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Pursuant to the California Code of Regulations, Title 14 section 15071, this summary of findings and
the attached Initial Study constitute the Negative Declaration as proposed for the Project described
below:

1. Project title:

City of Cloverdale Cannabis Ordinance

2. City File No.

ORD. No. 715-2017

3. Project location:

The City of Cloverdale Cannabis Ordinance would
apply to residential, commercial, and industrial zones
within the incorporated area of the City of
Cloverdale.

4. Lead agency name and address:

City of Cloverdale
124 N. Cloverdale Boulevard
Cloverdale, CA 95425

5. Contact person and phone number:

David Kelley, Assistant City Manager/CDD
Ph: (707) 894-1723
E-mail: dkelley@ci.cloverdale.ca.us

6. Decision Making Body:

Cloverdale City Council

7. Applicant:

City of Cloverdale

Environmental Finding: Based on the Initial Study, there is no substantial evidence
that the proposed Cannabis Ordinance, with associated operations and cultivation
standards, would have a significant effect on the environment.
8. Description of project:
Overview. The Medical Cannabis Regulation and Safety Act (“MCRSA”), consisting of
AB 243 (Wood), AB 266 (Bonta) and SB 643 (McGuire), was signed into law by
Governor Brown on October 9, 2015. This legislation establishes a comprehensive
framework for the regulation of commercial medical cannabis, covering a broad array
of topics, including cultivation, nurseries, delivery, transportation, manufacturing,
environmental standards and enforcement, general enforcement, advertising and
labeling, employer/workplace restrictions, appellation/organic standards, fees and
taxation, safety standards, criminal penalties, and tracking and tracing systems.
MCRSA also establishes a dual licensing scheme under which anyone engaged in
commercial medical cannabis activity must first obtain a local permit, and then a state
license.
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While MCRSA took effect on January 1, 2016, the estimated start date for the new State
licensing program is January 1, 2018. MCRSA exempts qualified patients and caregivers who
cultivate 100 square feet for each qualified patient, up to maximum of 500 square feet on one
parcel, from commercial licenses. The law does not prevent local jurisdictions from regulating
these land uses or choosing to ban all commercial uses and cultivation of medical cannabis.
The Medical Cannabis Regulation and Safety Act and the Control, Regulate and Tax Adult Use of
Marijuana Act (“AUMA” or “Proposition 64”) was enacted by California voters on November 8,
2016 and went into effect November 9, 2017. With certain limitations, AUMA makes
recreational use of marijuana legal for adults 21 and older. It also permits the personal
cultivation of up to six marijuana plants within a residence by adults 21 and older. AUMA
establishes a comprehensive framework for the licensing and regulation of nonmedical
commercial cannabis uses, which is similar to the one established under MCRSA. State licenses
for commercial cannabis businesses are expected to be issued starting January 1, 2018.
The City of Cloverdale proposes a comprehensive Cannabis Ordinance (“Ordinance”)
amending the City’s Zoning Code to regulate cannabis land uses consistent with MCRSA
and Proposition 64, including cultivation, nurseries, dispensaries, laboratories,
microbusinesses, manufacturing, deliveries, distribution, and transportation. The
Ordinance uses terms consistent with the definitions in MCRSA and Proposition 64 and
includes a comprehensive land use table covering cannabis uses and all City zoning
districts.
Existing Conditions: The City does not currently permit any commercial cannabis uses other
than deliveries originating outside the City. The City does not permit commercial uses such as
dispensaries, manufacturers, and distribution operations. Commercial cannabis cultivation is
not currently permitted within the City of Cloverdale, yet the City is home to some
unregulated cannabis uses. It is difficult to accurately estimate the amount of cannabis
cultivation and related businesses already in existence. The County of Sonoma Growers
Alliance (a cannabis industry advocacy organization) estimates that there may be 10,000
existing cultivators countywide (including cities like the City of Cloverdale).
The City currently allows for the personal cultivation of three medical cannabis plants by
qualified patients and primary caregivers on their residential lots, either indoors or outdoors,
regardless of how many qualified patients or primary caregivers reside on the parcel, as well
as cultivation within qualifying detached structures (CMC 18.09.300).
While the City has not permitted commercial cannabis cultivation, the North Coast Regional
Water Quality Control Board has established a Cannabis Cultivation Waste Discharge
Regulatory Program (Order R1-2015-0023) that regulates the waste discharge associated
with outdoor cannabis cultivation operations over 2,000 square feet in size and indoor
cultivation operations that have the potential to discharge to waters of the state. Sonoma
County recently enacted an ordinance regulating medical marijuana uses, which the City
looked to for guidance in drafting its own.
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Law enforcement has long faced challenges with large cultivation operations trespassing on
both private and public lands, the violence and criminal activity associated with an
underground industry, and negative impacts to the environment. Unregulated cannabis
cultivation is associated with habitat destruction, pollution of waterways, illegal road
construction causing erosion and increased sedimentation, unauthorized use of pesticides,
illegal water diversion, large amounts of trash, human waste, non-biodegradable waste, and
excessive water and energy use. Cultivation within residential areas can cause numerous
compatibility impacts, including offensive odor, security and safety concerns, use of hazardous
materials, unpermitted electrical and building construction causing high fire danger, light and
glare, damage to housing stock from mold and mildew, and reduced housing stock due to
homes being used for cannabis cultivation.
This Ordinance would provide a regulatory structure, with operational standards, to allow
qualifying cannabis operators to enter the developing, regulated market. It would also
provide for development standards to minimize impacts of cannabis cultivation onto adjacent
properties.
Although some amount of illegal cannabis activity is expected to continue, the Ordinance
addresses associated environmental impacts and neighborhood compatibility issues. The
Ordinance strives to recognize the existing cannabis industry by providing a pathway to
regulated and permitted operations located in appropriate areas.
Proposed Ordinance: The proposed Ordinance would establish a regulatory framework allowing
the following cannabis uses, discussed in detail below:
•

•
•

•
•

•
•
•
•
•
•

For personal nonmedical cannabis cultivation, persons 21 and older may cultivate up to
6 plants total indoors (within a dwelling); 6 plants is the maximum amount allowed per
dwelling, regardless how many individuals 21 and older reside there. Outdoor
cultivation of nonmedical cannabis is not allowed;
For medical cannabis cultivation, persons with a valid medical marijuana
recommendation may cultivate up to 3 plants outdoors without a permit;
For medical cannabis cultivation, persons with a valid medical marijuana
recommendation may obtain a cultivation permit from the Chief of Police, which would
allow for up to 30 plants in a detached structure in an area not exceeding 100 square
feet and following regulations;
Commercial cannabis dispensaries (maximum of 2)
Commercial cannabis cultivation, including:
o Outdoor cultivation;
o Indoor cultivation, and;
o Mixed light cultivation;
Commercial cannabis nurseries;
Commercial cannabis testing/laboratories;
Commercial cannabis manufacturing;
Delivery operations;
Commercial cannabis distribution facilities, and;
Commercial cannabis transportation facilities.
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All commercial cannabis uses would be required to obtain a “cannabis permit” from the City
through a discretionary review process. Dispensaries and microbusinesses would be
required to submit an application during a specified period. All commercial cannabis uses
would be subject to requirements established by local and state regulations. All permits
would include an annual ministerial renewal requirement, which provides an opportunity for
site inspections for condition compliance and regulatory flexibility as this newly regulated
industry grows. Suspension and revocation provisions of the Ordinance allow the City to
immediately shut down operators not in compliance with City and state regulations.
The proposed Ordinance defines cannabis as an agricultural product, yet distinguishes it from
other agricultural crops or commodities due to the use of artificial lights and indoor growing
environments, and its unique nature as a controlled substance and cash business. Operational
and security plans are required to be reviewed by City staff and Police Department as part of
the application process. Appropriate distance requirements from sensitive uses are
established in the Ordinance. Odor control measures are also established in the Ordinance,
which would include a requirement for odor control filtration and ventilation systems.
The Ordinance would restrict all commercial indoor and mixed-light cannabis cultivation to
industrial zones. This would reduce impacts associated with residential land uses. The
Ordinance also restricts outdoor cultivation to industrial lands, with the exception of cottage
grows (up to 25 plants), which are allowed on rural residential lots two acres and larger.
This environmental document discloses and analyzes all the potential environmental impacts
of the proposed cannabis uses and analyzes the extent to which the Ordinance’s standards
would avoid or mitigate potential impacts. The standards were crafted to avoid or fully
mitigate potential impacts, so small scale cultivators in appropriate locations can become
permitted in a short timeframe at a lower cost.
Personal Cultivation: The proposed Ordinance would allow personal cultivation for qualified
patents and caregivers as a “use by right” in most zones. Residents would be allowed to
cultivate 6 plants total indoors regardless of whether for medical or recreational purposes
and 3 plants outdoors for medical purposes. Residents would also be allowed to cultivate up
to 30 plants within a qualifying detached structure for medical purposes after obtaining a
cultivation permit from the Chief of Police. The proposed Ordinance would supersede the
existing Ordinance 701-2016 regarding medical cultivation.
Commercial Cultivation: The proposed Ordinance would define cannabis cultivation as:
“any activity involving the planting, growing, harvesting, drying, curing, grading, or
trimming of cannabis, including nurseries.”
Cannabis Permit: Cannabis Permits (CPs) are ministerial permits that are not subject to CEQA
review. Projects requesting a CP may also require one or more discretionary approvals from
the City and may be subject to CEQA review and conditions of approval on a case-by-case
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basis. Cannabis Permits would be reviewed and approved by the City Manager’s office with
the potential for certain CP applications to be reviewed by the City Council. Under the
Ordinance, a CP is required for any commercial cannabis use in the City.
Outdoor Cannabis Cultivation: Outdoor cultivation is similar to other types of row crops in
that it is planted in the ground or in pots above ground, in open air subject to natural
elements. Cannabis grown outdoors uses no artificial light but may have associated
accessory structures for cannabis support uses such as growing immature plants, drying,
storing, or trimming. Outdoor cultivation areas are typically fenced or visibly screened for
safety purposes.
Outdoor cultivation would be allowed with a CP in industrial zones up to 10,000 square
feet of canopy size subject to minimum lot size requirements. Very small scale “cottage”
cultivation, up to 25 plants, would be allowed with a CP in Rural Residential zones on
parcels at least two acres in size.

