CITY OF

CLOVERDALE

AGENDA
REGULAR MEETING OF THE CITY COUNCIL AND
JOINT MEETING OF THE CLOVERDALE COMMUNITY DEVELOPMENT SUCCESSOR AGENCY BOARD OF DIRECTORS

TUESDAY, FEBRARY 9, 2016

CLOSED SESSION 5:30 p.m.
CLOSED SESSION LOCATION: CITY HALL CONFERENCE ROOM, 124 N. CLOVERDALE BLVD. CLOVERDALE, CA 95425

PUBLIC BUSINESS SESSION: 6:30 p.m.
PUBLIC BUSINESS SESSION LOCATION: CLOVERDALE PERFORMING ARTS CENTER, 209 N. CLOVERDALE BLVD.,
CLOVERDALE, CA 95425

The Cloverdale City Council welcomes you to its meetings that are typically scheduled for the 2" and 4* Tuesday
of the month. Your interest and participation are encouraged and appreciated. Please silence all pagers, cellular
telephones and other communications devices upon entering the meeting.

ADDRESSING THE CITY COUNCIL:

When asked to do so by the Mayor, those wishing to address the City Council are asked to step up to the podium.
Speak directly into the microphone so everyone in the audience can hear your comments and so they’ll be
recorded into the official record. State your name and City of Residence for the record. Per City Council Policy,
three (3) minutes are typically allotted to each speaker. However, Council may at its discretion revise the amount
of time allotted. Public comments will normally be received after staff presentations on an agenda item and
before the City Council starts deliberations. A Talking Tips sheet is available for your use.

We may disagree, but we will be respectful of one another.
All comments will be directed to the issue at hand, and addressed to the City Council.
Personal attacks are unacceptable.

DISABLED OR SPECIAL NEEDS ACCOMMODATION: In compliance with the Americans with Disabilities
Act, if you need assistance to attend or participate in a City Council meeting, please contact the City
Clerk’s office at 894-2521. Notification at least 48-hours prior to the meeting will assist the City Clerk in
assuring that reasonable accommodations are made to provide accessibility to the meeting.

WAIVER WARNING: If you challenge decisions/directions of the City Council in court, you may be
limited to raising only those issues you or someone else raised at public hearings(s) described in this
Agenda, or in written correspondence delivered to the City of Cloverdale at, or prior to, the public
hearing(s).




CLOSED SESSION

CLOSED SESSION: 5:30 pm

OPENING:

eCall to Order

eRoll Call

e Agenda Review - Closed Session (Changes and/or Deletions)

PUBLIC COMMENTS ON CLOSED SESSION AGENDA:
Iirior to adjournment into Closed Session, the public may speak on items to be addressed in Closed Session. :]

RECESS TO CLOSED SESSION:

CONFERENCE WITH LEGAL COUNSEL - POTENTIAL LITIGATION (1)
Pursuant to California Government Code Section 54956.9(d)(2)
Number of Cases: 1

CONVENE PUBLIC BUSINESS SESSION —6:30 p.m.

OPENING:

eCall to Order

ePledge of Allegiance

sRoll Call

eReport out of Closed Session —Actions Taken

e Conflict of Interest Declaration

eAgenda Review — Regular Session (Changes and/or Deletions)

PUBLIC COMMENTS:
Any person wishing to speak to the City Council on any item not listed on the agenda may do so at this time.
Members of the public have the right to speak on any items on the Council Agenda during that item. Pursuant to
the Brown Act, the City Council is not allowed to consider issues or take action on any item not listed on the
agenda. Each person wishing to speak must go to the podium when advised by the Mayor and speak directly
into the microphone.

PROCLAMATIONS / PRESENTATIONS: None

CONSENT CALENDAR:
All items under Consent Calendar will be considered together by one action of the Council unless any Council
Member or member of the public requests that an item be removed and considered separately.

1. Minutes of Previous Meetings —December 8, 2016 — Moore

2. Professional Services Agreement with Brelje & Race Consulting Civil Engineers to Prepare Bid
Documents, Assessment and Provide Construction Management Services for a Biosolids Removal Project.
— Apodaca

3. Resolution No. 010-2016 approving a Professional Services Agreement with RMC Water and Environment
to provide assistance to the city throughout the reissuance process for the City’s National Pollution
Discharge Elimination System (NPDES) permit for discharge of treated wastewater-Apodaca
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4. Resolution No. 011-2016-2016 Appointing the Engineer of Work for the Cloverdale Landscaping and
Lighting Assessment District for Fiscal Year 2016-17- Apodaca

5. Adoption of Resolution No. 012-2016 Authorizing Signatures for the City of Cloverdale General Checking
Account held at the Exchange Bank- Cavallari

COMMUNICATIONS: None.

Council may discuss at this time written communications sent to Council members since the last council meeting.
Written communication to be discussed will be listed below, if any.

PUBLIC HEARINGS:

6. Consideration of a General Plan Amendment related to the Alexander Valley Resort Project, an
amendment to the Alexander Resort Specific Plan, an amendment to the City’s Zoning Ordinance
rezoning a 12.3 acre site northwest of the Alexander Valley Resort site from the “MP-Business Park
District” to the “SP-1-Specific Plan District” amending certain development standards in the SP-1 District
and a Development Agreement to the Alexander Valley Resort Project- Haag

Staff recommends the following:
e Open the public hearing and take testimony.

¢ Adopt City Council Resolution approving an Addendum to the 2009 Certified Alexander Valley Resort
Specific Plan Environmental Impact Report (EIR).

e Adopt City Council Resolution approving an amendment to the Cloverdale General Plan relating to the
Alexander Valley Resort Specific Plan.

¢ Introduce and waive the first reading of Ordinance of the City Council of the City of Cloverdale amending
Cloverdale Municipal Code zoning, making certain changes to Section 18.08.040, the SP-1 District and
rezoning the approximately 12.3-acre site located on the southeast corner of Asti Road and Santana Drive
(APN 117-050-02) as “SP-1.”

¢ Introduce and waive the first reading of Ordinance of the City Council of the City of Cloverdale approving
a Development Agreement for the Alexander Valley Resort Project.

NEW BUSINESS:
7. Discussion of Outline for March 1, 2016, Cloverdale City Council Goal Setting Workshop — Cayler

Recommendation: Staff recommends that the City Council discuss the above goal setting workshop outline
and give specific feedback.

8. Discussion and Possible Action to Determine Regional Issues of Significance for the General Membership
of the Sonoma County Mayors’ and Councilmembers’ Association to Consider in 2016- Cayler

Recommendation: Staff recommends that the City Council discuss and take action on a list of regional
issues important to Cloverdale to be transmitted in a letter to Petaluma Mayor David Glass, who is the
2016 presiding officer of the Sonoma County Mayors’ and Councilmembers’ Association

SUBCOMMITTEE ACTION ITEMS: None

SUBCOMMITTEE REPORTS: (VERBAL REPORTS: 15 minutes)

e Ajrport (Chair, Councilmember Russell and Mayor Cox) - Next Meeting: April 12, 2016, 8:00 am

e Finance, Administration & Police (Chair, Mayor Cox and Vice Mayor Brigham) - Next Meeting: February 25,

2016, 5, 2:00 pm.
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e Planning & Community Development (Chair, Councilmember Wolter and Vice Mayor Brigham) - Next
Meeting: February 16, 2016, 4:00 pm.

e Public Works (Chair, Mayor Cox and Councilmember Russell) - Next Meeting: March 29, 2016, 10:30 am.

e Joint City/Fire District (Chair, Councilmember Palla and Vice Mayor Brigham) - Next Meeting: February 22,
2016, 5:30 pm.

e Joint City/School District (Chair, Councilmember Palla and Councilmember Wolter) — Next Meeting: March
21, 2016, 5:00 pm.

COUNCIL REPORTS (INCLUDING STUDENT LIAISON): (VERBAL REPORTS: 15 minutes)
LEGISLATIVE REPORT: None.

CITY MANAGER/CITY ATTORNEY REPORT: None.

COUNCIL DIRECTION ON FUTURE AGENDA ITEMS:

ADJOURNMENT: Adjourn to a regular meeting of the City Council and Cloverdale Community Development
Successor Agency, Tuesday, February 23, 2016, for Closed Session at 5:30 p.m. (at the City Hall Conference Room
124 N. Cloverdale Blvd., Cloverdale, CA 95425) and Public Business Session at 6:30 p.m. (at the Cloverdale
Performing Arts Center 209 N. Cloverdale Blvd., Cloverdale, CA 95425).

The City does not transcribe its proceedings. Anyone who desires a verbatim record of this meeting should arrange for attendance by a court reporter or for
other acceptable means of recordation. Such arrangements will be at the sole expense of the individual requesting the recordation. Questions about this
agenda should be directed to City Hall at 707/894-2521. State of California, County of Sonoma, City of Cloverdale. CERTIFICATION |, Paul Cayler, do hereby
at the foregoing agenda was posted on the outdoor bulletin board at the City Hall, 124 N. Cloverdale Blvd., Cloverdale,
public review, prior to or on this 4th day of February, 2016, at or before 5:00 p.m.

Payl Cayler, City Manager
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CLOVERDALE

DRAFT MINUTES
SPECIAL MEETING OF THE CITY COUNCIL AND
JOINTMEETING OF THE CLOVERDALE COMMUNITY DEVELOPMENT SUCCESSOR AGENCY BOARD OF DIRECTORS

TUESDAY, DECEMBER 8, 2015
PUBLIC BUSINESS SESSION: 5:30 p.m.

PUBLIC BUSINESS SESSION LOCATION: CLOVERDALE PERFORMING ARTSCENTER, 209 N. CLOVERDALE BLVD.,
CLOVERDALE, CA 95425

CONVENE PUBLIC BUSINESS SESSION —5:30 p.m.

OPENING:

e Call to Order: Mayor Cox called the meeting to order at 5:30 p.m.

o Pledge of Allegiance

e Roll Call: Present — Councilmember Palla, Vice Mayor Brigham, Councilmember Russell, Councilmember Wolter,
Mayor Cox.

e Conflict of Interest Declaration: None

e Agenda Review — Regular Session (Changes and/or Deletions): None

PUBLIC COMMENTS:

LaReva Myles, Cloverdale, thanked Commissioner Domke for stating at the last Planning Commission meeting that
he and the Commissioners wished to make the process as transparent as possible. She commented that she is
very glad there is a democratic process that allows everyone to have their say before decisions are made.

Shawn Bovee, Cloverdale, stated he is seeking to add an item to an upcoming agenda to discuss the progress
that's been towards getting a skate park in Cloverdale. He reported that he has received conflicting information
and he would like clarification about where the City stands and how to move forward, specifically about the
Furber Park location. He thanked Councilmember Palla for taking the time to discuss ideas and possibilities for
the skate park with him and requested an opportunity for another discussion. He stated he also appreciated Vice
Mayor Brigham's suggestion to look at Clark Park as a possible location for the skate park but unfortunately there
are issues in using that location.

COMMUNICATIONS: None.

NEW BUSINESS:

1. Discussion and Potential Action on Laulima Development Proposal for the Closure of the Cloverdale

Municipal Airport

Paul Cayler, City Manager, presented this item stating he received a number of emails from community members
in the past 72 hours requesting that the emails be entered into the public record. Copies of the emails were
distributed to the Council and provided to Deputy City Clerk and are attached to these minutes. Mr. Cayler
reported that he did not intend to go through the entire 27 page staff report for this item but would like to discuss
the three primary concerns that staff has related to the proposal. The first is related to the fact that evenifa
proposal is to go forward with an application to close the airport, there must still be continued airport
maintenance. He added that the airport closure process is lengthy and in the intervening years the City will be
responsible for maintaining the safety and maintenance of the airport under federal aviation guidelines, which



may mean additional grants will likely be necessary. Mr. Cayler shared that as of the writing of the staff report, a
developer's deposit related to a proposal had not been received, noting that such a deposit is standard practice.
Mr. Cayler reported that he received multiple inquiries regarding the amount spent by the City thus far on issues
related to the airport, which prompted him to request Joanne Cavallari, the City Finance Manager to look at
expenses from January 2015 forward. The expenses were incurred because of noise complaints and miscellaneous
issues, Public Records Act Requests, and airport closure. Mr. Cayler reported the City spent $47,500 responding
to issues related to the airport, adding that these figures do not include the Red Bull event, which brought in
$20,000 as well as a legal deposit. He also stated that if the City goes forward with closing the airport there could
be legal exposure to lawsuits.

Councilmember Wolter asked if there was a breakdown of the $47,500 spent for airport related issues, specifically
costs spent on the closure of the airport. Mr. Cayler responded that $14,963 were related to legal fees and other
costs related to airport closure. Councilmember Wolter also asked who inspects the airport and what standards
are used to determine what continued maintenance is necessary. Mr. Cayler responded that the airport is
inspected on a routine basis by the Federal Aviation Administration and the California Department of
Transportation and the City receives reports regarding issues found.

Councilmember Palla asked what the options are if the City is unable to fund the correction of deficiencies found
during an inspection, noting that the grant funding the City receives is not enough to cover costs. He compared
the airport to the City roads stating that although there are many roads in need of repair there is only so much
funding available so some roads do not get repaired.

City Attorney, Jose Sanchez, suggested stepping back and looking at the background and the reason for this
meeting, stating that Laulima has an option on the property next door to the airport and that the developers for
the Alexander Valley Resort project are currently working on entitlements. He stated the projects are not related
and the Alexander Valley Resort project is moving forward with their entitlements independent from the airport
decision. He explained that the Laulima plan does include repurposing the airport, closing it with the intent to
make the project more marketable. He agreed with City Manager Cayler regarding the identified concerns with
the draft proposal from Laulima. He said the goal is to hear public testimony and for the Council to decide if the
City should move forward with negotiations with Laulima Developers to reach an agreement to define
responsibilities regarding the attempt to close of the airport, adding that the final decision will be made by the
FAA. He explained that Henry Nanjo, a consultant, was present and could give a quick summary and overview
regarding the process for closing the airport.

Mr. Nanjo came to the podium and discussed FAA's jurisdiction over the airport and the importance of keeping
enough airports open for rescue purposes and to serve during natural disasters. He explained that the City of
Cloverdale acts as the airport sponsor and operator and is responsible for making sure the airport is safe and
operable. FAA has very clear regulations and statutes regarding the minimum standards for airports and since the
airport is considered a national asset, the City would need to go through the process set forth by FAA. He
explained that one of the primary factors that FAA considers in closing an airport is whether or not closing the
airport provide a net benefit to civil aviation. The City would be required to provide a thorough review and
analysis and submit a comprehensive report, which demonstrates to FAA that closing the airport is a net benefit
to aviation. This report along with a written request to close the airport would be sent to the FAA local district
office located in the Burlingame area, who will take the first look and work with the City and complete their own
analysis to determine the correctness of the City's report and if there is a net benefit to aviation. If the district
office agrees with the City, the report and request is forwarded to the FAA Director of Airport's and Field
Operations for review and approval and then it goes to the regional office to make a recommendation to the next
level up, which is FAA Associate Administrator for Airports, who will either approve or deny the request. Mr.
Nanjo explained that there are two part to approve; the first is approval of the closure of the airport, second is
relieving the City of their federal obligations and grants. He explained that even if the City were relieved of its
obligation, it would likely still be required to pay back grant money. He went on to say that the City would also be
responsible for a NEPA study (which is the federal equivalent to a CEQA Study) prior to the airport closing.
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He stated he knows of very few airports that have closed and the ones he is aware of closing took 7 - 9 years to
complete the closure process.

Councilmember Russell commented that she read in the report that FAA would not close an airport that was not
maintained to an acceptable level and questioned the accuracy of the statement. Mr. Nanjo confirmed that this is
something the FAA will also consider, adding the airport must be in safe, operable condition and not in disrepair.

Councilmember Palla commented that the airport is a separate enterprise within the City, much like water and
sewer, adding that the airport enterprise typically has no money and operates in the red. He questioned if the
FAA has the authority to require the City to use City General Funds to provide repairs at the airport even if it
means ceasing being able to provide other basic services. Mr. Nanjo responded that yes they do, adding that the
City is the owner and operator of the airport and thus responsible for finding funds to maintain the airport.

Councilmember Wolter asked if FAA would take the financial condition of the City into consideration. He stated a
small city such as Cloverdale finds it a challenge to continue subsidizing an airport. He asked if FAA would take
this into consideration when considering the request to close the airport. Mr. Nanjo stated, unfortunately, the
answer is no because of the availability of airport improvement program grant funds that an airport operator can
receive.

Councilmember Russell reported that she read an article regarding closing the St. Clair airport stating the City of
St. Clair made specific references to the problems the airport caused them, including financial. She added that
Mr. Price assisted in that closure and she would love to heard from him regarding why the financial burden
argument was included in that closure if it was of no consequence to the FAA. Mr. Nanjo responded that it should
not really be said that it is of no consequence to the FAA, but that in his experience they do not put too much
weight in it.

City Attorney Sanchez commented that the background has been provided and Laulima will also be presenting
information on their proposal, noting that Laulima has offered to pay for the report and provide substantial
backing for closing the airport but added that there are still a lot of missing details. He stated if the decision is to
move forward with the proposal, these details will need be addressed.

Jes Slavik, Laulima representative, stated he has lived in the Cloverdale area for 15 years. He thanked the Council
and City staff for setting up the special meeting to discuss this project. He stated the reason for this meeting is to
determine what is best for Cloverdale, adding the decision will affect the Cloverdale community for the next
couple of generations. He gave a PowerPoint presentation which began with the question, should the airport be
closed. He gave some history on the airport, stating that while the airport served an important role for Cloverdale
in the 1960's, Cloverdale's needs have changed and the airport is not the asset it once was. He discussed why the
airport would not be used during natural disasters. He noted that the airport could be used for medical
emergencies, adding that in those cases a helicopter could be used, thus Laulima is proposing the use of helipads
in the sports park. He stated that the existing runway would be a parking lot and could be used as a runway in an
emergency situation if need be. He remarked that the Laulima project would bring many more visitors to town
than the airport. He stated that Cloverdale has been declining economically and the proposed regional sports
parks would help revitalize Cloverdale. He discussed the resort and TOT tax benefit to the City and the resort
master plan and the impact of the ITZ zone, which he stated would restrict the development of hotels. He also
discussed the noise problems and safety issues that the airport would create for the resort and equestrian trails
being discussed. He concluded that an airport and a resort are in conflict of each other and do not work well
together.

Ron Price, QED Aviation Consultant, who was involved in the closing of the St. Clair airport, came to the podium
and spoke about the precedence for closing an airport. He stated the closure of the St. Clair set the stage for how
to close a public airport through Federal Law 113-285. He shared his background in aviation stating that he is in
favor of airports but believes there are too many in this country, adding that FAA is beginning to realize that and
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funded a study called the General Aviation Asset Study in which 3000 airports were studied and it was determined
that 500 of them had no useful role in the federal system but after further research reduced that number to 297
airports. He stated that although he is pro airports, sometimes it make sense to close an airport and possibly sell
the land and he believes this is one of those times it makes sense to close. He discussed the details of the process
to close the St. Clair airport.

Vice Mayor Brigham asked how many years the St. Clair airport has been in the process of closing. Mr. Price
replied the process began 7 or 8 years ago and the hope is the process will be complete by next June. Mayor
Brigham pointed out that the airport land is owned by the County; therefore, the City cannot expect to gain
money by the sale of the land. She commented that St. Clair maintained the airport from the City's general fund
during the closure process, noting that this would be a hardship for the City of Cloverdale.

Councilmember Russell asked how many airports Mr. Price helped close. Mr. Price responded that closing an
airport is a rare event, adding that St. Clair is the only airport in recent years that he is aware of that has gone the
process to close. She commented on the time frame and efforts that St. Clair expended in closing the airport and
quoted their challenges as hoops, hurdles, and obstacles. She further quoted that the process took over 500
hours of local staff time and significant expenditure of public funds. She referred to an email received from a pilot
that flies for an air ambulance service, which argued the importance of keeping the Cloverdale airport open
because it is often the only viable airport to land. He reported that there have been many occasions when they
had to land in Cloverdale due to the dense fog at the Santa Rosa airport. In his email, he discussed an incident
where landing in Cloverdale actually saved a patient's life. He also stated that a heliport would not work;
although helicopters operate under different regulations than fixed wing aircraft, they are basically the same
under instrument flight regulations and are restricted by weather conditions. Councilmember Russell asked Mr.
Price to give his personal evaluation regarding the use of a helicopter pad. Mr. Price replied that he thought it
was a good idea for Cloverdale to have a helipad for emergency use stating that helicopters do fly under
Instrument Flying Rules (IFR) conditions and helicopter approaches have minimums that can be lower than fixed
wing aircraft. Regarding the fog issues, he stated that Ukiah is not that far away. Councilmember Russell also
questioned the feasibility of using the parking lot of the proposed resort to land a plane in an emergency.

Mr. Nanjo commented that FAA would likely require a former runway be torn up, adding that the parking lot
would need to be just a parking lot and would not be allowed to be used as an alternate runway. He stated that
Mr. Price is correct that the minimums for heliports are a little less, and he did not realize that the Laulima was
considering putting in helipads, adding that if a helipad is operational and certified by the FAA, they will require
clearance zones and approach standards.

Councilmember Palla asked for clarification regarding the City's responsibility to obtain an appraisal of the
property even though the City does not own the property. Mr. Price responded that more than likely FAA would
ask for fair market value, which would require an appraisal of the property within the specific guidelines set forth
by FAA and the City would be held responsible. Councilmember Palla commented that St. Clair is in a different
state and asked if laws regarding this issue differed between states. Mr. Price stated that there was very little in
the way of Missouri state law and that the Missouri State Department of Transportation yielded to the Federal
Aviation Administration and sent a letter of no objection to the closure.

Mayor Cox asked if the FAA reviews an application to close an airport from a neutral standpoint or from a biased
standpoint to keep the airports open. Mr. Price commented that although the FAA is in the business of promoting
aviation, they will look at the request based on the merit of the request; the burden of proof will be on the city.

City Attorney Sanchez clarified the statement Jes Slavik made about a resort not being possible with an airport is

the opinion of Laulima but not of the Alexander Valley project owned by Tyris, which is not tied to the airport. He
stated that documents for the Alexander Valley project would be coming to the Council early next year.
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Vice Mayor Brigham commented that although a sports park is discussed in the Laulima project, she does not
believe they will be funding the building of a sports park.

Discussion ensued regarding the TOT tax and how it would be distributed.

David Bougquillon, partner in the Laulima project, came to the podium to discuss the sports park and explain that
Laulima would prepay the TOT taxes to fund the improvements for the sports park. He stated that Laulima
submitted a proposal and draft MOU, which broke the project into phases. The first phase would allow Laulima
to work collaboratively with the City to have Laulima pay for all the process to assemble documents for
everyone's review. He responded to an early remark that Laulima has not submitted a deposit stating that
Laulima is a business that wants to come to town and they are raising their hand so to speak. He stated that they
are willing to put in a deposit once they have an MOU in place.

Councilmember Russell mentioned a Developer's Statement of Qualifications and Financial Capability form and
asked if Laulima would be willing to complete and submit this form. Mr. Bouquillon said that he would have no
problem completing the form and recommended that City Attorney Sanchez include this in the MOU.

Councilmember Wolter commented that he did not want to see the City get bogged down in the process and
suggested staying with the concept of why the meeting is being held. He remarked on the amount of time spent
discussing the details of closing the airport, including how long it would take. He stated that we either want to do
it or we don't.

Councilmember Palla stated he agreed with Councilmember Wolter, adding that we are trying to get too deep too
early when the real question is does the Council want staff to negotiate an MOU with Laulima. Councilmember
Palla stated if it is decided to move forward with an MOU, that language be added to designate a base amount
that would come to the City each year from the TOT.

PUBLIC COMMENTS:

Les Goloner, president of Petaluma Experimental Aircraft Association Chapter, shared that his association uses the
Cloverdale airport frequently and voiced that he would like it to remain open. He stated that the Petaluma airport
has sports parks and a resort right next to the airport, adding that he knows of 5 or 6 other resorts that are next
to airports and it works well. Mr. Goloner commented that the CAFE Foundation in Santa Rosa has been working
with NASA and the FAA to promote pocket airports and electric planes that can transport passengers to major
airports. He stated that if Cloverdale didn't have an airport, the City could miss this opportunity.

Mark Tuma, Cloverdale, commented that an air ambulance from Oregon has flown a turbo prop plane to
Cloverdale several times and has also landed a Leer jet at Cloverdale several times. He stated the Cloverdale
airport was built in 1960 with a lot of citizen support and the City did minimal to upkeep the airport for the next
45 years. Mr. Tuma discussed improvements he made when he volunteered to take management of the airport in
2007 and shared that the airport was running in the black. He compared the expenses of the grants to operate
the airport to the expense of employing consultants and attorneys to close the airport, stating that the money
spent on legal fees alone could pay any shortages for the airport for 20 years. He stated the airport is more than

just a place for hobbyists; it houses businesses, brings visitors, and is a vital part of the City’s disaster plan.

Karl Schwaker, Sacramento, stated that he is with California Pilots Association and shared that he flew cargo
planes into Santa Rosa, Ukiah, Eureka, and Cloverdale for 6 years and noted that the planes could land in
Cloverdale when they were unable to land in the other locations due to fog. He discussed the process and
challenges to close the St. Clair airport and advised against closing the Cloverdale airport.

Jim McGiffin, Cloverdale, voiced that the decision to close the airport should be made independent of any
proposed project. He commented that in all the reports he has read, he has not seen any engineering studies
pertaining to environmental impact or impacts on the City's infrastructure and stressed the importance of such
studies.
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Paula Wrenn , Cloverdale, commented that whether the decision is to close the airport or not, the City will still
need a profit plan. She stated that it seemed more economical to keep the airport open and work to make it self-
sustaining rather than go through the process to close it. She also discussed concerns about the land requiring
remediation due to contamination by previous businesses.

Paul Heck, Santa Rosa, stated that he is a pilot and is in favor of keeping the airport open. He shared that he used
to have his airplane annuals done at Cloverdale airport rather than Santa Rosa, stating that a lot of pilots prefer to
go to outlying airports, particularly Cloverdale because it does not have a tower and is easy to land. He
commented that Cloverdale airport could be a gold mine and requested the City keep it open.

Carol Rankin, Cloverdale, shared that the deck of their home overlooks the airport and they have had horses for
25 years with no problems due to the airport. She stated the airport has been inspiring to her family who has
enjoyed all the airport activities, adding that her two sons are now pilots. She commented that the resort can be
built separate from the airport, noting that the air traffic zones give ample space for building.

Jim McCord, Santa Rosa, stated that he is a master flight instructor, an FAA Safety Team representative, and the
District One representative on the Sonoma County Aviation Commission. He reported that the Santa Rosa airport
has added a runway extension and continues to develop and grow, including corporate hangers, which will drive
some pilots to outlying airports. He cautioned the Council not to look at today's pilot base numbers but to instead
look to the future. He stated that he would prefer to see a proposal that would meet everyone's needs and be a
win- win situation for a resort and the airport.

Marlon Young, Chairman of the Sonoma County Aviation Commission, stated that the airport can be and is an
asset that needs to be developed. He commented that the developer’s low estimation of how many dollars pilots
contribute to local economy is not accurate and gave a personal example. He shared that he recently flew to
Yosemite, rented a car, spent about $400 on a room and another couple hundred dollars in the restaurants,
noting that he would not have gone if he was not able to fly there. He stated Cloverdale is in a perfect location to
create a similar situation. He suggested looking at Sun River and other very successful resorts that are coupled
with airports.

George Naill, Cloverdale, stated that he lives by the airport and believes that a lot of time is being wasted on
dealing with complaints that are unfounded, adding that the airport is necessary to Cloverdale. He stated that if
the money that is going into studying this were spent on promoting and developing the airport there would be
nothing to talk about.

Rob Clark, Healdsburg, stated that he owns North Coast Air in Santa Rosa and uses the Healdsburg and Cloverdale
airport as a crucial safety training facility for students and retrained pilots. He stated he is also an engineer and a
contractor and agreed that the Cloverdale airport is an asset and suggested perhaps a different developer would
be more compatible.

LaReva Myles, Cloverdale, commented that the airport was quite an accomplishment for Cloverdale when it was
built in 1962, adding that was then but this is now and right now the City of Cloverdale is struggling to stay afloat.
She stated that if Cloverdale is going to be able to put together a long range strategic plan for the future economic
development and viability of the City, a good way to start would be seriously considering and vetting the Tyris
Laulima development. She suggested the Council keep in mind the possible TOT tax revenues that could be
coming into City coffers and the low reserves the City currently maintains for any future budget shortfalls.

Paul MacClanahan, Cloverdale, stated he is a proud new resident of Cloverdale and part of his decision to
purchase a home in Cloverdale revolved around the airport. He shared that he owns a plane, which is now in
Santa Rosa because of the limited hanger availability in Cloverdale. He commented that he would be willing to
bring his plane to Cloverdale, but currently hanger costs in Cloverdale are triple the price of Santa Rosa. He stated
the Cloverdale airport is a phenomenal resource and encouraged the Council to consider trying to obtain addition
revenue through the development of the airport rather than destruction of the airport.
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Marshall Kelly, Cloverdale, stated he has been a commercial broker for about 35 years and has often wondered
what would be a good economical development for the City, stating that development projects that may make
sense in the south bay area, don't make sense for Cloverdale, such as industrial parks. He noted that there is not
much demand, adding that he does not think residents want a big warehouse or dozens of trucks using this area
as a distribution point either. He commented that the tourism industry is in the surrounding area and is one of
the largest private employers in the County. Mr. Kelly expressed that capitalizing on tourism could be a great
economic engine for Cloverdale.

Ed Dalbec, Cloverdale, stated that he is a member of the Cloverdale Pilots' Association and would vote to keep the
airport open, adding that the Cloverdale residents he has spoken with feel the same. He shared that he is a flight
instructor and noted that several of the students he trained at the Cloverdale airport have gone on to be pilots for
large commercial airlines. He added that every year Young Eagles fly at the airport. Mr. Dalbec suggested that
the Laulima project could proceed and just stay clear of the airport clear zone.

Debbie Little, Santa Rosa, stated that she worked on a rescue helicopter for 4 years in Sonoma County and they
used Cloverdale airport quite often. She responded to an earlier comment that Cal Fire did not use the airport
during the valley fire but noted if the valley fire had been in Cloverdale, Cal Fire would definitely have used the
airport, adding that Cloverdale is not exempt from such a disaster. She also mentioned that a large resort and

sports park would require more services from the City of Cloverdale, such as police and fire support.

Steve Nurse, Cloverdale, read a letter from Matt Semmelhack in support of the proposed development (attached).
Mr. Semmelhack was unable to attend the meeting himself and asked that his letter be presented to the Council,

residents, and stakeholders.

Susan Nurse, Cloverdale, stated that she does not have reason to want the airport closed but she does want

sustainable financial stability for the City, adding that she does not see the opportunity for both. She requested
the Council not delay their decision and embrace this development opportunity as this chance will likely not come

along again.

Christina Freenor, Cloverdale, stated she is the Cloverdale Little League president as well as a parentin the
community and the sports recreational park discussed would provide the venue needed to accommodate the
growing number of students who play sports. She commented that the park could also provide a place to hold
tournaments which would bring people from all over to Cloverdale.

Linda Welch, Cloverdale, stated that she is definitely for the airport staying open. She commented that the City
does need a sports park but noted there are other venues where the park could be built for less money than
building on a flood plain. She went on to say that she would like a resort but does not want to be forced to close
the airport, stating that we should be able to have both.

Larry Reugstarf, Windsor, voiced that many people use the airport and he just cannot see losing it and agreed
there is no reason not to have a resort and an airport.

Nash Kunkle, Cloverdale, stated he is very attached to the City of Cloverdale and has nothing against the airport

but if you keep doing what you're doing, you'll keep getting what you're getting.

Elissa Morrash, Cloverdale, commented on the economical problems in Cloverdale, adding that the airport is an
egregious problem, which needs to be addressed. She stated that Laulima is proposing to create something that
is inspirational, useful, and needed in our community. Ms. Morrash remarked that she understands what the
pilots have said and does not have anything against planes but most of them don't work and live in Cloverdale.

She requested the Council to do the right thing and give this project a chance.
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Ann Elston, Cloverdale, stated that although she has no children, she is strongly in favor of signing an MOU with
the developer to start the process to close the airport because she fervently believes the citizens of this area,
especially the young people deserve much better recreational facilities. She discussed the benefits of youth being
involved in sports and urged the Council to vote for the MOU for the benefit of kids in this community.

Ray Shipway, Cloverdale, talked about the importance of transportation, noting that the fastest growing form of
transportation today is air and stressed the need to keep the airport open. He stated that there is also a need for
the airport to be available for emergency services and serves as a training facility for pilots.

Barbara Peterson, Cloverdale, stated that she agrees a resort would be nice, but doubts that the resort would
bring people into the downtown area; but the airport could serve to bring people to the resort. Regarding the
equestrian center, she remarked that Santa Rosa is in the process of building a huge, world class equestrian
center and noted that Cloverdale already has a lot of places to ride. Ms. Peterson declared we should keep the
airport open.

Michele Winterbottom, Cloverdale, asked for clarification regarding the MOU and how a decision could be made
without a specific plan/proposal in place. She stated it seemed backwards and pointed out that it would cost a lot
of City staff time to create an MOU when there is not even a development proposal in place.

Brandon Axel, Cloverdale, stated that the Council, as leaders of the Community, has this once in a lifetime
opportunity to create this kind of positive economic change for Cloverdale. He commented that this opportunity
just happens to come with the need to repurpose a facility that serves a few into a community asset that will
serve hundreds of families. He discussed the importance of the sports park and Cloverdale's need for more
revenue and urged the Council to do what is right for the families of Cloverdale to enrich the City and make it
economically viable for generations to come.

Patrick Paguette, Cloverdale, stated that he is a California CPA with a valid license to practice. He discussed the
number of airport leases and the lack of businesses at the airport. He referenced the Profit and Loss Statement
that was included in the packet, noting that it is misleading because it basically shows that the airport has been
breaking even when it actually has a negative cash flow and requires transfers from the General Fund. He
acknowledged the difficulty to prepare a five year statement but he thinks the bottom line is what it costs the
Cloverdale taxpayers to keep the airport open.

Jacqueline Kennedy, Cloverdale, discussed the cost of keeping the airport open due to the risk of litigation
because the airport is out of compliance with ADA requirements and the expense of bringing into compliance.

Bart Hauger, local FAA representative and principal inspector from the Oakland office, stated that he is offering
time to answer any question that the Council or public may have. Mayor Brigham asked what the odds are for
being able to close the airport. Mr. Hauger stated that his position is neutral and everything follows a process and
procedure, adding that the government does move slowly because they also have budget constraints so he
cannot give a timeline for the process. He reported this would likely be a low priority for FAA because of some of
the initiatives that are pressing right now. Mayor Brigham asked, given his experience, does he believe an airport
such as Cloverdale would be able to fulfill all the obligations necessary to close, asking if any airports in his district
have closed. Mr. Hauger responded that none have closed in his district, adding that he has been in aviation for
34 years and to date he has not seen an airport close. Councilmember Wolter asked for clarification on how many
application were received to close an airport and Mr. Hauger responded that none had been received. Mayor Cox
thanked Mr. Hauger for his time and willingness to answer questions.

Mayor Cox closed the public comment for this item and brought the item back to the Council for comments.
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Councilmember Wolter thanked everyone for coming and acknowledged the importance of this topic to the
community, stating this is a difficult decision for the Council. He discussed the importance of Measure O and the
financial struggles of the City. He stated that this project could be the catalyst that the City has been waiting for
to make the City financially independent.

Councilmember Russell echoed Councilmember Wolters’s appreciation for all present and the communication
offered, adding that she thought Michele Winterbottom made an interesting point about the Council trying to
make a decision when they don’t actually have a tangible plan before them. She commented that she would like
to know more about Laulima as a corporation and also have a concrete plan in place before having to make a
decision. She requested the City Attorney and City Manager give further clarification regarding the proposed
MOU and suggested that the MOU contain measures to ensure completion of the project.

Councilmember Palla remarked that the Council is not voting on an MOU at this meeting, adding that if an MOU
should come forward, there would be an opportunity for everyone to review and comment on it.

Vice Mayor Brigham reiterated that the Council is not approving an MOU at this time, noting that the proposed
MOU as written, is not something she would endorse. She stated overall, she is neutral and wishes to do what is
best for the community and suggested an openness to look at future proposals emphasizing the need for revenue
within the City.

Councilmember Palla also thanked everyone present for their attendance and commented that many needs of the
City are not being addressed, such as aging infrastructure, waterlines that are breaking, roads that need repair, a
police department building that should be replaced and a lack of parks and recreation programs. He discussed the
financial challenges of the City and stated that this project could be a big help to the City and should be
considered. He stated he is in support of having the City Manager and City Attorney work with the developer to
see if the concerns mentioned can be addressed and agreement reached to move forward with a project.

Action: Councilmember Wolter made the motion to approve the Laulima proposal in concept, directing City staff
to begin negotiations of a detailed written agreement between the City and Laulima setting forth the airport
closure process, indicating that the Council is willing to close the Airport if an agreement can be negotiated with
Laulima to the satisfaction of the City Council.

City Attorney Sanchez added clarification regarding an MOU that was passed out, noting that the MOU was not
included in the packet and that the MOU is not ready to be presented to the City Council for actual approval since
it has not been negotiated with staff and is considered a first draft to start the ball rolling. He stated that he does
not see a need to come back with an agreement to agree to negotiate with the developers, adding that Council
may simply direct staff to work with the developer to try to negotiate an MOU to designate responsibility. He
added that if an MOU is negotiated it would come before the Council for approval. Mr. Sanchez suggested if the
Council does decide to move forward with negotiations, that they also appoint a two-member ad hoc
subcommittee to assist staff through the process.

City Manager Cayler advised the Council that moving forward with negotiations would create additional expenses
for the City. Timelines for negotiations was discussed with the expectation that most of the movement would take
place within the next month.

Councilmember Palla seconded Councilmember Wolters’s earlier motion to approve the Laulima proposal in
concept, directing City staff to begin negotiations of a detailed written agreement between the City and Laulima
setting forth the airport closure process, indicating that the Council is willing to close the Airport if an agreement
can be negotiated with Laulima to the satisfaction of the City Council. The motion passed by roll call vote: (3-ayes
— Councilmember Palla, Councilmember Russell, Councilmember Wolter; 2 noes- Vice Mayor Brigham, Mayor Cox;
0-absent).
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City Manager Cayler requested the Council appoint an ad hoc committee prior to adjourning the meeting.
Councilmember Wolter and Councilmember Russell requested to be part of the committee. The Council agreed
unanimously that Councilmember Wolter and Councilmember Russell would serve on the committee. The Council
also agreed unanimously to require a deposit from Laulima before moving forward.

ADJOURNMENT: Mayor Cox adjourned the meeting at 10:05 to a regular meeting of the City Council and
Cloverdale Community Development Successor Agency, Wednesday, December 9, 2015, for Closed Session at 5:30
p.m. (at the City Hall Conference Room 124 N. Cloverdale Blvd., Cloverdale, CA95425) and Public Business Session
at 6:30 p.m. (at the Cloverdale Performing Arts Center 209 N. Cloverdale Blvd., Cloverdale, CA 95425).
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Alexandria Gonzalez <Alexandria.Gonzalez@sonoma-county.org>

From:

Sent: Tuesday, December 08, 2015 11:59 AM

To: Linda Moore

Subject: Airport Issue to be discussed at tonight's Council Meeting 12/8/15

Dear City Council Members,
I would like to voice my support for the Cloverdale Airport, but unfortunately | will not be able to attend this evening's
meeting.

I have lived in Cloverdale for 6 years and over that time have enjoyed some of the benefits of having an airport nearby.
The occasional events held there, such as the Young Eagles events and more recently the Red Bull competition, make for
fun family-friendly outings. My son and | greatly enjoy hearing the buzz of the smaller planes, enticing us to look up
amongst the trees and clouds to see if we can spot the aircraft.

| understand that over the years many residents have voiced concerns regarding the noise from the airport. I'm not
denying its presence, especially after the constant hum that we heard during the Red Bull event, but it should be

considered a nuance, not a nuisance.

Please do not move forward with shutting down the airport.

Sincerely,

Alexandria Gonzalez
Cloverdale Resident Homeowner



Sincerely,
Robert D. Kimball

Sent from my iPad



CA. We operate a fleet of Piper Cheyenne II's and since our
‘merger with Reach we have on many occasions had to land at
Cloverdale due to dense fog at Santa Rosa.

Not only Cal-Ore but Reach and other part 135 air ambulance and
charter companies have used Cloverdale when the weather is
below landing minimums at Santa Rosa. The only other option for
us is Ukiah which adds another two hours round trip on a good day
via ambulance. This also places one Ukiah ambulance out of
service for that time.

The Healdsburg airport is to short for Cal-Ore to use and when
Santa Rosa is down generally the rest of the valley south is socked
in making Petaluma inaccessible also. We average about twenty
flights per month to Santa Rosa Memorial Hospital and use
Cloverdale about four times per year. Using Cloverdale that many
times may not sound like much but how would you like to be in an
ambulance for over an hour verses twenty five minutes on a vent
with a severe head trauma due to a head on vehicle accident where
minutes can mean the difference between life and death?

That circumstance was the case on one of my flights when Santa
Rosa went below IFR landing minimums NOT IN THE
FORECAST. Landing at Cloverdale saved our patients life. The
quick and dedicated response of the Cloverdale Ambulance when
they received the call from Flight Guard whom I contacted via
radio of my situation, were waiting for me when I landed. I was
later informed by my Cal-Ore nurse that had we landed at Ukiah
our patient may not have survived.

Closing the Cloverdale Airport would be a huge disservice to the
local community. Having a heliport will simply not work at all as
helicopters operate under different regulations than fixed wing
aircraft but under instrument flight regulations they are basically
the same. Helicopters being used by Reach, Cal Star and other
companies during winter weather flight operations are very limited
and are not certified for flight into known icing conditions. Cal-
Ore, Reach, CalStar Med and other companies fixed wing aircraft
are certified for flight into known icing and we get the job done.

The Cloverdale Airport has a special place in my heart . I began
my flying career there at the the age of sixteen at

Cloverdale. Vern Wheeler taught me to fly and over the years
obtained my Private Pilot, Commercial, and Multi-Engine Aircraft
ratings. I am now fifty one years old and hold an AirlineTransport
Pilot Certificate. I owe it all to the Cloverdale airport were all
began.

Please on behalf of myself and Cal-Ore Life Flight do not close the
Cloverdale Airport one of the first gateways to the Russian River
and the Sonoma valley.



From: Glenna Kimball <glennaeclectic@live.com>
Sent: Monday, December 07, 2015 8:11 PM

To: Paul Cayler

Subject: Re: Cloverdale Airport closure.

Paul,

Please read the letter. It is from my husband Robert Kimball. We live in Crescent City, and will not be able to
come to the meeting but it is important that you understand the importance of your airport to the region.

Thank you,
Glenna and Robert

Sent from my iPhone

On Dec 7, 2015, at 4:11 PM, Paul Cayler <PCayler@ci.cloverdale.ca.us> wrote:

Thank you Ms. Kimball for your email. | encourage you to attend the Cloverdale City Council meeting on
Tuesday December 8, 2015, at 5:30pm in the Cloverdale Performing Arts Center and express your
thoughts directly to the City Council about the Cloverdale Municipal Airport. Again thank you for your
email. Sincerely, Paul Cayler

From: Glenna Kimball [mailto:glennaeclectic@live.com]

Sent: Monday, December 07, 2015 3:49 PM
To: Paul Cayler <PCayler@ci.cloverdale.ca.us>
Subject: Fwd: Cloverdale Airport closure.

From: Robert Kimball <robertdkimball@hotmail.com>
Date: December 7, 2015 at 3:46:11 PM PST

To: <glennaeclectic(@live.com>

Subject: Re: Fwd: Cloverdale Airport closure.

On Dec 7, 2015 3:37 PM, robert <robertdkimball@hotmail.com> wrote:

Sent from my iPad

Begin forwarded message:

From: robert <robertdkimball@hotmail.com>
Date: December 7, 2015 at 3:31:36 PM PST
To: bob.cox10@yahoo.com, incloverdale@comcast.net,

maryannbrightham@comcast.net

Subject: Re: Cloverdale Airport closure.

My name is Robert D. Kimball. I am a fixed wing air ambulance
line pilot Captain for Cal-Ore Life Flight located in Crescent City,

1



only a few airports considered a clear air airport in many climatic conditions. And in case of a major
catastrophe where are fragile roadways and nonexistent Smart Train may be destroyed, land locking us
in, the only accessible place to bring in emergency life supplies in large quantities would be the airport.

I have many other concerns about closing the airport, but for now these arguments will suffice
to express my request to dismiss the request. The developer can change the request or seek another
location.

Sincerely

Rod Persons
Retired Chief of Police
115 Kerry Lane

Cloverdale, CA 95425



December 7, 2015

To Mayor Bob Cox and Council Members:

I am writing this letter in opposition to the closing of the Cloverdale Airport. To begin with | am
neither a pilot of powered aircraft or aircraft owner. I still do have a glider rating but no longer fly
sailplanes. | have lived in the community for 35 years and consider the airport a very important asset of
the city.

City Manager Paul Cayler expressed concern that the developer bear substantially the financial
and legal costs that the city may face. | believe that this developer should be required to take on all
financial and legal costs for in future years as they will reap financial rewards from the development.

The developer would like nothing more than to have the city take part of the financial costs which | think
is fiscally irresponsible and leaves the city open to unseen costs down the road.

Having read about the developers projected benefits to the city and community at large one
needs to look at some of their past projects and developments and compare the actual gains to the
affected communities with the promises made. Do these claimed benefits actually match or even come
near matching reality? Remember, they are trying to put their best picture forward. I seriously doubt the
benefits to the community are as great as portrayed.

The recent article in the Press Democrat shows to what length some will go to support the
closure. One of the arguments made is that large aircraft cannot use it which is blatantly false. In fact
large STOL aircraft could use the field in any emergency.

Another argument that the developers make is that the horses in the equestrian park would be
bothered by low flying aircraft. | find this argument weak as my brother has horses and his pasture is
right on one of the flight paths to a busy municipal airport. The horses do not stop grazing while aircraft
fly over. As for the tenants of the resort being bothered, | have stayed in a number of hotels near
airports where commerecial flights fly over and have not heard the aircraft unless outside. Sound proofed

buildings?

Those wanting to move into the complex and eliminate the airport, like those who have moved
in and around other airports should not have say over an existing airport established years before.
Airport noise is a non-issue.

Arguments about the annual cost of support for the airport should be weighed with the
economic costs of shutting it down. And if shut down and in the future a new airport is needed, how
much will it cost, where will it be located and who will pay for it?

Finally, it does serve as an emergency strip. | have had a grandson airlifted to Santa Rosa
Memorial from the location and want to see it remain there for that purpose. Remember it is one of



| learned to fly at the Cloverdale airport and am now a contract pilot. | live in Cloverdale and spend
money here. Money that | make from being a pilot. With that said, the people who | transport by air are
developers. Developers who have brought really great projects to communities. One of their
requirements when considering a project is that an airport is nearby. This is how the executives travel to
look at the projects. Do we want to eliminate this as an opportunity for Cloverdale? | say NO.

There are so many reasons to keep the Cloverdale airport open and so many costs involved with closure
not to mention and unanswered questions from Laulima that | don’t see how anyone with business
sense could even consider closing the airport. However, if for any reason the City of Cloverdale decides
to go down that slippery slope, they should demand that the developer cover ALL costs associated with
such a venture and put all monies into an escrow account to be drawn from by the City of Cloverdale.
The application should be under the control of the City, not the developer. If the developer is not willing
to do this then the community, council and City staff and all involved should see that as a huge red flag
and reason not to even consider a development by this group.

Please attach this document with the airport agenda package for the December 8 council meeting.
Kindest regards.

Robin Andersen
Cloverdale resident, pilot



https://www.faa.gov/news/fact sheets/news story.cfm?newsld=18114

The developer has also suggested to have a helipad near the sports park in place of the airport. Has
anyone ever looked at how emergency services works? Yes, helicopters are used but so are airplanes.
Cloverdale airport has been used by emergency service aircraft transporting medical patients. Has
anyone from the development group or the City of Cloverdale contacted Cal-Ore Life Flight, REACH Air
Medical Services, or Calstar? All use planes which cannot land on a helipad. Do we want to eliminate the
availability of these services to the community of Cloverdale? | DON'T. Let's not forget the local pilots
who have also helped injured community members by flying them from Cloverdale to other destinations
for medical care. See links below for air medical services aircraft fleets:

http://www.cal-ore.com/aircraft.htm

“Cal-Ore Life Flight operates a fleet of six Piper Cheyenne Il jetprops. These aircraft are powered
by dependable Pratt & Whitney jet engines and are capable of speeds in excess of 300 mph, minimizing
transport times. All aircraft are approved for 'known icing' conditions and are equipped with the latest in
avionics, including color radar and Global Positioning System (GPS) satellite navigation. Cal-Ore also
operates a helicopter used for scene support and company transportation (non-patient transport)”.

http://www.calstar.org/operations/flight.aspx

CALSTAR's fleet consists of Eurocopter EC135 P2+ and MBB BO-105 helicopters, as well as
Beechcraft King Air B200 aircraft for long-range interfacility transports.

http://reachair.com/services/flight

REACH operates King Air B200 twin-engine IFR-capable pressurized fixed-wing aircraft. The
cruising speeds of these aircraft are 290 mph.

Let’s not forget the airport use by the fire crews over the years when we’ve had large fires and how the
CDF utilized the Cloverdale airport. Has anyone from the City of Cloverdale contacted them to get their
feedback regarding airport closure? Then there is the need for disaster preparedness. The Cloverdale
airport is vital for this as well.

Both NASAO and the FAA have been working together to protect land around airports from
inappropriate use. The community cannot afford to lose the Cloverdale airport. It's used by a larger pilot
community who bring themselves and passengers to the community of Cloverdale. It’s not just used by
the local tenant base. As | mentioned earlier, the airport is part of a national system. It’s also a reliever
airport for the larger commercial airports relieving them of general aviation traffic.

Small airports like Cloverdale are also used for pilot training. Some of whom move onto other careers in
aviation or use private planes as a business tool (I can think of several people in Cloverdale who do this).



There are magazines and online marketing such as “Fun Places to Fly”(www.funaviation.com) AOPA
(http://www.aopa.org/letsgoflying/dream/destination/trips.html) 110 Knots
(http://www.110knots.com/fun-places-to-fly/) AirNav (https://www.airnav.com/) just to name a few
that could help to bring visitors to the community because Cloverdale has an airport.

Trading the airport for a sports and recreation park is a poor trade off. | agree a sports complex would
be a good community amenity but there are other properties available that wouldn’t be at the expense
of losing the Cloverdale airport. There also wouldn’t be the legalities involved with the possible
conveyance of the airport land to the County of Sonoma. Also what about the costs involved with
supporting a sports and recreation park. Can anyone tell me if the costs imposed by the use would be
any less than operating the airport?

Speaking of costs, | continue to hear about the airport operating in the red. Can you tell me if any of the
recreation areas or parks in Cloverdale operate in the black. I'd like to see the financial status impacts of
the River Park trail, open space at Clover Springs, the Cloverdale City park, Furber park, Porterfield
Creek, Tarman Park, Vintage Meadows park, and other areas open to the public in Cloverdale. Do | think
that any of them should be closed because they may be operating in the red. No. All of these parks bring
benefit to the community. Should we tear down the empty, aging railroad station and make a bocce ball
court for the community to enjoy? | doubt it is in the black but hopefully someday it will be used as a
train station when the train comes to Cloverdale. If the airport is operating in the red, did the Red Bull
event money make it into the airport enterprise fund?

So why does the developer want to close the airport in support of their development? Noise has been
brought up. New housing near airports should include noise insulation. Do the developers really expect
the community to believe this argument of noise? The train tracks go right through the Tyrus property,
there is a freeway nearby, and industrial property adjacent. The airport, train, and freeway, are all

pieces of infrastructure that would bring a resort business. All generate some kind of noise yet area vital
to a community’s success. Has anyone looked into see if FAA grant money is still available for noise
insulation in homes? Has anyone looked into FAA funded land acquisition? Maybe there is an
opportunity to purchase part of the Tyrus property that would benefit the developer and provide airport
protection. If land were purchased using FAA funds, the airport could generate more revenue by leasing
the land for more appropriate use. This would allow the City of Cloverdale to control the use and profit

at the same time.

“Since 1982, FAA has provided $5.8 billion in Airport Improvement Program
noise grants to 481airports for residential and public building noise insulation and
land acquisition, among other projecttypes. The majority of grants went to airports
that voluntarily undertook Noise Compatibility Programs (NCP).”

Noise programs are available:



December 7, 2015

Carol Russell, Joe Palla, Bob Cox, Maryann Brigham, Gus Wolter, and Paul Cayler

| write this letter in support of keeping the Cloverdale airport open. The Cloverdale airport is part of the
National Plan of Integrated Airport Systems, NPIAs. Under this classification the airport is deemed
significant to national air transportation and is a vital asset to the City of Cloverdale, local businesses,

and the community.

I've been listening to the comments and proposed plan of the Laulima project and have yet to see a
clear vision other than building lots for spec housing. The community doesn’t need another housing
development that will create more expense to the community down the road because of costs
associated with maintaining the infrastructure. Instead of a clear plan for a resort, | see the developer
rallying support from the community for sports and recreation park on airport property which the
developer does not even own. Property that could be conveyed back to the County of Sonoma if the
airport closes. Regardless of “proposed” conversations with the County of Sonoma there is no contract
with the County that indicates the property would revert to the City of Cloverdale. Attached to the
agenda for the December 8, 2015 meeting an equestrian use is stipulated. Feedback that | have received
is that an equestrian center at the resort has been pulled off the table. If that’s true, why is it still
attached to the agenda? | attended the last planning commission meeting and it is my understanding
that the developer also wants to change zoning from industrial to commercial for the property north of
the Cloverdale airport. The community can’t afford to lose more industrial zoned land. There is a
shortage of industrial land inventory in Cloverdale already. We already lost industrial land inventory off
Foothill Blvd which is now housing. We need industrial zoned land to bring in jobs. Real jobs that pay a

living wage.

If Laulima were a serious “resort” developer they would be looking at the resources available to them
and wanting to leverage all that they could to be successful in bringing customers to their “resort.” An
airport to bring customers; access to the river for recreation — kayaking, canoeing, fishing, swimming;
nearby Lake Sonoma and all the recreation available there; a riverfront trail from town through their
resort and to the airport. All things that would entice travelers to visit their resort and visit the
community of Cloverdale. | see none of this. The vision that | would be promoting as a resort developer
are all the wonderful things Cloverdale has to offer: an airport, the recreation listed above, easy
transportation to town and other recreation located at the resort. An airport would bring business to a
“resort” and the community of Cloverdale not deter from it.

“When you fly general aviation aircraft, you have access to thousands of airports not served by the
airlines. Instead of 540 airline airports, you can fly to over 5,200 airports across the country—meaning
you can get closer to your destination. Besides the convenience and flexibility this mode of
transportation offers to business travelers, general aviation is also the best way to travel for weekend
getaways and family vacations. Whether you want to visit the Grand Canyon, family in Maine, ora
weekend getaway to a secluded lake, travel by general aviation and fly yourself!”



Tuesday, December 8" 2015

Dear Cloverdale City Council, residents, and stakeholders:

| am writing this letter in support of positive and economically feasible development in
downtown and surrounding the Cloverdale area. | am the owner of the Trading Post Bakery and
(eventually) The Trading Post Restaurant at the corner of Cloverdale BLVD & 1°' Street. We also
oversee the Community Garden on Cloverdale BLVD and recently organized the inaugural
Cloverdale Winter Market & Craft Fair.lamnot a resident but hope to be someday, and | am
very proud to be a member of the growing business community in Cloverdale.

| was originally attracted to the town of Cloverdale from San Francisco because of the
lovely people, history, and natural beauty, but also because of the promise of opportunity.
After meeting with the city planner and several local influencers, | was convinced that the town
would embrace new businesses and would be encouraging of positive development in the
downtown. This feeling is confirmed every day by locals that are thrilled to see new businesses
popping up in town. We have been overjoyed with the response to our bread from the
bakery—I suspect many of those in attendance have enjoyed his/her share of Aaron the Baker’s
fruit and nut loaf.... We need to keep that encouragement going if we hope to attract more
business owners and keep those that we already have. In short, we NEED to see more
development if we want our business to be successful in the long term.

| am intent on continuing to invest in the town of Cloverdale as we push towards
opening a new restaurant in downtown (though we’ve had our fair share of delays). We have
other project ideas as well that will fill vacancies and activate the downtown IF the demand
exists. However, the key to our success is a steady and growing customer base. There is
currently a large element of risk, but the proposed Alexander Valley Resort represents both a
new client base, and will be the catalyst for Cloverdale to become a new destination for
commerce, residents, entertainment, etc. My understanding is that the development will bring
a huge increase in tax revenue for the City that could immediately be put to use to cover debts
and make important improvements to city infrastructure, schools, and other critical uses.

| am just one voice among many, but am confident that the proposed development will
be a boon to economic stimulus in Cloverdale and will help to attract more positive growth and
progress.

Thank you for your time— Sincerely,

%M@

Matt Semmelhack
Owner, Trading Post Market & Bakery
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Agenda Section Staff Contact
Consent Item Vanessa Apodaca, Interim City Engineer

Agenda Item Title
Resolution No. 009-2016 approving a Professional Services Agreement with Brelje & Race Consulting Civil
Engineers to Prepare Bid Documents, Assessment and Provide Construction Management Services for a
Biosolids Removal Project.

Summary
An information item for the biosolids removal project was presented at the January 12 Council meeting.

The City’s Wastewater Treatment Plant (WWTP) utilizes a series of three aerated ponds for wastewater
treatment. The ponds are operated in series with the third pond being designed and operated to promote
the settling of stabilized wastewater treatment solids (biosolids). Biosolids accumulate in this pond slowly
over a number of years and disposal is not a necessary part of regular operations. However, the volume of
accumulated biosolids has now reached the point where it takes up a significant portion of the third pond
and is affecting treatment performance. The last time that biosolids were removed from this pond was
approximately four years ago.

The WWTP does not have facilities to process or dispose of the accumulated biosolids. Consequently, the
City needs to contract to have the accumulated biosolids removed from the pond, dewatered, and hauled
away to a reuse or disposal site. Deferring this work will eventually lead to violations of the WWTP NPDES
permit and fines from the State. All wastewater biosolids handling and disposal must be conducted in
accordance with federal, State and local laws and regulations.

Brelje & Race Consulting Civil Engineers has local experience with similar biosolids removal projects and is
familiar with the technical aspects necessary to encourage competitive bidding and to control disposal costs.
At the request of the City, Brelje & Race submitted a proposal to the City. The proposal was for biosolids
assessment services to determine the quantity of the accumulated solids and to test for various
contaminants that could influence reuse and disposal options.

The proposal also included preparation of bid documents and providing construction management services
necessary to have the accumulated biosolids removed from the pond, dewatered, and hauled away to an
appropriate reuse or disposal site. This proposal with a detailed scope of services is included in the
professional services agreement attached to this staff report. The proposed not-to-exceed fee for these
services is $71,800. This compares to the fee the previous time this was performed in 2012 of $84,000.

Options
1. Approve Resolution 009-2016 approving a professional services agreement with Brelje & Race Consulting
Civil Engineers to prepare bid documents and provide construction management services and assessment for
a biosolids removal project.
2. Do not accept resolution approving professional services agreement with Brelje & Race Consulting Civil
Engineers and direct staff to pursue alternative methods of obtaining the necessary services.

Budget/Financial Impact
P.O. Box 217 » 124 North Cloverdale Blvd. * Cloverdale, CA 95425-0217 * Telephone (707) 894-2521 » FAX (707) 894-3451

(Rev. 01/09)



The proposed professional services agreement, as well the anticipated subsequent biosolids removal
contract, will be funded through the Sewer Enterprise Fund.

Subcommittee Recommendation
N/A

Recommended Council Action

Approve Resolution 009-2016 approving a Professional Services Agreement with Brelje & Race Consulting
Civil Engineers to prepare bid documents and provide construction management services and assessment for

a biosolids removal project.

