Attachment 3

Planning Commission Resolution 2023-xx

A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF HEALDSBURG APPROVING
AMENDMENTS TO MAJOR DESIGN REVIEW PERMIT
DR 2021-07 AND MAJOR CONDITIONAL USE PERMIT
CUP 2021-04 FOR THE NORTH VILLAGE MIXED USE
PROJECT LOCATED AT 1830 BOXHEART DRIVE, 1840
BOXHEART DRIVE, 70 DOVETAIL LANE AND 80
DOVETAIL LANE (DR 2021-07.01/CUP 2021-04.01)

WHEREAS, pursuant to the requirements of the Healdsburg 2030 General Plan
(“General Plan”) which identifies the northern entry to Healdsburg as an area warranting special
study in recognition of its importance both as an attractive gateway into the City and an area of
transition from the rural landscape of the Alexander Valley to the more urban core of downtown
Healdsburg, the City prepared the North Entry Area Plan (“NEAP”), which was adopted by the
Healdsburg City Council on May 20, 2019, to provide detailed guidance for future development
of the North Village site including a vision concept, land use guidelines, development standards,
and design guidelines; and

WHEREAS, prior to the City’s approval of the NEAP, an Environmental Impact Report
("NEAP EIR") was prepared pursuant to the California Environmental Quality Act (Pub. Res.
Code § 21000, et seq.) (“CEQA”), (State Clearinghouse No. 201806204 1), which analyzed the
environmental impacts of development under the NEAP and was certified by the City Council
on May 20, 2019, along with the adoption of CEQA Findings, a Mitigation Monitoring and
Reporting Plan (“MMRP”), and a Statement of Overriding Considerations; and

WHEREAS, on February 11, 2020, the Healdsburg Planning Commission approved an
application by CCS Healdsburg, LLC ("Applicant"), for a Master Conditional Use Permit (CUP
2019-04); and on April 6, 2020, the City Council approved a Development Agreement (DA
2020-01), to authorize the specific uses and shared infrastructure the North Village Project on
an approximately 32-acre property located at 16977 Healdsburg Avenue, including the
following uses on a 5.1-acre parcel ("Parcel 4") of the North Village Project site:

Mixed Use Residential/Retail: Parcel 4 would include approximately 12,000 SF of
commercial/retail square footage on the ground floor of structures fronting the Primary
Street (Street "A") with 45 multi-family units and five live-work units both above the retail
and in other structures on the parcel. The mix of apartment types is anticipated to include
15 studio units, 16 1BR units, and 14 2BR units. All of the units would be affordable, with
24 units targeted to moderate-income households and 26 units (including the live-work
units) targeted to middle-income households (120-160% AMI).

WHEREAS, prior to the Planning Commission taking action on Master Conditional Use
Permit CUP 2019-04, and the City Council taking action on Development Agreement DA 2020-
01, each body considered modifications to the project analyzed in the NEAP EIR as analyzed and
documented in an Environmental Checklist & Addendum to the NEAP EIR ("NEAP EIR
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Addendum"), adopted the NEAP EIR Addendum, and determined that, pursuant to CEQA
Guidelines sections 15164 and 15183, no further environmental review was required; and

WHEREAS, on May 25, 2021, the Planning Commission approved Applicant's request
for a Major Design Review Permit (DR 2021-07) and a Major Conditional Use Permit (CUP
2021-04) for development of the Mixed Use Project on Parcel 4 of the North Village Project site
including the following:

Three separate residential-scale buildings providing approximately 12,530 square feet of
retail space and five live-work units at street level and 45 multi-family residential units
on the second and third stories (including 15 studios, 16 one-bedroom units and 14 two-
bedroom units) with access provided by exterior covered corridors. The site includes a
courtyard area (the "Promenade") and furnishings to provide a variety of outdoor
gathering spaces for residents and visitors. The project includes a parking lot which is
shared with other uses in the North Village project. A total of 64 on-site parking spaces
are dedicated to the Mixed Use project and 72 shared parking spaces are located in the
parking lot and on-street in the site vicinity.

WHEREAS, Applicant subsequently requested amendments to the Master Conditional
Use Permit (CUP 2019-04.02) and Development Agreement (DA 2020-01.04) to authorize
changes to the number of units, affordability levels and Shared Parking Plan for the North
Village Project and such amendments were considered by the Planning Commission at a
properly noticed public hearing on February 28, 2023 and the Planning Commission approved
CUP 2019-04.02 and recommended that the City Council approve DA 2020-01.04; and

WHEREAS, Applicant has requested amendments to the Parcel 4 Design Review and
Conditional Use Permit (DR 2021-07.01/CUP 2021-04.01) to conform to the changes authorized
by CUP 2019-04.02, to authorize modifications to the building massing, facades, amenities and
common open space, as identified in the Planning Commission staff report for the February 28,
2023 hearing and its Attachment 7 and Attachment 9; and

WHEREAS, prior to taking action on the amendments to the Parcel 4 Design Review
and Conditional Use Permit (DR 2021-07.01/CUP 2021-04.01), and at a properly noticed public
hearing on February 28, 2023, the Planning Commission reviewed written and oral staff reports,
conducted a public hearing on the amendments and took testimony; and received into the record
all pertinent documents related to the amendments; and

WHEREAS, the analysis in the NEAP EIR and NEAP EIR Addendum allows the use
of CEQA streamlining and/or tiering provisions for projects developed under the NEAP EIR,
including this Project;

NOW, THEREFORE BE IT RESOLVED that the Planning Commission determines
that the requested amendments to DR 2021-05 and CUP 2021-04 for the Mixed Use Project
areconsistent with the Project evaluated in the NEAP EIR Addendum; and

BE IT FURTHER RESOLVED that the Planning Commission determines that the
Mixed Use Project complies with CEQA based on each of the applicable CEQA streamlining
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and/or tiering code sections described below, each of which, separately and independently,
provides a basis for CEQA compliance:

L.

The NEAP EIR Addendum provides analysis and cites substantial evidence that supports
the conclusion that the Project would not result in any significant impacts that: (1) are
peculiar to the Project or Project site; (2) were not identified as significant project-level,
cumulative, or off- site effects in the NEAP EIR; or (3) were previously identified
significant effects, which as a result of substantial new information that was not known
at the time that the NEAP EIR was certified, are determined to have a more severe
adverse impact than discussed in the NEAP EIR. As a result, pursuant to Section 15183,
the Project is exempt from further environmental review under CEQA.

The NEAP EIR Addendum provides analysis and cites substantial evidence that supports
the conclusion that the Project would not cause new significant impacts not previously
identified in the previously certified NEAP EIR, nor result in a substantial increase in
the severity of previously identified significant impacts. No new mitigation measures
would be necessary to reduce significant impacts. No changes have occurred with respect
to circumstances surrounding the NEAP that would cause significant environmental
impacts to which the Project would contribute considerably, and no new information has
been put forward that shows that the Project would cause significant environmental
impacts. Therefore, no supplemental environmental review is required for the Project in
accordance with Public Resources Code Section 21166, and CEQA Guidelines Sections
15162 and 15164.

The NEAP EIR Addendum provides analysis and cites substantial evidence that supports
the conclusion that the Project would not cause new significant impacts not previously
identified in the previously certified NEAP EIR, which may serve as a “Program EIR”
under CEQA, nor result in a substantial increase in the severity of previously identified
significant impacts. No new mitigation measures would be necessary to reduce
significant impacts. No changes have occurred with respect to circumstances
surrounding the NEAP that would cause significant environmental impacts to which the
Project would contribute considerably, and no new information has been put forward that
shows that the Project would cause significant environmental impacts. Therefore, no
supplemental environmental review is required for the Project in accordance with CEQA
Guidelines Sections 15162 and 15168.

BE IT FURTHER RESOLVED that the Healdsburg Planning Commission makes the

findings required to approve amendments to Major Design Review Permit DR 2021-07 and Major
Conditional Use Permit CUP 2021-04:

Design Review Permit Findings

A.

The proposed development or use is consistent with all applicable policies and
requirements of the General Plan and Land Use Code.

The proposed North Village Mixed Use project is a commercial use type that is permitted
within the Mixed Use "MU" land use classification in the Healdsburg 2030 General Plan.
Prior approvals of the Master Conditional Use Permit (CUP 2019-04) and the Development
Agreement (DA 2020-01) for the North Village Project determined that the mix of uses and
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densities proposed for the North Village are consistent with the General Plan. The North
Village Project advances General Plan policies encouraging development of a variety of
housing types to address housing needs in the community, including affordable housing. The
Project is also consistent with General Plan policies encouraging mixed use development. The
Project is consistent with the vision, guiding principles, policies and guidelines of the North
Entry Area Plan (NEAP) which was adopted as an amendment to the Healdsburg 2030
General Plan. The Project complies with the requirements of the Mixed Use "MU" zoning
classification and the North Entry Area Plan "NEAP" Overlay as established in the Land Use
Code (Healdsburg Municipal Code, Title 20) as discussed in detail in the staff report and
Attachment 11 and Attachment 12 for the February 28, 2023, Planning Commission hearing
for DR 2021-07.01 and CUP 2021-04.01.