Specialty Outdoor
Small Outdoor
Medium Outdoor
-— - Not Permitted
CP- Cannabis Permit

25 plants
5,000 sq. ft.
or 50 plants
5,001 10,000
10,001 43,560

Industrial Park
District

Cottage

Rural Residential
District

Land Use

SIZE LIMIT
(Max Square
Feet of total
canopy or
cultivation
size)

General Industrial
District

Table 1. Outdoor Cultivation Allowed by Zoning Districts

RR

MP

GI

2 ac

Med./Rec.
1/1

CP

CP

CP

3 ac

1/1

—

CP

CP

CP

CP

—

—

Min
Parcel
Size

5 ac
10 ac

State License
Type

2/2
3/3

—
—

Indoor Cannabis Cultivation. Indoor cannabis cultivation occurs completely indoors within
permanent non-residential structures, and typically with no outside indication of cannabis
cultivation. Indoor cultivation allows for greater control of the growing cycle by using
artificial light to simulate sunlight. Indoor cultivation structures require air filtration systems
and increased energy use compared to outdoor cultivation. Indoor cultivation operations
may use water filtration systems.
Indoor cultivation would be allowed in industrial zones with a CP up to 10,000 square feet
as described in the table below. “Specialty indoor” operations from 501-5,000 square feet
on agricultural land would be restricted to existing structures. Larger indoor operations
would be allowed with a CP on industrial-zoned parcels.
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Cottage
Specialty Indoor
Small Indoor
Medium Indoor

General Industrial
District

State
License
Type

District

Land Use

SIZE LIMIT
(Max Square Feet Min. Parcel
Size
of total canopy or
cultivation size)

Industrial Park

Table 2. Indoor Cultivation Allowed by Zoning District

Med./Rec

MP

GI

500

2 ac

1/1

CP

CP

501 - 5,000

3 ac

1A/1A

CP

CP

5,001 -10,000

5 ac

2A/2A

CP

CP

10,001 - 22,000

10 ac

3A/3A

—

—

-— - Not Permitted
CP- Cannabis Permit
2 Cultivation allowed only in existing legally established structures

Mixed Light Cannabis Cultivation. The proposed Ordinance defines mixed light cannabis
cultivation as
“cultivation using any combination of natural and supplemental artificial lighting.
Includes greenhouses, hoop houses, hot houses and similar structures or light
deprivation systems.”
Mixed light cultivation typically occurs within greenhouses, hoop houses, and other support
structures for drying, trimming, and storage. Mixed light operations would be allowed, up to
10,000 square feet of cultivation area, in industrial zones with a CP.
Nurseries. A cannabis nursery would be defined in the Ordinance as:
“a licensee that produces only clones, immature plants, seeds, and other agricultural
products for wholesale sale, used specifically for the planting, propagation, and
cultivation of medical cannabis.”
The proposed Ordinance would allow wholesale cannabis nurseries, with a CP, in rural
residential, commercial and industrial zones of Cloverdale. Cannabis nurseries would be
allowed only for wholesale distribution. Retail distribution of cannabis clones and starter
plants is proposed to be allowed only through a cannabis dispensary or microbusiness. Indoor
cannabis nurseries would also be allowed in the Industrial zones.
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Rural Residential
District

Transit Oriented
Commercial
District

General Commercial
District

Service Commercial
District

Industrial Park
District

General Industrial
District

Table 3. Nurseries Allowed by Zoning District

Med./Rec.

RR

TOD

GC

SC

MP

M1

Wholesale (outdoor)

4/4

CP

—

—

—

CP

CP

Wholesale
1, 2
(indoor/greenhouse)

4/4

CP

CP

CP

CP

CP

CP

Land Use

State License
Type

— - Not Permitted
CP- Cannabis Permit

1 Maximum Lot coverage for all buildings (main and accessory) covering the site. 40% lot coverage requirement applies to Rural Residential
zoning district.

2 Development standards for Accessory Structures are applicable to greenhouses within the Rural Residential Zoning District
pursuant to Section 18.09.070 of the Zoning Ordinance

Commercial Cannabis Testing/Laboratories. Cannabis testing service or cannabis testing
laboratories are defined in the Ordinance as “a laboratory, facility, or entity that offers or
performs tests of cannabis or cannabis products, including the equipment provided by such
laboratory, facility, or entity.” Similar types of lab uses include medical labs, soils, materials
testing labs, and forensic labs. Laboratories are a necessary component of the cannabis
licensing scheme because testing is required for each cannabis crop to determine
cannabidinols (CBDs), tetrahydrocannabinol (THC), pesticide residuals, mold, fungus, and
other constituents.
The proposed Ordinance limits cannabis laboratories to industrial and commercial
zones with a CP.

Manufacturing. The proposed Ordinance would allow manufacturing of cannabis products,
including oils, tinctures and edibles using nonvolatile solvents (MCRSA and AUMA License
Type 6) within general commercial and industrial areas subject to a CP. The proposed
Ordinance permits manufacturing with volatile solvents (MCRSA and AUMA License Type 7),
defined to include butane, ether, isopropanol, ethanol, acetone, pentane, Hexanes, nHeptane, and Naphtha in industrial areas only with a CP and subject to conditions, as well as
inspection and permitting by the Sonoma County Health Officer. Manufacturing of cannabis
with carbon dioxide would be allowed.
Distribution Facilities. Distribution facilities (MCRSA and AUMA License Type 11) are
responsible for receiving cannabis from cultivators, sending cannabis to quality assurance
and batch testing, distributing to and from manufacturing operations, and distributing
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cannabis to licensed dispensaries. No retail sales can take place from a distribution facility.
The proposed Ordinance allows distribution facilities within industrial areas subject to a CP.
Cannabis transportation facilities (MCRSA License Type 12) transport cannabis crops from
the cultivation site to a distribution location, then again to manufacturing and finally to
dispensaries. No retail sales of cannabis can take place from a transportation facility. The
proposed Ordinance would allow transportation facilities within industrial areas subject to
a Cannabis Permit.

GC

8/8

CP

CP

CP

6/6
7/7

—
—

—
—

10/10
10A(med)
12
10
11/11
12 (med)

CP
CP
CP
—
—

-— - Not Permitted
CP- Cannabis Permit

General Industrial

TOD

Industrial Park

DTC

State
License
Type
(Med/No
nmed

Service Commercial

General Commercial

Testing/Laboratories
Manufacturing
Level 1 - nonvolatile solvents
Level 2 - volatile solvents
Dispensary/Retail Sales
Storefront and Delivery
Dispensaries
Microbusiness (nonmed)
Delivery Only (nonmed)
Distribution Facilities
Transportation Facilities

Transit Oriented
Commercial

LAND USE

Downtown
Commercial

Table 4. Cannabis Support Uses Allowed by Zoning District

SC

MP

M1

CP

CP

CP

CP
—

CP
—

CP
CP

CP
CP

CP
CP

CP
CP

CP
CP

CP

CP

—
—

—
—

CP
—
—

CP
CP
CP
CP
CP
CP

CP
CP
CP
CP
CP
CP

Cannabis Data and Permit Activity. The California Department of Food and Agriculture
(CDFA) is the responsible state agency for licensing of cannabis cultivation permits beginning
in 2018. In August 2016, the CDFA released a statewide survey of potential commercial
cannabis license applicants. The survey indicated the number of applicants for each category
of cannabis license types by county. Based on this survey data and the maximum size of
allowable canopy for each license type, staff compiled a projection of potential acreage and
square footage of potential demand for cannabis uses.
The survey indicates that there are 791 potential applicants interested in establishing
cannabis operations in Sonoma County, including 431 cultivation permits, 54 nurseries, 93
manufacturing, 11 testing laboratories, 51 dispensaries, 65 distributors and 86
transporters. It should be noted that some applicants may hold two license types at the
same location. For example, a cultivation licensee may also hold a manufacturing license at
the same location. It is anticipated that some of those surveyed would be interested in
establishing a cannabis operation in the City of Cloverdale.
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Based on the CDFA survey results and using the maximum canopy size allowed for each
cultivation license type, City staff has estimated a potential demand the following amount
of cannabis-related development that could occur in Cloverdale should the Ordinance be
approved. No development is proposed at this time. The estimate is based on local
knowledge of the real estate market and a review of other information related to cannabisrelated development. The estimate of future development is shown in Table 6. The middle
column of Table 5 shows the estimated amount of total new development that could occur
n Cloverdale under the ordinance, which included cannabis uses within existing buildings as
well as activities that could occur in buildings constructed just to accommodate cannabis
activities. The City assumes that much of future development would occur in existing
buildings.
Table 5. Estimated Cannabis Related Development in Cloverdale

Type of Facility
Specialty Indoor/Cottage
Small Indoor
Outdoor Cultivation/Nurseries
Testing/Labs
Manufacturing/Distribution
Dispensary/Retail
Totals:
Source: City of Cloverdale 2017