Attachments:
1. Proposal from Brelje & Race Consulting Civil Engineers

CC:



CITY OF CLOVERDALE
CITY COUNCIL
RESOLUTION NO. 009-2016

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CLOVERDALE
APPROVING A PROFESSIONAL SERVICES AGREEMENT WITH BRELJE & RACE CONSULTING CIVIL
ENGINEERS TO PREPARE BID DOCUMENTS AND PROVIDE CONSTRUCTION MANAGEMENT SERVICES AND
ASSESSMENT FOR A BIOSOLIDS REMOVAL PROJECT

WHEREAS, the City’s Wastewater Treatment Plant (WWTP) accumulates stabilized wastewater
treatment solids (biosolids) over time in a treatment pond as part of the wastewater treatment process;
and

WHEREAS, the volume of accumulated biosolids in this pond has now reached the point where it is
affecting treatment performance and the WWTP does not have facilities to process or dispose of biosolids;
and

WHEREAS, the City needs to contract to have the accumulated biosolids removed from the pond,
processed, and hauled away to a reuse or disposal site; and

WHEREAS, at the request of the City, Brelje & Race Consulting Civil Engineers submitted a proposal
to prepare bid documents and provide construction management services and assessment necessary to
have the accumulated biosolids removed from the pond, dewatered, and hauled away to an appropriate
reuse or disposal site for a proposed fee of $71,800; and

WHEREAS, Brelje & Race Consulting Civil Engineers has the experience and qualifications necessary
to provide said services.

NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF CLOVERDALE AS FOLLOWS:
The City Manager is hereby authorized to execute a professional services agreement, in substantially the
same form as the attached agreement, with Brelje & Race Consulting Civil Engineers to prepare bid
documents and provide construction management services and assessment for a biosolids removal project
in the not-to-exceed amount of $71,800.

It is hereby certified that the foregoing Resolution No. 009-2016was duly introduced and duly adopted by
the City Council of the City of Cloverdale at its regular meeting held on the 9" day of February, 2016, by the
following vote:

AYES in favor of:

NOES:

ABSENT:

ABSTAIN:

APPROVED: ATTESTED:

MaryAnn Brigham, Mayor Linda Moore, Deputy City Clerk



CITY OF CLOVERDALE
PROFESSIONAL SERVICES AGREEMENT

Engineering Services for
Assessment, Bid Documents and Construction Management
for Biosolids Removal Project

AGREEMENT

This Agreement is made and entered into this day of
2016 by and between the City of Cloverdale, a California Municipal Corporation, 124
North Cloverdale Boulevard, Cloverdale, California, 95425, hereinafter referred to as
"City," and Brelje & Race Consulting Civil Enqineers. a California Corporation,
hereinafter referred to as "Consultant."

RECITALS
WHEREAS, the legislative body of the City on , 2016 by Resolution
No. authorized execution of this Agreement on behalf of the City in

accordance with Chapter 3.08 of the City Municipal Code and/or other applicable
law;

NOW, THEREFORE, City and Consultant, for the consideration hereinafter
described, mutually agree as follows:

T DESCRIPTION OF SERVICES

The services to be performed under this Agreement (the "Services") are as follows:
prepare bid documents and assessment and provide construction management
services for a biosolids removal project. The Services are further described in
Consultant's proposal (the "Proposal"), which is attached to and made a part of this
Agreement as Exhibit A.

2. TERM

The Agreement term will commence upon execution and expire on January 31,
2017, unless the Agreement term is amended or the Agreement is terminated in
accordance with its terms.

3. PAYMENT TERMS AND NOT TO EXCEED AMOUNT

City agrees to pay Consultant for Services that are actually performed in
accordance with this Agreement. To be eligible for payment, Consultant invoices
must be submitted not more often than monthly to the City and list the Services
performed and the amounts to be paid according to the cost categories and prices
in the Proposal. In no event will the City's obligation to pay the Consultant under

Professional Services Agreement
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this Agreement exceed $71,800 (the "Not to Exceed Amount"), unless this
Agreement is first modified in accordance with its terms. Where the Proposal
provides for compensation on a time and materials basis, Consultant must
maintain adequate records to permit inspection and audit of Consultant's time and
material charges under this Agreement. Consultant will make such records
available to City during normal business hours upon reasonable notice. In
accordance with California Government Code section 8546.7, if the "Not to Exceed
Amount" exceeds TEN THOUSAND DOLLARS ($10,000.00), this Agreement and
the Consultant's books and records related to this Agreement shall be subject to
the examination and audit of the State Auditor, at the request of City or as part of
any audit of the City, for a period of three (3) years after final payment under the
Agreement.

4. TIME OF COMPLETION

Consultant must commence performance of the Services upon receipt of written
direction to proceed from City. Consultant shall devote such time to the performance
of Services pursuant to his Agreement as may be reasonably necessary to meet the
standard of performance provided in Section 7 below and to satisfy Consultant's
obligations hereunder. Consultant will complete the Services in accordance with this
Agreement within 360 days of the date of execution (the "Time of Completion"). The
Time of Completion may only be modified by an amendment of the Agreement in
accordance with its terms.

5. INDEPENDENT CONTRACTOR

Consultant and City agree that the Consultant will perform the Services as an
independent contractor and not as an employee or agent of the City. Persons
employed or utilized by Consultant in the performance of the Services will not be
employees or agents of the City. Consultant is solely responsible for the payment of
employment taxes incurred under this Agreement and any similar federal or state
taxes.

6. SUBCONTRACTING

Consultant may subcontract portions of the Services upon the prior written approval
of the City. The Consultant will be solely responsible for payment for such
subcontract services. No contractual relationship will exist between any such
subcontractors of the Consultant and the City.

7. STANDARD OF PERFORMANCE

A. Consultant will perform the Services in the manner and according to the
standards observed by a competent practitioner of the profession in which
Consultant is engaged in the geographical area in which Consultant
practices its profession and will prepare all work products required by this
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Agreement in the usual and customary professional manner. Consultant
will comply with federal, state and local laws applicable to performance of
the Services, including but not limited to, the California Building Standards
Code as in effect in the City, the Americans with Disabilities Act, any
environmental laws or regulations, air pollution control laws and
regulations applicable to Consultant and/or the Services, and any laws
and regulations related to any copyright, patent, trademark or other
intellectual property right involved in performance of the services.
Consultant's Failure to comply with any law(s) or regulation(s) applicable
to the performance of the services hereunder shall constitute a material
breach of this agreement.

B. Consultant shall assign only competent personnel to perform Services
pursuant to this Agreement. In the event that City, in its sole discretion, at
any time during the term of this Agreement, desires the reassignment of
any such persons, Consultant shall, immediately upon receiving notice
from City of such desire of City, reassign such person or persons.

8. OTHER GOVERNMENTAL REGULATIONS

To the extent that the Services may be funded by or otherwise subject to the
authority of another governmental entity or entities, Consultant and any
subcontractors shall comply with all applicable rules and regulations of such other
governmental entity or entities.

9. USE OF RECYCLED PRODUCTS

Consultant shall endeavor to prepare and submit all reports, written studies, and
other printed material on recycled paper to the extent it is available at equal or less
cost than virgin paper.

10.  INDEMNITY

To the maximum extent permitted by law, Consultant shall, at its own expense,
indemnify, defend with counsel acceptable to the City (which acceptance will not be
unreasonably withheld), and hold harmless City and its officers, officials, employees,
agents and volunteers ("Indemnitees") from and against any and all liability, loss,
damage, claims, suits, actions, arbitration proceedings, administrative proceedings,
regulatory proceedings, civil penalties and fines, expenses and costs (including,
without limitation, claims expenses, attorney's fees, and costs and fees of litigation)
(collectively, "Liability") of every nature, whether actual, alleged or threatened,
arising out of or in connection with the Services or Consultant's failure to comply with
any of the terms of this Agreement, regardless of any fault or alleged fault of the
Indemnitees.
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The Consultant's obligation to indemnify, defend and hold harmless under this
provision shall not be excused because of the Consultant's inability to evaluate
Liability, or because the Consultant evaluates Liability and determines that the
Consultant is not or may not be liable. The Consultant must respond within 30
calendar days to any tender for defense and indemnity by the City, unless the time
for responding has been extended by an authorized representative of the City in
writing. If the Consultant fails to accept tender of defense and indemnity within 30
calendar days, in addition to any other remedies authorized by law, as much of the
money due or that may become due the Consultant under this Agreement as shall
reasonably be considered necessary by the City may be retained by the City until
disposition has been made of the matter subject to tender, or until the Consultant
accepts the tender, whichever occurs first.

The Consultant waives any and all rights to express or implied indemnity against the
Indemnitees concerning any Liability of the Consultant arising out of or in connection
with the Services or Consultant's failure to comply with any of the terms of this
Agreement.

Notwithstanding the forgoing, to the extent this Agreement is a "construction contract"
as defined by California Civil Code section 2783, as may be amended from time to
time, Consultant's duty to indemnify under this provision shall not apply when to do so
would be prohibited by California Civil Code section 2782, as may be amended from
time to time.

Notwithstanding the foregoing, to the extent that the Services include design
professional services subject to California Civil Code section 2782.8, as amended
from time to time, Consultant's duty to indemnify shall only be to the maximum
extent permitted by Civil Code section 2782.8.

In the event that Consultant or any employee, agent, or subcontractor of Consultant
providing Services under this Agreement is determined by a court of competent
jurisdiction or the California Public Employees Retirement System (PERS) to be eligible
for enrollment in PERS as an employee of City, Consultant shall indemnify, defend, and
hold harmless City for the payment of any employee and/or employer contributions for
PERS benefits on behalf of Consultant or its employees, agents, or subcontractors, as
well as for the payment of any penalties and interest on such contributions, which would
otherwise be the responsibility of City.

11. INSURANCE

A. Before commencing performance of the Services, Consultant, at its own
cost and expense, must: (a) procure "occurrence coverage" insurance of the
kinds and in the amounts specified below against claims for injuries to
persons or damages to property that may arise from or in connection with the
performance of the Services hereunder by the Consultant or its agents,
representatives, employees, or subcontractors; and (b) submit to the City
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certificates of insurance and endorsements evidencing insurance coverage
that meets the requirements of this section. Consultant must maintain the
insurance policies required by this section throughout the Agreement term.
The cost of such insurance must be included in the Consultant's proposal.
Consultant may not allow any subcontractor to commence work on the
Services until Consultant and/or the subcontractor have obtained all
insurance required by this Agreement for the subcontractor(s) and submitted
certificates of insurance and endorsements evidencing such coverage to the
City. Consultant must, at its sole cost and expense, maintain Statutory Workers'
Compensation Insurance and Employer's Liability Insurance for any and all
persons employed directly or indirectly by Consultant. Workers' Compensation
Insurance as required by the State of California, with coverage providing
Statutory Limits, and Employer's Liability Insurance with limits of not less than
ONE MILLION DOLLARS ($1,000,000.00) per occurrence must be provided.
The Statutory Workers' Compensation Insurance and Employer's Liability
Insurance must be provided with limits of not less than ONE MILLION
DOLLARS ($1,000,000.00) per accident. The insurance must be endorsed to
waive all rights of subrogation against the City and its officials, officers,
employees, and volunteers for loss arising from or related to the Services.

Consultant, at its own cost and expense, must maintain commercial general
and automobile liability insurance for the term of this Agreement in an amount
not less than ONE MILLION DOLLARS ($1,000,000.00) per occurrence, TWO
MILLION DOLLARS ($2,000,000.00) aggregate, and combined single limit
coverage for risks associated with Services. If a Commercial General Liability
Insurance or an Automobile Liability form or other form with a general
aggregate limit is used, either the general aggregate limit shall apply separately
to the Services or the general aggregate limit shall be at least twice the
required occurrence limit. Such coverage shall include, but shall not be limited
to, protection against claims arising from bodily and personal injury, including
death resulting therefrom, and damage to property resulting from activities
contemplated under this Agreement, including the use of owned and non-
owned automobiles.

Required commercial general coverage shall be at least as broad as Insurance
Services Office Commercial General Liability occurrence form CG 0001 (ed.
11/88) or Insurance Services Office form number GL 0002 (ed. 1/73) covering
comprehensive General Liability and Insurance Services Office form number
GL 0404 covering Broad Form Comprehensive General Liability. Automobile
coverage must be at least as broad as Insurance Services Office Automobile
Liability form CA 0001 (ed. 12/90) Code 1 ("any auto"). No endorsement may
be attached limiting the coverage.

Except for Workers' Compensation insurance and professional liability
insurance, all other insurance coverage required pursuant to this Agreement
must include or be endorsed to include the following:
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1. City and its officials, officers, employees, agents, and volunteers shall be
covered as insureds with respect to each of the following: liability arising
out of activities performed by or on behalf of Consultant; products and
completed operations of Consultant; premises owned, occupied, or used
by Consultant; and automobiles owned, leased, or used by the
Consultant. The coverage may contain no special limitations on the
scope of protection afforded to City or its officials, officers, employees,
agents, or volunteers.

2. Required insurance coverage must be primary insurance with respect to
the City and its officials, officers, employees and volunteers. No
insurance or self-insurance maintained by the City may be called upon
to contribute to a loss under the coverage.

All insurance coverage required pursuant to this Agreement must include or be
endorsed to include the following:

1.  Any failure of Consultant to comply with reporting provisions of the
policy shall not affect coverage provided to City and its officers,
employees, agents, and volunteers.

2. Required insurance coverage may not be suspended, voided, canceled,
reduced in coverage or in limits, except after thirty (30) days' prior
written notice by certified mail, return receipt requested, has been given
to the City.

Professional liability insurance may be provided on a "claims-made" basis,
but the policy must be maintained in effect, and the City must be provided
satisfactory evidence of the policy being maintained in effect, for a period of
five years following the expiration or termination of this Agreement.

Consultant, at its own cost and expense, must maintain for the period covered
by this Agreement professional liability insurance in an amount not less than
ONE MILLION DOLLARS ($1,000,000.00) covering errors and omissions and
containing a cross liability or severability of interest clause acceptable to the
City. Any deductible or self-insured retention under the required professional
liability insurance may not exceed $150,000.00 per claim.

All insurance required under this Agreement must be placed with insurers
with a Best's rating of no less than A:VIl unless otherwise approved by the
City.

The City may approve a variation in the foregoing insurance requirements,
upon a determination that the coverages, scope, limits, and forms of such
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insurance are either not commercially available, or that the City interests are
otherwise fully protected.

12. NON-DISCRIMINATION

During the performance of this Agreement, Consultant will not discriminate against
any employee of the Consultant or applicant for employment because of race,
religion, creed, color, national origin, sex, or age. Consultant will take affirmative
action to ensure that applicants are employed and that employees are treated
during employment without regard to their race, religion, creed, color, national

origin, sex or age.
13. BUSINESS LICENSE

Before the City will issue a notice to proceed with the Services, to the extent the
requirements of Chapter 5.04 of the Cloverdale Municipal Code apply, Consultant
and any subcontractors subject to the requirements of Chapter 5.04 of the City
Municipal Code must acquire at their sole expense a business license from the City
in accordance with that chapter. Such licenses must be kept valid throughout the

Agreement term.

14. OWNERSHIP OF WORK PRODUCTS AND TREATMENT OF
DOCUMENTS

All plans, specifications, reports, designs and other documents prepared by
Consultant pursuant to this Agreement shall be and remain the property of the City.
Any modification or reuse of such documents by the City without Consultant's prior
written consent will be at the City's sole risk. Except as may be otherwise required
by law, Consultant will disclose no data, plans, specifications, reports or other
documents pertaining to the Services without the prior written consent of the City.

15. TERMINATION AND REMEDIES

A. City may terminate this Agreement for convenience by giving at least
10 days' written notice to Consultant specifying the termination
effective date. Upon receipt of such notice, Consultant may continue
performance of the Services through the date of termination. City shall
pay Consultant for all Services actually performed in accordance with
this Agreement through the termination effective date.

B. If Consultant materially breaches any term of this Agreement, in
addition to any other remedies the City may have at law or equity, the

City may:

1. Terminate the Agreement by notice to the Consultant specifying
the termination effective date;
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2. Retain, and/or recover from the Consultant at no additional cost
to the City, the plans, specification, drawings, reports and other
design documents and work products prepared by Consultant,
whether or not completed;

3. Complete the unfinished Services itself or have the unfinished
Services completed, and/or,
4. Charge Consultant, or deduct from monies that may be due or

become due the Consultant under this Agreement, the
difference between the cost of completing the unfinished
Services pursuant to this Agreement and the amount that would
otherwise be due Consultant had Consultant completed the
Services in accordance with this Agreement.

16. BINDING EFFECT AND ASSIGNMENT PROHIBITION

This Agreement is binding upon City, Consultant, and their successors. Except as
otherwise provided herein, neither City nor Consultant may assign, sublet or transfer
its interest in this Agreement or any part thereof without the prior written consent of
the other, and any purported assignment without such consent will be void.

17. REPRESENTATIVES

A. The City representative for purposes of this Agreement will be
Vanessa Apodaca, Interim City Engineer. The Consultant
representative for purposes of this Agreement will be Richard Ingram,
Vice President. The parties' designated representatives will be the
primary contact persons regarding the performance of the Services.
The parties intend that their designated representatives will cooperate
in all matters regarding this Agreement and in such manner so as to
achieve performance of the Services in a timely and expeditious
fashion.

B. Notices:
Any written notice to Consultant shall be sent to:

Richard Ingram

Brelje & race Consulting Engineers
475 Aviation Boulevard, Suite 120
Santa Rosa, CA 95403

Any written notice to City shall be sent to:

Vanessa Apodaca, Interim City Engineer
City of Cloverdale
124 N. Cloverdale Blvd.
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Cloverdale, California 95425

18. INTEGRATION AND AMENDMENT

This Agreement represents the entire and integrated agreement between City and
Consultant and supersedes all prior negotiations, representations or agreements,
whether written or oral. If a discrepancy, disagreement, ambiguity, inconsistency or
difference in interpretation of terms arises as between terms or provisions of this
Agreement and any exhibit(s) made a part of this Agreement, this Agreement shall
control and shall be deemed to reflect the intent of the Parties with respect to the
subject matter hereof. This Agreement may only be amended by a writing signed by
a representative authorized to bind the Consultant and a representative authorized
to bind the City.

19. CONFLICT OF INTEREST PROHIBITION

City and Consultant will comply with the requirements of the City's Conflict of Interest
Code adopted pursuant to the provisions of California Government Code section
87300 and following, the Political Reform Act (California Government Code section
81000 and following), the regulations promulgated by the Fair Political Practices
Commission (Title 2, section 18110 and following of the California Code of
Regulations), California Government Code section 1090 and following, and any other
ethics laws applicable to the performance of the Services and/or this Agreement.
Consultant may be required to file with the City Clerk a completed Form 700 before
commencing performance of the Services pursuant to City's Conflict of Interest Code.
Form 700 forms are available from the City Clerk.

Consultant may not perform Services for any other person or entity that, pursuant to any
applicable law or regulation, would result in a conflict of interest or would otherwise be
prohibited with respect to Consultant's obligations pursuant to this Agreement. Consultant
agrees to cooperate fully with City and to provide any necessary and appropriate
information requested by City or any authorized representative concerning potential
conflicts of interest or prohibitions concerning Consultant's obligations pursuant to this
Agreement.

Consultant may not employ any City official, officer or employee in the performance of
the Services, nor may any official, officer or employee of City have any financial
interest in this Agreement that would violate California Government Code section
1090 et seq. Consultant hereby warrants that it is not now, nor has it been in the
previous twelve (12) months, an employee, agent, appointee, or official of City. If
Consultant was an employee, agent, appointee, or official of City in the previous
twelve months, Consultant warrants that it did not participate in any manner in the
forming of this Agreement. Consultant understands that, if this Agreement is made in
violation of Government Code section 1090 et seq., the entire Agreement is void and
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Consultant will not be entitled to any compensation for Consultant's performance of
the Services, including reimbursement of expenses, and Consultant will be required to
reimburse City for any sums paid to Consultant under this Agreement. Consultant
understands that, in addition to the foregoing, penalties for violating Government Code
section 1090 may include criminal prosecution and disqualification from holding public
office in the State of California.

Any violation by the Consultant of the requirements of this provision will constitute a
material breach of this Agreement, and the City reserves all its rights and remedies
at law and equity concerning any such violations.

20. APPLICABLE LAW

The laws of the State of California shall govern the rights, obligations, duties and
liabilities of the parties to this Agreement and the interpretation of this Agreement. Any
action or proceeding that is initiated or undertaken to enforce or interpret any
provision, performance, obligation or covenant set forth in this Agreement shall be
brought in a state court in Sonoma County.

21. RECOVERY OF ATTORNEY'S FEES

If a party to this Agreement brings any action, including an action for declaratory
relief, to enforce or interpret any term of this Agreement, the prevailing party will be
entitled to reasonable attorneys' fees in addition to any other relief to which that
party may be entitled. The court may set such fees in the same action or in a
separate action brought for that purpose.

22. SEVERABILITY

If a court of competent jurisdiction finds or rules that any provision of this Agreement
is invalid, void, or unenforceable, the provisions of this Agreement not so adjudged
will remain in full force and effect. The invalidity in whole or in part of any provision of
this Agreement shall not void or affect the validity of any other provision of this
Agreement.
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IN WITNESS HEREOF, the parties have caused their authorized

representative to execute this Agreement on this___day of . 2016.
CITY CONSULTANT
By: By:
Paul Cayler, City Manager Richard Ingram, Vice
President
ATTEST:
By:

Linda Moore, Deputy City Clerk

APPROVED AS TO FORM:

By:

Jose Sanchez, City Attorney

Exhibits: Exhibit A — Consultant's Proposal and Scope of Services
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EXHIBIT A
Section A-1

Scope of Services

Design Professional Services for the City of Cloverdale
for

Pond 3 Biosolids Removal Project

Assessment, Bid Document Preparation and Construction Management
by
Brelje & Race Consulting Civil Engineers — October 2015

GENERAL

The City of Cloverdale (City) owns and operates a Wastewater Treatment Plant (WWTP) located at
700 Asti Road in Cloverdale, California. The WWTP utilizes a series of three aerated ponds for
wastewater treatment, solids stabilization and solids setting.  The capacity of each pond is
approximately 3 million gallons (3MG). The ponds are operated in series. The third aeration pond
in the series, Pond 3, is divided in half with a vinyl baffle wall to create a quiescent zone to promote
solids settling. Waste water treatment solids (biosolids) have accumulated in Pond 3 and may reduce
the pond’s treatment capability by shortening the detention time. The City plans to have the
accumulated biosolids removed from Pond 3 to maintain pond capacity and performance.

The WWTP does not have biosolids removal or dewatering facilities. The City plans to contract for
the removal and disposal of accumulated biosolids from Pond 3. An assessment of Pond 3 to
estimate the quantity of the accumulated solids and evaluate the quality the biosolids and confirm
disposal alternatives is required. The biosolids removal project includes the development of
contract bid documents and contracting with a biosolids removal contractor to dredge and dewater
the accumulated pond biosolids, and haul the dewatered solids from the site to an appropriate
landfill for reuse or disposal. All wastewater biosolids handling and disposal must be conducted
according to federal, state and local laws and regulations.

Brelje & Race Consulting Engineers (Consultant) proposes to provide engineering services to
conduct three tasks for the City. The first task is to conduct a biosolids assessment that will estimate
the dry tonnage of biosolids in Pond 3 and characterize the biosolids to enable disposal via land
application or landfill.

The second task is to prepare bid documents for a contract agreement between the City and a
biosolids removal contractor to perform the removal and reuse/disposal of accumulated wastewater
biosolids from Pond 3 at the WWTP. It is anticipated that for the biosolids removal, hauling and
disposal bid documents, the Consultant shall utilize the City’s standard construction contract format
and standard documents, as required, and shall provide recommendations for document
modifications for project specific requirements. The bid documents developed for the 2012 removal
event will be used as a guide for the preparation of the 2016 bid documents.

The third task is to provide construction management to the City for the contract work during the
biosolids removal project. The Consultant shall evaluate contractor progress, monitor biosolids
removal quantities, and review payment requests. The Consultant shall provide project completion
services and monitor contractor demobilization, coordinate site restoration, review final quantities
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removed, and compile project completion documentation in a format suitable to meet regulatory
reporting requirements.

SCOPE OF SERVICES

This Scope of Services describes the engineering services for all phases of the Biosolids Removal
Project. These services include the assessment of biosolids in Pond 3, the development and
preparation of the bid documents, bidding assistance, construction management, periodic
observation of the work, and regulatory reporting. Consultant shall evaluate the quantity of the
wastewater solids in Pond 3, and the quality of the biosolids in comparison to reuse/disposal
criteria. The consultant shall also prepare bid document sections including the Table of Contents,
Bid Forms, Special Provisions and Exhibits for bid documents to contract for the removal, handling,
and disposal of the wastewater biosolids. Consultant shall assist the City to complete related work
as requested by the City, and shall perform services during the bid period, in evaluation of the bid(s),
and during the construction. In addition, Consultant shall prepare the Biosolids Removal Report for
the Regional Water Quality Control Board and EPA.

Services will include the following tasks:
Task 1 —Pond 3 Biosolids Assessment
A. Biosolids Assessment in Pond 3

1. Conduct Pond 3 Biosolids Survey — Mobilize a crew and a sampling raft to use grid
sampling methods with a sludge probe and collect data to enable mapping of the depth of
accumulated solids in the pond.

2. Collect and Analyze Pond 3 Biosolids — Collect representative grab samples of
biosolids from Pond 3 and submit them to a laboratory for percent solids and density
analysis by Standard Test Methods. (Note: Laboratory analyses cost are included as part of
the proposed fee.) Itis anticipated that samples will be analyzed for the following
parameters:

BIOSOLIDS CONSTITUENT ANALYSIS
Volatile Organic Compounds (SW 8260B) PCBs (SW 8082)
Semi-Volatile Organic Compounds (SW
8270C)

Pesticides (SW 8081A)

Reactive Cyanide and Sulfide

Total Petroleum Hydrocarbons
(TPH)**

Herbicides (SW 8151A) (lzzfg)g?fcem Solids (% solids
CAM 17 Metals, Plus Al, Mg (EPA 200.8) pH

*Standard Test Methods are noted in parentheses

**Diesel and Motor Oil Range with a Silica Gel Clean-up
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B. Evaluate Pond 3 Biosolids Quantity and Quality

1. Estimate Quantity of Biosolids in Pond 3 — Map wastewater solids depth, review
petcent solids and density data, and calculate an estimated range for the total biosolids in
Pond 3 based on volume and dry weight.

2. Evaluate Quality of Biosolids in Pond 3 — Review biosolids samples laboratory
results for priority pollutants and constituents of concern for beneficial reuse and landfill

disposal.

3. Prepare Letter Report Summarizing Results — Provide a brief letter report with
estimated pond biosolids quantities, estimated treatment capacity reduction due to

accumulated solids, laboratory results and any constituents of concern, and solids removal
strategics.

Task 2 — Provide Bid Documents and Construction Management for Biosolids Removal

Project

A. Preparation of Bid Documents for Biosolids Removal Contract

3671.03

1. Meetings and/ot teleconfetences with City — Participate in meeting and/or
teleconference with City staff to identify schedule and requirements for the biosolids
removal contract and bid documents.

. Review and Revise Project Information — Assemble existing project information
and requirements to develop project parameters including the schedule for the work,
target removal quantities, and develop engineer’s estimate of contract costs.

. Review and Revise Bid Documents for Biosolids Removal Project — Review and
revise existing 2012 project special provisions (technical specifications) for biosolids
removal, dewatering, hauling, and reuse or disposal. Review and revise biosolids
contract bid documents and incorporate the City’s current standard bid documents,
such as Articles of Agreement, General Conditions, and other required contract
information. Provide project-specific qualifications and experience bid forms and
incorporate into bid documents with City’s standard bid forms, bonding, and insurance
requirements.

. Review and Revise Project Exhibits and Supplemental Information — Review and
revise exhibits for the bid documents to illustrate the location and layout of the
treatment plant site and the access roads to treatment ponds and the contractor
designated work arca. Provide supplemental information for bidders, as required,
including recent biosolids assessment and laboratory testing information.

5. Submit Bid Document for Review — Submit draft contract bid documents and
participate with City staff during review process. Evaluate City review comments and
revise bid documents as required.

6. Submit Final Contract Bid Documents — Provide up to 12 bound copies and a

digital file of the final contract bid documents, or as required, to the City for issuing to
bidders.

(Advertising the project for public bid and issuing the bid documents to bidders for the
City is not included in this Scope of Services.)
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B. Bidding Assistance for Biosolids Removal Contract

1.

Assist with Bidders List and Encourage Bidders to Respond — Assist City to
prepare list of potential contractors to be sent the Invitation to Bidders. Contact
potential bidders to encourage timely bid response.

Coordinate Pre-Bid Meeting — Prepare agenda for, attend, and chair the pre-bid
meeting.

. Record Bidders’ Questions and Prepare Addendum — Record questions from

Bidders, Analyze Bidders questions and discuss with City statf, and assist City staff to
issue an addendum, if required. Note that during the bid period, Consultant shall
provide clarification of the Bid Documents but shall not answer questions from the
potential Bidders that require new information. Questions shall be recorded and
evaluated with the City and addenda shall be generated, if required, to respond to
Bidders questions.

Evaluate Bid Responses - Evaluate bidder qualifications, review and verify project
experience and biosolids disposal capabilities, etc. for conformance with contract
requitements and irregularities.

. Prepare Bid Review Memorandum — Prepare memorandum summarizing review of

bids and recommending contractor for bid award.

Task 3 - Biosolids Removal Project Administration

A. Biosolids Removal Construction Management

3671.03

1. Project Administration — Assist the City in administering the biosolids removal

project.  Develop project contact information, coordinate preconstruction and
progress meetings, facilitate Contractor recognition of the City’'s work site and
treatment plant operational and emergency procedures, and coordinate project
monitoring and reporting requirements.

. Review Project Submittals, Permitting, and Regulatory Compliance -

Coordinate and review the contractor’s project construction submittals including the
Project Plan, spill response and emergency response plans, mobilization and
completion schedules, and worker qualifications. Review the contractor’s biosolids
disposal program, permitting, and reporting information. Assist the City to meet
biosolids permitting requirements and to complete biosolids generator forms and

landfill profile forms.

. Construction Obsetvation and Monitoring Services — Observe and monitor the

contractor’s biosolids removal operations, including part-time construction observation
at the treatment plant site during the contractor’s mobilization, staging area setup,
dredging and dewatering, biosolids loading and removal, demobilization and site clean-
up. Monitor contractor progress, daily percent solids testing, and biosolids removal
quantities. Keep up-to-date estimates of the total biosolids removal costs and provide
updates to the City regarding the estimated costs compared to the project budget.

Page A-4



Section A-1
Scope of Professional Services
Assessment, Bid Document Preparation and Construction Management

4. Project Completion and Construction Summary — Assist the City to evaluate
reported biosolids removal quantitics, progress payment requests, review change order
requests and prepare change orders, and provide a project closeout summary.

5. Laboratoty Testing and Miscellaneous Project Costs — Project costs for certified
analytical laboratory testing dewatered biosolids for percent solids, field engineering
vehicle mileage and miscellancous supplies, including biosolids sampling equipment.

B. Annual Biosolids Summary Report

A biosolids summary report will be produced at the end of the biosolids removal event for the
North Coast Regional Water Quality Control Board/EPA Region 9 that details all sludge handling
and removal that occurred during the Pond 3 biosolids removal event.

1. Review annual biosolids monitoting program laboratory analyses — Review
quarterly biosolids sampling results against regulatory standards and laboratory quality
assurance documentation.

2. Biosolids removal program recordkeeping — Compile and provide all required
documentation, including mass of biosolids removed, constituent concentrations, and
final disposal locations that will be needed to develop the Annual Biosolids Summary
Report.

3. Biosolids removal summary report — Prepare the Biosolids Removal Report for the
Regional Water Quality Control Board and EPA.

ASSUMPTIONS AND LIMITATIONS

1.

[

3671.03

Brelje & Race will provide conclusions regarding biosolids quantities and reduction in pond
capacity based on standard assumptions for wastewater pond biosolids characteristics and
upon the scope of services and time and budgetary limitations described in this proposal.
Studies have shown that many wastewater treatment ponds have sludge distribution that is
highly uneven both spatially and in density profile. Solids distribution variability may have
an effect on the accuracy of the biosolids assessment and quantity estimates.

Brelje & Race preliminary assessment of biosolids quality is limited in scope and is intended
to provide general information regarding the quality of the pond biosolids and possible
alternatives for disposal. Any conclusions or recommendations regarding pond biosolids
environmental quality will be based on standard analytical methods and typical landfill
acceptance ctiteria. It is possible the pond solids may contain contamination that impairs
the environmental status and disposal alternatives of the biosolids and that could not be
identified by the limited biosolids assessment defined in this scope of services.

Consultant assumes that the Consultant shall not be requited to provide field observation
and monitoring services on Saturdays, Sundays, or federal holidays unless required to
because of special or emergency circumstances. The Consultant shall visit the site at
intervals appropriate to the stage of work, or as otherwise agreed to in writing by the City
and the Consultant. Such visits and observation are not intended to be an exhaustive or
detailed inspection of the contractor's work but rather are intended to allow the Consultant,
as an experienced professional, to become generally familiar with the work in progress and
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to determine, in general, if the work is proceeding in accordance with the Contract
Documents and the schedule. Based on this general observation, the Consultant shall keep
the City informed about the progress of the work and shall endeavor to guard the City
against deficiencies in the work.

The Consultant’s field work will be limited in that the Consultant will not supervise, direct or
have control over the contractor's work; or have any responsibility for the construction
means, methods, techniques, sequences or procedures selected by the contractor; or for any
contractor safety precautions or programs in connection with the work. The Consultant
shall not be responsible for any acts or omissions of the contractor, subcontractor, any entity
performing any portion of the work, or any agents or employees of any of them. The
Consultant does not guarantee the performance of the contractor and shall not be
responsible for the contractor's or any subcontractor’s failure to perform its work in
accordance with the Contract Documents or to comply with any applicable laws or
regulations.

SERVICES TO BE PROVIDED BY THE CITY

1.

o

o

Act as the applicant for any permits or regulatory approvals required for the project work
and pay all associated fees.

Provide timely review and comment on all documents and requests for information
submitted by Brelje & Race Engineers and others.

The City of Cloverdale shall act as the applicant for any permits or agreements required as
the waste generator and pay all fees associated therewith.

Prompt tesponse to Consultant requests for information and timely review and comment
on all project documents submitted by Consultant and others. In general, the Project
Schedule allows for a one-week review and comment period following a major submittal.
Provision of City standard front-end (“boilerplate”) sections of bid documents and
agreements, except that Consultant shall recommend revisions as required for the specific
project requirements as defined in this Scope of Services.

Provision and administration of City’s standard Notice of Award and Notice to Proceed.
Provision of City’s current bonding and insurance certificate requirements.

Prompt legal and administrative review of all business and construction contract-related
provisions of all bid documents, including but not limited to insurance and bonding
requirements, liability provisions, and contract agreements.

Reproduction and distribution of bid documents to prospective bidders and responsibility
for advertising the project in order to solicit responses, except as described herein.

WORK HOURS AND BUDGET

The estimated work hours and budget associated with the engineering design tasks described in this
Scope of Services are included with this Exhibit as Section A-2, Task and Work Hour Tabulation.
The work described to provide an assessment of the biosolids in Treatment Pond 3, bid documents
and construction management for the City of Cloverdale’s WWTP Biosolids Removal Project will be
accomplished on a time and materials basis with a budget amount of $71,800. A current engineering
design Professional’s Services Rate Schedule is included as Section A-3.

3671.03
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Section A-2

WORK [TOURS
TASK
Eng/CAD
Principal Lingincer T'ech Clerical  |Other Services
Task 1- Treatment Pond 3 Biosolids Assessment
A. |Biosolids Assessment in Treatment Pond 3
1 [Conduct Pond 3 Biosolids Survey” 8 40 20 $200
2 [Analyzc Pond 3 Biosolids™ 2 4 4 $2,500
Bidding Assistance Subtotal 10 44 24 0 $2,700
B. |Evaluate Pond 3 Biosolids Quantity and Quality
1 |Estimate Biosolids Quantity and Pond 3 Capacity Reduction - 1 16 2 ) i
2 |Evaluate Quality of Biosolids in Pond 3 1 8 2
3 |Prepare Letter Report Summarizing Results 2 12 4
Evaluation of Bids Subtotal 4 36 4 4 S0
Task 2 - Provide Bid Documentsfor Biosolids Removal Project
A. |Preparation of Bid Documents for Biosolids Removal Contract
1 [Participate in mectings/teleconfer. with City staff and service providers 6 8 I
2 [Review and revise project information 2 16
3 |Review and revise bid documents for biosolids removal project 4 48 24 6
4 |Review and revise project exhibits - location map, site plan, pond area, photos { 8 8
5 |Submit draft documents; Assist City review and incorporate comments 2 16 2 4
- i .
6 |Provide final contract bid documents to (.nry( ) 2 8 $200
Preparation of Bid Documents Subtotal 17 104 34 10 3200
B. [Bidding Assistance for Biosolids Removal Project
1 |Assist with Bidders List; Contact potential bidders 4
2 |Prepate agenda for, attend, and chair pre-bid meeting 2 8
3 = i Sis T . p e o |
3 | Analyze questions from Bidders with City, assist with Addenda ( 2 8
4 | Evaluate bidder qualifications, project experience, |1u'mils"‘ 2 8 2
5 |Prepare memorandum summatizing review of bids 1 6 2
Bidding Assistance Subtotal 7 14 2 2 S0
Task 3 - Biosolids Removal Project Administration
A. |Biosolids Removal Construction Management
1 T TOJECT AU TTATIONY; COUTUITEATC TITCCTITTES, TACHTTIT PO Wit wWw Il 4 16 -
A )
2 |Review Preconstruction Submittals ] 2 16
3 @ 4 40 40 S800
Construction Observation and Monitoring Services Biosolids Removal
< : 2 16
| Project completion and construction summary, progress payment request ] -
5 |Laboratory testing and miscellancous project costs 0 4 S850
Evaluation of Bids Subtotal 12 02 H) 0 $1,650
B. |Biosolids Remaval Summary Report
1 |Review annual biosolids monitoring program laboratory analyses o 1 8 3150
2 |Biosolids removal program recordkeeping 1 6 2
3 |Draft annual biosolids removal summary report 2 16 2
Biosolids Removal Summary Report Subtotal 4 30 0 4 S150
Biosolids Removal Contract Total Hours 54 320 104 20 $4,700
Hourly Rate | $ 195 | § 135 | $ 15 | $ 70
Subtotal Cost | § 10,530 [ $ 43,200 | $ 11,960 | § 1,400 | $ 4,700
BUDGET s 71,800
(1) Estimated cquipment costs to mobihze survey/sampling raft and misecllancous personal protecive equipment
2) Estimated laboratory costs based on two composite samples and 10 solds samples.
3) Estimated Other Costs based on submitting 12 copies of Bid Documents.
4} Estimated hours based on issuing one addendum o Bid Documents.
15) Estimated hours based on no more than three bidders, and assumes there are no bid weregularitics.
(6} E.stimated hours based on 4 hrs/Day for 20 Days of processing and hauling (Processing duration not known.)
7) Estimated costs based on 20 lab tests for percent solids at 330/ test and $100 for miscellancous ficld/sampling cquipment.
') Estimated costs based on lab tests for metals concentration in dewatered buosolids as required by regulahons
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Brelje & Race
ML CONSULTING ENGINEERS
SECTION A-3
SERVICES RATE SCHEDULE
EFFECTIVE MARCH 1, 2015

PROFESSIONAL SERVICES
SEAUOL PHICHPAL ..recsevrreressssss s s s s s $195.00/hour
ASSOCIAE PEILCHPAL 1rcverensrssssrssssssssssssssses s s s s e 160.00/hour
T W——— e e 145.00/hour
MANAZING ENGINEEE 1ooevrrivivssssormrsss st 150.00/hour
T T T S ———EE R 145.00/hour
T —————EEL 135.00/hour
Engineeting TECHIITIAN . oocversesorsrrssissrsnssssssss s 115.00/hour
SOARC N | e O R ————— L 130.00/hour
TLALET woevoveveeeeeeevsiesereeeereeesisisaeseseamsesirasansenes
Senior Surveyor
Surveyor
SUIVEY TECRMUCIAN 1orrvevsrrsrsssss oo o 110.00/hout
CADD TECRIICIAN vv esissmmasrssesesssesssssmsnssesssssesssssssisss sassassssssess s 110.00/hour
CONSHUCHON BAFHIELE w.vvvrirsssveesissseessmosssss st st st 130.00/hour
Construction Techniian 2. ....cemimmemmmcirsssrmmmmmmssssisssmmsssssisis s 115.00/hour
Construction Technician 1 100.00/hout
T CRICAl WEIEET cvvreereeeses st

EXPERT WITNESS & MEDIATION SERVICES $350.00/hour

FIELD SURVEYING
One-man Party $170.00/hour
(Including Survey Equipment & Vehicle)

Two-man Party $225.00/hour
(Including Survey Equipment & Vehicle)

Three-man Party $275.00/hour
(Including Survey Equipment & Vehicle)

CLERICAL SERVICES $70.00/ hour
OUTSIDE CONSULTANTS Cost + 10% Handling Charge
QUTSIDE PLOTTING AND REPRODUCTION Cost + 10% Handling Charge
IN-HOUSE PLOTTING
Vellum or Bond $8.00/sheet
Mylar 20.00/sheet
Note

Brelie & Race does not charge separately for many of the expenses that are traditionally recouped from the Client as
“reimbursable”. The hourly rates listed above are inclusive of all expenses for vehicle mileage, surveying materials,
incidental copying services and computer hardware, software and other information technology costs.
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N City Council/Redev. Agency Agenda Item: 3

Meeting Date: February 9, 2016
EUEr DY Agenda Item Summar
CLOVERDALE 9 y
Agenda Section Staff Contact
Consent Item Vanessa Apodaca, Interim City Engineer

Agenda Item Title
Resolution No. 010-2016 approving a Professional Services Agreement with RMC Water and Environment to
provide assistance to the city throughout the reissuance process for the city’s National Pollution Discharge
Elimination System (NPDES) permit for discharge of treated wastewater.

Summary
An information item for the NPDES permit renewal project was presented at the January 12 Council meeting.

The City’s Wastewater Treatment Plant (WWTP) utilizes a series of infiltration ponds to allow for slow
discharge of treated wastewater. These ponds receive treated wastewater and allow for discharge through
percolation into the ground. In order to continue to utilize these discharge ponds the City requires a current
NPDES permit. In order to renew the NPDES permit, the City must submit a Report of Waste Discharge
(ROWD) application to the Regional Water Board.

The City does not have the staff time or experience to renew the NPDES permit in a timely manner.
Consequently the City needs to contract to have the permit renewed prior to the November 1, 2016
deadline. Deferring this work could result in missing the application deadline and leave the City at risk of the
current permit expiring before a new one is completed, resulting in potential fines from the Regional Water
Board. A current NPDES permit must be held to be in compliance with state wastewater regulations.

RMC Water and Environment has local experience with NPDES permit renewals and is familiar with the City
of Cloverdale wastewater treatment plant and its operation. At the request of the City, RMC submitted a
proposal to the City. The proposal was for assistance with the NPDES permit application and renewal and
preparing a ROWD.

The proposal includes preparation of an ROWD — the NPDES permit application, permit reissuance
negotiations with the Regional Water Board and project management and coordination. This proposal with a
detailed scope of services is included in the professional services agreement attached to this staff report.
The proposed not-to-exceed fee for these services is $104,851, with $4,228 of that being optional for Special
Technical Analyses.

Options
1. Approve Resolution 010-2016 approving a professional services agreement with RMC Water and
Environment to assist with the NPDES permit application and renewal and prepare a report of waste
discharge.
2. Do not accept resolution approving professional services agreement with RMC Water & Environment and
direct staff to pursue alternative methods of obtaining the necessary services.

Budget/Financial Impact
The proposed professional services agreement will be funded through the Sewer Enterprise Fund.

Subcommittee Recommendation
N/A

P.0O. Box 217 * 124 North Cloverdale Blvd. * Cloverdale, CA 95425-0217 + Telephone (707) 894-2521 « FAX (707) 894-3451

(Rev. 01/09)



Recommended Council Action

Accept resolution approving a Professional Services Agreement with RMC Water and Environment to assist
with the NPDES permit application and renewal and prepare a report of waste discharge.

Attachments:

1. Professional Services Agreement — Assistance with NPDES Permit Reissuance — RMC

CcC:



CITY OF CLOVERDALE
CITY COUNCIL
RESOLUTION NO. 010-2016

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CLOVERDALE
APPROVING A PROFESSIONAL SERVICES AGREEMENT WITH RMC WATER AND ENVIRONMENT TO ASSIST
WITH THE NPDES PERMIT APPLICATION AND RENEWAL AND PREPARE A REPORT OF WASTE DISCHARGE

WHEREAS, the City’s Wastewater Treatment Plant (WWTP) accumulates treated wastewater over
time in a percolation-discharge pond as part of the wastewater treatment discharge process; and

WHEREAS, the NPDES permit for wastewater discharge expires July 31, 2017 and the report of
waste discharge (ROWD) application for renewal of the permit is due November 1, 2016 and the city staff
does not have the staff time or experience to complete the ROWD application for renewal in a timely
manner; and

WHEREAS, the City needs to contract for assistance with the NPDES permit application and renewal
and preparation of a ROWD; and

WHEREAS, at the request of the City, RMC Water and Environment submitted a proposal to
prepare a (ROWD) application for renewal of NPDES permit, project management and coordination and
permit reissuance negotiation for a proposed fee of $104,113; and

WHEREAS, RMC Water and Environment has the experience and qualifications necessary to provide
said services.

NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF CLOVERDALE AS FOLLOWS:
The City Manager is hereby authorized to execute a professional services agreement, in substantially the
same form as the attached agreement, with RMC Water and Environment to assist with the NPDES permit
application and renewal and prepare a report of waste discharge in the not-to-exceed amount of $104,113.

It is hereby certified that the foregoing Resolution No. 1010-2016 was duly introduced and duly adopted by
the City Council of the City of Cloverdale at its regular meeting held on the 9" day of February, 2016, by the
following vote:

AYES in favor of:

NOES:

ABSENT:

ABSTAIN:

APPROVED: ATTESTED:

MaryAnn Brigham, Mayor Linda Moore, Deputy City Clerk



CITY OF CLOVERDALE
PROFESSIONAL SERVICES AGREEMENT

Assistance with NPDES Permit Reissuance

AGREEMENT

This Agreement is made and entered into this day of
2016 by and between the City of Cloverdale, a California Municipal Corporatlon 124
North Cloverdale Boulevard, Cloverdale, California, 95425, hereinafter referred to as
"City," and RMC Water and Environment, a California Corporation, hereinafter
referred to as "Consultant."

RECITALS
WHEREAS, the legislative body of the City on , 2016 by
Resolution No. authorized execution of this Agreement on behalf of the

City in accordance with Chapter 3.08 of the City Municipal Code and/or other
applicable law;

NOW, THEREFORE, City and Consultant, for the consideration hereinafter described,
mutually agree as follows:

1. DESCRIPTION OF SERVICES

The services to be performed under this Agreement (the "Services") are as follows:
provide assistance throughout the reissuance process of the city's NPDES permit.
The Services are further described in Consultant's proposal (the "Proposal"), which is
attached to and made a part of this Agreement as Exhibit A.

2. TERM

The Agreement term will commence upon execution and expire on August 31, 2017,
unless the Agreement term is amended or the Agreement is terminated in accordance
with its terms.

3. PAYMENT TERMS AND NOT TO EXCEED AMOUNT

City agrees to pay Consultant for Services that are actually performed in accordance
with this Agreement. To be eligible for payment, Consultant invoices must be
submitted not more often than monthly to the City and list the Services performed
and the amounts to be paid according to the cost categories and prices in the
Proposal. In no event will the City's obligation to pay the Consultant under this
Agreement exceed $104,851 (the "Not to Exceed Amount"), unless this Agreement
is first modified in accordance with its terms. Where the Proposal provides for
compensation on a time and materials basis, Consultant must maintain adequate

Professional Services Agreement
Assistance with NPDES Permit Reissuance
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records to permit inspection and audit of Consultant's time and material charges
under this Agreement. Consultant will make such records available to City during
normal business hours upon reasonable notice. In accordance with California
Government Code section 8546.7, if the "Not to Exceed Amount" exceeds TEN
THOUSAND DOLLARS ($10,000.00), this Agreement and the Consultant's books
and records related to this Agreement shall be subject to the examination and audit
of the State Auditor, at the request of City or as part of any audit of the City, for a
period of three (3) years after final payment under the Agreement.

4. TIME OF COMPLETION

Consultant must commence performance of the Services upon receipt of written
direction to proceed from City. Consultant shall devote such time to the performance
of Services pursuant to his Agreement as may be reasonably necessary to meet the
standard of performance provided in Section 7 below and to satisfy Consultant's
obligations hereunder. Consultant will complete the Services in accordance with this
Agreement by August 31, 2017 (the "Time of Completion"). The Time of Completion
may only be modified by an amendment of the Agreement in accordance with its
terms.

5. INDEPENDENT CONTRACTOR

Consultant and City agree that the Consultant will perform the Services as an
independent contractor and not as an employee or agent of the City. Persons
employed or utilized by Consultant in the performance of the Services will not be
employees or agents of the City. Consultant is solely responsible for the payment of
employment taxes incurred under this Agreement and any similar federal or state
taxes.

6. SUBCONTRACTING

Consultant may subcontract portions of the Services upon the prior written approval
of the City. The Consultant will be solely responsible for payment for such subcontract
services. No contractual relationship will exist between any such subcontractors of the
Consultant and the City.

[t STANDARD OF PERFORMANCE

A. Consultant will perform the Services in the manner and according to the
standards observed by a competent practitioner of the profession in which
Consultant is engaged in the geographical area in which Consultant
practices its profession and will prepare all work products required by this
Agreement in the usual and customary professional manner. Consultant will
comply with federal, state and local laws applicable to performance of the
Services, including but not limited to, the California Building Standards
Code as in effect in the City, the Americans with Disabilities Act, any

Professional Services Agreement
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environmental laws or regulations, air pollution control laws and regulations
applicable to Consultant and/or the Services, and any laws and regulations
related to any copyright, patent, trademark or other intellectual property right
involved in performance of the services. Consultant's Failure to comply with
any law(s) or regulation(s) applicable to the performance of the services
hereunder shall constitute a material breach of this agreement.

B. Consultant shall assign only competent personnel to perform Services
pursuant to this Agreement. In the event that City, in its sole discretion, at
any time during the term of this Agreement, desires the reassignment of any
such persons, Consultant shall, immediately upon receiving notice from City
of such desire of City, reassign such person or persons.

8. OTHER GOVERNMENTAL REGULATIONS

To the extent that the Services may be funded by or otherwise subject to the authority
of another governmental entity or entities, Consultant and any subcontractors shall
comply with all applicable rules and regulations of such other governmental entity or
entities.

9. USE OF RECYCLED PRODUCTS

Consultant shall endeavor to prepare and submit all reports, written studies, and other
printed material on recycled paper to the extent it is available at equal or less cost
than virgin paper.

10. INDEMNITY

To the maximum extent permitted by law, Consultant shall, at its own expense,
indemnify, defend with counsel acceptable to the City (which acceptance will not be
unreasonably withheld), and hold harmless City and its officers, officials, employees,
agents and volunteers ("Indemnitees") from and against any and all liability, loss,
damage, claims, suits, actions, arbitration proceedings, administrative proceedings,
regulatory proceedings, civil penalties and fines, expenses and costs (including,
without limitation, claims expenses, attorney's fees, and costs and fees of litigation)
(collectively, "Liability") of every nature, whether actual, alleged or threatened, arising
out of or in connection with the Services or Consultant's failure to comply with any of
the terms of this Agreement, regardless of any fault or alleged fault of the Indemnitees.

The Consultant's obligation to indemnify, defend and hold harmless under this
provision shall not be excused because of the Consultant's inability to evaluate
Liability, or because the Consultant evaluates Liability and determines that the
Consultant is not or may not be liable. The Consultant must respond within 30 calendar
days to any tender for defense and indemnity by the City, unless the time for
responding has been extended by an authorized representative of the City in writing.
If the Consultant fails to accept tender of defense and indemnity within 30 calendar
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days, in addition to any other remedies authorized by law, as much of the money due
or that may become due the Consultant under this Agreement as shall reasonably be
considered necessary by the City may be retained by the City until disposition has
been made of the matter subject to tender, or until the Consultant accepts the tender,
whichever occurs first.

The Consultant waives any and all rights to express or implied indemnity against the
Indemnitees concerning any Liability of the Consultant arising out of or in connection
with the Services or Consultant's failure to comply with any of the terms of this
Agreement.

Notwithstanding the forgoing, to the extent this Agreement is a "construction contract"
as defined by California Civil Code section 2783, as may be amended from time to time,
Consultant's duty to indemnify under this provision shall not apply when to do so would
be prohibited by California Civil Code section 2782, as may be amended from time to
time.

Notwithstanding the foregoing, to the extent that the Services include design
professional services subject to California Civil Code section 2782.8, as amended
from time to time, Consultant's duty to indemnify shall only be to the maximum extent
permitted by Civil Code section 2782.8.

In the event that Consultant or any employee, agent, or subcontractor of Consultant
providing Services under this Agreement is determined by a court of competent
jurisdiction or the California Public Employees Retirement System (PERS) to be eligible
for enrollment in PERS as an employee of City, Consultant shall indemnify, defend, and
hold harmless City for the payment of any employee and/or employer contributions for
PERS benefits on behalf of Consultant or its employees, agents, or subcontractors, as
well as for the payment of any penalties and interest on such contributions, which would
otherwise be the responsibility of City.

11. INSURANCE

A Before commencing performance of the Services, Consultant, at its own
cost and expense, must: (a) procure "occurrence coverage" insurance of the
kinds and in the amounts specified below against claims for injuries to persons
or damages to property that may arise from or in connection with the
performance of the Services hereunder by the Consultant or its agents,
representatives, employees, or subcontractors; and (b) submit to the City
certificates of insurance and endorsements evidencing insurance coverage
that meets the requirements of this section. Consultant must maintain the
insurance policies required by this section throughout the Agreement term. The
cost of such insurance must be included in the Consultant's proposal.
Consultant may not allow any subcontractor to commence work on the Services
until Consultant and/or the subcontractor have obtained all insurance required
by this Agreement for the subcontractor(s) and submitted certificates of
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insurance and endorsements evidencing such coverage to the City. Consultant
must, at its sole cost and expense, maintain Statutory Workers' Compensation
Insurance and Employer's Liability Insurance for any and all persons employed
directly or indirectly by Consultant. Workers' Compensation Insurance as required
by the State of California, with coverage providing Statutory Limits, and Employer's
Liability Insurance with limits of not less than ONE MILLION DOLLARS
($1,000,000.00) per occurrence must be provided. The Statutory Workers'
Compensation Insurance and Employer's Liability Insurance must be provided
with limits of not less than ONE MILLION DOLLARS ($1,000,000.00) per
accident. The insurance must be endorsed to waive all rights of subrogation
against the City and its officials, officers, employees, and volunteers for loss
arising from or related to the Services.

Consultant, at its own cost and expense, must maintain commercial general and
automobile liability insurance for the term of this Agreement in an amount not
less than ONE MILLION DOLLARS ($1,000,000.00) per occurrence, TWO
MILLION DOLLARS ($2,000,000.00) aggregate, and combined single limit
coverage for risks associated with Services. If a Commercial General Liability
Insurance or an Automobile Liability form or other form with a general aggregate
limit is used, either the general aggregate limit shall apply separately to the
Services or the general aggregate limit shall be at least twice the required
occurrence limit. Such coverage shall include, but shall not be limited to,
protection against claims arising from bodily and personal injury, including death
resulting therefrom, and damage to property resulting from activities
contemplated under this Agreement, including the use of owned and non-owned
automobiles.

Required commercial general coverage shall be at least as broad as Insurance
Services Office Commercial General Liability occurrence form CG 0001 (ed.
11/88) or Insurance Services Office form number GL 0002 (ed. 1/73) covering
comprehensive General Liability and Insurance Services Office form number GL
0404 covering Broad Form Comprehensive General Liability. Automobile
coverage must be at least as broad as Insurance Services Office Automobile
Liability form CA 0001 (ed. 12/90) Code 1 ("any auto"). No endorsement may be
attached limiting the coverage.

Except for Workers' Compensation insurance and professional liability
insurance, all other insurance coverage required pursuant to this Agreement
must include or be endorsed to include the following:

1. City and its officials, officers, employees, agents, and volunteers shall be
covered as insureds with respect to each of the following: liability arising
out of activities performed by or on behalf of Consultant; products and
completed operations of Consultant; premises owned, occupied, or used
by Consultant; and automobiles owned, leased, or used by the
Consultant. The coverage may contain no special limitations on the scope
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of protection afforded to City or its officials, officers, employees, agents,
or volunteers.

2. Required insurance coverage must be primary insurance with respect to
the City and its officials, officers, employees and volunteers. No insurance
or self-insurance maintained by the City may be called upon to contribute
to a loss under the coverage.

All insurance coverage required pursuant to this Agreement must include or be
endorsed to include the following:

1. Any failure of Consultant to comply with reporting provisions of the policy
shall not affect coverage provided to City and its officers, employees,
agents, and volunteers.

2.  Required insurance coverage may not be suspended, voided, canceled,
reduced in coverage or in limits, except after thirty (30) days' prior written
notice by certified mail, return receipt requested, has been given to the
City.

Professional liability insurance may be provided on a "claims-made" basis, but
the policy must be maintained in effect, and the City must be provided
satisfactory evidence of the policy being maintained in effect, for a period of
five years following the expiration or termination of this Agreement.

Consultant, at its own cost and expense, must maintain for the period covered
by this Agreement professional liability insurance in an amount not less than
ONE MILLION DOLLARS ($1,000,000.00) covering errors and omissions and
containing a cross liability or severability of interest clause acceptable to the
City. Any deductible or self-insured retention under the required professional
liability insurance may not exceed $150,000.00 per claim.

All insurance required under this Agreement must be placed with insurers with
a Best's rating of no less than A:VIl unless otherwise approved by the City.

The City may approve a variation in the foregoing insurance requirements,
upon a determination that the coverages, scope, limits, and forms of such
insurance are either not commercially available, or that the City interests are
otherwise fully protected.

12. NON-DISCRIMINATION

During the performance of this Agreement, Consultant will not discriminate against
any employee of the Consultant or applicant for employment because of race,
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religion, creed, color, national origin, sex, or age. Consultant will take affirmative
action to ensure that applicants are employed and that employees are treated during
employment without regard to their race, religion, creed, color, national origin, sex
or age.

13. BUSINESS LICENSE

Before the City will issue a notice to proceed with the Services, to the extent the
requirements of Chapter 5.04 of the Cloverdale Municipal Code apply, Consultant
and any subcontractors subject to the requirements of Chapter 5.04 of the City
Municipal Code must acquire at their sole expense a business license from the City
in accordance with that chapter. Such licenses must be kept valid throughout the
Agreement term.

14. OWNERSHIP OF WORK PRODUCTS AND TREATMENT OF
DOCUMENTS

All plans, specifications, reports, designs and other documents prepared by
Consultant pursuant to this Agreement shall be and remain the property of the City.
Any modification or reuse of such documents by the City without Consultant's prior
written consent will be at the City's sole risk. Except as may be otherwise required
by law, Consultant will disclose no data, plans, specifications, reports or other
documents pertaining to the Services without the prior written consent of the City.

15. TERMINATION AND REMEDIES

A City may terminate this Agreement for convenience by giving at least 10
days' written notice to Consultant specifying the termination effective
date. Upon receipt of such notice, Consultant may continue performance
of the Services through the date of termination. City shall pay Consultant
for all Services actually performed in accordance with this Agreement
through the termination effective date.