B. The proposed design of the development or use, and all appurtenant structures, is
consistent with the policies set forth in the Citywide Design Guidelines, as may be
amended from time to time.

Although the Citywide Design Guidelines are applicable to all projects subject to Major and
Minor design review, they are only mandatory within “Character Area 1.” In areas subject to
a specific Area Plan, such as the NEAP, the Area Plan provides design guidelines and
standards, and the Citywide Design Guidelines are only used to provide additional
information about topics not addressed within the Area Plan. The North Village site is located
within the planning area for the NEAP, which establishes comprehensive design standards for
development. Therefore, the project design was evaluated for consistency with the design
guidelines established in the NEAP. See discussion below for Finding E.

C. The proposed development or use is consistent with the purposes of the zoning district
in which it is located.

The North Village Project includes a mix of uses that was determined to be consistent with
the special purposes of the MU District and the NEAP Overlay when the Planning
Commission granted the Master Conditional Use Permit (CUP 2019-04) for the North Village
Project on February 11, 2020. The Mixed Use Project includes "residential uses as part of a
mixed use development which is a use type that require a site-specific conditional use permit.
The amendment to Major Conditional Use Permit (CUP 2021-04.01) has been considered in
conjunction with the Major Design Review Permit Amendment (DR 2021-07.01). The
proposed residential and retail uses are generally consistent with the zoning district, and as
conditioned, the Project is consistent with the zoning district’s specific requirements.

D. The proposed development or use is consistent with all other conditions imposed by the
Planning Commission or City Council with respect to any matter related to the purpose
of design review.

The proposed North Village Mixed Use Project, as amended, is consistent with the NEAP,
the Master Conditional Use Permit for the North Village Project, as amended, (CUP 2019-
04.02), and the North Village Development Agreement, as amended (DA 2020-01.04). All
applicable conditions associated with the Master Conditional Use Permit are incorporated into
this approval. The Mixed Use Project is also required to comply with all applicable
mitigations of the Final Environmental Impact Report for the North Entry Area Plan (NEAP
FEIR) and the NEAP FEIR Addendum, as presented in the adopted Mitigation Monitoring
and Reporting Program (NEAP MMRP).
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E. For proposed developments or uses in the North Entry Area Plan Overlay, the design of
the development or use, and all appurtenant structures, is consistent with the goals,
policies, objectives and design guidelines set forth in the North Entry Area Plan, as
adopted by the Healdsburg City Council on May 20, 2019, as may be amended from time
to time.

As detailed in the staff report and Attachment 12 for Design Review Amendment DR 2021-
07.01 (NEAP Consistency Analysis), the amended Mixed Use Project is consistent with the
Guiding Principles, Land Use & Development Standards, and Design Guidelines established
in the NEAP.

Conditional Use Permit Findings

A. The proposed location and operation of the conditional use is in accord with the
Healdsburg general plan and any applicable planned development, specific or area plan.

The entire North Village Project site is designated Mixed Use (MU) in the Healdsburg General
Plan and is subject to the policies and guidelines of the North Entry Area Plan (NEAP). As
detailed in the staff report for Design Review Amendment DR 2021-07.01 and Attachment
11 (Healdsburg 2030 General Plan Consistency Analysis) and Attachment 12 (NEAP
Consistency Analysis), the amended North Village Mixed Use Project is consistent with the
Healdsburg 2030 General Plan and the NEAP.

B. The proposed location and operation of the conditional use is consistent with the
applicable development standards of this Land Use Code.

The residential uses in the North Village Mixed Use Project include multi-family residences
which require a site-specific conditional use permit. Both the use type and the project location
are consistent with the Mixed Use (MU) District and the North Entry Area Plan (NEAP)
Overlay as established in the Land Use Code. As detailed in the staff report for Design Review
Amendment DR 2021-07.01 and Attachment 13 (Land Use Code Consistency Analysis), the
amended Mixed Use Project complies with the applicable development standards of the Land
Use Code.

C. The proposed location of the conditional use and the conditions under which it would be
operated and maintained will not be detrimental to public health and safety or
materially injurious to uses, properties or improvements in the vicinity.

The location of the North Village Mixed Use Project site is in a Mixed Use (MU) District,
surrounded by lands within the North Village Project site to the north, west and south and the
NCRA railroad right-of-way, Healdsburg Avenue and the Montage Healdsburg development
to the east. The NEAP EIR determined that the North Village Project as a whole would not
significantly impact properties or improvements in the immediate vicinity of the site. The
NEAP Final EIR and the NEAP MMRP include mitigation measures to ensure that
construction-related activities do not result in impacts to nearby properties and/or uses. Based
on the analysis in the NEAP EIR and its required mitigation measures, the proposed North
Village Mixed Use Project will not result in or create a detrimental condition on the property,
property vicinity or within the community.

BE IT FURTHER RESOLVED that the Healdsburg Planning Commission does
hereby approve the Major Design Review Permit DR 2021-07 and Major Conditional Use
Permit CUP 2021-04 subject to the Conditions of Approval shown in Exhibit A hereto and
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applicable mitigation measures of the Mitigation Monitoring and Reporting Program for the
NEAP EIR ("NEAP EIR MMRP") shown in Exhibit B, which are incorporated herein by
reference.

DULY AND REGULARLY ADOPTED by the Healdsburg Planning Commission on
the 28th day of February, 2023, by the following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

APPROVED: ATTEST:

Phil Luks, CHAIR Scott Duiven, SECRETARY

EXHIBITS:
A. Conditions of Approval
B. NEAP EIR MMRP
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Exhibit A

CONDITIONS OF APPROVAL

DESIGN REVIEW PERMIT DR 2021-07 & CONDITIONAL USE PERMIT CUP 2021-04

as amended by Planning Commission on February 28, 2023 per DR 2021-07.01 &
CUP 2021-04.01 - see Conditions #1, #4, #9. #10 and Section L

NORTH VILLAGE - MIXED USE PROJECT
Address: 16977 Healdsburg-Avenue-1830 Boxheart Drive, 1840 Boxheart Drive,
70 Dovetail Lane and 80 Dovetail Lane
(APNs: 091-060-039; 091-060-025)

Note: Deletions and additions to Conditions, per DR 2021-07.01 & CUP 2021-04.01, are shown in strike-through
and underlined text.

The following conditions shall apply to the City of Healdsburg's approval of Major Design Review Permit DR
2021-07 and Major Conditional Use Permit CUP 2021-04 for the North Village Mixed Use Project ("Project").
For clarity, applicable conditions from Master Conditional Use Permit (CUP 2019-04) are included and identified
by italicized text.

A. GENERAL CONDITIONS

1.

This approval is subject to all of the applicable terms and conditions of the Development Agreement
for the North Village Project ("DA 2020-01") that was approved by the City Council on April 6, 2020,
and any subsequent amendments. If any of these conditions of approval is in conflict, or is
inconsistent, with any term or condition of the Development Agreement, then any such condition shall
be deemed waived or satisfied for purposes of the Major Design Review Permit and Major Conditional
Use Permit and the Development Agreement shall control.

All mitigation measures from the certified North Entry Area Plan Environmental Impact Report ("NEAP
EIR"), as described in the adopted Mitigation Monitoring and Reporting Program for the NEAP EIR and
modified by the Addendum to the NEAP EIR ("NEAP EIR Addendum") that is attached thereto ("NEAP
MMRP"), shall be implemented as conditions of Project approval, and are incorporated herein by
reference.

This approval is based upon all conditions of approval set forth herein, including mitigation measures
and specified plans and agreements included by reference, as well as all applicable City rules and
regulations. Any deviations from the Project conditions must be reviewed and approved by the City for
conformity with this approval. Deviations may require approved changes to these approvals and/or
further environmental review. Deviations without the above described approval will constitute a
violation of permit approval.

This approval is subject to all of the applicable conditions of the Master Conditional Use Permit ("CUP
2019-04") for the North Village Project that was approved by the Planning Commission on February 11,
2020 and amended on February 28, 2023.