Total New SF (within existing
buildings + new building)
250,000 SF
75,000 SF
20 acres of open cultivation/
(some nurseries in greenhouse
structures)
5,000 SF (assume 2 labs)
30,000 SF
5,000 SF
365,000 SF/17.2 ac. of cultivation

Just New Building Area
100,000 SF
30,000 SF
--10,000 SF
-140,000 SF

The following environmental analysis focuses on potential physical effects on the
environment from new cannabis facilities, described above.
Federal Oversight. State and federal law governing medical and nonmedical cannabis are in
conflict. Cannabis remains a controlled substance under federal law, specifically classified as
a “Schedule I” drug, which is characterized by the Controlled Substances Act, 21 USC section
812(c), as having a high potential for abuse and lacking any accepted medical use. This
conflict creates a dilemma for local governments and their law enforcement agencies.
Due to its federal regulatory status, medical and nonmedical cannabis are not considered a
food source or drug and is unregulated by the US Food and Drug Administration (FDA) and
the California Food and Agricultural Code. This is problematic for cannabis edibles and other
manufactured products being produced in non-food grade facilities that are not licensed
through the local Health Department. MCRSA and AUMA will eventually regulate medical
cannabis edibles and packaging. The County Department of Health Services is proposing to
establish local permit requirements and standards for cannabis manufacturing and
dispensaries to address the public health and safety issues related to cannabis
manufacturing. The City’s proposed Ordinance requires inspections and permitting by the
County Health Officer for these facilities where appropriate.
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While cannabis cultivation and related uses remain illegal under federal law, greater
security concerns and potential for criminal penalties remain. Many cannabis operations are
prevented from financing their enterprises in ways other legal businesses are permitted,
forcing them to function on a cash basis. The potential for cash to be stored at cannabis
facilities presents additional security concerns that are addressed in the Ordinance and will
also be addressed in the permitting process.
9. City of Cloverdale Setting: Cloverdale is located at the northern terminus of the Alexander
Valley in northern Sonoma County. The Russian River flows through the Alexander Valley and
Cloverdale is located just west of the River. Santa Rosa, the County seat and largest city in
Sonoma County, is located approximately 34 miles south of Cloverdale on US 101.
The City currently contains approximately 2.8 square miles of land area. According to the
California Department of Finance, the estimated population of the City of Cloverdale is 8,931 as
of 1/1/17.
Cloverdale is a balanced community that includes a mix of single and multi-family family
residences, a vibrant downtown commercial area centered on a town plaza, highway-oriented
commercial uses located adjacent to US 101 freeway ramps and an industrial park area in the
southern portion of town.
10. Other public agencies whose approval is required:
-

Cannabis Permits (City of Cloverdale)
Licensing for operations and permits for product labeling and related items (State of
California)
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Evaluation of Environmental Impacts
1)

A brief explanation is required for all answers except "no impact" answers that are
adequately supported by the information sources a lead agency cites in the parenthesis
following each question. A "no impact" answer is adequately supported if the referenced
information sources show that the impact simply does not apply to projects like the one
involved (e.g. the project falls outside a fault rupture zone). A "no impact" answer should
be explained where it is based on project-specific factors as well as general factors (e.g. the
project will not expose sensitive receptors to pollutants, based on a project-specific
screening analysis).

2)

All answers must take account of the whole action, including off-site as well as on-site,
cumulative as well as project-level, indirect as well as direct, and construction as well as
operational impacts.

3)

"Potentially Significant Impact" is appropriate if there is substantial evidence that an effect
is significant. If there are one or more "potentially significant impact" entries when the
determination is made, an EIR is required.

4)

"Negative Declaration: Less-Than-Significant Unless Mitigation Incorporated" implies
elsewhere the incorporation of mitigation measures has reduced an effect from "potentially
significant effect" to a "less than significant impact." The lead agency must describe the
mitigation measures and briefly explain how they reduce the effect to a less than significant
level.

5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA
process, an effect has been adequately analyzed in an earlier EIR or negative declaration
Section 15063(c) (3)(D). In this case, a brief discussion should identify the following:
a. Earlier Analysis Used. Identify and state where they are available for review.
b. Impacts Adequately Addressed. Identify which effects from the above checklist were
within the scope of and adequately analyzed in an earlier document pursuant to
applicable legal standards, and state whether such effects were addressed by mitigation
measures based on the earlier analysis.
c. Mitigation Measures. For effects that are “Less-Than-Significant with Mitigation
Measures Incorporated,” describe the mitigation measures which were incorporated or
refined from the earlier document and the extent to which they address site-specific
conditions for the project.
6) Lead Agencies are encouraged to incorporate into the checklist references to information
sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a
previously prepared or outside document should, where appropriate, include a reference to
the page or pages where the statement is substantiated.
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7) Supporting Information Sources: A source list should be attached, and other sources used or
individuals contacted should be cited in the discussion.
8) This is a suggested form, and lead agencies are free to use different formats; however, lead
agencies should normally address the questions from this checklist that are relevant to a
project’s environmental effects in whatever format is selected.
9) The explanation of each agency should identify: (a) the significance criteria or threshold, if
any, used to evaluate each question; and (b) the mitigation measure identified, if any, to
reduce the impact to a less than significant level.
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V.

ENVIRONMENTAL CHECKLIST

The following Environmental Checklist form is used to describe the impacts of the proposed
project, as detailed in the Project Description. Potential environmental impacts are described as
follows:
Potentially Significant Impact: An environmental impact that could be significant
and for which no feasible mitigation is known. If any potentially significant impacts
are identified in this Checklist, an Environmental Impact report (EIR) must be
prepared.
Potentially Significant Unless Mitigated: An environmental impact that requires the
incorporation of mitigation measures to reduce that impact to a less-thansignificant level.
Less-Than-Significant-Impact: An environmental impact may occur, however, the
impact would not be considered significant based on CEQA environmental
standards.
No Impact: No environmental impacts would occur.
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1. Aesthetics
Environmental Setting
Cloverdale is situated in a general north and south axis primarily west of the Russian River. Most
the community has developed west of the Russian River as a mix of residential, commercial, civic,
industrial and similar uses. The town is framed by wooded hillsides on all sides.
In addition to the Russian River, a number of smaller tributary creeks flow through Cloverdale.
The City is located in largely agricultural northern Sonoma County, which is dominated by
vineyards surrounding Cloverdale. A number of oak trees, other native trees and introduced
landscape trees are found in the community with provide additional scenic qualities.
No state-designated scenic highways are located within or adjacent to Cloverdale.
Project Impacts

Environmental Issue

Aesthetics - Would the Proposal:

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigated

Less
Than
Significant
Impact

No
Impact

a. Have a substantial adverse
effect on a scenic vista?

X

b. Substantially
damage
scenic resources, including,
but not limited to, trees,
rock outcroppings, and
historic buildings within a
state scenic highway?

X

c. Substantially degrade the
existing visual character or
quality of the site and its
surroundings?

X

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

X

Discussion
a,b) No impact. A majority of the new businesses expected under the proposed ordinance
would be in existing buildings and would have no impact on scenic vistas. New, larger
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operations connected with the cannabis industry, including but not limited to specialty
outdoor, medium outdoor, manufacturing, distribution and testing facilities, would be
located in industrial portions of the community. These properties generally do not contain
scenic vistas, major stands of trees, major rock outcroppings or other scenic resources
that would be affected by cannabis development. In addition, no scenic highways are
located in or adjacent to Cloverdale.
Future buildings that could be built in the community to accommodate cannabis activities,
including but not limited to manufacturing, distribution and indoor cultivation, would be
subject to the issuance of a CP. As part of the CP review, the Community Development
Department staff would ensure that future buildings and other ancillary development,
would be consistent with City zoning requirements for proper building setbacks and
Design Guidelines to ensure that no impacts would result to scenic qualities of the specific
development.
c)

Less-Than-Significant. Most of the new cannabis-related businesses expected under the
proposed ordinance would be in existing buildings and would have no impact with respect
to the visual quality. Future development that could occur in the community associated
with cannabis operations could impact the visual character or quality of an individual site,
depending on the location and setting of such properties. It is anticipated that some
larger manufacturing and wholesale growing operations would be located in new
buildings or fields that could potentially impact such resources. No such applications for
CPs have been received by the City that would allow such development to occur.
Applications for future CPs will be reviewed by the City pursuant to the Cloverdale
General Plan, zoning ordinance and Design Guidelines to ensure that significant on-site
resources would be avoided as part of future development. This impact would be lessthan-significant.

d)

Less-than-Significant impact. Most of the new businesses expected under the proposed
ordinance would be in existing buildings and would have no impact with respect to
significant light and glare. Construction of future buildings and outdoor growing areas
associated with the cannabis industry would include the addition of new exterior lights
associated with proposed industrial development and along the perimeter of growing
areas. However, new development will be subject to General Plan Policy UL 1-2 (Minimize
light spillage that carries off the property where lights are located).
The draft Ordinance also would require that all lights associated with commercial
cannabis operations be fully shielded and directed downward to avoid casting light and
glare on surrounding properties. Indoor light sources are to be fully screened so minimal
or no light escapes.
Adherence to the General Plan Policy and Ordinance provisions when individual CPs are
reviewed by the City will ensure this impact will be less-than-significant.