B. City may cancel this Agreement at any time and without cause upon
written notification to Professional. Professional may cancel this
Agreement upon 30 days’ written notice to City and shall include in such
notice the reasons for cancellation. In the event of termination,
Professional shall be entitled to compensation for services performed to
the effective date of termination; City, however, may condition payment
of such compensation upon Professional delivering to City any or all
documents, photographs, computer software, video and audio tapes,
and other materials provided to Professional or prepared by or for
Professional or the City in connection with this Agreement.

e If Consultant materially breaches any term of this Agreement, in addition
to any other remedies the City may have at law or equity, the City may:
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i Terminate the Agreement by notice to the Consultant specifying
the termination effective date;

2. Retain, and/or recover from the Consultant at no additional cost
to the City, the plans, specification, drawings, reports and other
design documents and work products prepared by Consultant,
whether or not completed;

3. Complete the unfinished Services itself or have the unfinished
Services completed, and/or;
4. Charge Consultant, or deduct from monies that may be due or

become due the Consultant under this Agreement, the difference
between the cost of completing the unfinished Services pursuant
to this Agreement and the amount that would otherwise be due
Consultant had Consultant completed the Services in accordance
with this Agreement.

16.  BINDING EFFECT AND ASSIGNMENT PROHIBITION

This Agreement is binding upon City, Consultant, and their successors. Except as
otherwise provided herein, neither City nor Consultant may assign, sublet or transfer
its interest in this Agreement or any part thereof without the prior written consent of
the other, and any purported assignment without such consent will be void.

17. REPRESENTATIVES

A. The City representative for purposes of this Agreement will be Vanessa
Apodaca, Interim City Engineer. The Consultant representative for
purposes of this Agreement will be Mary Cousins, Project Manager.
The parties' designated representatives will be the primary contact
persons regarding the performance of the Services. The parties intend
that their designated representatives will cooperate in all matters
regarding this Agreement and in such manner so as to achieve
performance of the Services in a timely and expeditious fashion.

B. Notices:

Any written notice to Consultant shall be sent to:
Mary Cousins
RMC Water and Environment

2175 North California Blvd, Suite 315
Walnut Creek, CA 94596

Any written notice to City shall be sent to:
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Vanessa Apodaca, Interim City Engineer
City of Cloverdale

124 N. Cloverdale Bivd.

Cloverdale, California 95425

18. INTEGRATION AND AMENDMENT

This Agreement represents the entire and integrated agreement between City and
Consultant and supersedes all prior negotiations, representations or agreements,
whether written or oral. If a discrepancy, disagreement, ambiguity, inconsistency or
difference in interpretation of terms arises as between terms or provisions of this
Agreement and any exhibit(s) made a part of this Agreement, this Agreement shall
control and shall be deemed to reflect the intent of the Parties with respect to the
subject matter hereof. This Agreement may only be amended by a writing signed by
a representative authorized to bind the Consultant and a representative authorized
to bind the City.

19. CONFLICT OF INTEREST PROHIBITION

City and Consultant will comply with the requirements of the City's Conflict of Interest
Code adopted pursuant to the provisions of California Government Code section 87300
and following, the Political Reform Act (California Government Code section 81000 and
following), the regulations promulgated by the Fair Political Practices Commission (Title
2, section 18110 and following of the California Code of Regulations), California
Government Code section 1090 and following, and any other ethics laws applicable to
the performance of the Services and/or this Agreement. Consultant may be required to
file with the City Clerk a completed Form 700 before commencing performance of the
Services pursuant to City's Conflict of Interest Code. Form 700 forms are available from
the City Clerk.

Consultant may not perform Services for any other person or entity that, pursuant to any
applicable law or regulation, would result in a conflict of interest or would otherwise be
prohibited with respect to Consultant's obligations pursuant to this Agreement. Consultant
agrees to cooperate fully with City and to provide any necessary and appropriate
information requested by City or any authorized representative concerning potential
conflicts of interest or prohibitions concerning Consultant's obligations pursuant to this
Agreement.

Consultant may not employ any City official, officer or employee in the performance of
the Services, nor may any official, officer or employee of City have any financial interest
in this Agreement that would violate California Government Code section 1090 et seq.
Consultant hereby warrants that it is not now, nor has it been in the previous twelve (12)
months, an employee, agent, appointee, or official of City. If Consultant was an
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employee, agent, appointee, or official of City in the previous twelve months, Consultant
warrants that it did not participate in any manner in the forming of this Agreement.
Consultant understands that, if this Agreement is made in violation of Government Code
section 1090 et seq., the entire Agreement is void and Consultant will not be entitled to
any compensation for Consultant's performance of the Services, including
reimbursement of expenses, and Consultant will be required to reimburse City for any
sums paid to Consultant under this Agreement. Consultant understands that, in addition
to the foregoing, penalties for violating Government Code section 1090 may include
criminal prosecution and disqualification from holding public office in the State of
California.

Any violation by the Consultant of the requirements of this provision will constitute a
material breach of this Agreement, and the City reserves all its rights and remedies at
law and equity concerning any such violations.

20. APPLICABLE LAW

The laws of the State of California shall govern the rights, obligations, duties and
liabilities of the parties to this Agreement and the interpretation of this Agreement. Any
action or proceeding that is initiated or undertaken to enforce or interpret any
provision, performance, obligation or covenant set forth in this Agreement shall be
brought in a state court in Sonoma County.

21. RECOVERY OF ATTORNEY'S FEES

If a party to this Agreement brings any action, including an action for declaratory relief,
to enforce or interpret any term of this Agreement, the prevailing party will be entitled
to reasonable attorneys' fees in addition to any other relief to which that party may be
entitled. The court may set such fees in the same action or in a separate action brought
for that purpose.

22. SEVERABILITY

If a court of competent jurisdiction finds or rules that any provision of this Agreement
is invalid, void, or unenforceable, the provisions of this Agreement not so adjudged
will remain in full force and effect. The invalidity in whole or in part of any provision of
this Agreement shall not void or affect the validity of any other provision of this
Agreement.
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IN WITNESS HEREOF, the parties have caused their authorized
representative to execute this Agreement on this___day of , .

CITY CONSULTANT
By: By:
Paul Cayler, City Manager David Richardson, Principal-
in-Charge
ATTEST:
By:

Linda Moore, Deputy City Clerk

APPROVED AS TO FORM:

By:
Jose Sanchez, City Attorney

Exhibits: Exhibit A — Consultant's Proposal
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City of Cloverdale
Professional Services by RMC Water and Environment
Assistance with NPDES Permit Reissuance
SCOPE OF WORK
December 21, 2015

RMC Water and Environment (RMC) will provide assistance to the City of Cloverdale (City)
throughout the reissuance process for the City’s NPDES permit (Permit) for discharge of treated
wastewater to percolation ponds located adjacent to the Russian River. The current permit was
approved by the North Coast Regional Water Quality Control Board in June 2012 (R1-2012-0048,
NPDES CA0022977). The application for permit reissuance, called the Report of Waste Discharge
(ROWD), is due on November 1, 2016, which is 270 days before the Permit expiration date of July
31, 2017. The exact timing of the permit reissuance may vary depending on the schedule and
availability of Regional Water Board staff. The permit will be administratively extended, as long
as a complete application for permit reissuance is turned in by the legal due date.

This scope of work is associated with the fee estimate in Exhibit A. As shown in the attached
schedule (see page 7), the scope of work includes activities beginning in Fiscal Year 2015-16 and
extending through Fiscal Year 2017-2018. The scope of work is organized into the following tasks:

Task 1. Report of Waste Discharge (ROWD)

RMC will prepare the City’s NPDES permit application, also known as the ROWD, which has a
legal due date of November 1, 2016. Preparation of the ROWD is organized into the following
activities:

Subtask 1.1 — Kickoff Meeting

RMC will meet with City staff and lead a discussion for the detailed approach to preparation of
technical analyses and the ROWD and permit reissuance process, including estimated task
schedules. RMC will provide information about the current regulatory climate, issues of potential
concern, compliance considerations, and planning for submittal of the permit application, as well
as strategies for a potential permit reissuance. In addition, RMC will gather information from City
staff regarding requests for potential permit changes, and will discuss options for potential permit
changes. If appropriate, RMC will also coordinate with Regional Water Board staff by phone.

Subtask 1.2 — Compile Applicable Data and Information

RMC will collect and review pertinent data to evaluate compliance history and determine data
sufficiency. City staff will provide data and information as needed for the ROWD. Data and
information to be collected and reviewed may include effluent flows, effluent water quality,
receiving water quality (Russian River and Groundwater), as well as selected City planning
documents. This task also includes placing the data into a format that facilitates subsequent

1
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activities of the project. For the purposes of this scope of work, RMC will analyze flow and water
quality data collected through at least May 2016 (3.75 years of data) and up to July 2016 (4 years
of data)

Subtask 1.3 — Conduct Reasonable Potential Analysis (RPA) and Calculate Effluent Limits

RMC will perform a reasonable potential analysis (RPA) for the City’s eftluent using the approach
in the State Implementation Policy as well as other RPA approaches being used by the Regional
Water Board, including USEPA’s Technical Support Document. The RPA is expected to be
conducted using the most recent three to five years of data, at least for the handful of constituents
with monitoring 4x/discharge. For most constituents, only a single sample of effluent water quality
is expected to be available. The results of the RPA will indicate which constituents require effluent
limits in the reissued permit. RMC will use the results of the RPA to estimate final effluent limits.
These estimated effluent limits would only apply to discharges to the Russian River, although they
also trigger additional monitoring for the discharge to the percolation ponds.

Subtask 1.4 — Special Technical Analyses

Various special technical analyses are usually requested by the Regional Water Board, or are in the
City’s interest to be included in the ROWD. RMC will assist the City by developing these technical
analyses during development of the ROWD and the permit negotiation process. Anticipated
activities for this task are described below and are based on experience in negotiating other recent
Region 1 and Region 2 NPDES permits, but additional analyses may also be requested by the
Regional Water Board since the permitting climate is very dynamic. Activities will be conducted
as applicable and as budget permits. Examples of anticipated technical analyses are as follows:

*  Groundwater Analysis — The City is required to perform quarterly monitoring of
groundwater, both upstream and downstream of the percolation ponds. RMC will
compile the groundwater monitoring data from the current permit term and assess
compliance with applicable water quality objectives for conductivity, chloride, and
nitrate in the groundwater. RMC will prepare summary graphs and tables for
inclusion in the ROWD.

o Documentation of Recent or Planned Operational Changes and Capital Projects
Information about recent and planned operational changes and capital projects will
be reviewed and summarized for inclusion in the ROWD. This will include a
summary of the City’s plans for sanitary sewer projects, as well as any
modifications to the Plant itself.

o Source Control Program. The Permit required the City to complete an Industrial
Waste Survey and to ensure adequate source control for industrial, commercial,
and residential users. The Industrial Waste Survey, completed by RMC, was
submitted to the Regional Water Board in September 2014. For the ROWD, RMC
will summarize additional source control efforts completed by the City in the
intervening years.
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o Compliance Attainability Analysis — If changes or trends have occurred in the
effluent character since the last permit reissuance, a compliance attainability
analysis can be used to justify alternate approaches to setting eftluent limits.

Subtask 1.5 — Preparation of Report of Waste Discharge

RMC will compile information for inclusion in the ROWD, including USEPA forms and State
Water Resources Control Board forms. The data required for the permit application includes
general information about the treatment facilities and collection systems, priority pollutant data
including statistical summaries of the data, and other data and information related to the NPDES
permit reissuance and other considerations. Technical analyses conducted as part of Subtasks 1.2
through 1.4 will be included in the ROWD, as appropriate, as will studies completed through
separate efforts (for example, the Industrial Waste Survey).

A draft ROWD will be prepared and submitted to City staff for review. Then. RMC will meet with
City staff to discuss comments on the draft ROWD and make necessary revisions and coordinate
submittal of the application by the due date.

RMC will prepare the final ROWD and provide copies to the City and to Regional Water Board in
both electronic and hard copy formats.

Subtask 1.6 — Project Management and Coordination

This task includes the internal and external coordination and communication necessary to assure
the Report of Waste Discharge is completed on schedule. This task includes the following:

1) Communication with City and team on the status of the project work;
2) Preparation of monthly invoices and detailed progress reports; and
3) Preparation of meeting agendas and notes.

Subtask 1.7 — Additional Special Technical Analyses (OPTIONAL)

This subtask is optional and shall not be commenced without written direction from the City to
RMC.

RMC will prepare additional special technical analyses if needed to support the permit renewal
using the additional budget provided for this subtask. The scope and nature of the special technical
analyses will be determined during the permit renewal, but will be similar in nature to the analyses
described in subtask 1.4.

Task 2. Permit Reissuance Negotiations

RMC will assist the City during negotiations with the Regional Water Board for reissuance of the
2017 NPDES permit. The permit reissuance activities, including negotiations, are organized into
the activities listed below.

Subtask 2.1 — Review Draft Permit Terms and Negotiate with Regional Water Board staff
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The Regional Water Board may provide the City with administrative draft permit language, or even
a complete administrative draft of the entire permit. If a complete draft is provided, RMC will
develop a redline-strikeout version of the permit to show comments on the administrative draft
permit, including specific justification for substantive changes. For the purposes of this scope, it
is estimated that there will be one complete administrative draft. RMC will meet with City staff to
discuss and compile comments on the administrative draft and then prepare comments for submittal
to the Regional Water Board. It is also anticipated that one meeting (maximum) will be held with
Regional Water Board staff after administrative draft comments are submitted.

If the Regional Water Board provides draft permit provisions (for example, a Reasonable Potential
Analysis or effluent limits calculations) separately from the complete administrative draft permit,
RMC will also review those materials and provide comments as part of this subtask.

Subtask 2.2 — Review Tentative Order, Prepare Comments and Conduct Negotiations during
Public Comment Period

RMC will review the Tentative Order and prepare comments in a form suitable for submission to
the Regional Water Board. If necessary, RMC will conduct additional research for citations of
precedent-setting activity. The Tentative Order comments will address elements of the permit that
the City wishes the Regional Water Board staff to revise or that the City could desire to appeal.

Subtask 2.3 — Prepare for and Attend Regional Water Board Hearing

RMC will review the draft response to comments as well as a revised Tentative Order, if applicable.
RMC will review these documents for consistency with previous negotiations, and to check
whether any new issues need to be discussed with Regional Water Board staff.

RMC recommends that the City provide oral testimony. RMC will develop a strategy, draft
remarks, and recommend selected speakers for the Regional Water Board hearing, if necessary.
RMC will accompany City staff to the hearing and provide comments if needed.

Subtask 2.4 — Project Management and Coordination

This task includes the internal and external coordination and communication necessary to assure
that negotiations for permit reissuance are completed on a schedule acceptable to the City and to
Regional Water Board staff. This task includes the following:

1) Communication with City and team on the status of the project work;
2) Preparation of monthly invoices and detailed progress reports; and

3) Preparation of meeting agendas and notes.

DELIVERABLES

Project deliverables are listed below:

Task 1 — Report of Waste Discharge
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Deliverables:

o Draft Report of Waste Discharge

o Final Report of Waste Discharge, including both electronic and hard copies for City
staff and Regional Water Board staff.

¢ Monthly progress reports and invoices

Task 2— Permit Renewal Negotiations
Deliverables:

e Draft and final comments on administrative draft permit

e Draft and final comments on Tentative Order

e Draft testimony for Regional Water Board hearing (if needed)
e Monthly progress reports and invoices

SCHEDULE

A rough estimated schedule for activities during the permit reissuance is shown on the next
page. This schedule could vary depending on the availability of Regional Water Board
staff.
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Estimated Schedule for NPDES Permit Renewal
(based on permit expiration date of July 31, 2017)
Task ; i
No. Rough Estimated Date Activity

May or June 2016

Kick-off Meeting for Report of Waste
Discharge (ROWD) and Permit Renewal

June through September 2016

RMC to prepare of Draft NPDES Permit
Application (ROWD)

Mid-September 2016

RMC to complete draft ROWD binders and
send to City staff for review.

E Late September to Early Meeting to discuss ROWD status and City
- October 2016 review of draft ROWD documents.
RMC to compile final draft ROWD (digital)
Last Week of October 2016 | and provide to City staff for final screen
check.
Monday, October 31, 2016 RMC to complete and submit ROWD
Tuesday, November 1, 2016 | Deadline for Submittal of ROWD
Review draft permit language and/or
April through June 2017 negotiate permit terms with Regional Water
Board staff
May or June 2017 Tentative Order Issued for Public Comment
™~
X Formal Comments Due on Tentative Order
E June 2017 (30 days after issuance of Tentative Order)
Revised Tentative Order and Response to
July 2017 Comments Released (in Regional Water
Board Packet)
August 2017 Permit Adoption Hearing
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== City Council/Successor Agency | Asendaltem: 4
JER Meeting Date: February 9, 2016
CLOVERDALE Agenda Item Summary

Agenda Section Staff Contact
Consent Calendar Vanessa Apodaca, Interim City Engineer

Agenda Item Title

Resolution No. 011-2016-2016 Appointing the Engineer of Work for the Cloverdale Landscaping and Lighting
Assessment District for Fiscal Year 2016-17

Summary

The Cloverdale Landscaping and Lighting Assessment District (“District”) was initially formed by the City in 1997
in accordance with the Landscaping and Lighting Act of 1972 (“Landscaping and Lighting Act”) to pay for costs
associated with maintaining landscaping and maintenance in the creek area associated with Jefferson Springs IV
subdivision (Zone 1). Additional zones have been annexed into the District over time and there are currently a
total of seven Zones in the District.

The Landscaping and Lighting Act requires that the City undertake certain proceedings for any fiscal year in
which assessments are to be levied and collected. These proceedings are typically accomplished at three
separate Council meetings with the following actions:

1) Adopt a resolution appointing the Engineer of Work and directing the preparation of the annual
Engineer’s Report.

2) Approve the Preliminary Engineer’s Report, declare the City Council’s intent to levy assessments and set
a date for a public hearing.

3) Conduct a public hearing, approve the Final Engineer’s Report and authorize the levying and collection
of assessments for the upcoming fiscal year.

The attached resolution begins the proceedings for the 2016-17 Fiscal Year. The Engineer’s Report will analyze
the anticipated FY 2016-17 costs for each zone in the District and determine the corresponding assessment
amounts. The City Council can make changes to the Engineer’s Report once it has been prepared and filed.
There are no annexations to the District anticipated for FY 2016-17.

The City Council has appointed Coastland Civil Engineering as the Engineer of Work for these proceedings since
1997 and they have demonstrated the expertise necessary to perform the work.

Options
1. Adopt a resolution appointing Coastland Civil Engineering as Engineer of Work for the FY 2016-17
Cloverdale Landscaping and Lighting Assessment District work.

2. Provide other direction to staff.

Budget/Financial Impact

All costs associated with these annual proceedings and the annual operation, maintenance and
administration of the Landscaping and Lighting Assessment District are recovered from the annual
assessments levied on the properties within the District. The proposal for the FY 2015-16 Engineer’s Report
was $11,200. It is anticipated that the FY 2016-17 Engineer’s Report will be approximately $400 higher.

Subcommittee Recommendation:
N/A

P.O. Box 217 * 124 North Cloverdale Blvd. * Cloverdale, CA 95425-0217 * Telephone (707) 894-2521 « FAX (707) 894-3451
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Recommended Council Action

Consider adopting a resolution appointing Coastland Civil Engineering as the Engineer of Work for the FY
2016-17 Cloverdale Landscaping and Lighting Assessment District and directing them to prepare and file the
Annual Engineer’s Report pursuant to Section 22622 of the Streets and Highways Code.

Attachments:
1. Resolution No. 011-2016-2016

CcC:



CITY OF CLOVERDALE
CITY COUNCIL
RESOLUTION NO. 011-2016

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CLOVERDALE APPOINTING COASTLAND
CIVIL ENGINEERING AS THE ENGINEER OF WORK FOR THE CITY OF CLOVERDALE LANDSCAPING
AND LIGHTING ASSESSMENT DISTRICT AND DIRECTING THE PREPARATION AND FILING OF THE

ENGINEER’S REPORT FOR FISCAL YEAR 2016-17
(PURSUANT TO THE LANDSCAPING AND LIGHTING ACT OF 1972)

WHEREAS, the City Council ordered the formation of the Assessment District during September,
1997 in order to levy and collect assessments pursuant to the Landscaping and Lighting Act of 1972; and

WHEREAS, pursuant to Section 22622 of the Streets and Highways Code, the City Council must
annually appoint the Engineer of Work and direct the preparation and filing of the annual Engineer’s Report
in order to levy and collect assessments on any following fiscal year; and

WHEREAS, it is anticipated that there will be no annexations into the Assessment District in FY
2016-17; and

WHEREAS, Coastland Civil Engineering has demonstrated the expertise necessary to prepare the
annual Engineer’s Report;

NOW, THEREFORE BE IT RESOLVED, that the City Council of the City of Cloverdale does hereby
appoint Coastland Civil Engineering as the Engineer of Work for the City of Cloverdale’s Landscaping and
Lighting Assessment District and does hereby direct it to prepare and to file the Annual Engineer’s Report
for Fiscal Year 2016-17 showing any changes, pursuant to Section 22622 of the Streets and Highways Code.

Itis hereby certified that the foregoing Resolution No. 011-2016 was duly introduced and duly
adopted by the City Council of the City of Cloverdale at its regular meeting held on this 9th day of February,
2016 by the following Roll Call vote:

AYES in favor of:

NOES:

ABSENT:

ABSTAIN:

APPROVED: ATTESTED:

MaryAnn Brigham, Mayor Linda Moore, Deputy City Clerk
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gy o Meeting Date: February 9, 2016

Agenda Item Summa.
CLOVERDALE 9 ry
Agenda Section Staff Contact
Consent Joanne Cavallari, Finance Manager

Agenda Item Title

Adoption of Resolution No. 012-2016 Authorizing Signatures for the City of Cloverdale General Checking
Account held at the Exchange Bank

Summary

Section 3.04.020 of the Cloverdale Municipal Code states that the City Manager, Mayor and Vice Mayor are
authorized to sign checks on behalf of the City.

In accordance with procedures of Exchange Bank, a resolution is required to authorize the change of signatures
for the City’s General Checking Account. In order to avoid the necessity of a new resolution each year when the
Council appoints the Mayor and Vice Mayor, staff is suggesting that all elected Council Members be listed on
the Exchange Bank Resolution as authorized signers. Staff can then, internally, ensure that the proper signatures
appear on each check after Council reorganization. A new Resolution will be prepared whenever the Council
members change.

This resolution will authorize the following signatures on account number 1170024002 held at the Exchange
Bank, Cloverdale Branch:

Joseph Palla Mary Ann Brigham
Carol Russell Robert M. Cox
Paul Cayler Augustine A. Wolter

It will be necessary for all Council Members to sign a new signature card at the bank.

Options: None recommended

Budget/Financial Impact
None.

Subcommittee Recommendation
N/A

Recommended Council Action

Adoption of Resolution No. 012-2016 Authorizing Signatures for the City of Cloverdale General Checking
Account held at the Exchange Bank

Attachments:

1. Resolution number 012-2016 Resolution Authorizing Signatures for the City of Cloverdale General
Checking Account held at the Exchange Bank

cc:



CITY OF CLOVERDALE
CITY COUNCIL
RESOLUTION NO. 012-2016

A RESOLUTION OF THE CITY OF CLOVERDALE CITY COUNCIL AUTHORIZING
SIGNATURES FOR THE CITY OF CLOVERDALE GENERAL CHECKING ACCOUNT HELD AT THE
EXCHANGE BANK

WHEREAS, the City of Cloverdale maintains a checking account at the Exchange Bank,
Cloverdale Branch, for the purpose of transactions for the City’s receipts and disbursements.

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Cloverdale does hereby
authorize the following signatures for the City of Cloverdale General checking account,
#1170024002, at the Exchange Bank:

Joseph Palla Mary Ann Brigham
Carol Russell Robert M. Cox
Paul Cayler Augustine A. Wolter

Resolution No. 012-2016 was duly adopted on this the 9th day of February, 2016 by the
following voice vote: ayes - noes

AYES in favor of:
NOES:
ABSTAIN:
ABSENT:

Approved: Attested:

Mary Ann Brigham, Mayor Linda Moore, Deputy City Clerk
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e Meeting Date: February 9, 2016

: Agenda Item Summar
CLOVERDALE 9 y
Agenda Section Staff Contact
Public Hearings Jerry Haag, Interim Community Development Director

Agenda Item Title

Consideration of a General Plan Amendment related to the Alexander Valley Resort Project, an amendment
to the Alexander Resort Specific Plan, an amendment to the City’s Zoning Ordinance rezoning a 12.3 acre site
northwest of the Alexander Valley Resort site from the “MP-Business Park District” to the “SP-1-Specific Plan
District” amending certain development standards in the SP-1 District and a Development Agreement to the
Alexander Valley Resort Project. (Although the Planning Commission’s actions taken at the January 5, 2016
Commission meeting were advisory and not final, in order to comply with all possible procedural
requirements, the Applicant/Property Owner appealed the Planning Commission recommendation to the
City Council.)

Summary
Site Location. The site is located on an approximately 254 acres of land located on the former Louisiana
Pacific mill site, generally located east of Asti Road between Asti Road and the Russian River, south of
Santana Drive. Assessor’s Parcels for the site include 116-260-012, 116-310-013 & -014, 117-050-010, -011,
012, -017, -024, -026, -027, -028 & -029.
Project History. The Alexander Valley Resort Specific Plan and associated actions were approved by the City
Council in 2009. The Planning Commission staff report from the January 5, 2016 meeting is attached as
Attachment 1 and provides greater detail regarding the history of the project.

Requested Actions. The Applicant has requested approval of a General Plan Amendment, an Amendment to
the Alexander Valley Resort Specific Plan, a Zoning Ordinance Amendment and a Development Agreement.

If approved, the revised Alexander Valley Resort Project (“Project”), would allow the 18-hole golf course,
which is currently a mandatory requirement for development of the Project, to be an optional feature of the
Project. It would also add the a 12.3 acre parcel of land located on the southeast corner of Asti Road and
Santana Drive owned by Tyris Corporation/Spight Properties Il LLC, (“Applicant” or “Developer”) into the
Alexander Valley Resort Specific Plan area and re-zone it to allow a limited number of resort-oriented
commercial uses on the parcel, in addition to the currently allowed business park uses. The following is a
description of these various elements.

General Plan Amendment: The requested General Plan amendment would be limited to those changes
necessary to ensure consistency with the amended Specific Plan. They would include changing the land use
designation for the 12.3 acre parcel from “BP-Business Park” to “DSC-Destination Commercial,” to be
consistent with the Specific Plan, and referencing that the 12.3 acre site would be included in the Specific
Plan. The amedment would also include modifying General Plan Land Use Policy LU 2-4, which discourages
the creation of retail commercial areas outside the downtown area, to provide that it does not apply to
“Destination Commercial” areas that may be expected to attract tourists and visitors to Cloverdale from
more distant locations and, ultimately, to Cloverdale’s downtown core. This change is necessary to allow a
limited number of resort-compatible commercial uses on the 12.3 acre parcel (in addition to the existing
industrial uses that are currently allowed and will continue to be allowed, on the 12.3 acres). Attachment 6
is the proposed updated General Plan pages with the updated General Plan land use map. Attachment 11b
is the Resolution approving the General Plan Amendment.

Amendment to Alexander Valley Resort Specific Plan: The proposed amendment to the Specific Plan
includes two major changes to the approved Specific Plan: (1) it incorporates a 12.3 acre parcel of land
located on the southeast corner of Asti Road and Santana Drive into the Specific Plan; and (2) it changes the

P.O. Box 217 * 124 North Cloverdale Blvd. * Cloverdale, CA 95425-0217 » Telephone (707) 894-2521 * FAX (707) 894-3451



mandatory golf course to an optional feature with the option to propose an equivalent open space
replacement. The amendments would also include several administrative clean-up changes updating the
Specific Plan document, such as referencing the completed annexation of the Specific Plan area to the City
and the Applicant’s completion of remediation of historic soil and groundwater contamination on the site.

Proposed revisions to the Specific Plan are depicted in Attachment 7.

The proposed Specific Plan amendments would incorporate the 12.3-acre into the Specific Plan area. The
Applicant’s original project application included this parcel as part of the original project proposal, but it
was later removed. A new Specific Plan land use category would be added to the Specific Plan, “/RMU-Resort
Mixed Use” and applied to the 12.3-acre site. The RMU category would continue to allow all the light
industrial uses that are currently allowed on the 12.3-acres under its existing M-P zoning, consistent with
the Industrial Park to the north and east, and would also allow a limited number of commercial uses
selected to be compatible with the Alexander Valley Resort project. Proposed land uses in this new category
and corresponding development standards are described below.

Incorporation of the 12.3 acre Parcel

The proposed Specific Plan amendments would incorporate the 12.3 acres into the Specific Plan area. The
Applicant’s original project application included this parcel as part of the original project proposal, but it
was later removed. The Applicant is now requesting to incorporate it back within the Specific Plan. A new
Specific Plan land use category would be added to the Specific Plan, “RMU-Resort Mixed Use,” and applied
to the 12.3 acre site. The RMU-Resort Mixed use category would continue to allow all the light industrial
uses that are currently allowed on the 12.3 acres under its existing M-P zoning, consistent with the
industrial park to the north and east, and would also allow a limited number of commercial uses selected to
be compatible with the Project. Proposed land uses in this new category and corresponding development
standards are described below.

Golf Course as Option

The proposed Specific Plan amendments would also make development of an on-site golf course an option,
rather than a requirement. If the golf course is not included, the golf course site, re-designated as the
“Recreation/Open Space Area,” would remain undeveloped, except for trails from the resort to and along
the Russian River, and any other uses or development in the Recreation/Open Space Area would be subject
to City Council review and approval. Such future uses may include passive open space use, such as hiking
trails, picnic areas and similar uses.

Zoning Ordinance Amendment: The rezoning application consists of two components: (i) rezoning the 12.3-
acre site from “Industrial Park (M-P) Zoning District” to “SP-1 Alexander Valley Resort Specific Plan Zoning
District” (hereafter, the “SP-1 District”) consistent with the remainder of the Specific Plan area; and (ii)
amending the SP-1 District to add a new land use designation and development standards for the 12.3-acre
site.

If the Zoning Ordinance Amendment is approved, the 12.3 acre site would be rezoned so that it would be
within the SP-1 District. The SP-1 District would be amended to include a new land use designation created
for the 12.3 acre site, called “Resort Mixed Use (RMU)”, and to establish permitted uses and development
standards for the RMU area. The permitted uses in the RMU area would include all the existing permitted
M-P industrial uses. In other words, all of the industrial uses currently allowed on the 12.3 acre site would
continue to be allowed after the rezoning and under the new SP-1 RMU designation. In addition, however,
a limited number of commercial uses would also be allowed on the 12.3 acres, which uses have been
selected to be compatible with the future resort. Specifically, six (6) types of commercial uses would be
allowed in the RMU Area as a matter of right, and an additional twenty-three (23) use types, all of which
were selected specifically to support the tourist market, would be allowed subject to normal General-
Commercial (G-C) zoning requirements. The 6 uses proposed as a matter of right are:



e Automobile rental agencies (excluding outdoor storage of vehicles not for on-site rental)
e FEducational Institutions involving culinary, viticulture and brewing arts, schools and instructional

programs

e Gymnasiums, Athletic and Health Clubs, Spas and similar commercial recreation uses

¢ Hotels (13 rooms or more)

e Restaurants with Bar/Cocktail Lounges (but not including fast-food restaurants or drive-thru

restaurants)

e Specialty grocery markets and food stores up to 5,000 square feet

The additional uses that would be allowed subject to normal G-C requirements are:

e Antique Collections and Shop

e Arts and crafts stores

e  Artist and photographic studios and
galleries (including the accessory sale of
artwork)

Bakeries

Barber and beauty shops

Bicycle shops

Book shops and stationary stores

Candy stores

Clothing stores

Commercial recreation facilities (outdoor)
Flower shops

Furniture and home goods

Gift shops

Jewelry stores

Liquor stores

Medical Services

Off-Street Parking Facilities (subject to
conditional use permit)

Outside Sales or Display Areas (for uses
allowed in the underlying Zoning District)
Toy stores

Transportation terminals and providers,
including livery and shuttle services
(subject to a conditional use permit)
Wine/Beer Tasting, sampling and sales
Accessory uses (located on the same site
as a permitted use)

Other uses similar to, and no more
objectionable than, uses identified above,
as determined by the Planning
Commission

Finally, the following uses would be prohibited in the RMU Area:

e Automobile Service Stations/Gasoline
Service Stations

e Sales and repair of automobiles, light
trucks, boats, campers, and motorcycles;
car washes; tire sales & service

e Bar/Cocktail Lounges without food service

e Bowling Alleys

e Drive-In Restaurants & Drive-Thru Facilities

Hardware Stores

Internally-llluminated Signs

Motion Picture Theaters

Multi-Line Traditional Shopping Centers
with Anchor Tenants

Freeway-Oriented Strip Mall Type Centers
Drug Stores/Pharmacies

Residential

Variety Superstores and Big-Box Stores

The permitted uses proposed above are proposed by the Applicant to support two goals: (1) to help attract
the investment needed to build the Alexander Valley Resort project; and (2) to attract tourist traffic north
from Healdsburg to stay at and support the hotel and spend tourist dollars in Cloverdale.

The development standards for the RMU area would be a blend of light industrial standards and commerecial
standards, to ensure compatibility with the adjacent business park uses. They would permit a range of lot
sizes, widths and depths. Lot coverage would be 60%. Except for parcels adjacent to Asti Road, front
setbacks would be 15 feet, rear setbacks would be 10 feet and side setbacks would range from zero (0) feet
for an interior side to 15 feet for a street side yard. For parcels located along Asti Road, a single setback of
20 feet, regardless of front, side or rear condition, would be required, which would include required
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landscaping.

Attachment 13a is a draft ordinance approving the rezoning of the 12.3-acre site and revising text of the SP -
1 District.

Development Agreement: The applicant has requested approval of a Development Agreement, which is
permitted under Cloverdale’s Municipal Code. The purpose of a Development Agreement is to “vest”
(protect) land use entitlements granted to the property owner so that the City, at a later date, could not
impose new regulations on the property. Assuring the reliability of the land use entitlements improves the
landowner’s ability to attract buyers and investment necessary to develop the Project and deliver to the City
the potential benefits the come along with such a development. The draft Development Agreement is
attached as Attachment 10 and the Ordinance approving the Development Agreement is attached as
Attachment 13b.

Key provisions of the Alexander Valley Resort Development Agreement are as follows:
- Length of agreement: 15 years
- Escalator for City fees: City fees to be updated each 5 years

- Infrastructure improvements:

*  Developer to construct Public Trail the length of Property’s Russian River frontage and to City
Wastewater Treatment Plant (subject to necessary approvals from other public agencies and
to credit against Developer’s Park-related Development Impact Fees).

*  Developer to construct Private Trail from the Resort Hotel to the Private Trail and to provide
public access from the Resort to the Public Trail.

*  Developer to construct City’s Zone 1 Water Tank(s)/Reservoir(s) system, subject to credits
and/or reimbursement of costs incurred by Developer for design and construction costs in
excess of Developer’s fair share; Developer to dedicate land required for public facilities.

*  Developer to construct Recycled Water System and City to provide recycled water if a golf
course is developed in the Recreation/Open Space Area, or if otherwise approved by the City.
If Developer moves forward in developing a golf course and constructing a Recycled Water
System within five (5) years after the effective date of the Development Agreement, the City
would be committed to providing the recycled water. After the five (5) years, the Developer
can request approval of a golf course or another recreational use for the City consideration.

e Discussion is on-going regarding the sizing of future water, sewer and drainage facilities. The
intent is that the Developer would install future facilities consistent with appropriate City
facility master plans that are in place at the time actual development proposals are submitted
to the City. The Development Agreement does not vest this element of development.

- Sharing of Transient Occupancy Tax (TOT) revenues: Developer and the City would share TOT
revenues for a five years, or until Developer is fully reimbursed for advancing the costs of public
infrastructure in excess of Developer’s fair share. At all times during the TOT revenue sharing
period, the City would receive a guaranteed amount of TOT revenues during each calendar quarter,
calculated to average $375,000 per year over the five-year period. Following the City’s receipt of its
guaranteed share, Developer would receive an amount necessary to reimburse Developer for public
infrastructure costs in excess of Developer’s fair share. Then, during each calendar quarter of the
five-year sharing period, to the extent that TOT revenues exceed the sum of the City’s share and
Developer’s reimbursement share, the City and Developer would share such excess TOT revenues
equally. Starting in year 6, for each quarter, the City would collect the first $156,250, and any
excess will be used to reimburse landowner until landowner is fully reimbursed. Thereafter, the City

4



would retain all revenues from this source.
- Growth Management Program: Future residences in the project would be exempt from the
provisions of the Growth Management Program.

Attachment 13 is a draft resolution recommending City Council approval of the Development Agreement.

Environmental Assessment. Staff recommends adoption of an Addendum to the certified 2009 EIR (Attachment
4). California Environmental Quality Act (“CEQA”) Guidelines allow lead agencies to prepare an Addendum to a
previously certified CEQA document where there are only minor changes to an approved project and that no
new more severe impacts would occur than disclosed in the original CEQA document would occur. No public
circulation is required prior to consideration of an Addendum, other than normal notifications (10-day notice).

The Addendum concludes that no new or more severe impacts would occur than disclosed in the previous EIRs
and that no new information is available that would change one or more conclusions identified in the earlier
EIR. Since the currrent project is essentially the same as analyzed in the 2009 EIR, the mitigation measures
included in the 2009 EIR must be met. This includes mitigation measures intended to reduce impacts associated
with commercial development on the 12.3-acre parcel. In addition, since the current project includes the 12.3-
acre commercial site along Asti Road, the project must adhere to the 2004 mitigation measures as well. These
various mitigation measures are included in and discussed in the Addendum document. An updated Mitigation
Montoring and Reporting Program document is included as Attachment 5.

Planning Commission Recommendation. The Planning Commission held public hearings on the AVR project on
December 2, 2015 and January 5, 2016. The Commission took unanimous action (4-0-1) as follows. Copies of the
approved Planning Commission Resolutions are Attachments 11 a-d. The various reasons for the Commission’s
decisions are found in the meeting minutes of the January 5, 2016 meeting (Attachment 3).

¢ Recommend City Council adoption of an Addendum to the certified 2009 AVR (PC Resolution No. 001-

16).

» Recommend City Council not approve the requested General Plan Amendment (PC Resolution No. 0002-
16).

» Recommend City Council not approve the requested AVR Specific Plan Amendment (PC Resolution No
003-16).

¢ Recommend City Council not approve the requested Zone Change to the SP-1 District, a text changes to
the SP-1 District and the proposed Development Agreement (PC Resolution no. 004-16), although the
Commission expressed support for a development agreement in general.

Analysis.

General Plan Amendment . The applicant’s request to amend the General Plan would allow development of
the Project as originally considered by the City in 2003-2004. The original submittal included tourist-serving
commercial uses on the 12.3-acre parcel on the southeast corner of Asti Road and Santana Drive. This
portion of the Project was later dropped when several other changes in the Project were made. The final
approval granted by the City in 2009 did not include the 12.3 acre site.

The proposed General Plan Amendment would change the Land Use map designation for the 12.3 acre site
from Business Park to Destination Commercial, as well as making a small number of minor amendments for

internal consistency.

The Applicant has now requested this site be added back into the Project area. The Applicant reports that
several potential purchasers desire a commercial base as part of the Project in order to have another
potential revenue stream. If approved, the General Plan Amendment would allow for this. The updated
General Plan document, with the requested amendment language, is attached hereto as Attachment 6.
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When originally considered, concerns were raised about the potential for future commercial uses on the
Project to compete with downtown businesses. The City has expended significant resources to promote a
vibrant and economically healthy downtown over the years and future commercial uses on the south side of
town could detract from downtown economic viability.

The Applicant notes that the list of potential commercial uses on the resort site have been targeted to those
supporting the planned resort hotel so that future competition with the downtown would be limited. In
addition, the resort would increase tourist visitation to Cloverdale and certain resort facilities, such as a
conference center, could be used by local businesses. Such a facility does not currently exist in the
community. This is discussed more fully below in the Zoning Amendment section of the staff report.

A second part of the request is to allow the proposed golf course portion of the Project be an optional use
rather than a mandatory feature of the Project. The Applicant notes that the popularity of golf has
significantly declined since the Project was first proposed and may no longer make financial sense. If the
Applicant, or a future developer, chooses not to develop a golf course, they can propose an alternative future
open space use to be located on the portion of the site currently designated as Open Space. Details of the
future open space use are not currently known, however, could consist of trails, picnic areas and other
passive open space uses. The amended Specific Plan would require approval of a Precise Development Plan
for the Open Space area prior to approval of permits for the residential component.

Attachment 9 is a table that demonstrates consistency between the Cloverdale General Plan and the
proposed Amendment.

Staff recommends approval of the General Plan Amendment. Staff believes that the proposed General Plan
Amendment will improve the overall quality of the Project and will further the economic development goals
of the City. If the revised project proves successful, the City would realize significant economic and
employment benefits.

Specific Plan Amendment. An Amendment to the Alexander Valley Resort Specific Plan has been requested to
incorporate the 12.3 acre parcel on the southeast corner of Asti Road and Santa Drive into the Alexander
Valley Resort Specific Plan. As previously noted, this parcel was included in the original application but later
removed. The Applicant proposes to incorporate this site to make a more marketable project.

The Specific Plan Amendment proposal is to designate the 12.3 acre site as “Resort Mixed Use.” Proposed
uses that could be located in this category are outlined below in the Zoning Amendment Analysis section of
the report.

The requested Amendment would also make development of the golf course an optional feature. If not
constructed, an alternative open space use would be approved for this area.

Finally, the Specific Plan Amendment would include administrative clean up language, including but not
limited to removing discussions related to annexation to the City (already completed), wood waste
remediation (also completed) and similar actions.

Staff recommends approval of the Specific Plan Amendment. Staff believes the proposed Amendments to
the Specific Plan would be consistent with the amended General Plan.

Zoning Amendment. A Zoning Ordinance Amendment has been requested consisting of (1) a rezoning of the
12.3-acre parcel on the southeast corner of Asti Road and Santana Drive from the “M-P, Industrial Park”
district to the “SP-1, Specific Plan” district and (2) changes to the development standards contained in the
existing SP-1 District. If approved, this action would ensure consistency between the Zoning Ordinance and
the amended General Plan and AVR Specific Plan.

The proposed SP-1/Resort Mixed Use land use category would allow the full range of light industrial and
service commercial uses permitted in the M-P Industrial Park District as well as a number of commercial uses
targeted to support the resort as outlined in Attachment 8.



Council and Planning Commissioners raised an issue with the proposed establishment of commercial uses as
part of the project and possible competition with commercial uses in the Downtown area. As noted above,
staff believes that a successful resort in the southern portion of town would increase the total number of
visitors to Cloverdale. It is likely that some of the future resort visitors would remain at the resort. But it is
also very likely that visitors may well drive north to the downtown to support local businesses. It may be
possible to encourage the future resort developer to provide linkages to the downtown, which could include
encouraging downtown businesses to open a second location near the resort, having the resort promote
downtown businesses and similar activities. The resort would also provide for amenities for local businesses,
such as a conference and meeting center that does not currently exist.

Staff recommends approval of the Zoning Ordinance Amendment and finds that the proposed rezoning is
consistent with the amended General Plan and the amended Alexander Valley Resort Specific Plan.

Development Agreement. The Development Agreement is a legal document that would “lock in” the land use
and zoning designations and development standards for a 15-year period, subject to certain exceptions for
public utility infrastructure requirements. A number of the Development Agreement provisions are financial
and have been negotiated between senior City staff and the Applicant. A number of the provisions have
been based on input provided by the Council at a joint Council-Commission workshop held in late October
2015.

Although not favoring the specific Development Agreement presented to the Planning Commission at their
January 6™ meeting, because it would have allowed commercial uses on the 12.3 acre site, the
Commissioners were in favor of the City entering into a Development Agreement with the Tyris
Corporation/Spight Properties Il LLC to facilitate development of the Resort project.

Options
1) Adopt the attached proposed resolutions approving changes to the approved AVR project that would
include the 12.3-acre Asti Road site into the overall AVR project, allow the now-mandatory golf course to
be an optional element of the project and approve a Development Agreement for the project; or 2) Deny
the requests for a General Plan Amendment, Specific Plan Amendment, Ordinance Amendment and
Development Agreement.

Budget/Financial Impact

If approved and constructed, the Resort would result in potentially significant increases in property tax, sales
taxes and transient occupancy revenues to the City, although the proposed Development Agreement
proposed sharing of TOT tax with the land owner for a fixed period of time. The amount of such increases is
unknown. The project would also increase short-term construction jobs and offer long-term employment
opportunities to the community with secondary economic benefits.

Subcommittee Recommendation
None.

Recommended Council Action
1)  Open the public hearing and take testimony.

2)  Adopt City Council Resolution 013-2016 approving an Addendum to the 2009 Certified Alexander Valley
Resort Specific Plan Environmental Impact Report (EIR).

3) Adopt City Council Resolution 014, approving amendments to the Cloverdale General Plan relating to
the Alexander Valley Resort Specific Plan.

4) Adopt City Council Resolution 015, approving amendments to Alexander Valley Resort Specific Plan.




5)  Introduce and waive the first reading of Ordinance No. 703-2016 of the City Council of the City of
Cloverdale amending Cloverdale Municipal Code zoning, making certain changes to Section 18.08.040,
the SP-1 District and rezoning the approximately 12.3-acre site located on the southeast corner of Asti
Road and Santana Drive (APN 117-050-02) as “SP-1.”

5) Introduce and waive the first reading of Ordinance No. 704-2016 of the City Council of the City of
Cloverdale approving a Development Agreement for the Alexander Valley Resort Project.

cc: Property Owner
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AGENDA ITEM No. 1
City of Cloverdale

":ﬁ Planning Commission
CLOVERDALE Staff Report
Meeting Date: January 5, 2016 (continued from the December 2, 2015
hearing)
Applicant: Tyris Corporation/Spight Properties Il LLC

Project Location:

Property Owner:

Zoning Designations:

Specific Plan:
General Plan
Designations:

Project Description:

Environmental
Assessment:

Approximately a 267-acre site located on a former
Louisiana Pacific mill site, generally located east of Asti
Road between Asti Road and the Russian River, south
of Santana Drive. See Attachment 1, Location Map.

APNs 116-260-012, 116-310-013 & -014, 117-050-010, -
011, 012, -017, -024, -026, -027, -028 & -029

Same as above

Specific Plan (SP-1)- approx. 255 acres

Industrial Park (MP)-12.3 acres

Alexander Valley Resort (AVR) Specific Plan
Destination Commercial (DSC)-approx. 255 acres
Business Park (BP)-12.3 acres

Request to amend the General Plan and AVR Specific Plan
to include a 12.3-acre site into the SP and make other land
use changes in the General Plan and Alexander Valley
Resort Specific Plan. Also to rezone the 12.3-acre site to
SP-1, modify development standards within the SP-1
District and approval of a Development Agreement
(GPA/SPA/ZA/DA 018-2015).

An Addendum to the Alexander Valley Resort
Environmental Impact Report (EIR) certified in 2009 is
recommended for City Council adoption (see Attachment
2). An updated Mitigation Monitoring and Reporting
Program (MMRP) is also recommended for adoption
(Attachment 3).

A. Staff Recommendation

That the Planning Commission consider the applications and by Resolution recommend
City Council approval of the requested General Plan Amendment, Alexander Valley

ATTACHMENT 2



Resort Specific Plan Amendment, Zoning Ordinance Amendment/Rezoning and
Development Agreement, City File GPA/SPA/ZA/DA 018-2015.

B. Background

Previous Planning Commission Hearing

A public hearing was held by the Commission on the proposed resort project on
December 2, 2015 and was continued to this hearing. The purpose for the continuance
was to allow additional time to allow local Native American tribal representatives to
contact the City and provide their input. Under SB 18, the City notified eight local tribes
with a description of the proposed project. This topic is further dicsussed below.

Existing Conditions
The site consists of two separate but contiguous areas of land. The approved Alexander

Valley Resort is located east of Asti Road, west of the Russian River and south of the
existing Industrial Park on approximately 254 acres of land. This site is vacant.
Immediately to the north of the resort is a separate 12.3-acre parcel of land that
contains a building (Soil King) and a parking lot.

Adjacent uses are as follows:

North: Industrial

South: Cloverdale Municipal Airport
East: Russian River

Woest: US 101 Freeway

Entitlement History
In 2009, the City Council approved the Alexander Valley Resort project, which includes

the following components:

* In 2009, the City adopted the Alexander Valley Resort Specific Plan that allowed
develoment of the following uses on approximately 254 acres of land.

- Golf Course/Open Space. An 18-hole regulation golf course, with a driving
and practice range pro shop and restaurant, Russian River open space, and
conservation areas (219 acres).

- Resort Hotel/Resort Residential Uses. A multi-story Resort Hotel is proposed
for the northern portion of the site. The facility would contain 100 to 150
rooms as well as restaurant facilities, a 10,000 square foot spa, meeting
rooms and related uses. On-site parking would also be provided Associated
residential uses would include up to 40 “fractional ownership” residential
dwellings which would be built adjacent to the hotel (7.5 acres).

- Single Family Residential. Maximum of 105 detached, single-family houses
with densities up to 8 units per acre and minimum lot size of 4,000 square
feet. These dwellings would be sited in the southern/central portion of the
site (18.0 acres).




- Estate Residential. Maximum of 25 single-family houses with densities up to 4
units per acre and minimum lot size of 6,000 square feet would be located
near the Single Family area (6.4 acres).

- Entry Commercial. A small neighborhood commercial area is proposed at the
primary Project entrance along Asti Road that would include commercial
facilities for visitors and

A 12.3-acre parcel of land on the southeast corner of Asti Road and Santana
Drive was originally included in the Specific Plan area but was later removed at
the request of the applicant. This parcel is under the same ownership as the
remainder of the project area.

* A new zoning district within the City (the Specific Plan-1, or “SP-1 District”) was
created for the AVR property which codified provisions of the AVR Specific Plan.
At that time the AVR property (with the exception of the 12.3-acre site) was in
the unincorporated portion of Sonoma County. The Council took action to
prezone the site as SP-1 which became effective upon annexation.

* The site was annexed to the City of Cloverdale in 2010.

* An Environmental Impact Report (EIR) was certified by the City Council in 2009
which analyzed the impacts of all of the above actions. The EIR found that all
impacts of the project could be mitigated to a less-than-significant level with
adherence to mitigation measures. A Final EIR was certified as part of the EIR
which consists of comments from all affected agencies and individuals that were
sent to the City and responses to those agencies and individuals. A Mitigation
Monitoring and Reporting Program (MMRP) was also included as part of the EIR
certification. As required by CEQA, an MMRP identifies all mitigation measures
included in the applicable CEQA document, the organization or agency who is
required to complete each mitigation and the timing when the mitigation
measure must be carried out. The MMRP has been updated to reflect the
current project (see Attachment 3).

An earlier Draft EIR (DEIR) was prepared in 2004 for an earlier iteration of the
AVR Project that included the 12.3-acre commercial site. This EIR was not
certified, but was incorporated by reference into the 2009 EIR.

C. Project Description

The applicant and land owner, Tyris Corporation, has worked to find a hotel developer
and operator since the approval was granted by the City in 2009. Tyris has indicated that
potential buyers are reluctant to invest due to a number of issues with the plan’s
current configuration and type of uses envisioned. To remedy this, a request has been
filed to amend the General Plan, Alexander Valley Resort Specific Plan, amend the
Zoning Ordinance and approve a Development Agreement so that the Project can
become more marketable. These elements are discussed below.



General Plan Amendment: Request to change the land use designation for the 12.3-
acre parcel north of the AVR site from “BP-Business Park” to “DSC-Destination
Commercial.” If approved, the Destination Commercial designation would be
consistent with the larger AVR site. The General Plan would also reference that the
12.3 acre site would be included in the AVR Specific Plan. Attachment 4 is the
proposed updated General Plan document and Attachment 5 shows the updated
General Plan land use map. Attachment 11 is a draft resolution of the Commission
recomending City Council approval of the GPA and Attachment 11a is a resolution
recommending denial of the requested GPA.

Amendment to AVR Specific Plan: The applicantion includes a request to incorporate
the 12.3-acre into the AVR Specific Plan. The original application did include this
parcel, but it was later removed. A new Specific Plan land use category would also
be added to the Specific Plan, “RMU-Resort Mixed Use Commercial” and applied to
the 12.3-acre site. The MUC category would allow light industrial resort uses,
consistent with the Indutial Park to the north and east, as well as selected
commercial uses to be compatible with the adjacent AVR project. Proposed land
uses in this new category and development stanards are described below. Proposed
revisions to the Specific Plan are depicted in Attachment 6.

The proposed Specific Plan Amendment would make future development of an 18-
hole on-site golf course an option for a future developer, rather than a requirement.
If the golf course is not included, the Open Space area would be replaced by some
form of passive open space use, such as hiking trails, picnic areas and similar uses.
Revised phasing requirements, found on page 54 of the draft Amended Specific Plan
(see Attachment 6), woud require that trails be installed from the Resort site to the
River frontage area before permits are granted for any residential dwellings. Further,
no permits may be granted for residential dwellings on the site until a Precise
Development Plan (PDP) is submitted and approved by City’'s Community
Development Director for the Open Space area.

Several administrative clean-up changes are also proposed to bring the document
current, such as referencing the completed annexation to the City and finalization of
wood waste remediation activities.

Attachment 12 is a draft Resolution recommending the City Council approve
amendments to the Specific Plan. Attachment 12a is a draft Resolution
recommending City Council denial of the Specific Plan Amendment.

Zoning Ordinance Amendment: The request is to rezone the 12.3-acre site from
“MP-Industrial Park” to “SP-1" consistent with the remainder of the AVR resort site.
The project also includes amendments to permitted and conditionally permitted
land uses and development standards, as follows:

- Permitted/Conditional Uses: Permitted “by right” (no further City approval
requiried for the use, although a PDP Plan would be needed for buildings)
would be auto rental agencies, educational institutions focused on food and




wine, health club and related facilities, hotels with 13+ rooms, restaurants
and cocktail lounges, not including fast-food or drive-through establishments
and specialty food sales up to 5,000 square feet. The amended zoning district
would also permit light industrial uses currently allowed per Table 18.06.030-
A

A number of uses would be permitted subject to the issuance of a
conditional use permit by the Planning Commission. These are listed on
Attachment 7. Some of these uses include arts and crafts stores, bicycle
shops, flower shops, gift shops and wine and beer tasting and sales.

- Development Standards: Proposed development standards are set forth in
Table 18-08.040-A on Attachment 7 to regulate future buildings and related
improvements. Proposed standards are a blend of light industrial standards
and commercial standards. If approved, they would permit a range of lot
sizes, widths and depths. Lot coverage would be 60%. Except for parcels
adjacent to Asti Road, front setbacks would be 15 feet, rear setbacks would
be 10 feet and side setbacks would range from0 o feet for an interior side to
15 feet for a street side yard. For parcels located along Asti Road, a single
setback of 20 feet, regardless of front, side or rear condition, would be
required which would also required to be landscaped.

The amended zoning would also establish that construction of the now-mandatory
golf course would become optional. The Developer would be required to submit and
have a approved a PDP for the Open Space area prior to issuance of the first building
permit for residential dwellings. Attachment is a draft Resolution recommending
City Council approval of the rezoning for the site (Attachment 13) with Attachment
13a, a draft Resolution recommending denial of the rezoning.

Development Agreement: The applicant has requested approval of a Development
Agreement, which is permitted under Cloverdale’s Municipal Code. The purpose of a
Development Agreement is to “vest” (protect) land use entitlements granted to the
property owner so that the City, at a later date, could not impose new regulations
on the property. In return, the land owner can provide community benefits to the
City in return for vested rights. The draft Development Agreement is attached as
Attachment 9 and the Development Agreement Ordinance to be considered by the
City Council is Attachment 15. If approved, the Ordinance would implement the
Development Agreement.

Key provisions of the AVR Development Agreement are listed below. The attached
Development Agreement is considered a draft and negotiations between the City
and Developer are on-going regarding provision of infrastructure and the disposition
of TOT revenues between the two entities.

- Length of agreement: 15 years

- Escalator for City fees: City fees to be updated each 5 years



- Infrastructure improvements:

* Developer to construct Public Trail the length of Property’s Russian
River frontage and to City Wastewater Treatment Plant (subject to
necessary approvals from other public agencies and to credit against
Developer’s Park-related Development Impact Fees).

* Developer to construct Private Trail from the Resort Hotel to the
Private Trail and to provide public access from the Resort to the Public
Trail.

* Developer to construct City’s Zone 1 Water Tank(s)/Reservoir(s),
subject to credits and/or reimbursement of costs incurred by Developer
for design, construction and required land dedication(s).

* Developer to construct Recycled Water System if necessary to serve
Recreation/Open Space Area (i.e., if golf course is constructed, or if
similar water-intensive use is constructed).

* Discussion is on-going regarding the sizing of future water, sewer and
drainage facilities. The intent is that the Developer would install future
facilities consistent with appropriate City facility master plans that are
in place at the time actual development proposals are submitted to the
City.

- Sharing of Transit Oriented Tax (TOT) revenues: The DA includes a schedule
for sharing of TOT revenues between the City and Developer. The DA
provides for 50/50 sharing of the TOT generated by the Project in the first
calendar quarter during which TOT is payable to the City. For the next five
years, the City would collect a defined amount of the TOT payable quarterly
(to average $375,00 per year), with the excess first used to reimburse
landowner for construction of public facilities, with remaining excess split
50/50 by the City and landowner. Starting in year 6, for each quarter, the
City would collect the first $156,250, and any excess will be used to
reimburse landowner until landowner is fully reimbursed. Thereafter,
the City would collect the full amount of the TOT for the life of the project.

- Growth Management Program: Future residences in the project would be
exempt from the provisions of the Growth Management Program.

The Planning Commission is being requested to review proposed Development
Agreement as part of the larger application. Although it would affect development
of the site in terms of phasing and other feature, the DA is not really a land use
approval, since it is intended to vest other approvals that may be granted by the
City: the GPA, SPA and zoning amendment. Attachment 13 is a draft resolution
recommending City Counicl approval of the Development Agreement and
Attachment 13a is a resolution not recommending approval.



D. Analysis

Public Notice

The Notice of Public Hearing was published in the Cloverdale Reveille and properly
posted on November 19, 2015. Notice of the public hearing was also mailed to property
owners within 300’ of the boundaries of proposed project on or before November 19,
2015 and posted on the City website.

On December 2, 2015, the Commission voted to continue the public hearing to ths date,
so a new public hearing notice was not required.

Environmental Review

The environmental effects of the proposed Alexander Valley Resort and all associated
land use actions were first addressed in a 2004 Draft EIR (DEIR). This DEIR encompassed
a 267-acre project that included the 12.3-acre parcel on the east side of Asti Drive. The
document was circulated for the mandatory 45-day period and comments received by
the City. Before the CEQA process was completed, the applicant changed the scope of
the project to eliminate the 12.3-acre parcel. Later, in 2009, the EIR was revised to
reflect the smaller project size (which included all major elements of the current project
minus the 12.3-acre commercial parcel), was recirculated and all comments from the
2004 DEIR and the Recirculated DEIR received responses. In 2009, the EIR was certified
by the City Council, which included the 2004 DEIR as a referenced background
document and the Recirculated EIR. Mitigation measures from the 2004 DEIR were
revised to reflect fewer impacts associated with a smaller project, including but not
limited to fewer vehicular trips, police and fire service impacts.

Staff is recommending that the Commission recommend City Council adoption of an
Addendum to the certified 2009 EIR. CEQA Guidelines allow Lead Agencies to prepare an
Addendum to a previously cerified CEQA document where there are only minor changes
to an approved project and that no new more more severe impacts would occur than
disclosed in the original CEQA document would occur. No public circulation is required
prior to consideration of an Addendum, other than normal notifications (10-day notice).

Attachment 2 is the Addendum document for the AVR project. The Addendum
concludes that no new or more severe impacts would occur than disclosed in the
previous EIRs and that no new information is available that would change one or more
conclusions identified in the earlier EIR. The current Addendum has been slightly
modified from the version provided to the Commission in December to include more
environmental analysis of the proposed project.