The Applicant shall defend, indemnify and hold harmless the City or its agents or officers and
employees from any claim, action or proceeding against the City or its agents, officers or employees, to
attack, set aside, void, or annul, in whole or in part, the City’s approval of this Project, except as to any
claim action or proceeding submitted or initiated by the Applicant. Such defense shall be in accordance
with Section 6.6 of the Development Agreement.
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North Village Mixed Use Project
Conditions of Approval for DR 2021-07.01, CUP 2021-04.01

6. The Applicant’s acceptance of this permit and/or commencement of use, construction and/or operations
under this approval shall be deemed acceptance of all conditions of this approval by the Applicant.

7. All plans and agreements required pursuant to these conditions of approval must be submitted to the
City for review and approval and shall be implemented as approved by the City.

8. All plan check and development impact/capacity fees will be calculated and assessed prior to issuance of
building permits for the Project and shall be paid in accordance with Section 4.2 of the Development
Agreement.

9. Minor modifications to the uses and improvements authorized by Major Design Review Permit DR 2021-
07.01 and Major Conditional Use Permit CUP 2021-04.01, as summarized in the North Village Mixed
Use Project Development Limitations Table, below, may be approved by the Planning & Building
Director; major modifications will require Planning Commission approval. Any additional floor area or
site coverage granted must remain within the sitewide limitations prescribed by the NEAP and the NEAP
Overlay (Land Use Code Chapter 20.12; Article IV).

North Village Mixed Use Development Limitations Table

Use types Multi-family residential; live-workfactities:
commercial/retail
Allowable uses 45 53 residential units; 5tive-work-units:
12,530 square feet of commercial/retail space
Floor Area (conditioned Residential uses - 43;758 60,320 square feet
space) Commercial/retail uses - $2;532 12,222 square feet
Floor Area (covered, 4438+ 14,676 square feet
unconditioned space)
Site Coverage 25:437 26.919 square feet
Affordable Housing 45 53 multi-family units

affordability levels prescribed by Development
Agreement (DA 2020-01) as amended

Parking 64 85 dedicated spaces for residential uses in east
parking lot

Shared Parking +-shared-spaecesin-eastparkinetot
35-shared-spaces-on-Deovetatt bane

22 shared-spaces-onBeoxheart Drive

49 shared spaces in east parking lot and on Dovetail
Lane and Boxheart Drive

10. In accordance with Section 5:25.1(d) of DA 2020-01, as amended, prierto-issuance-ofbuilding permits;
aMiddle an Affordable Housing Income Housing Agreement shall be executed by Developer and be

recorded against the Property.
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North Village Mixed Use Project
Conditions of Approval for DR 2021-07.01, CUP 2021-04.01

11. Prior to issuance of building permits, the final landscaping plans must be reviewed and approved by the
Planning & Building Director and the Fire Marshal, in consultation with the preparer of the Vegetation
Management Plan preparer, to ensure that the landscaping plans are consistent with the final Vegetation
Management Plan.

12. Prior to issuance of the first Certificate of Occupancy, an amendment to the Reciprocal Easement
Agreement for the North Village Project must be recorded to include the following standard for
landscape maintenance:

All landscape operation, maintenance, repair, reconstruction and replacement within the Private
Streets Easement Area shall be performed in a first class and workmanlike manner in accordance
with best landscaping practices, including regular mowing, edging, trimming, weeding, irrigation,
fertilization, pest control, pruning and replacement of plant materials as needed.

13. Prior to issuance of building permits, the applicant shall submit plans for review and approval of the
Planning & Building Director that identify visible and convenient location(s) for placement of additional
bicycle racks to serve visitors to the retail uses.

14. Prior to issuance of building permits, plans for the refuse storage structure in the east parking lot must be
approved by the Planning & Building Director. The design and materials shall be consistent with the
architectural detailing of the Mixed Use project.

15. Prior to issuance of the first building permit for any building on a given parcel, the Applicant shall have
provided, and the City shall have reviewed and approved, a parking plan that allocates parking spaces
among the uses on the subject parcel and any then-existing uses on all other parcels; addresses any
parking space sharing considerations; and provides a mechanism by which the property owner(s) shall
monitor use of the parking spaces to ensure that they are used only as specified. The Applicant shall
comply at all times with the approved parking plan then in effect in accordance with this condition.

16. Prior to issuance of building permits, a Parking Signage Plan shall be submitted to the City to help
implement parking restrictions for parking spaces on the subject parcel that are restricted to specific uses
and spaces that are available for shared parking.

17. The City Engineer reserves the right to require the installation of a "right-turn only" sign at the driveway
exit from the east parking lot on the Mixed Use Parcel if, at any time in the future, such a restriction is
warranted by traffic volumes and/or accident data.

18. Prior to issuance of a business license for a retail establishment with outdoor dining on the Mixed Use
Parcel, both the Planning & Building Director and Public Works Director must find that all applicable
building codes and accessibility requirements are met. All commercial uses shall comply with the City's
noise ordinance (HMC, Chapter 9.32) which limits nighttime exterior sound levels to 60 dBA Lo
between the hours of 8:00 PM to 7:00 AM.

19. In accordance with MM TRANS-1C of the MMRP, implementation of the North Village Mixed Use
Transportation Demand Management Plan ("TDM Plan") prepared by Walker Consultants (December
23, 2020) is required. To ensure that the Mixed Use Project's trip generation rate of motorized vehicles
is being reduced and redistributed to alternative low carbon mobility modes and that the objectives of
the shared parking plan are met, the Mixed Use Project property manager shall submit an annual TDM
program monitoring report to the Planning & Building Director summarizing the performance of the
TDM program in supporting the daily mobility needs of residents, visitors and employees and changing
travel behavior. If the parking and mobility objectives of the TDM Plan are not met, modifications to
transportation programs must be identified and implemented.

B. CONDITIONS RELATING TO PUBLIC & PRIVATE IMPROVEMENTS

PC Reso 2023-xx 9



North Village Mixed Use Project
Conditions of Approval for DR 2021-07.01, CUP 2021-04.01

20. All privately owned and maintained roads, sidewalks and utilities shall be designed and constructed in
accordance with City standards, including pavement structural sections.

21. Prior to issuance of a Certificate of Occupancy for the Project, the Applicant shall construct the segment
of the perimeter trail that lies within the Mixed Use Project site boundaries. Applicant shall enter into a
public access agreement that is subject to review and approval by the City Engineer, and the trail
improvements shall be subject to an agreement that establishes private maintenance obligations for the
trail in perpetuity subject to review and approval by the City Engineer (see MCUP 2019-04, Condition
#36).

C. CONDITIONS RELATING TO EASEMENTS & MAINTENANCE AGREEMENTS

22. The Applicant shall dedicate emergency vehicle access ("EVA") easements to the City of Healdsburg to
allow sufficient emergency vehicle access throughout the Project site, subject to City approval. The
exact location of the EVA easements shall be determined during the preparation of the private
improvement plans. All EVA easements shall be dedicated to and accepted by the City prior to issuance
of the first Certificate of Occupancy on each parcel except for the secondary EVA that crosses the North
Coast Rail Authority right of way. That EVA is subject to restrictions defined in the Project's Reciprocal
Easement Agreement which must be recorded prior to issuance of the first building permit for vertical
construction or the storage of combustible materials on the Project site.

23. All shared private storm drain and sewer utilities shall be located within private easements.

24. All public and private easements shall be dedicated via separate documents, subject to the review and
approval by the City Engineer prior to recordation. The Applicant is responsible for preparing draft
legal descriptions and graphic exhibits for all easements and submitting to the Public Works
Department for review and approval, prior to acceptance of public improvements for public easements
or prior to issuance of the first Certificate of Occupancy for private easements. The City will provide
grant deeds for public easements and right of way dedications, for the Applicant to sign and notarize.

25. Prior to issuance of the first Certificate of Occupancy for each parcel, private maintenance declarations
shall be created and recorded for all shared private utilities, streets, driveways, sidewalks, streetlights,
drainage, private shared landscaping, landscaping on the Healdsburg Avenue frontage, EVAs,
perimeter trail and all other commonly shared infrastructure. All maintenance declarations shall be
reviewed and approved by the City, prior to recordation.

D. CONDITIONS RELATING TO ISSUANCE OF GRADING & BUILDING PERMITS

26. Grading, utility, trenching and building plans shall illustrate the Tree Protection Zone (TPZ) for the two
retained trees on Parcel 4 as shown in the "Tree Inventory" prepared by Horticultural Associates (April
1, 2021). Implementation of protective measures identified in the "Tree Protection Guidelines" in the
Horticultural Associates report (April 1, 2021) is required. The TPZ, Fencing and Grading & Trenching
requirements shall be specified on the plans.

27. Permits are required from the Planning & Building Department prior to the commencement of any on-
site development work including but not limited to, private roads, driveways, sidewalks, utilities,
grading and drainage.

