium, fan, and terrace deposits and generally consists of dissected sands,
gravels, silts, and clays which likely extend to a great depth below the site. As part of the
geotechnical investigation by PJC & Associates, Inc. boreholes were advanced to a depth of
34.5 feetto investigate the potential of liquefaction at the site. The borehole generally
encountered sequences of fine-grained, plasticsoils, and dense granular soils to a depth of
34.5 feetbeneath the ground. Therefore, PJC & Associates concluded the risk of soil
liguefaction atthe site to be low.

Significance Level: Lessthan Significant with Mitigation Incorporated

Mitigation Measure:

Mitigation Measure GEO-2

The design of all earthwork, cuts and fills, drainage, pavements, utilities, foundationsand
structural components shall conform with the specifications and criteria containedin the
project geotechnical reports prepared by PJC & Associates. The geotechnical engineershall
submitan approval letterfor the engineered grading plans prior to issuance of the grading
permit. Prior to final of the grading permit the geotechnical engineershall alsoinspect the
construction work and shall certify to Permit Sonoma, prior to the acceptance of the

23 pJC & Associates, Inc. “Geotechnical Investigation, Proposed Hotel and Site Improvements, 3750 North Laughlin
Road Santa Rosa, California,” October2018.



PROPOSED INITIAL STUDY/
MITIGATED NEGATIVE DECLARATION
File#PLP19-0009

August 12,2021

Page57

improvements or issuance of a certificate of occupancy that the improvements have been
constructed in accordance with the geotechnical specifications.

Mitigation Monitoring:

Mitigation Monitoring GEO-2

Permit Sonoma Plan Check staff will ensure plans are in compliance with geotechnical
requirements. Permit Sonomainspectors will ensure constructionis in compliance with
geotechnical requirements.

iv. Landslides?

Comment:

Steep slopes characterize much of Sonoma County, particularly the northern and eastern
portion of the County. Where these areas are underlain by weak or unconsolidated earth
materialslandslides are a hazard. If the project includes structureslocated in the footprint
of a mapped landslide or within a landslide hazard area building or grading could destabilize
slopesresultinginslope failure. The project would be located in a Class 0O Landslide Hazard
Area according to the General Plan PublicSafety Element, Figure PS-1d.3° This area is
characterized as having no slopesand weak rocks. Therefore, the project site would not be
susceptible tolandslides. All structures will be required to meet building permit
requirements, including seismicsafety standards and soil test/compaction requirements.

Significance Level:No Impact

b) Resultin substantial soil erosion or the loss of topsoil?

Comment:

The project site is developed and generally level, which limits the potential for substantial
soil erosion. The grading and excavation phase when soils are exposed has the highest
potential for erosion. Ground-disturbing activities that would occur withimplementation of
the proposed project wouldinclude site-specificgrading for foundations and building pads.
Temporary erosion could occur during project construction. However, the project would
involve ground disturbance of approximately one acre of lot area and would therefore be
required to comply with erosion control standards administered by the San Francisco Bay
RWQCB through the National Pollutant Discharge Elimination System (NPDES) permit
process. The process requires preparation of a Stormwater Pollution Prevention Planand
implementation of nonpoint source control of stormwater runoff.

30 Sonoma County General Plan 2020, Public Safety Element, Figure PS-1d, Deep-Seated Landslide Hazard Areas,
Accessed 8-20-2020 http://sonomacounty.ca.gov/WorkArea/DownloadAsset.aspx?id=2147542632
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In regard to water quality impacts, County grading ordinance designrequirements, adopted
County grading standards and BMPs (such as siltfencing, straw wattles, construction
entrances to control soil discharges, and primary and secondary containment areas for
petroleum products, paints, lime and other materials of concern, etc.), mandated
limitationsonwork in wet weather, and standard grading inspection requirements, are
specifically designed to maintain potential water quality impacts at a less than significant
level during project construction.

For post construction, water quality impacts, adopted grading permitstandards and BMPs
require that storm water be detained, infiltrated, orretained forlater use. Other adopted
water quality best management practices include storm water treatment devises based on
filtering, settling, orremoving pollutants. These construction standards are specifically
designedto maintain potential water quality grading impacts at a less than significantlevel
post construction.

The County-adopted grading ordinances and standards and related conditions of approval
also require compliance with all standards and regulations adopted by the State and
Regional Water Quality Control Board, such as the Standard Urban Stormwater Mitigation
Plan (SUSMP) requirements, Low Impact Development measures, and any otheradopted
best management practices. Therefore, no significantadverse soil erosion or related soil
erosion water quality impacts are expected giventhe mandated conditions and standards
that needto be met. See furtherdiscussion of related issues (such as maintenance of
required post construction water quality facilities) referto the Hydrology and Water Quality
Section 10.

Significance Level: Less than Significant Impact

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

Comment:
The project siteis subjectto seismicshakingand other geologichazards as describedin item

Significance Level: Less than Significant Impact with Mitigation Incorporated

Mitigation:
Mitigation Measures GEO-1 and GEO-2

Mitigation Monitoring:
Mitigation Monitoring GEO-1 and GEO-2
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Be located on expansive soil, as definedin Table 18-1-B of the Uniform Building Code
(1994), creating substantial direct or indirect risks to life or property?

Comment:

Subsurface conditions at the site were investigated by drilling six exploratory boreholes to
depthsbetween 14.5 to 34.5 feet below the surface. Based on laboratory testing and
knowledge of the soils, the artificial fill at the site exhibits moderate expansion potential
and the alluvial soils exhibit medium plasticity characteristics and moderate expansion
potential. With implementation of the measuresidentified in the geotechnical investigation,
combined with conformance with standard CBC and other applicable State and local
regulations (all of which shall be required as conditions of approval for the project),
potential hazards from expansive soils would be less than significant.

Significance Level: Less than Significant Impact

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?

Comment:

The project siteisinan area served by the Airport-Larkfield-Wikiup Sanitation Zone public
sewer; septic tanks or alternative wastewater disposal systems are not proposed as part of
the project.

Significance Level:Noimpact

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

Comment:

Paleontological resourcesinclude fossil remains, aswell as fossil localities and rock or soil
formationsthat have produced fossil material. No site surveys for paleontological resources
have been conducted for the site. However, an on-line archival search of the University of
California Museum of Paleontology (UCMP) in Berkeley, California, was conducted on
August 10, 2020, whichindicated no records of recorded fossil sites withinthe projectsite,
although there are fossil sites recorded in project vicinity. Therefore, though there are no
records of recorded fossil sites within the project site, the proposed project could disrupt,
alter, or eliminate as-yet undiscovered paleontological resources that may be presentin the
under the project site. Implementation of the mitigation measure below would reduce
impacts on paleontological resources to less-than significantlevels.
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Significance Level: Lessthan Significant with Mitigation Incorporated

Mitigation Measures:

Mitigation Measure GEO-3: The followingshall be noted on all grading and building plans. If
paleontological resources are found, all earthworkin the vicinity of the find shall cease, and
Permit Sonoma staff shall be notified so that the find can be evaluated by a qualified
paleontologist. When contacted, a member of Permit Sonoma project review staff and
paleontologistshall visitthe site to determine the extent of the resource and to develop
proper mitigation measuresrequired for the discovery. No further grading inthe vicinity of
the find shall commence until a mitigation planis approved and completed subjectto the
review and approval of the paleontologistand project review staff.

Mitigation Monitoring:

Mitigation Monitoring GEO-3: Prior to issuance of grading or building permits, Permit
Sonoma staff shall ensure Mitigation Measure GEO-3 is noted on project plans. Permit
Sonoma shall be consultedif a paleontological resource is discovered onsite, and shall
review and approve paleontologist-recommended measures to recover or preserve any
data or paleontological resources before ground-disturbing activities may continue.

8. GREENHOUSE GAS EMISSIONS

The applicant submitted an Air Quality and Greenhouse Gas Emissions Technical Report that
was prepared by AECOM and dated July 2021.31 The study provided the regulatory framework
applicable to the project, estimated construction and operational emission associated with the
project usingthe California Emissions Estimator Model (CalEEMod) version 2020.4.0, and
evaluated the potential for the project to resultin impacts with regard to air quality and
greenhouse gas emissions. As discussed in greater detail below, potentially significantimpacts
may be reduced to a less-than-significant level through the incorporation of mitigation
measures. The Technical Report was found to be sufficient by Permit Sonoma Project Review
Staff, based on the site-specificinformation available at the time of the analysis.

Greenhouse Gas Emissions Setting:
Gases that trap heat in the atmosphere and affect regulation of the Earth’s temperature are
known as greenhouse gases (GHGs). The six most common GHGs are:

e Carbon dioxide (CO3)

e Methane (CHa)

e Nitrousoxide (N20)

e Sulfurhexafluoride (SFe)

31 AECOM, “Technical Report for the Proposed Hyatt Place Hotel Air Quality and Greenhouse Gas Emissions”. July
2021.
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e Hydrofluorocarbons (HFCs)
e Perfluorocarbons (PFCs)

GHGs that contribute the climate change are a differenttype of pollutantthan criteria or
hazardous air pollutants, as previously discussed in Section 3, Air Quality, because climate
change is global in scale, both in terms of causes and effects. Some GHGs are emitted to the
atmosphere naturally by biological and geological processes such as evaporation (watervapor),
aerobic respiration (carbon dioxide), and off-gassing from low oxygen environments such as
swamps or exposed permafrost (methane); however, GHG emissions from human activities
such as fuel combustion (e.g., carbon dioxide) and refrigerants use (e.g., hydrofluorocarbons)
significantly contribute to overall GHG concentrations in the atmosphere, which affects climate
regulation and results a changing climate globally. Examples of the effects of global climate
change include risingtemperatures, increased severe weatherevents such as drought and
flooding.

GHGs can remain in the atmosphere longafter they are emitted. The potential fora GHG to
absorb and trap heat in the atmosphere is considered its global warming potential (GWP). The
reference gas for measuring GWP is CO2, which has a GWP of one. By comparison, CHs has a
GWP of 25, which means that one molecule of CHs has 25 times the effecton global warming as
one molecule of CO,. Multiplying the estimated emissions fornon-CO, GHGs by their GWP
determinestheircarbon dioxide equivalent (COze), which enables a project’s combined global
warming potential to be expressed interms of mass CO2 emissions. Most often, GHG emissions
associated with projects are referred to in terms of metric tons of COze, or MTCOze.

In 1997, the United Nations’ Kyoto Protocol was adopted in Kyoto, Japan, establishingan
international treaty that set targets for reductionsin emissions of four specific GHGs — CO2, CHa,
N20, and SFs — and two groups of gases —HFCs and PFCs. As previously mentioned, these GHGs
are the primary GHGs emittedintothe atmosphere by human activities.

The State of California has numerousregulationsand executive directives aimed at reducing
GHG emissions. In 2005, for instance, the governorissued Executive Order S-3-05, establishing
statewide GHG emissions reduction targets. Executive OrderS-3-05 provides for the following
targets by 2010, emissionsshall be reducedto 2000 levels; by 2020, emissions shall be reduced
to 1990 levels;and by 2050, emissionsshall be reduced to 80 percent below 1990 levels. In
2006, the California Global Warming Solutions Act (AB 32) was signedinto law. AB 32 codifies
the statewide GHG emission reduction targets and required CARB to prepare a Scoping Plan
that outlines the main State strategies for reducing GHGs. CARB approved a Scoping Planin
2008 and updated it in 2014.

Executive Order B-30-15, 2030 Carbon Target and Adaptation, issuedin April 2015, sets a target
of reducing GHG emissions by 40 percent below 1990 levelsin 2030. By directing state agencies
to take measures consistent with their existing authority to reduce GHG emissions, thisorder
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establishes coherence between the 2020 and 2050 GHG reduction goals set by AB 32 and seeks
to align California with the scientifically established GHG emissions levels needed to limit global
warming below two degrees Celsius.

To reinforce the goals established through Executive Order B-30-15, Senate Bill (SB) 32, and AB
197 were authorized in 2016. Senate Bill 32 (SB 32) made the GHG reduction target to reduce
GHG emissions by 40 percent below 1990 levels by 2030 a requirementas opposed to a goal.
AB 197 givesthe Legislature additional authority over CARB to ensure the most successful
strategies for loweringemissions are implemented, and requires CARB to, “protect the state’s
most impacted and disadvantaged communities...[and] considerthe social costs of the
emissions of greenhouse gases.”

The Sonoma County Regional Climate Protection Authority prepared the Climate Action 2020
and Beyond (CA2020). CA2020 included a calculation of 1990 emissionsin Sonoma County, as
well as forecast emissions and forecast population and employment growth for the County. 32
Using data includedin CA2020, adjusting these data to focus on land use related emissions
only, factoring in forecast population and employment growth inthe County, and adjustingthe
target to be consistent withthe SB 32 statewide target for 2030, yields an efficiency threshold
of 2.7 MTCO2e per service population (SP).

The efficiency metricof 2.7 MTCO2e/SP is appropriate for the proposed project, because itis
based on an emissions profile and socioeconomic/land use growth characteristics that are
representative of the project’s location (i.e., specificto Sonoma County). It accounts for land
use growth withinthe County specifically, sinceitis derived from CA2020’s land use and GHG
emissions forecasts. The 2.7 MTCO2e/SP efficiency metricrepresents what is needed for the
County to achieve a 2030 target consistent with the state’s 2030 target per SB 32, based on the
County’sland use and emissions profile.