City of Cloverdale/Cannabis Ordinance
Initial Study

Page 17
June 2017

2. Agricultural and Forestry Resources
Environmental Setting
Based on the City’s General Plan Update Environmental Impact Report, much of the developed
portion of Cloverdale has been classified as “Urban and Built-Up Lands” by the State Department
of Conservation (Figure 4.2-2). A small number of properties are determined to be “Prime
Farmland,” “Farmland of Statewide Importance” or “Unique Farmland.”
The predominance of agricultural operations are found on the periphery of Cloverdale, in the
unincorporated portion of Sonoma County. These properties are generally devoted to vineyards.
The General Plan EIR notes that a small number of Williamson Act Land Conservation Agreements
exist in the northern portion of the planning area, outside of current City limits.
Project Impacts:

Environmental Issue

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigated

Agricultural and Forestry Resources - Would the proposal:

Less
Than
Significant
Impact

No
Impact

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

X

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

X

c. Conflict with existing
zoning for, or cause
rezoning of forest land (as
defined by PRC Sec.
12220(g), timberland (as
defined in PRC Sec. 4526),
or timberland zoned

X
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Timberland Production (as
defined in PRC Sec. 51104
(g)?
d. Result in the loss of forest
land or conversion of
forest land to non-forest
use?

X

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

X

Discussion
a-c) No impact. There would be no impact to agricultural zoning, since outdoor cultivation of
cannabis under the various Ordinance categories (specialty outdoor and small outdoor)
would be classified as an agricultural crop and would be consistent with the City’s RuralResidential zoning district. Growing of cannabis crops on properties with a Williamson Act
Contract would be consistent with the provisions of the Williamson Act. Smaller cannabis
operations, including but not limited to personal cultivation, would be insignificant in terms
of any impacts to agricultural resources. Other cannabis operations, such as manufacturing,
testing labs, and dispensaries and similar more intensive uses, would occur in commercial
and industrial zoning districts. No impacts would therefore result with respect to prime
farmland, agricultural zoning districts, on-going agricultural operations or Williamson Act
contracts.
d)

No Impact. Proposed cannabis activities that would be allowed under the proposed
ordinance would occur on generally flat land for crop cultivation, or within new or existing
buildings in urban areas for such activities as manufacturing, distribution, testing and
dispensing. No impacts are anticipated with respect to forest or timber lands.

e)

No impact. There would be no impact with respect to other changes in the environment
that would result conversion of farmland to a non-agriculture use or the conversion of
forestland to a non-forest use since larger properties proposed for crop cultivation would
be considered as an agricultural operation. Other cannabis activities would occur within
new or existing buildings in commercial or industrial portions of Cloverdale.
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3. Air Quality
Environmental Setting
The City of Cloverdale is located at the northern end of Sonoma County and lies within the
Northern Sonoma County Air Pollution Control District (NSCAPCD) jurisdiction. The NSCAPCD
develops rules and regulations, and establishes permitting requirements, inspects emissions
sources, and enforces such measures through educational programs or fines when necessary.
Major air pollutants regulated by federal, state and local air quality authorities include ozone,
particulate matter (PM 10 and 2.5), toxic air contaminants (airborne substances that may cause
cancer) and odors.
Project Impacts

Environmental Issue

Air Quality - Would the Proposal:

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigated

Less
Than
Significant
Impact

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

X

b. Violate any air quality
standard or contribute
substantially to an existing
or projected air quality
violation?

X

c. Result in a cumulatively
considerable net increase
of any criteria pollutant for
which the project region is
non-attainment under an
applicable federal or state
ambient air quality
standard (including
releasing emissions which
exceed quantitative
thresholds for ozone
precursors)?

X

d. Expose sensitive receptors
to substantial pollutant
concentrations?
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e. Create objectionable odors
affecting a substantial
number of people?

X

Discussion
a-f) Less-than-Significant/No Impact. Air pollution concerns for the City of Cloverdale were
addressed in the Environmental Impact Report (EIR) for the General Plan update completed
in 2009. According to the General Plan EIR, due to the temporary nature of construction
related impacts and required compliance with NSCAPCD regulations, these impacts would
not result in the generation of significant air pollutants or cause excess exposure of
pollutants to sensitive receptors and are considered to be less than significant.
The NSCAPSD is currently in attainment for all criteria pollutants and any increase in criteria
emissions is already accommodated for by the air district. As a result, the area will remain
in attainment for criteria pollutants.
The draft Ordinance would also prohibit the emission of dust, smoke, noxious gasses or
other substances that could impact local or regional air quality.
Potential air emissions for future development of cannabis-related construction, which
could be as much as 140,000 square feet for specialty indoor, small indoor and
manufacturing activities, would be reviewed for future CP applications. Under the draft
Ordinance, all indoor, greenhouse and mixed light cultivation operations and any drying,
aging, trimming and packing facilities shall be equipped with odor control filtration and
ventilation system(s) to control odors, humidity, and mold. All cultivation sites shall utilize
dust control measures on access roads and all ground disturbing activities. Cultivation sites
may not create odors amounting to a nuisance and must comply with Cloverdale Municipal
Code nuisance regulations. Impacts to air quality would be less-than-significant.
e)

Less-than-Significant. There could be potentially significant odors from drying and
processing cannabis products, especially for cottage operations that could be located in
Rural Residential zoning districts that would affect other nearby residents. However, the
draft Ordinance contains odor control measures that require that any business operating
under a CP not produce odors that are detectable at adjacent or nearby properties. Such
controls would include installation of appropriate air filtration and ventilation systems. This
impact would be less-than-significant.

4. Biological Resources
Environmental Setting
The General Plan EIR notes that much of the Cloverdale Planning Area consists of urban,
developed properties that do not contain unique biological resources. Other portion of the
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community contain wetland and riparian habitat, generally adjacent to the Russian River and
other small tributaries, coniferous forests and oak woodland, generally on nearby hillsides.
Figure 4.10-3 contained in the General Plan EIR identifies portions of the Cloverdale Planning
Area that have the potential to contain special-status or protected wildlife species, including but
not limited to coho and Chinook salmon in the Russian River, red-legged frog, protected raptors
and mammal species. The Planning Area could also contain suitable habitat for 23 plant species,
of which two are classified as special-status plants: Colusa layai and Rincon Ridge ceanothus.
Portions of the Cloverdale Planning Area contains wetlands and other waters of the US, protected
by state and federal regulations.
Based on information contained in the General Plan EIR, no portion of the City is located within
a Habitat Conservation Plan or Natural Community Conservation Plan area.
Project Impacts

Environmental Issue

Potentially
Significant
Impact

Biological Resources - Would the proposal result:

Potentially
Significant
Unless
Mitigated

Less
Than
Significant
Impact

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

X

b. Have a substantial adverse
effect on any riparian
habitat or other sensitive
natural community
identified in local or
regional plans, policies,
and regulations or by the
California Department of

X
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Fish and Game or U.S. Fish
and Wildlife Service?
c. Have a substantial adverse
effect on federally
protected wetlands as
defined by Section 404 of
the Clean Water Act
(including, but not limited
to, marsh, vernal pool,
coastal, etc.) through
direct removal, filling,
hydrological interruption,
or other means?

X

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

X

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

X

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

X

Discussion
a-e) Less-than-Significant. Most of the new businesses expected under the proposed
ordinance would be in existing buildings and would have no impact with respect to
sensitive biological resources, including protected plant and wildlife species, wetlands
and riparian habitat. Adoption and implementation of the proposed cannabis ordinance
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could result in the construction of new buildings to accommodate cannabis cultivation,
processing, storage, distribution and related activities. The amount of anticipated
development is include in the project description of this Initial Study.
The location and size of future cannabis-related development is unknown at this time, but
larger activities, including manufacturing, testing and distribution would be located in
industrially zoned areas of the City. It is possible that such future development could be
located on habitat for special-status plant or wildlife species or adjacent to wetlands,
riparian habitat or other waters of the US. Such development could have a potentially
significant impact on sensitive biological resources; however, all future development
would be subject to the issuance of a CP by the City of Cloverdale. Prior to issuance, the
draft Ordinance would require submittal of a biological resources and arborist report to
ensure that no special-status species or woodland resources would be damaged. if
necessary, applicants for CP permits would also be required to obtain any state or federal
biological resource permits prior to ground disturbance. This would include any potential
impacts to wildlife or fish migration corridors that might exist in Cloverdale.
Proposed future cannabis-related development will be required to comply with all other
municipal requirements protecting local biological resources, including but not limited to
tree protection ordinances and appropriate General Plan policies to ensure impacts to
these resources will be less-than-significant.
f)

No Impact. No Habitat Conservation Plans or Natural Community Conservation Plans have
been adopted within the City of Cloverdale and no impact would occur with respect to
this topic.

5. Cultural Resources
Environmental Setting
The City of Cloverdale General Plan EIR (2009) identified the following known and recorded
historic resources in the community: the Isaac Shaw building, the Pinschower house, an historic
bridge over the Russian River and the Gould Shaw house. The General Plan EIR concluded, based
on a records search at the University of California, Berkeley Museum of Paleontology, that no
paleontological resources have been identified in Cloverdale.
Although the General Plan EIR did not identify the presence of buried prehistoric resources or
Native American resources in or near the City, the proximity of the community to the Russian
River may result in a moderate to high potential to encounter such resources. Typically, Native
American settlements were located near major bodies of water, such as rivers, creeks and
streams.
As part of the CEQA process, City staff initiated an AB 52 Native American Tribal Consultation
with local tribes in the area.
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Project Impacts

Environmental Issue

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigated

Cultural Resources - Would the proposal result: in: impacts to:

Less
Than
Significant
Impact

a. Cause a substantial
adverse change in the
significance of a historical
resource as defined in Sec.
15064.5?