28. Prior to issuance of a grading permit for work proposed during the breeding/nesting season for local
avian species (February 15-August 31), a pre-construction survey shall be conducted, and measures
implemented, if necessary, in accordance with MM BIO-1 of the MMRP.

29. Applicant shall prepare and submit documentation that shows adequate access and utilities for each
individual building for approval by the Director of Public Works or his/her designee prior to the
issuance of any building permits for such building.
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North Village Mixed Use Project
Conditions of Approval for DR 2021-07.01, CUP 2021-04.01

30. The construction of any structures or improvements authorized by this approval shall not commence

31

until all necessary permits pertaining to the use or construction in question are obtained. Before any
grading or building permit will be issued by the City, Applicant must obtain written clearance from all
departments having conditions and such clearance shall indicate that the Applicant has satisfied all pre-
construction conditions.

. Prior to issuance of a building or grading permit for the Perimeter Trail segment on the Project site,

Applicant shall have submitted, and the City Manager or his/her designee shall have approved, a set of
regulations for such publicly accessible space or amenity that addresses operational considerations such
as availability of open space to the general public, hours of operation, considerations for restrictions of
use by the general public (e.g., special events), etc.

E. CONDITIONS PERTAINING TO CONSTRUCTION ACTIVITIES

32.

33.

34.

35.

The Applicant shall ensure that potential contractors are aware of City requirements. The Applicant
shall notify all contractors and subcontractors in writing of the site rules, restrictions, Conditions of
Approval, and MMRP requirements and submit a copy of the notice to the Planning & Building
Department. Notice of these requirements shall also be provided on all construction plans.

Before each parcel is built out, that parcel may be used for staging and movement of construction
vehicles and equipment. If at any time a parcel that is not yet built out includes exposed soils, the
Applicant shall hydroseed the unpaved areas; alternatively, subject to the approval of the Planning
Director or his/her designee, the Applicant may implement a different type of ground cover for dust
control and aesthetics.

All construction-related vehicles, equipment staging, and storage areas shall be located onsite and
outside of the public rights-of-way associated with Healdsburg Avenue, U.S. 101 and the NCRA railway,
unless otherwise agreed to by the Director of Public Works and, if required, other entities. The
Applicant shall provide all construction personnel with a written notice of this requirement and a
description of approved parking, staging and storage areas. The notice shall also include the name and
phone number of the Applicant’s designee responsible for enforcement of this restriction. Designated
construction personnel parking, equipment staging, and storage areas shall be depicted on Project
plans submitted for building permit applications. All City Department comments on the Project are
required to be met to the Department’s satisfaction.

This approval does not confer legal status on any existing structures(s) or use(s) on the property unless
specifically authorized by this approval. The cover sheets of all building permit and grading permit
drawings for the Project shall be required to include documentation of the developer’s commitment that
all diesel-powered portable equipment on the Project site will meet EPA particulate emissions standards
for Tier 4 engines or the equivalent for construction of the Project.

36. During any grading or construction activities on the site, the contractor shall implement the following

best management practices that are required of all projects:

A. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and unpaved
access roads) shall be watered two times per day, and more often, as necessary, based on weather
conditions.

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

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

D. All vehicle speeds on unpaved roads shall be limited to 15 miles per hour (mph).
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North Village Mixed Use Project
Conditions of Approval for DR 2021-07.01, CUP 2021-04.01

E. All roadways, driveways, and sidewalks shall be paved in a timely manner with no undue delay.
Building pads shall be laid immediately after grading unless seeding or soil binders are used.

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

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

H. Prior to issuance of a grading permit, the property owner shall post a publicly visible sign with the
telephone number of the on-site project construction manager. This person shall respond to
complaints and take corrective action within 48 hours. The Air District’s phone number shall be
visible to ensure compliance with applicable regulations.

F. CONDITIONS REQUIRED PRIOR TO ISSUANCE OF CERTIFICATES OF OCCUPANCY

37. As required by the Master Conditional Use Permit for the North Village Project (CUP 2019-04), the
following public improvements are required and the required timing for completion of each component
is linked to all development within the North Village Project, including the Mixed Use Project:

A. Healdsburg Avenue Frontage Improvements and Landscaping shall be installed prior to issuance of
the first Certificate of Occupancy (see CUP 2019-04, Condition #29);

B. Foss Creek Pathway improvements on the North Village site shall be installed prior to issuance of
the first Certificate of Occupancy (see CUP 2019-04, Condition #30);

C. Traffic Signal at Healdsburg Avenue/Project Entry shall be installed prior to issuance of the first
Certificate of Occupancy (see CUP 2019-04, Condition #31);

D. Dry Creek Road/Grove Street Intersection Improvements shall be installed prior to issuance of the
first Certificate of Occupancy (see CUP 2019-04, Condition #32);

E. Secondary Emergency Vehicle Access ("EVA") from Healdsburg Avenue shall be constructed prior
to issuance of the first building permit for vertical construction on the site or the storage of
combustible materials on the site (see CUP 2019-04, Condition #33).

38. The Applicant shall contribute a proportional share allocation towards the cost of planned improvements
to the Dry Creek Road/US 101 interchange in accordance with MM TRANS-1a, MM TRANS-5, and
Cumulative MM TRANS-1 per the MMRP. The proportional share shall be based upon the fee
methodology approved by the City Council for the City's traffic impact fee update on January 22, 2021.
(See MCUP 2019-04, Condition #54)

39. Prior to issuance of a Certificate of Occupancy for any residential uses on the Project site that would be
occupied while construction within the plan area is still underway, the Applicant shall submit a health
risk assessment per MM AIR-3 of the MMRP.

40. All internal streets and sidewalks, landscaping, hardscaping and amenity elements approved during
Design Review for a parcel must be complete prior to issuance of the first Certificate of Occupancy for a
structure on that parcel. However, if the planting of any landscaping elements is delayed by weather or
any other unforeseen circumstances, such planting must be completed as soon as practicable to the
satisfaction of the City.

41. Prior to issuance of the first Certificate of Occupancy for any building on a given parcel, a five year
landscape maintenance plan for such parcel, in a form approved by the City in its reasonable discretion,
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shall be executed by the Applicant to ensure all landscaping and trees including existing protected trees
are maintained in good repair and in a healthy and thriving condition. Any significant vegetation or loss
of trees contemplated by the landscape maintenance plan shall be immediately replaced with an
equivalent type, size or quantity of the lost vegetation or trees.

42. Prior to issuance of the first Certificate of Occupancy for any building on a given parcel, a trash
collection agreement with the City's service provider shall be put in place. This is to ensure provision of
adequate trash collection service and may be amended to increase collection frequencies to the
satisfaction of the City.

G. PUBLIC WORKS DEPARTMENT - ADDITIONAL CONDITIONS
Interior Streets

43. All privately owned and maintained roads, sidewalks and utilities shall be designed and constructed in
accordance with City standards, including pavement structural sections.

44. Prior to approval of on-site improvement plans, the Applicant shall work with the City Engineer and
Fire Marshal to develop a plan for on-street parking restrictions such as limited time parking, fire
staging/red curb no parking areas and clear zones as well as truck/vehicle loading zones. These areas
shall be appropriately signed.

Utilities
45. All new storm drain and sewer utility lines on the Project site shall be privately owned and maintained.

46. The Applicant shall submit final, construction plan level, fire flow pressure and pressure water system
calculations with submittal of construction drawings to demonstrate Fire Code requirements for water
supply are met.

47. The Applicant shall submit domestic water use demands with submittal of construction drawings to
determine the necessary water service and meter sizes.

48. Individual water meters and utility accounts are required for all condominium and common parcels, to be
determined in the future.

49. Individual water meters and utility accounts are required for each commercial tenant, to be determined in
the future. Backflow prevention may be required for commercial units depending on use.

50. Combined sewer laterals shall be 6-inches diameter or larger, and are allowed for the mixed-use area.
Maintenance declarations and easements for any shared sewer laterals are required to be established and
recorded prior to final inspection.

51. Grease interceptors will be required, on restaurants/coffee shops/deli’s, etc., to be determined in the
future.

52. Locations of all utilities, including joint trench lines, shall be coordinated with the approved Landscape
Plan. Landscaping over utility lines shall be limited to low lying shrubs and ground cover. Additional
street pavement restoration will be required in joint trench areas, subject to the approval of the City
Engineer.

53. Draft joint trench plans shall be submitted concurrently with the public improvement and private site
plans.

Drainage and Low Impact Development

54. Landscaping and irrigation shall be designed and constructed in accordance with the City’s water
efficiency requirements. The Applicant shall submit Water Efficiency Landscape Ordinance calculations
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with the landscape plans submitted as part of the improvement plans and construction drawings
submitted with building permits.