Since the currrent project is essentially the same as analyzed in the 2009 EIR, the
mitigation measures included in the 2009 EIR must be met. In addition, since the current
project included the 12.3-acre commercial site along Asti Road, the project must adhere
to the 2004 mitigation measures as well. These various mitigation measures are



included in and discussed in the Addendum document. An updated Mitigation
Montoring and Reporting Program document is included as Attachment 3 and the
Commission is being requested to review and recommend City Council approval of this
document.

Staff recommends that the Planning Commission adopt the draft Resolution
recommending City Council approval of the Addendum (Attachment 10). A CEQA
document is independent of the other project elements under consideration, so that
even if the Addendum were to be approved, other project elements may not be
recommended for approval.

General Plan Amendment Analysis

The applicant’s request to amend the General Plan would allow development of the AVR
project as originally considered by the City in 2003-2004. The original submittal included
tourist-serving commercial uses on the 12.3-acre parcel on the southeast corner of Asti
Road and Santana Drive. This portion of the project was later dropped when several
other changes in the project were made. The final approval granted by the City in 2009
did not include the 12.3-acre site.

The proposed Amendment would change the Land Use map designation for the 12.3-
acre site from Business Park to Destination Commercial, as well as making a small
number of minor amendments to the General Pan for internal consistency.

The Applicant and land owner has now requested this site be added back to the site as
designated in the General Plan. They report that several potential purchasers desire a
commercial base as part of the project as another potential revenue stream. If
approved, the GPA would allow for this. The updated General Plan document, with the
requested amendment language, is Attachment 4.

When originally considered, concerns were raised about the potential for future
commercial uses on the AVR resort to compete with downtown businesses. The City has
expended enormous resources to promote a vibrant and economically healthy
downtown over the years and future commercial uses on the south side of town could
detract from downtown economic viability.

The Applicant notes that the list of potential uses on the resort site have been targeted
to those supporting the planned resort hotel so future competition with the downtown
would be limited. In addition, the resort would greatly increase tourist visitation to
Cloverdale and resort facilities, such as a conference center, could be used by local
businesses. This is dicussed more fully below in the Zoning Amendment section of the
staff report.

A second part of the request it to allow the proposed golf course portion of the project
to be an optional use rather than mandatory. They note that the popularity of golf has
significantly declined since the AVR project was first proposed and may no longer make
financial sense. An alternative future open space use will be located on the portion of
the site presented designated as Open Space. Details of the future open space use is not



currently known, but would likely include trails, picnicing and other passive open space
uses. The amended Specific Plan would require approval of a Precise Development Plan
for the Open Space area prior to approval of permits for the residential component.

Attachment 8 is a table that demonstrates consistency between the Cloverdale General
Plan and the proposed Amendment.

Staff believes that the proposed General Plan Amendment will improve the overall
quality of the project and will further the economic development goals of the City.
Approval of this request is recommended. If the revised project proves successful, the
City would realize significant economic and employment benefits.

Specific Plan Amendment Analysis

An Amendment to the Alexander Valley Resort Specific Plan has been requested to
incorporate the 12.3-acre parcel on the southeast corner of Asti Road and Santa Drive
into the AVR Specific Plan. As previously noted, this parcel was included in the original
application but later removed. The Applicant proposes to incorporate this site to make a
more marketable project.

The SPA proposal is to designate the 12.3-acre site as “Resort Mixed Use.” Proposed
uses that could be located in this category are outlined below in the Zoning Amendment
Analysis section of the report.

The requested Amendment would also make development of the golf course an
optional feature. If not constructed, an alternative open space use would be approved
for this area.

Finally, the SPA would include administrative clean up language, including but not
limited to removing discussions related to annexation to the City (already completed),
wood waste remediation (also completed) and similar actions.

Staff believes the proposed Amendments to the Speciifc Plan would be consistent with
the amended General Plan and recommends approval of this request.

Zoning Amendment Analysis

A Zoning Ordinance Amendment has been requested consisting of (1) a rezoning of the
12.3-acre parcel on the southeast corner of Asti Road and Santana Drive and (2) changes
to the development standards contained in the existing SP-1 District.

The proposed SP-1/Resort Mixed Use land use category would allow the full range of
uses permitted in the M-P Industrial Park District as well as a number of commercial
uses as outlined in Attachment 7. The rezoning would also ensure consistency between
site zoning and the requested GPA and SPA.

Council and Planning Commissioners raised an issue with the proposed establishment of
commercial uses as part of the AVR and possible competition with commercial uses in
the Downtown area. As noted above, staff believes that a successful resort in the
southern portion of town would increase the total number of visitors to Cloverdale. It is



likely that some of the future resort visitors would remain at the resort. But it is also
very likely that visitors may well drive north to the downtown to support local
businesses. It may be possible to encourage the future resort developer to provide
linkages to the downtown, which could include encouraging downtown businesses to
open a second location near the resort, having the resort promote downtown
businesses and similar activities. The resort would also provide for amenities for local
businesses, such as a conference and meeting center that does not currently exist.

Staff supports the proposed zoning amendment with the finding that the proposed
rezoning is consistent with the amended General Plan and the amended AVR Specific
Plan.

Development Agreement

The Development Agreement is basically a legal document that would “lock in” other
City entitlements (GPA, SPA, rezoning) for a 15-year period. Many of the other
provisions are financial and would be considered by the City Council following Planning
Commission action. The Commission is encouraged to provide any comments with
respect to the DA to the City Council. Staff does recommend approval of the DA;
however a draft resolution has been included in the packet (Attachment 13a) should the
Commission choose not to recommend approval.

Other issues
The following additional issues are brought to the attention of the Commission:

Native American Tribal Consultation

As required by Senate Bill 18 (SB 18), City staff contacted the Native American
Heritage Commission (NAHC) and the Commission provided eight local tribal
representatives that the Contacted to solicit comments on the proposed project.
Two tribal representatives replied and, as required by SB 18, the City followed up
with letters requesting their respective input. No follow-up comments have been
received by the City as a response as of this writing. This includes the two tribal
representatives that contacted the City (Federated Indians of Graton Rancheria and
Dry Creek Rancheria Band of Pomo Indians) or the other six tribal representatives
contacted by the City. Copies of these two tribal letters were distributed to the
Commission on December 2.

Public Communications

A letter dated December 14, 2015 was submitted to City staff and addressed to the
Planning Commission by Mr. Bruce Reuser. This is Attachment 16 to the staff report.
The letter summarizes the history of industrial uses on Mr. Reuser’s property and
asks the Commission to consider this pattern of uses when making a
recommendation on future uses for the Applicant’s 12.3-acre site immediately
adjacent to Mr. Reuser’s industrial park.
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A similar letter was received from Classic Mill & Cabinet on December 28, 2015
requesting that the zoning on the 12.3-acre Asti parcel not be changed. This is
Attachment 17.

E. Staff Recommendation

Staff recommends the Planning Commission consider the applications and by Resolution
recommend City Council approval of the requested General Plan Amendment,
Alexander Valley Resort Specific Plan Amendment, Zoning Ordinance
Amendment/Rezoning and Development Agreement. Attachment to the staff report
also include draft resolutions recommending project denial of proposed project
elements, should a majority of the Planning Commission so decide.

Attachments
1. Project Location Map
2. CEQA Addendum to 2009 Certified Project EIR
2 Mitigation Monitoring and Reporting Program (MMRP)
4, Proposed Amended General Plan Document
5. Proposed Amended General Plan Land Use Map
6. Proposed Amended AVR Specific Plan
7 Proposed Amended SP-1 Zoning District
8 General Plan Consistency Matrix
9 Proposed Development Agreement
10 Proposed Resolution Recommending City Council Adoption of CEQA
Addendum
11 Proposed Resolution Recommending City Council Approval of a GPA

1la  Proposed Resolution Recommending City Council Denial of a GPA

12 Proposed Resolution Recommending City Council Approval of an
Amendment to the Alexander Valley Resort Specific Plan

12a  Proposed Resolution Recommending City Council Denial of an
Amendment to the Alexander Valley Resort Specific Plan

13 Proposed Resolution Recommending City Council Approval of Ordinances
Amending the SP-1 District and Approval of a Development Agreement

13a  Proposed Resolution Recommending City Council Denial of Ordinances
Amending the SP-1 District and Denial of a Development Agreement

14 Proposed Rezoning Ordinance
15 Development Agreement Ordinance
16 Correspondence from Bruce Reuser

17 Correspondence from Classic Mill & Cabinet
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ADDENDUM
to the
2009 Final Environmental Impact Report
for the
Alexander Valley Resort Project
(State Clearinghouse Number 2003072142)

February 2016
I. Introduction

This Addendum to the 2009 Final Environmental Impact Report for the
Alexander Valley Resort Project (State Clearinghouse Number 2003072142) (the “EIR™)
has been prepared by the City of Cloverdale (the “City”) to satisfy the requirements of the
California Environmental Quality Act (Public Resources Code §2100 ef seq.) (“CEQA™) and
its implementing regulations (the “CEQA Guidelines”) (California Code of Regulations, Title
14, Chapter 3 (Section 15000 ef seq.), in connection with its review and consideration of an
application by Spight Properties II LLC (“Applicant”) to modify the approved Alexander Valley
Resort Project (the “Project™).

The City approved the Project in 2009. Since its approval, the Applicant
has determined, and the City has agreed, that certain modifications to the approved Project
are necessary to successfully implement the Project. These modifications, more fully described
in Section IV below, consist of amendments to the approved Alexander Valley Resort Specific
Plan (the “Specific Plan”) to (a) make the golf course optional rather than mandatory, and
(b) restore 12.3 acres (the “Asti Road Parcel”) to the Specific Plan area, which acreage was
part of the original project and evaluated in the EIR, but was removed from the Project prior
to Project approval.

II. Applicable CEQA Requirements

Section 15164 of the CEQA Guidelines directs cities and other lead agencies to
prepare addenda to certified EIRs when changes are proposed to an approved project, but
the changes will not result in any of the conditions described in Section 15162 of the CEQA
Guidelines. Specifically, Section 15164 states:

(a) The lead agency or responsible agency shall prepare an addendum to a previously
certified EIR if some changes or additions are necessary but none of the conditions
described in Section 15162 calling for preparation of a subsequent EIR have
occurred.

(b) An addendum to an adopted negative declaration may be prepared if only minor
technical changes or additions are necessary or none of the conditions described in
Section 15162 calling for the preparation of a subsequent EIR or negative
declaration have occurred.
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(c) An addendum need not be circulated for public review but can be included in or
attached to the final EIR or adopted negative declaration.

(d) The decision making body shall consider the addendum with the final EIR or adopted
negative declaration prior to making a decision on the project.

(e) A brief explanation of the decision not to prepare a subsequent EIR pursuant to
Section 15162 should be included in an addendum to an EIR, the lead agency's
findings on the project, or elsewhere in the record. The explanation must be
supported by substantial evidence.

Section 15162 establishes when changes to a project could require the preparation of a
subsequent EIR, rather than an addendum. Section 15162 states:

(a) When an EIR has been certified or negative declaration adopted for a project, no
subsequent EIR shall be prepared for that project unless the lead agency determines, on

the basis of substantial evidence in the light of the whole record, one or more of the
following:

(1) Substantial changes are proposed in the project which will require major
revisions of the previous EIR or negative declaration due to the involvement of
new significant environmental effects or a substantial increase in the severity of
previously identified significant effects,

(2) Substantial changes occur with respect to the circumstances under which the
project is undertaken which will require major revisions of the previous EIR or
negative declaration due to the involvement of new significant environmental

effects of a substantial increase in the severity of previously identified significant
effects; or

(3) New information of substantial importance, which was not known and could not
have been known with the exercise of reasonable diligence at the time of the

previous EIR was certified as complete or the negative declaration was adopted,
shows any of the following:

(A) The project will have one or more significant effects not discussed in the
previous EIR or negative declaration;

(B) Significant effects previously examined will be substantially more severe than
shown in the previous EIR;

(C) Mitigation measures or alternatives previously found not to be feasible would
in fact be feasible and would substantially reduce one or more significant

effects of the project, but the project proponents decline to adopt the
mitigation measure or alternative; or
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(D) Mitigation measures or alternatives which are considerably different from
those analyzed in the previous EIR would substantially reduce one or more
significant effects on the environment, but the project proponents decline to
adopt the mitigation measure or alternative.

Based on these provisions of the CEQA Guidelines, the City has determined that this
addendum (“Addendum”) is the appropriate form of CEQA compliance to support the pending
application because, as explained detail below, the proposed changes to the approved Project will
not result in any of the conditions described in Section 15162 of the CEQA Guidelines, and so no
subsequent EIR is required.

IIIl.  Proposed Project Modifications
A. The Approved Project and Associated Environmental Review

In 2003, the Applicant applied to the City for approval of a specific plan, pursuant to
California Government Code section 65450 ef seq., to allow the construction of the Alexander
Valley Resort, to be comprised of a hotel and spa, golf course, an approximately 15-acre mixed-
use commercial center and up to 235 units of rental and residential housing on approximately
267 acres in the City of Cloverdale (the “Property”)!. The details of that project were embodied
in the Alexander Valley Resort Specific Plan Draft dated May 23, 2003, which was presented to
the City as part of a comprehensive development application in the spring of 2004 (the “2004
Specific Plan Proposal” or the “2004 Proposal”).

In July of 2004, the City published a Draft Environmental Impact Report for the
Project (the “DEIR”), which comprehensively evaluates the potential environmental effects
from development of the 267-acre Project site as described in the 2004 Specific Plan. Because
the 2004 Specific Plan Proposal provided for the rezoning of the 12.3-acre Asti Road Parcel to
allow commercial uses on that Parcel, the DEIR evaluates the potential impacts from allowing
commercial uses on that Parcel.

Following the publication of the DEIR, the proposed Project was modified to
remove the Asti Road Parcel from the Specific Plan area, thereby reducing the size of the
mixed-use commercial area from approximately 15 acres to approximately 2.4 acres and
reducing the total size of the Project area from approximately 267 acres to approximately
254 acres. The details of this modified Project were embodied in the Alexander Valley Resort
Specific Plan Draft dated December 2008 (the “2008 Specific Plan Proposal” or the “2008
Proposal”).

In December of 2008, the City published a Recirculated Draft Environmental Impact
Report (the “RDEIR”) to evaluate the potential environmental effects from development of the
2008 Specific Plan Proposal. Because the only substantive difference between the 2004 and

' At the time of the application and publication of the DEIR, most of the 267-acre property was outside the City
limits in unincorporated Sonoma County. Since then, all of the property has been annexed into the City of
Cloverdale city limits.
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2008 Proposals is the removal of the Asti Road Parcel from the proposed Specific Plan area,

the RDEIR relies extensively on the DEIR for its evaluation of the Project’s potential impacts.
However, the RDEIR also reflects the City’s determination that, because the 2008 Specific Plan
Proposal did not include the Asti Road Parcel, certain mitigation measures described in the DEIR
to mitigate impacts from the 2004 Proposal would not apply to the 2008 Proposal and could be
modified or omitted in the RDEIR.

On June 10, 2009, the City certified the 2009 Final Environmental Impact Report for
the Project (i.e., the EIR). The certified EIR consists of both the DEIR (which evaluated the
original 267-acre Project including the Asti Road Parcel) and the RDEIR (which evaluated the
modified 254-acre Project without the Asti Road Parcel). At the same time, the City approved
and adopted the 2008 Specific Plan Proposal, and amended its Zoning Ordinance to establish the
SP-1 Zoning District for the Project. At the same time, the City adopted a Mitigation Monitoring
and Reporting Program for the Project, which was subsequently amended in January 2010 (as
amended, “MMRP”) to include minor technical updates.

B. Proposed Modifications

At this time, the Applicant seeks to amend the approved Specific Plan in two
substantive respects:

1. To make the golf course component optional rather than mandatory; and
2. To restore the 12.3 acre Asti Road Parcel to the Specific Plan area.

In addition, together with the City, the Applicant proposes amendments to remove several
references in the Specific Plan to actions and/or requirements that have been completed and/or
satisfied in the intervening years since Project approval (e.g., to annexation of the property, site
remediation requirements, etc.). Finally, the Applicant proposes corresponding General Plan and
Zoning Ordinance amendments solely to conform those documents to the amended Specific Plan
and ensure consistency between the General Plan, Specific Plan, and Zoning Ordinance.

IV.  Analysis of Potential Impacts from Proposed Project Modifications

As required by Sections 15162 and 15164 of the CEQA Guidelines, this section
analyzes the currently-proposed modifications to the approved Project to determine whether
they were addressed in the certified EIR, or whether they require preparation of a subsequent
or supplemental environmental impact report. Each of the two proposed Project modifications
is addressed below.

A. Analysis of Potential Impact from Changing the Golf Course to an Optional
Project Component

This section analyzes whether making the golf course an optional rather than
mandatory component of the proposed Project would result in any new or more severe
environmental effects than were identified and addressed in the EIR, or otherwise require
further environmental review.

City of Cloverdale Page 4
Addendum to Final Environmental Impact Report
Alexander Valley Resort Specific Plan Project




As explained in Section III above, both the DEIR and the RDEIR comprehensively
evaluated the potential environmental effects from development of a golf course as part of the
Project. Changing the golf course from a mandatory Project component to an optional Project
component will not require major revisions to the EIR and will not result in any new significant
environmental effects or substantially increase the severity of any previously identified effects.
It will simply give the developer the option of not developing the golf course. If the developer
elects to build the golf course anyway, it will be subject to all of the applicable requirements and
mitigation measures set forth in the Specific Plan and the EIR, and so it will not result in any
new significant environmental effects or substantially increase the severity of any previously
identified effects. And if the developer elects to forego development of the golf course, the area
that was designated for golf course development will remain as open space. Finally, if any other
use is proposed for that open space area, such use must be approved by the City and subject to
review under CEQA.

Implementing this change requires minor changes to the mitigation measures in
the MMRP, which changes are listed in the following table (Table 1). Some of the approved
mitigation measures relating to the golf course are mandatory; however, these measures would
now apply only if a golf course is built on the Property. As a result, these mitigation measures
must be modified to reflect the optional nature of the golf course. And, as explained in Table 1,
neither this change nor the changes to the mitigation measures will result in a new significant
environmental effect or a substantial increase in the severity of a previously identified significant
effect. As aresult, the City can appropriately rely on this Addendum to implement these
changes.

Table 1
Revisions to Mitigation Measures to Reflect Optional Nature of Golf Course

Mitigation Measure Revisions and Effects

MM 5.2-1(¢), (e), () Revised to clarify that the golf course is an
optional component of development of the
Property and to make existing mandatory
mitigation measures applicable only if a golf
course is developed. Because the mitigation
measures will still apply if a golf course is
developed, these revisions will not result in new
environmental impacts or an increase in severity
of existing impacts.

MM 4.3-1 Revised to refer to the “Recreation/Open Space
Area” instead of the golf course, as that area has
been re-named in the Specific Plan. This is a
name change only and therefore there is no new
environmental impact or increase in severity of an
existing impact associated with this change.

MM 5.3-1 Same as 4.3-1.
MM 4.4-2(e) Same as 5.2-1(c), (e), and (f).
MM 4.5-2 Same as 5.2-1(c), (e), and (f).
City of Cloverdale Page 5

Addendum to Final Environmental Impact Report
Alexander Valley Resort Specific Plan Project



MM 4.6-2 (b) Same as 5.2-1(c), (e), and (f).

MM 4.7-1(c) Revised to refer to Specific Plan Exhibit 4, which
depicts a potential golf course design, as well as
to clarify that the golf course is an optional
component of development of the Property.
Because the mitigation measures will still apply if
a golf course is developed, these revisions will not
result in new environmental impacts or an
increase in severity of existing impacts.

MM 4.9-5(a)(i) Same as 5.2-1(c), (e), and (f).
MM 4.10-7 Same as 5.2-1(c), (e), and (f).
MM 4.10-8 Same as 4.3-1.

MM 4.10-10(b) Same as 5.2-1(c), (e), and (f).
MM 5.11-2 Same as 5.2-1(¢), (e), and (f).
MM 5.13-1 Same as 5.2-1(c), (e), and (f).

B. Analysis of Potential Impacts from Restoring the Asti Road Parcel to the
Specific Plan Area

This section analyzes whether restoring the Asti Road Parcel to the Specific Plan
area would result in any new or more severe environmental effects than were identified and
addressed in the certified EIR, or would otherwise require further environmental review.

As explained in Section III.A above, the DEIR already analyzes the potential
environmental effects from allowing a broad range of commercial uses on the 12.3-acre Asti
Road Parcel, because the Asti Road Parcel was part of the original proposed Project. (See DEIR,
Figure 3-3 (pg. 3-5) (Project Description Land Use Diagram), Table 3-2 (pg. 3-6) (Proposed
commercial uses on Asti Road Parcel) and Chapter 4 (pgs. 4-1 through 4.13-30) (environmental
analysis of Project including Asti Road Parcel)) The DEIR also identifies specific mitigation
measures to mitigate those potential impacts to less-than-significant levels. (See DEIR, Table 2-
1 (pgs. 2-6 to 2-35.)

The RDEIR updated and revised the DEIR to reflect then-current conditions on the
Project site and to assess the effects of removing the Asti Road Parcel from the Specific Plan
area. The RDEIR incorporated and confirmed the DEIR’s analysis of the larger original Project
in most respects, and identified those DEIR mitigation measures that should be modified or
omitted if the Asti Road Parcel was not included in the Specific Plan area.

The Final EIR (referred to herein as the “EIR™) expressly incorporates the analyses
of both the DEIR and the RDEIR. It also includes comprehensive responses to all comments
submitted by the interested public and other public agencies on both the DEIR and the RDEIR.

Notably, although the Applicant’s proposal would restore the Asti Road Parcel to the
Specific Plan area, the current proposal would allow for a more narrow range of commercial uses
on the Asti Road Parcel than was considered and evaluated in the EIR. (Cf. DEIR, Table 3-2
(pg. 3-6) and 2004 Specific Plan, Table 3-2 (Proposed uses in Mixed-Use Commercial Area
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(Asti Road Parcel), to Applicant’s proposal to amend Chapter 18.08.040 of the City of
Cloverdale Zoning Ordinance, Section 18.08.040.J (Resort Mixed-Use)). The current proposal
would also reduce the size of the proposed spa (from 20,000 square feet to 10,000 square feet)
and reduce the number of residential units (from 235 to 170) allowed in the Project. (See
RDEIR, Table 3.1 (pg. 11)) As a result, even though the proposed Project modifications would
restore the Asti Road Parcel to the Specific Plan area, the level of development of the entire
modified Project would be less than the level of development that is already evaluated in the
DEIR.

As required by Sections 15162 and 15164 of the CEQA Guidelines, the following
analysis describes the environmental analyses in the certified EIR (including both the DEIR’s
and RDEIR’s analyses) to determine whether restoring the Asti Road Parcel to the Specific Plan
area would result in any significant environmental effects that were not identified and addressed
in the EIR, substantially increase the severity of any environmental effects that were identified
and addressed in the EIR, or otherwise require further environmental review under the applicable
requirements of CEQA and the CEQA Guidelines. For ease of reference, the organization of this
analysis adopts the organization and format of the EIR, as reflected in the DEIR, the RDEIR and
the adopted MMRP.

1. Plan and Policy Consistency Impacts

Section 4.1 of the DEIR analyzes whether development of commercial uses on
the Asti Road Parcel would be consistent with applicable City of Cloverdale plans and policies.
The DEIR identifies five potentially significant plan and policy-related impacts and describes
mitigation measures to mitigate all five of these potential impacts. (See Impacts 4.1-1 through
4.1-5 below.)

Three of the plan and policy consistency impacts described in the DEIR relate
to development of the Asti Road Parcel. All three of these potentially significant impacts are
based on the potential inconsistency between the Specific Plan proposal to allow commercial
uses on that Parcel, and the City’s then-current General Plan designation for that Parcel, which
does not allow commercial uses. (See Impacts 4.1-1, 4.1-2 and 4.1-4 below.) As noted above,
Section 4.1 also describes mitigation measures which would fully mitigate these three potential
impacts by amending the General Plan designation and incorporating certain policies into the
Specific Plan to ensure conformance to corresponding General Plan development standards.
(See Mitigation Measures 4.1-1, 4.1-2 and 4.1-4 below.)

The RDEIR confirmed the analysis of the DEIR with respect to these potential
impacts, but noted that if the Asti Road Parcel was removed from the Project, these mitigation
measures would no longer be applicable to the Project (to the extent that they apply to the Asti
Road Parcel. (RDEIR, pgs. 20-21.)

All five potentially significant plan and policy consistency impacts and the
corresponding mitigation measures, as well as their application and/or implementation into the
modified Project, are described in the following table:
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Environmental Impacts

Mitigation Measures

Implementation of Mitigation Measures
in Modified Project

Impact 4.1-1: General Plan. The proposed
commercial designation for the 13-acre site at
the comer of Asti Road and Santana Drive is
inconsistent with the current General Plan
designation of Business Park (a light industrial
zone). This is a potentially significant impact
because the Specific Plan must conform to
the General Plan.

Mitigation Measure 4.1-1

Amend the General Plan for the 13-acre
site at the southeast corner of Asti Road
and Santana Drive from Business Park to
Destination Commercial.

This MM has been incorporated into

the modified Project through a proposed
amendment to the General Plan to change
the General Plan designation of the Asti
Road Parcel from Business Park to
Destination Commercial.

Impact 4.1-2: General Plan. The Specific
Plan may create confusion between existing
General Plan designations and Specific Plan
Land Use Classifications. This is an
insignificant impact at the present time but
could become significant if there are
questions about applicable General Plan
policies in the future.

Mitigation Measure 4.1-2
Include a new Specific Plan policy LU1.4.

In addition to the Goals, Objectives,
and Policies of this Specific Plan, the
following Specific Plan land uses shall
conform to equivalent General Plan
designations as they exist or may be
amended:

. The Estate Residential area shall
meet the provisions of the Low
Medium  Density  Residential
General Plan designation;

. The Single Family Residential area
shall meet the provisions of the
Medium  Density Residential
General Plan designation;

. The 13-acre commercial site shall
meet the provisions of the Service
Commercial General Plan
designation. The plan title given for
the 13-acre commercial area shall
be changed from Mixed Use
Commercial to Village Commercial;

. The Resort Residential area shall
meet the provision of the High
Density Residential General Plan
designation; and

. The entire site, including the Resort,
Golf Course/Open Space, and
Natural Resource Preserve shall
meet the General Plan provisions for
Destination Commercial Area.

This MM was incorporated into the revised
Specific Plan. The listed land uses must
conform to their respective General Plan
designations pursuant to section Il.B.1 of
the Specific Plan and the SP-1 Zoning
Ordinance, as well as in the corresponding
sections of the Specific Plan listed below:

. II.B.6

. I1.B.5

. 11.B.8 (with modified
language to reflect new
“Resort Mixed-Use” land
use designation)

. 11.B.4

. 1.B.2, 3 and 12.a.

Impact 4.1-3: Genera! Plan Phasing. The
second phase of the project (Golf Course
construction and Single Family Residential
and Estate Residential construction) could
result in single family construction prior to
golf course construction. This would be
inconsistent with the General Plan
Destination Commercial Area |l policies that
specify that the commercial recreation and
hotel uses are primary and that the
residential uses are allowed in conjunction
with the recreational amenities.

Mitigation Measure 4.1-3

Add a Land Use Goal and a Land Use
Policy to the Specific Plan to include the
phasing in policy IMP4.2.

Modify policy IMP4.2 to specify that the golf
course shall be developed before or
concurrently with the residential projects. If
the projects are started concurrently,
construction on the golf course shall be
proportional to the residential units.

This MM was incorporated into the revised
Specific Plan at section 111.D.

Impact 4.1-4; Zoning. The proposed
Specific Plan standards are less restrictive

Mitigation Measure 4.1-4

This MM was incorporated into the revised
Specific Plan at section 111.B.4 and into the
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revised SP-1 Zoning Ordinance at section
B.1.

than equivalent zoning in the balance of the
city and could result in a development
inconsistent with the Specific Plan and
General Plan.

Revise Section Ill of the Specific Plan so
that the Specific Plan performs the
function of a Preliminary Development
Plan and future development requires a
Precise Development Plan, as specified
in the Cloverdale Zoning Ordinance,
based on zoning provisions as they exist
or may be amended. The Precise
Development Plan should use:

. R-1 (Single Family Residential)
District as the basis for Precise
Development Plan standards in
the Single Family Residential and
Estate Residential area;

o R-3 (Multi-Family Residential)
District as the basis for Precise
Development Plan submittal in
the Resort Residential area;

o G-C (General Commercial)
District as the basis for
Precise Development Plan
submittal in the 13-acre
commercial area;

o The Precise Development Plan
should identify primary and
secondary uses in the Resort and
Golf Course areas so that the
secondary uses can only be
established as accessory to the
primary use.

The Precise Development Plan allows
some exceptions to underlying zoning
standards. Exceptions, including height,
setbacks, parking, grading, and the like
should be requested with the Precise
Development Plan, not included in the
Specific Plan. The hotel height provisions
may be included in the Specific Plan,

Impact 4.1-5: The project applicant's Mitigation Measure 4.1-5 This MM was completed and is no longer
intention to seek annexation of the project L applicable. The project site has been
site into the city of Cloverdale is Implement Mitigation Measure 4.3-2. successfully annexed into the City of
inconsistent with one policy adopted by the Cloverdale.

Sonoma County LAFCO, which precludes
annexation of any property with an active
Williamson Act contract.

Restoring the Asti Road Parcel to the Specific Plan area will not require any
revisions of the EIR’s analysis relating to consistency with applicable plans and policies. The
Asti Road Parcel was part of the Project that was evaluated in Section 4.1 of the DEIR and, as
shown above, all of the mitigation measures described in Section 4.1 to mitigate plan and policy
impacts have either (a) already been incorporated into the modified Project, or (b) already been
implemented by the City or the Applicant. There have been no other significant changes to the
Project since approval in 2009 that could affect the City’s General Plan, Zoning Ordinance, or
other plans or land use policies. Therefore, restoring the Asti Road Parcel to the Specific Plan
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area will not result in any new or more severe environmental effects than was identified and
addressed in the EIR.

In addition, there have been no substantial changes with respect to the
circumstances under which the Project would be undertaken which would require major
revisions to the EIR. Site conditions in and around the Project site, and existing development
in the area of the Project site, are all the same as existed at the time of Project approval in 2009.

Finally, the City is not aware of any new information of substantial importance,
which was not known and could not have been known with the exercise of reasonable diligence
at the time the EIR was certified, showing that, as related to the Project’s consistency with
applicable plans and policies:

e the Project will have significant effects not discussed in the certified EIR;

e previously examined significant effects will be substantially more severe
than shown in the certified EIR;

e mitigation measures or alternatives found not to be feasible would in fact
be feasible and would substantially reduce the severity of one or more
significant effects of the Project; or

e mitigation measures or alternatives considerably different than those
analyzed in the certified EIR would substantially reduce one or more
significant effects of the Project, but the Project proponent declines to
adopt such mitigation measures or alternatives.

Based on the foregoing, the City has determined that restoring the Asti Road
Parcel to the Specific Plan area would not lead directly or indirectly to any new or more
severe environmental effects relating to consistency with land use and regulatory plans and
policies than were analyzed and addressed in the certified EIR for the Project, and no further
environmental review of such environmental effects is required.

2. Land Use and Aviation Compatibility.

Section 4.2 of the DEIR analyzes whether development of commercial uses
on the Asti Road Parcel, as part of the overall Project, could have any potential environmental
effects relating to land use, aviation compatibility, and compatibility with airport operations and
existing and future safety zones of the Cloverdale Municipal Airport. Section 4.2 also analyzes
and addresses potential safety impacts that could occur from use of the existing runway and the
possible northern expansion of the existing runway.

Section 4.2 identifies one potentially significant impact relating to land use
and aviation compatibility. This impact arises from the Project’s potential to conflict with
policies of the Sonoma County Airport Land Use Commission Comprehensive Airport Land
Use Plan (CLUP) (Impact 4.2-1). To mitigate this impact, Section 4.2 describes mitigation
measures (collectively, Mitigation Measure 4.2-1) that include, among other things, obtaining a
Project consistency determination from the Sonoma County Airport Land Use Commission.
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With the implementation of Mitigation Measure 4.2-1, the Project’s impacts relating to land use
and aviation compatibility have been determined by the City to be less than significant.

The RDEIR confirms and carries forward the analysis of the DEIR, with minor
modifications to Mitigation Measure 4.2-1, which modification are not related to or affected by

development of the Asti Road Parcel. (See RDEIR, pgs. 21-22.)

Potential Impact 4.2-1 and corresponding Mitigation Measure 4.2-1 are described

below:

Environmental Impacts

Mitigation Measures

Implementation of Mitigation Measures
in Modified Project

Impact 4.2-1: The project could conflict with
policies of the Airport Land Use Plan for
Cloverdale Municipal Airport.

Mitigation Measure 4.2-1

a)

b)

c)

The Precise Development Plan(s)
shall meet the requirements of both
the CLUP as it now exists and with
the 250 foot runway extension,
unless the Airport Master Plan is
adopted prior to submittal of the
Precise Development Plan. If the
Airport Master Plan is adopted prior
to a Precise Development Plan
submittal, the Precise Development
Plan shall meet the requirements of
the Airport Master Plan.

The Precise Development Plan(s)
shall ensure that the RSA conforms
to CLUP standards (generally
elevation at the same grade as the
runway, with 95 percent
compaction, and no object higher
or divot less than 3 inches).

The Precise Development Plan for
the golf course shall ensure that:
1) there are no obstructions within
a 20:1 imaginary plane starting at
the end of the existing or
extended runway pursuant to
Mitigation Measure 4.2-la above;
2) no golf holes shall be located
within the RPZ (i.e., move holes 4
and 6 if the runway is not
extended, and move holes 4, 5,
and 6 if the runway is extended);
3) no golf ball trajectories shall
extend into the RPZ (i.e., from
hole 7); 4) any golf paths in the
1TZ shall not have obvious
stopping points or congregation
areas; 5) the RPZ shall be fenced
to prevent trespass with fencing
below the 20:1 imaginary surface
that is frangible (e.g., a redwood
post sawed halfway through three
inches from the ground); and 6)

MM 4.2-1 was replaced by MM 5.2-1
(shown below) in the adopted Mitigation
Monitoring and Reporting Program. MM
5.2-1 imposes the same requirements as
MM 4.2-1, but also requires the developer
to secure a consistency determination from
the Sonoma County ALUC. MM 5.2-1 will
be carried forward in the proposed
amended MMRP, with modifications (also
shown below) to reflect the fact that the golf
course will be an optional, not a mandatory,
component of the Project.

Mitigation Measure 5.2-1

Prior to City of Cloverdale action on the
draft Specific Plan and associated land
use entitlements, the Project applicants
shall secure a consistency determination
from the Sonoma County ALUC. If the
draft Specific Plan is found to be
inconsistent, modifications shall be made
in the draft Specific Plan to achieve ALUC
consistency. In addition, the following
requirements shall be met.

a) The Precise Development Plan(s) shall
meet the requirements of both the CLUP
as it now exists and the Cloverdale Airport
Master Plan.

b) The Precise Development Plan(s) shall
ensure that the RSA conforms to CLUP
standards (generally elevation at the same
grade as the runway, with 95 percent
compaction, and no object taller than or
divot less than three inches.

¢) If a golf course is to be developed on
the Property, the Precise Development
Plan for the golf course shall ensure that:
1) there are no obstructions within a 20:1
imaginary plane starting at the edge of the
existing or extended runway 2) no golf
holes shall be located within the RPZ; 3) no
golf ball trajectories shall extend into the
RPZ; 4) any golf paths in the ITZ shall not
have obvious stopping points or
congregation areas; 5) the RSA shall be
fenced to prevent trespass with fending
below the 20:1 imaginary surface that is
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there shall be no obstructions
within the RPZ.

d)  The Precise Development Plan for
the Estate Residential portion of
the project shall ensure that the
density within the ITZ does not
exceed 0.2 unit per acre (remove
approximately six Estate units if the
runway is not extended, and review
for conformity if the runway is
extended). (Also see Mitigation
Measure 4.9-3, which requires
modification of the site plan to
avoid riparian and other
resources.)

e)  The Precise Development Pian
shall ensure that the clubhouse
meets the ITZ densily standards
(no more than 40 persons per acre
within a structure) if the runway is
extended, or is moved out of the
ITZ if it does not meet those
standards.

f)  The City shall submit the Precise
Development Plans for the Estate
Residential, the
Resort/hotel complex, water
reservoir or tank, and Golf course
clubhouse components of the
project to the Federal Aviation
Administration for review to
determine if the plans are
acceptable in terms of the City's
grant obligations with respect to
airport land use compatibility. If
the FAA determines that any of
the Precise Development Plans
are not acceptable, then the
plans shall be modified to achieve
compatibility.

g)  The Precise Development Plan
shall identify proposed heights and
FAA height limits for the hotel,
Estate residential, and water tank.
The project shall meet FAA height
fimits unless the FAA grants
waivers to those limits.

h)  Consistent with Cloverdale General
Pian policy, the applicant shall be
required to sign an avigation
easement for any new
development permitted within the
Sonoma County Airport Land Use
Commission’s “referral area" for the
Cloverdale Municipal Airport. The
avigation easement is to include a
provision prohibiting intrusion into
the air space defined by the FAA
imaginary surfaces.

frangible (easily broken); and 6) there shall
be no obstructions within the RPZ.

d) The Precise Development Plan for the
Estate Residential area shall ensure that
the density within the ITZ does not exceed
0.2 dwelling unit per acre.

e) If applicable, the Precise Development
Plan for the golf course shall ensure that
the clubhouse meelts the ITZ density
standards (max. of 40 persons/acre within
the structure), or it is located outside of the
ITZ.

) The City shall submit Precise
Development Plans for the Estate
Residential and Resort/Resort Residential
areas, and the water reservoir tank and
Golf Course (if applicable} components of
the Project to the FAA for review to
determine if the Plans are acceptable in
terms of the City's grant obligations with
respect to airport land use compalibility. If
the FAA determines that any of the Precise
Development Plans are not acceptable,
they shall be modified to achieve
compatibility.

g) The Precise Development Plan shall
identify proposed heights and FAA height
limits for the Resort/Resort Residential and
Estate Residential areas and the water
tank. The Project shall meet FAA height
limits unless the FAA grants waivers to
height requirements.

h) The Project Applicant shall sign an
avigation easement for new development
within the Sonoma County ALUC Referral
Area for the Cloverdale Airpor. The
avigation easement is to include a
provision generally prohibiting intrusion into
the air space defined by the FAA imaginary
surfaces. The terms of the avigation
easement need not be more restrictive
than the adopted CLUP policy.

Mitigation Measure 4.2-2

No mitigation required.
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Impact 4.2-2: Project residents and . )
visitors could be subject to impacts from None is required.
adjacent land uses, such as industry and
mining.

Restoring the Asti Road Parcel to the Specific Plan area will not require
any revisions to EIR’s analysis of land use and aviation compatibility impacts. As explained
above, the Asti Road Parcel was part of the Project that was evaluated in Section 4.2 of the
DEIR, therefore, that evaluation assumes and accounts for development of commercial uses on
the Asti Road Parcel as part of the overall Specific Plan. The proposed currently proposed
Project modifications do not include any substantial changes to the land use types, density or
intensity of development, or any other aspects of development of the Project that could lead
directly or indirectly to any new or more severe environmental effects relating to land use and
aviation compatibility. In fact, the range of uses currently proposed on the Asti Road Parcel are
limited to a subset of the uses that were assumed for the evaluation in Section 4.2 of the DEIR.
The mitigation measures described in Section 4.2 of the DEIR will carried forward and applied
to the modified Project and will adequate mitigate the land use and aviation impacts of the
modified Project.

There have been no substantial changes with respect to the circumstances
under which the Project would be undertaken which would require major revisions to the EIR.
In fact, the number of residential units proposed decreased significantly following release of the
DEIR and prior to recirculation of the RDEIR (i.e. from 235 units to 170 units), which should in
turn decrease any potential conflicts with the Cloverdale Municipal Airport Land Use
Compatibility Plan. Further, as explained above, site conditions in and around the Project site,
and existing development in the area of the Project site, are all the same as existed at the time of
Project approval. And the Cloverdale Municipal Airport Land Use Compatibility Plan has not
been amended since approval of the Project and certification of the EIR.

The City is not aware of any new information of substantial importance, which
was not known and could not have been known with the exercise of reasonable diligence at the
time the EIR was certified, showing that, as related to the Project’s potential land use and
aviation compatibility impacts:

o the Project will have significant effects not discussed in the certified EIR;

e previously examined significant effects will be substantially more severe
than shown in the certified EIR;

e mitigation measures or alternatives found not to be feasible would in fact
be feasible and would substantially reduce the severity of one or more
significant effects of the Project; or

e mitigation measures or alternatives considerably different than those
analyzed in the certified EIR would substantially reduce one or more
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significant effects of the Project, but the Project proponent declines to
adopt such mitigation measures or alternatives.

Based on the foregoing, the City has determined that development of the
Asti Road Parcel as part of the Specific Plan would not require revisions to the certified EIR
and would not lead directly or indirectly to any new or more severe environmental effects than
were identified and addressed in the certified EIR. As a result, no further environmental review
of potential land use and aviation compatibility impacts is required.

3. Agricultural Resources.

Section 4.3 of the DEIR analyzes potential impacts of the Project on the City’s
agricultural resources, including impacts to nearby vineyard operations, conflicts with Sonoma
County Local Area Formation Commission (“LAFCO”) policies, and Williamson Act contracts.
The Project evaluated in Section 4.3 of the DEIR includes development of commercial uses on
the Asti Road Parcel.

Section 4.3 identifies two potentially significant impacts on nearby vineyard
operations due to nuisance and preclusion of annexation of land under Williamson Act contracts,
and determined that compliance with Mitigation Measures 4.3-1 (requiring adequate fencing)
and 4.3-2 (requiring annexation pursuant to LAFCO requirements) would reduce these impacts
to less-than-significant levels.

Section 5.3 of the RDEIR identifies a further potentially significant impact
relating to the potential loss of prime agricultural land. Accordingly, the RDEIR describes a
further mitigation measure (MM 5.3-1) to require a conservation easement equal to the acreage
of prime farmland lost due to development of the Project site. The RDEIR also modifies
Mitigation Measure 4.3-2 to clarify that the Williamson Act contract on a particular 15-acre
parcel must be rescinded prior to annexation (Revised MM 5.3-2). Given that the 15-acre parcel
that is the subject of Revised MMs 5.3-1 and 5.3-2 is no longer covered by a Williamson Act
contract and has already been annexed into the City, Mitigation Measures 5.3-1 and 5.3-2 are no
longer necessary. Implementation of Mitigation Measure 4.3-1 would reduce the potential
impacts of the Project, with the currently proposed modifications, to less than significant levels.
These impacts and mitigation measures, and their application to the modified Project, are
described in the following table:

Environmental Impacts

Mitigation Measures

Implementation of Mitigation Measures
in Modified Project

Impact 4.3-1: The project's single family
residents and resort and golf course users
could cause adverse impacts to nearby
vineyard operations due to illegal trespass
and other nuisance impacts

Mitigation Measure 4.3-1

The Precise Development Plan for the Golf
course, and the Precise Development
Plans and tentative subdivision maps for
the Single Family and Estate Residential,
shall indicate adequate fencing along the
northern edge of the golf course, and along
the south side of the project site, to prevent
illegal trespass into the adjacent vineyards.

This MM would be carried forward and
imposed on the Project, in the revised form
shown below to reflect the fact that the golf
course will be an optional, not a mandatory,
component of the Project.

Mitigation Measure 4.3-1
The Precise Development Plan for the

Recreation/Open Space Area (as shown in
the Specific Plan) and the Precise
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Development Plans and tentative
subdivision maps for the Single Family and
Estate Residential, shall indicate adequate
fencing along the northern edge of the golf
course, and along the south side of the
project site, to prevent illegal trespass into
the adjacent vineyards.

Impact 4.3-2: Annexation of the project
site conflicts with a policy of the Sonoma
County LAFCO, which precludes
annexation of any land that is under active
Williamson Act contract.

Mitigation Measure 4.3-2

The applicant shall satisfy all Sonoma
County and Sonoma County LAFCO
requirements for annexation of land under
active Williamson Act contract prior to
submitting a petition for annexation of the
15-acre former Silverado Premium
Properties parcel to LAFCO. The applicant
shall place an open space easement in
perpetuity on the parcel, and shall
purchase an easement on a similar 15-acre
parcel in the area. The open space
easements shall be contributed to the
Sonoma County Agricultural Preservation
and Open Space District.

MM 4.3-2 was revised in the RDEIR (i.e.
to MM 5.3-2) to require cancellation of any
Williamson Act contracts on the parcel
instead of simply requiring compliance with
LAFCO policies:

Revised Mitigation Measure 5.3-2

If requested by LAFCQO, the applicant shall
request the Sonoma County Board of
Supervisors to rescind the Williamson Act
contract on the 15-acre former Silverado
parcel under Government Code Section
51256 prior to submitting a petition of
annexation for that portion of the project
site subject to the Williamson Act to
LAFCO.

Both of these MMs have been completed
and the Project site has been successfully
annexed into the City of Cloverdale.
Therefore, they are no longer applicable
and will be removed from the amended
MMRP.

Impact 4.3-3: Cancellation or recission of
the Williamson Act contract on the former
15-acre Silverado Premium Properties land
by the City could encourage other nearby
agricultural property owner(s) to also
request cancellation of their contracts to
allow urban development.

Mitigation Measure 4.3-3

None is required.

No mitigation required.

Revised Impact 5.3-1: Development of the
proposed Project could result in loss of as
much as 15 acres of prime agricultural
land.

Revised Mitigation Measure 5.3-1.

Prior to issuance of a grading permit for the
portion of Recreation/Open Space Area
that includes prime agricultural soils, the
Project developer shall either:

(a) Secure a conservation easement in the
northern Sonoma County area which is
equal to the acreage of prime agricuitural
soils which are converted from agricultural
use. The location, size and terms of the
easement shall be approved by the
Cloverdale City Manager; or

(b) Make a financial contribution to a non-
profit organization that has as its objective
the purpose of preserving prime farmland
in Sonoma County in an amount approved
by the Cloverdale City Manager; or

This MM was completed and is no longer
applicable. An approximately 14-acre
protective easement was dedicated to the
City in 2011.
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(c) Provide an equivalent mitigation for loss
of prime agricultural land suitable to the
Cioverdale City Manager.

Restoring the Asti Road Parcel to the Specific Plan area will not require
major revisions of the EIR with respect to potential impacts on agricultural resources because,
as shown above, the Asti Road Parcel was part of the Project that was evaluated in Section 4.3
of the DEIR. Although Section 4.3 of the DEIR was partially modified by Section 5.3 of the
RDEIR, those modifications were limited to modifying mitigation measures to require the
cancellation of a Williamson Act contract, which contract has since been cancelled.

All other mitigation measures described in the DEIR and RDEIR have
either (a) already been implemented, or (b) would continue to apply to the modified Project.
Specifically, the Project site has already been annexed to the City, thereby satisfying Mitigation
Measure 4.3-2; a protective easement has been granted to the City, thereby satisfying Revised
Mitigation Measure 5.3-1; and Mitigation Measures 4.3-1 (requiring adequate fencing along the
northern edge of the Project site) would be carried forward and applied to the modified Project
As a result, the proposed Project modifications do not require major revisions to the EIR due to
the involvement of new or more severe environmental effects.

In addition, there have been no substantial changes with respect to
the circumstances under which the Project would be undertaken which would require any
revisions of the EIR’s analysis of potential effects on agricultural resources. As explained above,
conditions in and around the Project site, and existing development in the area of the Project site,
are all the same as existed at the time of Project approval in 2009.

Finally, the City is not aware of any new information of substantial importance,
which was not known and could not have been known with the exercise of reasonable diligence
at the time the EIR was certified, showing that, as related to the Project’s potential agricultural
resources impacts:

e the Project will have significant effects not discussed in the certified EIR;

e previously examined significant effects will be substantially more severe
than shown in the certified EIR;

e mitigation measures or alternatives found not to be feasible would in fact
be feasible and would substantially reduce the severity of one or more
significant effects of the Project; or

e mitigation measures or alternatives considerably different than those
analyzed in the certified EIR would substantially reduce one or more
significant effects of the Project, but the Project proponent declines to
adopt such mitigation measures or alternatives.

Based on the foregoing, the City has determined the proposed Project modifications
do not require major revisions to the certified EIR and will not lead directly or indirectly to any
new or more severe environmental effects relating to agricultural resources, and therefore no
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further environmental review relating to the Project’s potential impacts on agricultural resources

is required.

4, Geology, Soils and Seismicity.

Section 4.4 of the DEIR analyzes the Project’s potential impacts relating
to geology, soils and seismicity and soils, and assumes that the Project includes commercial
development on the Asti Road Parcel.

Section 4.4 identifies four potentially significant impacts from Project
development, including development of the Asti Road Parcel. Potential Impact 4.4-1 relates
to the risk of structural and nonstructural damage to proposed structures due to seismic shaking.
Potential Impact 4.4-2 relates to the potential for damage to structures or property due to slope
instability. Potential Impact 4.4-3 relates to the risk of damage to structures and other
improvements in fill areas. Potential Impact 4.4-4 relates to the risk of damage to structures
or property from shrinking and swelling of soils on the site.

Section 4.4 also identifies corresponding mitigation measures (Mitigation
Measures 4.4-1, 4.4-2, 4.4-3 and 4.4-4) to reduce the severity of each of these potential impacts
to a less-than-significant level. Each of these corresponding mitigation measures is described in

the table below.

Section 5.4 of the RDEIR carries forward and confirms the analyses in
Section 4.4 of the DEIR, and also modifies Mitigation Measure 4.4-3 to clarify that the term
“on-site material” also includes wood waste and to re-number it as Mitigation Measure 5.4-1.
These modifications are not related to or affected by development of the Asti Road Parcel, and in
all other respects, the RDEIR confirms the DEIR’s analyses and carries the DEIR’s mitigation
measures forward so that they would continue to apply to the Project.

All four potential impacts and all four operative mitigation measures are

described below.

Environmental Impacts

Mitigation Measures

Implementation of Mitigation Measures
in Modified Project

Impact 4.4-1: Damage caused by strong
seismic shaking at the site during the
expected earthquakes on regional faults could
cause injuries and/or fatalities and structural
and nonstructural damage to the proposed
structures at the project site.

Mitigation Measure 4.4-1

a) All structures shall be designed and
constructed in conformance with the most
recently adopted California Building Code
requirements for seismic design.

b) The applicant shall incorporate all
recommendations of the geotechnical
investigation into all Precise Development
Pians submitted for the project.

¢) The Precise Development Plan for
the commercial center shall encourage
each commercial facility to prepare and
implement an Earthquake Preparedness
and Response Plan.

This MM, revised as shown below to reflect
the updated Specific Plan terminology,
would be carried forward and imposed on
the Project in the proposed amended
MMRP.

Mitigation Measure 4.4-1

a) All structures shall be designed and
constructed in conformance with the most
recently adopted California Building Code
requirements for seismic design.

b) The applicant shall incorporate all
recommendations of the geotechnical
investigation info all Precise Development
Plans submitted for the project.
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c¢) The Precise Development Plans for the
Entry Commercial and Resort Mixed Use
areas shall encourage each commercial
facility to prepare and implement an
Earthquake Preparedness and Response
Plan.

Impact 4.4-2: Damage to structures or
property could occur at the project site due
to existing or induced slope instability
resulting in landsliding.

Mitigation Measure 4.4-2

Potential slope instability impacts
associated with the proposed project shall
be mitigated by incorporation of the
following policies into the draft Specific
Plan:

a) A qualified geotechnical firm shall be
retained to prepare a site specific
geotechnical report, which identifies
specific geologic hazards and presents
geotechnical solutions regarding slope
stability and soil conditions.

b) All grading plans, cut and fill slopes,
compaction procedures, and retaining
structures shall be designed by a licensed
professional engineer and inspected during
construction by a Registered Professional
Engineer (or representative) or Certified
Engineering Geologist (or representative).
All designs shall be submitted with, and
approved by, Precise Development Plans.

¢) Final grading plans, when prepared,
shall be reviewed by a Registered
Professional Engineer to ensure that the
detailed plans conform with the intent of the
preliminary geotechnical report.

d) A self-perpetuating slope maintenance
program (i.e., a program that has an
ongoing funding mechanism) shall be
established (to be managed by a project
site business and/or homeowners
association or similar entity) that includes
annual inspections of slopes, debris
benches, and v-ditches. Any accumulation
of slope detritus on the benches or in the v-
ditches shall be promptly removed. The
association shall also be responsible for
repair of any slope failures that may occur
on the cut slopes along the northern portion
of the site. An annual report documenting
the inspection and any remedial action
conducted shall be submitted to the
Cloverdale Community Development
Department for review.

e) Mitigation Measure 4.7-1, which
requires detailed analysis and mitigation of
the grading and visual impacts related fo
construction of the access road and golf
hole 16, shall be implemented.

This MM would be carried forward and
imposed on the Project, with modifications
to reflect the fact that the golf course will be
an optional, not a mandatory, component of
the Project.

Impact 4.4-3: Use of on-site materials in fill
areas could result in long-term settlements
at the surface, causing damage to
structures and other improvements.

Mitigation Measure 4.4-3

The draft Specific Plan shall be amended
to include the following policies:

Potential impacts associated with use of
on-site materials as fill for the golf course
shall be mitigated by the following
measures:

MM 4.4-3 was replaced by MM 5.4-1. The
revised MM 5.4-1 is nearly identical to the
language of 4.4-3, but 5.4-1 clarifies that “on-
site material” means wood waste. This MM
would be carried forward and imposed on
the Project, with modifications to reflect the
fact that the golf course will be an optional,
not a mandatory, component of the Project.
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a) The site specific geotechnical
report shall specifically address
the potential hazards associated
with use of on-site materials as fill.
Fill containing wood waste shall
nof be placed under any proposed
habitable structures, access
roadways, or major utility
corridors, such as water and
wastewater lines.

b)  All recommendations of the
geotechnical investigation
regarding mitigation of
potential problems
associated with use of on-
site materials as fill shall be
incorporated into the project
design..

c¢) Inthose areas where the wood
waste will be used as a
component of the fill, such as the
golf course, differential fill
thicknesses shall be minimized.

The golf course or other owners shall be
responsible for any repairs or regrading
required as a resuilt of settlements from the
areas underlain by fill containing wood
waste.

Revised Mitigation Measure 5.4-1

The draft Specific Plan shall be amended
to include the following policies:

a) The site-specific geotechnical report
shall specifically address the potential
hazards associated with use of wood waste
materials as fill. Fill containing wood waste
shall not be placed under any proposed
habitable structures, access roadways, or
major ulility corridors, such as water and
wastewater lines, unless the geotechnical
report finds that the specific use of the fill is
not hazardous.

b) All recommendations of the
geotechnical investigation regarding
mitigation of potential problems associated
with the use of on-site materials (including
wood waste) as fill shall be incorporated
into the final project design.

¢) Inthose areas where the wood waste
is proposed as a component of fill, such as
the Recreation/Open Space Area,
differential fill thicknesses shall be
minimized.

d) The owners of property within
the Recreation/Open Space Area shall be
responsible for any repairs or regarding
required as a result of settlements from the
areas underlain by fill containing wood
waste.

Impact 4,4-4: Damage to structures or
property related to the shrink-swell
potential of project soils could occur at the
site.

Mitigation Measure 4.4-4

The draft Specific Plan shall be amended
to include the following policy:

Potential impacts associated with the
moderate to high shrink-swell potential of
soils within the proposed project site shall
be mitigated by the following measures:

a) Al recommendations of the
geotechnical investigation regarding
expansive soils shall be incorporated into
the project design.

b) To the extent practicable, designs for
all common landscaped areas shall
incorporate low water-need plantings to
minimize the potential for damage
associated with pavements, utilities, and
structures from expansive soils. The use of
similar landscaping should be encouraged
at individual parcels by providing
information to new tenants regarding the
relationship between irrigation and
subsequent property damage. A document,
which describes the potential for damage
from expansive soils from over-irrigation
and includes solutions, such as drought-
tolerant plant material and drip irrigation
systems, shall be prepared by the applicant
for individual buildings and provided to all
occupants of the proposed commercial and
industrial facilities.

This MM would be carried forward and
imposed on the Project in the proposed
amended MMRP.
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Restoring the Asti Road Parcel to the Specific Plan area will not require
major revisions to the EIR’s analysis of potential impacts on geology, soils, and seismology.
As explained above, Section 4.4 of the DEIR analyzes the potential geology, soils and
seismology impacts from development of the Asti Road Parcel as part of the broader Specific
Plan area, and the RDEIR confirms that, with the described mitigation measures, the Project will
not result in any significant environmental impacts relating to geology, soils and seismicity. All
of the mitigation measures identified in the DEIR and RDEIR would be carried forward and
implemented in the modified Project. Therefore, both the DEIR and the RDEIR confirm that
restoring the Asti Road Parcel to the Specific Plan area will not result in any new or substantially
more severe environmental effects than were identified and addressed in the EIR.

Since the City’s approval of the Project, there have been no substantial
changes with respect to the circumstances under which the Project would be undertaken which
would require major revisions to the certified EIR. In fact, geological and seismic impacts may
actually be lessened given that there are significantly fewer residential units proposed than were
evaluated in the DEIR (i.e. 170 units instead of 235). Further, the wood waste landfill has been
closed, and the site has received clean closure certification from the California Regional Water
Quality Control Board (see California Regional Water Quality Control Board, North Coast
Region, Order No. R1-2012-0053). So impacts from use of on-site materials would also
decrease. And, as noted above, conditions in and around the Project site, and existing
development in the area of the Project site, are otherwise all the same as existed at the time of
Project approval in 2009.

Finally, the City is not aware of any new information of substantial importance,
which was not known and could not have been known with the exercise of reasonable diligence
at the time the EIR was certified, showing that, as related to the Project’s potential impacts on
geology, soils, and seismology:

o the Project will have significant effects not discussed in the certified EIR;

e previously examined significant effects will be substantially more severe
than shown in the certified EIR;

e mitigation measures or alternatives found not to be feasible would in fact
be feasible and would substantially reduce the severity of one or more
significant effects of the Project; or

e mitigation measures or alternatives considerably different than those
analyzed in the certified EIR would substantially reduce one or more
significant effects of the Project, but the Project proponent declines to
adopt such mitigation measures or alternatives.

Based on the foregoing, the City has determined that restoring the Asti Road Parcel to
the Specific Plan area would not require major revisions to the certified EIR and would not lead
directly or indirectly to any new or more severe environmental effects relating to geology, soils
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and seismicity, and therefore no further environmental review of these potential impacts is
required.

5. Hydrology and Water Quality.

Section 4.5 of the DEIR analyzes potential impacts from development of
the Project, including the Asti Road Parcel, relating to hydrology, water quality, and drainage
and flooding. Section 4.5 identifies five potentially significant impacts: Impact 4.5-1, relating to
the possible reduction in quality of storm water runoff and overall degradation of water quality;
Impact 4.5-2, relating to possible long-term degradation of water quality due to fertilizers;
Impact 4.5-3, relating to risks associated with increased runoff due to new impervious surfaces:
Impact 4.5-4, relating to impacts associated with a possible reduction in the base flow of the
Russian River due to increase groundwater pumping and possible associated effects on river
habitats; and Impact 4.5-5, relating to risks associated with possible levee failure. Section 4.5
also describes corresponding mitigation measures that, the City determined, would effectively
reduce the severity of all five of these impacts to less-than-significant levels.

The RDEIR confirms the analyses in Section 4.5, with two clarifications.
The RDEIR revises Mitigation Measure 4.5-4 to reflect the fact that the proposed Project no
longer proposes to pump groundwater for golf course irrigation and would use secondary treated
effluent (rather than tertiary treated effluent) from the City’s wastewater treatment plant for golf
course irrigation (if a golf course is built). (See RDEIR, pg. 24.) The RDEIR also revises
Mitigation Measure 4.5-5 (and re-numbers it as Mitigation Measure 5.5.1) to clarify that
maintenance of the levee is the responsibility of the Sonoma County Water Agency. The RDEIR
did not identify any new or more significant impacts to hydrology and water quality.

The hydrology and water quality impacts and mitigation measures analyzed in the
DEIR, as clarified and modified by the RDEIR, and their application to the modified Project, are
described in the following table:

Environmental Impacts

Mitigation Measures

Implementation of Mitigation Measures
in Modified Project

Impact 4.5-1: Construction activities and
post-construction operation of the project
could result in degradation of water quality
in receiving waters by reducing the quality
of storm water runoff.