Would the project:

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

Comment:

Global climate change is the result of GHG emissions worldwide; individual projects do not
generate enough GHG emissions to influence global climate change. Thus, the analysis of
GHG emissionsis by nature a cumulative analysis focused on whetheran individual project’s
contribution to global climate change is cumulatively considerable.

32 \Verano Hotel andHousing Project IS/MND. County of Sonoma. Available online at:
https://ceganet.opr.ca.gov/2021060288
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Construction

GHG emissions from construction activities are one-time, short-term emissions and
therefore would not significantly contribute to long-term cumulative GHG emissions
impacts. One-time, short-term emissions are converted to average annual emissions by
amortizingthem over the service life of a building. For buildingsin general, it isreasonable
to look at a 30-year time frame, since this isa typical interval before a new buildingrequires
the first major renovation.

GHG emissions generated by project construction were evaluated using CalEEMod and are
shown inTable 8-1.

Table 8-1: Estimated Project Construction GHG Emissions

CO.e (Metric Tons Per
Year Year)
2021 119
2022 482
2023 51
Amortized Total Emissions (30 year) 21.75

Source: AECOM 2021; (Table AQ-9).

The annual construction emissions foryears 2021 through 2023 are based on the CalEEMod
default construction schedule with the duration of each construction activity normalized to
30 years.

Operational

Operational GHG emissionsare estimated to be 2,248 MT CO2e per year, and operational
plusamortized construction GHG emissions are estimated to be 2,270 MT CO2e per year, as
shown in Table AQ-10, inthe first operational year. This first operational year is compared
to a significance threshold of 2.7 MTCO2e/SP, as discussed underthe “Greenhouse Gas
Emissions Summary and Background” provided earlierinthis section.

Table 8-2: Estimated Project GHG Emissions (Unmitigated)

COze (Metric Tons Per
Sector Year)
Area 0.01
Energy 627
Mobile 1,542
Stationary 7
Waste 54
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Water 19
Total 2,248
Operational + Amortized Emissions(A) 2,270
Service Population(® 75
Project GHG Efficiency (MTCO2e/SP) 30.3
Sonoma Co SB 32-Based Significance Threshold (MTCO2e/SP) 2.7
Exceeds Significance Threshold? Yes

Source: AECOM 2021; (Table AQ-10).

(A) SeeTable 8-1.

(B) Service Populationincludesthe anticipated number of restaurantand hotel employees provided by the project
(75).

As shown inTable 8-2, the project would resultin annual estimated GHG emissions of
approximately 2,270 MTCO2e per year, for a GHG efficiency of 30.3 MTCO2e/SP. This value
exceedsthe 2.7 MTCO2e/SP threshold. As such, this is a potentially significantimpact that
requires mitigation.

Accordingly, the County would implement Mitigation Measure GHG-1, which requires,
among other things: the installation of electricvehicle (EV) charging for 10 percent of all
standard parkingspaces; EVs or other zero-emissionsvehicles for hotel shuttle service;
procuring the project’s electricity through a local electricity providerthat sourcesits
electricity from clean sources (e.g., GHG-free and/or renewable sources); a general
prohibition of natural gas exceptfor the restaurant, water heater, and pool heater; and
GHG emissions offsets with annual reporting requirements to reduce project GHG emissions
in line withthe 2.7 MTCO2e/SP threshold. The measure also allows the applicantthe option
to implementadditional measures, including additional building features (e.g., solar panels)
to reduce GHG emissions associated with project operationand reduce the needfor offsets,
provided such reductions are documented.

Table 8-2 showsthe GHG emission reductions associated with the elements of Mitigation
Measure GHG-1. For example, the emissions shownin Table 8-2 reflect the project
subscribingto the local Sonoma Clean Power Clean Start program that reports a current
emissionsintensity of approximately 40 pounds per megawatt-hourand prohibitingthe use
of natural gas with the exception of the restaurant. Installation of EV charging stations will
support the expanded availability and use of electricand hybrid vehicles; however,
additional emissions reductions from this action are not accounted for beyond the mobile
source emissions that already reflectan increasein electricand hybrid vehicles as part of
the average fleet mix. Because the quantified emissions reductionsidentified in Table 8-2
do not achieve the Project GHG efficiency target, offsets are required. As noted, additional
emissions reduction may be achieved if, inadditionto use of the measuresrequired by
provisions (a) through (d) of Mitigation Measure GHG-1, the proposed Project incorporates
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additional measuresto reduce or off-setenergy demandin implementation of provision (e)
of Mitigation Measure GHG-1.

Mitigation Measure GHG-1 requires that the project annually demonstrate to the County
the reduction achieved through provisions (a) through (e), and that if mitigationis not
sufficientto achieve the identified performance standard, the project shall purchase and
retire GHG emissions creditsinan amount adequate to achieve the performance standard.
Therefore, the impact would be less than significant with mitigation.

Table 8-2: Estimated Project GHG Emissions (Mitigated)

CO2ze (Metric Tons Per

Sector Year)
Area 0.01
Energy 433
Mobile 1,542
Stationary 7
Waste >4
Water 15
Total 2,050
Operational + Amortized Emissions(*) 2,083
Service Population(® 75
Project GHG Efficiency (MTCO2e/SP) 27.77
Sonoma Co SB 32-Based Significance Threshold (MTCO2e/SP) 2.7
Exceeds Significance Threshold? Yes
Source: AECOM 2021; (Table AQ-11).
(A) SeeTable 8-1.
(B) (S;Br;/.ice Population includes the anticipated number of restaurantand hotel employees provided by the project

Significance Level: Less Than Significant with Mitigation Incorporated

Mitigation Measures:
Mitigation Measure GHG-1: The following mitigations shall be required as part of the
projectin order to reduce GHG emissions associated with the project:

(a) The project shallinstall EV charging stations at a minimum of 10 percent of all
standard parking spaces and such parking spaces shall have a preferredlocation that
is relatively closertothe main hotel entrance compared to non-EV charging station
parking spaces.
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(b) The project shall use electricvehicles orother zero emissions vehicle for hotel
shuttle service.

(c) The project shall subscribe to a program through a local electricity providerthat
provides a power mix from clean sources, with a priority on a GHG-free option but
also allowingforrenewable sources, dependingon local availability. Forexample,
the EverGreen 100 percentrenewable program available through Sonoma Clean
Power, provided such a program is locally available at prices substantially equivalent
to 2021 Sonoma Green Power prices, adjusted for CPl in future years.

(d) The project shall prohibitthe use of natural gas with the exception of the restaurant,
the water heater, and the pool heater.

(e) The project may implementsuch additional measures as it determines are feasible
which, though they are too uncertain to support a projection of a specificnumber of
reduced MT CO2e now, may reduce or offsetemissions, asdocumentedin the
annual reports referenced below. The additional measures may include, but are not
limited tothe following on-site reduction measures, or off-site offset measures:

e Install solar PV panelsin the parking area and/or on the rooftop;
e Install solar hot water heaters;

e Partner with rental car companies to offerdiscounted rentals to hotel guests
for alternative-fueled vehicles;

e Encourage or use of alternative-fueled vehicles by employees;
e Provide EV car share; and/or
e Add EV charging stations beyond that whichis required by item (a).

(f) The project shall purchase and retire GHG emissions creditsannuallyin an amount
sufficienttoreduce the project’s net amortized construction and operational
emissionstolessthan 2.7 MT CO2e per service populationthrough the end of the
operational life of the project, or to an efficiency threshold for GHG emissions
developed and adopted by the Bay Area Air Quality Management District or Sonoma
County that is more stringentthan 2.7 MT CO2e per service population.

(g) The project shall monitor emissions onan ongoingbasis and presenta report
annually to the County. The applicant shall provide proof annually that the emissions
credits required by (f) have been purchased and retired on behalf of the project. This
proof is required prior to issuance of the first certificate of occupancy for the first
year of operation, and annually for every subsequent year of operations.

(h) The amount of offsets required shall be determined based upon estimated
emissions of 27.77 MT CO2e per service population, based on a service population
of 75 for the first year of operation, and upon actual emissions duringthe prior year
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(or the most recent prior 12-month period for which data is feasibly available) for
subsequentyears of operation. Purchase and retirement of credits can also occur for
multiple yearsin advance.

(i) Ineachannual report, the project shall provide a third-party verification concerning
retired credits and the unique serial numbers of those credits showingthat they
have beenretired. The County shall confirm receipt of verification reports and serial
numbers prior to permitissuance. The verification reportshall be approved by the
County Permit & Resource Management Department. The project shall bear the cost
of any peerreview.

(j) The retired credits must have beenverified by an approved registry and be
consistentwith the requirements for compliance offset protocols as established by
California Code of Regulations, Title 17, Section 95972. An approved registry isan
entity approved by CARB to act as an “offset project registry” to help administer
parts of the Compliance Offset Program under CARB’s Cap and Trade Regulation.
GHG offsetcredits shall be real, verifiable, quantifiable, enforceable, permanent,
and additional as set forth in California Health and Safety Code §38652(d)(1) and
(d)(2) and as defined by California Code of Regulations, Title 17, sections 38562 and
95802. The reductions from the offset credits shall take effectinthe following
locationsin order of priority to the extentfeasible: (1) Sonoma County; and (2) the
boundaries of the Bay Area Air Quality Management District. If credits are not
feasibly available from projects occurring withinthe County or Air District
boundaries, then credits may be obtained for reduction measuresin the state of
California. All offset credits shall be verified by a third party accredited by CARB. In
the unlikely eventthatan approved registry becomes no longerapproved by CARB
and the offsetcredits cannot be transferred to another approved registry, the
Project applicant shall comply with the rules and procedures for retiringand/or
replacing offset credits in the manner specified by the applicable Protocol, Standard
or Methodology, including (to the extent required) by purchasing an equivalent
number of credits to recoup the loss.

Mitigation Monitoring:
Mitigation Monitoring GHG-1: See the reporting requirements specified in provisions (g)
and (i) of Mitigation Measure GHG-1.

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

Comment: The County does not have an adopted Climate Action Plan but has established
GHG reduction goals. The project, by implementing current county codes and Mitigation
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Measure GHG-1 would be consistent with local or state plans, policies, or regulations
adopted for the purpose of reducing emissions of greenhouse gases.

Significance Level: Less Than Significant with Mitigation Incorporated.

Mitigation:
See Mitigation Measure GHG-1.

Mitigation Monitoring:
See Mitigation Measure GHG-1.

9. HAZARDS AND HAZARDOUS MATERIALS

Hazards and Hazardous Materials Setting:

A Phase | Environmental Site Assessment (ESA) was prepared by EBA Engineeringin December
2016.33 As part of the 2016 Phase | ESA, Environmental Data Resources, Inc. (EDR) was
contracted to provide a database search of publiclists of sitesthat generate, store, treat, or
dispose of hazardous materials or sites for which a release or incident has occurred for the
project site and surrounding area. Federal, state, and county lists were reviewed as part of the
research effort.

A review of available historical information indicates that the project site and much of the
surrounding area were utilized as part of the Santa Rosa Army Airfield (SRAAF) complex. Inthe
early 1940’s the SRAAF was created as an effort of war preparation as a trainingfacility for
aircraft. The airfield complex was a large facility and included the existing footprint of the
Sonoma County Airport and lands extending to the east to Northwest Pacific Railroad right-of-
way. The airfield complex included many structures and infrastructure including the airfield,
aircraft maintenance and support facilities, vehicle maintenance and supportfacilities,
barracks, offices and administrative facilities, roads and water and wastewater facilities.

The project site property was located within the cantonment area of the airfield complex which
extended east of the airfield and contained several structures and site uses. The Jacobs
Engineering(Jacobs, 1997) assessmentof the former airfield complex providesaninventory of
former structures at the project site that included several barracks and associated structures.
The facilityinventory as presentedinthe Jacobs Engineeringreport provides minimal detail of
the historicstructures and site usesthat were presentat the project site as part of the airfield
complex. From this information, it appears that the project site was the location of officer
barracks, latrine, and administration buildings. The Jacobs report further indicates that Building
T-132 was part of the structures locatedin the area of the project site. The assessment

33 EBA Engineering. “Phase | Environmental Site Assessment, Westwind Business Park Lot A, 3750 North
Laughlin Road,” December 7, 2016.
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concluded that based available records that it was suspected that underground fuel storage
tanks (USTs) were historically associated with the structure. Building T-132 was located to the
south of the projectsite and was reportedly removedin 1954. The location of building T-132
was subsequently developed as one of the existingcommercial buildings located to the south of
the project site. The Jacobs Engineeringreport recommended that additional investigation
consisting of a geophysical survey and other appropriate actions should be conducted at
suspected UST locations.

In 2000 alimited Phase Il environmental investigation was completed by EBA Engineeringat the
project site. The investigationincluded limited excavation of a magnetic anomaly that was
identified during the completion of a geophysical survey. The work was conducted with oversite
from the Sonoma County Department of Fire and Emergency Services (SCDFES) and was
conducted primarily to identify the anomaly and to ensure that no USTs were presentat the
project site. During the investigationit was determined that the magnetic anomaly was due to
the presence of a metallicremnants of a sewersystem that was buried at the property. The
findings from the work were reported to the SCDFES with a recommendation for no further
work required.