55. The Project shall be designed and constructed in accordance with the City’s low impact development
storm water regulations. Final, construction level, low impact development storm water calculations and
plans are required with the submittal of the building permit application construction documents, for both
the on-site and off-site areas. This shall include the final SWLID determined worksheet, signed by the
applicant.

56. Prior to issuance of the first Certificate of Occupancy, the Project may be required to install a trash
capture device on the storm drain system, to be determined with preparation of the final low impact
development calculations. The device shall be privately owned and maintained.

57. The Applicant shall submit an operations and maintenance agreement, using the City’s template, to the
City Engineer for review and approval for post construction storm water treatment items. The
agreement shall be recorded prior to issuance of the first Certificate of Occupancy.

H. ELECTRIC DEPARTMENT- ADDITIONAL CONDITIONS

58. All new utility infrastructure necessary for this development to connect to the City’s distribution system
(or street lighting circuits), whether interior or exterior to the development, shall be undergrounded, as
shall any other elements required to be undergrounded pursuant to the City’s General Plan, the NEAP,
or any other regulatory document.

59. All work must be performed in accordance with the City Electric Service Requirements. The City Electric
Department will work with the contractor throughout the project to determine locations of electrical
equipment.

60. The final design for the electric facilities, services and estimation of service fees will be developed during
the grading or building permit process, whichever comes first.

61. At no cost to the City, public utility easements (PUE) will be required along the frontage and at various
locations within the proposed Project site. At any food service facility designated as an assembly group
A-2 occupancy, a grease interceptor with a minimum capacity 1000 gallons must be installed.

62. The routing of the joint trench will be subject to further design and review. The City is currently working
with the developer’s joint trench coordinator to complete this work.

63. For maintenance and inspection of electric facilities, electric meters may not be enclosed or located behind
fences or gates and must be accessible to City personnel at all times of day.

I. FIRE DEPARTMENT- ADDITIONAL CONDITIONS

64. Buildings and Facilities: Approved fire apparatus access roads shall be provided for every facility,
building or portion of a building hereafter constructed or moved into or within the jurisdiction. The fire
apparatus access road shall comply with the requirements of this section and shall extend to within 150
feet of all portions of the facility and all portions of the exterior walls of the first story of the building as
measured by an approved route around the exterior of the building or facility. (see CFC 503.1.1)

65. Defensible Space: Buildings and structures located within a Moderate or High Fire Severity Zone as
identified by the Healdsburg 2030 General Plan shall maintain a defensible space as outlined in
Government Code sections 51175-51189. Hardscaping is strongly recommended around the base of
structures 0-5 ft. (see CFC 4907.1) Refer to defensible space at
https://www.firesafemarin.org/defensible-space
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66. Fire Safe Landscape Design: On the landscaping plans, provide the plant key. Vegetation that allows a
fire to move from lower growing plants to taller ones is referred to as “ladder fuel.” The ladder fuel
problem can be corrected by providing a separation between the vegetation layers. Within the defensible
space area, a vertical separation of three times the height of the lower fuel layer is recommended. The
landscaping plans should provide horizontal and vertical breaks depending on the slope of the terrain.
Refer to the plant spacing guide and plant list at https.://www.firesafemarin.org/plants

67. Vegetation Management Plan: Prior to issuance of a Certificate of Occupancy, the Vegetation
Management Plan must be finalized and approved by the Fire Department and an annual "defensible
space maintenance agreement" must be signed by the Applicant. All site landscaping must conform to
the requirements of the Vegetation Management Plan.

68. Proximity to Building. At least one of the required access routes meeting the minimum unobstructed
width shall be located within a minimum 15 ft and a maximum of 30 ft from the building and shall be
parallel to one entire side of the building as approved by the fire code official. D 105.3. Trees that block
aerial access as previously approved by the fire department will have to be maintained or removed to
allow access.

69. Site Map/Address Numbers: A site map that meets department standards shall be installed at each
entrance to said project. Address numbers for individual structures served because of this project shall
be installed at a location clearly visible from the street. Said numbers shall be the self-illuminating type
and be in contrasting color with their background. CFC 505, Fire Prevention Std # 7.

70. No Parking Fire Lane Signage: The Emergency Vehicle Access route through the east parking lot shall be
marked as a fire lane and signed to prevent blockage. Such signs shall be approved and placed at locations
specified by the fire department in accordance with Fire Prevention Standard No. 4, Municipal Code
15.08.020, Sec. CFC 503.3 and D 103.6

71. Key Box: A department approved key box shall be installed at a location agreeable to the fire department.
Box shall contain those keys necessary to gain access and control any fire protection systems or
hazardous materials. Applicant shall pay the purchase price of said box. CFC Section 506, Municipal
Code 15.08.020 Section 506.1 Key boxes will be required at gates around the facility to access the
buildings in emergencies. These shall be marked on the site map.

72. Emergency Responder Radio Coverage in Buildings: All buildings shall have approved radio coverage
for emergency responders within the building measured at the exterior of the building. The system shall
comply with this section and the Fire Department Standard for Emergency Responder Radio Coverage
Systems. CFC 510.1

73. Sprinkler System: A fire sprinkler system conforming to NFPA-13 (2016 Edition) shall be installed in the
proposed building. Plans for said system shall be submitted to and approved by the fire department prior
to installation under separate cover. Said system shall be monitored for flow and tamper of all control
valves by an approved central station. Approved locking Fire Department Connection caps shall be
provided. New system shall also include new fire hydrants located within 100 feet of the FDC, or as
approved by the fire code official, except where existing fire hydrants are at locations that satisfy this
requirement. CFC 903.2, CFC 901.4, Municipal Code 15.08.020, Sec. 507.5.1.1, 903.3, 903.3.7, 903.4.2,
903.6. See City Municipal Code regarding sprinkler systems and standpipes. Additional fire hydrants may
be required to be within 100 feet of the FDC. Standpipes within the stairways must extend to the roofs.

74. Standpipes: In buildings required to have standpipes by Section 905.3.1, not less than one standpipe shall
be provided for use during construction. Such standpipes shall be installed when the progress of
construction is not more than 40 feet (12 192 mm) in height above the lowest level of fire department
vehicle access. Such standpipe shall be provided with fire department hose connections at accessible
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80.

North Village Mixed Use Project
Conditions of Approval for DR 2021-07.01, CUP 2021-04.01

locations adjacent to usable stairs. Such standpipes shall be extended as construction progresses to within
one floor of the highest point of construction having secured decking or flooring. CFC 3313.1

Class I Standpipe: Standpipe hose connections shall be provided in all the following locations: In every
required stairway, a hose connection shall be provided for each floor level above or below grade. Hose
connections shall be located at an intermediate floor level landing between floors, unless otherwise
approved by the fire code official. CFC 905.4

Building Height: Standpipes shall be installed in buildings three stories or more in height, with approved
outlets on each floor above or below grade and the roof. Said outlets may be connected to the building’s
fire sprinkler system. Municipal Code 15.08.020 Sec. 905.3.1. CFC 905.4.1

Access and Circulation: An irrevocable secondary emergency vehicle access (EVA) road for emergency
access only was reviewed and approved as part of the MCUP process. The secondary EVA shall be
installed prior to combustible material being stored on the site or issuance of a building permit for vertical
construction.

Timing of Installation: When fire apparatus roads or a water supply for fire protection is required to be
installed, such protection shall be installed and made serviceable prior to and during time of construction
except when approved alternative methods of protection are provided. CFC 501.4. Fire hydrants must be
active on the west side of the railroad tracks prior to bringing combustible construction materials onsite.

Soil and Groundwater Management Plan: Prepare a Soil and Groundwater Management Plan (Plan) prior
to construction regarding the known petroleum product contamination in the soil from a previous use.
Submit the Plan to the Healdsburg Fire Department and North Coast Regional Water Quality Control
Board for review. The plan should include procedures for soil screening, stockpile locations, sampling
and disposal procedures and security of open pits. This will reduce delays during the construction phase
if contamination is found.

Underground Petroleum Storage Tanks: If an underground petroleum storage tank is found during the
demolition or grading, contact the Healdsburg Fire Marshal before removing. A permit and testing will
be required before the tank can be removed.

J. BUILDING DEPARTMENT- ADDITIONAL CONDITIONS

81.

82.

83.

&4.

85.

86.

Building permits submitted after January 1, 2020, shall be reviewed and constructed in compliance with
the 2019 California Building Standards Codes Title 24.

Construction on this site will require a soils report which will be reviewed by the City’s 3 party
Geotechnical Engineer.