X

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

X

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

X

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

X

No
Impact

Discussion
a) Less-than-Significant Impact. There is a small chance that construction of future buildings
to accommodate cannabis activities could impact historic resources by removing or altering
the exterior appearance of such resources. This would be a potentially significant impact.
However, all future cannabis operations, including the construction or remodeling of
existing buildings, would be required to obtain a CP from the City of Cloverdale. Prior to the
issuance of a CP, City staff would ensure compliance with General Plan Land Use Element
Policy LU 3-4 (“conserve or preserve historic resources.” that protect historic resources in
Cloverdale to ensure that a significant impact would not occur with respect to historic
resources.
b-d) Less-Than-Significant Impact. Most of the new businesses expected under the proposed
ordinance would be in existing buildings and would have no impact. For new construction,
the relatively proximity of the City of Cloverdale to the Russian River may be linked to
historic Native American or other historic settlements in this location. Although future
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construction and ground-disturbing activities could impact buried cultural, Native American
and/or paleontological resources, site-specific review, as well as adherence to General Plan
implementing Measure CDO 4-2.a (“Maintain standard conditions of approval for CEQA and
project review of development projects including agricultural conversion that require
cultural resources studies where applicable and require that work be halted and studies
conducted if cultural or archeological resources are discovered; require that such studies
be conducted by qualified historians or archeologists; and require notification pursuant to
law if human remains are discovered”) and Implementing Measure CDO 4.2b (“Coordinate
with the Native American Heritage Commission and local tribal members to determine if
the study area or developments contain any artifacts or areas used for religious purposes.”).
As required by the General Plan, future specific development proposals related to cannabis
operations will be conditioned to implement the above-referenced General Plan
Implementing Measures to ensure that future impacts to Native American, historic,
paleontological, unrecorded cemeteries and similar resources will be less-than-significant.

6. Geology and Soils
Environmental Setting
Regional Geology. Cloverdale is situated in the Coast Range Geomorphic Province of Northern
California, characterized by active mountain building, high rates of seismicity, high rainfall, rapid
rates of erosion and landsliding.
Soils. Soils of various types and thicknesses have developed on bedrock within much of the
Cloverdale Planning Area. Many of the local soils have been mapped by the U.S. Soil Conservation
Service as being subject to rapid runoff with a potential for high erosion. Erosion potential is
somewhat reduced by tree and brush cover on local hills on the periphery of the Planning Area.
Faulting and Seismicity. Cloverdale is situated in an area that is known to be highly seismically
active. The largest recent earthquake was the 1906 San Francisco Earthquake. Nearby known
active faults include the Maacama, San Andreas and Rodgers Creek faults. Geologists anticipate
that the probability of a moderate to severe seismic event on a nearby fault zone is considered
moderate to high.
Geologic hazards. The General Plan EIR identifies the following potential soil hazards on the
Cloverdale Planning Area: landsliding, particularly in surrounding hills, erosion of soils and
expansive soils liquefaction.
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Project Impacts

Environmental Issue

Potentially
Significant
Impact

Geology and Soils - Would the proposal:

Potentially
Significant
Unless
Mitigated

Less
Than
Significant
Impact

a. Expose people or
structures to potential
substantial adverse effects,
including the risk of loss,
injury, or death involving:

X

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

X

ii) Strong seismic ground
shaking?

X

iii) Seismic-related ground
failure, including
liquefaction?

X

iv) Landslides?

X

b. Result in substantial soil
erosion or the loss of
topsoil?
c.

Be located on a geologic
unit or soil that is
unstable, or that would
become unstable as a
result of the project, and
potentially result in on- or
off-site landslide, lateral
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spreading, subsidence,
liquefaction or collapse?
d. Be located on expansive
soil, as defined in Table
18-1-B of the Uniform
Building Code (1994),
creating substantial risks
to life or property?
e. Have soils incapable of
adequately supporting the
use of septic tanks or
alternative wastewater
disposal systems where
sewers are not available
for the disposal of waste
water?

X

X

Discussion
a-d) Less-than-Significant. Most of the new businesses expected to open in Cloverdale under the
proposed ordinance would be in existing buildings and would have no impact with respect
to this topic. Future construction of buildings associated with cannabis activities could
result in potentially significant impacts to employees and visitors inside these buildings
during a seismic event, including injury and perhaps death. No such buildings have been
currently proposed in Cloverdale. Any future development project requesting a CP in a new
structure would be subject to site-specific soils and geotechnical review. As a normal and
customary part of the development review process, the city of Cloverdale would require
submitted of a soils and geotechnical report as well as detailed engineering calculations to
ensure that new buildings and major building remodels will confirm to the most recent
requirements of the California Building Code to resist. With adherence to the most recent
seismic building standards, impacts related to seismic damage to buildings would be lessthan-significant.
Similarly, the City of Cloverdale Building Division would require detailed investigations of
on-site soil conditions prior to issuance of building permits to ensure that any potentially
significant impacts related to differential settlement, liquefaction, landsliding, unstable soil,
expansive soils, subsidence and other soil hazards will be reduced to an acceptable level of
risk. Future builders would then be required to incorporate recommendations of the soil
investigations into final building plans. Therefore, impacts to soil hazards would be lessthan-significant.
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e)

No Impact. Future buildings constructed in Cloverdale to accommodate cannabis
operations would be required, by the Cloverdale Municipal Code, to connect to the City’s
wastewater system. There would be no impacts related to septic systems.

7. Greenhouse Gas Emissions
Environmental Setting
Greenhouse Gasses include carbon dioxide, methane, nitrous oxides, perflorocarbons, sulphur
hexafluoride and hydroflorocarbons. It is generally recognized that greenhouse gasses trap heat
and moisture near the earth’s surface, increasing the ambient temperature, also known as global
warming. Effects of global warming, include changing of ocean circulation patterns, a reduction
of global ice coverage and general changes to climatic conditions.
Sonoma County has taken the lead in preparing a County-wide Climate Action Plan (CAP) with
the intent of reducing the amount of greenhouse gasses for all cities in the County, including
Cloverdale. The amount of targeted reduction is 25% below the 1990 emission level by the year
2020.
The draft CAP estimates that the City of Cloverdale emitted 57,300 metric tons of carbon
monoxide in 1990 and 59,000 metric tons in 2010, the most recent estimate available.
Project Impacts:

Environmental Issue

Potentially
Significant
Impact

Greenhouse Gas Emissions - Would the proposal:

Potentially
Significant
Unless
Mitigated

Less
Than
Significant
Impact

a. Generate greenhouse gas
emissions, either directly or
indirectly, that may have a
significant impact on the
environment?

X

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

X

No
Impact

Discussion:
a)
Less-than-significant. Indoor cultivation and mixed light cultivation operations, including the use
of energy-intense lighting and ventilation systems, could operate up to 24 hours per day could
generate additional greenhouse gas emissions. The City of Cloverdale require new development
subject to issuance of a building permit to comply with California Green Building Code
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Requirements. The 2013 California Green Building Standards Code (“CALGreen”) became effective
throughout the state on January 1, 2014. CALGreen creates uniform regulations for new residential
and non-residential California buildings that are intended to reduce construction waste, make
buildings more efficient in the use of materials and energy, and reduce environmental impacts
during and after construction. The 2013 CALGreen now applies non-residential addition and
alteration projects with or without sleeping accommodations and meeting the following criteria:
1. The permit application is submitted on or after January 1, 2014;
2. The floor area for the addition (if any) exceeds 1,000 square feet; and
3. The permit valuation for the alteration (if any) exceeds $200,000.
The 2013 CAL Green also applies residential addition and alteration where the addition or
alteration increases the building’s conditioned area, volume or size. Through implementation of
CALGreen building Code Requirements that mandates building insulation, use of energy efficient
appliances and low water, use plumbing fixtures and other measures, potential increases in GHG
emissions will be less than significant. In addition, the Draft Climate Action Plan, once adopted,
would also require implementation of additional greenhouse gas reduction measures be
implemented to reduce GHG emissions. This additional development that would be authorized
by the proposed Cannabis Ordinance would not result in significant GHG and the resulting
impact is less-than-significant.
b)

Less than Significant Impact. Neither the City of Cloverdale nor Sonoma County have an
adopted Climate Action Plan (CAP), although such a draft plan has been prepared is being
considered for adoption by the County and the various incorporated cities in the County,
including Cloverdale. The CAP includes a goal of reducing county greenhouse gas
emissions by 25 percent below 1990 levels by 2015, but has no mandatory provisions
that would apply to the project. In addition to the CAP, the State of California has
adopted regulations that apply to the project that will help the County achieve its
reduction goal. Future site-specific commercial cannabis operations and facilities would
be conditioned by the City of Cloverdale to include on-site recycling of waste materials,
low water using plumbing fixtures and landscaping, bicycle parking and other measures
that would reduce greenhouse gas emissions. Motor vehicle emissions associated with
the future cannabis developments would be reduced through compliance with state
regulations on fuel efficiency and fuel carbon content. The regulations include the Pavley
fuel efficiency standards that require manufacturers to meet increasing stringent fuel
mileage rates for vehicles sold in California and the Low Carbon Fuel Standard that
requires reductions in the average carbon content of motor vehicle fuels. Emissions
related to electricity consumption by the project would be reduced as the electric utility
complies with the Renewable Portfolio Standard, which requires utilities to increase its
mix of renewable energy sources to 33 percent by 2020. The project would not conflict
with the Sonoma County CAP and regulations adopted by the State of California to
reduce greenhouse gas emissions. Future cannabis projects under the ordinance would
be required to comply with any CAP in effect at that time.
No impacts are anticipated with respect to this topic.