The Jacobs Engineeringreport also indicates that the northeast corner of the project siteis
identified as having possibly been a location for ammunition disposal. The ammunition disposal
site appears to have had little additional assessment. It should be further noted that the
northern portion of the project site is partially developed along Airport Boulevard with curb,
gutter and sidewalk and that there are building pads that have been constructed at the project
site and the propertiesto the east. There is no record that indicates that ammunition has been
discovered at the project site or neighboring properties.

A review of the effortsthat were employed at the airfield complexin 1990’s indicatesthat the
cantonment area and the projectsite area specifically were reviewed forthe presence of
structures and beneficial use of formerairfield assets. The report further concludesthat no
further action was warranted under the Former Used Defense site closure process for
investigation of the project area whichincluded the project site property.

While EDR did not identify the project site property as havingissues of environmental concern,
several mapped s ites havingenvironmental concerns were identified withinaone-mile radius
of the projectsite.

Adjacent Properties:
Several Adjacent properties were listed in the databases searched by EDR:

e Dragonfly Aviation—2222 Airport Boulevard, Santa Rosa: The Dragonfly Aviationsiteis
located approximately 600 feet southwest from the project site and is listed in
databases and regulatory files as having completed an investigation forthe use and
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removal of USTs. In March 2008 a 6,000-gallon UST and an 8,000-gallon UST usedto
store aviation gasoline were removed from the site. Soil samples collected at the time of
tank removal did not indicate any petroleum hydrocarbon constituentsin soil above
theirrespective reporting limits. No additional work was necessary and the site was
subsequently granted closure following the removal of the tanks.

Apex Above Ground Fuel Tanks — 2232 Airport Boulevard, Santa Rosa: The Apex above
ground storage tanks (AST) site is located approximately 600 feetsouthwest of the
project site and listed in databases for formerly having aboveground fuel tanks. Two
10,000-gallon aboveground tanks that were used to store jetfuel were removed from
the site in March 2008. Soil samples collected from under the formertank containment
structure and near the fuel product line and fuel dispenserisland did not indicate any
petroleum hydrocarbon constituentsin soil above theirrespective reportinglimits. No
additional work was necessary and the site was subsequently granted closure following
the removal of the tanks.

Apex Aviation Knob Hill —2274 Becker Boulevard, Santa Rosa: The Apex Aviation Knob
Hill site is located approximately 1,400 feet southwest of the project site and is listed in
databases for having completed an investigation related to former USTs. In March 2008
two 10,000-gallon aviation gasoline and one 10,000-gallon aviationjet fuel tanks in
additionto a 2,500-gallon oil/waterseparator were removed from the site. Site closure
was granted by the County of Sonoma Department of Health Services on April 15, 2009.

Apex Aviation Cardlock — 2238 Airport Boulevard, Santa Rosa: The Apex Aviation
Cardlock site is located approximately 1,500 feet southwest of the project site. The site
is listed in regulatory files as having an active investigation related to former USTs. Two
USTs were removed from the sitein 2008. A closure letterfrom Sonoma County
Department of Health Services dated December 21, 2010 indicatesthat the site has
completed remediation action for the USTs.

Airport Cardlock — 2200 Airport Boulevard, Santa Rosa: The Airport Cardlock siteis
located approximately 1,200 feet west of the projectsite and is listed in databases for
having completed an investigation related to former USTs. In 1999 two 4,000-gallon
automotive gasoline USTs were removed from the site. The Sonoma County Department
of Health Servicesissued a case closure on May 27, 2003.

Sonoma County Airport — 2244 Airport Boulevard, Santa Rosa: The Sonoma County
Airport site is located approximately 1,400 feet northwest of the project site and is
listed in databases and regulatory files for having completed an investigation related to
former USTs. A Corrective Action Plan was prepared in March 2006 that proposeda
monitoring natural attenuation sampling program to monitor for constituents of
potential concern. Quarterly groundwater monitoring continued into late 2007 when
case closure was requested. Site closure was granted on September 10, 2008 by the
County of Sonoma Department of Health Services.
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e Sonoma County Airport — 7400 Flightline, Santa Rosa: The Sonoma County Airport site is
located approximately 1,400 feet northwest of the project site and islisted in databases
and regulatory filesforhaving completed an investigation related toa former UST. The
UST was removed on July 15, 2010. Several phases of investigation were performed at
the site that included the installation of soil boring and five groundwater monitoring
wells. The wells were sampled for three quarters and ground water contaminant
concentrations were shown to be decreasing with time. Based on these conditions site
closure was granted on November 22, 2013, by the County of Sonoma Department of
Health Services.

e Creams Auto Dismantlersand Scrap — 1588 Airport Boulevard, Santa Rosa: The Creams
Auto Dismantlingsite is located approximately 2,000 feet east of the projectsite. The
site has an adjoining parcel to the south that is knownas All Trucks, also a commercial
auto dismantler. Regulatory agency records indicate the Creams Auto Dismantlersite
was the primary location of the former auto pool during the use of the area as the
SRAAF during WWII. A review of the groundwater data for Cream’s indicates that the
low levels of VOCs were detected in groundwater monitoring wells located to the
northeast of the project site. The wellswere reportedly removed after the groundwater
portion of the investigation was closed by the NCRWQCB. The environmental
investigation and cleanup of stormwater impacts will likely continue into the
foreseeable future. From the available data there is no indication that the
environmental impacts from the Cream’s site have impacted the project site.

Would the project:

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

Comment:

Hotel usestypically do not involve the use or storage of large quantities of hazardous
materials, other than those typically used for cleaning, maintenance, or landscaping.
Therefore, operational impacts related to the transport, use, or disposal of hazardous
materials would be less than significant. Construction activities may also include the
temporary transport, storage, use, or disposal of potentially hazardous materials, including
fuels, lubricating fluids, cleaners, solvents, or contaminated soils. If spilled, these substances
could pose a risk to the environmentand to human health. However, the transport, storage,
use, or disposal of hazardous materialsis subjectto various federal, state, and local
regulations designedto reduce risks associated with hazardous materials, including
potential risks associated with upset or accident conditions. Hazardous materials would be
requiredto be transported under U.S. Department of Transportation (DOT) regulations (U.S.
DOT Hazardous Materials Transport Act, 49 Code of Federal Regulations), which stipulate
the types of containers, labeling, and other restrictionsto be usedin the movement of such
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material on interstate highways. In addition, the use, storage, and disposal of hazardous
materials are regulated through the Resources Conservation and Recovery Act (RCRA). The
California Department of Toxic Substances Control (DTSC) is responsible forimplementing
the RCRA program, as well as California’s own hazardous waste laws. DTSC regulates
hazardous waste, cleans up existing contamination, and looks for ways to control and
reduce the hazardous waste produced in California. It does this primarily under the
authority of RCRA and in accordance with the California Hazardous Waste Control Law
(CaliforniaHealth and Safety Code Division 20, Chapter 6.5) and the Hazardous Waste
Control Regulations (Title 22, CCR, Divisions 4 and 4.5). DTSC also oversees permitting,
inspection, compliance, and corrective action programs to ensure that hazardous waste
managers follow federal and State requirements and other laws that affect hazardous waste
specificto handling, storage, transportation, disposal, treatment, reduction, cleanup, and
emergency planning. Compliance with existing regulations would reduce the risk of
potential release of hazardous materials during construction. Impacts would therefore be
lessthan significant.

Significance Level: Less than Significant Impact

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

Comment:

See Section 9.3, the proposed project would not include major construction-related
hazardous materials. The project does not propose to use pesticides, herbicides or
fungicides nor transport low-grade pesticides and fertilizers.

Significance Level: Less than Significant Impact

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

Comment:

The nearest school is Sonoma County Special Education School located in the Sonoma
County Office of Education building at 5340 Skylane Boulevard, approximately 300 feet
north of the project site across Airport Boulevard. As described under Section 9.a above,
project construction may involve the use, storage, or transport of hazardous material.
However, the transport, use, storage, and disposal of such materials would be subjectto
applicable federal, state, and local regulations to minimize the release of hazardous
materialsinto the environment. Therefore, there is no risk of exposure from contaminated
soils or groundwater at the school during construction. Project operation would not involve
the handling of hazardous materials, substances, or wastes other than those typically used
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for household cleaning, maintenance, and landscaping. Handling of hazardous materialsis
subjectto applicable federal, state, and local regulations to reduce emissions of hazardous
materialsinto the environment. As discussedinthe response to criteria (d) below, the
project site does not contain hazardous materials contamination. Given that the project
would be required to comply with applicable regulations, impacts would be less than
significant.

Significance Level: Less than Significant Impact

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

Comment:
The following databases were checked, pursuant to Government Code Section 95962.5, on
June 20, 2021 for known hazardous materials contamination at the projectsite:

1. The State Water Resources Control Board Geotracker database,34

The Department of Toxic Substances Control EnviroStor database,3°and

3. The Californialntegrated Waste Management Board Solid Waste Information
System (SWIS). 36

N

The project siteis not included on a list compiled pursuantto Section 65962.5 of the
Government Code. Moreover, as described above, the Phase | ESA found that no hazardous
materials are present at the project site. Therefore, project construction and operation are
not likely to expose construction workers or nearby residents or workers to potentially
unacceptable health risks from contaminated soils. No impact would occur.

Significance Level: No Impact

e) For aproject 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?

34 State Water Resources Control Board. “Geotracker Database,” http://geotracker.waterboards.ca.gov/, accessed
June20,2021.

35 The Department of Toxic Substances Control. “EnviroStor Database,”
http://www.envirostor.dtsc.ca.gov/public/, accessed June 20, 2021.

36 Cal Recycle. “Waste Information System (SWIS) Facility/Site Search,”
https://www?2.calrecycle.ca.gov/swfacilities/Directory/, accessed June 20, 2021.
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Comment:

The site is withinthe Sonoma County Airport Referral Area as designated by the Sonoma
County Comprehensive Airport Land Use Plan (CALUP) The Charles M. Schulz Sonoma
County Airport islocated approximately 1,000 feet west of the project site. The proposed
project lies partially withinthe 55-60 CNEL noise contour established by the CALUP. Under
this contour, the proposed use, which fallsunder the hotel and motels category, is an
acceptable and compatible use. The project is located approximately 2,000 feet from the
nearest runway, Runway 14/32, and is located within the Traffic Pattern Zone (TPZ)-A. TPZ
allows for a maximum population density of 150 person per acre within structures, a
maximum of 200 persons per acre not within structures, but no more than 800 persons
total withina single acre, which will not be exceeded by the proposed development. TPZ-A
requiresa minimum of 15% amount of usable open space, while also discouraging schools,
auditoriums, amphitheaters, and stadiums. TPZ-A limits large day care centers, hospital, and
nursing homes. The proposed use is compliant with the current configuration of the airport
safety zones.

Due to the proximity of the proposed project to the airport the Federal Aviation
Administration (FAA) conducted an aeronautical study under the provisions of 49 U.S.C.,
Section 44718 and Title 14 of the Code of Federal Regulations, part 77.37 While located
close to the airport, the project site is outside of the trafficpatterns for the Charles M.
Schulz Airport. The FAA through their aeronautical study determined that the proposed
project did not pose a hazard to air navigationand did not require mitigating measures such
a marking or lighting.

Significance Level: Less than Significant Impact

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

Comment:

The project would not impair implementation of, or physically interfere with the County’s
adopted emergency operations plan. There is no separate emergency evacuation plan for
the County. The project would not resultin a significant change in existing circulation
patterns and would have no effecton emergency response routes.

Significance Level: No Impact

g) Expose people or structures, eitherdirectly or indirectly, to a significant risk of loss, injury

or death involving wildland fires?

37 Federal Aviation Administration. “Determination of No Hazard to Air Navigation.” August 7, 2020.
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Comment:

According to the Wildland Fire Hazard Areas mapping (Figure PS-1g) of the Sonoma County
General Plan 2020,38 the project is located within a Local Responsibility Area (LRA) and not
located in a fire hazard zone. A site visit conducted to a reconnaissance level survey of
biological resources concluded that the project site has minimal levels of ground vegetation.
Project construction activities couldincrease risk of wildland fire to existingresidents near
the project site. The construction of the hotel project could expose people or structures to
increased fire hazards due to project construction activities and conversion of the presently
undevelopedareato an area withincreased human activity, withincreased possibility of
starting a fire. As a project condition of approval, construction on the project must comply
with the California Fire Code with local amendments as adoptedin Sonoma County Code
Chapter 13, including but not limited to, fire sprinklers, emergency vehicle access, and
water supply making the impact from risk of wildland fire less than significant.

Significance Level: Less than Significant Impact

10. HYDROLOGY AND WATER QUALITY
Would the project:

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

Comment:

The project wouldinvolve the construction of a hotel on land that is currently vacant with a
graded building pad. The proposed buildingwould create approximately 22,500 square feet
of impervious surface while the parking area and concrete sidewalk would create an
additional 92,735 square feetof impervious surface. Lessthan one acre (41, 831 square
feet) of the site would have landscaping or otherwise pervious surface. The project would
also introduce heavy equipmentto the site during construction and increase traffic to and
from the site during operation. This increase in heavy construction equipmentand
operational traffic could resultin an increase in fuel, oil, and lubricantsin the stormwater
runoff due to leaks or accidental releases.