The site is located in the moderate fire hazard designated zone. All construction must comply with the
requirements specified in CBC Chapter 74 for Wildland / Urban interface.

All newly constructed buildings must be all electric, except that they may contain natural gas cooking
appliances, direct vent sealed combustion chamber fireplace, and pool/spa system and equipment per
HMC 15.04.080.

At any food service facility designated as an assembly group A-2 occupancy, a grease interceptor with a
minimum capacity 1000 gallons must be installed.

All buildings are required to be constructed with a Class A roof covering.

K. POLICE DEPARTMENT - ADDITIONAL CONDITIONS
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87. Access into the interior hallways of the multi-family structures shall allow public safety access without
the need to use a Knox Box. The developer shall work with Police Department staff to identify and
implement a mutually agreeable solution.

88. When developing the emergency preparedness and evacuation plan, the Mobility Coordinator should not
assume that City resources will be readily available to assist with or coordinate an evacuation. The plan
should leverage on-site staff and resources.

L. CONDITIONS ADDED FOR DR 2021-07.01 AND CUP 2021-04.01

Planning
89. A decorative metal trellis with flowering vines at the Boxheart Drive entry to the breezeway between the
two mixed use buildings that connects to the Promenade is required.

Public Works

90. All Public Works master conditional use permit and other project-related conditions shall be considered
in effect for the design review including but not limited to the following:

a. Prior to issuance of the first certificate of occupancy for each parcel, private maintenance
declarations shall be created and recorded for all shared private utilities, streets, driveways,
sidewalks, streetlights, drainage, private shared landscaping, landscaping on the Healdsburg
Avenue frontage, EVAs, and all other commonly shared infrastructure. All maintenance
declarations shall be reviewed and approved by the City, prior to recordation.

b. All privately owned and maintained roads, sidewalks and utilities shall be designed and
constructed in accordance with City standards, including pavement structural sections.

c. Prior to approval of on-site improvement plans, the Applicant shall work with the City Engineer
and Fire Marshal to develop a plan for on-street parking restrictions such as limited time parking,

fire staging/red curb no parking areas and clear zones as well as truck/vehicle loading zones.
These areas shall be appropriately signed.

d. The Applicant shall submit a maintenance agreement for storm water BMPs. using the City’s
template, to the City Engineer for review and approval for post construction storm water
treatment items. The agreement shall be recorded prior to issuance of the first certificate of

occupancy.

91. All Public Works plan check and development impact/capacity fees will be calculated and assessed, and
due payable at building permit issuance.

92. The Applicant shall submit domestic water use demands with submittal of construction drawings to
determine the necessary water service and meter sizes.

93. Individual water meters and utility accounts are required for all condominium and common parcels, to be
determined in the future.

94. Individual water meters and utility accounts are required for each commercial tenant, to be determined in
the future. Backflow prevention may be required for commercial units depending on use.

95. Combined sewer laterals shall be 6-inches diameter or larger and are allowed for the mixed-use area.
Maintenance declarations and easements for any shared sewer laterals are required to be established and
recorded prior to final inspection.
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Electric Utilities

96. The new electrical service for the North Village area will be required to go underground. As the project
is within the City’s service territory, the city will provide electric service to this development. To
construct the electric system improvements, the work will be split into two parts: 1) substructures and 2)
installation of electric utility equipment. The developer (or their subcontractor) will be responsible to
complete the substructure work and the City’s Electric Department will be responsible to install the
electric utility equipment at the Developer’s expense. In general, the Developer’s portion of the work
includes coordinating the joint trench between the dry utilities, procuring, and installing all substructures
including, but not limited to, all digging/trenching/backfill, conduit, vaults, boxes & covers, transformer
pads, and streetlight foundations. The Electric Department is responsible, at the Developer’s expense, for
the electric system design, installation of primary and secondary cable and wire, splices, terminations,
setting the pad-mount equipment (atop pre-cast pads made-ready by developer), setting streetlights, and
setting electric meters.

Fire Department

97. Prior to issuance of construction permits, applicant must provide a fire flow analysis for the project per
the 2019 CFC, Appendix B and Section 507. Include the number of fire hydrants and spacing per Appendix
C and D.

98. Applicant must provide a fire hydrant flow test report no more than 6 months old and representative of
the available water supply for the site per 2019 CFC, Chapter 80, 23.2.1.1

99. Fire Alarm: A fire alarm system shall be installed that meets the requirements of California Building
Code. Installation shall be in accordance with NFPA-72 (2016 Edition). The fire alarm system capable of
supervising the new or extended fire sprinkler system for flow and tamper shall be installed in the
structure(s) requiring sprinklers. System shall include an audible and visual alarm as required. Plans for
said systems shall be submitted to and approved by the fire department under separate cover prior to
installation. CFC 907.2, Municipal Code 15.08.020, Sec. 903.4.2.
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City of Healdsburg—North Entry Area Plan

Mitigation Monitoring and Reporting Program

Table 1: North Entry Area Plan EIR?! Mitigation Monitoring and Reporting Program

Mitigation Measures
Section 3.2—Transportation/Traffic

MM TRANS-1a: To address anticipated deficient roadway
operations, the City has planned for roadway improvements to
Dry Creek Road/U.S. 101 South Ramps (study intersection 1)
that include signalization. New development within the plan
area shall be required to contribute a proportional share
allocation towards the cost of installation of a traffic signal at
Dry Creek Road/U.S. 101 South.

MM TRANS-1b: New development within the plan area shall
be required to improve the northbound approach to Dry Creek
Road/Grove Street (study intersection 3). The approach shall
be restriped to include a separate left-turn lane with a length
of at least 275 feet and the signal modified to provide
protected left-turn phasing, with the existing right-turn lane
converted to use for through/right-turn movements.

MM TRANS-1c: New developments within the plan area shall
be required to prepare and implement a Transportation
Demand Management (TDM) Plan to minimize traffic as much
as is reasonably feasible. Such Plans may include measures
such as ride-sharing, transit passes, unbundled parking,
directing traffic to the Lytton Springs Road interchange,
guaranteed rides home, and other impact-reducing measures
and shall be submitted to and approved by the City as part of
any individual development approvals.

MM TRANS-3: Prior to development of the plan area, an
emergency vehicle only access point shall be established such
that access and egress can be maintained during a train pre-
emption, at the at-grade railroad crossing at the site entry.

! Includes mitigation measures from the Initial Study included in EIR Appendix A.

Timing of Verification

Prior to Construction

Prior to Occupancy

Prior to Occupancy

Prior to Occupancy

Responsible Entity

Applicant(s)

Applicant(s)

Applicant(s)

Applicant(s)

Verification of Completion

Method of Verification Date Initial

City shall confirm
payment of
proportional fair
share fee

City shall confirm
completion of
restriping

City review and
approval of TDM plan

City shall verify
implementation of
emergency vehicle
access
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City of Healdsburg—North Entry Area Plan

Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

Mitigation Measures Timing of Verification

MM TRANS-5: New development within the plan area shall be | Prior to Construction Applicant(s)
required to contribute a proportional share allocation towards
the cost of widening Dry Creek Road to accommodate a
westbound left-turn lane the entire length between the U.S.
101 South and North Ramps. The amount paid shall include a
proportional share of the cost to widen the westbound
approach to Dry Creek Road/U.S. 101 North Ramps to include
a second lane; the left lane would feed into the left-turn lane
at the U.S. 101 South Ramps and the right lane would be a
shared through/right-turn lane serving through traffic and
right turns onto the U.S. 101 North on-ramp. These
improvements would allow queues in the westbound left-turn
lane at the U.S. 101 South Ramps to stack beyond the Dry
Creek Road/U.S. 101 North Ramps intersection, if needed,
without impacting through traffic.

Cumulative MM TRANS-1: New development within the plan | Prior to Construction Applicant(s)
area shall be required to contribute a proportional share

allocation towards the cost of signalizing Dry Creek Road/U.S.

101 North Ramps. The design for the traffic signal shall include

provision of an overlap phase between the westbound through

movement and the right turn from the off-ramp.
Section 3.3—Air Quality

MM AIR-3: Prior to occupancy of any residential components | Prior to Occupancy
of the proposed plan that would occur while construction

within the plan area is still underway, the applicant shall retain

a qualified air quality consultant to prepare a health risk

assessment (HRA) in accordance with the ARB and the Office of

Environmental Health and Hazard Assessment requirements to

determine the exposure of plan residents to TACs. The HRA

shall be submitted to the Planning Division for review and

approval. If the HRA concludes that the air quality risks from

Applicant(s)

Responsible Entity

Verification of Completion
Method of Verification Date Initial

City shall confirm
payment of
proportional fair
share fee

City shall confirm
payment of
proportional fair
share fee

City review and
approval of HRA
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Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

Mitigation Measures Timing of Verification Responsible Entity

ongoing or future construction activities would result in health
risks for on-site receptors that are above BAAQMD
recommended thresholds that are in place at the time of the
analysis (Section 2.3 of the 2017 BAAQMD CEQA Guidelines),
then additional measures, such as the requirement for
construction equipment to meet certain tier engine standards
for off-road equipment, shall be required for all subsequent
phases of construction. Alternatively, this mitigation measure
can be satisfied by delaying occupancy of any on-site
residential components until construction of the entirety of the
proposed plan area is complete.