City of Cloverdale/Cannabis Ordinance
Initial Study

Page 30
June 2017

8. Hazards
Environmental Setting
The General Plan EIR identifies a number of sites in Cloverdale that are considered contaminated
by the State Water Resources Control Board. These are generally older industrial operations on
the north and south sides of town and are identified in the EIR. No sites are currently listed on
the
State
Cortese
List
of
contaminated
sites
as
of
May,
2017
(http://www.dtsc.ca.gov/SiteCleanup/Cortese_List.cfm).
Many older buildings in the community contain potentially hazardous materials, including but
not limited to lead based paints and asbestos building materials.
The Cloverdale Municipal Airport is located in the southern portion of the community, east of the
101 Freeway off Asti Road. Hazards associated with airport operations include the potential for
airplane accidents either during landing or take off that could impact nearby uses. Sonoma
County has adopted a Comprehensive Airport Land Use Plan to regulate land uses and
occupancies in close proximity to the Cloverdale Airport to minimize such impacts.
Properties on the periphery of the Cloverdale Planning Area could be subject to significant fire
hazard where older, pre-code houses have been built in wooded areas served by narrow access
roads. During wildfires, residents and visitors to these dwellings could be subject to significant
hazards.
Project Impacts

Environmental Issue

Hazards - Would the proposal:

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigated

Less
Than
Significant
Impact

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

X

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

X
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materials into the
environment?
c. Emit hazardous emissions
or handle hazardous or
acutely hazardous
materials, substances, or
waste within one-quarter
mile of an existing or
proposed school?

X

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

X

e. For a project located
within an airport land use
plan or, where such a plan
has not been adopted,
within two miles of a
public airport or public use
airport, would the project
result in a safety hazard for
people residing or working
in the project area?

X

f. For a project within the
vicinity of a private airstrip,
would the project result in
a safety hazard for people
residing or working in the
project area?

X

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

X
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h. Expose people or
structures to a significant
risk of loss, injury or death
involving wildland fire,
including where wildlands
are adjacent to urbanized
areas or where residences
are intermixed with
wildlands?

X

Discussion
a) Less-than-Significant Impact. Future commercial cultivation, manufacture, storage, disposal
and transport of cannabis product could involve the use of hazardous substances including
but not limited to fertilizers, pesticides and chemical substances that could be used in
manufacturing processes. Any future project under the proposed ordinance would be
subject to project specific environmental review and would occur under the auspices of an
approved CP by the City. The City’s draft Cannabis Ordinance requires CP applicants to
submit a Hazardous Materials Management Plan to identify any hazardous or potentially
hazardous materials to be used on the subject site and specific methods to monitor and
control the storage, use, handling, transport and disposal of hazardous materials.
All future projects under the ordinance will be required to comply with all other applicable
local and state safety regulations to ensure that any impacts regarding the routine
transport, use or disposal of hazardous substances would be less-than-significant.
b)

Less-than-Significant Impact. Proposed demolition and/or renovations of older structures
to accommodate future cannabis operations could release lead based paints and/or
asbestos containing material into the environment. This would be a potentially significant
impact to construction workers and nearby residents to the site. As part of the normal and
customary building permit review process, the Cloverdale Building Department will ensure
that the site contains no significant quantities of asbestos material or lead based paint.
Should these materials be present, the City will require abatement prior to commencement
of construction. Therefore, potential impacts associated with release of hazardous
materials in the environment will be less-than-significant.

c)

Less-than-Significant Impact. The Cloverdale Unified School District operates several local
schools in the community. The draft Ordinance prohibits the issuance of a CP for
commercial cannabis operations within 600 feet of a local school. Although this distance is
less than a quarter-mile, the ordinance also contains requirements for cannabis structure
setbacks, odor control, on-site security, fire code requirements and other standards to
ensure that any impacts from future commercial cannabis operations would be less-thansignificant.
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d)

No Impact. No properties in Cloverdale are listed on the State of California Cortese List as
of May 16, 2017. No impacts are therefore anticipated with respect to this topic.

e,f) No Impact. No industrially zoned properties, where future commercial cannabis operations
could occur, are located within a Safety Zone of the Cloverdale Municipal Airport
(http://www.sonoma-county.org/prmd/docs/airport/ex-c1.pdf). Generally, properties
within an airport safety zone lie over the Russian River or agriculturally zoned properties
adjacent to the Russian River. No impacts would occur with respect to airport operations.
g)

No Impact. Proposed structures and other improvements that could be constructed to
accommodate cannabis uses would be built on private properties and would not block
public roads or other public accessways used for emergency access. Future buildings will be
reviewed for adequate access by the Cloverdale Police Department and the Cloverdale Fire
Protection District prior to approval by the City. This will ensure that no impacts would
occur with respect to interference with emergency evacuation.

h)

No Impact. Future commercial buildings to accommodate cannabis activities will be
reviewed by the Cloverdale Fire Protection District to ensure that adequate measures are
taken, including but not limited to provision of an adequate water supply and pressure,
adequate emergency vehicle access, limitations of flammable landscape material, will
ensure that no impacts would occur associated with wildland/urban interface areas.

9. Hydrology and Water Quality
Environmental Setting
The Cloverdale Planning Area is transected by the Russian River, a major regional coastal river,
and three significant tributary creeks. These creeks are names Cloverdale Creek to the north,
Porterfield Creek to the south and Cherry Creek in central Cloverdale.
The General Plan EIR notes that, according to the US Geologic Service, groundwater quality is
generally acceptable for drinking purposes. The Russian River in the Cloverdale Planning Area had
been deemed an impaired waterway by the Department of Health Services. This is primarily due
to agricultural and lumber milling operations near the river.
The City of Cloverdale relies on underground aquifers near the Russian River for it’s municipal
water supply.
Portions of the community, generally along the Russian River and the three tributary creeks, are
subject to periodic flooding.
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Project Impacts

Environmental Issue

Potentially
Significant
Impact

Hydrology and Water quality - Would the proposal:

Potentially
Significant
Unless
Mitigated

Less
Than
Significant
Impact

a. Violate any water quality
standards or waste
discharge requirements?

X

b. Substantially deplete
groundwater supplies or
interfere substantially with
groundwater recharge
such that there would be a
net deficit in aquifer
volume or a lowering of
the local groundwater
table level?

X

c. Substantially alter the
existing drainage pattern
of the site or area,
including through the
alteration of the course of
a stream or river, in a
manner which would
result in substantial
erosion or siltation on-or
off-site?

X

d. Substantially alter the
existing drainage pattern
of the site or area,
including through the
alteration of the course of
a stream or river, or
substantially increase the
rate or amount of surface
runoff in a manner which
would result in flooding
on-or off-site?

X

e. Create or contribute runoff
water which would exceed

X
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the capacity of existing or
planned stormwater
drainage systems or
provide substantial
additional sources of
polluted runoff?
f. Otherwise substantially
degrade water quality?

X

g. Place housing within a
100-year flood hazard area
as mapped on a federal
Flood Hazard Boundary or
Flood Insurance Rate Map
or other flood hazard
delineation map?

X

h. Place within a 100-year
flood hazard area
structures which would
impede or redirect flood
flows?

X

i.

j.

Expose people or
structures to a significant
risk of loss, injury or death
involving flooding,
including flooding as a
result of the failure of a
levee or dam?

X

Inundation by seiche,
tsunami, or mudflow?

X

Discussion
a) No Impact. Outdoor commercial cultivation of cannabis and construction of buildings for
indoor cultivation, manufacturing, storage and distribution could result in increased
polluted stormwater that could flow into the Russian River and tributaries. This could
violate regional and local water quality standard and/or waste discharge requirements.
However, the City’s Cannabis Ordinance would prohibit future cannabis developments
from releasing runoff of sediment or other waste material into the City storm drain
system, any waterways or onto adjacent lands. With this prohibition, there would be no
violation of water quality standards or waste discharge requirements.
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b)

Less-than-Significant. Most of the new businesses expected under the proposed
ordinance would be in existing buildings and would have no impact with respect to this
topic. Outdoor cultivation of cannabis crops would occur on pervious soils, so that the
local groundwater could be replenished during rainstorms. The draft Cannabis Ordinance
also requires applicants for CPs to demonstrate to the Cloverdale City Engineer that, as a
precondition to issuance of the CP, the operation would not result in groundwater
depletion. New indoor commercial cannabis activities would increase the amount of
impervious surfaces for buildings, parking lots, walkways and similar features. However,
the amount of new development would not be significant in the scale of Cloverdale and
would generally be located in industrial and commercial zoning districts of the
community. These areas are not designated on the Cloverdale General Plan as areas of
groundwater recharge, so this impact would be less-than-significant.

c-f)