Due to the scope of the proposed project, it must meetthe requirements of the Sonoma
County Storm Water Quality Ordinance and incorporate Low Impact Development (LID) Best
Management Practices (BMPs) contained in the Bay Area Storm Water Management Agency
(BASMAA) Design Guidance for Stormwater Treatment and Control for Projects in Marin,

38 Sonoma County General Plan 2020, Public Safety Element, Wildland Fire Hazard Areas, Figure PS-1g,
https://sonomacounty.ca.gov/PRMD/Long-Range-Plans/General-Plan/Public-Safety-Wildland-FireHazard-Areas/,
accessedApril 23,2021.
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Sonoma, Napa, and Solano Counties. Asa construction project disturbingone or more acres
of soil, the project would also be requiredto file a Notice of Intent (NOI) package for
coverage under the State Water Resources Control Board (SWRCB) General Permit No.
CAS000002 for Discharges of Storm Water Runoff Associated with Construction Activity
(General Permit). The General Permit requires developmentand implementation of a Storm
Water Pollution Prevention Plan (SWPPP), which in addition to other requirements must list
Best Management Practices (BMPs) to be used to protect storm water, and the placement
of the BMPs.

A Preliminary Stormwater Low Impact DevelopmentReport prepared by Always
Engineering, Inc.in April 20203° indicates retention techniquesincorporatedintothe
project plans meet County and regional requirements for post-construction runoff.

Layout of the site has been developed with the intentto minimize the potential for
pollutants to enter the storm drain system. The majority of operations will take place inside
the proposed hotel and therefore do not pose potential pollution sources. The outdoor
activities which may result in pollution potential are solid waste storage and pickup, parking
and vehicle access, exterioreatingareas, and landscaping. The trash enclosure is provided
with a cover and has been designed such that stormwater runoff cannot enter the covered
area. The interioris provided with a drain which will discharge directly into the site’s
sanitary sewage system. The exteriorarea where trash receptacles are picked up by haulers
shall drain to bioretention landscape featuresincorporatedinto the site landscape. All
vehicle parking spaces, and drive aisles have been designed to direct runoff into one of
several bioretention and treatment and retention systems developed onsite. Regular street
sweepingand trash collection will also occur in the parking areas. Areas provided for
exteriordiningwill only be opened during the time of use. Staff will clean these areas after
use each day. Runoff will be directed to the bioretention areasin the parking area and have
beenincludedinsizing of these features. The site landscape design has been developedto
incorporate the use of native plants which should not require significantfertilization,
pruning, or watering after establishment.

With development of the parcel, additional storm drain improvements will be addedin
order to facilitate storm water flows. Allimpervious areas of the site have beenlaid out to
direct runoffinto bioretention planters. Runoff from exterior paving will enterthe
bioretention areasvia curb cuts and must be filtered and retained prior to pondingto the
elevation of the overflow bypassdrain inlet. The site and landscape have been laid out to
maximize the installation of trees in available areas onsite. This will resultin slowing runoff
from the site in post-construction conditions.

33 Always Engineering, Inc. “Preliminary Storm Water Low Impact Devel opment (SWLID) Report: Hyatt Place
Sonoma Wine Country Use Permit,” April 20, 2020.
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Sonoma County also requiresthe project applicant to prepare a grading and drainage plan
(Erosion Prevention and Sediment Control Plan) in conformance with Chapter 11 Grading
and Drainage Ordinance) and Chapter 11a (Storm Water Quality Ordinance) of the Sonoma
County Code and the Sonoma County Storm Water Low Impact Development Guide, all of
which include performance standards and Best Management Practices for pre-construction,
construction, and post-construction to preventand/or minimize the discharge of pollutants,
including sediment, fromthe projectsite.

Finally, based on new storm water requirements adopted by the North Coast Regional
Water Quality Control Board (NCRWQCB), new developmentand redevelopment projects
creating or replacing 10,000 square feetor more of impervious surface require post-
construction BMPs. These post construction BMPs must:

e Treat following pollutants of concern including particulate metals, pathogens,
nutrients, hydrocarbons, trash, fine sediment, and other debris.

e Bessizedto treat all of the runoff generated using the modified Rational Method
with an intensity of 0.2 inches per hour and capture (infiltrate, evapotranspiration,
and/or reuse) the increase in storm water runoff volume generated by the site due
to the increase in impervious surface for a one-inch rain eventover a 24-hour period
using the Curve Number Method.

o Filterortreat the flow rate of runoff produced by the 24-hour 85th percentile rain
eventhourly rainfall intensity (foreach hour of a storm event), as determined from
the local historical rainfall record, multiplied by a factor of two.

e Detentionfacilitieswhichare integrated for hydraulic system design may be used to
provide volume capture and/or treatment if the design meets the design criteria
specified forLID.

e Have a recorded maintenance declaration stating that the property owner will
maintainthe BMPs and the have the appropriate fundingand technical ability to
inspect, maintain, and provide BMP maintenance records.

Significance Level: Lessthan Significant Impact with Mitigation Incorporated

Mitigation Measures:

Mitigation Measure HYD-1: The following mitigations shall be required as part of the
project in order to reduce project effects on water quality and ensure that the project
would not violate water quality standards or waste discharge requirements:
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Mitigation Measure HYD-1A (Waste Discharge Program): The project shall provide
evidence satisfactory to the County of compliance with all NCRWQCB Waiver of Waste
Discharge Program requirements.

Mitigation Measure HYD-1B (Construction Permit): The project shall provide evidence
satisfactory to the County of compliance with all SWRCB construction permit
requirements (including, but not limited to, the SWRCB-required NOI, Risk Assessment,
Post-Construction Calculations, Site Map, and SWPPP).

Mitigation Measure HYD-1C (Additional Preventive Measures): In addition to standard
County Low Impact Development BMP requirements, the projectshall incorporate the
following additional preventive measuresinto the project:
e Designlandscaping to prevent sediment entering the storm drain systemand to
meetvector control requirements (drawdown less than 72 hours).
e Incorporate Integrated Pest Management (IPM) principles and techniquesfor
designand maintenance.
e Contain litterand trash so that it is not dispersed by the wind or runoff during
waste removal.
e Maintain stabilized construction entrance to reduce sedimenttransport off-site.
e Conduct street sweepingat regularintervalsto reduce sedimenttracking.
e Interceptortrees/ Preservation of existingtrees
e Bioretention Curb Opening
e ImperviousArea Disconnection
e Vegetated Swale with Bioretention
e Infiltration Trench

Mitigation Measure HYD-1D (Grading and Drainage): The project shall submit for
County review and approval an Erosion Prevention and Sediment Control Plan. In
addition, the projectshall incorporate into project plans drainage facilities or other
methods necessary to manage storm water in compliance withthe County's best
management practices guide, including, but not limited to, the following:

e Post-development runoffforconstruction grading and construction drainage
improvementshall not exceed pre-development runoff using the calculation
methodologiesinthe Storm Water Low Impact Development Technical Design
Manual, or supersedingdocument, or equivalent calculation methodologies.

e Drainage facilities shall be designed and constructed in compliance with the
Sonoma County Water Agency Flood Control Design Criteria Manual, or
supersedingdocument, for no lessthan a ten-yeardesign discharge.

e Drainage facilities shall carry storm water to the nearest practicable disposal
location and shall dissipate the energy or diffuse the flow prior to releasing the
storm water off the site.
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e Drainage facilities shall prevent or minimize soil loss through the use of storm
drain culverts (pipes), storm drain inlets and outlets, storm drain outfalls, energy
dissipators, flow dispersion, check dams, rolling dips, critical dips, proper
location and sizing of culverts, revegetation of exposed or disturbed slopes,
minimizing cross drains through road out sloping, minimizing the use of artificial
slopes, and other best management practices referenced or detailedin the
permitauthority's best management practices guide.

Mitigation Monitoring:

Mitigation Monitoring HYD-1 and HYD-2: Prior to issuance of a grading permit, the County
shall verify project compliance with NCRWQCB and SWRCB regulations, and shall also
review and approve the project's Erosion Prevention and Sediment Control Plan. The
Grading & Storm Water Section of Permit Sonoma shall review and approve all grading or
building permits prior to issuance. In addition, construction details for all water quality Best
Management Practices shall be submitted for review and approval by the County, and the
County shall verify post-construction storm water Best Management Practices installation
and functionality, through inspections, priorto finalizing the permit(s). The owner/operator
shall maintain the required post-construction Best Management Practices for the life of the
development. The owner/operatorshall conduct annual inspections of the post-
construction Best Management Practices to ensure proper maintenance and functionality.
The annual inspections shall typically be conducted between September 15 and October 15
of each year.

Substantially decrease groundwater supplies or interfere substantially with groundwater
recharge such that the project may impede sustainable groundwater management of the
basin?

Comment:

The project is located withina Class 1 — Major groundwater basin and wouldreceive its
water from the Town of Windsor’s municipal water system. According to the 2015 Urban
Water Management Plan (UWMP), the majority of the Town’s supply is surface water and
well fields supplied by Russian River Water. A small portion of the water provided to the
Town is from wells; this water is noted as “raw” (waterthat has not beentreated) inthe
2015 UWMP. No new wellswould be installed as a component of the proposed project. No
impact would occur as there would be no substantial depletion of groundwater supplies and
no interference with groundwaterrecharge that would resultina net deficitinaquifer
volume or a lowering of the local groundwater table level. Therefore, the proposed project
would not resultina net deficitinaquifervolume or a lowering of the local groundwater
table.

Significance Level: Less than Significant Impact
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c) Substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river or through the addition of impervious
surfaces, in a manner which

i. would result in substantial erosion or siltation on- or off-site?

ii. substantially increase the rate or amount of surface runoff in a manner which
would result in flooding on- or offsite;

iii. create or contribute runoff water which would exceed the capacity of existing or
planned stormwater drainage systems or provide substantial additional sources of
polluted runoff; or

iv. impede or redirect flood flows?

Comment:

There are no blue line streams on the project site and the parcel is not inthe 100-year flood
zone or Special Flood hazard Area (SFHA). 40The existingsite isan undeveloped grass
covered property with a 33,315 square foot gravel building pad. The existingsite has only
one storm drain inletinthe northeast corner of the project site. This storm drain inlet flows
westvia an existing 36” storm drain and enters the Sonoma County drainage network. The
lot generally slopestothe northwest, with two existing flow concentrations which direct
flows around the building pad to the north and west where it enters county storm drain
infrastructure. Offsite runoff enters the site via grass swales on the eastern property line.
One swale runs from south to north and enters the site near the middle of the eastern
property line. The other swale runs from eastto westand entersthe site along the northern
property line. Both of these existing swales are intercepted at the property line.

The project wouldincrease the amount of impervious surface compared to existing
conditions. However, a Storm Water Pollution Prevention Plan (SWPPP) would be prepared
(see above (9.a)) for the proposed project and as required by the State Water Resource
Control Board. While the project is in construction, temporary construction BMPs, as well as
erosion control measures, would be put in place to reduce construction and post-
construction siltation. See Mitigation Measure HYD-1 for details on project storm water
control facilities, which would be incorporated into the project to provide for erosion
prevention and sediment control and to ensure that erosion and siltation impacts are less
than significant during and after construction.

The proposed project would create approximately 115,203 square feet of new impervious
surface, which could potentially affect the quantity and/or quality of storm water run-off.
However, the proposed project has been designedto preventand/or minimize the

40 Sonoma County. General Plan 2020 Public Safety Element. “Flood Hazard Areas Fig. PS-1e,”
https://sonomacounty.ca.gov/PRMD/Long-Range-Plans/General-Plan/Public-Safety-Flood-Hazard-Areas/, accessed
October 12,2020.
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discharge of pollutants and waste afterthe proposed projectis constructed (post-
construction), using County best management practices, Low Impact Development
techniques, and storm water treatment devices based on filtering, settlingorremoving
pollutants. The water treatmentrelated Best Management Practices have been designedto
treat storm events and associated runoff to the 85-percentile storm eventin accordance
with County Standards.

Any future grading, cuts, and fillswould require the issuance of a grading permit (see
Section9.a). The County Grading and Drainage Ordinance and adopted Best Management
Practices require installation of adequate erosion prevention and sediment control features.
Inspection by County inspectors would ensure that Best Management Practices are
specifically designed to maintain potential water quality impacts of project construction at a
less than significantlevel duringand post construction.

The County would require any construction to be designed and conducted so as to prevent
or minimize the discharge of pollutants or waste from the project site. Best Management
Practices to be used to accomplish this goal could include measures such as siltfencing,
straw wattles, and soils discharge controls at construction site entrance(s). Storm water
Best Management Practices may alsoinclude primary and secondary containmentfor
petroleum products, paints, lime, and other hazardous materials of concern. The type and
approximate size of the selected storm water best management practices would need to
comply with the adopted Sonoma County Storm Water Low Impact Development Guide,
and would be subject to County review and approval. In addition, proper operation and
maintenance of post-construction storm water best management practices would be
neededto achieve the goal of preventingand/or minimizing the discharge of pollutants.

Significance Level: Less than Significant with Mitigation Incorporated

Mitigation:
Mitigation Measures HYD-1 and HYD-2.

Mitigation Measure HYD-2: Prior to issuance of any grading or building permits, the
construction plans and final drainage report shall be reviewed and approved by the County. The
construction plans and final drainage report shall be prepared by a civil engineer, registeredin
the State of California, and submitted with the grading or building permitapplication or
improvement plans, as applicable.