Mitigation Measure 4.5-1
The draft Specific Plan shall be

amended to include the following
policies:

a}  The applicant shall prepare a Storm
Water Pollution Prevention Plan
(SWPPP) designed to reduce potential
impacts to surface water quality through
the construction and life of the project.
The SWPPP would act as the overall
program document designed to provide
measures to mitigate potential water
quality impacts associated with
implementation of the project. The
SWPPP shall include specific and
detailed Best Management Practices

(BMPs) designed to mitigate construction-

related pollutants. These controls shall

This MM would be carried forward and
imposed on the Project in the proposed
amended MMRP.
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include practices to minimize the contact
of construction materials, equipment, and
maintenance supplies (e.g., fuels,
lubricants, paints, solvents, adhesives)
with storm water. The SWPPP shall
specify properly designed centralized
storage areas that keep these materials
out of the rain.

b) A precise SWPPP shall be
prepared for each Precise Development
Plan application. Each SWPPP shall
specify a monitoring program to be
implemented by the construction site
supervisor, and must include both dry
and wet weather inspections. City of
Cloverdale personnel shall conduct
regular inspections to ensure
compliance with the SWPPP.

c) The project design shall include
measures designed to mitigate potential
water quality degradation of runoff from
all portions of the completed
development, including roof and sidewalk
runoff. The final design team for the
project should review Start at the Source,
Design Guidance Manual for Stormwater
Quality Protection (BASMAA, 1999).

Impact 4.5-2: The application of golf

course fertilizers and pesticides for turfgrass
maintenance could result in increased long-
term water quality degradation in receiving
waters. Also, the leaching of nitrates and
pesticides may cause chemicals to enter the
groundwater.

Mitigation Measure 4.5-2

The draft Specific Plan shall be amended
to include the following policies:

a) Potential water quality impacts
associated with the proposed project shall
be mitigated by the preparation and
implementation of a Water Quality
Management Plan. The Water Quality
Management Plan shall be developed so
that, when properly implemented, it will
reduce or eliminate impacts to surface
water quality from golf course operation
and maintenance, if applicable.

b) If a golf course is developed on the
Property, the following mitigation
measures shall apply:

i. To minimize golf course runoff into
nearby creeks, a minimum of a ten-
foot natural vegetated buffer shall be
maintained between the edge of
irrigated turfgrass and the top of the
bank of drainages, including
Porterfield Creek and the ephemeral
drainages in the central portion of
the site. To the extent practicable,
golf course grading shall be
designed so that all maintained turf
areas drain away from nearby
creeks. Drainage shall be directed to
grassed swales, area drains, or
sumps for percolation. Drainage
from turf areas shall be encouraged
to enter the new lakes planned for

This MM would be carried forward and
imposed on the Project, with modifications
to reflect the fact that the golf course will be
an optional, not a mandatory, component of
the Project.
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the golf course. Where maintained
turf cannot drain away from creeks,
low maintenance turf shall be used
or the area shall be considered for
naturalized or native grasses.

ii. The grading and drainage plans
shall indicate the direction of flow of
golf course drainage. Areas of
maintained turf grass that drain
toward storm water conveyances
shall be minimized and identified on
the grading plans. Areas of the golf
course that drain toward storm water
conveyances shall be separated by
vegetated natural buffer areas, as
identified above, or use fow
maintenance turfgrasses. Areas of
high maintenance such as tees,
fairways, and greens shall not drain
into storm water conveyances.

iii. To manage discharge from
subdrains, drain pipe discharge
points from subdrains of greens or
tees shall drain into vegetated
swales or irrigation storage lakes.
The subdrain discharge points shall
not be within 100 feet of a drainage.
Discharge pipes shall be directed to
dense turf grass areas that can act
as a biotic fitter and allow
percolation. The potentially fertilizer-
rich runoff should result in dense
biofilter development, enhancing
pollutant removal efficiency. This
potential dense grow-in should be
anticipated by swale designers to
allow adequate flow capacity within
the swales. The location of ali
drainages shall be indicated on the
grading and drainage plans.

iV. Runoff shall be recycled back into
the irrigation system through use of
irrigation storage lakes as collectors,
wherever possible. These
requirements shall be indicated on
the irrigation plans.

V. An Integrated Pest Management
Plan (IPMP) shall be prepared by a
qualified agronomist or turf grass
specialist approved by the City. The
IPM shall be approved prior to the
seeding and germination of
turfgrass. The IPMP shall address
and recommend methods of pest
prevention and turfgrass
management that use pesticides as
a last resort in pest control. Types
and rates of fertilizer and pesticide
application shall be specified.
Special attention in the IPMP shall
be directed toward avoiding runoff of
pesticides and nitrates into storm
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water conveyances or leaching into
the shallow groundwater table. See
also Mitigation Measure 4.6-5.

Vi. The use of pesticides shall be
minimized on the golf course.
Pesticides shall be used only in
response to a persistent pest
problem. Preventive chemical use
shall only be employed in limited
situations where other methods will
not be successful and by a licensed
technician. Cultural and biological
approaches to pest control shall be
more fully integrated into the IPM
with an emphasis toward reducing
pesticide application.

Vil. Fertilizer use shall be managed on
the project site. Fertilizer
requirements for turfgrass
germination and maturation can be
lowered by ensuring topsoil is
maintained or replaced during
grading operations to sustain the
organic quality of the native soil.
Organic amendments, such as
sludge, manure, fir bark, or peat,
greatly increase the organic quality
of the soil and greatly reduce
fertilizer needs. These organic
amendments also increase

percolation rates and act as stronger

binder for the absorption of fertilizer

and pesticide compounds. Soil tests

shall be performed prior to seeding
to determine the proper fertilization
rates pre- and post-seeding. The
IPM shall detail how fertilization
requirements are to be reduced
during turfgrass grow-in.

Viii. The Water Quality Management

Plan shall include a monitoring
component. The monitoring
component shall be designed to
evaluate the effectiveness of the
SWPPP (discussed above) and
Water Quality Management Plan at

protecting water quality in the vicinity

of the site. The monitoring
component of the plan shall be
prepared by the applicant and
submitted to the city of Cloverdale
for review and approval prior to
issuance of grading permits. The
Plan shall include the following:

*Sampling locations. The Plan shall
establish fixed surface water
sampling locations. Surface
water samples shall be
collected from detention basin
outlets during the first
significant storm event of the
rainy season each year ("first
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fiush"). In addition, surface
water samples shall be
collected from creeks that drain
the proposed golf course.

» Sampling parameters, protocols
and frequency. The Plan shall

establish the compounds to be
analyzed for based on the uses
of the site. For example,
samples collected from areas
that drain the golf course shall
be analyzed for the specific
pesticide and herbicide
compounds used on the
course. The Plan shall also
establish the required sampling
protocols and frequency for
each sampling event so that
consistent high quality data can
be compiled.

»Data analysis and review. The Plan
shall establish criteria for
evaluating the data (e.g.,
regulatory threshold values for
pollutants). Once collected, the
data shall be analyzed by a
qualified professional and
compared to the established
criteria to evaluate potential
Impacts. If water quality
degradation is identified, the
qualified professional shall
recommend actions to mitigate
the impact. Reports
summarizing the analytical data
and conclusions shall be
submitted to the city of
Cloverdale for review and
approval on an annual basis.

Impact 4.5-3: Increased runoff resulting
from creation of new impervious surfaces
could leave the site, potentially increasing
downstream flooding hazards.

Mitigation Measure 4.5-3

The draft Specific Plan shall be amended to
include the following policy:

A qualified professional hydrologist or
engineer shall be retained to design the storm
drainage collection system and detention
basin. The basin shall be of adequate size to
retain enough water during storm events that
the peak flow in the Russian River during
storm events is not increased. The proposed
drainage plan shall: 1) not increase peak flows
downstream of the project site during the 10-,
50-, and 100-year storm events; 2} include an
evaluation of downstream drainage features
fo handle existing and proposed flow
conditions; and 3) be designed in compliance
with all City of Cloverdale standards for
construction.

This MM would be carried forward and
imposed on the Project in the proposed
amended MMRP.

Impact 4.5-4: Pumping from wells located
along the Russian River could intercept
underflow of the river, resulting in reduced
base flow and potential impacts to habitat.
In addition, use of water at the site may

Mitigation Measure 4.5-4

Implement Mitigation Measure 4.13-2.

MM 4.13-1 was replaced by Revised MMs
5.13-1 and 5.13-2 in the 2009 MMRP.
Revised MMs 5.13-1 and 5.13-2 require a
water contingency plan, sewer impact fees,
and construction of a pump station. MM 5.13-
1 .and MM 5.13-2 would be carried forward
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deprive legal users of the water supply and imposed on the Project in the
downstream. proposed amended MMRP,
Impact 4.5-5: Failure of the levee along the | Revised Mitigation Measure 5.5-1 MM 4.5-5 was replaced by Revised MM 5.5-1
Russian River could occur, resuiting in in the RDEIR. Revised MM 5.5-1 clarifies that
flooding of a portion of the site. The draft Specific Plan shall be amended to the Sonoma County Water Agency is
inciude a policy stating that maintenance of responsible for maintenance of the levees.
Russian River levees on the Project Site is the | MM 5.5-1 would be carried forward and
responsibility of the Sonoma County Water imposed on the Project in the proposed
Agency. The project property owner shall amended MMRP.
cooperate with the Agency as needed to
ensure appropriate levee maintenance,
specifically by allowing access to the levee
area.

Restoring the Asti Road Parcel to the Specific Plan area will not require
major revisions of the EIR’s analysis of potential impacts on hydrology and water quality
because, as shown above, all such potential impacts were fully analyzed in and mitigated by
the DEIR, as modified by the RDEIR, and the recommended mitigation measures will continue
to apply to the modified Project.

In addition, there have been no substantial changes with respect to the
circumstances under which the Project would be undertaken which would require major
revisions to the certified EIR. The RDEIR reviewed and updated the DEIR’s analyses relating
to hydrology and water quality impacts and, subject to certain modifications not relating to or
affecting the Asti Road Parcel, confirmed those analyses and carried forward the applicable
mitigation measures. Since Project approval, there have been no changes to conditions on the
Asti Road Parcel, or to conditions in and around the broader Project site, and development in the
area of the Project site has not changed since Project approval in 2009.

Finally, the City is not aware of any new information of substantial importance,
which was not known and could not have been known with the exercise of reasonable diligence
at the time the EIR was certified, showing that, as related to the Project’s potential hydrology and
water quality impacts:

o the Project will have significant effects not discussed in the certified EIR;

e previously examined significant effects will be substantially more severe
than shown in the certified EIR;

e mitigation measures or alternatives found not to be feasible would in fact
be feasible and would substantially reduce the severity of one or more
significant effects of the Project; or

e mitigation measures or alternatives considerably different than those
analyzed in the certified EIR would substantially reduce one or more
significant effects of the Project, but the Project proponent declines to
adopt such mitigation measures or alternatives.

Based on the foregoing, the City has determined that development of the Asti Road
Parcel as part of the Specific Plan would not require major revisions to the certified EIR and
would not lead directly or indirectly to any new or more severe environmental effects relating
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to hydrology and water quality than were analyzed and addressed in the certified EIR for the
Project and, therefore, no further environmental review of such environmental effects is required.

6. Public Health and Safety.

Section 4.6 of the DEIR analyzes potential impacts of the Project on
public health and safety, including potential impacts associated with hazardous materials at
the Project site. Section 4.6 describes five potentially significant impacts: (i) impacts relating
to interference with investigation and remediation of hazardous materials releases; (ii) impacts
relating to potential exposure of construction workers to hazardous contaminants and asbestos:
(iii) impacts relating to possible releases of hazardous materials due to improper storage or
transport; (iv) impacts relating to potential exposures to site users and workers to hazardous
contaminants remaining in soils and groundwater; and (v) impacts relating to potential exposures
of workers and the public to potentially hazardous pesticides used to maintain the golf course.
Section 4.6 concludes that compliance with Mitigation Measures 4.6-1 (requiring compliance
with the Regional Water Quality Control Board and the Groundwater Hydraulic Report), 4.6-2
(requiring a Health and Safety Plan and a Construction Hazardous Materials Management Plan),
4.6-3 (requiring procedures for safe storage and use of hazardous materials), 4.6-4 (requiring a
Human Health Risk Assessment Plan, a Risk Management Plan, and water testing), and 4.6-5
(requiring an Integrated Pest Management Plan) would reduce these impacts to less-than-
significant levels.

The RDEIR reviews and confirms the analyses in the Section 4.6 of the
DEIR, with the following three modifications. The first modification relates to the Project’s
proposal to use secondarily treated wastewater instead of groundwater for irrigation purposes.
Based on this Project change, an additional impact was described in the RDEIR relating to
potential human contact with recycled water. To mitigate this impact, the RDEIR adds a new
mitigation measure (Revised Mitigation Measure 5.6-1) to require compliance with State
Department of Health Services and other applicable standards.

The other two modifications are revisions to two mitigation measures set forth
in the DEIR. Mitigation Measure 4.6-1 was revised to allow the Regional Water Quality Control
Board to regulate all construction and grading, groundwater extraction, and well water irrigation
prior to closure of the sawmill complex (Revised Mitigation Measure 5.6-2). This mitigation
measure has since been completed and the former sawmill site has been closed. Mitigation
Measure 4.6-4 was revised to correct the acceptable level of cumulative risk for carcinogens
(Revised Mitigation Measure 5.6-3). This mitigation measure would be carried forward and
applied to the modified Project.

None of these changes in the RDEIR relate to or affect development of the
Asti Road Parcel, and the RDEIR does not disclose any other new significant or more severe
impacts. Implementation of the DEIR mitigation measures, as revised in the RDEIR, would
reduce all of the modified Project’s potential impacts relating to public health and safety to a
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less-than-significant level. Those impacts and mitigation measures, and their application to the
modified Project, are described in the following table:

Environmental Impacts

Mitigation Measures

Implementation of Mitigation Measures
in Modified Project

Revised Impact 5.6-1: Use of secondary
recycled water for imigation could result in a
human health impact due to the possibility of

significant human contact with recycled water.

Revised Mitigation Measure 5.6-1

The Specific Plan shall contain policies to
ensure that State Department of Health
Services applicable standards and
requirements are met prior to the use of
recycled water on the site in order to
protect the environment and minimize
human contact with recycled water and
provision of adequate public notice of the
use of recycled water.

This MM mitigates Impact 5.6-1, which was
identified as a new impact in the RDEIR
based on the changed description of the
Project. This MM would be carried forward
and imposed on the Project in the
proposed amended MMRP.

Impact 4.6-1: Development of the project
may interfere with investigation and
remediation of reported hazardous
materials releases at the project site.

Revised Mitigation Measure 5.6-2

a) Prior to regulatory closure of the former
Masonite facility site, written approval from
the RWQCB shall be required for all
construction and grading in those areas to
ensure that proposed development
actlivities do not interfere with investigation
or remedial activities.

b) Prior to requiatory closure of the former
Masonite facility site, additional
groundwater extraction wells at the site
may be permifted only as determined by
the Regional Water Quality Control Board.
No new groundwater extraction wells shall
be drilled or used unless approved by the
Regional Water Quality Control Board.

¢) Prior to regulatory closure of the former
Masonite facility site, irrigation in those
areas with well water shall only be
permitted as allowed by the Regional
Water Quality Control Board.

This MM was revised in the RDEIR and
has since been completed and is no longer
applicable. The former sawmill and
Masonite sites have been closed.

Impact 4.6-2: The project would expose
construction workers to potentially hazardous
concentrations of contaminants and naturally-
occurring asbestos during construction
activities at the project.

Mitigation Measure 4.6-2

The draft Specific Plan shall be amended to
Include the following policies:

a) A site-specific Health and Safety Plan
(HSP) for construction activities shall be
prepared for the project by a qualified
industrial hygienist. At a minimum, the HSP
shall summarize information collected in
environmental investigations for the project
site, Including soil and groundwater quality
data; establish soil and groundwater mitigation
and confrol specifications for grading and
construction activities, including health and
safety provisions for monitoring exposure o
construction workers and the general public;
provide procedures to be undertaken in the
event that previously unreported
contamination is discovered; incorporate
construction safety measure for excavation
activities; establish procedures for the safe
storage and use of hazardous materials at the
project site, if necessary; provide emergency
response procedures, and designate
personnel responsible for implementation of

This MM would be carried forward and
imposed on the Project, with modifications
to reflect the fact that the golf course will be
an optional, not a mandatory, component of
the Project and to include updated
terminology.
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the HSP. The HSP shall be submitted to the
City of Cloverdale for review and approval.

b) A Construction Hazardous Materials
Management Plan (CHMMP) shall be
prepared for the project to address the safe
management and disposal of hazardous
materials that may be encountered during
project construction. The CHMMP for each
portion of the site shall be submitted with the
Precise Development Plan application. The
CHMMP shall include procedures for
managing soils and groundwater removed
from the site to ensure that any excavated
soils andfor dewatered groundwater with
contaminants are stored, managed, and
disposed of safely, in accordance with
applicable reguiations, and designate
personnel responsible for implementation of
the CHMMP. The CHMMP shall also
incorporate notification and dust mitigation
requirements for construction in areas
containing naturally-occurring asbestos
(including Title 17, CCR Section 93105).
Coordination with RWQCB shall be
performed, as required, to ensure that
provisions of the CHMMP do not interfere with
remediation and reclamation projects at the
site. The CHMMP shall be submitted to the
city of Cloveraale for review and approval.
Separate CHMMPs may be submitted for the
separate elements of the project, including the
Golf Course (if applicable), the Resort/Resort
Residential area, the Entry Commercial area,
the Resort Mixed Use area, and the Estate
Residential and Single-Family Residential
areas.

Impact 4.6-3: Improper use, storage, or
transport of hazardous materials during
construction activities could result in releases
affecting construction workers and the general
public.

Mitigation Measure 4.6-3

The draft Specific Plan shall include the
foliowing policy:

The Health and Safety Plan (HSP) and
Construction Hazardous Materials
Management Plan (CHMMP) shall
establish procedures for the safe storage
and use of hazardous materials at the
project site, if necessary; provide
emergency response procedures in the
case of a hazardous materials release; and
designate personnel responsible for
implementation of the plans.

This MM would be carried forward and
imposed on the Project in the proposed
amended MMRP.

Impact 4.6-4: The project may potentially
expose future site users and workers to
potentially hazardous concentrations of
contaminants that are proposed to remain
in soils and groundwater at the site
following remedial activities.

Revised Mitigation Measure 5.6-3

The Specific Plan shall contain the
following policies:

a) A Human Health Risk Assessment
(HHRA) and Risk Management Plan (AMP)
shall be prepared by a qualified
environmental professional, as approved
by the City of Cloverdale. The HHRA shall
evaluate potential heaith risks from
petroleum hydrocarbons, metals, dioxins,
furans, and wood preservation compounds
proposed fo remain in soils and
groundwater following remedial activities at
the project site and clean closure of the
wood waste landfill. The AMP shail
incorporate the findings of the HHRA and
include measures to ensure that any
potential added health risks to future site

This MM was revised in the RDEIR to correct
the acceptable level of cumulative risk for
carcinogens and is otherwise unchanged.
This MM would be carried forward and
imposed on the Project in the proposed
amended MMRP.
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users as a result of hazardous materials
are reduced to a cumulative risk of less
than one in a million (108) for carcinogens
and a cumulative hazard index of 1.0 for
non-carcinogens. The potential risks to
human health in excess of these goals may
be reduced either by remediation of the
contaminated soils or groundwater. The
HHRA and RMP shall be submitted to the
RWQCB for approval.

b) Water quality testing for extracted
potable groundwater from the project site
shall be implemented, as currently required
by state regulations (Titles 17 and 22,
California Code of Regulations). Extracted
potable groundwater used for any
beneficial purpose at the site shall meet
state regulations or site-specific water
quality criteria, as established by the
RWQCB, whichever is more stringent.

Impact 4.6-5: The project may potentially Mitigation Measure 4.6-5 This MM would be carried forward and
expose workers and the general public to The draft Specific Plan shall include the imposed on the Project in the proposed
potentially hazardous concentrations of following policy: amended MMRP.

pesticides used to maintain the golf course,

vineyards, and open space. An Integrated Pest Management Plan

(IPM) for the project site shall be
developed to ensure judicious use of
pesticides, which must be applied by state-
certified applicators in accordance with
existing laws and regulations. The !PM
shall include advanced technology and
monitoring equipment to ensure minimal
application of pesticides, herbicides, and
fertilizers. The (PM shall require use of
slow-release, less soluble, and least
mobile chemical fertilizers, pesticides, and
herbicides available and use of the
smallest rates of active ingredient to
accomplish the desired result. Where
feasible, the (PM shall specify drought,
pest, and disease resistant plant species
for the project site, and use natural buffer
areas to minimize the area affected by
chemical use. Aerial spraying of
agricuitural chemicals shall be prohibited.
The IPM shall be submitted to the city of
Cloverdale for review and approval.

As shown above, restoring the Asti Road Parcel to the Specific Plan area will
not require major revisions of the certified EIR’s analysis of potential impacts on public health
and safety. Section 4.6 of the DEIR analyzes and mitigates potential impacts from development
of the Asti Road Parcel as part of the broader Project, and the mitigation measures set forth there
will continue to apply to the modified Project.

There have been no substantial changes with respect to the circumstances
under which the Project would be undertaken which would require major revisions to the EIR
due to the restoration of the Asti Road Parcel to the Specific Plan area. As explained above,
physical conditions on the Asti Road Parcel, and conditions in and around the broader Project
site, have not changed since the Project was approved in 2009. And there has been no new
development on or in the vicinity of the Project site since that time. Therefore, there have been
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no substantial changes in circumstances which require major revisions to the EIR’s analysis of
public health and safety impacts.

Finally, the City is not aware of any new information of substantial importance,
which was not known and could not have been known with the exercise of reasonable diligence
at the time the EIR was certified, showing that, as related to the Project’s potential impacts
relating to public health and safety:

o the Project will have significant effects not discussed in the certified EIR;

e previously examined significant effects will be substantially more severe
than shown in the certified EIR;

¢ mitigation measures or alternatives found not to be feasible would in fact
be feasible and would substantially reduce the severity of one or more
significant effects of the Project; or

e mitigation measures or alternatives considerably different than those
analyzed in the certified EIR would substantially reduce one or more
significant effects of the Project, but the Project proponent declines to
adopt such mitigation measures or alternatives.

Based on the foregoing, the City has determined that restoring the Asti Road Parcel to
the Specific Plan area would not require major revisions to the certified EIR and would not lead
directly or indirectly to any new or more severe environmental effects relating to public health
and safety than were analyzed and addressed in the certified EIR for the Project, and no further
environmental review of such environmental effects is required.

7. Visual Resources.

Section 4.7 of the DEIR analyzes the potential impacts from development of
the modified Project (including the Asti Road Parcel), and identifies three potentially significant
impacts on visual resources. Specifically, Section 4.7 identifies potentially significant impacts
relating to: (i) the proposed grading and re-contouring of portions of the site to accommodate
future development (Impact 4.7-1); (ii) potential inconsistencies between city policies and
the establishment of a unique gateway into the City (Impact 4.7-2); and (iii) a potential visual
impact relating to construction of a water tank on a visually prominent knoll in the southerly
portion of the project site (Impact 4.7-3). Section 4.7 also describes mitigation measures to
mitigate each of these potential impacts to less-than-significant levels.

Section 5.7 of the RDEIR updates and confirms the analysis in Section 4.7 of
the DEIR (See RDEIR, Sec. 5.7 (pgs. 54-57)), but also identifies one additional potential impact
relating to possible light and glare impacts. (See RDEIR, Sec. 5.7 (pgs. 57-58)) To mitigate
this additional impact, the RDEIR describes a new mitigation measure (Mitigation Measure 5.7-
1) requiring that certain lighting standards and requirements be incorporated into the Specific
Plan. The impacts and mitigation measures from Sections 4.7 of the DEIR and 5.7 of the RDEIR
are described below:
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Environmental Impacts

Mitigation Measures

Implementation of Mitigation Measures
in Modified Project

Impact 4.7-1: The project would require
substantial reconfiguration of the land form
of the site through mass grading. Some
existing scenic views, including views of
the prominent serpentine outcropping,
native grasslands, oaks, and a riparian
canyon would be affected.

Mitigation Measure 4.7-1

Amend the draft Specific Plan to include
the following policies:

a) A visual analysis shall be
submitted with each Precise
Development Plan. The visual
analysis shall describe specific
grading, landscaping, and
revegetation plans, as well as
design delails, and ensure that
development is consistent with
General Plan and Specific Plan
policies. The visual analysis shall
also ensure that development is
consistent with the "gateway or
entrance theme, as outlined in
Mitigation Measure 4.7-2.

b) A visual analysis of grading
proposed for the western hill with
the serpentine outcropping shall be
prepared with the first Precise
Development Plan proposed for the
project and submitted along with
the proposed "gateway" theme
(see Mitigation Measure 4.7-2).

c) The visual analysis for golf hole 17
shall show the impacts of grading
needed to develop the hole. it shall
also include an analysis of potential
golf trajectories that might affect
Asti Road and U.S. Highway 101,
including any screen structures
necessary to protect the streets
from golf balls. Golf hole 16 shall
be relocated to the base of the hill
if the visual analysis for the golf
course shows grading and visual
impacts that are not consistent with
General Plan standards.

d)  The southern access road shall be
relocated to minimize impacts to
the existing serpentine outcropping
visible from U.S. Highway 101.
This alternative would also serve to
reduce potential impacts to the
native grasslands near the
serpentine outcropping (see
Mitigation Measure 4.9-3a).
Alternatively, contour grading for
the road that more closely
approximates the natural slope
shall be required rather than a
uniform cut slope.

e) The northerly Estate Residential
cul-de-sac and the Estate and
Single Family lots in the vicinity of
the Emergency Vehicle Access
shall be designed fo preserve the

This MM would be carried forward and
imposed on the Project, with modifications
(as shown) to reflect the optional nature of
the golf course, in the proposed amended
MMRP.
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woodlands, native grasslands, and
riparian corridor as visual, as well
as natural, assets.

f} A model or visual simulation of the
proposed Estate and Single Family
housing shall be provided with the
Precise Development Plan
applications, and shall include
landscaping or other means to
soften the view of the developed
housing from the City.

g) A model or visual simulation of the
proposed hotel shall be provided
with the Precise Development Plan
application.

Impact 4,7-2: The project could be
inconsistent with City policies and plans
calling for the establishment of unique
gateways into the city of Cloverdale.

Mitigation Measure 4.7-2

Amend the draft Specific Plan to
include the following policy based
on policies in the Cloverdale
General Plan:

The applicant shall submit a ‘gateway" or
entrance theme along with the visual
analysis for the western hill with the
serpentine outcropping to be reviewed
and approved by the City with the first
submitted Precise Development Plan.

This MM would be carried forward and
imposed on the Project in the proposed
amended MMRP.

Impact 4.7-3: Construction of a large water
tank on the visually prominent knoll in the
southwest portion of the project site could
change existing scenic views.

Mitigation Measure 4.7-3

Amend the draft Specific Plan to include
the following policy:

The plans for construction of the project's
water tank shall be subject to prior
approval by the City. The water tank
plans shall include proposed landscaping
and design details to ensure that the
tank, and the access road to the tank,
are blended visually into the existing oak
grove and hillside and that the tank and
road do not degrade the scenic views of
the hillside from U.S. Highway 101 and
the City below. The plans shall include
retention of all oak trees, augmented with
the planting of additional native trees, as
necessary, to screen the tank and road
from public view. The plans shall include
an appropriate paint color, e.g., an earth
tone, to ensure the tank will blend into
the existing visual environment,

This MM would be carried forward and
imposed on the Project in the proposed
amended MMRP.

Impact 4.7-4: The project would introduce
glare and nighttime lighting into a rural
area.

Mitigation Measure 4.7-4

None is required. However, the following
measure could be considered:

Amend the draft Specific Plan to include
the following policy:

A lighting program with provisions to
minimize light spread shall be submitted
with each Precise Development Plan for

No mitigation is required.
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City review and approval.

Revised Impact 5.7-1: The proposed Resort Mitigation Measure 5.7-4 The Specific Plan has been revised to
Hotel and commercial center at the Project y incorporate policies requiring Precise
entrance could increase glare and reflectivity The following components shall be Development Plans to include all of the
from the buildings onto nearby US 101 and included in the final Specific Plan provisions described in MM 5.7-1. Those
other properties. Construction of the Project documents: policies can be found in the following
would also increase the level of lighting on the : sections of the proposed amended Specific
overall site, including but not limited to street a) ;Zi:;ﬁgz Iiﬁg"’éﬁ;ﬁe Plan:
lights, parking lot lights, building house lights Commercial area shall include
:nmfjammnar lights into a largely undeveloped provisions prohibiting use of : ::5342
. reflective glass, unpainted . II.B. 5

railings or other architectural . II.B. 6

features that would cause glare . | 1.8‘7

off the Project site. . II.B-8

b)  Precise Development Plans for
the Resort Hotel complex,
Estate Residential, Single
Family Residential and Entry
Commercial components shall
include provisions for equipping
street lights, parking lot lights
and yard lights with cut-off
lenses or equivalent to reduce
spill over of light and glare.

Restoring the Asti Road Parcel to the Specific Plan area would not require
major revisions to the certified EIR, or result in any new or more severe impacts on visual
resources that were not identified and addressed in the EIR. As shown above, Section 4.7 of the
DEIR analyzes the potential visual impacts from commercial development on this Parcel as part
of the original Project proposal, and Section 5.7 of the RDEIR confirms that analysis, identifies
one additional impact, and describes a corresponding mitigation measure. All of the mitigation
measures described in the DEIR and the RDEIR would be imposed on the modified Project.

Restoring the Asti Road Parcel to the Project would not change the Project
evaluated in the EIR in any significant respect; the modified Project would contain the same
project components as were analyzed in the EIR—a resort hotel, a golf course or preserved open
space, up to approximately 15 acres of commercial uses, residences, recreational trails and
similar uses. The locations of the major uses would be the same as was analyzed in the EIR and
proposed buildings would be of the same heights. The Asti Road Parcel is currently developed
with a light industrial use (Soil King), and future commercial uses on that Parcel would be
subject to a Precise Development Plan to ensure that all future improvements would be
consistent with visual policies contained in the Cloverdale General Plan and the Specific Plan,
thereby ensuring that future uses are architecturally compatible with other nearby project
elements.

In addition, there have been no substantial changes with respect to the
circumstances under which the Project would be undertaken which would require major
revisions to the certified EIR’s analysis of potential visual effects. In fact, the number of
residential units proposed decreased significantly following release of the DEIR and prior to
recirculation of the RDEIR (i.e. from 235 units to 170 units), which should in turn decrease any
potential impacts associated with grading, scenic views, and light and glare. Further, a As noted
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above, conditions in and around the Project site, and existing development in the area of the
Project site, are all the same as existed at the time of Project approval in 2009.

Finally, the City is not aware of any new information of substantial importance,
which was not known and could not have been known with the exercise of reasonable diligence
at the time the EIR was certified, showing that, as related to the Project’s potential impacts on
visual resources:

e the Project will have significant effects not discussed in the certified EIR;

e previously examined significant effects will be substantially more severe
than shown in the certified EIR;

e mitigation measures or alternatives found not to be feasible would in fact
be feasible and would substantially reduce the severity of one or more
significant effects of the Project; or

e mitigation measures or alternatives considerably different than those
analyzed in the certified EIR would substantially reduce one or more
significant effects of the Project, but the Project proponent declines to
adopt such mitigation measures or alternatives.

Based on the foregoing, the City has determined that restoring the Asti Road
Parcel to the Specific Plan area would not lead directly or indirectly to any new or more
severe environmental effects relating to visual resources than were analyzed and addressed in
the certified EIR for the Project, and no further environmental review of such environmental
effects is required.

8. Cultural Resources.

Section 4.8 of the DEIR analyzes the potential impacts from development of
the originally proposed Project, including development of the Asti Road Parcel, on the cultural
resources in and around the Project site. Section 4.8 identifies two potentially significant
impacts: potential impacts on certain recorded archaeological sites (Impact 4.8-1), and potential
impacts on unknown or unrecorded cultural resource sites (Impact 4.8-2). Section 4.8 also
describes two mitigation measures which, the City determined, would mitigate these potential
impacts to less-than-significant levels: Mitigation Measure 4.8-1, requiring a cultural review
submitted with Precise Development Plans, limits on subsurface excavation, and prohibition of
staging/equipment adjacent to archeological sites, and Mitigation Measure 4.8-2, requiring
construction briefing and contract language regarding exposure of archaeological developments.
Section 4.8 concludes that implementation of these mitigation measures would reduce these
potentially significant impacts to less-than-significant levels. Section 4.8 also describes one
potential impact relating to potential damage to an adjacent cemetery within the Cloverdale
Rancheria of Pomo Indians of California (Impact 4.8-3). However, Section 4.8 concludes that
this potential impact would be less-than-significant and therefore no mitigation is necessary.

Section 5.8 of the RDEIR confirms the analysis in Section 4.8 of the DEIR.
In addition, however, Section 5.8 revises Mitigation Measure 4.8-1 to clarify the requirements
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relating to the cultural resources identified in Impact 4.8-1, and re-numbers it as Revised
Mitigation Measure 5.8-1. The impacts and mitigation measures described in the DEIR and the

RDEIR are described below:

Environmental Impacts

Mitigation Measures

Implementation of Mitigation Measures
in Modified Project

Impact 4.8-1: The development planned for
the project area could affect recorded
archaeological sites P-49-2834/CA- Son-
2322H and P-49-2402/CA-Son-1988H.

Mitigation Measure 4.8-1

The draft Specific Plan shall be amended
to include the following policies:

a) A cultural review of Son-
1988H by a qualified
archaeologist shall be submitted
with each Precise Development
Plan application. The cuitural
review shall include
recommendations for treatment of
the site.

b) Subsurface excavation within a
50-foot radius of the CA-Son-
1988H residential complex and
within the site proper shall be
monitored by a qualified on-site
archaeologist, and shall follow the
recommendations required in a),
above. If subsurface resources are
exposed, construction shall stop
until the resource can be identified
and evaluated by the qualified
archaeologist. Recommendations
could include site testing and data
recovery, if significant deposits are
exposed.

¢) The placing of staging areas,
equipment yards, and related
construction activities shall be
prohibited within or adjacent to the
recorded archaeological sites.

d) Exclusionary fencing to create
a "no trespass"” zone shall be
placed at each recorded
archaeological site to avoid
inadvertent trespass during
construction.

e) If a Precise Development
Plan proposes removal or
modification of CA-Son-2322H,
photographic documentation of
the resource shall be prepared
and submitted. Efforts shall focus
on obftaining general viewshed
views, features, close-ups of
feature details, and other views
sufficient to document the setting
of the alignment prior to
modification. Recordation shall
use fine-grain black and white film
and provide at least two sets of

The RDEIR revised MM 4.8-1 as follows,
and re-numbered it as Revised Mitigation
Measure 5.8-1. This Revised Mitigation
Measure 5.8-1 would be carried forward
and imposed on the Project in the
proposed amended MMRP.

Revised Mitigation Measure 5.8-1

The Specific Plan shall contain the following
policies:

a) A cultural review of CA-SON-1988H by a
qualified archeologist shall be submitted with
each Precise Development Plan application.
The cuttural review shall include
recommendations for treatment of significant
resources on that respective site.

b) Subsurface excavation within a 50-foot
radius of the CA-SON-1988H residential
complex within the site property shall be
monitored by a qualified site archeologist and
shall follow any recommendations included in
"a," above. If subsurface resources are
exposed, construction shall stop until the
resource can be identified and evaluated by
the qualified archeologist. Recommendations
could include site testing and data recovery.
This requirement shall be included on Project
construction plans and specifications.

¢) Placement of staging areas, equipment
yards, laydown areas and related construction
activities that could result in subsurface
impacts shall be prohibited within or adjacent
to the recorded archaeological sites.

d) Exclusionary fencing to create a 'no
trespass" zone shall be placed at each
recorded archaeological site to avoid
inadvertent trespass during construction.
Fencing may be removed with the written
permission of a qualified archeologist retained
by the City of Cloverdale.

e) If a Precise Development Plan proposes
removal or modification of CA-Son-2322H
and/or CA-Son-1988-H), photographic
documentation of the resource shall be
prepared and submitted. Efforts shall focus on
obtaining general viewshed views, features,
close-ups of feature delails, and other views
sufficient to document the setting of the
alignment prior to modification. Recordation
shall use fine-grain black and white film and
provide at least two sets of proof sheets and
photographs no smaller than 5 by 7 inches
and archivally processed. Each set shall be
filed in a presentation binder suitable for
deposit with a local public library and the
California Historical Resources Information
System, Northwest Information Center, CSU
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proof sheets and photographs no
smaller than 5 by 7 inches and
archivally processed. Each set
shall be filed in a presentation
binder suitable for deposit with a
local public library and the
California Historical Resources
Information System, Northwest
Information Center, CSU Sonoma.
The archaeological site record
form shall be updated to indicate
enhanced photographic record
and any new information noted
during recordation.

Sonoma. The site record form shall be
updated to indicate enhanced photographic
record and any new information noted during
recordation.

Impact 4.8-2: Construction of the project
could affect unknown or unrecorded
cultural resource sites. This potential
impact applies to the entire site, including
the cultural resources identified in Impact
4.8-1.

Mitigation Measure 4.8-2

The draft Specific Plan shall be amended to
include the following policies:

a) Any excavation contract (or contracts for
other activities that may have subsurface soil
impacts) shall include language that alerts
construction personnel of the potential for
exposing aboveground elements (i.e.,
Northwestern Pacific Railroad) and
subsurface archaeological deposits (i.e., CA-
Son-1988H), and the project's procedures for
treating such finds. Language shall include a
provision that, upon discovery of buried
archaeological materials, work in the
immediate area of the find shall be halted
within 50 feet of the find and a qualified
archaeologist consutted for
recommendations.

b) A background brigfing shall be provided for
supervisory construction personnel describing
the potential for impacting and/or exposing
cultural resources and anticipated procedures
to treat unexpected discoveries. These
procedures shall be prepared by a qualified
archaeologist and submitted to the City for
review prior to construction.

¢) If buried or suspected human remains are
encountered during construction, work in that
area shall be immediately halted and the
county coroner notified. If the remains are
determined to be Native American, then the
Native American Heritage Commission will be
notified by the coroner within 24 hours as
required by Public Resources Code 5097.
The Native American Heritage Commission
will notify a designated Most Likely
Descendant who will provide
recommendations for the treatment of the
remains within 24 hours. The Native American
Heritage Commission will mediate any
disputes regarding treatment of remains.

This MM would be carried forward and
imposed on the Project in the proposed
amended MMRP.

Impact 4.8-3: Construction of the project
could cause potential damage to an adjacent
cemetery within the Cloverdale Rancheria of
Pomo Indians of Califonia.

Mitigation Measure 4.8-3

None is required.

No mitigation is required.
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Restoring the Asti Road Parcel to the Specific Plan area will not require major
revisions of the certified EIR’s analysis of potential impacts on cultural resources. As explained
above, Section 4.8 of the DEIR already analyzes the potential impacts from development of the
Asti Road Parcel as part of the originally proposed Project, and describes mitigation measures to
adequately mitigate those potential impacts. All applicable mitigation measures from the DEIR,
as revised in the RDEIR, will continue to apply to the modified Project. Therefore, the modified
Project will not result in any new or substantially more severe impacts relating to cultural
resources than were identified and addressed in the certified EIR.

There have been no substantial changes with respect to the circumstances under
which the Project would be undertaken which would require major revisions to the certified EIR.
In fact, the number of residential units proposed decreased significantly following release of the
DEIR and prior to recirculation of the RDEIR (i.e. from 235 units to 170 units), which should in
turn decrease the potential for construction-related impacts on archaeological and cultural
resources. Further, site conditions in and around the Project site, and existing development in the
area of the Project site, are all the same as existed at the time of Project approval in 2009.

Finally, the City is not aware of any new information of substantial importance,
which was not known and could not have been known with the exercise of reasonable diligence
at the time the EIR was certified, showing that, as related to the Project’s potential impacts on
cultural resources:

e the Project will have significant effects not discussed in the certified EIR;
previously examined significant effects will be substantially more severe
than shown in the certified EIR;

e mitigation measures or alternatives found not to be feasible would in fact
be feasible and would substantially reduce the severity of one or more
significant effects of the Project; or

* mitigation measures or alternatives considerably different than those
analyzed in the certified EIR would substantially reduce one or more
significant effects of the Project, but the Project proponent declines to
adopt such mitigation measures or alternatives.

Based on the foregoing, the City has determined that restoring the Asti Road
Parcel to the Specific Plan area would not lead directly or indirectly to any new or more
severe environmental effects relating to cultural resources than were analyzed and addressed
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in the certified EIR for the Project, and no further environmental review of such environmental
effects is required.

9, Biological Resources.

Section 4.9 of the DEIR analyzes the potential impacts from development of the
Project, including the Asti Road Parcel, on the City’s biological resources. Section 4.9 identifies
five potentially significant impacts: (i) impacts from site grading on vegetation, habitat and
other biological resources (Impact 4.9-1); (ii) impacts relating to removal of existing riparian
scrub and stands of native grasslands (Impact 4.9-2); (iii) potential impacts to raptor nests and
red-legged frogs (Impact 4.9-3); (iv) potential impacts on jurisdictional wetlands (Impact 4.9-4);
and (v) potential impacts to trees and riparian corridors (Impact 4.9-5). Section 4.9 describes
five corresponding mitigation measures which, the City determined, would mitigate all five of
these impacts to less-than-significant levels: (i) Mitigation Measure 4.9-1, requiring designation
of tree stands as Natural Resource Preserves, a Tree Preservation and Replacement Plan, and a
Landscape and Vegetation Management Plan; (ii) Mitigation Measure 4.9-2, requiring
designation of grasslands as Natural Resources Preserves; (iii) Mitigation Measure 4.9-3,
requiring preconstruction surveys to identify raptor nests and on-site red-legged frogs;
(iv) Mitigation Measure 4.9-4, requiring designation of jurisdictional wetlands as Natural
Resource Preserves; and (v) Mitigation Measure 4.9-5, requiring buffer areas around certain
sensitive resources.

Section 5.9 of the RDEIR confirms the analysis of Section 4.9 of the DEIR,
with one revision. Section 5.9 revises Mitigation Measure 4.9-2 to allow for more flexibility in
designation of Natural Resource Preserves, and re-numbers that mitigation measure as Revised
Mitigation Measure 5.9-1. Section 5.9 of the RDEIR did not identify any new or more
significant impacts to biological resources. The impacts and mitigation measures described in
Section 4.9 of the DEIR, as revised by Section 5.9 of the RDEIR, are set forth below:

Environmental Impacts Mitigation Measures Implementation of Mitigation Measures
in Modified Project

Imgact 4.9-1 : Gradlng associated with Mitigation Measure 4.9-1 With minor modifications to update
prc_nje_ct |mp|eme!1tat_|on would remove terminology and Specific Plan policy
existing vegetation in areas proposed for | ) Amend the Specific Plan as follows: references, this MM would be carried
development, consisting primarily of non- forward and imposed on the Project in the
native grassland but also affecting oak . The proposed site plan (Exhibit3 | proposed amended MMRP.
woodlands, riparian scrub, isolated to the Specific Plan) shall be revised fo

seasonal wetlands and drainage designate important stands of oak

channels, and native grasslands. woodlands and other "High/Moderate

Grading and development would create Constraint” biological resources as Natural

suitable habitat for highly invasive Resource Preserves;

species, and could affect the ephemeral

drainage through the central portion of . Draft Specific Pian Policy NRP 5.4

the site. shall be revised to indlicate that heaithy

trees shall be avoided and preserved to the
maximurn extent feasible, particularly
specimen valley oaks and other native
deciduous oaks and stands of oak
woodlands designated as Natural
Resource Preserves. A Tree Preservation
and Replacement Program shall be
prepared, which shall detail tree avoidance
and preservation methods, including
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establishment of a tree protection zone,
construction inspection and supervision by
a certified arborist, Installation of tree
protection fencing, review of activities
within the tree protection zone and
provisions to provide for replacement
where tree replacement is unavoidable.

b) The applicant shall submit the Tree
Preservation and Replacement Program to be
reviewed and approved by the City of
Cloverdale Community Development
Department with the first submitted Precise
Development Plan. The applicant's site
development plan and preliminary grading
concept plan shall be revised to provide for
the protection of individual trees considered
suitable for preservation. Tree trunk locations
shall be mapped by engineered survey and
considered during refinement of detailed
plans for the project. A qualified arborist shall
be retained to evaluate the suitability of
individual trees and work with the applicant's
engineer in refining proposed grading and
development plans to minimize tree loss,
Where tree avoidance is determined to be
infeasible, native trees shall be planted as part
of a detailed Landscape and Vegetation
management Plan to provide for replacement
of trees lost at a minimum of 3:1
(replacement:lost trees).

¢) The applicant shall submit a delailed
Landscape and Vegetation management Plan
to be reviewed and approved by the City of
Cloverdale Community Development
Department with the first submitted Precise
Development Plan. The Landscape and
Vegetation management Plan shall be
prepared by a qualified landscape architect in
consultation with a plant ecologist
experienced in management of native
species. The Plan shall: 1) provide for re-
eslablishment of native vegetation along the
central drainage and other areas to be
preserved as open space; 2) provide details
on native plantings associated with proposed
restoration, enhancement and mitigation; 3)
provide for relocation or replacement of trees
removed by the project; 4) identify unsuitable
species that should not be used in
landscaping in open space areas; 5) prevent
the establishment and spread of introduced
broom; and 6) specify long-term management
provisions to ensure establishment of
landscape improvements and creek
enhancement plantings. Aspects of the Plan
shall include the following:

. Landscaping and revegetation
shall emphasize the use of native plant
species in proposed open space areas,
including the central drainage and fringe of
the oak woodlands to be preserved. The
landscape architect and plant ecologist
shall identify suitable plant species.
Suitable species for use in these areas
include valley oak, live oak, California
buckeye, willow, toyon, California rose,
California blackberry and common rush,
among others.

City of Cloverdale Page 40
Addendum to Final Environmental Impact Report
Alexander Valley Resort Specific Plan Project



. Use of non-native, invasive
species that may spread into adjacent
open space areas shall be prohibited in
landscape plans. Unsuitable species
include: eucalyptus, acacia, pampas grass,
broom, gorse and giant reed.

. Graded slopes and areas
disturbed as part of the project shall be
monitored fo prevent establishment and
spread of French and Scotch broom. The
removal and monitoring program shall
include annual late winter removal of any
rooted plants where soils are saturated and
cutting back of any remaining flowering
plants in the spring before seed begins to
set in late April.

. Provisions for maintenance of
landscaping and revegetation of graded
slopes shall be specified as part of the
plan, with replacement plantings and
seeding provided over a minimum of five
years to ensure regstablishment of cover.

Impact 4.9-2: Proposed development would
generally avoid most of the sensitive natural
communities on the site, including riparian
habitat along the Russian River and
Porterfield Creek comidors, most of the
riparian scrub along the central ephemeral
drainage, and most of the oak woodlands.
However, some riparian scrub, woodlands,
and most of the stands of native grasslands
would be removed, which would be a
significant impact on sensitive natural
communities.

Mitigation Measure 4.9-2

a) Amend the draft Specific Plan as
follows:

. The proposed site plan
(Land Use/Circulation
Diagram) shall be revised
to designate identified
native grasslands and
other 'High/Moderate
Constraint" biological
resources as Natural
Resource Preserves;

e A new policy shall be
included in the draft
Specific Plan stating that
native grasslands shall be
protected and enhanced,
and adequate replacement
provided where complete
avoidance is not feasible.
A Native Grassiand
Protection, Replacement,
and Restoration Plan shall
be prepared and approved
by the city of Cloverdale
Community Development
Department prior fo any
grading.

b) The applicant shall submit the Native
Grassland Protection,
Replacement, and Restoration Plan
to be reviewed and approved by the
city of Cloverdale Community
Development Department with the
first submitted Precise
Development Plan. A qualified
vegetation ecologist shall prepare
the Native Grassland Plan, which
shall clearly identify the total
grassland area affected by the

The RDEIR revised MM 4.9-2 as shown
below, and re-numbered it as MM 5,9-1.
With minor modifications to update Specific
Plan references, MM 5.9-1 would be
carried forward and imposed on the Project
in the proposed amended MMRP.

Revised Mitigation Measure 5.9-1
a) The Specific Plan shall include:

i. The proposed site plan (Exhibit 3 to the
Specific Plan) shall be revised to
designate portions of the identified native
grasslands and other High/Moderate
Constraint” biological resources as
Natural Resource Preserves, if feasible
and consistent with the site plan.

ii. A policy shall be included in the
Specific Plan stating that native
grasslands shall be protected and
enhanced, and that adequate
replacement provided where complete
avoidance is not feasible. A Native
Grassland Protection, Replacement and
Restoration Plan shall be prepared and
approved by the Cloverdale Community
Development Department prior to
grading.

b) The applicant shall submit the Native
Grassland Protection, Replacement and
Restoration Plan to be reviewed and
approved by the Cloverdale Community
Development Department with the first
submitted Precise Development Plan. A
qualified vegetation ecologist shall prepare the
Native Grassland Plan which shall clearly
identify the total grassland area affected by
the Project, provide for protection and
enhancement of existing native grasslands
where feasible and define a program for
replacement through creation of new native
grassland habitat on-site. The site plan and
grading plan shall provide for at least partial
preservation of native grassiand stands,
particularly the serpentine grassiands in the
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project, provide for protection and
enhancement of existing native
grasslands where feasible, and
define a program for replacement
through creation of new native
grassland habitat on-site. The
applicant's site development plan
and preliminary grading concept
shall be revised to provide for at
least partial preservation of the
stands of native grasslands,
particularly the serpentine
grasslands in the western portion of
the site. The proposed limits of
grading shall be adjusted to provide
for avoidance of at least portions of
both stands of native grassiands on
the sife and those areas profected
as permanent open space. One
way to avoid native grasslands is to
relocate the proposed residential
access road off Asti Road to the
south, thereby avoiding grading of
the serpentine outcropping near the
native grasslands. Relocation of the
residential access road is also
recommended as an alternative
mitigation measure to reduce visual
impacts (see Mitigation Measure
4.7-2(b)).

¢) Any native grasslands lost as a
result of development shall be
replaced at a minimum I to 1 ratio
and preferably shall be
consolidated in one location. The
relative cover class of the
replacement grasslands shall have
a native species component that
meets or exceeds that of the
grasslands removed. Any
provisions for preservation,
creation, or enhancement of on-site
native grasslands shall be
incorporated as a component of the
Landscape and Vegetation
Management Plan. If the native
grasslands cannot be replaced with
a sustainable 1 to | ratio, the
grading plans and Precise
Development Plan shall be
modified to retain the existing
native grasslands in the existing
locations.

western portion of the Site. The proposed
limits of grading shall be adjusted to provide
for avoidance of at least portions of both
stands of nalive grasslands on the site and
those areas protected as permanent open
space.

c) Native grasslands lost as a result of
development shall be replaced at a minimum
ratio of 1:1 and preferably consolidated in one
location. The relative cover class of the
replacement grasslands shall have a native
species component that meels or exceeds
that of grasslands removed. Any provisions for
preservation, creation or enhancement of on-
site native grasslands shall be incorporated as
a component of the Landscape and
Vegetation management Plan. if the native
grasslands cannot be replaced with a
sustainable 1:1 ratio, the grading plan and
Precise Development Plan(s) shall be
modified to retain native grasslands in their
existing locations.

Impact 4.9-3: Development of the site
would generally not have a substantial
adverse effect on habitat for special-
status species. However, preconstruction
surveys would be necessary to confirm
absence of raptor nests and red-legged
frogs.

Mitigation Measure 4.9-3

a) A preconstruction survey for raptors
shall be conducted by a qualified wildlife
biologist prior to initiation of grading and
tree removal to confirm the presence or
absence of any nesting activity on the site.
if a nesting raptor is found, appropriate
measures shall be taken to avoid
destruction of an active nest. An
appropriate buffer zone shall be
established around any active nest based
on informal consuiltation with CDFG
representatives. Construction activities
shall be restricted in this zone until the
qualified biologist has dstermined that

This MM would be carried forward and
imposed on the Project in the proposed
amended MMRP.
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nesting is complete and the young birds
have fledged.

b) A preconstruction survey for red-
legged frog shall be conducted by a
qualified wildlife biologist prior to initiation
of grading and removal or modification of
any of the ponds on the site to confirm the
absence of this species. If any red-legged
frogs are found, appropriate measures
shall be taken to avoid loss during grading
and vegetation removal. Representatives of
the USFWS shall be informally consulted to
confirm that the subpopulation in the
Cloverdale vicinity is not considered to be
part of the California red-legged frog
subspecies. An appropriate buffer zone
shall be established around any location
where red-legged frogs are encountered.
As necessary, exclusionary fencing shall
be installed to separate the construction
zone from preserved habitat, and
construction activities shall be restricted
from this zone until construction is
completed and the fencing removed.

Impact 4.9-4: The proposed development
map in the draft Specific Plan generally
avoids jurisdictional wetlands, but detailed
development applications could directly or
indirectly affect these features.

Mitigation Measure 4.9-4

a) Amend the draft Specific Plan as
follows:

i. The proposed site plan (Land
Use/Circulation Diagram) shall be
revised fo designate identified
Jurisdictional wetlands and other
"Nigh/Moderate Constraint"
biological resources as Natural
Resource Preserves;

ii. A new policy shall be included in the
draft Specific Plan stating that
wetlands shall be protected and
enhanced, and adequate replacement
provided where complete avoidance is
not feasible. A Conceptual Wetland
Protection, Replacement, and
Restoration Plan shall be prepared and
approved by the city of Cloverdale
Community Development Department
prior to any grading.

b) The applicant shall submit the
Conceptual Wetland Protection,
Replacement, and Restoration Plan to be
reviewed and approved by the city of
Cloverdale Community Development
Department with the first submitted
Precise Development Plan. A qualified
wetland consultant shall prepare a
wetland plan that satisfies adopted
standards and criteria of the City, Corps,
RWQCB, and CDFG. The wetland plan
shall clearly identify the total wetland and
other jurisdictional area affected by the
project, provide for protection and

This MM would be carried forward and
imposed on the Project in the proposed
amended MMRP.
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enhancement of existing wetlands where
feasible, and define a program for wetland
replacement through creation of new
wefland habitat on-site. The conceptual
wetland plan shall be completed and
approved prior to any modification or loss
of wetlands on the site.

If wetland habitat is to be created as
part of mitigation, wetlands shall be
replaced at a minimum 1 to 1 ratio and
any small, isolated features shall
preferably be consolidated. Any
provisions for preservation, creation, or
enhancement of on-site wetlands shall
be incorporated as a component of the
Landscape and Vegetation Management
Plan. Details shall be provided for any
created wetland habitat, including the
following:

i. Identify the location(s) of
mitigation areas. Replacement
habitat shall result in created or
enhanced wetlands with a higher
habitat value than the existing
wetlands eliminated as a result of
development to mitigate the
temporal loss until the
replacement wetlands have met
success criteria.

ii. Specify performance criteria,
maintenance and long-term
management responsibilities,
monitoring requirements, and
contingency measures.
Monitoring shall be provided for a
minimum of five years and
continue until the success criteria
are met.

iii. Define site preparation and
revegetation procedures, an
implementation schedule, and
funding sources to ensure long-
term management of the overall
wetland mitigation plan.

¢) A detailed Storm Water Pollution
Prevention Plan shall be prepared and
implemented during construction as called
for in Mitigation Measure 4.5-1. The plan
shall contain detailed measures to control
erosion of stockpiled earth and exposed
soil, provide for revegetation of graded
slopes before the first rainy season
following construction, and specify
procedures for monitoring the plan's
effectiveness.

Impact 4.9-5: The proposed project could
conflict with local policies to protect
biological resources, specifically riparian
corridors and tree loss.

Mitigation Measure 4.9-5

a) The draft Specific Plan shall be amended to
include the following policy based on
Cloverdale General Plan implementation
program CDO 7-1.a in the Conservation,
Design and Open Space Element and the
Creek Ordinance:

This MM would be carried forward and
imposed on the Project, with modifications
to reflect the fact that the golf course will be
an optional, not a mandatory, component of
the Project and to include updated Specific
Plan references.
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i Vineyards, residential lots, and golf
course features (if applicable) shall not
encroach into river and creek buffer areas
to be preserved under the Conceptual
Wetland Protection, Replacement, and
Restoration Plan, which shall be
consistent with the Intent of the
Conservation and Open Space Element,
and the setback requirements in the city
of Cioverdale Creek Ordinance.

b) Implement Mitigation Measure 4.9-1(a)
and (b).

Restoring the Asti Road Parcel to the Specific Plan area will not require major
revisions of the certified EIR’s analysis of potential impacts on biological resources. Section 4.9
of the DEIR fully analyzed and mitigated the potential environmental effects from development
of the Asti Road Parcel as part of the broader Project, and all applicable mitigation measures will
continue to apply to the modified Project, as revised by Section 5.9 of the RDEIR. Therefore,
development of the Project including the Asti Road Parcel will not result in any new or
substantially more severe biological impacts than were identified and addressed in the certified
EIR.

Since the Project was approved, there have been no substantial changes with
respect to the circumstances under which the Project would be undertaken which would require
major revisions to the certified EIR’s biological resources analysis. Conditions on the Asti Road
Parcel are the same as they were at the time of Project approval; the site remains undeveloped
with the exception of the Soil King operations. And there has been no new development in
proximity to the Project site since Project approval in 2009. In fact, the number of residential
units proposed decreased significantly following release of the DEIR and prior to recirculation
of the RDEIR (i.e. from 235 units to 170 units), which should in turn lessen any potential
biological impacts due to construction and grading activities.

Finally, the City is not aware of any new information of substantial importance,
which was not known and could not have been known with the exercise of reasonable diligence
at the time the EIR was certified, showing that, as related to the Project’s potential impacts on
biological resources:

e the Project will have significant effects not discussed in the certified EIR;
previously examined significant effects will be substantially more severe
than shown in the certified EIR;

e mitigation measures or alternatives found not to be feasible would in fact
be feasible and would substantially reduce the severity of one or more
significant effects of the Project; or

e mitigation measures or alternatives considerably different than those
analyzed in the certified EIR would substantially reduce one or more
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significant effects of the Project, but the Project proponent declines to
adopt such mitigation measures or alternatives.

Based on the foregoing, the City has determined that restoring the Asti Road
Parcel to the Specific Plan area would not require major revisions to the certified EIR and
would not lead directly or indirectly to any new or more severe environmental effects relating to
biological resources than were analyzed and addressed in the certified EIR for the Project, and no
further environmental review of such environmental effects is required.

10. Transportation and Circulation.

Section 4.10 of the DEIR analyzes the potential impacts from development
of the Project, including development of commercial uses on the Asti Road Parcel, as they
relate to transportation and circulation. Section 4.10 describes eleven potentially significant
impacts: (i) Impact 4.10-1, relating to increased vehicle traffic at the South Cloverdale
Boulevard-Southbound U.S. Highway 101 ramp intersection; (ii) Impact 4.10-2, relating to
increased vehicle traffic at the South Cloverdale Boulevard-Northbound U.S. Highway 101 ramp
intersection; (iii) Impact 4.10-3, relating to increased vehicle traffic at the South Cloverdale
Boulevard-Asti Road intersection; (iv) Impact 4.10-4, relating to traffic flow at the Project
entrance at Asti Road; (v) Impact 4.10-5, relating possible traffic increases from development of
a movie theater on the Project site; (vi) Impact 4.10-6, relating to impacts from truck hauling fill
materials to the site; (vii) Impact 4.10-7, relating to potential conflicts between vehicles,
pedestrians, golf carts and bicycles traveling near the Project site; (viii) Impact 4.10-8, relating to
possible reduced access to the Russian River; (ix) Impact 4.10-9, relating to the lack of a
connection between the Project site and the proposed SMART bike and pedestrian trail;
(x) Impact 4.10-10, relating to the availability of parking for the mixed use/commercial
component of the Project; and (xi) Impact 4.10-11, relating to safe access for school-age Project
residents to existing schools on the west side U.S. Highway 101. (See DEIR, Table 2-1 (pgs. 2-
25 through 2.28) and Section 4.10 (pgs. 4.10-1 through 4.10-35.)