Less-than-Significant Impact. Most of the new businesses expected under the proposed
ordinance would be in existing buildings and would have no impact with respect to this
topic. It is anticipated that future commercial cannabis growing, manufacturing, storage,
testing and related development activities in new buildings would require grading on
individual sites to create building pads, parking lots and other development areas.
Grading activities could potentially result in increased runoff with erosion over
undeveloped or underdeveloped properties. Site grading could be a potentially significant
impact by increasing the potential rate and volume of runoff over present conditions.
However, site-specific CP reviews will address the individual project impacts for each such
application.
The Cannabis Ordinance requires that a waste water management plan shall be submitted
identifying the amount of waste water, excess irrigation and domestic wastewater
anticipated, pre-treatment method (when applicable), as well as disposal method. All
cultivation operations are required to comply with all state regulations, any regulations
adopted by the City Council through Resolution or Ordinance and any proposed
discharger shall submit to the City verification of compliance with the Waste Discharge
Requirements of the applicable Regional Water Quality Control Board, or waiver thereof.
Excess irrigation water or effluent from cultivation activities shall be directed to a sanitary
sewer, septic, irrigation, greywater or bio-retention treatment systems. All waste water
discharged to the City sewer system shall comply with the City’s Municipal Code. If
discharging to a septic system, a system capacity evaluation by a qualified sanitary
engineer shall be included in the management plan. All domestic waste for employees
shall be disposed of in a permanent sanitary sewer or on-site septic system demonstrated
to have adequate capacity.
Moreover, as part of the normal and customary development review process, the City of
Cloverdale requires the preparation and approval of an Erosion Control Plan for any new
development. The Erosion Control Plan ensures that development will not increase the
flow or intensity of flow of rainwater runoff from the pre-development conditions. Low
Impact Development (LID) measures will be included in any planned site improvements
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to offset the impact of the impervious surfaces as required by NPDES No. CA0025054 and
Cloverdale Municipal Code Section 16.10.160, which invoke the Santa Rosa LID Manual as
adopted by the City of Cloverdale. Impacts to Hydrology and Water Quality are therefore
be reduced to a less-than-significant level.
Additionally, standard City condition of approval for individual developments require
payment of development impact fees, targeted for construction of citywide public
infrastructure projects, including water and drainage improvements that address the
cumulative impacts of development.
Overall, future impacts related to drainage, stream course alteration and the generation
of significant quantities of polluted runoff will be less-than-significant.
g-j)

No Impact. Much of Cloverdale lies above the 100-year flood hazard area and
development within such flood areas are regulated by the California Building Code and
other health and safety regulations adopted by the City to protect against flooding. Also,
no housing would be constructed as a result of this project, so no impact is anticipated
with respect to flooding.

10. Land Use
Environmental Setting
Cloverdale is a balanced semi-rural community in northern Sonoma County. It is focused on a
historic downtown area with surrounding residential development interspersed with school.
parks and other support uses. The main north-south arterial roadway, Cloverdale Boulevard, is
characterized by a mix of service commercial uses, quasi-public uses such as churches and multifamily development. A major node of highway-oriented commercial is located at the southern
end of Cloverdale Boulevard adjacent to the US 101 freeway interchange.
Properties west of the main portion of Cloverdale include very low density housing, parks and
wooded hillsides. East of downtown and along the Russian River development patterns include
open space, civic uses (the City wastewater treatment plant) and an approved but not
constructed major resort project. The Cloverdale Municipal Airport is located southeast of the
community.
Project Impacts:

Environmental Issue

Land Use - Would the proposal:
a. Physically divide an
established community?
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Potentially
Significant
Unless
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Impact
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b. Conflict with any applicable
land use plan, policy, or
regulation of an agency
with jurisdiction over the
project (including, but not
limited to the general plan,
specific plan, local coastal
program, or zoning
ordinance) adopted for the
purpose of avoiding or
mitigating an environmental
effect?

X

c. Conflict with any applicable
habitat conservation plan or
natural community
conservation plan?

X

Discussion
a) No Impact. If the City’s cannabis ordinance is approved, personal and commercial
cannabis activities would be permitted on private properties subject to strict
operational and development standards imposed by the ordinance. Operational
requirements included in the Cannabis Ordinance include the following:
1.

Compliance Inspections. All cultivation sites shall be subject to on-site
compliance inspections by the City. The inspection shall be conducted
during regular business hours, with at least 24-hours’ notice unless public
health or safety requires otherwise.

2.

Air Quality and Odor. All indoor, greenhouse and mixed light cultivation
operations and any drying, aging, trimming and packing facilities shall be
equipped with odor control filtration and ventilation system(s) to control
odors, humidity, and mold. All cultivation sites shall utilize dust control
measures on access roads and all ground disturbing activities. Cultivation
sites may not create odors amounting to a nuisance and must comply with
Cloverdale Municipal Code nuisance regulations.

3.

Energy Use. Use of renewable resources for indoor cultivation and mixed
light operations is encouraged, and the City’s commercial cannabis permit
application procedures may award credit for use of renewable resources.

4.

Hazardous Materials. All cultivation operations that utilize hazardous
materials shall comply with applicable hazardous waste generator,
underground storage tank, above ground storage tanks and AB 185
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(hazardous materials handling) requirements and maintain any applicable
permits for these programs from the Fire Prevention Division, Certified
Unified Program Agency (“CUPA”) of Sonoma County Fire and Emergency
Services Department or Agricultural Commissioner.
5.

Hours or Operation. Indoor cultivation activities may be conducted seven
days a week, 24-hours per day as needed unless otherwise conditioned in
the use permit or otherwise prohibited by the base zone. Outdoor
processing activities, deliveries and shipping shall be limited to the hours
from 8 a.m. to 6 p.m., unless a use permit is obtained that allows
otherwise.

6.

Noise Limits. Cultivation operations shall not exceed the General Plan
Noise Standards for industrial and agricultural development in General
Plan Exhibit 4.1 measured in accordance with professional standards and
a properly calibrated measuring device.

7.

Occupational Safety. Cultivators shall comply with all applicable federal,
state, and local laws and regulations governing California Agricultural
Employers, which may include: federal and state wage and hour laws,
CAL/OSHA, OSHA and the California Agricultural Labor Relations Act.

8.

Waste Management. A Waste Management Plan addressing the storing,
handling and disposing of all waste by-products of the cultivation and
processing activities shall be submitted for review and approval by the City.
This plan shall characterize the volumes and types of waste generated, and
the operational measures that are proposed to manage and dispose or
reuse the wastes in compliance with any regulations adopted by the City
Council through Resolution or Ordinance.

All garbage and refuse on the site shall be accumulated or stored in nonabsorbent, water-tight, vector resistant, durable, easily cleanable,
galvanized metal or heavy plastic containers with tight fitting lids. No
refuse container shall be filled beyond the capacity to completely close the
lid. All garbage and refuse on this site shall not be accumulated or stored
for more than seven calendar days, and shall be properly disposed of
before the end of the seventh day in a manner prescribed by the Solid
Waste Local Enforcement Agency. All waste, including but not limited to
refuse, garbage, green waste and recyclables, must be disposed of in
accordance with local and state codes, laws and regulations. All waste
generated from cannabis operations must be properly stored and secured
to prevent access from the public.

City of Cloverdale/Cannabis Ordinance
Initial Study

Page 40
June 2017

9.

Waste Water Discharge. A waste water management plan shall be
submitted identifying the amount of waste water, excess irrigation and
domestic wastewater anticipated, pre-treatment method (when
applicable), as well as disposal method. All cultivation operations shall
comply with all state regulations, any regulations adopted by the City
Council through Resolution or Ordinance and the discharger shall submit
to the City verification of compliance with the Waste Discharge
Requirements of the applicable Regional Water Quality Control Board, or
waiver thereof. Excess irrigation water or effluent from cultivation
activities shall be directed to a sanitary sewer, septic, irrigation, greywater
or bio-retention treatment systems. All waste water discharged to the City
sewer system shall comply with the City’s Municipal Code. If discharging
to a septic system, a system capacity evaluation by a qualified sanitary
engineer shall be included in the management plan. All domestic waste
for employees shall be disposed of in a permanent sanitary sewer or onsite septic system demonstrated to have adequate capacity.

10.

Water Supply. An on-site water supply source adequate to meet all on site
uses on a sustainable basis shall be provided. Trucked water shall not be
allowed, except as noted below and for emergencies requiring immediate
action as determined by the director. The onsite water supply shall be
considered adequate with documentation of any one of the following
sources:
a.

Municipal Water: The public water supplier providing water service
to the site has adequate supplies to serve the proposed use.

b.

Recycled Water: The use of recycled process wastewater from an
onsite use or connection to a municipal recycled water supply for
the cultivation use, provided that an adequate on-site water supply
is available for employees and other uses.

Development standards include a limitation of plants for personal cultivation (six
plants), the establishment of building setbacks, installation of air filtration systems, a
requirement for on-site security and fencing and limitation on hours of operation,
among others. With adherence to these development and performance standards
required by the ordinance as well as other City land use regulations, existing established
communities in Cloverdale would not be divided and no impact would result.
b)

No Impact. No changes are proposed to the Cloverdale General Plan as part of the cannabis
ordinance. Similarly, no changes are proposed to any other City plan, policy or regulation
affecting environmental regulation in the City. There would be no impact with respect to
this topic.
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11. Mineral Resources
Environmental Setting
The General Plan EIR states that the southeaster portion of the Cloverdale Planning Area may
contain quantities of Portland Cement Concrete (PCC) quality aggregate; however, deposits of
this aggregate are only inferred and no field investigation was undertaken.
Project Impacts

Environmental Issue

Potentially
Significant
Impact

Mineral Resources - Would the proposal:

Potentially
Significant
Unless
Mitigated

Less
Than
Significant
Impact

No
Impact

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

X

b. Result in the loss of
availability of a locallyimportant mineral
resource recovery site
delineated on a local
general plan, specific plan,
or other land use plan?

X

Discussion
a-b) Future personal and commercial cannabis activities that could be allowed under the
proposed ordinance would occur on Rural Residential, commercial or industrially zoned
properties that are within the developed portion of the City. None of the areas likely to
contain significant quantities of aggregate material would be affected by the project and
no impacts would result.