Mitigation Monitoring:
See Mitigation Monitoring HYD-1 and HYD-2.

d) Inflood hazard, tsunami, or seiche zones, risk release of pollutants due to project
inundation?
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Comment:

The project siteis not located inan area subject to seiche or tsunami. Seicheisa wave ina
lake triggered by an earthquake. According to Figure PS-1e of the General Plan, the project
site is outside of the 100-year Flood Hazard Area. The project siteis about 114 feetabove
sealevel,and there are no blueline streams on the property. Additionally, according to
Figure PS-1f of the General Plan, the project site is not located in an area that would be
subjectto floodingas a result of levee or dam failure.

The proposed project is not subject to seiche or tsunami. The project siteis not locatedin
an area subjectto seiche or tsunami. Seiche is a wave in a lake triggered by an earthquake.
Mudflow can be triggered by heavy rainfall, earthquakes or volcanic eruption; however, the
project siteis classified as surficial deposits and is generally flat.

Significance Level:NoImpact

Conflict with or obstruct implementation of a water quality control plan or sustainable
groundwater management plan?

Comment:

The projectis locatedin the Santa Rosa Plain groundwater basinthat is managed by the
Santa Rosa Plain Groundwater Sustainability Agency in accordance with the Sustainable
Groundwater Management Act. The Groundwater Sustainability Agencies are currently
developing Groundwater Sustainability Plans that must be completed by 2022 and will
provide a regulatory framework for managing groundwater use. Storm water treatment
Best Management Practices (BMPs) discussed above would address potential water quality
impacts and also address storm water run-off. Storm water treatment BMPs would be
required to be designedto treat storm eventsand associated runoff to the 85-percentile
storm eventin accordance with County Standards. Therefore, itwould not obstruct
implementation of a water quality control plan.

Significance Level: Less than Significant Impact
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11. LAND USE AND PLANNING

Would the project:

a)

b)

Physically divide an established community?

Comment:

The project would not physically divide a community. While it doesinvolve construction of a
structure for hotel operations, the project does not involve construction of a physical
structure (such as a major transportation facility) orremoval of a primary access route (such
as a road or bridge) that would impair mobility within an established community or
betweena community and outlyingareas.

Significance Level:No Impact

Cause a significant environmental impact due to a conflict with any land use plan, policy,
or regulation adopted for the purpose of avoiding or mitigating an environmental effect?

Comment:
The project is subject to the Airport Industrial SpecificPlan, Airport Land Use
Comprehensive Plan, Sonoma County General Plan,and Sonoma County Zoning Ordinance.

Implementation of the proposed project will require amendments to the Sonoma County
Airport Industrial Area SpecificPlan. The Airport Industrial SpecificPlanincludes broad goals
and policiesrelatedto the economicimportance (in particular, “Activities which provide for
the convenience goods and services needs of the airport industrial area”), and visual and
natural resource preservation standards that applyto projectsin the area. As discussedin
Section 1, Aesthetics, the proposed project includes design features that would generally be
consistentwith these Airport Industrial SpecificPlan standards.

e The projectis notlocatedin a visual or scenic corridor, riparian corridor, or unique
bioticresource area. The project would minimize alterations ordamage to identified
natural valuesincluding specimentrees.

e The structure would provide an effective visual buffer between heavy manufacturing
activitiesand Airport Boulevard.

e The proposed project would be designed to be harmonious with the local setting
and with neighboring developments and would be subjectedto in multiple design
reviews. (See Section 1, Aesthetics, for further discussion).
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e Lightingwould be consistent withthe Airport Industrial SpecificPlan, offsetting glare
and used to highlightthe entrances to the project site (See Section 1, Aesthetics for
further discussion).

e Parking would not be allowed on any publicstreetsand would be screened from
publicview by vegetation plantingaround the vicinity.

The proposed project is not consistent with heightand yard setback standards for the
Industrial Park Land Use and cannot be found consistentdue to the lack of flexibilityinsite
developmentstandards. This lack of flexibility isinconsistent with the stated goal for the
plan to encourage private market implementation, support continued development of
Charles M. Shultz Sonoma County Airport, and provide adequate land for support
commercial land uses. Additionally, this standard lacks the flexibility necessary to adapt to
current markets, and allow design to evolve to reflect contemporary practice. While the
project would amend the specificplan, it is generally consistent with applicable goals
related to land use planningand developmentincluding formulatingland use policies
oriented to private market implementation, providing adequate land area to accommodate
land uses which may be requiredto supposed operations of primary planningarea uses, and
providing a plan framework which allowsindividual landowners to develop theirland
efficientlyandindependentlyinamanner harmonious with a comprehensive land use plan
for the area. The project and specificplan amendmentwere referred to the Airport Land
Use Commission which made a determination of consistency with the CALUP on June 18,
2021.

The project is subjectto the Comprehensive Airport Land Use Plan (CALUP) and complies
with the applicable standards related to safety, height, occupancy, noise, and open space.

e The projectis located approximately 2,000 feetfrom the nearestrunway, Runway
14/32, and islocated within the Traffic Pattern Zone (TPZ) —A. TPZ allows for a
maximum population density of 150 person per acre within structures, a maximum
of 200 persons per acre not within structures, but no more than 800 persons total
within a single acre, which shall not be exceeded by the proposed development.
TPZ-A requires a minimum of 15% amount of usable open space, while also
discouraging schools, auditoriums, amphitheaters, and stadiums. TPZ-A limits large
day care centers, hospital, and nursing homes. The proposed use is compliant with
the current configuration of the airport safety zones.

e The project lieswithin the horizontal surface per F.A.R. Part 77 Airspace surfaces,
which limits structuresto 150 feetfrom above airport elevation of 128.8 feet. The
proposed project will be 85 feettall, above ground level, which does not exceed
obstruction standards.

e The project doesnot exceed the indoor population density limits forthe TPZ-A zone.
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e The proposed project lies partially within the 55-60 CNEL noise contour. Under this
contour, the proposed use, which fallsunder the hotel and motels category, isan
acceptable and compatible use.

e The TPZ requiresa minimum of 15% of the gross area to be used as usable open
space. Usable open space must be at least 300 feetlong by 75 feet wide to be
considered usable. The proposed parking lot meetsthe open space requirement by
providing parking and associated landscaping on-site, totaling approximately
130,000 square feet of open space of the 4.18 acres.

Sonoma County General Plan 2020 related to avoiding or mitigatingan environmental
effect, including:

e Preservation of biotic resource areas and scenic features (General Plan Goal LU-10,
Objective LU-10.1, Goal-OSRC, Objective OSRC-1.2, Objective OSRC-1.4, Policy OSRC-
1f) The project would be consistent with regulations pertainingto avoidingbiotic
resources and would also be largely consistent with regulations designed to
maintainthe scenic qualities of the area. (See Section 1, Aesthetics, for further
discussion.)

e Airtransportation (General Plan Policy AT-1e). The project includesa requestfora
specificplan amendmentand has beenreferredto the Airport Land Use Commission
which made a determination of consistency with the CALUP on June 18, 2021.

e Nighttime lightingand preservation of night time skies and visual character (General
Plan Goal OSRC-4, Objective OSRC-4.1, Objective OSRC-4.2, Policy OSRC-4a, Policy
OSRC4c): The project would use dark sky compliantstyle lighting, and would comply
with County requirements pertainingto placement, shielding, and light levelsto
preventspill over, glare and unnecessary nighttime light pollution.

e Protect the County’s natural habitats (General Plan Goal OSRC-7, Objective OSRC-
7.1, Objective OSRC-7.7, Policy OSRC-7e, Policy OSRC-7g, Policy OSRC-7h, Policy
OSRC-7k, Policy OSRC-7m, Policy OSRC-70,): (See Section 4, Biological Resources for
further discussion.)

e Waste water (General Plan Policy LU-8): The project would comply with regional
waste discharge requirements and County regulations to minimize storm water,
surface water and groundwater pollutionincluding utilization of BMPs.

The project would also be consistent with Sonoma County Code Section 26-12-030
through 040 (Industrial Zones.) which allows for the development of hotel, motel, and
resort lodgingas a conditional use. In addition, the project would be consistentwith
Article 67 (VOH Valley Oak Habitat Combining District) to “protect and enhance valley
oaks and valley oak woodlands” (see Section 4, Biological Resources). Under the
Development Agreement, the applicant would bring benefits to the community, public
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safety, including contributions to assist with local infrastructure through roadway and
other infrastructure improvements as well as funding to the Sonoma County Fire District
for a laddertruck. Therefore, the project would not conflict with any applicable land use
plan adopted for the purpose of avoiding or mitigatingan environmental effect,
includingthe Sonoma County General Plan and zoningordinance.

Significance Level: Less than Significant Impact

12. MINERAL RESOURCES
Would the project:

a)

b)

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

Comment:

The project site is not located within a known mineral resource depositarea (Sonoma
County Aggregate Resources Management Plan, as amended 2010). Sonoma County has
adopted the Aggregate Resources Management Plan that identifies aggregate resources of
statewide or regional significance (areas classified as MRZ-2 by the State Geologist).
Additional detail on mineral resources may be foundin the California GeologicSurvey
Special Report 205, Update of Mineral Land Classification: Aggregate Materials inthe North
San Francisco Bay Production-consumption region, Sonoma, Napa, Marin, and
Southwestern Solano Counties, California.4!

Significance Level:No Impact

Result in the loss of availability of a locally important mineral resource recovery site
delineated on alocal general plan, specific plan or other land use plan?

Comment:

The project site is not located withinan area of locallyimportant mineral resource recovery
site and the site is not zoned MR (Mineral Resources).42Nolocallyimportant mineral
resources are known to occur at the site.

Significance Level:No Impact

41 Update Of Mineral Land Classification: Aggregate Materials In The North San Francisco Bay Production-
Consumption Region, Sonoma, Napa, Marin, And SouthwesternSolano Counties, California,
ftp://ftp.consrv.ca.gov/pub/dmg/pubs/sr/SR_205/SR%20205%20North%20Bay%20Report_Final.pdf, accessed
August23,2020.

42 Sonoma County. Aggregate Resources Management Plan, https://sonomacounty.ca.gov/PRMD/Long-Range-
Plans/Aggregate-Resource-Management/Maps-and-Diagrams/, accessed October 8, 2020.
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13. NOISE

Would the project resultin:

a) Generation of a substantial temporary or permanent increase in ambient noise levelsin
the vicinity of the project in excess of standards established in the local general plan or
noise ordinance, or applicable standards of other agencies?

Comment:

Noise Fundamentals: “Sound” is a vibratory disturbance created by a movingor vibrating
source and is capable of beingdetected. For example, airborne sound is the rapid
fluctuation of air pressure above and below atmospheric pressure. “Noise” may be defined
as unwanted sound that is typically construed as loud, unpleasant, unexpected, or
undesired by a specificperson or for a specificarea.

Sound has three properties: frequency (or pitch), amplitude (orintensity or loudness), and
duration. Pitchis the heightor depth of a tone or sound and depends on the frequency of
the vibrations by which itis produced. Sound frequencyis expressed in terms of cycles per
second, or Hertz (Hz). Humans generally hear sounds with frequencies between 20 and
20,000 Hz and perceive higherfrequency sounds, or high pitch noise, as louderthan low-
frequency sound or sounds low in pitch. Sound intensity orloudnessis a function of the
amplitude of the pressure wave generated by a noise source combined with the reception
characteristics of the human ear. Atmosphericfactors and obstructions betweenthe noise
source and receptor also affect the loudness perceived by the receptor. The frequency,
amplitude, and duration of a sound all contribute to the effecton a listener, or receptor,
and whetheror not the receptor perceivesthe sound as “noisy” or annoying. Despite the
ability to measure sound, human perceptibilityis subjective, and the physical response to
sound complicates the analysis of itsimpact on people. People judge the relative magnitude
of sound sensationinsubjective terms, such as “noisiness” or “loudness.”

Sound pressure levels are typically expressed on a logarithmicscale interms of decibels
(dB).A dB is a unit of measurementthat indicatesthe relative amplitude (i.e., intensity or
loudness) of a sound, with 0 dB corresponding roughly to the threshold of hearing for the
healthy, unimpaired human ear. Since decibels are logarithmicunits, an increase of 10 dBs
representsaten-foldincrease inacoustic energy, while 20 dBs is 100 times more intense,
30 dBs is 1,000 times more intense, etc. In general, thereis a relationship betweenthe
subjective noisiness orloudness of a sound and its intensity, with each 10 dB increase in
sound level perceived as approximately adoubling of loudness. Due to the logarithmic
basis, decibels cannot be directly added or subtracted together usingcommon arithmetic
operations:

50 decibels + 50 decibels # 100 decibels
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Instead, the combined sound level from two or more sources must be combined
logarithmically. Forexample, if one noise source produces a sound powerlevel of 50 dBA,

two of the same sources would combine to produce 53 dB as shown below.
50 50

10 = 10 log(lO(ﬁ) + 10(ﬁ)> = 53 decibels
In general, when one source is 10 dB higherthan another source, the quietersource does
not add to the sound levels produced by the loudersource because the louder source
contains ten times more sound energy than the quietersource.