Section 4.10 also describes eleven corresponding mitigation measures
(Mitigation Measures 4.10-1 through 4.10-11) that, the City determined, would mitigate all
eleven of these impacts to less-than-significant levels. (See DEIR, Table 2-1 (pgs. 2-25 through
2-28) and Section 4.10 (pgs. 4.10-1 through 4.10-35.)

The RDEIR confirmed and updated the analysis in the Section 4.10 of the
DEIR to reflect the removal of the Asti Road Parcel from the proposed Specific Plan area. (See
RDEIR, Sec. 5.10 (pgs. 63-92).) Based on the updated analysis, the RDEIR revised Mitigation
Measures 4.10-1 through 4.10-5 to reflect the reduced level of commercial development from
removal of the Asti Road Parcel, and confirmed that Mitigation Measures 4.10-6 through 4.10-11
would remain effective and should still apply to the Project. (RDEIR, Sec. 5.10, pg. 63.) The
following table describes the potential impacts from development of the modified Project
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(including the Asti Road Parcel) and the applicable mitigation measures from Section 4.10 of the
DEIR, subject to applicable minor revisions to reflect the proposed Project modifications.

Environmental Impacts

Mitigation Measures

Implementation of Mitigation Measures
in Modified Project

Impact 4.10-1: The addition of project traffic
would result in unacceptable levels of service
at the unsignalized south Cloverdale
interchange/southbound U.S. Highway 101
ramp intersection,

Mitigation Measure 4.10-1

The draft Specific Plan shall be amended to
include the following poficies:

Under conditions with the project, impending
traffic, and with or without the gaming faciity,
a traffic signal at the South Cloverdale
Boulevard interchange/southbound U.S.
Highway 101 ramp intersection shall be
installed along with a new eastbound right-
tumn lane that would improve the level of
service to the LOS C/D threshold or better,
which is an acceptable condition based on
Cloverdale’s General Plan policies.

Under General Plan Buildout conditions with
or without the gaming facility, the lane
improvements shall also include a second
eastbound right turn lane, a second
eastbound through lane, a second westbound
through lane, a second westbound left-turn
lane, and overpass widening to accommodate
operation of the section. This widening is
primarily needed to address critical queuing
conditions and not necessarily deficient level
of service.

As an alternative to the traffic signal, additional
lane widening, and overpass widening, a
roundabout could be installed at the
infersection.

This MM has been restored to the
proposed MMRP and replaces Revised
MM 5.10-1.

Impact 4.10-2: The addition of project traffic
would result in unacceptable levels of
service at the unsignalized south
Cloverdale interchange/northbound U.S.
Highway 101 ramp intersection.

Mitigation Measure 4.10-2

The draft Specific Plan shall be amended to
include the following policies:

Under conditions with the project, impending
traffic, and with or without the gaming facility,
a traffic signal at the south Cloverdale
interchange/northbound U.S. Highway 101
ramp intersection shall be installed along with
a new westbound right-turn lane that would
improve the level of service to the LOS C/O
threshold or better, which is an acceptable
condition based on Cloverdale's General Plan
policies.

Under General Plan Buildout conditions with
or without the gaming facility, the lane
improvements shall also include a second
northbound left-tum lane, a second eastbound
through lane, a second westbound through
lane, and overpass widening fo accommodate
operation of the section. This widening is
primarily needed to address critical queuing
conditions and not necessarily deficient level
of service.

As an alternative to the traffic signal, additional
lane widening, and overpass widening, a
roundabout could be installed at the
intersection

This MM has been restored to the
proposed MMRP and replaces Revised
MM 5.10-2.
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Impact 4.10-3: The addition of project traffic
would affect the level of service at the
unsignalized south Cloverdale
interchange/Asti Road intersection.

Mitigation Measure 4.10-3

The draft Specific Plan shall be amended to
include the following policies:

Under conditions with the project and
impending traffic, a traffic signal at the south
Cloverdale interchange/Asti Road intersection
shall be installed along with the re-striping of
the eastbound approach to include a left-turn
lane and a throughv/right lane that would
improve the level of service to the LOS C/D
threshold or better, which is an acceptable
condition based on Cloverdale's General Plan
policies.

Under conditions with the project, impending
traffic, and the gaming facility, the lane
improvements shall also include a new
southbound right-turn lane and a second
eastbound left-turn lane.

Under General Plan Buildout conditions with
or without the gaming facility, the lane
improvements shall also include a second
southbound right-turn lane.

As an alternative to the traffic signal and
additional lane widening, a single-lane
roundabout could be installed at the
intersection.

This MM has been restored to the
proposed MMRP and replaces Revised
MM 5.10-3.

Impact 4.10-4: The proposed roundabout
may affect traffic flow at the project
entrance at Asti Road.

Mitigation Measure 4.10-4

The draft Specific Plan shall be amended
to include the foltowing policy:

Depending on the selected solution for the
Asti Road intersection, the roundabout
intersection should be shifted east. The
roundabout intersection shall be designed
in accordance with guidelines presented in
Roundabouts: An Informational Guide (U.S.
Department of Transportation, 2000). At
least 250 feet of queuing distance shall be
provided between this roundabout and the
next intersection fo the west.

This MM has been restored to the
proposed MMRP and replaces Revised
MM 5.10-4.

Impact 4.10-7: The project would add
vehicular, pedestrian, golf cart, and bicycle
travel within and near the project site,
potentially increasing conflicts among the
four modes of travel.

Mitigation Measure 4.10-7

The draft Specific Plan shall be amended to
include the following policy:

if a golf course is developed on the Property,
the interior project streets shall include golf
cart crossing signs at all crossing points. A
minimum of a five-foot concrete sidewalk or
an all-weather walkway should be provided on
all streets providing access to uses that will
generate pedestrian traffic.

This MM would be carried forward and
imposed on the Project, with modifications
to reflect the fact that the golf course will be
an optional, not a mandatory, component of
the Project

Impact 4.10-8: The proposed trail along the
Russian River is not connected to the
other pedestrian and bicycle trails within
the project, which could reduce public
access to the river.

Mitigation Measure 4.10-8

The draft Specific Plan shall be amended fo
include the following policy:

The project site design shall include a
pedestrian and bicycle trail connection to the
trail along the Russian River. This could be
accomplished by proposing an alignment
through or around the Recreation/Open
Space Area, or by acquiring an easement
from an adjacent property owner, e.g.,

With minor modifications to update Specific
Plan terminology, this MM would be carried
forward and imposed on the Project in the
proposed amended MMRP.
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establishing a trail connection through
adjacent property along Porterfield Creek.

Impact 4.10-9: The project could generate
bicycle and pedestrian traffic destined for
the planned trail along the SMART rail line.
However, the project has not proposed
access to the SMART bike and pedestrian
trail and there could be conflicts between
the proposed project and the planned
future passenger rail.

Revised Mitigation Measure 5.10-5

Applicable Precise Development Plans shall
provide that the Developer dedicate a public
access easement to the City and complete a
multi-use recreation trail from the Project area
to the proposed SMART trall, if possible, and
to the levee frail. Access shall not require
bicyclists and pedestrians to make an at-
grade crossing unless the crossing is also a
street or golf path crossing. If, after
reasonable attempts, the Developer is unable
to provide needed rights-of-way over private
properties to connect the trail to public rights-
of-way, the City shall assist the Developer in
securing those rights-of-way through a filing
with the Public Utilities Commission. The
Developer shall provide the City with sufficient
rights-of-way (as determined by the City
Engineer and Community Development
Director) on the Project site to complete the
trail. Trail Improvements shall be constructed
by the Developer or, if Developer is unable to
obtain the needed rights-of-way, such
construction costs may be bonded, if bonding
is approved by the City Council.

MM 4.10-9 was replaced with Revised MM
5.10-5. MM 5.10-5 will be carried forward
and imposed on the modified Project with
the minor modifications shown to conform
to the amended Specific Plan.

Impact 4.10-10: The proposed parking
ratios for the mixed use/commercial
component of the project would result in
inadequate parking for customers, visitors,
and workers. In addition, it appears there is
no parking to accommodate the proposed
banquet facilities at the golf clubhouse.

Mitigation Measure 4.10-10

The draft Specific Plan shall be amended to
include the following policies:

a) The Precise Development Plans for the
Entry Commercial and Resort Mixed Use
areas shall include parking that complies with
City of Cloverdale standards;

b) If a golf course is developed on the
Property, the Precise Development Plan for
the golf/clubhouse shall provide adequate
parking to serve peak parking demand for
banquet services. The Precise Development
Plan shall include parking that complies with
City of Cloverdale parking standards. Shared
parking may be proposed between golfing
and banquet facilities if the uses have different
peaking characteristics.

This MM would be carried forward and
imposed on the Project, with modifications
to reflect the fact that the golf course will be
an optional, not a mandatory, component of
the Project and to include updated Specific
Plan references.

Impact 4.10-11: School age children who
live in the proposed homes on the project
site must walk or be transported to the
existing schools on the west side of U.S.
Highway 101.

Mitigation Measure 4.10-11

The draft Specific Plan shall be amended to
include the following policy:

The Precise Development Plan for any
residential component of the project shall
designalte safe routes for school children to
walk to City schools and shall specify whether
and how busing would be provided.

This MM would be carried forward and
imposed on the Project in the proposed
amended MMRP.

Restoring the Asti Road Parcel to the Specific Plan area will not require
major revisions of the EIR’s traffic and circulation analysis. As shown above, Section 4.10
of the DEIR evaluated the potential traffic and circulation impacts from development of the Asti
Road Parcel as part of the overall Project, and prescribed mitigation measures to mitigate those
impacts to less-than-significant levels. As shown above, all applicable mitigation measures
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described in Section 4.10 would apply to the modified Project and ensure that, as modified, the
Project would not result in any new or substantially more severe impacts than was identified and
addressed in the certified EIR.

There have been no substantial changes with respect to the circumstances
under which the Project would be undertaken which would require major revisions to the
transportation and circulation analysis in the certified EIR. Site conditions in and around the
Project site are the same as existed at the time of Project approval in 2009, and the population
in Cloverdale is substantially the same as it was at the time of Project approval; the most recent
census data indicates that the population is approximately 8,700 person, which is roughly twenty
percent (20%) less than the projected population of 11,062 at General Plan buildout, which was
used to project future traffic conditions in the DEIR. (See DEIR, Sec. 4.10 (pg. 4.10-9)) There
has been no new development on or near the Project site that would affect the traffic analysis in
the EIR. In fact, the number of residential units proposed decreased significantly following
release of the DEIR and prior to recirculation of the RDEIR (i.e. from 235 units to 170 units),
which should in turn decrease any potential traffic impacts.

The City is not aware of any new information of substantial importance, which
was not known and could not have been known with the exercise of reasonable diligence at the
time the EIR was certified, showing that, as relating to the Project’s potential transportation and
circulation impacts:

e the Project will have significant effects not discussed in the certified EIR;
previously examined significant effects will be substantially more severe
than shown in the certified EIR;

e mitigation measures or alternatives found not to be feasible would in fact
be feasible and would substantially reduce the severity of one or more
significant effects of the Project; or

e mitigation measures or alternatives considerably different than those
analyzed in the certified EIR would substantially reduce one or more
significant effects of the Project, but the Project proponent declines to
adopt such mitigation measures or alternatives.

Based on the foregoing, the City has determined that restoring the Asti Road
Parcel to the Specific Plan area would not lead directly or indirectly to any new or more
severe environmental effects relating to transportation and circulation than were analyzed
and addressed in the certified EIR for the Project, and no further environmental review of
such environmental effects is required.

11. Air Quality.

Section 4.11 of the DEIR analyzes the Project’s potential impacts on air quality.
This analysis assumes that the Asti Road Parcel is part of the Project, and therefore accounts for
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development of commercial uses on the Asti Road Parcel consistent with the currently proposed
Project modifications.

Section 4.11 identifies four potentially significant impacts to air quality:
(i) impacts relating to short-term emissions from wood waste landfill closure and construction
activities (Impact 4.11-1); (ii) impacts relating to short-term exhaust emissions from construction
equipment (Impact 4.11-2); (iii) impacts from the possible uses of wood burning stoves and
fireplaces in the Specific Plan area (Impact 4.11-5); and (vi) impacts relating to generation of
dust and pesticide use in adjacent vineyards (Impact 4.11-6).

Section 4.11 also describes four corresponding mitigation measures:
(i) Mitigation Measure 4.11-1, requiring Bay Area Air Quality Management District
(BAAQMD) Best Management Practices with respect to construction and wood waste landfill
closure activities; (ii) Mitigation Measure 4.11-2, requiring BAAQMD Best Management
Practices relating to construction emissions; (iii) Mitigation Measure 4.11-5, requiring gas
fireplaces; and (iv) Mitigation Measure 4.11-6, requiring setbacks, buffers, and barriers between
vineyards and adjacent uses. The City determined, in Section 4.11 of the DEIR, that
implementation of these mitigation measures will reduce these four impacts to less-than-
significant levels. (See DEIR, Sec. 4.11, pgs. 4.11-11 through 4.11-17.)

Section 4.11 also identifies two potential air quality impacts that the City has
determined would be less than significant and would not require mitigation: (i) Impact 4.11-3,
relating to potential increases in carbon monoxide levels at nearby intersections from increased
vehicle traffic; and (ii) Impact 4.11-4, relating to regional long-term increases in emissions of air
pollutants from increased vehicle use. No mitigation is required for these less than significant
impacts.

Section 5.11 of the RDEIR confirms the analysis of Section 4.11 of the DEIR
and revises Mitigation Measures 4.11-1 and 4.11-6 to clarify and refine procedures necessary to
reduce short-term emissions impacts and impacts to adjacent uses, and also re-numbers these
measures as Revised Mitigation Measures 5.11-1 and 5.11-2, respectively.

All of the impacts and mitigation measures described in the DEIR and RDEIR are
set forth below:

Environmental Impacts Mitigation Measures Implementation of Mitigation Measures
in Modified Project
Impact 4.11-1: Project wood waste landfill Revised Mitigation Measure 5.11-1 MM 4.11-1 was replaced by Revised MM
closure and construction activities would 5.11-1, which will be carried forward and
result in short-term PM10 emissions. The Specific Plan shall include the following. imposed on the modified Project.

Construction plans for the project shall include
a list of Best Management Practlices to reduce
construction dust, including, but not limited to,
the following specific measures as
recommended by the Bay Area Air Quality
Management District:

a. All trucks hauling soil, sand, and other
loose materials off of the project site shall
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be covered with tarpaulins or other
effective covers

b. Water or non-toxic soil stabilizers shall
be applied fo all unpaved access roads,
parking areas, and staging areas at the
construction site.

c. The speed of all vehicles traveling on
unpaved roads shall be limited to 15 miles
per hour.

d. Paved access roads, parking areas,
and slaging areas shall be swept with a
water sweeper.

e. Exposed stockpiles shall be managed in
accordance with the Storm Water Pollution
Prevention Plan, Waste Discharge
Requirements, and/or other permits, as
appropriate.

f. Excavation and grading activities shall
be terminated when winds exceed 25 miles
per hour.

g. The area subject to excavation, grading,
and other construction activities shall be
limited at any one time.

Impact 4.11-2: Short-term exhaust
emissions from construction equipment
would be generated during wood waste
landfill closure and construction.

Mitigation Measure 4.11-2

The draft Specific Plan shall be amended to
include the following policy:

Construction plans for the project shall contain
a list of Best Management Practices to reduce
construction emissions, including the foltowing
specific measures:

a) idle time of combustion engine
construction equipment used at the site
shall be confined to five minutes.

b) Equipment shall be maintained and
properly tuned in accordance with
manufacturer's specifications.

c) Alternative fueled or electrical construction
equipment shall be used at the project site,
when feasible.

d) Construction equipment used shall have
the minimum practical engine size for the
job.

e) Gasoline powered equipment shall be
equipped with catalytic converters, when
feasible.

This MM would be carried forward and
imposed on the Project in the proposed
amended MMRP.

Impact 4.11-3: Vehicle traffic generated by
the project would increase carbon
monoxide levels at nearby intersections.

Mitigation Measure 4.11-3

None is required.

No mitigation is required.

Impact 4.11-4: Additional vehicle trips
generated by the project would result in a
regional long-term increase in emissions of
air pollutants.

Mitigation Measure 4.11-4

None is required.

No mitigation is required.
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Impact 4.11-5: Use of wood-burning stoves
and fireplaces in the residential or resort
components of the project would increase
air pollutants in the region.

Mitigation Measure 4.11-5

The Precise Development Plans for the
residential components of the profect, and
other components that have fireplaces,
such as the hotel/resort, shall include the
installation of only gas-fired fireplaces.

This MM would be carried forward and
imposed on the Project in the proposed
amended MMRP.

Impact 4.11-6: Activities at adjacent
vineyards may impact future residents due
to generation of dust or use of pesticides.

Revised Mitigation Measure 5.11-2

If a golf course is developed on the Property,
the Precise Development Plans for the golf

This MM would be carried forward and
imposed on the Project, with modifications
to reflect the fact that the golf course will be
an optional, not a mandatory, component of

course and vineyard areas of the project shall
include the following measures:

the Project.

a) A 100-foot setback or buffer between any
vineyards and nearby residences so long
as landscaping or fencing is also provided
between residences and vineyards.

b) Use of barriers, such as walls or hedges,
along the project boundary in the vicinity of
any vineyards to intercept wind blown dust.

Restoring the Asti Road Parcel to the Specific Plan area will not require major
revisions of the certified EIR’s analysis of potential air quality impacts. As shown above, such
potential impacts were fully analyzed in and mitigated by Section 4.11 of the DEIR, as modified
by Section 5.11 of the RDEIR. All applicable recommended mitigation measures will continue
to apply to the modified Project.

There have been no substantial changes with respect to the circumstances under
which the Project would be undertaken which would require major revisions to the certified
EIR’S air quality analysis. Since the Project was approved, there has been no new development
on or in proximity to the Project site that would affect the EIR’s air quality analysis, and the site
conditions in and around the Project site are the same as existed at the time of Project approval.
Further, the wood waste landfill has been closed, and the site has received clean closure
certification from the California Regional Water Quality Control Board (see California Regional
Water Quality Control Board, North Coast Region, Order No. R1-2012-0053), which would
eradicate impacts 4.11-1 and 4.11-2. Also, the number of residential units proposed decreased
significantly following release of the DEIR and prior to recirculation of the RDEIR (i.e. from

City of Cloverdale Page 53
Addendum to Final Environmental Impact Report

Alexander Valley Resort Specific Plan Project



235 units to 170 units), which should in turn decrease any potential impacts due to construction
or residential use of wood-burning stoves.

Nor is the City aware of any new information of substantial importance, which
was not known and could not have been known with the exercise of reasonable diligence at the
time the EIR was certified, showing that, as related to the Project’s potential air quality impacts:

¢ the Project will have significant effects not discussed in the certified EIR;

e previously examined significant effects will be substantially more severe
than shown in the certified EIR;

e mitigation measures or alternatives found not to be feasible would in fact
be feasible and would substantially reduce the severity of one or more
significant effects of the Project; or

e mitigation measures or alternatives considerably different than those
analyzed in the certified EIR would substantially reduce one or more
significant effects of the Project, but the Project proponent declines to
adopt such mitigation measures or alternatives.

Based on the foregoing, the City has determined that restoring the Asti Road
Parcel to the Specific Plan area would not lead directly or indirectly to any new or more
severe environmental effects relating to air quality than were analyzed and addressed in the
certified EIR for the Project, and no further environmental review of such environmental effects
is required.

12. Noise.

Section 4.12 of the DEIR analyzes the potential noise impacts of the Project,
including development of commercial uses on the Asti Road Parcel. Section 4.12 identifies two
potentially significant noise impacts: (i) impacts relating to temporary increases in noise levels
from wood waste landfill closure and construction activities (Impact 4.12-1); and (ii) potential
noise impacts on future residents of the Project from future railroad activities (Impact 4.12-4);
temporary noise increase during nearby mining operations, and future resident exposure to
railroad activities. Section 4.12 also described two corresponding mitigation measures:

(i) Mitigation Measure 4.12-1, limiting the hours of construction activities and requiring
preparation and approval of a construction traffic plan; and (ii) Mitigation Measure 4.12-4,
requiring the completion of noise studies and identification of noise attenuation measures
concurrent with the City’s consideration of the requisite Precise Development Plans. In

Section 4.12, the City determined that implementation of these measures would mitigate these
two potentially significant impacts to less-than-significant levels. (DEIR, Sec. 4.12, pgs. 4.12-13
through 4.12-17).

Section 4.12 also identifies two potential impacts that were determined
by the City to be less than significant: (i) Impact 4.12-2, relating to future Project residents’
exposure to noise from surrounding land uses, including the Cloverdale Municipal Airport;
and (i1) Impact 4.12-3, relating to future Project residents’ and users’ exposure to noise from
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Shamrock Materials gravel mining operations. Because these impacts were determined by the
City to be less than significant, no mitigation is required.

Section 5.12 of the RDEIR confirms the DEIR’s noise impacts analysis
with respect to Impacts and Mitigation Measures Nos. 4.12-1 and 4.12-4. However, in Section
5.12, the City reversed its determination that Impacts 4.12-2 and 4.12-3 would be less than
significant without mitigation, finding instead that these potential impacts could be significant.
Accordingly, the RDEIR identifies a new potentially significant impact, Revised Impact 5.12-1
relating to future Project residents’ exposure to airport and railroad noise, and describes a new
mitigation measure, Revised Mitigation Measure 5.12-1, to address this potentially significant
impact. (See RDEIR, Sec. 5.12 (pgs. 105 to 106)) Revised Mitigation Measure 5.12-1 requires a
detailed acoustic study and the identification of noise attenuation measures for the affected areas
of the Project to effectively mitigate potential airport and railroad noise. The impacts and
mitigation measures described in the DEIR and the RDEIR are set forth below:

Environmental Impact

Mitigation Measure

Implementation of Mitigation Measure
in Modified Project

Impact 4.12-1: The project would result

in a temporary increase in noise levels as
a result of wood waste landfill closure and
construction activity, which could impact
nearby residents located approximately
200 feet south and 50 feet north of the
project boundary.

Mitigation Measure 4.12-1

The draft Specific Plan shall be amended to
include the following policy:

Construction plans for the project shall include
the following measures:

a) Noise-generating consiruction activities
shall be limited to the hours of 7:00 am. to
6:00 p.m., Monday through Friday, as
reguiated by Cloverdale Subdivision
General Notes. Work on Saturdays will not
be allowed unless specific approvals are
obtained from the city of Cloverdale.

b) All internal combustion engine driven
equipment shall be fited with mufflers in
good operating condition.

¢) A traffic plan shall be formulated to route
construction traffic as far away from
residential buildings as possible.

This MM would be carried forward and
imposed on the Project in the proposed
amended MMRP.

Impact 4.12-2: The project would

include residential land use in an area
where residents would be subject to noise
from surrounding land uses.

Mitigation Measure 4.12-2

None is required.

No mitigation is required.

Impact 4.12-3: The Shamrock Materials
gravel mining operations would create a
temporary increase in noise during mining
operations.

Mitigation Measure 4.12-3

None is required.

No mitigation is required.

Impact 4.12-4: Residents of the Project
could be exposed to noise from future railroad
activities.

Mitigation Measure 4.12-4

a) The Precise Development Plan for
the Estate Residential portion of
the project shall include a detailed
Noise Study and recommend
measures to reduce anticipated rail

As explained below, this MM is replaced by
MM 5.12-1.
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noise, while ensuring that natural
features such as oak woodlands
are not affected by noise
attenuation. The Noise Study shall
recommend specific measures,
such as sound barriers, walls, or
trees, as needed to reduce CNEL
levels for Estate Residential homes
to 65 d8A outside.

b)  The Noise Study for the Precise
Development Plan for the Estate
Residential portion of the project
shall also include specific
measures to reduce indoor noise
levels fo acceplable levels. The
Noise Study shall recommend
specific sound attenuating
materials and construction
methods, such as windows and
sliding glass doors with special
acoustical double-pane units,
weather-stripping, and solid core
exterior doors, as needed, to
ensure CNEL noise does not
exceed 45 dBA indoors.

Revised Impact 5.12-1: Some future
Project residences would be subject to
noise levels in excess of the maximum City
noise exposure level for residential land
uses.

Revised Mitigation Measure 5.12-1

The Precise Development Plan for the Estate
Residential portion of the project shall include
a detailed Acoustic Study and recommend
measures to reduce anticipated rail and
airport noise, while ensuring that natural
features such as oak woodlands are not
affected by noise attenuation. The Acoustic
Study shall recommend specific measures,
such as sound barriers, walls, or trees, as
needed to reduce CNEL levels for the exterior
areas of Estale Residential homes to 65 dBA
outside. The Acoustic Study shall also include
a requirement that an avigation easement is
granted by the property owner and a fair
disclosure covenant is recorded for all hormes
constructed within the 55 to 65 dBA airport
noise contours, as measured for existing and
future runway extensions, if adopted by the
ALUC.

The RDEIR re-characterizes the DEIR's
Impacts 4.12-2 (relating to Project
residents’ exposure to airport noise) and
4.12-4 (relating to Project residents’
exposure to railroad noise) as one new
potentially significant impact, labeled
Revised Impact 5.12-1.

The RDEIR describes one new mitigation
measure, MM 5.12-1, to replace MM 4.12-
4, and to mitigate Impact 5.12-1.

Restoring the Asti Road Parcel to the Specific Plan area will not require
major revisions of the certified EIR’s analysis of potential noise impacts. As described above,
Section 4.12 of the DEIR, as modified by Section 5.12 of the RDEIR, effectively analyzes the
potential noise impacts from development of the Project, including development of the Asti Road
Parcel, and describes mitigation measures to reduce all such impacts to less than significant
levels. All of the applicable mitigation measures in the DEIR and the RDEIR will be included in
the proposed amended MMRP and be imposed upon and implemented by the Project.

There have been no substantial changes with respect to the circumstances
under which the Project would be undertaken which would require major revisions to the noise
analyses in the certified EIR. As explained above, the wood waste landfill has been closed (see
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California Regional Water Quality Control Board, North Coast Region, Order No. R1-2012-
0053). As aresult, potential noise impacts arising from wood waste landfill closure activities are
no longer possible. Also, the number of residential units proposed decreased significantly
following release of the DEIR and prior to recirculation of the RDEIR (i.e. from 235 units to 170
units), which should in turn decrease any potential noise impacts on residences due to proximity
to other residences and other land uses.

Further, on December 2, 2015, the City Council took action to begin the process
of closing the Cloverdale Municipal Airport. Although the closure process may be lengthy and
whether the airport will actually close is uncertain, closure of the airport would reduce noise
impacts, particularly those identified in Impact 5.12-1. All other site conditions in and around
the Project site that could affect the EIR’s noise impact analysis are unchanged since Project
approval. And there has been no new development on or in the area of the Project site since the
Project was approved that could affect the EIR’s noise analysis.

Other than potential closure of the airport, the City is not aware of any new
information of substantial importance, which was not known and could not have been known
with the exercise of reasonable diligence at the time the EIR was certified, showing that, as
related to the Project’s potential noise impacts:

o the Project will have significant effects not discussed in the certified EIR;
previously examined significant effects will be substantially more severe
than shown in the certified EIR;

e mitigation measures or alternatives found not to be feasible would in fact
be feasible and would substantially reduce the severity of one or more
significant effects of the Project; or

e mitigation measures or alternatives considerably different than those
analyzed in the certified EIR would substantially reduce one or more
significant effects of the Project, but the Project proponent declines to
adopt such mitigation measures or alternatives.

Based on the foregoing, the City has determined that restoring the Asti Road
Parcel to the Specific Plan area would not lead directly or indirectly to any new or more
severe environmental noise impacts than were analyzed and addressed in the certified EIR for the
Project, and no further environmental review of such environmental effects is required.

13. Public Services and Ultilities.

Section 4.13 of the DEIR analyzes the potential impacts on public services and
utilities from development of the Project, including development of commercial uses on the Asti
Road Parcel. Section 4.13 identifies six potentially significant impacts relating to public services
and utilities: (i) potential impacts relating to the increase in demands on the City’s water
supplies (Impact 4.13-1); (ii) potential impacts arising from the possible use of reclaimed water
to irrigate the golf course (Impact 4.13-2); (iii) potential impacts relating to the possible use of
well water to irrigate the golf course, if reclaimed water is not available (Impact 4.13-3);
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(iv) potential impacts relating to the increase in demand on the City’s wastewater treatment
facilities (Impact 4.13-4); (v) potential impacts relating to the increase in demand for fire and
police protection services (Impact 4.13-5); and (vi) potential impacts relating to the increase in
demand for school facilities (Impact 4.13-6).

Section 4.13 describes six corresponding mitigation measures to address
these potentially significant impacts: (i) Mitigation Measure 4.13-1, requiring, among other
things, preparation of a Water Conservation Plan and the incorporation of various policies and
requirements in the Specific Plan to ensure that the City’s water supplies are adequate to meet
the overall demand, including the demand generated by the Project; (ii) Mitigation Measure
4.13-2, requiring (a) the use of reclaimed water for irrigation of the golf course, provided that
reclaimed water is available from the City, and (b) the preparation of a City-approved Golf
Course Landscaping Irrigation Plan to implement the use of reclaimed water for the golf course;
(i11) Mitigation Measure 4.13-3, requiring the preparation of a City-approved Groundwater
Hydraulic Report and monitoring program, and compliance with groundwater regulatory
requirements if reclaimed water is not available to serve the golf course and irrigation water is
provided by on-site wells; (iv) Mitigation Measure 4.13-4, requiring the Project to pay sewer
impact fees and the costs of any infrastructure required to pump reclaimed water from the City’s
wastewater treatment plant to the Project site, and to pay its fair share of the costs of upgrading
the City’s wastewater treatment plant to a tertiary level of treatment; (v) Mitigation Measure
4.13-5, requiring the Project to pay its fair share of certain costs associated with providing
additional police and fire personnel and equipment, and to prepare a Recycling Plan for each
Precise Development Plan submitted for the Project; and (vi) Mitigation Measure 4.13-6,
requiring the Project to pay school impact mitigation fees. Section 4.13 of the DEIR concludes
that implementation of these mitigation measures would all six of these potentially significant
impacts to less-than-significant levels.

Changes in the Project proposal between the preparation of the DEIR and the
RDEIR resulted in several revisions to the EIR’s Public Services and Ultilities analyses, which
changes are reflected in Section 5.13 of the RDEIR. In addition to the removal of the Asti Road
Parcel from the Specific Plan area, the Applicant also abandoned its proposal to rely on tertiary
treated reclaimed water for irrigation purposes. The City and the Applicant also completed a
Water Supply Analysis for the modified Project documenting that the City has sufficient long-
term water supplies to meet the demands of the Project (based on the assumption that the Asti
Road Parcel would be developed with light industrial uses under its existing zoning, rather than
with commercial uses as part of the Specific Plan area). Based on these Project changes, the City
determined that Impacts 4.13-1 through 4.13-4 (relating to water supplies and the possible use of
tertiary treated reclaimed water) were no longer valid and that Mitigation Measures 4.13-1
through 4.13-4 would not be necessary.

Based on the removal of the Asti Road Parcel from the Project, Section 5.13
also revises Mitigation Measure 4.13-5 to reduce the Project’s contribution to additional police
services, and re-numbers it as Revised Mitigation Measure 5.13-3. Now, however, the City and
the Applicant propose to implement the mitigation for police and fire services impacts through
the proposed Development Agreement. Section 2.12 of the proposed Development Agreement
would implement the mitigation requirements of Mitigation Measure 4.13-5, reflecting the fact
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that the Applicant’s currently-proposed modifications would restore the Asti Road Parcel to the
Specific Plan area. With these police and fire services requirements incorporated into the
proposed Development Agreement, Revised Mitigation Measure 5.13-3 can be further modified
to remove subsections (a) and (b) (relating to police and fire services impacts) and simply carry
forward the requirements of subsection (c) (relating to recycling impacts), as shown in the

following table.

Section 5.13 of the RDEIR also identifies two new impacts relating to the
potential insufficiency of reclaimed wastewater for irrigation uses. (Revised Impacts 5.13-1 and
5.13-2, respectively). Section 5.13 concludes that implementing Revised Mitigation Measures
5.13-1 and 5.13-2 would reduce these impacts to less-than-significant levels.

The outstanding public services impacts and mitigation measures are described

below:

Environmental Impact

Mitigation Measure

Implementation of Mitigation Measure
in Modified Project

Impact 4.13-5: The project would create
additional demand for fire and police
protection services and solid waste collection
service.

Mitigation Measure 4.13-5

The draft Specific Plan shall be amended
to include the following policies:

a) The Precise Development Plans
for the residential, hotel/spa, and
commercial components of the
project shall include a requirement
to pay a fair share of the capital
costs of adding two sworn officers
and one clerical position to the
Cloverdale Police Department.
The Development Agreement to be
negotiated between the developer
and the City should address
measures to recover the ongoing
costs of providing two sworn
officers and one clerical position fo
the Cloverdale Police Department.

b)  The Precise Development Plan for
the residential, hotel/spa, and
commercial components of the
project shall include a requirement
to contribute a fair share to a
dedicated fund to purchase fire
fighting apparatus to protect
buildings more than 27 feet in
height, if and when such a fund is
created by the city of Cloverdale.
The Development Agreement
should address measures to
recover the ongoing costs for
additional fire personnel. Property
tax revenues for the development in
the City should remain equivalent to
the property tax revenues the Fire
District would share if the project
remained in the County area.

MM 4.13-5 was replaced in the RDEIR

by Revised MM 5.13-3 (shown to the left,
below Mitigation Measure 4.13-5). City and
the Applicant now propose to mitigate
Impact 4.13-5 through a combination of
Development Agreement requirements and
a further modified version of Revised
Mitigation Measure 5.13-3. Specifically,
Section 2.12 of the proposed Development
Agreement would provide for the Project's
contribution to the capital costs of providing
the additional police and fire protection
personnel, as described in MM 4.13-5(a)
and (b), and Revised MM 5.13-3 (shown
below) would carry forward and impose on
the modified Project the requirements of
MM 4.13-5(c). Therefore, Revised
Mitigation Measure 5.13-3 could be
modified, as shown below, to remove
subsections (a) and (b), and preserve and
carry forward subsection (c). The new
Revised Mitigation Measure 5.13-3 would
be as follows:

Revised Mitigation Measure 5.13-3

The draft Specific Plan shall be amended
to include the following policy:

Prior to the approval of each Precise
Davelopment Plan for the project, a
Racycling Plan shall be prepared and
submitted to the City and the County Waste
Management Agency that addresses
recycling for all related demolition,
construction, and operation of new uses.
During construction, contractors
responsible for demolition of existing
structures and construction of new facilities
shall be required to separate recyclable
materials (i.e., wood, scrap metal, asphalt,
concrete, cardboard) from the construction
and demolition debris in such a way as to
avoid the landfill disposal of these
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recyclable materials. The solid waste

c) Prior to the approval of each storage areas of the new facility shall
Precise Development Plan for the ensure that adequate and conveniently
project, a Recycling Plan shall be located space is provided for the necessary

recycled material storage containers to be
used by the project (i.e., paper, cardboard,
plastic, metal, glass) and the project shall

prepared and submitted to the City
and the County Waste

Management Agency that require establishment and ongoing

addresses recycling for all related performance of a recycling program. The

demolition, construction, and overall goal of the Recycling Plan shall be

operation of new uses. During to recycle at least 50 percent of all waste

construction, contractors shall be materials generated during construction

required to separate recyclable and dt;ring subsequent operation of the
project.

materials (i.e., wood, scrap, metal,
asphalf, concrete, cardboard) from
the construction and demolition
debris in such a way as to avoid
the landfill disposal of these
recyclable materials. The solid
waste storage areas of the new
facility shall ensure that adequate
and conveniently located space is
provided for the necessary
recycled material storage
containers to be used by the
project (i.e., paper, cardboard,
plastic metal, glass) and the project
shall require establishment and
ongoing performance of a recycling
program. The overall goal of the
Recycling Plan shall be to recycle
at least 50 percent of all waste
materials generated during
construction and during
subsequent operation of the
project.

Revised Mitigation Measure 5.13-3

The draft Specific Plan shall be amended
to include the following policies:

a) The Precise Development Plans for
the residential, hotel/spa, and
commercial components of the
project shall include a requirement
to pay a fair share of the capital
costs of adding two sworn officers
and one clerical position to the
Cloverdale Police Department. The
Development Agreement to be
negotiated between the developer
and the City should address
measures to recover the ongoing
costs of providing two sworn
officers and one clerical position to
the Cloverdale Police Department.

b)  The Precise Development Plan for
the residential, hotel/spa, and
commercial components of the
profect shall include a requirement
to contribute a fair share to a
dedicated fund to purchase fire
fighting apparatus to protect
buildings more than 27 feet in
height, if and when such a fund is
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created by the city of Cloverdale.
The Development Agreement
should address measurss to
recover the ongoing costs for
additional fire personnel. Property
tax revenues for the development in
the City should remain equivalent to
the property tax revenues the Fire
District would share if the project
remained in the County area.

c)  Prior to the approval of each
Precise Development Plan for the
project, a Recycling Plan shall be
prepared and submitted to the City
and the County Waste
Management Agency that
addresses recycling for all related
demoilition, construction, and
operation of new uses. During
construction, contractors shall be
required to separate recyclable
materials (i.e., wood, scrap, metal,
asphalt, concrete, cardboard) from
the construction and demolition
debris in such a way as to avoid
the landfill disposal of these
recyclable materials. The solid
waste storage areas of the new
facility shall ensure that adequate
and conveniently located space is
provided for the necessary
recycled material storage
containers to be used by the
project (i.e., paper, cardboard,
plastic metal, glass) and the project
shall require establishment and
ongoing performance of a recycling
program. The overall goal of the
Recycling Plan shall be to recycle
at least 50 percent of all waste
materials generated during
construction and during
subsequent operation of the
project.

Impact 4.13-6: The project's permanent
housing would generate demand at City
schools for approximately 116 new school
age

Mitigation Measure 4.13-6

As a condition of project approval, the
applicant shall be required to pay school
impact mitigation fees.

This MM would be carried forward and
imposed on the Project in the proposed
amended MMRP.

Revised Impact 5.13-1: There is a possibility
that the proposed use of recycled wastewater
for imigation of the proposed golf course and
other major open spaces may prove
insufficient.

Ravised Mitigation Measure 5.13-1

FPrior to the opening of any golf course, the
Project developer shall prepare a water
contingency plan that would ensure a
replacement or supplemental water supply
can be provided for the Project. The
Contingency Plan shall be approved by the
Cloverdale Public Works Director.

This MM would be carried forward and
imposed on the Project, with modifications
to reflect the fact that the golf course will be
an optional, not a mandatory, component of
the Project.

Revised Mitigation Measure 5.13-2
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Revised Impact 5.13-2: The Project Applicant This MM would be carried forward and

proposes to use existing secondarily treated The Applicant shall be required to pay sewer imposed on the Project in the proposed
water from the City of Cloverdale wastewater impact fees and construct a pump slation amended MMRP.
treatment plant. somewhere on the lower portion of the site to

pump effluent to the existing force main that is
stubbed to the site south of the cul-de-sac off
Santana Drive, if needed.

Restoring the Asti Road Parcel to the Specific Plan area will not require
major revisions of the certified EIR’s analysis of potential public services impacts due to the
involvement of new significant environmental effects or a substantial increase in the severity
of previously identified significant effects. As shown above, the EIR analyzes the Project’s
potential impacts relating to water supplies, use of reclaimed water, wastewater treatment, solid
waste facilities, and public services (including police and fire protection services and school
facilities) and concludes that the Project, subject to implementation of the applicable mitigation
measures, will not result in any significant impacts. The applicable mitigation measures relating
to reclaimed water, wastewater treatment, solid waste facilities, and public services are based on
the analysis in the Section 4.13 of the DEIR, which assumed development of commercial uses on
the Asti Road Parcel as part of the Specific Plan area. Therefore, implementing these mitigation
measures would effectively mitigate the potential impacts from restoring the Asti Road Parcel to
the Specific Plan area, and ensure that this Project modification would not result in any new or
substantially more severe impacts relating to reclaimed water, wastewater treatment, solid waste
facilities and public services than was identified and addressed in the EIR.

The EIR’s determination that the City has sufficient water supplies to meet
the Project’s demands is based on a Project proposal that does not include the Asti Road Parcel.
Specifically, the EIR concludes that the City has sufficient long-term water supplies to meet the
demands of the smaller Project (without the Asti Road Parcel) together with all other existing
and planned future demands. (RDEIR, Appendix 9.6 (Water Supply Assessment), Section 4
(pgs. 20-23)) As explained below, restoring the Asti Road Parcel to the Specific Plan area will
not change this conclusion and will not result in any new potentially significant impacts relating
to water supplies, or substantially increase the severity of any previously identified significant
water supply impacts.

The Asti Road Parcel currently carries General Plan and zoning designations
to allow industrial uses. Restoring the Asti Road Parcel to the Specific Plan area would allow
for the development of commercial uses on that Parcel, as well as the currently-allowed
industrial uses. (See Applicant’s proposed amendment to Zoning Ordinance Chapter 18.08.040,
subsection J (describing uses to be allowed on Asti Road Parcel under proposed Resort Mixed
Use zoning). Industrial uses typically generate approximately twice the demand on available
water supplies as commercial uses. (See, e.g., Northern California Water Association Land
Use/Water Supply Analysis Guidebook, Sacramento Valley, November 2007) Therefore, to the
extent that the Asti Road Parcel is developed with commercial uses, consistent with the modified
Project proposal, rather than industrial uses, as currently allowed, total overall demands (both
existing and planned future demands) on the City’s water supplies would decrease. Accordingly,
restoring the Asti Road Parcel to the Specific Plan area as part of the modified Project would not
be expected to change the conclusion in the EIR that the City has sufficient long-term water
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supplies to meet the demands of the Project together with its other existing and planned future
demands.

Since the Project was approved in 2009, California has experienced a
severe drought, which has affected the availability of water supplies throughout the State.

The drought is a changed condition relating to the circumstances under which the Project would
be undertaken which, under applicable CEQA requirements, must be considered in determining
whether the proposed Project modifications would result in any new significant environmental
effects or substantially increase the severity of a previously identified environmental effect.

(See CEQA Guidelines Section 15162(a)(2).) Due to the prevailing drought conditions, the City
has been monitoring the sufficiency of its water supplies to assess its continued ability to serve
existing and new development in Cloverdale. Since the approval of the Project in 2009, the City
has also taken affirmative steps to bolster its ability to meet its existing and planned future
demands.

In the EIR, the City determined that its existing production facilities were
sufficient to meet the City’s existing demands, and the demands of the Project, and anticipated
future demands, through 2027. (RDEIR, Appendix 9.6, Sec. 4 (pg. 20).) However, the City also
anticipated the need for additional production wells to meet the City’s overall projected peak
demands over that 20-year period. (Id., at 20-21) Since that time, the City has installed three
new production wells to increase its total production capacity from 2.5 million gallons per day
(mgd) to 3.69 mgd. (See 2014 Infrastructure and Public Services Audit dated October 15, 2014)

Based on (a) the City’s ongoing monitoring of its water supplies and production
capacity, (b) its increased production capacity developed from installation of the new production
wells, and (c) the anticipated reduction in its overall demands from development of commercial
uses on the Asti Road Parcel (rather than more water-intensive industrial uses), the City has
determined that restoring the Asti Road Parcel to the Specific Plan area will not result in any new
significant impacts, or substantially increase the severity of any previously identified significant
impacts, than was identified and addressed in the EIR.

Finally, other than the aforementioned drought conditions, the City is not aware of
any new information of substantial importance, which was not known and could not have been
known with the exercise of reasonable diligence at the time the EIR was certified, showing that,
as related to the Project’s potential impacts on public services and utilities:

e the Project will have significant effects not discussed in the certified EIR;

e previously examined significant effects will be substantially more severe
than shown in the certified EIR;

e mitigation measures or alternatives found not to be feasible would in fact
be feasible and would substantially reduce the severity of one or more
significant effects of the Project; or

* mitigation measures or alternatives considerably different than those
analyzed in the certified EIR would substantially reduce one or more
significant effects of the Project, but the Project proponent declines to
adopt such mitigation measures or alternatives.

City of Cloverdale Page 63
Addendum to Final Environmental Impact Report
Alexander Valley Resort Specific Plan Project



Based on the foregoing, the City has determined that restoring the Asti Road
Parcel to the Specific Plan area would not lead directly or indirectly to any new or more
severe environmental effects relating to public services and utilities than were analyzed and
addressed in the certified EIR for the Project, and no further environmental review of such
environmental effects is required.

V. Administrative and Clerical Revisions to Adopted MMRP

Several mitigation measures in the adopted MMRP contained typographical errors
or used dated terminology that is no longer used in the Specific Plan. The following table lists
those mitigation measures that require administrative and/or clerical corrections.

Revisions to Mitigation Measures to Reflect
Name Changes or Typographical Errors

Mitigation Measures Revisions and Effects
MM 4.1-2 (d) Corrected name of Destination Commercial
designation (from “Destination Commercial Area
1) to reflect updated General Plan terminology.
This is a name change only and therefore there is
no new environmental impact or increase in
severity of an existing impact associated with this
change.
MM 5.2-1 (f), (g) Revised these sections to reference “Resort/Resort
Residential” area instead of the resort and hotel
components separately to be consistent with the
Specific Plan terminology. This is a name change
only and therefore there is no new environmental
impact or increase in severity of an existing
impact associated with this change.
MM 4.4-1 (a) Corrected a typographical error. This is not a
substantive change to the measure and therefore
there is no new environmental impact or increase
in severity of an existing impact associated with
this change
MM 4.4-1 (¢) Revised to refer to “Entry Commercial and Resort
Mixed Use areas” instead of “commercial center”
to be consistent with the Specific Plan
terminology. This is a name change only and
therefore there is no new environmental impact or
increase in severity of an existing impact
associated with this change.
MM 5.4-1 (c), (d) Revised to refer to the “Recreation/Open Space
Area” instead of the golf course, as that area has
been re-named in the Specific Plan. This is a
name change only and therefore there is no new
environmental impact or increase in severity of an
existing impact associated with this change.
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MM 4.6-2(b)

Revised to refer to the Resort/Resort Residential
are, Entry Commercial area, Resort Mixed Use
area, and Estate Residential and Single-Family
Residential areas to use terms consistent with the
Specific Plan. These are name changes only and
therefore there are no new environmental impacts
or an increase in severity of existing impacts
associated with these changes.

MM 5.7-1

Revised to reference Resort/Resort Residential
area instead of the resort and hotel components
separately to be consistent with the Specific Plan
terminology, and to include the new Resort
Mixed-Use area. These are name changes and
requirements to provide Precise Development
Plans only, and there are no new environmental
impacts or increase in severity of existing impacts
associated with these changes.

MM 4.9-1 (a)

Revised to reference the new Exhibit 3 to the
Specific Plan as the proposed site plan instead of
Land Use/Circulation, and Specific Plan Policy
NRP 5.4, which has been re-numbered. These are
name changes only and there are no new
environmental impacts or increase in severity of
existing impacts associated with these changes.

MM 5.9-1 (a)

Revised to reference the new Exhibit 3 to the
Specific Plan. This is a name change only and no
new environmental impacts or increase in severity
of existing impacts associated with this change.

MM 4.9-5 (a)

Revised to reflect name change of Conservation,
Design and Open Space element of the General
Plan and to correct a typographical error. This is
a name change and a non-substantive text change
only and no new environmental impacts or
increase in severity of existing impacts associated
with this change.

MM 5.10-5

Revised to be consistent with language in the
Specific Plan concerning at-grade crossings. This
is a non-substantive text change only and no new
environmental impacts or increase in severity of
existing impacts associated with this change.

MM 4.10-10(a)

Revised to refer to “Entry Commercial and Resort
Mixed Use areas” instead of “commercial center”
to be consistent with the Specific Plan
terminology. This is a name change only and
therefore there is no new environmental impact or
increase in severity of an existing impact
associated with this change.
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VI. Conclusion and Determinations

Based on the foregoing analyses, and in accordance with Section 15164 of the
CEQA Guidelines, the City has determined that the Applicant’s proposed changes to the
approved Specific Plan will not result in any of the conditions described in Section 15162
of the CEQA Guidelines, and that this Addendum is adequate to support the City’s approval
of the Applicant’s proposed Specific Plan amendment, and the corresponding amendments to
the General Plan and Zoning Ordinance. The City hereby adopts this Addendum to the EIR
to document these determinations pursuant to Section 15164 of the CEQA Guidelines.

City of Cloverdale Page 66
Addendum to Final Environmental Impact Report
Alexander Valley Resort Specific Plan Project



ATTACHMENT 5
Alexander Valley Resort Project

Mitigation Monitoring and Reporting Program
Adopted January 2010
Amended January 2016

Mitigation Measure Implementing Monitoring Monitoring Verification
Responsibility Responsibility Schedule
Land Use and Aviation Compatibility. Revised Applicant Cloverdale Prior to approval of
Mitigation Measure 5.2-1. Prior to City of Department Community any Precise
Cloverdale action on the draft Specific Plan and Development Development Plan

associated land use entitlements, the Project
applicants shall secure a consistency
determination from the Sonoma County ALUC. If
the draft Specific Plan is found to be inconsistent,
modifications shall be made in the draft Specific
Plan to achieve ALUC consistency. In addition,
the following requirements shall be met.

a) The Precise Development Plan(s) shall
meet the requirements of both the CLUP
as it now exists and the Cloverdale Airport
Master Plan.

b) The Precise Development Plan(s) shall
ensure that the RSA conforms to CLUP
standards (generally elevation at the same
grade as the runway, with 95 percent
compaction, and no object taller than or
divot less than three inches.

c) Ifa golf course is to be developed on the
Property, the Precise Development Plan
for the golf course shall ensure that: 1)
there are no obstructions within a 20:1
imaginary plane starting at the edge of the
existing or extended runway 2) no golf




Mitigation Measure

Implementing
Responsibility

Monitoring
Responsibility

Monitoring
Schedule

Verification

d)

e)

g)

holes shall be located within the RPZ; 3)
no golf ball trajectories shall extend into
the RPZ; 4) any golf paths in the ITZ shall
not have obvious stopping points or
congregation areas; 5) the RSA shall be
fenced to prevent trespass with fending
below the 20:1 imaginary surface that is
frangible (easily broken); and 6) there shall
be no obstructions within the RPZ.,

The Precise Development Plan for the
Estate Residential area shall ensure that the
density within the ITZ does not exceed 0.2
dwelling unit per acre.

If applicable, the Precise Development
Plan for the golf course shall ensure that
the clubhouse meets the ITZ density
standards (max. of 40 persons/acre within
the structure), or it is located outside of the
ITZ.

The City shall submit Precise
Development Plans for the Estate
Residential and Resort/Resort Residential
areas, and the water reservoir tank and
Golf Course (if applicable) components of
the Project to the FAA for review to
determine if the Plans are acceptable in
terms of the City's grant obligations with
respect to airport land use compatibility. If
the FAA determines that any of the Precise
Development Plans are not acceptable,
they shall be modified to achieve
compatibility.

The Precise Development Plan shall
identify proposed heights and FAA height




Mitigation Measure Implementing Monitoring Monitoring Verification
Responsibility Responsibility Schedule

limits for the Resort/Resort Residential

and Estate Residential areas and the water

tank. The Project shall meet FAA height

limits unless the FAA grants waivers to

height requirements.

h) The Project Applicant shall sign an

avigation easement for new development

within the Sonoma County ALUC Referral

Area for the Cloverdale Airport. The

avigation easement is to include a

provision generally prohibiting intrusion

into the air space defined by the FAA

imaginary surfaces. The terms of the

avigation easement need not be more

restrictive than the adopted CLUP policy.
Agricultural Resources. Mitigation Measure Applicant Cloverdale Precise Development
4.3-1. The Precise Development Plan for the Community Plans for the Golf
Recreation/Open Space Area (as shown in the Development Course, Single
Specific Plan) and the Precise Development Plans Department Family Residential
and tentative subdivision maps for the Single and Estate Residential
Family Residential and Estate Residential, shall areas of the Project
indicate adequate fencing along the northern edge and for tentative
of the golf course, and along the south side of the subdivision maps for
project site, to prevent illegal trespass into the Single Family and
adjacent vineyards. Estate Residential

area.
Geology, Soils and Seismicity. Mitigation Applicant Cloverdale
Measure 4.4-1. Community
Development Pri .
a) All structures shall be designed and Department g -Fer tO. Issuance
! . of a building
constructed in conformance with the most permit

recently adopted California Building Code
requirements for seismic design.

b) The applicant shall incorporate all

b) Included in each




Mitigation Measure Implementing Monitoring Monitoring Verification
Responsibility Responsibility Schedule
recommendations of the geotechnical Precise
investigation into all Precise Development Development
Plans submitted for the project. Plan.

c) The Precise Development Plans for the Entry ¢) Included in Precise
Commercial and Resort Mixed-Use areas Development Plan
shall encourage each commercial facility to for commercial
prepare and implement an Earthquake center
Preparedness and Response Plan.

Geology, Soils and Seismicity Mitigation Applicant Cloverdale Included in Specific
Measure 4.4-2. Potential slope instability impacts Community Plan

associated with the proposed project shall be Development

mitigated by incorporation of the following policies Department

into the draft Specific Plan:

a) A qualified geotechnical firm shall be
retained to prepare a site specific
geotechnical report, which identifies
specific geologic hazards and presents
geotechnical solutions regarding slope
stability and soil conditions.

b) All grading plans, cut and fill slopes,
compaction procedures, and retaining
structures shall be designed by a licensed
professional engineer and inspected during
construction by a Registered Professional
Engineer (or representative) or Certified
Engineering Geologist (or representative).
All designs shall be submitted with, and
approved by, Precise Development Plans.

c) Final grading plans, when prepared, shall be
reviewed by a Registered Professional
Engineer to ensure that the detailed plans
conform with the intent of the preliminary
geotechnical report.
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d) A self-perpetuating slope maintenance
program (i.e., a program that has an
ongoing funding mechanism) shall be
established (to be managed by a project site
business and/or homeowners association or
similar entity) that includes annual
inspections of slopes, debris benches, and
v-ditches. Any accumulation of slope
detritus on the benches or in the v-ditches
shall be promptly removed. The association
shall also be responsible for repair of any
slope failures that may occur on the cut
slopes along the northern portion of the site.
An annual report documenting the
inspection and any remedial action
conducted shall be submitted to the
Cloverdale Community Development
Department for review.

e) If a golf course is developed on the
Property, then Mitigation Measure 4.7-1,
which requires detailed analysis and
mitigation of the grading and visual impacts
related to construction of the access road
and golf hole 17, shall be implemented.

Geology, Soils and Seismicity, Mitigation Applicant Cloverdale Included in Specific
Measure 4.4-4. The draft Specific Plan shall be Community Plan

amended to include the following policy: Development
Department

Potential impacts associated with the moderate to
high shrink-swell potential of soils within the
proposed project site shall be mitigated by the
following measures

a) All recommendations of the geotechnical
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investigation regarding expansive soils shall
be incorporated into the project design.

b) To the extent practicable, designs for all
common landscaped areas shall incorporate
low water-need plantings to minimize the
potential for damage associated with
pavements, utilities, and structures from
expansive soils. The use of similar
landscaping should be encouraged at
individual parcels by providing information to
new tenants regarding the relationship
between irrigation and subsequent property
damage. A document, which describes the
potential for damage from expansive soils
from over-irrigation and includes solutions,
such as drought-tolerant plant material and
drip irrigation systems, shall be prepared by
the applicant for individual buildings and
provided to all occupants of the proposed
commercial and industrial facilities.

Geology, Soils and Seismicity. Mitigation
Measure 5.4-1.

The draft Specific Plan shall be amended to include
the following policies:

a) The site-specific geotechnical report shall
specifically address the potential hazards
associated with use of wood waste materials
as fill. Fill containing wood waste shall not
be placed under any proposed habitable
structures, access roadways, or major utility
corridors, such as water and wastewater
lines, unless the geotechnical report finds
that the specific use of the fill is not
hazardous.

Applicant

Cloverdale
Community
Development
Department

Included in Specific
Plan
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b) All recommendations of the geotechnical

c)

d)

investigation regarding mitigation of
potential problems associated with the use
of on-site materials (including wood waste)
as fill shall be incorporated into the final
project design.

In those areas where the wood waste is
proposed as a component of fill, such as the
Recreation/Open Space Area, differential
fill thicknesses shall be minimized.

The owners of property within the
Recreation/Open Space Area shall be
responsible for any repairs or regarding
required as a result of settlements from the
areas underlain by fill containing wood
waste.

Hydrology and Water Quality. Mitigation
Measure 4.5-1. The draft Specific Plan shall be
amended to include the following policies:

a)

The applicant shall prepare a Storm Water
Pollution Prevention Plan (SWPPP)
designed to reduce potential impacts to
surface water quality through the
construction and life of the project. The
SWPPP would act as the overall program
document designed to provide measures to
mitigate potential water quality impacts
associated with implementation of the
project. The SWPPP shall include specific
and detailed Best Management Practices
(BMPs) designed to mitigate construction
related pollutants. These controls shall
include practices to minimize the contact of

Applicant

Cloverdale
Community
Development
Department

Included in Specific
Plan
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construction materials, equipment, and
maintenance supplies (e.g., fuels, lubricants,
paints, solvents, adhesives) with storm
water. The SWPPP shall specify properly
designed centralized storage areas that keep
these materials out of the rain.

b) A precise SWPPP shall be prepared for each

Precise Development Plan application. Each
SWPPP shall specify a monitoring program to
be implemented by the construction site
supervisor, and must include both dry and wet
weather inspections. City of Cloverdale
personnel shall conduct regular inspections to
ensure compliance with the SWPPP.

c) The project design shall include measures

designed to mitigate potential water quality
degradation of runoff from all portions of the
completed development, including roof and
sidewalk runoff. The final design team for the
project should review Start at the Source,
Design Guidance Manual for Stormwater
Quality Protection (BASMAA, 1999).

Hydrology and Water Quality. Mitigation
Measure 4.5-2. The draft Specific Plan shall be
amended to include the following policies:

a) Potential water quality impacts associated
with the proposed project shall be mitigated
by the preparation and Implementation of a

Water Quality Management Plan. The Water

Quality Management Plan shall be
developed so that, when properly
implemented, it will reduce or eliminate
impacts to surface water quality from golf

Applicant

Cloverdale
Community
Development
Department

Included in Specific
Plan
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b)

course operation and maintenance, if
applicable.

If a golf course is developed on the
Property, the following mitigation measures
shall apply:

i. To minimize golf course runoff into
nearby creeks, a minimum of a ten-foot
natural vegetated buffer shall be maintained
between the edge of irrigated turfgrass and
the top of the bank of drainages, including
Porterfield Creek and the ephemeral
drainages in the central portion of the site.
To the extent practicable, golf course
grading shall be designed so that all
maintained turf areas drain away from
nearby creeks. Drainage shall be directed to
grassed swales, area drains, or sumps for
percolation. Drainage from turf areas shall
be encouraged to enter the new lakes
planned for the golf course. Where
maintained turf cannot drain away from
creeks, low maintenance turf shall be used
or the area shall be considered for
naturalized or native grasses.

The grading and drainage plans shall
indicate the direction of flow of golf course
drainage. Areas of maintained turf grass
that drain toward storm water conveyances
shall be minimized and identified on the
grading plans. Areas of the golf course that
drain toward storm water conveyances shall
be separated by vegetated natural buffer
areas, as identified above, or use low
maintenance turfgrasses. Areas of high
maintenance such as tees, fairways, and
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iii.

iv.

V.

greens shall not drain into storm water
conveyances.

To manage discharge from subdrains,
drain pipe discharge points from subdrains
of greens or tees shall drain into vegetated
swales or irrigation storage lakes. The
subdrain discharge points shall not be
within 100 feet of a drainage. Discharge
pipes shall be directed to dense turf grass
areas that can act as a biotic filter and allow
percolation. The potentially fertilizer-rich
runoff should result in dense biofilter
development, enhancing pollutant removal
efficiency. This potential dense grow-in
should be anticipated by swale designers to
allow adequate flow capacity within the
swales. The location of all drainages shall
be indicated on the grading and drainage
plans.