Section 3.4—Greenhouse Gas Emissions and Energy

MM GHG-1: Prior to the final discretionary approval for each Prior to discretionary Applicant(s)
development project in the plan area, each developer shall approval
provide documentation to the City of Healdsburg demonstrating
that the proposed development would meet the BAAQMD
recommended threshold of significance for individual projects or
would achieve additional GHG emissions reductions sufficient to
meet the recommended threshold through a combination of
one or more of the following measures and/or other comparable
measures approved by the City:
e Commit to 100 percent renewable energy use through a
combination of use of on-site renewable energy and
Healdsburg Electric’s “Green Rate” program.
¢ Install onsite solar panels to generate electricity on-site
electricity consumption.
¢ Provide documentation of how a ride sharing program or
other transportation demand management program for
hotel, office, and retail employees would be implemented
starting no later than 60 days after operations begin. Use of

Verification of Completion

Method of Verification Date Initial

City review and
approval of GHG
reduction measures
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

Verification of Completion
Mitigation Measures Timing of Verification Responsible Entity Method of Verification Date Initial

electric vehicles for ride-share program would further
reduce GHG emissions.

¢ Install electric vehicle charging stations at workplaces and
multi-family residences to promote the use of electric
vehicles.

e Use heat-pumps (rather than natural gas) for heating of
residential and commercial spaces.

¢ Purchase voluntary carbon credits from a verified GHG
emissions credit broker in an amount sufficient to offset
operational GHG emissions that exceed the recommended
significance threshold over the lifetime of the proposed
development (or a reduced amount estimated based on
implementation of other measures listed above). Copies of
the contract(s) shall be provided to the City.

Section 3.5—Noise

MM NOI-1a: To reduce the occurrence of potentially- During Construction Applicant(s) Site inspection by
significant construction noise impacts to noise-sensitive City grading and
receptors in the plan area vicinity (or sensitive receptors within building inspectors

the plan area during future buildout), the construction

contractor for each development project within the plan area

shall comply with the following:

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

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

¢ Locate staging areas and construction material areas as far
away as possible from adjacent land uses.

¢ Prohibit all unnecessary idling of internal combustion
engines.
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Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

Verification of Completion
Mitigation Measures Timing of Verification Responsible Entity Method of Verification Date Initial

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

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

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

¢ |f impact pile driving is proposed, multiple-pile drivers shall
be considered to expedite construction. Although noise
levels generated by multiple pile drivers would be higher
than the noise generated by a single pile driver, the total
duration of pile driving activities would be reduced.

e If impact pile driving is proposed, temporary noise control
blanket barriers shall shroud pile drivers or be erected in a
manner to shield the adjacent land uses. Such noise control
blanket barriers can be rented and quickly erected.

¢ |f impact pile driving is proposed, foundation pile holes shall
be pre-drilled to minimize the number of impacts required to
seat the pile. Pre-drilling foundation pile holes is a standard
construction noise control technique. Pre-drilling reduces the
number of blows required to seat the pile. Notify all adjacent
land uses of the construction schedule in writing.

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

¢ The construction contract shall prohibit noise producing
construction activities between the hours of 6:00 p.m. and
7:30 a.m. Monday through Saturday, or at any time on a
Sunday or legal holiday.
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City of Healdsburg—North Entry Area Plan

Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

Mitigation Measures

MM NOI-1b: Prior to the issuance of building permits for each

development project within the plan area, the following

requirements shall be implemented:

¢ For multi-family residential or motel/hotel projects proposed
in areas where exterior day/night average noise levels are, or
are projected to exceed, 65 dBA Ly, (i.e., within 290-feet of
the centerline of U.S. 101), an acoustic analysis shall be
prepared that recommends project improvements, as needed,
to maintain interior noise levels at or below 45 dBA Lgn. This
can typically be accomplished with the incorporation of an
adequate forced air mechanical ventilation system in the
residential units to allow residents the option of controlling
noise by keeping the windows closed. The City shall confirm
that the recommendations will reduce noise levels below the
threshold levels and require compliance with the
recommendations of the acoustic analysis.

¢ For school, library, church, hospital, nursing home,
neighborhood park, or commercial projects proposed in
areas where exterior day-night average noise levels are, or
are projected to exceed 70 dBA Lgs (i.e., within 140-feet of
the centerline of U.S. 101) an acoustic analysis shall be
prepared that recommends project improvements, as
needed, to maintain interior noise levels at or below 45 dBA
Lan, if needed. Standard office construction methods
typically provide about 25 to 30 decibels of noise reduction
in interior spaces. The City shall confirm that the
recommendations will reduce noise levels below the
threshold levels and require compliance with the
recommendations of the acoustic analysis.

Timing of Verification

Prior to issuance of
building permit

Responsible Entity

Applicant(s)

Verification of Completion
Method of Verification Date Initial

City review and
approval of
acoustical analysis
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City of Healdsburg—North Entry Area Plan

Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

Mitigation Measures Timing of Verification

MM NOI-1c: Prior to the issuance of building permits for each | Prior to issuance of
development project within the plan area, the following building permit
requirement, if applicable, shall be met:
¢ For any noise-sensitive land uses proposed within 50-feet of

the railroad centerline, the City shall ensure that an acoustic

analysis be prepared that recommends project

improvements, as needed, to maintain interior noise levels

at or below 45 dBA Lgn. The City shall confirm that the

recommendations will reduce noise levels below the

threshold levels and require compliance with the

recommendations of the acoustic analysis.

MM NOI-2: Prior to the issuance of building permits for each Prior to issuance of
development project within the plan area, an acoustic analysis | building permit
is conducted by a qualified noise specialist shall be prepared

for structures in the plan area that are located within 100 feet

of the centerline of the railroad. The analysis shall specify

measures including, but not limited to, setbacks and structural

design features that will reduce vibration levels at or below the

guidelines of the FTA Groundborne Vibration Impact Criteria

shown in Table 3.5-7. The City shall confirm that the

recommendations will reduce vibration levels below the

threshold levels and require compliance with the

recommendations of the acoustic analysis.

Responsible Entity

Applicant(s)

Applicant(s)

Verification of Completion
Method of Verification Date Initial

City review and
approval of
acoustical analysis

City review and
approval of
acoustical analysis
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City of Healdsburg—North Entry Area Plan

Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

Mitigation Measures
Initial Study Section 4—Biological Resources

MM BIO-1: The following requirement shall be imposed as a
condition of approval on all development within the proposed
plan area: A pre-construction survey of the site shall be
required in order to ensure that nesting raptors, loggerhead
shrikes, and other nesting special-status birds are not nesting
during project construction. Specifically, these measures shall
include:

e If construction is proposed during the breeding/nesting
season for local avian species (typically February 15
through August 31), a focused survey for active nests of
migratory birds within and in the vicinity of the project plan
shall be conducted by a qualified biologist. Two surveys
will be conducted, at least one (1) week apart, with the
second survey occurring no more than two (2) days prior to
tree removal. If no active nests are found, tree removal or
construction activities may proceed.

e If an active nest is located during pre-construction surveys,
the United States Fish and Wildlife Service (USFWS) and/or
the California Department of Fish and Wildlife (CDFW), as
appropriate, shall be notified regarding the status of the
nest. Furthermore, construction activities shall be
restricted to avoid disturbance of the nest until it is
abandoned or the biologist deems disturbance potential to
be minimal. Restrictions may include establishment of
exclusion zones or alteration of the construction schedule.