Although humans generally can hear sounds with frequencies between 20and 20,000 Hz,
most of the sound humans are normally exposed to do not consist of a single frequency, but
rather a broad range of frequencies perceived differently by the human ear. In general,
humans are most sensitive tothe frequency range of 1,000-8,000 Hz and perceive sounds
withinthat range betterthan sounds of the same amplitude in higheror lowerfrequencies.
Instruments used to measure sound, therefore, include an electrical filterthat enablesthe
instrument’s detectors to replicate human hearing. This filter—known as the “A-weighting”
or “A-weighted sound level”—filters low and very high frequencies, giving greater weightto
the frequencies of sound to which the human ear istypically most sensitive. Most
environmental measurements are reported in dBA, meaningdecibels on the A-scale.

Sound levels are usually not steady and vary over time. Therefore, a method for describing
eitherthe average character of the sound or the statistical behavior of the variations over a
period of time is necessary. The continuous equivalent noise level (Leq) descriptoris used to
representthe average character of the sound over a period of time. The Leq representsthe
level of steady-state noise that would have the same acoustical energy as the sum of the
time-varying noise measured overa giventime period. Leq is useful for evaluating shorter
time periods over the course of a day. The most common Leq averaging periodis hourly, but
Leq can describe any series of noise events overa given time period.

When considering environmental noise, itisimportant to account for the different
responses people have to daytime and nighttime noise. In general, during the nighttime,
background noise levels are generally quieterthan during the daytime but also more
noticeable because household noise has decreased as people begin to retire and sleep.
Accordingly, a variety of methods for measuring and normalizing community environmental
noise have been developed. The California Office of Planning and Research’s General Plan
Noise Element Guidelinesidentifies the following common metrics for measuring noise
(OPR, 2017):

Lan (Day-Night Average Level): The average equivalent A-weighted sound level during a 24-
hour day, dividedintoa 15-hour daytime period (7 AM to 10 PM) and a 9-hour nighttime
period (10 PM to 7 AM). A 10 dB “penalty” isadded to measure nighttime noise levels when
calculating the 24-hour average noise level. Forexample, a 45-dBA nighttime sound level
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(e.g.,at 2 AM) would contribute as much to the overall day-night average as a 55-dBA
daytime sound level (e.g.,at7 AM).

CNEL (Community Noise Equivalent Level): The CNEL descriptor is similarto Ldn, exceptthat
itincludesan additional 5 dBA penalty for noise events that occur during the eveningtime
period (7 PM to 10 PM). For example, a 45-dBA eveningsoundlevel (e.g.,at8 PM) would
contribute as much to the overall day-night average as a 50-dBA daytime sound level (e.g. at
8 AM).

The artificial penaltiesimposed during Ldn and CNEL calculations are intended to account
for a receptor’sincreased sensitivity to noise levels during quieter nighttime periods. As
such, the Ldn and CNEL metrics are usually applied when describinglonger-term ambient
noise levels because they account for all noise sources over an extended period of time and
account for the heightened sensitivity of people to noise during the night. In contrast, the
Leq metricis usually applied to shorter reference periods where sensitivity is presumed to
remain generally the same.

The energy contained ina sound pressure wave dissipatesandis absorbed by the
surrounding environment as the sound wave spreads out and travels away from the noise
generatingsource. The strength of the source is often characterized by its “sound power
level.” Sound powerlevelisindependent of the distance a receiveris from the source and is
a property of the source alone. Knowingthe sound powerlevel of an idealized source and
its distance from a receiver, sound pressure level at the receiver pointcan be calculated
based on geometrical spreadingand attenuation (noise reduction) as a result of distance
and environmental factors, such as ground cover (asphaltvs. grass or trees), atmospheric
absorption, and shielding by terrain or barriers.

To assess project noise, an environmental noise assessment was prepared by CharlesM
Salter Associates, Inc.43The project site was surveyed and potential noise impacts from the
proposed project were evaluated based on applicable County standards and considering
adjacent land uses (airport). The following analysis summarizes the key results, findings, and
recommendations of the applicant’s noise assessment, which includes a description of key
noise concepts, terms, applicable regulations, and detailed site noise information.

County noise standards (as indicated in Table NE-2 of the General Plan, shown below)
establish maximum allowable exterior noise exposures of 50 dBA in the daytime (7:00 AM
to 10:00 PM) and 45 dBA inthe nighttime (10:00 PM to 7:00 AM), as measured usingthe
L50 value (the value exceeded 50 percent of the time, or 30 minutesin any hour--i.e., thisis

43 Charles M Salter Associates, Inc. 2019. Hyatt Place Sonoma Wine Country Environmental Noise Study. Prepared
May9,2019.
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the median noise level). The 2016 California Building Code requiresthat the indoor noise
levelin hotel guestrooms not exceed Lan 45 dB.

CALGreen provides exterior noise requirements for non-residential buildings, which includes
the project’samenity and commercial spaces at the ground floorand sixth floor. Section
5.507.4.3 Acoustical Controlrequires mitigating exterior noise where sound levelsregularly
exceed 65 dB. If the exteriornoise level regularly exceeds 65dB, thenthe buildingenvelope
must have wall and roof-ceilingassemblies designed to provide an interior noise
environment not exceedingan Leg(h) of 50 dB in occupied areas during hours of operation.

Existing Noise Environment: The projectsite islocated at the southeast corner of Airport
Boulevard and North Laughlin Road in Santa Rosa, California. The major noise sources at the
project site are traffic on these streets. The Charles M Schulz -Sonoma County Airportis
approximately 1,000 feetto the west, and the project site is outside the airport noise
contours, but within the Traffic Pattern Zone (TPZ). Form 7460-1 noted the centerline of
runway 32-14 to be 2,984 feet west of the proposed project.** To quantify the existing noise
environment, two multi-day noise measurements were taken at the project site between
April 26 and 30, 2019. The monitors were located on trees and utility poles at approximately
12 feetabove street level. At the time of noise monitoring, a traffic analysis had not been
provided for the project. To account for this, one (1) dB has beenadded to the data
calculationsto account for future traffic increases. The first noise monitoringlocation was
located on the northwestside of the projectsite, fronting North Laughlin Road. This
location measured a Lan of 70 dB, and Leq(h) of 71 dB. The second monitoringlocation was
on the north side of the project site across Airport Boulevard. This location measured a Lan
of 71 dB, and Leq(h) of 71 dB. The nearestsensitive receptorisa Veterans Clinic
approximately 1,160 feeteast of the project site.

General Plan Land Use Compatibility: The County has noise and land use compatibility
guidelines specificto hotels and motels. Perthe General Plan Figure AT-9, the project falls
betweenthe 60- and 55-dB contour.4> Per the County’s 2020 General Plan, Policy NE-1a:
Designate areas within Sonoma County as noise impacted if they are exposed to existing or
projected exterior noise levels exceeding 60 dB Lan, 60 dB CNEL. The project does fall within
a noise impacted area and would be compatible with the general plan.

Per the County’s 2020 General Plan, Policy NE-1b: Avoid noise sensitive land use
developmentinnoise impacted areas unless effective measuresare included to reduce
noise levels. Fornoise due to traffic on publicroadways, railroads, and airports, reduce
exteriornoise to 60 dB Lan or lessinoutdoor activity areas and interiornoise levelsto 45 dB

44 Federal Aviation Administration, 2020. Form 7460-1 Submission, Fax Transmission Report. Sent May 4, 2020.
45 Sonoma County. General Plan 2020 Air Transportation Element. Figure AT-9. Available at:
https://sonomacountyairport.org/pdf/1guidebooklet web11 07.pdf, accessedJune 25,2021.
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Lan or lesswith windows and doors closed. Where it is not possible to meetthis 60 dB Lan
standard usinga practical application of the bestavailable noise reduction technology, a
maximum level of up to 65 dB Lisn may be allowed but interior noise level shall be
maintained so as not to exceed 45 dB L4n. For usessuch as Single Room Occupancy, Work-
Live, Mixed-Use Projects, and Caretaker Units, exterior noise levels above 65 dB L4n or the
Table NE-2 standards may be considered if the interior standards of 45 dB L4, can be met.
For schools, libraries, offices, and other similaruses, the interior noise standard

shall be 45 dB Leq in the worst-case hour when the buildingisin use. 46

The Salter noise assessment calculated that window and exteriordoor Sound Transmission
Class (STC) ratings are needed forthe project. The STC rating isa single-numberrating
definedin ASTM E90 that quantifies the airborne sound insulating performance of a
partition under laboratory conditions, increasing STC ratings correspond to improved
airborne soundinsulation. The noise assessmentrecommended STC ratings for full window
(glassand frame) rather than just the glass.

Commercial spaces: To meet the CALGreen interior noise criterion, implementation of
Mitigation Measure NOI-1 would ensure that impacts in non-residential areas of the hotel,
includingthe fitness center and restaurant, would be less than significant. Where STC
ratings above 32 are required, at leastone pane will needto be laminated. Inthe
nonresidential areas of the hotel, which includes the fitness center at the northwest corner
of the site, an STC rating of 33 requires at leastone pane to be laminated.

Guestrooms: To meet the indoornoise criterion of Lin 45 dB at the guestrooms, all
residential facades must be sound rated. To meetthis criteria, implementation of
Mitigation Measure NOI-2 would ensure that noise impacts to guestrooms would be less
than significant.

46 Sonoma County, 2012. General Plan 2020 Noise Element adopted October 23, 2012. Available at:
https://sonomacounty.ca.gov/PRMD/Long-Range-Plans/General-Plan/, accessed June 25,2021.
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Table 13-1. Sonoma County General Plan Table NE- 2 Maximum Allowable Exterior Noise
Exposures for Non-Transportation Noise Sources

Hourly Noise Metric!, dBA Daytime Nighttime
(7 a.m. to 10 p.m.) (10 p.m. to 7 a.m.)
L50 (30 minutesin any hour) | 50 45
L25 (15 minutesin any hour) | 55 50
LO8 (4 minutes 48 seconds 60 55
in any hour)
L02 (72 seconds inany hour) | 65 60

1The sound level exceeded n% of the time inany hour. For example, the L50 is the value
exceeded 50% of the time or 30 minutesin any hour; this is the median noise level.
Source: Sonoma County General Plan, Noise Element

Operation Noise Generation: Hours of operation were assumedto be from 7:00 am to 10:00
pm every day. Once operational, the proposed project would generate noise from
additional vehicle trips, parking lot activities, and events.

Temporary Construction Noise: Project construction would include earthwork, grading,
paving, building construction, and the installation of underground utilities (including water,
sewer, storm drainage, electrical and irrigation facilities). As a standard construction best
management practices (BMP), the applicant shall also implement Mitigation Measure NOI-
3 to limit construction noisein the projectarea.

Implementation of Sonoma County General Plan’s Standard Noise regulations, in addition to
the below mitigation measures would reduce all potentially significantimpacts to less than

significantlevels.

Significance Level: Lessthan Significant with Mitigation Incorporated

Mitigation Measures:

Mitigation Measure NOI-1: To meet the CALGreen interior noise criterion of Leq(h) 50 dBin
commercial areas on the ground and sixth floors, whichinclude the fitness centerand
restaurant, the window system STC ratings shall be rated a 28. Where STC ratings above 32
are required, at least one pane will shall be laminated.

Mitigation Measure NOI-2: All residential facades must have a sound rating of 28 to 30, in
accordance with the Noise Assessment conducted by Salter. In areas of the hotel where
windows need to be closed to achieve an indoor Lgn of 45 dB, an alternative method of
supplyingfresh air (e.g., mechanical ventilation) shall be considered in consultation with the
project mechanical engineer.
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Mitigation Measure NOI-3: Construction activities for this project shall be restricted as
follows, with all plans and specifications or construction plans to include these notes:

a) Allinternal combustion engines used during construction of this project will be operated
with mufflers that meet the requirements of the State Resources Code, and, where
applicable, the Vehicle Code. Equipmentshall be properly maintained and turned off
whennot inuse.

b) Once buildingconstruction begins, the structure beingerected would provide
substantial shielding of construction noise levels at sensitive receptors. Since
construction noise levels would be intermittent, construction activities shall be
restricted to the hours of 7:00 AM and 5:00 PM on weekdays and 9:00 AM and 5:00 PM
on weekends and holidays. If work outside the times specified above becomes
necessary, the applicant shall notify the PRMD Project Review Division assoon as
practical.

c) There will be no startup of machines nor equipment prior to 7:00 AM, Monday through
Friday or 9:00 AM on weekends and holidays; no delivery of materials or equipment
prior to 7:00 AM nor past 5:00 PM Monday through Friday or prior to 9:00 AM nor past
5:00 PM on weekends and holidays and no servicing of equipment past5:00 PM,
Monday through Friday, or weekends and holidays. A sign(s) shall be posted on the site
regarding the allowable hours of construction and including the developer-and
contractors mobile phone number for publiccontact 24 hours a day or duringthe hours
outside of the restricted hours.

d) Piledrivingactivitiesshall be limitedto 7:30 AMto 5:00 PM weekdays only.

e) Construction maintenance, storage and staging areas for construction equipmentshall
avoid proximity toresidential areas to the maximum extent practicable. Stationary
construction equipment, such as compressors, mixers, etc., shall be placed away from
residential areas and/or provided with acoustical shielding. Quiet construction
equipmentshall be used when possible.

The developershall designate a Project Manager with authority to implementthe
mitigation prior to issuance of a building/grading permit. The Project Managers 24-hour
mobile phone number shall be conspicuously posted at the construction site. The Project
Manager shall determine the cause of noise complaints (e.g., starting too early, faulty
muffler, etc.) and shall take prompt action to correct the problem.