Runoff shall be recycled back into the
irrigation system through use of irrigation
storage lakes as collectors, wherever
possible. These requirements shall be
indicated on the irrigation plans.

An Integrated Pest Management Plan
(IPMP) shall be prepared by a qualified
agronomist or turf grass specialist approved
by the City. The IPM shall be approved
prior to the seeding and germination of
turfgrass. The IPMP shall address and
recommend methods of pest prevention and
turfgrass management that use pesticides as
a last resort in pest control. Types and rates
of fertilizer and pesticide application shall
be specified. Special attention in the IPMP
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shall be directed toward avoiding runoff of
pesticides and nitrates into storm water
conveyances or leaching into the shallow
groundwater table. See also Mitigation
Measure 4.6-5.

vi. The use of pesticides shall be minimized
on the golf course. Pesticides shall be used
only in response to a persistent pest
problem. Preventive chemical use shall only
be employed in limited situations where
other methods will not be successful and by
a licensed technician. Cultural and
biological approaches to pest control shall
be more fully integrated into the IPM with
an emphasis toward reducing pesticide
application.

vii. Fertilizer use shall be managed on the
project site. Fertilizer requirements for
turfgrass germination and maturation can be
lowered by ensuring topsoil is maintained
or replaced during grading operations to
sustain the organic quality of the native soil.
Organic amendments, such as sludge,
manure, fir bark, or peat, greatly increase
the organic quality of the soil and greatly
reduce fertilizer needs. These organic
amendments also increase percolation rates
and act as stronger binder for the absorption
of fertilizer and pesticide compounds. Soil
tests shall be performed prior to seeding to
determine the proper fertilization rates pre-
and post-seeding. The IPM shall detail how
fertilization requirements are to be reduced
during turfgrass grow-in.

viii. The Water Quality Management Plan

11
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shall include a monitoring component. The
monitoring component shall be designed to
evaluate the effectiveness of the SWPPP
(discussed above) and Water Quality
Management Plan at protecting water
quality in the vicinity of the site. The
monitoring component of the plan shall be
prepared by the applicant and submitted to
the city of Cloverdale for review and
approval prior to issuance of grading
permits. The Plan shall include the
following:

*  Sampling locations. The Plan shall
establish fixed surface water sampling
locations. Surface water samples shall
be collected from detention basin
outlets during the first significant storm
event of the rainy season each year
("first flush"). In addition, surface water
samples shall be collected from creeks
that drain the proposed golf course.

*  Sampling parameters, protocols, and
frequency. The Plan shall establish the

compounds to be analyzed for based on
the uses of the site. For example,
samples collected from areas that drain
the golf course shall be analyzed for the
specific pesticide and herbicide
compounds used on the course. The
Plan shall also establish the required
sampling protocols and frequency for
each sampling event so that consistent
high quality data can be compiled.

*  Data analysis and review. The Plan
shall establish criteria for evaluating the
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data (e.g., regulatory threshold values
for pollutants). Once collected, the data
shall be analyzed by a qualified
professional and compared to the
established criteria to evaluate potential
Impacts. If water quality degradation is
identified, the qualified professional
shall recommend actions to mitigate the
impact. Reports summarizing the
analytical data and conclusions shall be
submitted to the city of Cloverdale for
review and approval on an annual basis.

Hydrology and Water Quality. Mitigation
Measure 4.5-3. The draft Specific Plan shall be
amended to include the following policy:

A qualified professional hydrologist or engineer
shall be retained to design the storm drainage
collection system and detention basin. The basin
shall be of adequate size to retain enough water
during storm events that the peak flow in the
Russian River during storm events is not increased.
The proposed drainage plan shall: 1) not increase
peak flows downstream of the project site during
the 10-, 50-, and 100-year storm events; 2) include
an evaluation of downstream drainage features to
handle existing and proposed flow conditions; and
3) be designed in compliance with all City of
Cloverdale standards for construction.

Applicant

Cloverdale
Community
Development
Department

Included in Specific
Plan

Hydrology and Water Quality. Revised
Mitigation Measure 5.5-1. The draft Specific
Plan shall be amended to include a policy stating
that maintenance of Russian River levees on the
Project Site is the responsibility of the Sonoma
County Water Agency. The project property owner
shall cooperate with the Agency as needed to

Applicant

Cloverdale
Community
Development
Department

Included in Specific
Plan
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ensure appropriate levee maintenance, specifically
by allowing access to the levee area.
Public Health and Safety. Mitigation Measure Applicant Cloverdale As part of Specific
4,6-2. The draft Specific Plan shall be amended to Community Plan approval
Include the following policies: Development
Department

a)

b)

A site-specific Health and Safety Plan
(HSP) for construction activities shall be
prepared for the project by a qualified
industrial hygienist. At a minimum, the HSP
shall summarize information collected in
environmental investigations for the project
site, Including soil and groundwater quality
data; establish soil and groundwater
mitigation and control specifications for
grading and construction activities,
including health and safety provisions for
monitoring exposure to construction
workers and the general public; provide
procedures to be undertaken in the event
that previously unreported contamination is
discovered; incorporate construction safety
measure for excavation activities; establish
procedures for the safe storage and use of
hazardous materials at the project site, if
necessary; provide emergency response
procedures, and designate personnel
responsible for implementation of the HSP.
The HSP shall be submitted to the City of
Cloverdale for review and approval.

A Construction Hazardous Materials
Management Plan (CHMMP) shall be
prepared for the project to address the safe
management and disposal of hazardous
materials that may be encountered during
project construction. The CHMMP for each
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portion of the site shall be submitted with
the Precise Development Plan application,
The CHMMP shall include procedures for
managing soils and groundwater removed
from the site to ensure that any excavated
soils and/or dewatered groundwater with
contaminants are stored, managed, and
disposed of safely, in accordance with
applicable regulations, and designate
personnel responsible for implementation of
the CHMMP. The CHMMP shall also
incorporate notification and dust mitigation
requirements for construction in areas
containing naturally-occurring asbestos
(including Title 17, CCR Section 93105).
Coordination with RWQCB shall be
performed, as required, to ensure that
provisions of the CHMMP do not interfere
with remediation and reclamation projects at
the site. The CHMMP shall be submitted to
the city of Cloverdale for review and
approval. Separate CHMMPs may be
submitted for the separate elements of the
project, including the Golf Course (if
applicable), the Resort/Resort Residential
area, the Entry Commercial area, the Resort
Mixed Use area, and the Estate Residential
and Single-Family Residential areas.

Public Health and Safety. Mitigation Measure
4.6-3. The draft Specific Plan shall include the
following policy:

The Health and Safety Plan (HSP) and
Construction Hazardous Materials Management
Plan (CHMMP) shall establish procedures for the
safe storage and use of hazardous materials at the
project site, if necessary; provide emergency

Applicant

Cloverdale
Community
Development
Department

As part of Specific
Plan approval
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response procedures in the case of a hazardous
materials release; and designate personnel
responsible for implementation of the plans.
Public Health and Safety. Revised Mitigation Applicant Cloverdale Included in Specific
Measure 5.6-1. The Specific Plan shall contain Community Plan
policies to ensure that State Department of Health Development
Services, Regional Water Quality Control Board Department
and other applicable standards and requirements
are met prior to the use of recycled water on the
site in order to protect the environmental and
minimize human contact with recycled water and
provision of adequate public notice of the use of
recycled water.
Public Health and Safety. Revised Mitigation Applicant Cloverdale Prior to approval of
Measure 5.6-2. Engineering and Precise Development
Community Plans for affected
a) Prior to regulatory closure of the former Development area
Masonite facility site, written approval from Department

the RWQCB shall be required for all
construction and grading in those areas to
ensure that proposed development activities
do not interfere with investigation or
remedial activities.

b) Prior to regulatory closure of the former
Masonite facility site, additional
groundwater extraction wells at the site may
be permitted only as determined by the
Regional Water Quality Control Board. No
new groundwater extraction wells shall be
drilled or used unless approved by the
Regional Water Quality Control Board.

c) Prior to regulatory closure of the former
Masonite facility site, irrigation in those
areas with well water shall only be

16
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permitted as allowed by the Regional Water

Quality Control Board.
Public Health and Safety. Revised Mitigation Applicant Cloverdale Included in Specific
Measure 5.6-3. The Specific Plan shall contain Community Plan
the following policies: Development

Department

a)

b)

A Human Health Risk Assessment (HHRA)
and Risk Management Plan (AMP) shall be
prepared by a qualified environmental
professional, as approved by the City of
Cloverdale. The HHRA shall evaluate
potential health risks from petroleum
hydrocarbons, metals, dioxins, furans, and
wood preservation compounds proposed to
remain in soils and groundwater following
remedial activities at the project site and
clean closure of the wood waste landfill.
The AMP shall incorporate the findings of
the HHRA and include measures to ensure
that any potential added health risks to
future site users as a result of hazardous
materials are reduced to a cumulative risk of
less than one in a million (10°®) for
carcinogens and a cumulative hazard index
of 1.0 for non-carcinogens. The potential
risks to human health in excess of these
goals may be reduced either by remediation
of the contaminated soils or groundwater.
The HHRA and RMP shall be submitted to
the RWQCB for approval.

Water quality testing for extracted potable
groundwater from the project site shall be
implemented, as currently required by state
regulations (Titles 17 and 22, California
Code of Regulations). Extracted potable
groundwater used for any beneficial purpose
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at the site shall meet state regulations or
site-specific water quality criteria, as
established by the RWQCB, whichever is
more stringent.

Public Health and Safety. Mitigation Measure
4.6-5. The draft Specific Plan shall include the
following policy:

An Integrated Pest Management Plan (IPM) for the
project site shall be developed to ensure judicious
use of pesticides, which must be applied by state-
certified applicators in accordance with existing
laws and regulations. The IPM shall include
advanced technology and monitoring equipment to
ensure minimal application of pesticides,
herbicides, and fertilizers. The |PM shall require
use of slow-release, less soluble, and least mobile
chemical fertilizers, pesticides, and herbicides
available and use of the smallest rates of active
ingredient to accomplish the desired result. Where
feasible, the IPM shall specify drought, pest, and
disease resistant plant species for the project site,
and use natural buffer areas to minimize the area
affected by chemical use. Aerial spraying of
agricultural chemicals shall be prohibited. The IPM
shall be submitted to the City of Cloverdale for
review and approval.

Applicant

Cloverdale
Community
Development
Department

Included in Specific
Plan

Visual Resources. Mitigation Measure 4.7-1.
Amend the draft Specific Plan to include the
following policies:

a) A visual analysis shall be submitted with
each Precise Development Plan. The visual
analysis shall describe specific grading,
landscaping, and revegetation plans, as well
as design details, and ensure that

Applicant

Cloverdale
Community
Development
Department

Included in Specific
Plan
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development is consistent with General Plan
and Specific Plan policies. The visual
analysis shall also ensure that development
is consistent with the "gateway" or entrance
theme, as outlined in Mitigation Measure
4.7-2.

b) Visual analysis of grading proposed for the
western hill with the serpentine outcropping
shall be prepared with the first Precise
Development Plan proposed for the project
and submitted along with the proposed
"gateway" theme (see Mitigation Measure
4.7-2).

c) If an 18-hole golf course is developed on the
Property as described in Exhibit 4 of the
Specific Plan, the visual analysis for golf
hole 17 shall show the impacts of grading
needed to develop the hole. It shall also
include an analysis of potential golf
trajectories that might affect Asti Road and
U.S. Highway 101, including any screen
structures necessary to protect the streets
from golf balls. Golf hole 17 shall be
relocated to the base of the hill if the visual
analysis for the golf course shows grading
and visual impacts that are not consistent
with General Plan standards.

d) The southern access road shall be relocated
to minimize impacts to the existing
serpentine outcropping visible from U.S.
Highway 101. This alternative would also
serve to reduce potential impacts to the
native grasslands near the serpentine
outcropping (see Mitigation Measure 4.9-
3a). Alternatively, contour grading for the
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road that more closely approximates the
natural slope shall be required rather than a
uniform cut slope.
e} The northerly Estate Residential cul-de-sac
and the Estate and Single Family lots in the
vicinity of the Emergency Vehicle Access
shall be designed to preserve the woodlands,
native grasslands, and riparian corridor as
visual, as well as natural, assets.
f) A model or visual simulation of the
proposed Estate and Single Family housing
shall be provided with the Precise
Development Plan applications, and shall
include landscaping or other means to soften
the view of the developed housing from the
City.
g) A model or visual simulation of the
proposed hotel shall be provided with the
Precise Development Plan application.
Visual Resources. Mitigation Measure 4.7-2, Applicant Cloverdale Included in Specific
Amend the draft Specific Plan to include the Community Plan
following policy based on policies in the Development
Cloverdale General Plan: Department
The applicant shall submit a "gateway™ or entrance
theme along with the visual analysis for the
western hill with the serpentine outcropping to be
reviewed and approved by the City with the first
submitted Precise Development Plan.
Visual Resources. Mitigation Measure 4.7-3. Applicant Cloverdale Included in Specific
Amend the draft Specific Plan to include the Community Plan
following policy: Development
Department
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The plans for construction of the project's water
tank shall be subject to prior approval by the City.
The water tank plans shall include proposed
landscaping and design details to ensure that the
tank, and the access road to the tank, are blended
visually into the existing oak grove and hillside
and that the tank and road do not degrade the
scenic views of the hillside from U.S. Highway
101 and the City below. The plans shall include
retention of all oak trees, augmented with the
planting of additional native trees, as necessary, to
screen the tank and road from public view. The
plans shall include an appropriate paint color, e.g.,
an earth tone, to ensure the tank will blend into the
existing visual environment.

Cultural Resources. Revised Mitigation
Measure 5.8-1 The Specific Plan shall contain the
following policies:

a) A cultural review of CA-SON-1988H by a
qualified archeologist shall be submitted
with each Precise Development Plan
application. The cultural review shall
include recommendations for treatment of
significant resources on that respective site.

b) Subsurface excavation within a 50-foot
radius of the CA-SON-1988H residential
complex within the site property shall be
monitored by a qualified site archeologist
and shall follow any recommendations
included in "a," above. If subsurface
resources are exposed, construction shall
stop until the resource can be identified and
evaluated by the qualified archeologist.
Recommendations could include site testing
and data recovery. This requirement shall be

Applicant

Cloverdale
Community
Development
Department

Included in Specific
Plan
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c)

d)

included on Project construction plans and
specifications.

Placement of staging areas, equipment
yards, laydown areas and related
construction activities that could result in
subsurface impacts shall be prohibited
within or adjacent to the recorded
archaeological sites.

Exclusionary fencing to create a "no
trespass" zone shall be placed at each
recorded archaeological site to avoid
inadvertent trespass during construction.
Fencing may be removed with the written
permission of a qualified archeologist
retained by the City of Cloverdale.

If a Precise Development Plan proposes
removal or modification of CA-Son-2322H
and/or CA-Son-1988-H), photographic
documentation of the resource shall be
prepared and submitted. Efforts shall focus
on obtaining general viewshed views,
features, close-ups of feature details, and
other views sufficient to document the
setting of the alignment prior to
modification. Recordation shall use fine-
grain black and white film and provide at
least two sets of proof sheets and
photographs no smaller than 5 by 7 inches
and archivally processed. Each set shall be
filed in a presentation binder suitable for
deposit with a local public library and the
California Historical Resources Information
System, Northwest Information Center,
CSU Sonoma. The site record form shall be
updated to indicate enhanced photographic
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record and any new information noted

during recordation.
Cultural Resources. Mitigation Measure 4.8-2 Applicant Cloverdale Included in Specific
The draft Specific Plan shall be amended to Community Plan
include the following policies: Development

Department

a)

b)

c)

Any excavation contract (or contracts for
other activities that may have subsurface
soil impacts) shall include language that
alerts construction personnel of the potential
for exposing aboveground elements (i.e.,
Northwestern Pacific Railroad) and
subsurface archaeological deposits (i.e., CA-
Son-1988H), and the project's procedures
for treating such finds. Language shall
include a provision that, upon discovery of
buried archaeological materials, work in the
immediate area of the find shall be halted
within 50 feet of the find and a qualified
archaeologist consulted for
recommendations.

A background briefing shall be provided for
supervisory construction personnel
describing the potential for impacting and/or
exposing cultural resources and anticipated
procedures to treat unexpected discoveries.
These procedures shall be prepared by a
qualified archaeologist and submitted to the
City for review prior to construction.

If buried or suspected human remains are
encountered during construction, work in
that area shall be immediately halted and the
county coroner notified. If the remains are
determined to be Native American, then the
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Native American Heritage Commission will
be notified by the coroner within 24 hours
as required by Public Resources Code 5097.
The Native American Heritage Commission
will notify a designated Most Likely
Descendant who will provide
recommendations for the treatment of the
remains within 24 hours. The Native
American Heritage Commission will
mediate any disputes regarding treatment of
remains.

Biological Resources, Mitigation Measure 4.9-1.
a) Amend the Specific Plan as follows:

*  The proposed site plan (Exhibit 3 to the
Specific Plan) shall be revised to
designate important stands of oak
woodlands and other "High/Moderate
Constraint" biological resources as
Natural Resource Preserves;

*  Draft Specific Plan Policy NRP 5.4
shall be revised to indicate that healthy
trees shall be avoided and preserved to
the maximum extent feasible,
particularly specimen valley oaks and
other native deciduous oaks and stands
of oak woodlands designated as Natural
Resource Preserves. A Tree
Preservation and Replacement Program
shall be prepared, which shall detail tree
avoidance and preservation methods,
including establishment of a tree
protection zone, construction inspection
and supervision by a certified arborist,
Installation of tree protection fencing,
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review of activities within the tree
protection zone and provisions to
provide for replacement where tree
replacement is unavoidable,

b) The applicant shall submit the Tree

Preservation and Replacement Program to
be reviewed and approved by the City of
Cloverdale Community Development
Department with the first submitted Precise
Development Plan. The applicant's site
development plan and preliminary grading
concept plan shall be revised to provide for
the protection of individual trees considered
suitable for preservation. Tree trunk
locations shall be mapped by engineered
survey and considered during refinement of
detailed plans for the project. A qualified
arborist shall be retained to evaluate the
suitability of individual trees and work with
the applicant's engineer in refining proposed
grading and development plans to minimize
tree loss, Where tree avoidance is
determined to be infeasible, native trees
shall be planted as part of a detailed
Landscape and Vegetation management
Plan to provide for replacement of trees lost
at a minimum of 3:1 (replacement:lost
trees).

The applicant shall submit a detailed
Landscape and Vegetation management
Plan to be reviewed and approved by the
City of Cloverdale Community
Development Department with the first
submitted Precise Development Plan. The
Landscape and Vegetation management
Plan shall be prepared by a qualified
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landscape architect in consultation with a
plant ecologist experienced in management
of native species. The Plan shall: 1) provide
for re-establishment of native vegetation
along the central drainage and other areas to
be preserved as open space; 2) provide
details on native plantings associated with
proposed restoration, enhancement and
mitigation; 3) provide for relocation or
replacement of trees removed by the project;
4) identify unsuitable species that should not
be used in landscaping in open space areas;
5) prevent the establishment and spread of
introduced broom; and 6) specify long-term
management provisions to ensure
establishment of landscape improvements
and creek enhancement plantings. Aspects
of the Plan shall include the following:

*  Landscaping and revegetation shall
emphasize the use of native plant
species in proposed open space areas,
including the central drainage and
fringe of the oak woodlands to be
preserved. The landscape architect and
plant ecologist shall identify suitable
plant species. Suitable species for use in
these areas include valley oak, live oak,
California buckeye, willow, toyon,
California rose, California blackberry
and common rush, among others.

*  Use of non-native, invasive species that
may spread into adjacent open space
areas shall be prohibited in landscape
plans. Unsuitable species include:
eucalyptus, acacia, pampas grass,
broom, gorse and giant reed.
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Graded slopes and areas disturbed as
part of the project shall be monitored to
prevent establishment and spread of
French and Scotch broom. The removal
and monitoring program shall include
annual late winter removal of any
rooted plants where soils are saturated
and cutting back of any remaining
flowering plants in the spring before
seed begins to set in late April.

Provisions for maintenance of
landscaping and revegetation of graded
slopes shall be specified as part of the
plan, with replacement plantings and
seeding provided over a minimum of
five years to ensure reestablishment of
cover.

Biological Resources. Revised Mitigation
Measure 5.9-1.

a) The Specific Plan shall include:

The proposed site plan (Exhibit 3 to
the Specific Plan) shall be revised to
designate portions of the identified
native grasslands and other
High/Moderate Constraint" biological
resources as Natural Resource
Preserves, if feasible and consistent
with the site plan.

A policy shall be included in the
Specific Plan stating that native
grasslands shall be protected and
enhanced, and that adequate

Applicant

Cloverdale
Community
Development
Department

Included in Specific
Plan
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Responsibility
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replacement provided where complete
avoidance is not feasible. A Native
Grassland Protection, Replacement
and Restoration Plan shall be prepared
and approved by the Cloverdale
Community Development Department
prior to grading.

b) The applicant shall submit the Native

Grassland Protection, Replacement and
Restoration Plan to be reviewed and
approved by the Cloverdale Community
Development Department with the first
submitted Precise Development Plan. A
qualified vegetation ecologist shall prepare
the Native Grassland Plan which shall
clearly identify the total grassland area
affected by the Project, provide for
protection and enhancement of existing
native grasslands where feasible and define
a program for replacement through creation
of new native grassland habitat on-site. The
site plan and grading plan shall provide for
at least partial preservation of native
grassland stands, particularly the serpentine

grasslands in the western portion of the Site.

The proposed limits of grading shall be
adjusted to provide for avoidance of at least
portions of both stands of native grasslands
on the site and those areas protected as
permanent open space.

Native grasslands lost as a result of
development shall be replaced at a
minimum ratio of 1:1 and preferably
consolidated in one location. The relative
cover class of the replacement grasslands
shall have a native species component that
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meets or exceeds that of grasslands
removed. Any provisions for preservation,
creation or enhancement of on-site native
grasslands shall be incorporated as a
component of the Landscape and
Vegetation management Plan. If the native
grasslands cannot be replaced with a
sustainable 1:1 ratio, the grading plan and
Precise Development Plan(s) shall be
modified to retain native grasslands in their
existing locations,

Biological Resources. Mitigation Measure 4.9-3.

a)

b)

A preconstruction survey for raptors shall be
conducted by a qualified wildlife biologist
prior to initiation of grading and tree
removal to confirm the presence or absence
of any nesting activity on the site. If a
nesting raptor is found, appropriate
measures shall be taken to avoid destruction
of an active nest. An appropriate buffer zone
shall be established around any active nest
based on informal consultation with CDFG
representatives. Construction activities shall
be restricted in this zone until the qualified
biologist has determined that nesting is
complete and the young birds have fledged.

A preconstruction survey for red-legged
frog shall be conducted by a qualified
wildlife biologist prior to initiation of
grading and removal or modification of any
of the ponds on the site to confirm the
absence of this species. If any red-legged
frogs are found, appropriate measures shall
be taken to avoid loss during grading and
vegetation removal. Representatives of the

Applicant

Cloverdale
Community
Development
Department

a)

b)

Prior to issuance
of any grading
permit on the
project site

Prior to issuance
of a grading
permit adjacent
to wetlands or
other waters of
the United States
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USPWS shall be informally consulted to
confirm that the subpopulation in the
Cloverdale vicinity is not considered to be
part of the California red-legged frog
subspecies. An appropriate buffer zone shall
be established around any location where
red-legged frogs are encountered. As
necessary, exclusionary fencing shall be
installed to separate the construction zone
from preserved habitat, and construction
activities shall be restricted from this zone
until construction is completed and the
fencing removed.

Biological Resources. Mitigation 4.9-4.

a) Amend the draft Specific Plan as follows:

i.  The proposed site plan shall be revised
to designate identified important
jurisdictional wetlands and other
High/Moderate Constraint" biological
resources as Natural Resource
Preserves;

ii. A new policy shall be included in the
draft Specific Plan stating that wetlands
shall be protected and enhanced, and
adequate replacement provided where
complete avoidance is not feasible. A
Conceptual Wetland Protection,
Replacement, and Restoration Plan
shall be prepared and approved by the
city of Cloverdale Community
Development Department prior to any
grading.

b) The applicant shall submit the Conceptual

Applicant

Cloverdale
Community
Development
Department

Included in Specific
Plan

30




Mitigation Measure

Implementing
Responsibility

Monitoring
Responsibility

Monitoring
Schedule

Verification

Wetland Protection, Replacement, and
Restoration Plan to be reviewed and
approved by the city of Cloverdale
Community Development Department with
the first submitted Precise Development
Plan. A qualified wetland consultant shall
prepare a wetland plan that satisfies adopted
standards and criteria of the City, Corps,
RWQCB, and CDFG. The wetland plan
shall clearly identify the total wetland and
other jurisdictional area affected by the
project, provide for protection and
enhancement of existing wetlands where
feasible, and define a program for wetland
replacement through creation of new
wetland habitat on-site. The conceptual
wetland plan shall be completed and
approved prior to any modification or loss
of wetlands on the site.

If wetland habitat is to be created as part of
mitigation, wetlands shall be replaced at a
minimum 1 to 1 ratio and any small,
isolated features shall preferably be
consolidated. Any provisions for
preservation, creation, or enhancement of
on-site wetlands shall be incorporated as a
component of the Landscape and
Vegetation Management Plan. Details
shall be provided for any created wetland
habitat, including the following:

i.  Identify the location(s) of mitigation
areas. Replacement habitat shall result
in created or enhanced wetlands with a
higher habitat value than the existing
wetlands eliminated as a result of
development to mitigate the temporal
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loss until the replacement wetlands
have met success criteria.

ii. Specify performance criteria,
maintenance and long-term
management responsibilities,
monitoring requirements, and
contingency measures. Monitoring
shall be provided for a minimum of
five years and continue until the
success criteria are met.

iii. Define site preparation and
revegetation procedures, an
implementation schedule, and funding
sources to ensure long-term
management of the overall wetland
mitigation plan,

¢) A detailed Storm Water Pollution
Prevention Plan shall be prepared and
implemented during construction as called
for in Mitigation Measure 4.5-1. The plan
shall contain detailed measures to control
erosion of stockpiled earth and exposed
soil, provide for revegetation of graded
slopes before the first rainy season
following construction, and specify
procedures for monitoring the plan's
effectiveness.

Biological Resources. Mitigation Measure 4.9-5

a) The draft Specific Plan shall be amended to
include the following policy based on
Cloverdale General Plan implementation
program CDO 7-1.a in the Conservation,
Design and Open Space Element and the

Applicant

Cloverdale
Community
Development
Department

Included in Specific
Plan
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Creek Ordinance:

i.  Vineyards, residential lots, and golf
course features (if applicable) shall not
encroach into river and creek buffer
areas to be preserved under the
Conceptual Wetland Protection,
Replacement, and Restoration Plan,
which shall be consistent with the Intent
of the Conservation and Open Space
Element, and the setback requirements
in the city of Cloverdale Creek
Ordinance.

b) Implement Mitigation Measure 4.9-1(a) and
(b).

Transportation and Circulation. Mitigation
Measure 4.10-1. The draft Specific Plan shall be
amended to include the following policies:

Under conditions with the project, impending
traffic, and with or without the gaming facility, a
traffic signal at the South Cloverdale Boulevard
interchange/southbound U.S. Highway 101 ramp
intersection shall be installed along with a new
eastbound right-turn lane that would improve the
level of service to the LOS C/D threshold or better,
which is an acceptable condition based on
Cloverdale’s General Plan policies.

Under General Plan Buildout conditions with or
without the gaming facility, the lane improvements
shall also include a second eastbound right turn
lane, a second eastbound through lane, a second
westbound through lane, a second westbound left-
turn lane, and overpass widening to accommodate
operation of the section. This widening is
primarily needed to address critical queuing
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conditions and not necessarily deficient level of
service.

As an alternative to the traffic signal, additional
lane widening, and overpass widening, a
roundabout could be installed at the intersection.

Transportation and Circulation. Mitigation
Measure 4.10-2. The draft Specific Plan shall be
amended to include the following policies:

Under conditions with the project, impending
traffic, and with or without the gaming facility, a
traffic signal at the South Cloverdale Boulevard
interchange/northbound U.S. Highway 101 ramp
intersection shall be installed along with a new
westbound right-turn lane that would improve the
level of services to the LOS C/D threshold or
better, which is an acceptable conditions based on
Cloverdale’s General Plan policies.

Under General Plan Buildout conditions with or
without the gaming facility, the lane improvements
shall also include a second northbound left-turn
lane, a second eastbound through lane, a second
westbound through lane, and overpass widening to
accommodate operation of the section. This
widening is primarily needed to address critical
queuing conditions and not necessarily deficient
level of service.

As an alternative to the traffic signal, additional
lane widening, and overpass widening, a
roundabout could be installed at the intersection.

Transportation and Circulation. Mitigation
Measure 4.10-3. The draft Specific Plan shall be
amended to include the following policies:

Under conditions with the project and impending
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traffic, a traffic signal at the South Cloverdale
Boulevard interchange/Asti Road intersection shall
be installed along with the re-striping of the
eastbound approach to include a left-turn lane and
a through/right lane that would improve the level
of service to the LOS C/D threshold or better,
which is an acceptable conditions based on
Cloverdale’s General Plan policies.

Under conditions with the project, impending
traffic, and the gaming facility, the lane
improvements shall also include a new southbound
right-turn lane and a second eastbound left-turn
lane.

Under General Plan Buildout conditions with or
without the gaming facility, the lane improvements
shall also include a second southbound right-turn
lane.

As an alternative to the traffic signal and additional
lane widening, a single-lane roundabout could be
installed at the intersection.

Transportation and Circulation. Mitigation
Measure 4.10-4. The draft Specific Plan shall be
amended to include the following policy:

Depending on the selected solution for the Asti
Road intersection, the roundabout intersection
should be shifted east. The roundabout
intersection shall be designed in accordance with
guidelines presented in Roundabouts: An
Informational Guide (U.S. Department of
Transportation, 2000). At least 250 feet of
queuing distances shall be provided between this
roundabout and the next intersection to the west.

Transportation and Circulation. Revised
Mitigation Measure 5.10-5. Applicable Precise

Applicant

Cloverdale
Community

As part of applicable
Precise Development
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Development Plans shall provide that the
Developer dedicate a public access easement to the
City and complete a multi-use recreation trail from
the Project area to the proposed SMART trail, if
possible, and to the levee trail. Access shall not
require bicyclists and pedestrians to make an at-
grade crossing unless the crossing is also a street or
golf path crossing. If, after reasonable attempts,
the Developer is unable to provide needed rights-
of-way over private properties to connect the trail
to public rights-of-way, the City shall assist the
Developer in securing those rights-of-way through
a filing with the Public Utilities Commission. The
Developer shall provide the City with sufficient
rights-of-way (as determined by the City Engineer
and Community Development Director) on the
Project site to complete the trail. Trail
Improvements shall be constructed by the
Developer or, if Developer is unable to obtain the
needed rights-of-way, such construction costs may
be bonded, if bonding is approved by the City
Council.

Development
Department

Plans

Transportation and Circulation, Mitigation
Measure 4.10-7. The draft Specific Plan shall be
amended to include the following policy:

If a golf course is developed on the Property, the
interior project streets shall include golf cart
crossing signs at all crossing points. A minimum of
a five-foot concrete sidewalk or an all-weather
walkway should be provided on all streets
providing access to uses that will generate
pedestrian traffic.

Applicant

Cloverdale
Community
Development
Department

Included in Specific
Plan

Transportation and Circulation, Mitigation
Measure 4.10-8. The draft Specific Plan shall be
amended to include the following policy:

Applicant

Cloverdale
Community
Development

Included in Specific
Plan
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The project site design shall include a pedestrian
and bicycle trail connection to the trail along the
Russian River. This could be accomplished by
proposing an alignment through or around the
Recreation/Open Space Area, or by acquiring an
easement from an adjacent property owner, e.g.,
establishing a trail connection through adjacent
property along Porterfield Creek.

Department

Transportation and Circulation. Mitigation
Measure 4.10-10. The draft Specific Plan shall be
amended to include the following policies:

a) The Precise Development Plans for the Entry
Commercial and Resort Mixed Use areas
shall include parking that complies with City
of Cloverdale standards;

b) Ifa golf course is developed on the Property,
the Precise Development Plan for the
golficlubhouse shall provide adequate
parking to serve peak parking demand for
banquet services. The Precise Development
Plan shall include parking that complies with
City of Cloverdale parking standards. Shared
parking may be proposed between golfing
and banquet facilities if the uses have
different peaking characteristics.

Applicant

Cloverdale
Community
Development
Department

Included in Specific
Plan

Transportation and Circulation. Mitigation
Measure 4.10-11. The draft Specific Plan shall be
amended to include the following policy:

The Precise Development Plan for any residential
component of the project shall designate safe
routes for school children to walk to City schools
and shall specify whether and how busing would

Applicant

Cloverdale
Community
Development
Department

Included in Specific
Plan
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Mitigation Measure Implementing Monitoring Verification
Responsibility Responsibility Schedule
be provided.
Air Quality. Revised Mitigation Measure 5.11-1. Applicant Cloverdale Included in Specific
The Specific Plan shall include the following. Community Plan
Development
Construction plans for the project shall include a Department

list of Best Management Practices to reduce
construction dust, including, but not limited to, the
following specific measures as recommended by
the Bay Area Air Quality Management District:

a.

All trucks hauling soil, sand, and other loose
materials off of the project site shall be
covered with tarpaulins or other effective
covers

Water or non-toxic soil stabilizers shall be
applied to all unpaved access roads, parking
areas, and staging areas at the construction
site.

The speed of all vehicles traveling on
unpaved roads shall be limited to 15 miles per
hour.

Paved access roads, parking areas, and
staging areas shall be swept with a water
sweeper.

Exposed stockpiles shall be managed in
accordance with the Storm Water Pollution
Prevention Plan, Waste Discharge
Requirements, and/or other permits, as
appropriate.

Excavation and grading activities shall be
terminated when winds exceed 25 miles per

hour.
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g. The area subject to excavation, grading, and
other construction activities shall be limited at|
any one time.

Air Quality. Mitigation Measure 4.11-2, The
draft Specific Plan shall be amended to include the
following policy:

Construction plans for the project shall contain a
list of Best Management Practices to reduce
construction emissions, including the following
specific measures:

a) Idle time of combustion engine construction
equipment used at the site shall be confined
to five minutes.

b) Equipment shall be maintained and properly
tuned in accordance with manufacturer's
specifications,

¢) Alternative fueled or electrical construction
equipment shall be used at the project site,
when feasible.

d) Construction equipment used shall have the
minimum practical engine size for the job.

e) Gasoline-powered equipment shall be
equipped with catalytic converters, when
feasible.

Applicant

Cloverdale
Community
Development
Department

Included in Specific
Plan

Air Quality. Mitigation Measure 4.11-5. The
Precise Development Plans for the residential
components of the project, and other components

that have fireplaces, shall include the installation of

Applicant

Cloverdale
Community
Development
Department

Included in final
building plans
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only gas-fired fireplaces.

Air Quality. Revised Mitigation Measure 5.11-2. Applicant Cloverdale
If a golf course is developed on the Property, the Community
Precise Development Plans for the golf course and Development
vineyard areas of the project shall include the Department

following measures:

a) A 100-foot setback or buffer between any
vineyards and nearby residences so long as
landscaping or fencing is also provided
between residences and vineyards.

b) Use of barriers, such as walls or hedges, along
the project boundary in the vicinity of any
vineyards to intercept wind blown dust.

Prior to approval of
the Precise
Development Plan
that includes the golf
course and vineyard.

Noise. Mitigation Measure 4.12-1. The draft Applicant Cloverdale

Specific Plan shall be amended to include the Community

following policy: Development
Department

Construction plans for the project shall include the
following measures:

a) Noise-generating construction activities shall
be limited to the hours of 7:00 a.m. to 6:00
p.m., Monday through Friday, as regulated by
Cloverdale Subdivision General Notes. Work
on Saturdays will not be allowed unless
specific approvals are obtained from the city
of Cloverdale.

b) All internal combustion engine driven
equipment shall be fitted with mufflers in
good operating condition.

c) A traffic plan shall be formulated to route
construction traffic as far away from

As part of Specific
Plan approval
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Mitigation Measure Implementing Monitoring Monitoring Verification
Responsibility Responsibility Schedule
residential buildings as possible.
Noise. Revised Mitigation Measure 5.12-1. The Applicant Cloverdale Included in Precise
Precise Development Plan for the Estate Residential Community Development Plan for
portion of the project shall include a detailed Development Estate Residential
Acoustic Study and recommend measures to reduce Department
anticipated rail and airport noise, while ensuring that
natural features such as oak woodlands are not
affected by noise attenuation. The Acoustic Study
shall recommend specific measures, such as sound
barriers, walls, or trees, as needed to reduce CNEL
levels for the exterior areas of Estate Residential
homes to 65 dBA outside. The Acoustic Study shall
also include a requirement that an avigation
easement is granted by the property owner and a fair
disclosure covenant is recorded for all homes
constructed within the 55 to 65 dBA airport noise
contours, as measured for existing and future
runway extensions, if adopted by the ALUC,
Public Services and Utilities. Revised Applicant Cloverdale Prior to open of golf
Mitigation Measure 5.13-1. Prior to the opening Community course
of any golf course, the Project developer shall Development and
prepare a water contingency plan that would ensure Engineering
a replacement or supplemental water supply can be Departments
provided for the Project. The Contingency Plan
shall be approved by the Cloverdale Public Works
Director.
Public Services and Utilities. Revised Mitigation Applicant Cloverdale a) Fee payment
Measure 5.13-2. The Applicant shall be required to Engineering prior to issuance
pay sewer impact fees and construct a pump station Department of building
somewhere on the lower portion of the site to pump permits

effluent to the existing force main that is stubbed to
the site south of the cul-de-sac off Santana Drive, if
needed.

b) Construction of
pump station to
be determined by
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City Engineer

Public Services and Utilities. Revised
Mitigation Measure 5.13-3. The draft Specific
Plan shall be amended to include the following
policies:

a) Prior to the approval of each Precise

Development Plan for the project, a
Recycling Plan shall be prepared and
submitted to the City and the County Waste
Management Agency that addresses recycling
for all related demolition, construction, and
operation of new uses. During construction,
contractors responsible for demolition of
existing structures and construction of new
facilities shall be required to separate
recyclable materials (i.e., wood, scrap metal,
asphalt, concrete, cardboard) from the
construction and demolition debris in such a
way as to avoid the landfill disposal of these
recyclable materials. The solid waste storage
areas of the new facility shall ensure that
adequate and conveniently located space is
provided for the necessary recycled material
storage containers to be used by the project
(i.e., paper, cardboard, plastic, metal, glass)
and the project shall require establishment
and ongoing performance of a recycling
program. The overall goal of the Recycling
Plan shall be to recycle at least 50 percent of
all waste materials generated during
construction and during subsequent operation
of the project.

Applicant

a) Included in
Precise
Development
Plan for Resort
Hotel and Entry
Commercial

a) Included in each
Precise
Development
Plans

Public Services and Utilities. Mitigation

Applicant

Cloverdale

Prior to issuance of
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Mitigation Measure Implementing Monitoring Monitoring Verification
Responsibility Responsibility Schedule
Measure 4.13-6. As a condition of project Community any building permit
approval, the applicant shall be required to pay Development for any dwelling
school impact mitigation fees. Department within the project
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City of Cloverdale General Plan
February 9, 2016

Tyris is proposing the following amendments to the City of Cloverdale General Plan:

Amendment | General Plan Description of Amendment
No. Page No.

1 6 Amended text in the Introduction to remove reference to golf
course and include accurate acreages.

2 12 Revised Exhibit 2.1 (General Plan Land Use Map) to designate
the Asti Road Parcel as Destination Commercial.

3 15 Revised Exhibit 2.4 (Urban Growth Boundary Map) to
designate the Asti Road Parcel as Destination Commercial.

4 21 Added text to Policy LU 2-4 to clarify that it is not intended to

discourage commercial uses in Destination Commercial areas
outside the downtown.

5 33 Amended Destination Commercial definition to clarify that
commercial and light-industrial uses that are compatible with
recreation and tourist-commercial uses are allowed.

6 56 Revised text of the legend of Exhibit 5.1 (Parks and Recreation
Opportunities Map) to refer to the Recreation/Open Space
Area instead of the golf course

7 57 Revised Table 5.1 (Existing and Proposed Park and Recreation

Facilities) to correct the acreage figure for a potential golf
course, and to amend footnote 10 to reflect that a golf course is
an optional, not mandatory, component of development.

All amendments are shown on the attached pages in redline, except Amendment Numbers 2, 3,
and 7 which are maps and tables that have been revised as described above.



1.0 INTRODUCTION

The 1978 General Plan anticipated a year 2000 population of 7,100 (2000 Census
population was 6,831). The 1993 General Plan anticipated a 2010 population of 10,781
(ABAG estimated 2010 population is 9,100). The 2008 General Plan projects a
population of 12,000 by 2025 (ABAG estimated 2025 population is 11,000).

All three General Plans have encouraged compact development within the General Plan
defined growth boundaries, balanced housing, concentrated commercial areas and
discourage commercial development along the freeway, expand the job base to respond
to loss of timber related and extractive industry jobs, provide for open spaces, protect
hillside areas from development, preserve and enhance open spaces and natural
walercourses, and balance of housing and employment opportunities. The 1978 and 1993
General Plans anticipated the changes that would occur when the Highway 101 bypass
occurred and recommended concentrated commercial in the downtown (1978) and
downtown and south interchange (1993), with removal of the strip commercial
development along Cloverdale Boulevard. The 1978 and 1993 General Plans anticipated
developing the River Park. The 1978 General Plan anticipated extension into the McCray
Road Area. The 1993 General Plan did not. The 2008 General Plan again proposes to
add McCray Road to the General Plan Study Area and Urban Service Area.

In 1978 and 1993, the focus of the General Plan was on economic vulnerability resulting
from lumber mill closures and the freeway bypass. The 1993 General Plan provided a
transition strategy to focus on a beautified downtown, removal of strip commercial along
Cloverdale Boulevard, provide for alternative industrial uses and jobs south of
downtown, and reserve three large areas for destination commercial use to attract visitors.
The 2008 General Plan retains the downtown and concentrated commercial focus and
protection of industrial lands south of town for industrial uses. The in-town Destination
Commercial site adjacent to the Citrus Fair has been changed to Transit Oriented
Development and High Density Residential, and the Destination Commercial site near the
SMART passenger rail station has been mostly changed to Industrial,_sead+The 254 acre
Destination Commercial area south of lhe Clty is largely unchanged, but in 2!!1 the area
was expanded to 267 acres-ard-ha el develepment.

In 1978 and 1993, there were still large areas of vacant land for residential development,
Most of those areas were planned for “innovative™ mixes of densities; however, they
were primarily developed as conventional single family subdivisions. Most of those
vacant lands have been developed, and the 2008 General Plan anticipates that major
development will occur in infill areas, with the most substantial areas available for large-
scale residential development in the proposed McCray Annexation north of the City and
the Alexander Valley Resort Destination Commercial area southeast of the City.

1.7  PLANNING AREAS FOR THE 2008 GENERAL PLAN

The planning area for the General Plan encompasses 7.2 square miles (4,608 acres) and
extends generally east to the Russian River and west to the crest of the ridgeline, north to
McCray Road, and south to Asti and the Rains Creek Water District. Highways 101 and
128 are a part of the planning area as well as the City Municipal Airport. The northern
boundary extends to the north Highway 101 interchange and includes the McCray Road
area. The Study Area includes two major creeks, Cloverdale Creek to the north and

Page 6



2.0 LAND USE

Exhibit 2.1
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2.0 LAND USE

Exhibit 2.4
Urban Growth Boundary
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2.0 LAND USE

Timeframe: Initiate within one year
Resources: Community Development Agency funds — staff time

Implementation LU 2-3.b. Encourage retention of essential services in the
downtown plan. (will be implemented by LU 2-1.a.)

Policy LU 2-4

Discourage the creation of retail commercial areas outside the downtown that would
adversely affect the viability of the downtown, including freeway frontages south of
the City, freeway frontages east of Highway 101, and areas around the central
Highway 101 interchange.__ This policy shall not apply to areas designated as
Destination Commercial areas, which are intended to provide recreational and
commercial uses, including retail uses, that may be expected to attract tourists and

visitors to Cloverdale from more distant locations and, ultimately. into Cloverdale’s

downtown core.

Implementation LU 2-4.a. Review any proposals for commercial zoning or
retail use.

Responsibility: ~ Planning Commission
Timeframe: As projects are proposed
Resources: General Fund — staff time

GoalLU3

Preserve and enhance Cloverdale’s small-town character and the experience of its natural
boundaries and setting. Cloverdale — a small town on the valley floor with undeveloped
hills to the west, north, and south and the Russian River asan urban development
boundary to the east, and protect important farmlands from urban development.

Policy LU 3-1

Establish and maintain a 20-year Urban Growth Boundary to: restrict urban
development outside the Urban Growth Boundary and specified exception areas;
stipulate that City water and sewer service shall not be extended to development
outside of the Urban Growth Boundary, except as specified in the this Policy LU 3-1
and permitted by law; manage growth in a manner that fosters and protects the small
town character of Cloverdale while encouraging economic development appropriate
to Cloverdale; and promote stability in long term planning for the City. The Urban
Growth Boundary shall first be adopted by the City Council as an amendment to the
General Plan, and then presented to the Cloverdale voters for adoption as a voter-
approved General Plan amendment. Upon approval by the Cloverdale voters in a
general election, the Urban Growth Boundary shall not be amended except by a vote
of the people or as provided in this Policy LU 3-1.

In accordance with this Policy LU 3-1, an Urban Growth Boundary (“UGB”) is
established in the City of Cloverdale as depicted in Exhibit 2.4 to the General Plan,
as amended pursuant to Exhibit A attached to Resolution 031-2010 and incorporated
herein by reference, subject to the following:

1. The UGB adopted in this Policy LU 3-1 and depicted in Exhibit A attached
to Resolution 031-2010 shall not be amended prior to January [, 2030, except as
permitted in this Policy LU 3-1.
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2.0 LAND USE

Service Commerdial

This designation is intended for heavier commercial uses, including those that are
automobile or low impact.

Degtination Commercial

This designation is intended to encourage recreation and tourist-commercial uses to serve as
a distinctive entry into the City. Primary uses include golf courses, other recreation uses and
related amenities. hotels, motels, recreation vehicle campgrounds, bed and breakfasts,
parklands, destination resorts, and commercial and light-industrial uses determined to be —retai
uses—H—similar-and-compatible with recreation and tourist-commercial uses. Secondary uses
include residential developments (if associated with a recreational amenity or visitor serving
facility), convenience stores, community centers, service stations and art, craft or music
schools.

Transit Oriented Development

This designation provides high-density residential and employment destination uses that
directly contribute riders for the SMART passenger rail station. The intent of this
designation is a community where transit serves wholly or partially as a substitute for
automobile use. The designation may also include parklands or limited commercial and
retail space directly related to the SMART station, so that convenience needs can be
satisfied within walking distance of the station and residents.

General Industry

This designation provides additional employment opportunities in Cloverdale. It is the
intent of this designation that industrial uses (light and quasi-heavy) have little
environmental effects as possible. The placement of this designation is located away from
residential uses and sensitive habitats where possible. Primary uses include light-
manufacturing, limited manufacturing, industrial parks, wineries, lumber mills, assembly,
warehousing and distribution. Secondary uses include professional office and research
and development.

Business Park

This designation provides additional service-oriented employment opportunities in
Cloverdale. Primary uses include professional office and research and development.
Secondary uses include limited light industry, industrial parks, wineries, warehouses, and
nurseries.

Public/Quasi-Public

This designation provides for government-owned facilities, public and private schools,
parks and cultural facilities, and quasi-public uses. Residential, commercial and
industrial uses are discouraged. This designation is applied City-wide to encompass such
facilities as the City sewage and water treatment and distribution facilities, churches,
libraries, schools, special care facilities, and the City airport.

Conser vation Features

The purpose of this designation is to manage and preserve valuable biological , visual, and
agricultural resources in the Cloverdale Planning Area. Primary uses include river/stream-
related recreation, open space buffers, and agricultural production. Setbacks
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5.0 PARKS AND RECREATION

Exhibit 5.1 Parks and Recreation Opportunities

i &
1 N\ Exi - - == e LOAERAL FUAN SRIOY AREA
. 2. SnEEL O ITLLENTT
= = RERERD ROMS
........ APOIOVET BUHIWES ASATE

Dark Green = existing parks

Light Green = added park sites proposed in the 1993 General Plan

Red = existing trails and trails under active discussion

Yellow = schools, quasi-public, and private meeting halls

Aqua = hillside open space existing & potential

Olive = Proposed Alexander Valley Resort geH-Recreation/Open Space Arcaeetrse
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5.0 PARKS AND RECREATION

Table 5.1, Existing and Proposed Park and Recreation Faclitles

= lo|z
ol | B] &
= [ 18] |85
s ]
a 1 g 5
AN g
3 @ = E w|Q o
5 PIE2lgR K
=<l |S 8 5 § g | g 8
'ET g 5 E- g“ 5|98 | 2 Fl7 8
AR
Park or F ion Facility Type Acres SElgl® g; Elglalslz|=|5]s E,
Exdsting Clty Parks
City Park Community Tdacres| XXX X
Tarman Park [Neighborhood 0.5 acres| X
Furber Park Community Gacres| X{X X
Downtown Plaza Community Cnr 0.4acres X[ 10
Senior Center Communi r 0.4 acres X X1
Cloverdale River Park [Open Space 8.5 acres X[ X X 0] 02
ide Mini Pal elghborhood 0.2 acres
Fiiage Hondos i) Eboiosd |35 s/ K| [ X
Porterfield Creek walking frail Open Space 10 acres| X
Clover Springs Phs 1A&B Open Space 5.6 acres X
Clover Springs Phs 2| ivi Open Space 0,62 acres X
Proposed City Parks e -
ity Park expansion art % 4cres|
Tarman Park CALTRANS Properly ZLLT
Landmark Visitor Park cial T acres] 03
Skate Park clalty Nol Specified 04
Old Gity Dump Asti Boad (1993 GP) 3.3 acres 05
Aiport (1993 GP) Commmu 0
South Cloverdale Community Park Commun
E; Facllitles
Jefferson School grounds Commun 2acres| X[ X| X XX
WaSRINGTON SCNO0| arounds Qommunity Jacres] X[ XXX XX
Clovardale high School arounds Communty Sacres] [X[X]X XX
F v Communily Calr 0.9acres X X1
Goratilo Hoion Vigaur ConmnyCor |0 s X
s Fair Community Cnir .7 acres| X XX
Boys and Girs Glub Community Cnlr 5 acres| X X[ X X
Velerans hall Corrmunégn[& A acres X X
Cloverdale Grange Community Cnl 0.7 acres| Al X X7
Potentlal Nonprofit Facilities
i i Communify Cnlr X8
Existing Private Fagilities
Clover Springs Fire Creek Lodge Community Calr T.9acres XXX X
Clover Sorings Opon Space on Space Jacres X A X9
Muscat Creok Trail Opan Gacres|
i lking trail Opan Space 2 acres)
Clover Cinemas Community Cnir n.a. X
Potential Private Facilities =
Alexander Vallay Resorl Golf Course Communty 217 acres| 0 10|
Hilside Open Space Open Spaca (] I L]
Existing Re | Pai %
Cloverdale River Park (see ity parks) B IRce
~ Yorly Creek Necreation Area Ef‘%ﬁ X
Warm Springs Dam en Space X
Potential R al Pa
Hillside Open Space (Ocen Space) Dislrict) _|Open Space 0|0 |0
Bouchat's Open Space
Foolnoles

X = Exlsting Facilities
0 = Proposed Facililies

1. Senior Cenler Includes a kitchen

2. River Park. Investigate improve access to the River, with sand beach and tables and benches ai beach

3, Landmark Visitor Park. Provide feature or visitor center as an idenlifiable enfrance or local point from highway 101
4. No location epecified

5. Asti Road. No park purpose has been specified.

6. High School includes sports fields and gymnasiums Lhai can accommodale larger audiences.

7. Cloverdale Grange has a kilchen.

8. No location specified. Citrus Falr has discussed relocation In the past.

9, Clover Springs open space includes a history park.

10. Alexander Valley Resorl may include a private golf course and clubhouse facility.
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DEFINITIONS

‘Alexander Valley Resort Specific Plan Environmental Impact Report” or “EIR”
means the environmental impact report certified by the City Council of the City of
Cloverdale on June 10, 2009, and the Addendum thereto that was adopted by
the City Council on February __, 2016.

“‘CEQA” means the California Environmental Quality Act, as codified at Public
Resources Code sections 21000 through 21189.3, and as may be amended.
“CEQA Guidelines” means the implementing regulations for the California
Environmental Quality Act, as set forth in Chapter 3 of Title 14 of the California
Code of Regulations, sections 15000 through 15387, and as may be amended.
“Developer” means Tyris Corporation and any and all successors to Spight
Properties |l LLC’s and Tyris Corporation’s interests in the Property.

“EIR" means the “Alexander Valley Resort Specific Plan Environmental Impact”
Report as defined in this section.

“Entry Commercial Area” means that 2.4-acres of land designated on the Specific
Plan Land Use Classifications diagram (Exhibit 3) as “Entry Commercial.”
“Estate Residential Area” means that approximately 25.54 acres of land
designated on the Specific Plan Land Use Classifications diagram (Exhibit 3) as
“Estate Residential.”

“Estate Residential Units” means the approximately 25 estate residential homes
at a density of up to four (4) units per acre in the Estate Residential Area.
“Natural Resource Preserve Area” means those areas designated on the Specific
Plan Land Use Classifications diagram (Exhibit 3) as “Natural Resource
Preserve.”

“Nine-Hole Course” means a regulation nine-hole golf course with a variety of par
three, par four and par five holes, is at least 2,600 yards in length, and at least
par 33.

“Owner” means Spight Properties Il LLC.

‘PDP” means a Precise Development Plan as described in Section 18.03.100 of
the City of Cloverdale Zoning Code.

“Project” means any development of the Property consistent with the Alexander
Valley Resort Specific Plan.

“Property” means that certain 267 acres of land located generally to the south
and east of Santana Road, to the east of Asti Road, to the west of the Russian
River, and to the north and west of the Cloverdale Municipal Airport, that is
designated as “Destination Commercial” on the City of Cloverdale General Plan
Land Use Map and that is the subject of this Alexander Valley Resort Specific
Plan.

“Recreation/Open Space Area” means that approximately 219 acres of land
designated on the Specific Plan Land Use Classifications diagram (Exhibit 3) as
“‘Recreation/Open Space.”



16.

17.

18.

19.

20.

21.

22

23.

24,

25.

“Recycled Water” means all of the disinfected secondary effluent produced by
the City's Treatment Facility (defined below) in compliance with the requirements
of the North Coast Regional Water Quality Control Board.

“Regulation Course” means a regulation 18-hole golf course with a variety of par
three, par four and par five holes, is at least 5,200 yards in length, and at least
par 66.

“‘Resort” means the 100-150 room multi-story resort hotel located in the Resort
Residential Area that includes a restaurant, conference facilities, gift shop and a
full-service spa.

“‘Resort Mixed-Use Area” means that approximately 12.3 acres of land
designated on the Specific Plan Land Use Classifications diagram (Exhibit 3) as
“‘Resort Mixed Use.”

“Resort/Resort Residential Area” means that approximately 8.61 acres of land
designated on the Specific Plan Land Use Classifications diagram (Exhibit 3) as
“Resort/Resort Residential.”

“Resort Residential Units” means the approximately forty (40) attached
residential units at a density of up to 15 units per acre in the Resort/Resort
Residential Area.

“Russian River Frontage Area” means that approximately 37.1 acres of land
designated on the Specific Plan Land Use Classifications diagram (Exhibit 3) as
“Russian River Frontage.”

“Single-Family Residential Area” means that approximately 19.14 acres of land
designated on the Specific Plan Land Use Classifications diagram (Exhibit 3) as
“Single-Family Residential.”

“Single-Family Residential Units” means the approximately 105 single-family
detached homes at a density of up to eight (8) units per acre in the Single-Family
Residential Area.

“Specific Plan” means this Alexander Valley Resort Specific Plan as amended on
February ___, 2016, and as may be subsequently amended.

“Treatment Facility” means the City’s wastewater treatment facility located on Sonoma
County Assessor’s Parcel Number 116-260-044.



INTRODUCTION

This amended and restated Alexander Valley Resort Specific Plan supersedes,
in its entirety, the Alexander Valley Resort Specific Plan approved and adopted
by the City Council of the City of Cloverdale on June 10, 2009.

A. BACKGROUND / SETTING

The City of Cloverdale (“City”) is located on US Highway 101 in northern
Sonoma County [see Exhibit 1 (Regional Location Map)]. It is approximately 34
miles north of Santa Rosa and 80 miles north of the Golden Gate Bridge.

The proposed Alexander Valley Resort (“Project”) is located within the
Cloverdale city limits and occupies approximately 267 acres fronting on Asti
Road, between the east side of the road and the Russian River. [See Exhibit 2
(Site Location Map) (hereafter, the “Property”)]. The Property is owned by Spight
Properties Il LLC (“Owner”). Tyris Corporation is the operating and managing
agent for the Owner (“Developer”).

The majority of the Property was formerly a wood-processing mill owned and
operated originally by Georgia Pacific Corporation and later by the Louisiana-
Pacific Corporation. Milling operations had disturbed most of the site’s natural
landforms, creating an industrial facility separated from the Russian River by a
levee and truncated by the tracks of the Northwestern Pacific Railroad. When the
mill was closed and the operations on the Property ceased, the site was left in
great disrepair and in need of remediation. Massive amounts of wood debris,
including two wood waste landfills containing approximately 600,000 cubic yards
of material, remained on the Property. Concrete foundations, many acres of
asphalt paving, concrete-filled barrels, used paint containers, metal and debris
evidenced the former use of the site. As a result, ground water and localized
areas of soil were contaminated and required treatment and monitoring.
Leachate from the wood waste landfills drained into the site’s remnant natural
drainages. The Property presented both a challenge for cleanup and an
opportunity for future use when it was purchased by the current Owner.

Since its purchase, the Developer has completed an extensive environmental
remediation program for the Property, which included both soil and groundwater
remediation components. Based on its completion of this program, the
Developer was issued a “No Further Action” determination by the North Coast
Region office of the California Regional Water Quality Control Board, rescinding
all outstanding remediation and monitoring requirements for the Property, and
confirming that the Property is suitable for future development and beneficial
community uses consistent with the development program and design criteria
outlined in this Specific Plan.



B.

PROJECT DESCRIPTION

The Land Use Plan for the Alexander Valley Resort Specific Plan establishes
the following six (6) land use designations and associated land use “Areas” within
the Specific Plan area, as depicted on Exhibit 3 (Land Use Plan Classifications):

€€ <€<¢Cc<c<e

Resort/Resort Residential Area
Recreation/Open Space Area
Entry Commercial Area

Resort Mixed-Use Area

Estate Residential Area
Single-Family Residential Area

The Land Use Plan is intended to be used in conjunction with the development
standards set forth in Chapter 18.08.40 (SP-1 Alexander Valley Resort Specific
Plan Zoning District Development Standards) of the Zoning Ordinance, and the
design review requirements set forth in Chapter 18.03.150 of the Zoning
Ordinance.

Ultimately the Developer plans a full service destination wine country resort
complex on the site, including the following components:

A 100-150 room multi-story resort hotel with a restaurant, conference
facilities, gift shop and a full-service spa in the Resort/Resort Residential
Area;

Up to 40 attached residential units at a density of up to 15 units per acre
(Resort Residential Units) in the Resort/Resort Residential Area;

Up to 219 acres of active or passive recreation uses, as determined by the
City Council pursuant to this Specific Plan, including Natural Resource
Preserve Areas, in the Recreation/Open Space Area;

Up to 105 single-family detached homes at a density of up to eight (8)
units per acre (Single-Family Units) in the Single Family Residential Area;
Up to 25 estate residential homes at a density of up to four (4) units per
acre (Estate Residential Units) in the Estate Residential Area;

A 2.4-acre entry commercial component abutting Asti Road proposed for a
wine tasting facility and restaurant services complimentary to the Resort in
the Entry Commercial Area.