Timing of Verification

Prior to issuance of
grading permit

Responsible Entity

Applicant(s)

Verification of Completion

Method of Verification Date Initial

City review and
approval of nesting
bird survey results,
including
implementation of
protective exclusions
zones (fencing), if
required.
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City of Healdsburg—North Entry Area Plan

Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

Mitigation Measures

MM BIO-2: Prior to any specific project development approval
or grading that may fill or otherwise encroach into potentially
jurisdictional waters of the U.S., the project proponent shall
conduct a delineation of waters of the U.S. to determine the
extent of USACE, RWQCB, and CDFW potentially jurisdictional
features that would be potentially impacted on-site. Any
encroachment or fill in these USACE, RWQCB and/or CDFW
jurisdictional areas shall not occur unless a Section 404/Section
401 permit or Waste Discharge Requirement and/or
Streambed Alteration Agreement, respectively, are acquired
and the project proponent replaces the lost value of the
jurisdictional area to the satisfaction of the resources agencies
issuing the permits to ensure a no-net loss. If proposed
development will encroach upon or fill any jurisdictional
wetland areas, the applicant shall do the following:

e Apply for a Section 404 permit from the USACE
concurrently or after verification of the wetland delineation
by the USACE. Any wetlands that would be lost or
disturbed shall be replaced or rehabilitated on a “no net
loss” basis in accordance with the USACE mitigation
guidelines. On-site creation of wetland habitat may be
preferred to off-site mitigation. Habitat restoration,
rehabilitation, and/or replacement shall be at a location
and by methods agreeable to the USACE;

e Obtain a Section 401 water quality waiver of certification
from the Regional Water Quality Control Board (RWQCB);
and

¢ Obtain a Streambed Alteration Agreement with the CDFW.

If encroachment upon or fill of wetlands is proposed, as a
condition of approval for all future development within the

Timing of Verification

Prior to issuance of
grading permit

Responsible Entity

Applicant(s) shall
complete
consultation with
resource agencies
and submit permits,
mitigation plan,
and/or evidence of
mitigation bank
credits, as required.

Verification of Completion
Method of Verification Date Initial

City shall confirm
that consultation
with resource
agencies has been
completed.
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City of Healdsburg—North Entry Area Plan

Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

Mitigation Measures

plan area, a mitigation plan shall be implemented that includes

at least one of the following:

e Completion of an on-site Mitigation and Monitoring Plan
that includes on-site creation/preservation of the wetlands
and/or;

e Credits may be obtained at an approved mitigation bank.

Initial Study Section 5—Cultural Resources

MM CUL-1: The following requirement shall be imposed as a
condition of approval on all future development within the
plan area: In the event a potentially significant cultural
resource is encountered during subsurface earthwork
activities, all construction activities within a 100-foot radius of
the find shall cease and workers should avoid altering the
materials until a qualified archaeologist who meets the
Secretary of Interior’s Professional Qualification Standards for
archaeology has evaluated the situation. The applicant shall
include a standard inadvertent discovery clause in every
construction contract to inform contractors of this
requirement. Any previously undiscovered resources found
during construction activities shall be recorded on appropriate
Department of Parks and Recreation (DPR) forms and
evaluated for significance in terms of CEQA criteria by a
qualified archaeologist. Potentially significant cultural
resources consist of but are not limited to stone, bone, glass,
ceramics, fossils, wood, or shell artifacts, or features including
hearths, structural remains, or historic dumpsites. If the
resource is determined to be significant under CEQA, the
qualified archaeologist shall prepare and implement a research
design and archaeological data recovery plan that will capture
those categories of data for which the site is significant in
accordance with Section 15064.5 of the CEQA Guidelines. The

Timing of Verification

During Construction

Responsible Entity

Applicant(s)
construction
contractor

Verification of Completion

Method of Verification Date Initial

City shall ensure that
the requirement is
printed on the plan
sheets and included
in bid documents

FirstCarbon Solutions
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City of Healdsburg—North Entry Area Plan

Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

Mitigation Measures

archaeologist shall also perform appropriate technical
analyses, prepare a comprehensive report complete with
methods, results, and recommendations, and provide for the
permanent curation or repatriation of the recovered resources
in cooperation with the designated Most Likely Descendant
(MLD) as needed. The report shall be submitted to the City of
Healdsburg, the Northwest Information Center, and the State
Historic Preservation Office (SHPO), if required. The plan shall
be approved by the City of Healdsburg for review and approval
prior to implementation, and the applicant shall adhere to the
recommendations in the plan.

MM CUL-2: The following requirement shall be imposed as a
condition of approval on all future development within the
plan area: In the event that fossils or fossil-bearing deposits are
discovered during construction activities, excavations within a
100-foot radius of the find shall be temporarily halted or
diverted. The construction contractor shall notify a qualified
paleontologist to examine the discovery. The applicant shall
include a standard inadvertent discovery clause in every
construction contract to inform contractors of this
requirement. The paleontologist shall document the discovery
as needed in accordance with Society of Vertebrate
Paleontology standards and assess the significance of the find
under the criteria set forth in CEQA Guidelines Section
15064.5. The paleontologist shall notify the appropriate
agencies to determine procedures that would be followed
before construction activities are allowed to resume at the
location of the find. If the applicant determines that avoidance
is not feasible, the paleontologist shall prepare an excavation
plan for mitigating the effect of construction activities on the
discovery. The plan shall be submitted to the City of
Healdsburg for review and approval prior to implementation,

During Construction

Timing of Verification

Verification of Completion

Responsible Entity Method of Verification Date Initial

Applicant(s)
construction
contractor

City shall ensure that
the requirement is
printed on the plan
sheets and included
in bid documents

FirstCarbon Solutions
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City of Healdsburg—North Entry Area Plan

Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

Mitigation Measures

and the applicant shall adhere to the recommendations in the
plan.

MM CUL-3: The following requirement shall be imposed as a
condition of approval on all future development within the
plan area: In the event of the accidental discovery or
recognition of any human remains, CEQA Guidelines Section
15064.5; Health and Safety Code Section 7050.5; Public
Resources Code Section 5097.94 and Section 5097.98 must be
followed. If during the course of project development there is
accidental discovery or recognition of any human remains, the
following steps shall be taken:

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

2. Where the following conditions occur, the landowner or his
or her authorized representative shall rebury the Native
American human remains and associated grave goods with

Timing of Verification

During Construction

Responsible Entity

Applicant(s)
construction
contractor

Verification of Completion

Method of Verification Date Initial

City shall ensure that
the requirement is
printed on the plan
sheets and included
in bid documents

FirstCarbon Solutions
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City of Healdsburg—North Entry Area Plan Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

Verification of Completion
Mitigation Measures Timing of Verification Responsible Entity Method of Verification Date Initial

appropriate dignity either in accordance with the
recommendations of the most likely descendant or within
the plan area in a location not subject to further subsurface
disturbance:

e The NAHC is unable to identify a most likely descendent
or the most likely descendent failed to make a
recommendation within 48 hours after being notified
by the commission.

e The descendant identified fails to make a
recommendation.

e The landowner or his authorized representative rejects
the recommendation of the descendant, and mediation
by the NAHC fails to provide measures acceptable to the
landowner.

Additionally, California Public Resources Code Section 15064.5
requires the following relative to Native American Remains:

e When an initial study identifies the existence of, or the
probable likelihood of, Native American remains within
a project, a lead agency shall work with the appropriate
Native Americans as identified by the Native American
Heritage Commission as provided in Public Resources
Code Section 5097.98. The applicant may develop a
plan for treating or disposing of, with appropriate
dignity, the human remains and any items associated
with Native American Burials with the appropriate
Native Americans as identified by the Native American
Heritage Commission.
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City of Healdsburg—North Entry Area Plan

Mitigation Monitoring and Reporting Program

Table 1 (cont.): North Entry Area Plan EIR Mitigation Monitoring and Reporting Program

Mitigation Measures Timing of Verification

Initial Study Section 8—Hazards and Hazardous Materials

MM HAZ-1: The following requirement shall be imposed as a Prior to Construction

condition of approval prior to all development within the plan
area: The Comstock property developer shall prepare a dust
control plan that specifies measures to reduce fugitive dust
emissions during construction. The developer shall also
prepare an asbestos dust mitigation plan to be submitted to
and approved by NSCAPCD, in accordance with 17 CCR Section
93105 and 8 CCR Section 1529.

MM HAZ-2: The following requirement shall be imposed as a Prior to Occupancy
condition of approval prior to or concurrent with all
development within the plan area: The Comstock property
developer shall provide a secondary emergency vehicle access
point to facilitate more orderly and efficient levels of
development and minimize delaying emergency response
times. Potential location options for secondary emergency
access include, but are not limited to, a second railroad
crossing over the NCRA railway north of the main entrance or
a new route south of the plan area through the vacant parcel
owned by SIMI Winery, Inc. (APN 091-060-032) and into the
plan area. If secondary emergency access is not provided to
satisfy fire safety standards, development on the Comstock
property will be limited to the extent allowed under applicable
fire safety regulations, codes, and ordinances.

Responsible Entity

Applicant(s)

Applicant(s)

Verification of Completion

Method of Verification Date Initial

NSCAPCD review and
approval of dust
control plan.

Field inspection by
City grading and
building inspectors

City shall verify
implementation of
emergency vehicle
access
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