Mitigation Monitoring:

Mitigation Monitoring NOI-1 & NOI-2: County staff shall review and approve the acoustical
analysis of final mechanical equipmentand review building plans for inclusion of noise
reduction measures, if any, recommended in the acoustical analysis.
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Mitigation Monitoring NOI-3: (Ongoing) Permit Sonoma staff shall ensure that the
measures are listed onall site alteration, grading, building orimprovement plans, priorto
issuance of grading or building permits. Permit staff shall inspect the site prior to
construction to assure that the signs are in place and the applicable phone numbers are
correct. Any noise complaints will be investigated by Permit Sonoma staff. If violations are
found, Permit Sonoma shall seek voluntary compliance from the permitholderor may
require a noise consultantto evaluate the problem and recommend corrective actions, and
thereafter may initiate an enforcementaction and/or revocation or modification
proceedings, as appropriate.

Generation of excessive ground-borne vibration or ground-borne noise levels?

Comment:

Construction would be located at least 100 feetfrom off-site structuresand pile drivingis
not proposed during construction. At a distance of 100 feet, groundborne vibration from
construction is anticipated to generate levels between 0.001 to 0.046 in/secPPV, which are
belowthe 0.3 in/secPPV vibration limitrecommended by the California Department of
Transportation for buildings that are found to be structurally sound, but where structural
damage is a major concern.

Vibrationis the movement of particles withina medium or object such as the ground or a
building. Asis the case with airborne sound, ground borne vibration may be described by
amplitude and frequency. Vibration amplitudes are usually expressed in peak particle
velocity (PPV), orroot mean squared, in inches per second (in/sec). PPV represents the
maximum instantaneous positive or negative peak of a vibrationsignal and is most
appropriate for evaluating the potential for buildingdamage. Human response to ground
borne vibrationis subjective and varies from personto person. The California Department
of Transportation’s (Caltrans) Transportation and Construction Vibration Guidance Manual
providesa summary of vibration criteria that have beenreported by research,
organizations, and governmental agencies (Caltrans, 2013). Chapter six and seven of this
manual summarize vibration detection and annoyance criteriafrom various agenciesand
provide Caltrans’ recommended guidelines and thresholds forevaluation potential vibration
impacts on buildings and humans from transportation and construction projects. These
thresholds are summarizedin Tables 13-2 — 13-4.
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Table 13-2. Caltrans’ Vibration Threshold Criteria for Building Damage

Structural Integrity Maxu.num PPV (in/sec) -
Transient Continuous

Extremely fragile buildings, ruins, 0.12 0.08
monuments
Fragile buildings 0.2 0.1
Historic and some olderbuildings 0.50 0.25
Olderresidential structures 0.50 0.30
New residential structures 1.00 0.50
Modern industrial and commercial 500 0.50
structures

Source: Caltrans, 2013

Table 13-3. Vibration Threshold Criteria for Human Response

Maximum PPV (in/sec)

Human Response

Transient Continuous
Barely perceptible 0.035 0.012
Distinctly perceptible 0.24 0.035
Strongly perceptible 0.90 0.10
Severely perceptible 2.00 0.40

Source: Caltrans, 2013a

Table 13-4. Potential Groundborne Vibration Levels

. Peak Particle Velocity(® (Inches/Second) at Distance
Equipment
50 Feet 200 Feet 400 Feet

Vibratory Roller 0.098 0.021 0.010
Large Bulldozer 0.042 0.009 0.004
Small Bulldozer 0.014 0.003 0.001
Loaded Truck 0.035 0.008 0.004
Jackhammer 0.016 0.004 0.002

Sources: Caltrans, 2013 and FTA2018.
(A) Estimated PPV calculatedas: PPV(D)=PPV(ref*(25/D"1.3)) where PPV(D)=Estimated PPV at
distance; PPVref=Reference PPV at 25 ft; D=Distance from equipment to receiver;and n=ground
attenuation rate (1.3 for competent sands, sandy clays, siltyclays, and silts).

As shown in Table 13-4, construction equipmentvibrationlevelsfromaroller, or large
bulldozercouldslightly exceed Caltrans vibration detection thresholds (see Table 13-4 ) for
“barely perceptible” (0.035 inches/second) when operatingin close proximity (within 50
feet) to adjacent residences; however, as discussed previously, the majority of earthwork
would generally take place approximately 1,160 feet east of the projectsite feetfrom the
nearest sensitive receptor; the Veterans Clinic. Location and vibration noise levels
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associated with any equipment used would not be perceptible at this distance. As such, this
is not considered to be excessive, because any equipment operation near property lines
would be short in duration and intermittent (lastingonly a few hours in work areas adjacent
to property lines). Additionally, potential construction vibration levels would notresultin
structural damage because the estimated vibrationlevels are substantially below Caltrans’
thresholds for potential damage to eventhe most sensitive of residential buildings (0.50
inches/second for older, un-reinforced concrete masonry buildings or historicbuildings).
Thus, short-term, intermittent construction equipmentvibration levels would not be
excessive.

Once operational, the proposed project would not resultin the operation of sources that
would generate substantial groundborne vibration levels. The impact would be lessthan

significant.

Significance Level: Less than Significant Impact

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

Comment:

The project site is within the vicinity of the Charles M Schulz Airport. See question 13.a for a
discussion of how noise impacts would be mitigated to lessthan significantlevels. There are
no residencesinthe airport’s vicinity, and with implementation of mitigation measures
NOI-1 NOI-2, and NOI-3, the project would not expose people workinginthe projectarea to
excessive noise levels.

Significance Level: Lessthan Significant Impact with Mitigation Incorporated

Mitigation Measures:
NOI-1 NOI-2, and NOI-3

Mitigation Monitoring:
Mitigation Monitoring NOI-I, NOI-2, and NOI-3
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14. POPULATION AND HOUSING
Would the project:

a)

b)

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

Comment:

The project would not increase residentsintothe County and would not directly increase
population growth in the County. The proposed project would generate an estimated total
of 75 new jobs, which could indirectly generate population growth and a greater need for
employee housing. However, thisincremental increase in employment opportunities would
not substantially induce population growth through the provision of new jobs. Additionally,
itis anticipated that employees of the hotel would be primarily drawn from existing
residents or from nearby communities. No new roads or infrastructure are proposed.

Significance Level: Lessthan Significant Impact

Displace substantial numbers of existing people or housing, necessitating the construction
of replacement housing elsewhere?

Comment:

The project site is currently vacant with one gravel building pad. There are no existing
housing units or people residingat the project site. No housing or people would be
displaced by the projectand no replacementhousingis proposedto be constructed.

Significance Level: No Impact

15. PUBLIC SERVICES
Would the project:

a)

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

Comment:
Neitherconstruction nor operation of the project would involve substantial adverse physical
impacts associated with provision of publicfacilities orservices. No new housingisincluded
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withinthe project proposal. The project would employ approximately 75 employees. The
project would not necessitate or facilitate construction of new publicfacilities. The impact
would be less than significant.

Significance Level: Less Than Significant Impact

i. Fire protection?

Comment:

The project would be locatedin the Sonoma County Fire Protection District. The Sonoma
County Fire District has an existing master-mutual aid program with all agencies, including
with the City of Santa Rosa for a hook and laddertruck that would be able to serve the
proposedstructure. Developmentimpact feesto offset potential impactsto fire protection
would be required as a project condition of approval and would assist the Sonoma County
Fire District with the purchase of a ladder truck.

Sonoma County Code requires that all new development comply with the CaliforniaFire
Code with local amendments as adopted in Sonoma County Code Chapter 13. The County
Fire Marshal reviewed the project and project conditions of approval require that the
project comply with Chapter 13, includingfire protection methods such as sprinklersin
buildings, new fire hydrants, alarm systems, extinguishers, vegetation management,
hazardous materials management, and management of flammable or combustible liquids
and gases. This is a standard condition of approval and required by county code and impacts
would be less than significant.

Significance Level: Less Than Significant Impact

ii. Police?

Comment:

The Sonoma County Sheriff would continue to serve this area. The proposed project would
generate approximately 75 jobs, and it would not include construction of homes, or a
substantial number of businessesorinfrastructure and therefore would not induce
substantial population growth. Existing police protection facilities would be adequate to
serve the project and additional facilities would not be needed.

Significance Level: Less Than Significant Impact

iii. Schools, parks, or other public facilities?

Comment:
Developmentfeesto offset potential impacts to publicservices, including school impact
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mitigation fees, are required by Sonoma County Code and state law for new subdivisions
and residential developments. The project does not include residential developmentand no
new schools are reasonably foreseeable as a result. The project would not contribute to an
increase in the need for expanded or additional schools, parks, or other publicfacilities.

Significance Level:NoImpact

iv. Parks?
Comment:
The proposed project does not include the development of residential uses and thus would

not result inthe need for new or expanded park facilities.

Significance Level:NoImpact

v. Other publicfacilities?

Comment:

Connectionfeesfor sewerand water services offset potential impacts to these service
facilities within theirrespective spheres of influence. Ongoing developmentand
maintenance costs for services are providedin the form of fees or parcel tax. Existing sewer
and water facilities are adequate. The project proposes new and resized pipelines, but
expanded treatmentfacilities are not currently reasonably foreseeable. Expansion or
construction of additional types of publicfacilitiesis not anticipated as a result of the
development of this project.

Significance Level: Less than Significant Impact

16. RECREATION
Would the project:

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

Comment:

The proposed project would not involve activities that would cause or accelerate substantial
physical deterioration of parks or recreational facilities. The proposed project does not
include any residential use and as such would not lead to an increase in the use of existing
neighborhood or regional parks or other recreational facilities.



PROPOSED INITIAL STUDY/
MITIGATED NEGATIVE DECLARATION
File#PLP19-0009

August 12,2021

Page100

Significance Level: No Impact

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

Comment:

The project includesthe construction of private recreational facilitiesincluding the indoor
pool and spa for hotel guests. Construction of the hotel would comply with applicable best
management practices and mitigation measures BIO-1 through BIO-5. Therefore, project
recreational facilities would have a less than significantimpact.

Significance Level: Lessthan Significant

17. TRANSPORTATION
Would the project:

a) Conflict with a program, plan, ordinance or policy addressing the circulation system,
including transit, roadways, bicycle and pedestrian facilities?

Comment:

A Traffic Impact Study was completed by W-Trans on February 17, 2021.47 The proposed
project is expected togenerate an average of 1,607 trips per day, including 124 trips during
the weekday p.m. peak hour, and 210 duringthe weekend p.m. peak hour.

Trafficimpacts under CEQA have traditionally been assessed based on increasesin
intersection delay measured by Level of Service (LOS). However, with the passage of SB 743,
transportation impacts under CEQA are now to be measured based on the vehicle miles
traveled (VMT) generated by a project (effective July 1, 2020). W-Trans has recommended
the followingtwo itemsto offset potential projectimpacts relating to LOS:

e To offsetprojecteffects under Future plus Project volumes, the lane configuration
on the northbound approach to Airport Boulevard/North Laughlin Road-Skylane
Boulevard should be modified to change the existingleft-turnlane toshared left-
turn/through lane, allowing the existing through/right-turnlane to be dedicated to
right turns only until a traffic signal is constructed. This improvementshould be
implemented at the time of construction of the project.

e The project should contribute a proportional share of 14.6 percent towards the cost
of installing a trafficsignal at the intersection of Airport Boulevard/North Laughlin
Road-Skylane Boulevard.

47 \W-Trans, “Traffic Impact Study for the Hyatt Place Hotel,” February 17, 2021.
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These conditions of approval will not resultin significantimpacts to the environment. In
addition, approval of the development agreement would require additional dedication of
right-of-way along Airport Boulevard and impact feesto contribute to funding of a future
roundabout or trafficcircle at the intersection of North Laughlinand Airport Boulevard.

Regarding bicycle facilities, Airport Boulevard is a county-maintained paved road with Class
Il bicycle facilities between the Charles M Schulz Airport and US 101 on-ramps on Airport
Boulevard.*8 The project frontage along Airport Boulevard has a bike lane. Existing bicycle
facilities were found to provide adequate access to bicyclists. Bicycle facilities serving the
project site were found by W-Trans to be adequate, with the implementation of Mitigation
Measure TRANS-1 requiringincreased bike infrastructure onsite.

Regarding pedestrian facilities, the projectvicinity is served by a network of crosswalks,
sidewalks, pedestrian signals, and curb ramps. There isan existing sidewalk alongthe
project frontage on Airport Boulevard and the project includes the construction of a new
separated sidewalk on North Laughlin Road. Pedestrian facilities serving the project site
were found by W-Trans to be adequate. The project would not resultin significantimpacts
to pedestrianfacilitiesin the project area.

Sonoma County Transit (SCT) provides a fixed bus route service inthe County. SCT Route
Airport Business Park Shuttle 55 provides a loop service throughout the area and stops on
Airport Boulevard between the airport and North Laughlin Boulevard. Route 62 provides
regional services betweenthe airport and the City of Santa Rosa and stops on North
Laughlin Road approximately 415 feet south of the project site. Existing transit routes were
found to be adequate to accommodate project-generated transittrips. The projectwould
not result in significantimpacts to transit service in the project area.

The project would not have a significantimpact because no project improvements would
reduce the availability or efficiency of facilities providing alternative transportation,

including bus systems, bicycle routes, and pedestrian walkways.