A 12.3-acre mixed-use component developed with Resort-compatible
commercial and/or light-industrial uses, as determined by the City Council,
in the Resort Mixed-Use Area.

All public and private infrastructure necessary to develop, operate

and maintain the Project, including utility and circulation infrastructure

and associated landscaping, including vineyard-frontage landscaping

as appropriate.



Of the 267 acres, approximately eighteen percent (18%) of the site will be
developed with structures, with the remaining eighty-two percent (82%) devoted
to recreational uses and open space areas. [See Exhibit 3].

Development will incorporate many of the existing site features into the design
as well as take advantage of the views of the surrounding and immediate area
such as the Recreation/Open Space Area, Natural Resource Preserve Area,

Russian River, adjacent vineyards, and the Mayacamas Mountains to the east.

Water sources for the Project are expected to include a combination of
domestic/potable City water, recycled water and existing irrigation wells.

The Project is accessed by a major entryway that is aligned with the South
Cloverdale Boulevard interchange with Highway 101. After entering the main
entrance, users may proceed east up the hill to the hotel and recreation area or
turn right (south) into the single-family residential areas. An additional entry on
Asti Road provides a second access for the residential homes. [See Exhibit 3
(Land Use Classifications) and Exhibit 4 (Alexander Valley Resort lllustrative Site
Plan).]

The golf course and trail location(s) depicted in the exhibits to this Specific Plan
are for illustrative purposes only; the actual Recreation/Open Space Area
amenity (whether a golf course or other recreational amenity) and trail location(s)
and alignment will be determined as part of Precise Development Plan approval
pursuant to this Specific Plan.

C. SPECIFIC PLAN PURPOSE AND STATUTORY REQUIREMENTS

The Government Code of the State of California provides local jurisdictions,

like the City, the authority to prepare and adopt specific plans for the appropriate
implementation of the general plan of the jurisdiction. A specific plan may
address a portion of the area covered by the general plan, and a general plan
may include area within the adopted sphere of influence of the jurisdiction.

The 2009 Cloverdale General Plan, as amended (“General Plan”) requires

that this Specific Plan be prepared for the Project site prior to any development
occurring in this portion of the planning area. The California Government Code
(Sections 65450 through 65457) is definitive in describing the purpose and scope
of a specific plan. Section 65451 mandates that a specific plan be structured as
follows:

1 A specific plan shall include a text and a diagram or diagrams
which specify all of the following in detail:

a. The distribution, location and extent of the uses of the land,
including open space, within the area covered by the plan;



b. The proposed distribution, location, and extent and intensity
of major components of public and private transportation,
sewage, water, drainage, solid waste disposal, energy, and
other essential facilities proposed to be located within the
area covered by the plan and needed to support the land
uses described in the plan;

@. Standards and criteria by which development will proceed,
and standards for the conservation, development, and
utilization of natural resources, where applicable;

d. A program of implementation measures including
regulations, programs, public works projects, and financing
measures necessary to carry out paragraphs a, b and c;

2. The specific plan shall include a statement of the relationship
of the specific plan to the general plan (Section 65451). The
specific plan may address other topics if necessary or desirable
for implementation of the Cloverdale General Plan (Section 65452).

D. RELATIONSHIP TO THE CLOVERDALE GENERAL PLAN

The Specific Plan may not be adopted unless it is consistent with the

General Plan and, further, no tentative subdivision map may be approved
within the Project area unless it is consistent with the adopted Specific Plan.
Therefore, the Cloverdale General Plan is the document from which the policies
and implementing mechanisms relevant to the proposed Project are derived.
Consistency may also be achieved by amending the General Plan in light of
the proposals and recommendations of this Specific Plan.

The approximately 267-acre Project site is designated in the General Plan
for Destination Commercial uses as shown in Exhibit 5 (City of Cloverdale -
General Plan Land Use Map).

The General Plan Destination Commercial land use designation “is intended to
encourage recreation and tourist-commercial uses to serve as a distinctive entry
into the City.” The General Plan further specifies that the primary uses
encouraged within the Destination Commercial land use designation include golf
courses, other recreational uses and related amenities, hotels, motels, recreation
vehicle campgrounds, bed and breakfasts, parklands, destination resorts, and
retail uses, if similar and compatible. Secondary uses include residential
developments (if associated with a recreational amenity or visitor serving facility),
convenience stores, community centers, service stations and art, craft or music
schools.



The General Plan is founded upon 14 major objectives. Major objective #6
states the following: “The General Plan should provide for a balance of land
uses for housing, jobs, economic development, destination commercial sites,
and a jobs/housing balance.” The following goals, policies and implementation
programs in the Cloverdale General Plan support this major objective and relate
to the Alexander Valley Resort Specific Plan:

¥ Goal LU 1: Provide a balance of land uses within the Urban
Growth Boundary (UGB) and UGB Exception Area for housing,
jobs, economic development, recreation, conservation, and
destination commercial uses.

o Policy LU 1-4, Implementation LU 1-4.b: Encourage
major destination commercial uses, such as resort and
conference facilities, on an opportunity-presented basis,
including potential to consider General Plan boundary
amendments and provision of services.

¥ GoallLU2: The downtown will be the commercial, cultural, and
governmental core of the City.

o Policy LU 2-4: Discourage the creation of retail
commercial areas outside the downtown that would
adversely affect the viability of the downtown, including
freeway frontages south of the City, freeway frontages east
of Highway 101, and areas around the central Highway 101
interchange.

¥ GoalLU 4: Maintain the built environment to support the quality
of life and the friendly, rural, small-town atmosphere.

o Policy LU 4-1: Maintain and improve the design of the
built environment. Improve the appearance of entries and
approaches to the downtown and the community. Maintain
attractive highway frontages, well designed streetscapes and
sidewalks.

o Policy LU 4-2: Protect and enhance views from the
Highway 101 corridor.

¥ GoalLU6: New development will be coordinated with the
provision of infrastructure and public services.

o Policy LU 6-1: Ensure adequate water and wastewater
capacities or improvements are in place prior to granting
approval for new development.



o |mplementation LU 6-1.c: Promote water conservation and
encourage water conserving landscaping. Adopt water
conservation ordinances and mandatory landscaping
ordinances if needed to respond to water supply issues.

o Policy LU 6-4: Require new development to fund processing
costs and necessary infrastructure and services required by
such new development.

¥ Goal LU 7: Encourage jobs and housing nexus, providing housing
for workers employed in Cloverdale, in order to reduce commuting,
to support local businesses, schools, and activities by providing a
base of residents who both live and work in Cloverdale.

¥ Goal LU 8: Maintain the Cloverdale Airport and allow only airport-
compatible land uses near the airport.

¥ Goal CDO 3: Maintain and improve the design of the built
environment. Improve the appearance of entries and approaches to
the downtown and the community. Provide design guidelines for
new development and growth.

o Policy CDO 3-1: Enhance major entrances to Cloverdale in
order to provide definitive gateways to the City, including
views seen from the freeway at the north and south of the
City and the central interchange. Enhance entrance points
along Cloverdale Boulevard to the north and south and at
the central interchange/entrance to downtown.

o Policy CDO 3-9: Develop a design plan for the industrial
and commercial areas visible from the freeway. Freeway
visible uses should de-emphasize freeway oriented signage
and designs with parking as a main visual element from the
freeway. Standards should encourage significant landscape
areas, including tree screening, between the freeway and
the uses.

¥ Goal CDO 5: Provide public, open space, and habitat uses along
the Russian River.

o Policy CDO 5-1, Implementation CDO 5-1.b: Provide
continuous trails along the river on top of levees.




o Policy CDO 5-1, Implementation CDO 5-1.c: Where
designated in the Land Use Element, provide destination
commercial or public recreation uses along the River.

¥ Goal CDO 6: Develop an urban forest plan to preserve exiting trees
on hillsides and the valley floor. Enhance the tree canopy with new
planting.

o Policy CDO 6-2: Protect distinctive natural vegetation such
as oak woodlands, riparian corridors and mixed evergreen
forests by maintaining the natural features as a whole.
Preservation of individual trees or features rather than the
larger habitat does not satisfy this policy.

¥ Goal CDO 7: Conserve natural vegetation and wildlife resources.

o Implementation CDO 7-1.a:Amend the Zoning Ordinance to
provide 100 foot buffers (50 feet on each side) from creeks
and rivers shown on the Conservation Element Map. Where
the Russian River buffer is wider than 50 feet on the map,
provide the wider buffers.

o |mplementation CDO 7-2.b:Preserve wetlands, habitat
corridors, sensitive natural communities, and other essential
habitat areas that may be adversely affected by public or
private development projects where special-status plant and
animal species are known to be present or potentially
occurring based on City biological resource mapping or other
technical material. Require a Biological Resources
Assessment for development projects in areas with identified
or with potential for special status plant and animal species.

¥ Goal PS 7: Provide appropriate regulations for land use and
airport operations to ensure that the safety of airport operations and
personnel and the general public and adjacent structures are
protected.

o Policy PS 7-6: Discourage residential, noise-sensitive
developments or significant expansions thereto located
near the airstrip or under an overfly route. The area of
concern with future development lies within “referral area”
delineated by the County Airport Land Use Commission.
Until future annexation, the City will work with the County in
unincorporated areas to ensure that developments are
required to dedicate airport easements, deed restrictions or




file "buyer beware" notifications to ensure that prospective
buyers are aware of the airport's influence.

RELATIONSHIP TO OTHER PLANS AND POLICIES

1. Sonoma County General Plan

The County has designated Highway 101 as a “Scenic Highway Corridor,”
and the Russian River as a “Riparian Corridor” and these are important
concepts to the City as well. Development is not precluded within the
corridors, but ample setbacks are recommended in the County General
Plan to assure rural scenic vistas through the site.

2. Cloverdale Southeast Specific Plan Master Environmental
Assessment (“MEA”) and Subsequent CEQA Documentation

Although not a plan document, the Cloverdale Southeast Specific Plan
Master Environmental Assessment, prepared in January 2003, figures
prominently in the process of developing the Alexander Valley Resort
Specific Plan. The MEA is a compendium of environmental data with
respect to the Project site and consists of documentation and an analysis
of background conditions, opportunities, and constraints. The MEA was
used to prepare a detailed site development strategy and specific plan,
based on the findings of the MEA.

3. Sonoma County Airport Land Use Plan

Cloverdale Municipal Airport, a single-runway general aviation airport
owned by the City, lies immediately south of the Project site along the
west bank of the Russian River. The Sonoma County Comprehensive
Airport Land Use Plan (2001) defines six different safety zones for the
Airport which overlap the Alexander Valley Resort Specific Plan area.
Further discussion of airport issues may be found in Section 11.B.11 of
this Specific Plan.

In addition, the Airport is one of several existing noise sources around the
Project site. Threshold standards may limit land uses where noise contour
lines north of the runway extend into the site between the railroad tracks
and the River.

DESCRIPTION OF THE SITE AND SURROUNDING AREA

1. Existing Features

The 267-acre Project site is located within the upper portion of the
Alexander Valley reach of the Russian River watershed in northern



Sonoma County. The dominant topographic features on the site are the
upland areas in the south-central and western portions, some of which are
relatively steep (up to 2:1 slopes). There are sweeping views of
mountains, vineyards, the Russian River, and agricultural fields from the
higher portions of the site.

The lowlands of the site are separated from the Russian River by a levee.
The levee was constructed by a previous property owner in the mid-
1950s, and was built in accordance with U.S. Army Corps of Engineers’
(“Corps”) guidelines in effect at the time of construction. While the
Sonoma County Water Agency ("SCWA”) has indicated it will continue to
maintain the levee, Developer was notified by the Sonoma County Permit
and Resource Management Department that the levee does not meet the
new, minimum requirements for FEMA accreditation and that the SCWA
has no plans, at this time, for upgrading or improving the levee. The entire
area west of the levee, which is most of the site, would not be expected to
be inundated during a 100-year storm event.

Vegetation on the site forms a mosaic of native and non-native
grasslands, oak woodland, scattered isolated oaks, riparian
scrub/woodland, and seasonally ponded areas. Past land use activities
have resulted in disturbance to much of the site, but remnants of native
vegetation remain. Surveys for special-status plant species considered to
have a potential for occurrence on the site were conducted in 2001 and
2002, which determined the absence of any listed plant species south of
the Porterfield Creek crossing of the site.

A number of special-status animal species are known or expected to use
the riparian habitat and cover associated with the Russian River corridor,
including northwestern pond turtles, steelhead, and bird species. Local
land use policies preclude development in the corridor. No red-legged
frogs were encountered during protocol surveys, and no raptor nests or
nesting activity of other bird species were observed during these surveys.

There are two watercourses that cross the site. An ephemeral drainage
system originates in the south-central portion of the site, supporting a
band of riparian willow and scrub. A spring or possible subdrain from the
former wood waste landfill area, together with stormwater runoff, provides
a source of surface water to this ephemeral drainage. The drainage also
includes three artificial ponds in the same vicinity, all of which support a
dense cover of cattail.

Based on previous surveys, potential waters of the U.S. occur along the
Russian River and Porterfield Creek corridors, scattered seasonal
wetlands in the diked former flood plain of the River, drainage channels on
the inboard side of the levee, the ephemeral drainage system including



the three man-made ponds, and the possible spring in the south-central
portion of the site. The Corps previously conducted a verification of the
delineation survey and determined that the seasonal wetlands are isolated
and that the drainage channels adjacent to the levee are manmade, and
neither fall under Corps jurisdiction. The California Regional Water Quality
Control Board, North Coast Region (‘RWQCB”) may claim these wetlands
and channels as within their jurisdiction.

2. Existing Land Use

The majority of the Project site has been in resource-oriented industrial
use since the 1950s, when a sawmill complex was established on the
lower flat portion adjacent to the Russian River. The original complex was
expanded and modernized after Louisiana-Pacific purchased it in 1984,
The mill closed in 1991 and was demolished shortly thereafter; some
partial concrete slabs were all that remained. On-site disposal of wood
waste was also discontinued in 1991, with two distinctive piles of wood
waste located on the southeastern and southwestern knolls. Other
remnants of previous activity in the center of the site included small ponds
and a non-descript paved area.

A minor portion of the Project site (15 of the 267 acres) to the northeast
was formerly an isolated small vineyard. In 2002 the vines, which had
become too old to be commercially productive, were removed by the
owner who subsequently sold the 15 acres to Spight. This portion of land
abuts another small vineyard (approximately 46 acres) immediately to the
north of the Project site.

While in-stream gravel mining was historically performed in the Russian
River floodplain, the permits for this activity have expired.

The tracks of the Northwestern Pacific Railroad cross the site running
almost due north-south, parallel to the levee and about 1200 feet west of
it. Freight service on the line has been discontinued but may resume in the
future. Additionally, work has begun on a passenger rail and bicycle
pedestrian pathway project to provide passenger rail service between
Cloverdale and Larkspur.

The Project site is bounded on the north by Reuser Industrial Park and
other industrially zoned lands. Other existing adjacent uses to the north
include a residence and the small vineyard referenced above. To the east
of the Project site, across the Russian River, all of the lands are in
agricultural production.
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SPECIFIC PLAN COMPONENTS

A.

LAND USE CLASSIFICATIONS

The following land use classifications within the Alexander Valley Resort
Specific Plan, which are depicted geographically on Exhibit 3, are intended
to be consistent with the land uses specified in the City’s General Plan:

€<<€<<€ccec<e

Resort/Resort Residential
Recreation/Open Space
Entry Commercial

Resort Mixed-Use

Estate Residential
Single-Family Residential

The Destination Commercial land use designation of the City’s General Plan

states:

This designation is intended to encourage recreation and
tourist-commercial uses to serve as a distinctive entry into
the City. Primary uses include golf courses, other recreation
uses and related amenities, hotels, motels, recreation
vehicle campgrounds, bed and breakfasts, parklands,
destination resorts, and retail uses, if similar and compatible.
Secondary uses include residential developments (if
associated with a recreational amenity or visitor-serving
facility), convenience stores, community centers, service
stations and art, craft or music schools.

SPECIFIC PLAN OBJECTIVES AND POLICIES

1. Land Use (“LU”) Objectives and Policies

The following objectives and policies apply generally to land use and
development in the Specific Plan area, and include recommendations for
the proposed character and design of the Project:

¥ Objective LU1: Develop and subsequently establish a wine country
destination resort and community that implements the goals and
policies of the General Plan as well as the Destination Commercial
land use designation by creating a resort community that is in
harmony with the existing region, local community, and surrounding
landscapes.

o Policy LU1.1: Arrange open spaces, natural and man-
made, to blend and guide development areas. Natural and

11



existing open spaces that influence development include oak
woodlands, riparian areas and wetlands, steep slopes, open
water bodies, open drainage courses, and agricultural

setbacks.

o Policy LU1.2: Place development in areas in a way
that is sensitive to the physical opportunities and constraints
of the site.

o Policy LU1.3: Allow for a blend of natural and

man-made open space, recreational, destination resort,
residential, and commercial uses within the Specific Plan
area as described in Exhibit 3.

o Policy LU1.4: In addition to the Goals, Objectives and
Policies of this Specific Plan, the following Specific Plan land
uses shall conform to equivalent General Plan designations
as they exist or may be amended:

* The entire site shall meet the applicable General Plan
goals and policies as well as the provisions for the
Destination Commercial land use designation.

» The Single-Family Residential area shall meet the
provisions of the Medium Density Residential General
Plan designation as it exists or may be amended;

* The Estate Residential area shall meet the provisions
of the Low Density Residential General Plan
designation as it exists or may be amended.

* The Resort Residential area shall meet the provisions
of the Medium or High Density Residential General
Plan designations as they exist or may be amended.

¥ Objective LU2: Employ natural and man-made open space to
provide context and identity to the site.

o Policy LU2.1: Combine the recreational use with
mixed residential and commercial uses within established
frameworks allowing for ease of use by employees, tourists
and patrons and to provide services, employment and
revenue for the City.

o Policy LU2.2: Enhance degraded plateau
environments and develop reclaimed landscapes for
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desirable residential development at densities planned to
blend with the site.

o Policy LU2.3: Preserve selected natural environments,
including oak woodlands, remnant riparian corridors and
seasonal wetlands.

o Policy LU2.4: Preserve the Russian River
and Porterfield Creek area waterways for conservation,
protection, and recreational opportunities for the enjoyment
of the community and visitors alike.

o Policy LU2.5: Utilize landscape planting, trails and
development to integrate and synthesize natural resources
and preserve amenities such as wildlife habitats, riparian
and wetland elements, and agriculture, with the
Recreation/Open Space Area.

o Policy LU2.6: Locate natural and man-made open
spaces at the edges of developed areas to act as a buffer
between the Project and agricultural and industrial
operations and to create suitable and appealing transitions
to adjoining off-site landscapes. This allows on-site open
spaces to merge with off-site open spaces providing a
harmonious visual transition between the site and its
neighbors, and continuity to the site’s overall regional
perception.

o Policy LU2.7: Enhance degraded environments and
develop reclaimed landscapes for recreation and residential
development that blend with the site.

¥ Objective LU3: Preserve and enhance the intrinsic hillside
value of the western portion of the Alexander Valley Resort site
in accordance with the Hillside Protection development standards
in the Zoning Ordinance and as an appealing distinctive visual
gateway to the City of Cloverdale.

o Policy LU3.1: Develop and submit a visual “gateway”
or entrance theme, for review and approval by the City, with
the first submitted PDP.

o Policy LU3.2: Preserve and potentially enhance

selected key natural open space areas for conservation
and provision of an aesthetic context for site development.
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o Policy LU3.3: Enhance degraded plateaus for
recreational use, agriculture, open space, wildlife habitats,
and visual amenities.

o Policy LU3.4: Use reclaimed landscapes as a gateway
visual amenity component.

o Policy LU3.5: Incorporate residential, recreation
and other resort-compatible uses on reclaimed landscapes
in a manner that is compatible with the gateway concepts,
including visual screening of residential units on the plateau,
as determined by a visual analysis submitted with the PDP.

o Policy LU3.6: Architectural review by the City shall be
required for all major components.

o Policy LU3.7: Penetrate urban development
areas with view corridors as often as feasible to expose
the Recreation/Open Space Area amenities, agriculture,
and natural and man-made open spaces for intrinsic visual
aesthetic benefits and site value.

¥ Obijective LU4:Provide for the coordinated development of the
Recreation/Open Space Area.

o Policy LU4.1: Allow for the development of a golf
course as provided herein, or for an alternate recreation
use approved by the City Council, or for the preservation
of all or part of the Recreation/Open Space Area as an
open space amenity.

o Policy LU4.2: The City may consider an alternate
active or passive recreation use within the Recreation/Open
Space Area, in-lieu of a golf course, which offers a public
benefit accessible to the local community. Any alternate
recreation use shall complement the Resort, be consistent
with the Destination Commercial land use designation, and
implement the goals and policies of the General Plan and
this Specific Plan. Any alternate recreation use shall be
consistent with a PDP approved by the City Council and
subject to environmental review under CEQA.
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2. Resort (“R”) Objectives and Policies

¥ Objective R1: Provide a wine country destination Resort that
will attract visitors to the City of Cloverdale and surrounding wine
country.

o]

Policy R1.1: Develop a multi-story, 100-150 room
hotel that contains the necessary support services, variety
of room types with views, restaurant and retail facilities,
conference and meeting facilities, and potential shuttle
services to the downtown core, Cloverdale Municipal and
Charles Schulz Sonoma County Airports and surrounding
area.

Policy R1.2: Develop a full service spa, similar

to other spas located in the Sonoma wine country, with
amenities including treatment rooms for massage and skin
care, a fitness center, salon services and changing lounges
with whirlpool, steam and sauna.

¥ Objective R2: Provide a variety of recreational activities ancillary to
the Resort.

O

Policy R2.1: If a golf course is proposed for
development, it shall be developed in accordance with the
General Objectives and Policies set forth in Section 11.B.13.

Policy R2.2: The Resort operator shall coordinate
with local visitor-serving businesses to offer other activities in
the wine country including but not limited to:

Wineries

Local vineyards
Ballooning

The Sonoma Coast

Local lakes and reservoirs
Fishing activities

The Geysers

Tourist train

Bicycling

Kayaking

Skydiving

Boating

Special Events

Art & Photographic Displays

L] L] * ]
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o Policy R2.3: The Developer shall create and
establish a landscape theme for the Resort that embraces
and incorporates local and regional themes.

o Policy R2.4: The Resort shall utilize subterranean
and/or screened parking areas to enhance the appearance
of the Resort areas.

o Policy R2.5: The PDP for the Resort shall prohibit
reflective glass, unpainted railings, and other architectural
features that would cause glare.

o Policy R2.6: The PDP for the Resort shall include
provisions for equipping street lights, parking lot lights and
yard lights with cut-off lenses or equivalent to reduce
spillover of light and glare.

8. Recreation/Open Space Area (“R/0S”) Objectives and Policies

Approximately 218 acres of the 267-acre site is proposed for use as a
Recreation/Open Space Area.

The Recreation/Open Space Area will be set in the context of a wine
country landscape within walking and/or bicycling distance of all proposed
residential neighborhoods. The design of this area will be integrated within
the variety of natural landscapes the site presents. Permitted uses in the
Recreation/Open Space Area include a golf course and golf-related
improvements, uses and services, as provided in Section 11.B.13 of this
Specific Plan. Other uses of the Recreation/Open Space Area may be
considered by the City Council as set forth herein.

Selected natural open space areas will be preserved and enhanced for
both their habitat and aesthetic values. Oak woodlands, remnant riparian
areas and seasonal wetlands will be integrated into the Project design to
protect these resources and enhance the experience. These natural open
space areas will also provide vegetated areas for natural stormwater
filtration, buffer areas for wildland fire protection, and transitional areas
between neighboring land uses and existing open space areas.

The design of this recreation and open space area will be integrated within
the variety of natural landscapes the site presents.

¥ Objective R/OS1: Provide recreational activities for residents and
the general public.
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o Policy R/OS1.1: Recreational activities represent a
substantial amenity of the Resort, and shall be provided in
such a manner as to be accessible and available to Resort
guests, City residents, and the general public.

¥ Objective R/OS2: Create a Recreation/Open Space Area amenity
for the Project that is environmentally sensitive, sustainable, and
designed and constructed with principles and concepts consistent
with established environmental practices for such development.

o Policy R/IO0S2.1: Develop areas adjacent to recreation
uses that will serve as buffers to preserved natural wildlife
habitat areas.

o Policy R/OS2.2: Preserve and enhance selected
riparian drainages revegetated with native and indigenous
planting and develop grass-lined swales to act as storm
water bio-filters prior to water discharge to low areas or open
water bodies.

o Policy RI0S2.3: Protect and preserve selected areas of
sensitive native vegetation and habitat as open space closed
to public use.

o Policy R/0S2.4: Plant native vegetation in preserved
natural areas and other areas that will serve as habitat for
wildlife on the site.

¥ Objective R/OS3: Irrigate landscaping and the Recreation/Open
Space Area with Recycled Water and preserve fresh water
resources for domestic uses.

o Policy R/OS3.1: Use Recycled Water for irrigation
of landscaping and the Recreation/Open Space Area, as
appropriate and except as noted below. Potable City water
shall not be used for irrigation purposes.

o Policy R/0S3.2: Blend Recycled Water with water from
natural on-site sources in on-site storage ponds for irrigation
use, as appropriate.

o Policy R/0S3.3: As appropriate, incorporate water

retention facilities into the design of the Recreation/Open
Space Area.
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Policy R/OS3.4: To minimize the need for water from
groundwater sources, irrigation water storage ponds shall be
designed to collect rainwater from site runoff, as well as for
storage of Recycled Water.

4, Resort Residential (“RR”) Objectives and Policies

The areas adjacent to the Resort on its northeasterly, south and
southwesterly sides are intended to accommodate the Resort Residential
Units, consisting of guest cottages and privately-owned homes, at a
density of up to 15 units per acre. The height and massing of the Resort
Residential Units shall relate to the topography on which they are sited.
Unit size will vary from approximately 800-1,500 square feet in size and
will include private balconies and patios depending on topography,
orientation and view opportunities. Resort Residential Units are located so
as to be within comfortable walking distance to the Resort and
Recreation/Open Space Area.

¥ Objective RR1: Provide for distinct Resort guest cottages

and privately owned Resort Residential homes clustered near
the Resort. This may also include the use of “fractional ownership”
for Resort Residential Units.

o]

Policy RR1.1: Approximately 40 guest cottages and
homes will be grouped in clusters with the majority having
views of the Recreation/Open Space Area, Russian River,
surrounding vineyards and the hills to the east and west.

Policy RR1.2: Locate development in or near the
westerly hillside area of the Project.

Policy RR1.3: The design and architectural building
styles of the guest cottages and homes shall reflect themes
and concepts consistent with the wine country architectural
style of the adjacent Resort facilities.

Policy RR1.4: Develop the guest cottages and
homes in neighborhoods that include open spaces as
a key visual amenity.

Policy RR1.5: Develop a landscape theme that
embraces and incorporates regional and local themes,
is congruous with the Resort landscape theme and will
incorporate native, drought tolerant species.
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o Policy RR1.6: Parking areas shall be in close
vicinity to the Resort Residential Units and subterranean
or screened visually by landscaping, where feasible.

o Policy RR1.7: Develop well-defined pedestrian
ways from Resort Residential Units that connect to the
Resort, Recreation/Open Space Area and its amenities.

o Policy RR1.8: It is anticipated that the proposed
hotel will manage the rental of the privately-owned Resort
Residential Units when not in use by the principal owner(s).
The rental of the privately-owned Resort Residential Units
by the hotel or the individual owners will be subject to City-
imposed transient occupancy taxes.

o Policy RR1.9: Any PDP for the Resort Residential
Area shall include provisions for equipping street lights,
parking lot lights and yard lights with cut-off lenses or
equivalent to reduce spillover of light and glare.

5. Single-Family Residential (“SFR”) Objectives and Policies

The southwesterly portion of the site, west of the NWP railroad tracks,

is surrounded by the Recreation/Open Space Area and is designated as
Single-Family Residential. This designation allows detached single-family
homes at a density of up to eight (8) units per acre with minimum lot sizes
of approximately 4,000 square feet.

It is anticipated that there will be four to seven single-family residential
prototypes. The single-family neighborhoods will be within comfortable
walking distance for patrons or employees to the Resort and surrounded
by the Recreation/Open Space Area, Natural Resource Preserve Area,
preserved oak woodlands, and other natural habitats and agricultural open
spaces. Many lots will have views of the Recreation/Open Space Area.

¥ Objective SFR1: Develop and establish a residential community
geared toward recreational opportunities.

o Policy SFR1.1: Develop up to 105 detached Single-
Family Residential Units.

o Policy SFR1.2: Develop and submit a visual
“gateway” or entrance theme, for review and approval
by the City, with the first submitted PDP. Locate residential
development in or near the westerly hillside areas of the
Project site.
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Policy SFR1.3: Arrange Single-Family Residential
Units into neighborhoods that contain similar densities and
housing styles.

Policy SFR1.4: Create architectural building styles that
reflect themes of wine country architecture.

Policy SFR1.5: Develop residential neighborhoods that
are surrounded by open spaces as a key visual element.

Policy SFR1.6: Design neighborhoods to have

a visual connection to various open spaces that provide
the development a greater contextual site value and the
individual homeowner a sense of place.

Policy SFR1.7: Use of open fences in Single-Family
Residential Units backing onto the Recreation/Open Space
Area is encouraged.

Policy SFR1.8: Develop a landscape theme that
embraces and incorporates regional and local themes
and is compatible with the Resort theme.

Policy SFR1.9: Integrate the Recreation/Open Space
Area and amenities into the Single-Family Residential Area.

Policy SFR1.10:  Any PDP for the Single-Family
Residential Area shall include provisions for equipping street
lights, parking lot lights and yard lights with cut-off lenses or
equivalent to reduce spillover of light and glare.

6. Estate Residential (“ER”) Objectives and Policies

The southeasterly portion of the site, west of the NWP railroad tracks,
has been designated as Estate Residential. This area is intended to allow
detached single-family homes at a density of up to four (4) units per acre.
This area is located primarily on the hill east of the former wood waste

landfill sites.

Estate Residential neighborhoods are located overlooking the
Recreation/Open Space Area, and will be located within comfortable
walking distance for patrons or employees of the Resort and to the
Recreation/Open Space Area.
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¥ Objective ER1: Develop and establish the Estate Residential Units

as a community of custom homes.

o]

Policy ER1.1: Develop up to 25 Estate Residential
Units.
Policy ER1.2: Locate the Estate Residential Units on

the hillside area just westerly of the railroad tracks and retain
as much of the existing open space as feasible.

Policy ER1.3: The PDP shall identify significant
individual trees and significant groupings of trees (oak
forest). Houses and lots shall be sited to preserve trees and
forest groupings.

Policy ER1.4: Create architectural styles that reflect
themes of wine country architecture.

Policy ER1.5: Develop a landscape theme that
embraces and incorporates regional and local themes,

is drought tolerant, consistent with the Resort landscape
theme and provides landscape buffers as protection against
wildland grass fires.

Policy ER1.6: Include surrounding open space as a
key visual amenity.

Policy ER1.7: Integrate the Recreation/Open Space
Area and amenities into the Estate Residential Units’ design.

Policy ER1.8: Locate Estate Residential Units in

such a way as to be compatible with surrounding agricultural
uses. Include “right to farm” provisions in the Covenants,
Conditions and Restrictions (“CC&Rs”) for homes near
existing agricultural uses.

Policy ER1.9: Develop livable residential areas
in compliance with Airport Land Use zoning restrictions.

Policy ER1.10: Provide visual screening of
residential units on the plateau, as determined by visual
analysis submitted with the PDP.

Policy ER1.11: Any PDP for the Estate Residential Area
shall include provisions for equipping street lights, parking lot
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lights and yard lights with cut-off lenses or equivalent to
reduce spillover of light and glare.

7. Entry Commercial (“EC”) Objectives and Policies

The commercial parcel located on the south side of the main entry

to the site, with frontage on Asti Road, has been designated as Entry
Commercial. The intent of this designation is to provide for a wine tasting
facility and related food service use. Uses in this area could also include
other retail facilities complementary to the “Destination Resort” theme.

¥ Objective EC1: Provide for an Entry Commercial Area that contains

shops and services for Resort guests, site residents, local residents
and visitors that enhances the services and theme of the Resort
and the Recreation/Open Space Area amenities.

o]

Policy EC1.1: Developer shall prepare and submit a
visual “gateway” or entrance theme, for review and approval
by the City, with the first submitted PDP. The approved PDP
shall reflect a building and landscape theme that embraces
and incorporates regional and local themes.

Policy EC1.2: Developer shall consider climate
conditions in the building design and orientation to apply
natural heating and cooling opportunities.

Policy EC1.3: Parking for the Entry Commercial
Area shall comply with City of Cloverdale standards and
design guidelines. Parking areas shall be provided for
employees and patrons and shall be adequately screened
through use of subterranean parking, landscaping, berming
or a combination thereof.

Policy EC1.4: Provide subterranean storage
areas for use by tenants of the Entry Commercial Area.

Policy EC1.5: A PDP for the Entry Commercial
Area shall not be approved prior to, but may be approved
concurrent with, the PDP for the Resort.

Policy EC1.6: Commercial tenants shall be
complementary to the downtown, providing for a range
of employers, businesses, and environments that work
with the surrounding existing and planned land uses.
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o Policy EC1.7: All development will be integrated
and oriented, both physically and aesthetically, toward the
Resort, providing natural pedestrian and bicycle connections
to the Resort.

o Policy EC1.8: Any PDP for the Entry Commercial Area
shall prohibit reflective glass, unpainted railings, and other
architectural features that would cause glare.

o Policy EC1.9: Any PDP for the Entry Commercial Area
shall include provisions for equipping street lights, parking lot
lights and yard lights with cut-off lenses or equivalent to
reduce spillover of light and glare.

8. Resort Mixed-Use (“RMU”) Objectives and Policies

The commercial parcel located on the north side of the main entry to the
site, with frontage on Asti Road and Santana Drive, has been designated
as Resort Mixed-Use. The intent of this designation is to provide for
commercial and light-industrial uses compatible with the Resort use and
complementary to the Resort theme.

¥ Objective RMU1: Provide for a mixed-use area that complements
the Resort and enhances the experience of residents and visitors of
the Resort and the Recreation/Open Space Area amenities.

o Policy RMU1.1: Development on the southern portion
of the Resort Mixed-Use Area shall be compatible with the
visual “gateway” or entrance theme established by the Entry
Commercial Area, subject to the review and approval of the
City Council through the PDP process. Development shall
adhere to a building and landscape theme that embraces
and incorporates regional and local themes.

o Policy RMU1.2: Developer shall consider climate
conditions in the building design and orientation to apply
natural heating and cooling opportunities.

o Policy RMU1.3: Parking for the Resort Mixed-Use
Area shall comply with City standards and design guidelines.
Parking areas shall be provided for employees and patrons
and shall be adequately screened through use of
subterranean parking, landscaping, berming or a
combination thereof.
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o Policy RMU1.4: Development shall include
subterranean storage areas for use by tenants of the Resort
Mixed-Use Area.

o Policy RMU1.5: A PDP for the Resort Mixed-Use
Area shall not be approved prior to, but may be approved
concurrent with, the PDP for the Resort.

o Policy RMU1.6: The Resort Mixed-Use Area shall
provide for a range of employers, businesses, and
environments that work with the surrounding existing and
planned land uses.

o Policy RMU1.7: Any PDP for the Resort Mixed-Use Area
shall prohibit reflective glass, unpainted railings, and other
architectural features that would cause glare.

o Policy RMU1.8: Any PDP for the Resort Mixed Use-Area
shall include provisions for equipping street lights, parking lot
lights and yard lights with cut-off lenses or equivalent to
reduce spillover of light and glare.

9. Public Facilities and Infrastructure Objectives and Policies

The Specific Plan includes a variety of public facilities and utilities to adequately
provide service for specific land use proposals, which are described in detail
below. Capital improvements for these services need to be planned, financed
and built. ltis anticipated that the Developer will either improve or construct
these facilities or pay for its “fair share” of these facilities. Responsibilities for
planning, funding and constructing these facilities will be the subject of further
discussions between the Developer and the City and will be established in the
proposed Development Agreement. The public utility systems for the Resort
area shall be in accordance with all local codes, regulations and standards and
will be designed to meet these standards.

a. Public Facilities (“PF”) Objectives and Policies

There are a number of public facilities and areas that exist or are planned on the
Project site. These include the existing levee, a public trail along the top of the
existing levee with a connecting public trail from the Project below the NWP
railroad right-of-way, an Emergency Vehicle Access (“EVA”) road across the
NWP railroad tracks, providing emergency access to the easterly portion of the
Project, planned open space areas, the City’s planned Zone 1 reservoir,
proposed landscaped parkways and landscaped medians.
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¥ Objective PF1: Develop and/or improve the necessary public
facilities to serve the Project.

o Policy PF1.1: Develop, and dedicate to the City,
subject to existing open space easements, a public
pedestrian/bicycle trail along the entire property frontage
owned by Developer on the Russian River levee, including
the finger of property from the Project site to the City's
Treatment Facility. The Developer shall retain an easement
on the dedicated lands for utilities and access. Links shall be
provided on the Developer’s property so that the trail can
serve residents of the Project and connect to a future
riverfront trail system. A design for the trail, public access
and parking shall be submitted for review and approval by
the City Council concurrent with the PDP for the Resort.
Subject to the issuance of necessary approvals and permits
by other public agencies, the trail shall be constructed prior
to issuance of the Certificate of Occupancy for the Resort
hotel.

o Policy PF1.2: Applicable PDPs shall provide that
the Developer dedicate a public access easement to the
City and complete a multi-use recreation trail from the
Project area to the proposed SMART train, if feasible, and
to the levee trail. Trail improvements shall be constructed by
the Developer.

o Policy PF1.3: Developer will provide the City with an
easement covering sufficient acreage, adjacent to Owner’s
existing communications site, on the knoll adjacent to Asti
Road (elev. 448-ft. AMSL) for construction of and access to
a Zone 1 water reservoir.

b. Transportation and Circulation (“TC”) Objectives and Policies

The transportation and circulation system for the Specific Plan includes
public and private streets, emergency vehicular access roads, sidewalks
and parking areas. It is anticipated that residents within the Project area
may be able to utilize personal golf carts on internal Project roads or walk
or bicycle to access the Recreation/Open Space Area and amenities as
well as proposed commercial facilities.

The main access to the Project site will be from Asti Road via the
South Cloverdale Boulevard interchange with Highway 101. At the
major entrance users will enter the Resort via the proposed entry road,
“Old Mill Road”. The entry road will provide access to the Resort,
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Recreation/Open Space Area, and the residential communities. There is a
secondary entryway to the residential communities via Asti Road.

¥ Objective TC1: Develop a safe and efficient vehicular, pedestrian
and bicycle circulation system within the Project to all on-site land
uses and provide adequate connections to the adjacent
communities.

o Policy TC1.1: With the exception of the Resort
entry street, all on-site streets will be public and constructed
per City standards and/or conditions of approval.

o Policy TC1.2: Maintain City of Cloverdale level
of service (“LOS") standards for the roadway intersections
impacted by the Project development.

o Policy TC1.3: The PDP for the residential and
commercial components of the Project shall include a
requirement that Developer construct, or contribute its
proportional share for funding the construction of, traffic
improvements necessary to maintain City LOS standards, to
the extent the failure to maintain the LOS standards is the
result of the Project, and subject to reimbursement as
outlined in Section IIl.G.

o Policy TC1.4: The design of the interior Project streets
shall include pedestrian crossing signs and golf cart crossing
signs, if applicable, at all crossing points. A minimum of a
five-foot concrete sidewalk shall be provided on all streets
providing access to uses that will generate pedestrian traffic.

¥ Objective TC2: Develop and implement a circulation system that is
multi-purpose, providing for vehicles, pedestrians and bicycles.

o Policy TC2.1: Develop street systems to serve internal
and external destinations.

o Policy TC2.2: Design curvilinear roads for the site to
aid in reducing vehicular speeds.

o Policy TC2.3: Develop an aesthetically pleasing
pedestrian environment that incorporates street trees and
landscaping along sidewalks, walkways, medians, and off-
street paths. Street trees shall be installed so that tree
crowns create a canopy.
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o Policy TC2.4: Road alignments will follow existing site
contours and reclaimed site landform contours as applicable
and shall be consistent with the “gateway” design theme.
Roadway design will incorporate contour grading to make
roads appear to lie on a natural landform, which will blend in
with the overall site character.

o Policy TC2.5: Appropriate native, drought tolerant
trees and vegetation shall be planted along streets to assist
in establishing a distinctive visual character.

o Policy TC2.6: Vehicular circulation shall be designed
to showcase the site’s open space context, moving through
natural and recreational areas.

o Policy TC2.7: Road gutters will define edges of
roadways and aid in controlling runoff.

o PolicyTC2.8: Develop shared use of parking facilities
where applicable.

¥ Objective TC3: Provide access to proposed residential areas and
remote Recreation/Open Space Area, including provisions for
emergency access.

o Policy TC3.1: Develop an emergency vehicle
access route from the Estate Residential Area through
the Recreation/Open Space Area to the Resort that is clearly
marked for emergency vehicles and emergency access to
the residential areas. Gates or other barriers which block the
emergency vehicle access shall be approved by the Fire
District.

o Policy TC3.2: Develop a secondary service access
route from the Recreation/Open Space Area through the
existing industrial park to the north. This secondary access
will also act as an emergency vehicle access route to the
Resort Residential Units from Santana Drive.

o Policy TC3.3: Develop an emergency vehicle access
route utilizing the route described above, across the NWP
railroad right-of-way to access both the levee road and
remote areas of the Recreation/Open Space Area.

¥ Objective TC4: Develop and implement measures for pedestrian,
bicycle and Recreation/Open Space Area circulation within the
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Project site to connect to on-site uses and with City and regional
trails, where applicable.

o Policy TC4.1: Provide safe and convenient pedestrian
routes to all on-site land uses.

o Policy TC4.2: Develop an aesthetically pleasing
environment for public circulation.

o Policy TC4.3: Encourage alternatives to gas-fueled
vehicular transportation to minimize impacts on regional air
quality.

o Policy TC4.4: Provide recharging facilities within the

Resort complex for golf carts and electric vehicles.

o Policy TC4.5: Provide pedestrian/bicycle routes
that allow residents and visitors access to the levee trail,
including access from the levee road and, if possible, the
SMART trails, through the Project to the public parking area
located on the Project site.

o Policy TC4.6: Provide adequate bicycle parking
facilities at the Resort and the Recreation/Open Space,
Entry Commercial, and Resort Mixed-Use Areas to
encourage bicycle use.

o Policy TC4.7: The PDP for any residential component
shall designate safe routes for school children to walk to City
schools and/or shall specify whether and how busing would
be provided.

c. Domestic Water System Plan (“DWP”) Objectives and Policies

The City will provide domestic water for the uses proposed in the Project.
All domestic water system infrastructure for the Project will be constructed
consistent with the City Water System Master Plan in effect at the time of
Development, as reasonably determined by the City Engineer. Itis
anticipated that the Project will connect to the City’s system at two (2)
places [see Exhibit 6 (Domestic Water System Plan)]. The first connection
point is a planned 16-inch main located at the intersection of Asti Road
and Santana Drive. The second connection point is an existing 12-inch
main at the southeast end of Santana Drive. From these two connection
points water lines will run through the site, ultimately forming a looped
system. Looped water transmission lines will help ensure a continuous
and reliable water service [see Exhibit 6]. It is also anticipated that a new
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Zone 1 water reservoir system will be built on the Project site consistent
with the City’s Water System Master Plan in effect at the time of

development.

¥ Objective DWP1: Provide an efficient and reliable domestic water

delivery system for the Project.

o

Policy DWP1.1: Establish connections to the City’s
domestic water system as described above.

Policy DWP1.2: Design and construct new on-site water
facilities consistent with the City Water System Master Plan
and City standards in effect at the time of development.
Anticipated facilities may include a water reservoir system
with associated supply lines, pumping station and power to
store fresh water for distribution to users. Include provisions
to take portions of the reservoir system out of service for
periodic maintenance without disrupting water service to the
area by utilizing the latest reservoir design, construction
methods and technology.

Policy DWP1.3: Prior to commencing construction of

a golf course, or any alternate recreation use approved by
the City Council for the Recreation/Open Space Area, the
Developer shall prepare a Water Contingency Plan that
would ensure a replacement or supplemental water supply
can be provided for the Recreation/Open Space Area if
necessary, as determined by the City Council. The Water
Contingency Plan shall be approved by the Cloverdale
Public Works Director.

Policy DWP1 4: Implement Recreation/Open Space
Area and open space irrigation with the use of Recycled
Water together with water from existing wells on the Project
site.

Policy DWP1.5: Mandate the use of water conservation
measures in all new construction, emphasizing the use of
drought tolerant landscaping. Water conservation measures
for the Project may include the use of water conserving
devices such as low-flow toilets, and faucet aerators in sinks
and bathrooms. Landscape plans will be designed by a
licensed landscape architect and are subject to the review
and approval of the City.
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o Policy DWP1.6: All water system electrical services shall
be placed underground. Public utilities associated with the
water system plan such as cable pull-boxes, fire risers,
meters, terminal boxes, and transformers shall be screened
and oriented away from public view to the extent feasible.

o Policy DWP1.7: Appropriate public utility easements
shall be designated for water lines, reservoir system, and
associated utilities and offered to the City.

d. Recycled Water System Plan (“RWP”) Objectives and Policies

If a golf course is developed in the Recreation/Open Space Area,

then Developer shall, at its sole cost, construct a recycled water delivery
system and any necessary additional treatment facilities needed to
provide recycled water solely for Developer's use (collectively, the
“‘Recycled Water System”) (see Policy NRP1.4), and the City shall provide
the Developer with (a) sufficient treated effluent produced by the City’s
Treatment Facility in compliance with the City’s waste discharge
requirements as needed from time to time by the Developer, to meet the
demands of the golf course, or (b) if the City's Treatment Facility does not
produce sufficient treated effluent to meet the demands of the golf course,
all such effluent produced by the Treatment Facility. Notwithstanding the
foregoing, the City’s obligation to provide treated effluent to Developer
shall not extend beyond five years from the date the City Council approves
this amended and restated Specific Plan (February 2016) unless such
extension is according to a schedule for construction of the golf course
and the associated Recycled Water System approved by the City and set
forth in a development agreement between the City and Developer.

Any upgrades, adjustments, or modifications to the City’s Treatment
Facility required by regulatory agencies for the Recycled Water System for
Developer’s use shall be the responsibility of Developer. All permitting
required for Developer’s construction and operation of the Recycled Water
System shall be obtained by the Developer.

If a golf course is not developed on the Property, the Developer may
construct a Recycled Water System to serve the Recreation/Open Space
Area or other portions of the Property, as approved by the City.

¥ Objective RWP1: If a golf course is developed on the Property,
or if otherwise approved by the City Council, provide an efficient
and reliable Recycled Water System for the Project site. If a
Recycled Water System is developed for the Project site, the
following policies shall apply:
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Policy RWP1.1: Establish connections to the City’s
Treatment Facility for the transmission of Recycled Water,
as described above.

Policy RWP1.2: Install, at the City’s Treatment Facility, a
force main and supply pipeline to transfer Recycled Water
for Developer’s use.

Policy RWP1.3: In accordance with the requirements

of the State of California, Department of Health Services
(“State DHS”), areas irrigated with Recycled Water will be
clearly identified with appropriate signage. Filtration and any
supplemental disinfection that is required by the State DHS
will be incorporated into the irrigation water delivery system.

Policy RWP1.4: Irrigation with Recycled Water will be
planned and timed to minimize the potential for direct contact
with Recycled Water or exposure by the general public.
Pipelines conveying Recycled Water will be clearly identified
and labeled, and fittings will not be generally accessible to
non-maintenance personnel that have not had specific
training in servicing Recycled Water delivery systems.

Policy RWP1.5: To minimize exposure to Recycled
Water, irrigation systems will use a number of approaches
consistent with Recycled Water application methods
including those developed, and in regular practice, by the
City of Irvine and Irvine Ranch Water District, West Basin
Municipal Water District (Los Angeles), and other resources.
Where practicable, subsurface irrigation systems will be
utilized.

Policy RWP1.6: Supply pipelines shall be equipped with
leak detection and automatic shutoff protection to prevent
discharges of Recycled Water that might result in waste or
generate runoff.

e. Sewer System Plan (“SSP”) Objectives and Policies

The Project will be able to connect to the City’s existing sanitary sewer
main lines in Santana Drive. A 12-inch line has already been installed from
the Project to the main in Santana Drive. A small lift station may be
required to provide sewer service to a portion of the Project [see Exhibit 7
(Sewer System Plan)].
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¥ Objective SSP1: Provide an efficient and reliable sanitary sewer
system for the Project.

o Policy SSP1.1: Develop and implement a sanitary
sewer system for areas within the Project. Services will be
provided by the City at a cost to the users. The existing City
system is dependent upon gravity flow, which is planned for
the majority of the Project.

o Policy SSP1.2: If required, develop a new lift station to
transport wastewater for those areas within the Project that
cannot be served by gravity. The lift station shall include
backup emergency power, alarm systems and telemetry, as
designated by the City.

o Policy SSP1.3: All associated electrical services shall
be placed underground. Public utilities associated with the
sewer system plan such as the lift station, cable pull-boxes,
meters, terminal boxes and transformers shall be screened
and oriented away from public view to the extent feasible.

f. Storm Drain Plan (“SDP”) Objectives and Policies

The Project Storm Drain Plan will incorporate open and closed drainage
systems to collect, channel, detain, filter and discharge storm waters in an
efficient manner without causing flooding on adjacent properties
downstream [See Exhibit 8 (Drainage Plan)].

¥ Objective SDP1: Provide an efficient and reliable storm water
management system for the Project.

o Policy SDP1.1: Direct storm water to open vegetated
swales and on-site water bodies to filter storm water
naturally. When storage ponds are full during high rainfall,
runoff shall be bypassed without commingling with Recycled
Water. Freeboard shall be maintained in accordance with
regulatory requirements and standard design practices.

o Policy SDP1.2: Storm water management systems shall
be designed to slow water leaving the site so that post-
development stormwater runoff flows will be limited to pre-
development conditions. This will encourage groundwater
recharging into existing aquifers.
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g. Solid Waste Disposal Plan (“SWP”) Objectives and Policies

Removal of solid waste for the Project will be handled by the solid waste
hauler under contract with the City.

¥ Objective SWP1: Provide efficient and reliable solid waste disposal
for the Project.

o Policy SWP1.1: Prior to approval of each PDP for the
Project, a Recycling Plan shall be prepared and submitted to
the City and the County Waste Management Agency that
addresses recycling for all related demolition, construction,
and operation of new uses. During construction, contractors
responsible for demolition of existing structures and
construction of new facilities shall be required to separate
recyclable materials (i.e., wood, scrap metal, asphalt,
concrete, cardboard) from the construction and demolition
debris in such a way as to avoid the landfill disposal of these
recyclable materials. The solid waste storage areas of the
new facility shall ensure that adequate and conveniently
located space is provided for the necessary recycled
material storage containers to be used by the Project (i.e.,
paper, cardboard, plastic, metal, glass) and the Project shall
require establishment and ongoing performance of a
recycling program. The overall goal of the Recycling Plan
shall be to recycle at least 50 percent of all waste materials
generated during construction and subsequent operation of
the Project.

o Policy SWP1.2: Waste receptacles, cans, bins, etc.,
shall be screened and oriented away from public view to the
extent feasible.

h. Energy and Telecommunications System Plan (“ETP”)
Objectives and Policies

The Developer, in conjunction with appropriate service providers, will
provide an energy system for the Project site, including electrical and
natural gas services.

¥ Objective ETP1: Provide an efficient and reliable energy system for
the Project.

o Policy ETP1.1: Electrical and natural gas energy
services for the Project will be provided by Pacific Gas and
Electric Company or its successors.
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o Policy ETP1.2: All electrical and gas services shall be
placed underground as appropriate. Public utilities such as
cable pull boxes, splice boxes, meters, stations, valves,
terminal boxes and transformers shall be screened and
oriented away from public view to the extent feasible.
Appropriate public utility easements should be designated
for electric lines and other utilities as appropriate.

o Policy ETP1.3: Alternative energy sources such as
solar energy are encouraged as a supplement to electrical
and gas energy.

¥ Objective ETP2: Provide an efficient and reliable
telecommunications system for the Project.

o Policy ETP2.1: AT&T or its successors will provide
telephone services to the Project site. Television services
will either be available via cable or satellite services. Satellite
and antennas for telecommunications services shall be
adequately screened from public view.

o Policy ETP2.2: All telephone, cable and associated
electrical services shall be placed underground. Public
utilities such as cable pull boxes, splice boxes, terminal
boxes and transformers shall be screened and oriented
away from public view to the extent feasible. Appropriate
public utility easements should be designated for electric and
cable lines. Communications antennae shall be screened or
oriented away from public view to the extent feasible.

o Policy ETP2.3: The Developer's existing wireless
telecommunication site, constructed for the benefit of
community, business and local residents, encompasses the
proposed “Zone 1" water reservoir site. Upon construction of
the reservoir, the antenna systems of current and future
users of Developer’s telecommunication site may be located
on the reservoir, provided they do not interfere with reservoir
maintenance and/or operations.

i. Grading (“GR”) Policies

Grading of the Project will be conducted in multiple phases. The first
phase will be the “rough” grading of the entire site. Subsequently, the
additional grading phases will include the “finish” grading of the various



components in accordance with the phasing of the project as outlined in
Section III.D.

o Policy GR1.1: All grading plans, cut and fill slopes,
compaction procedures, and retaining structures shall be
designed by a licensed professional engineer and inspected
during construction by a Registered Professional Engineer
(or representative) or Certified Engineering Geologist (or
representative). All designs shall be submitted to, and
approved by, the City prior to approval of the PDPs.

o Policy GR1.2: Final grading plans, when prepared,
shall be reviewed by a Registered Professional Engineer to
ensure that the detailed plans conform with the intent of the
preliminary geotechnical report.

o Policy GR1.3: Abrupt grading transitions shall be
avoided. A gradual taper to existing grades will be
maintained to ensure that the finished land-contours appear
to be part of the original conditions.

10.  Police and Fire Services (“PFS”") Objectives and Policies

The Cloverdale Fire Protection District will provide fire protection services and
the Cloverdale Health Care District will be the primary provider of emergency
medical services. The Cloverdale Police Department will provide police services.
The California Department of Forestry and Fire Protection and the Sonoma
County Sheriff's Department (through mutual aid agreements) are also available
depending on the magnitude of an incident.

¥ Objective PFS1: The Project will be served by public fire protection
and police services.

o Policy PFS1.1: The PDPs for the residential and
commercial components of the Project shall include a
requirement for Developer to contribute its fair share, if
applicable, to a dedicated fund to purchase fire-fighting
apparatus.

o Policy PFS1.2: The Project Developer shall pay
all applicable Development Impact Fees to the City of
Cloverdale, as building permits are issued, to offset the
cost of providing police services to the Project.
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11.  Airport Land Use (“ALU") Impact Objectives and Policies

This section of the Specific Plan outlines means to protect life and property from
the potential hazards of aircraft utilizing the Cloverdale Municipal Airport to the

south.

¥ Objective ALU1: Develop the Project site to be compatible with the

Sonoma County Comprehensive Airport Land Use Plan (“CALUP").

o

Policy ALU1.1: Design and construct the Project in
conformance with the CALUP, as determined by the

Sonoma County Airport Land Use Commission (“ALUC”) and
the City of Cloverdale’s Airport Master Plan.

Policy ALU1.2: Prohibit any conflicting lighting systems
that would distract or disorient pilots making landings or
taking off from the Airport.

Policy ALU1.3: Do not create any condition that would
cause sunlight to be reflected toward an aircraft engaged in
an initial straight climb following take-off or toward an aircraft
making a final approach.

Policy ALU1.4: Do not create any condition that would
typically generate an excessive amount of smoke or water
vapor which would affect safe navigation in the area.

Policy ALU1.5: Locate and design manmade ponds
and/or wetland areas in such a way as to discourage wildlife
that could be hazardous to aircraft. Such design measures
may include minimal vegetative cover, limiting side slopes on
ponds, a monitoring program, and other measures
recommended by a qualified wildlife biologist.

Policy ALU1.6: Homebuilders shall inform homebuyers
and commercial tenants of the proximity of the site to the
Cloverdale Municipal Airport and the potential of aircraft
noise based on State law requirements.

12.  Natural Resource Conservation Objectives and Policies

The site’s current natural state is one that has been intensively used by man over
the last 100 years. Limited areas exist in their natural context on-site including
select oak woodlands, riparian corridors some wetland areas, and some steeper
sloped areas. These areas will be set aside from development and incorporated
into the design of the Project.
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The site development plan considered existing landforms, vegetation, drainage
courses, and water bodies in the design of the proposed land uses. The plan
sensitively responds to these natural features and incorporates them as positive
features in the land use plan. In the majority of instances these features remain
intact; some of these features will be restored and enhanced.

Portions of the site between the railroad right-of-way and the levee contained
impervious materials that promote storm water runoff quantity and velocity. The
Developer has removed the impervious materials and replaced these with a
blend of on-site soils and recovered wood waste. The seasonal wetland and
riparian corridor parallel to the railroad tracks will be preserved and enhanced as
a natural feature of the site.

There is a man-made basin, located on the hillside in the southwesterly portion of
the site, west of the NWP railroad tracks, which was previously utilized for fire
protection water storage. The basin will be removed, since it is no longer
operational, the area regraded, and made a part of the proposed Estate
Residential and associated open space areas.

a. Natural Resource Preserve (“NRP”) Objectives and Policies

The MEA identified certain biological resources on the Project site as
sensitive and recommended protection and enhancement of these
resources in conjunction with development. The Natural Resource
Preserve Areas shown on Exhibit 9 (Natural Resource Preserves) include
selected riparian, wetland, and oak woodland areas designated to be
preserved and/or enhanced.

¥ Objective NRP1: Conserve, preserve and enhance water
resources.

o Policy NRP1.1: Water conservation for landscaping and
uses within the Recreation/Open Space Area will be
achieved by irrigating with Recycled Water.

o Policy NRP1.2: Drought tolerant landscaping and a
computer controlled irrigation system shall be installed for
the Recreation/Open Space Area to facilitate water
conservation practices. Drought tolerant landscape materials
and lawn substitutes acceptable to the City will be
encouraged in residential landscapes.

o Policy NRP1.3: Water quality shall be safeguarded by

incorporating an Integrated Pest Management Program and
Best Management Practices for the Recreation/Open Space
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Area, existing drainage courses, and open grass or
vegetated swales that filter pollutants prior to leaving the
Project site.

o Policy NRP1.4: Delivery of Recycled Water from
the City’s Treatment Facility to the Project will be funded
by Developer at its sole cost. Developer shall construct a
delivery system and provide for any further treatment
facilities on Developer's property to provide Recycled Water
solely for the Developer’s use. The Developer shall obtain
and maintain necessary permits and approvals to operate
this system and shall assume full responsibility for its
operation and maintenance.

o Policy NRP1.5: Swales and berms shall be utilized
where appropriate to control surface drainage and potentially
avoid impacts to selected areas adjacent to developed
areas.

¥ Objective NRP2: Conserve, preserve and enhance open space
areas.

o Policy NRP2.1: Preserve the Russian River corridor,
Porterfield Creek, select oak woodlands, riparian corridors
and wetland areas, and steeper sloped areas as open space
preserve and incorporate those areas into the design of the
Project.

o Policy NRP2.2: Establish a natural drainage corridor by
connecting the seasonal wetlands along the railroad tracks
with the oak woodlands and central riparian drainage course
adjacent to the residential and recreational uses.

o Policy NRP2.3: The Recreation/Open Space Area uses
will serve as an open space buffer between development
and preserved open spaces.

o Policy NRP2.4: Develop guidelines for protection of
designated on-site preserve areas. Protection measures
shall include, but not be limited to, preservation and
enhancement of the natural flow patterns and vegetation
characteristics of the lower reach of the remnant riparian
corridor in the central part of the site; preservation and
enhancement of 