Significance Level: Less than Significant Impact with Mitigation Incorporated

Mitigation Measure:

Mitigation Measure TRANS-1: The projectshall provide one bicycle space per 15 employees
near the main entrance to include a minimum of two bicycle rack spaces. Bicycle spaces
shall be noted on final project plans.

b) Conflict or be inconsistent with CEQA Guidelines Section 15064.3, subdivision (b)?

48 W-Trans, “Traffic Impact Study for the Hyatt Place Hotel,” February 17, 2021.
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Comment:

Trafficimpacts under CEQA have traditionally been assessed based on increasesin
intersection delay measured by Level of Service (LOS). However, with the passage of SB 743,
transportation impacts under CEQA are now to be measured based on the vehicle miles
traveled (VMT) generated by a project (effective July 1, 2020). A VMT Analysis was
completed by W Trans on February 17, 2021,4° and County Staff provided direction on how
VMT should be assumed, with guidance provided by the Governor’s Office of Planningand
Research (OPR) Guidelines Update and Technical Advisory, 2018.

Based on formulas containedin the ITE Trip Generation Manual, the project was compared
to a similarland use:a 50,000 square foot retail development, which would generate
approximately 1,888 daily vehicle trips. The total projected VMT for the project was
expectedto be 13,027 miles, which representsthe significance threshold for the project.>°

Table 17-1 VMT Analysis

Trip Category Percent of Daily Total Daily Average Trip VMT
Trips Trips length

Employees 12% 193 8.69 1,677

(Home-based

Work Trips)

Guests and 88% 1,414 7.07 9,997

other trips

Total 100% 1,607 11,674

Source: W-Trans, 2021.

The project’s projected VMT would be approximately 11,674 miles, whichis below the
13,027-mile threshold calculated above. The project’s generation of VMT would representa
less than significantimpact.

Significance Level: Lessthan Significant Impact

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

Comment:

The project would not increase hazards because itwould not change the existingalignment
of the road and does not involve incompatible uses. However, hazards to drivers, cyclists,
and pedestrians could occur during construction operations. This temporary construction-

49 W-Trans, 2021. Hyatt Place Hotel VMT Analysis. February 17,2021
50 W-Trans, 2021. Hyatt Place Hotel VMT Analysis. February 17,2021
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related impact will cease upon project completion. Additionally, sight distances varied from
1,000 feetlookingsouth, to at least 350 feetlookingnorth, which exceed the minimum
sight distance standard.

Significance Level: Lessthan Significant Impact

Result in inadequate emergency access?

Comment:

Developmentonthe site must comply with all emergency access requirements of the
CaliforniaFire code with localamendments as adoptedin Sonoma County Code Chapter 13,
includingemergency vehicle access requirements. Project development plans are required
to be reviewed by a Sonoma County Permitand Resources Management Department, Fire
Prevention Division Fire Inspector during the building permit process to ensure compliance
with emergency access issues. Referto discussionin item 16(d), above. Additionally, W-
Trans’s analysis for emergency vehicles found that on-site circulation could serve standard-
size fire trucks during an emergency event. The proposed project would not impact
emergency access of on-site circulation.

Significance Level: Lessthan Significant Impact

18. TRIBAL CULTURAL RESOURCES

Would the project cause a substantial adverse change in the significance of a tribal cultural
resource, definedin Public Resources Code Section 21074 as either a site feature, place,
cultural landscape that is geographically defined in terms of the size and scope of the
landscape, sacred place, or object with cultural value to a California native American tribe,
and that is:

a) Listed or eligible for listing in the California Register of Historical Resources, orin a

local register of historical resources as definedin Public Resources Code Section 5030.1(k),
or

b) Aresource determined by the lead agency. In its discretion and supported by
substantial evidence, to be significant pursuant to criteria set forth in subdivision (c) of
Public Resources Code § 5024.1. In applying the criteria set forth in subdivision (c) of Public
Resource Code § 5024.1, the lead agency shall consider the significance of the resource to a
California Native American tribe.

Comment:
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Some Native American artifacts may not be considered unique archaeological resources
under the CEQA guidelines (i.e., if there isnot a demonstrable publicinterestinthat
information, it does not possess a special and particular quality such as beingthe oldest of
its type or the bestavailable example of its type, and it is not directly associated with a
scientifically recognized important prehistoriceventor person). However, it is possible fora
lead agency to determine that an artifact is considered significant to a local tribe, and
therefore be considered a significantresource under CEQA. As discussedin Section5.a, a
Cultural Resources Study was completed for the project site by Tom Origer and Associates.
There are no known archaeological resources on the site, but the project could uncover
such materials during construction.

On March 25, 2019, PermitSonoma staff referred the project application to Native
American Tribes within Sonoma County to request consultation under AB 52. Four
responses were received from tribal entities, and a summary of key comments provided
below:

e On March 26, 2019, the Cloverdale Ranch of Pomo Indians responded and did not
request consultationunder AB 52. The Tribe requested a condition be added stating
that if the Applicant discovers archaeological remains or resources during
construction, now or in the future the Applicant shouldimmediately stop
construction and notify the appropriate Federal Agency and the Tribe.

e On April 3, 2019, Lytton Rancheria responded requestinga mitigation measure be
added to require tribal and/or archaeological monitoring of ground disturbance in
native soils. The Tribe did not request consultation under AB 52.

e On March 25, 2019, Middletown Rancheria respondedrequestingthatif evidence of
human habitationis found as the progress progresses, work should cease, and the
Rancheria should be contacted immediately. The Tribe did not request consultation
under AB 52.

e On March 27, 2019, Stewart Point Rancheria responded stating the project site was
out of the Aboriginal Territory and did not request consultation under AB 52.

A Tribal Monitor shall be retained onsite to monitor all project-related ground disturbing
construction activities per Mitigation Measure TCR-1. Section 11-14-050 of the Sonoma
County Grading Ordinance established uniformly applied development standards to reduce
the potential for impact to previously unknown/undiscovered cultural resources during
project construction to a lessthan significantlevel by requiring that all work be haltedinthe
vicinity where human remains or archaeological resources are discovered.
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Significance Level: Lessthan Significant with Mitigation Incorporated

Mitigation Measure:

Mitigation Measure TCR-1:

A Tribal Monitor from a culturally affiliated Tribe, or in the eventa tribal monitoris not
available an archaeological monitor shall be retained to be on site to monitorall project-
related ground disturbing construction activities (i.e., grading, excavation, potholing, etc.)
within previously undisturbed soils. In the event the Tribal Monitor identifies tribal cultural
resources, the monitor shall be giventhe authority to temporarily halt construction inthe
immediate vicinity and within 50 feet of the discovery and to determine ifitis a tribal
cultural resource under CEQA in consultation with Permit Sonoma and, if necessary, the
qualified archaeologist. Construction activities can continue in areas 50 feet away from the
find and not associated with the cultural resource location. If the discovery proves to be
significant, additional work such as testingor data recovery may be warranted. Any
resources found should be treated with appropriate dignity and respect. At the completion
of monitoringactivities, all artifacts of Native American origin shall be returnedto the
culturally affiliated tribe through the tribal monitor.

Mitigation Monitoring:

Mitigation Monitoring TCR-1:

Prior to issuance of building or grading permits, the applicant shall provide appropriate
agreements with a culturally affiliated Tribe, or if unavailable an archaeological firm to
PermitSonoma for review and approval. Mitigation Measure TCR-1 shall be listed as a note
on all grading and building plan sheets submitted for permitting. Prior to final inspections
and use permit certificate issuance the applicant shall provide documentationin writing
including photos demonstrating that the mitigation was implemented during construction
activities.

19. UTILITIES AND SERVICE SYSTEMS
Would the project:

a) Require or result in the relocation or construction of new or expanded water, wastewater
treatment or storm water drainage, electric power, natural gas, or telecommunications
facilities, the construction or relocation of which could cause significant environmental
effects?

Comment:

The projectis locatedin an urbanized area which is served by existing utilities. As such, the
project would not result inthe relocation or construction of new electric, natural gas, or
telecommunication facilities.
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Domestic wastewater disposal would be provided by the Airport/Larkfield/Wikiup
Sanitation District. Wastewater generated by the proposed project would be conveyedto
the Airport-Larkfield-Wikiup Sanitation Zone Treatment Plant, located adjacent to the
Sonoma County Airport. The treatment plant has a dry weather design capacity of 900,000
gallons per day, and the proposed project would generate about 5,000 gallons per day, or
about 0.5% of total design capacity of the treatment plant. Moreover, the proposed project
would need to comply with sanitation conditions enumeratedin a letter from Permit
Sonoma to the applicant (dated October 15, 2019).

The project wouldincorporate bioretention facilities to capture and treat storm water
runoff resulting from creation of new impervious surfaces. The design of these project
features would only be permitted after County review and approval of project storm water
provisions.

The project is locatedin an urbanized area which is served by existing utilities. Assuch, the
project would not result inthe relocation or construction of new electric, natural gas or

telecommunication facilities.

Significance Level: Lessthan Significant Impact

Have sufficient water supplies available to serve the project and reasonably foreseeable
future development during normal, dry and multiple dry years?

Comment:

The project would use water supplied fromthe Windsor Water District, see section 10.a.
The district would provide water service to the project subjectto districtfeesand
requirements.

Significance Level: Less than Significant Impact

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

Comment:
See response for 19.a. Airport/Larkfield/Wikiup Sanitation District has adequate capacity is

to serve the project’s proposed demand. The impact would be less than significant.

Significance Level: Lessthan Significant Impact
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Generate solid waste in excess of State or local standards, or in excess of the capacity of
local infrastructure, or otherwise impair the attainment of solid waste reduction goals?

Comment:

Sonoma County has an existing solid waste management program that provides solid waste
collectionand disposal servicesfor the entire County. The program can accommodate the
permitted collection and disposal of the waste that would result from the proposed project.

Significance Level: Less than Significant Impact

Comply with federal, state, and local management and reduction statutes and regulations
related to solid waste?

Comment:

The proposed project would comply with federal, state, and local managementand
reducing statutes and regulations related to solid waste. Referto 19.d above for
information regarding waste management regulations. Inaddition, Sonoma County has
access to adequate permitted landfill capacity to serve the proposed project. As discussed
above, a solid waste management plan will be required as a condition of approval to ensure
compliance with all federal, State, and local regulations related to solid waste.

Significance Level: Lessthan Significant Impact

20. WILDFIRE

b)

c)

d)

If located in or near state responsibility areas or lands classified as very high fire severity
zones, would the project:

Substantially impair an adopted emergency response plan or emergency evacuation plan?

Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and thereby
expose project occupants to, pollutant concentrations from a wildfire or the uncontrolled
spread of a wildfire?

Require the installation or maintenance of associated infrastructure (such as roads, fuel
breaks, emergency water sources, power lines or other utilities) that may exacerbate fire
risk of that may result in temporary or ongoing impacts to the environment?

Expose people or structures to significant risks, including downslope or downstream
flooding or landslides, as a result of runoff, post-fire slope instability, or drainage
changes?
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Comment:

The proposed project is not located in or near a state responsibility areaor lands classified
as very high fire severity zone. Therefore, there would be no impacts with regard to criteria
a-d, above.

Significance Level: Less than Significant Impact

21. MANDATORY FINDINGS OF SIGNIFICANCE

a)

b)

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

Comment:

The project does have the potential to degrade the quality of the environment. Potential
project impacts on special status plant and wildlife speciesand habitatare addressedin
Section 4, Biological Resources. The project proposesfillingwetlands and developingin
CaliforniaTiger Salamander habitat. Implementation of the required Mitigation Measures
(BIO-1 through BIO-5) would reduce these potential impactsto a less-than-significantlevel.

Potential adverse project impacts to Cultural Resources are addressedin Section 5, Cultural
Resources, and Section 18, Tribal Cultural Resources. Implementation of the required
Mitigation Measures (TCR-1) would reduce these potential impacts to a less-than-significant
level. All potential impacts to listed plants and animals and cultural resources would be
mitigated to less-than-significant levels.

Potential adverse project impacts to paleontological resources are addressedin Section 7,
Geology and Soils. Implementation of the required Mitigation Measures (GEO-1 through

GEO-3) would reduce these potential impacts to a less-than-significant level.

Significance Level: Less than Significant Impact

Does the project have impacts that are individually limited, but cumulatively
considerable? (“Cumulatively considerable” means that the incremental effects of a
project are considerable when viewed in connection with the effects of past projects, the
effects of other current projects, and the effects of probable future projects)?
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Comment:

No project impacts have beenidentified in this Initial Study that are individually limited but
cumulatively considerable. The project would contribute to impacts related to air quality,
biological resources, cultural resources, geology and soils, greenhouse gases, hydrology and
water quality, noise, traffic, tribal cultural resources, and other environmental topics as
describedin thisInitial Study, but mitigations, where necessary, or the standards in the
permitting processes, would reduce project impacts to less-than-significant levels.
Therefore, the project’s contribution to off-site cumulative impacts would be less than
considerable.

Significance Level: Lessthan Significant Impact

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

Comment:

All potential impacts and adverse effects on human beings (resulting from air quality,
hazards, noise, traffic) were analyzed, and would be less than significant with mitigations
identifiedin the Initial Study incorporated into the project.

Significance Level: Lessthan Significant Impact
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