12. Noise
Environmental Setting
The General Plan EIR identifies the following major sources of noise in the Cloverdale planning
area: transportation noise, primarily from the US 101 freeway and Cloverdale Boulevard, noise
generated by aircraft operations at Cloverdale Municipal Airport and operational noise from
industrial and commercial land uses. Future potentially significant noise could be generated by
planned operations of the Sonoma-Marin Area Rail Transit (SMART) trains.
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Project Impacts

Environmental Issue

Noise - Would the proposal:
a. Exposure of persons to
or generation of noise
levels in excess of
standards established in
the local general plan or
noise ordinance, or
applicable standards of
other agencies?

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigated

Less
Than
Significant
Impact

X

b. Exposure of persons to
or generation of
excessive groundborne
vibration or
groundborne noise
levels?

X

c. A substantial permanent
increase in ambient
noise levels in the
project vicinity above
levels existing without
the project?

X

d. A substantial temporary
or periodic increase in
ambient noise levels in
the project vicinity
above levels existing
without the project?

X

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

X

Discussion
a,c) Less-than-Significant. Under the City’s draft Ordinance, future commercial cannabis
operations would be required to adhere to the City’s General Plan noise standards for
agriculture and industrial land uses. Outdoor processing deliveries and shipping operations
would also be limited to the hours of 8 a.m to 6 p.m, to further protect people and other
sensitive noise receptors from excessive noise exposure. This impact would be less-thansignificant.
b)

No impact. It is anticipated that future construction that could occur under the ordinance
to accommodate commercial cannabis operations would use normal and customary
construction methods which would not include pile driving or other techniques that would
result in significant off-site vibration. The draft cannabis ordinance also contains a
prohibition on creation of vibration during any operations of cannabis facilities. No impact
would occur with respect to this topic.

d)

Less-than-Significant. Future construction of commercial cannabis related buildings and
facilities could increase local noise due to site grading, construction of buildings and related
activities would increase local noise in the vicinity of the activity. However, major
commercial cannabis activities would only be allowed in industrial and commercial zones
that do not generally allow noise sensitive receptors. These receptors include public
schools, parks, residences and similar uses. Although local, temporary noise could be
increased on individual sites, this impact would be less-than-significant.

e, f) No Impact. Cloverdale Municipal Airport, the closest public or private airport to the City, is
located southeast of the community with limited industrially zoned properties that could
accommodate commercial cannabis activities. No impacts would occur with respect to
this topic.

13. Population and Housing
Environmental Setting
Cloverdale is a mixed-use community with a substantial number of single-family dwellings and
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some multi-family attached dwellings. As of January 1, 2017, the California Department of
Finance estimated a population of 8,931 for the City of Cloverdale.
Project Impacts

Environmental Issue

Potentially
Significant
Impact

Population and Housing - Would the proposal:

Potentially
Significant
Unless
Mitigated

Less
Than
Significant
Impact

No
Impact

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

X

b. Displace substantial
numbers of existing
housing, necessitating
the construction of
replacement housing
elsewhere?

X

c. Displace substantial
numbers of people,
necessitating the
construction of
replacement housing
elsewhere?

X

Discussion
a) No Impact. The proposed project would have no impact on population growth within the
City of Cloverdale since the project would not allow new residences. Although there is a
chance that the cannabis industry allowed under the proposed ordinance could attract new
residents to the community, any such increase is anticipated to be slight.
b-c) No Impact. The proposed ordinance would permit personal cannabis cultivation as an
accessory use to existing residential development. The establishment of major commercial
cannabis operations would only occur in industrial and commercial zoning districts, which
generally do not allow significant residential development. No impact would result with
respect to this topic.
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14. Public Services
Environmental Setting
Essential public services to the project area are provided as follows:
•

Fire Protection. Fire protection services are provided by the Cloverdale Fire Protection
District, which is headquartered at 451 S. Cloverdale Boulevard. A fire station is
located at the district headquarters. The District also provides emergency rescue and
fire code inspection services and maintains a variety of fire suppression apparatus at
the headquarters Fire Station. The District maintains automatic aid agreements with
the Geyserville Fire District and City of Healdsburg Fire Department (source: B. Elliott,
Cloverdale Fire Protection District, 5/24/17).

•

Police Protection. Police and security protection is provided by City of Cloverdale
Police Department currently headquartered in downtown Cloverdale adjacent to City
Hall. The Department currently maintains 12 sworn and one reserve officer and seven
civilian staff (source: S. Cramer, Cloverdale Police Department, 5/26/17).

•

Schools. Public educational services for residents of the project site are provided by
the Cloverdale Unified School District. The District provides K-12 educational services
for residents of Cloverdale and the surrounding unincorporated area. Private schools
are also available in the greater Cloverdale area.
Local schools serving the project site include Jefferson Elementary School,
Washington Middle School and Cloverdale High School.

•

Library Service. Sonoma County Library provides library service to Cloverdale as well
as the greater Sonoma County. Numerous branch libraries are located in both
incorporated cities and unincorporated communities throughout the County. The
library administrative headquarters is located in Santa Rosa. The branch library within
the community is located at 401 N. Cloverdale Boulevard in Cloverdale.

•

Maintenance. Maintenance of local streets, roads and other governmental facilities
within the unincorporated portion of the County are the responsibility of the County
of Sonoma.

•

Energy. Residents of Cloverdale receive electrical power from Pacific Gas & Electric
Company (PG&E), a regulated public utility serving northern and central California.

•

Communication facilities. Major communication facilities in Cloverdale are provided
by AT&T although other providers are also available.

Project Impacts
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Environmental Issue

Public Services - Would the proposal:

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigated

Less
Than
Significant
Impact

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

No
Impact

X

Fire protection?
Police protection?

X

Schools?

X

Parks?

X

Other public facilities?

X

Discussion
a) No Impact. Proposed development of future cannabis operations that would be allowed
under the draft Ordinance would not adversely impact the level of service provided by the
Cloverdale Fire Protection District, the Cloverdale Unified School District or the Sonoma
County Library, since there would be no change to the status of these providers as a result
of future cannabis development in Cloverdale. Representatives from the Cloverdale Fire
Protection District have indicated that no new or expanded facilities would be needed to
serve future cannabis operations (source: J. Jenkins, CFPD, 6/16/17).
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The Cloverdale Police Department is currently working on the development of a new,
replacement police station in downtown Cloverdale. The new station would be
approximately twice as large as the current station and would provide for additional office
space for a new code enforcement office to ensure that future cannabis operations would
comply with the new ordinance. The environmental impacts of constructing a replacement
station would be addressed in a separate CEQA-level report that is planned to be conducted
by the City of Cloverdale. It is anticipated that impacts to the Police Department would be
less-than-significant.
Future commercial cannabis operators would also be required to have a Site Security Plan
approved by the Cloverdale Police Department to ensure on-site safety of each operation.
Cannabis operations would also be required to install and maintain on-site security cameras
as an additional safety precaution.
Maintenance of local roads and other public facilities would be provided by the City of
Cloverdale and would be funded by City property taxes and fees paid by cannabis operators.
There would be no changes to electrical, natural gas or telecommunication services.
Overall, impacts to public services would be less-than-significant or there would be no
impact.
For impacts to parks, refer to item 15, below.

15. Recreation
Environmental Setting
Parks maintained by the City of Cloverdale include City Park is located at 450 W. Second Street,
Clover Springs park in southwestern Cloverdale, Furber Park located at 298 Elbridge Avenue,
Tarman Park located at 45 Clark Street, Vintage Meadows Park and the City pool is located at 205
West First Street.
The City of Cloverdale and Sonoma County Regional Parks Department operate Cloverdale River
Park located at 31820 McCray Road on the west bank of the Russian River.
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Project Impacts

Environmental Issue

Recreation - Would the proposal:

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigated

Less
Than
Significant
Impact

No
Impact

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

X

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

X

Discussion
a-b) No Impact. The proposed project would not significantly impact the existing City of
Cloverdale recreational facilities or regional park facilities, such that the facilities would
be substantially degraded. The draft Ordinance would prohibit the location of commercial
cannabis dispensaries within 200 feet of a local park so that there would be no impact on
local City parks.

16. Traffic and Transportation
Environmental Setting
Regional access to Cloverdale is provided by the US 101 freeway that links northern and Southern
California and continues north to Oregon.
Locally, major north-south streets include Cloverdale Boulevard, Asti Road, Franklin Street and
Foothill Boulevard. Major east-west streets include First Street, Third Street, Healdsburg Avenue,
Brookside Drive and Treadway Boulevard.
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The 2008 General Plan EIR analyzed the future buildout of General Plan land uses set forth in the
General Plan and found that most intersections in the community would operate at acceptable
levels of service during morning and afternoon peak hours (Level of Service C or better). A
number of key intersections were anticipated to fall below that standard and transportation
impacts were deemed to be significant, but mitigation measures included as policies in the
General Plan were deemed adequate to reduce such impacts to a less-than-significant level.
Generally, these intersections were at interchanges with local roads and the US 101 freeway,
although one intersection was Cloverdale Boulevard and Healdsburg Avenue.
Public transportation to the City of Cloverdale is provided by the Sonoma County Transit Agency
(SCTA). SCTA provides regional service to communities to the south and an intercity Cloverdale
Shuttle for local trips.
Existing railroad tracks are located just west of Asti Road, these tracks are presently not in use
but are planned for future SMART train operations. A station has been constructed along the
tracks but is not currently used.
Existing bicycle lanes are found along Asti Road, Foothill Boulevard, Treadway Drive and Citrus
Fair Drive.
Cloverdale Municipal Airport has been constructed southeast of Cloverdale,
Project Impacts

Environmental Issue

Potentially
Significant
Impact

Traffic and Transportation Would the proposal:

Potentially
Significant
Unless
Mitigated

Less
Than
Significant
Impact

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

X

b. Exceed, either
individually or

X
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cumulatively, a level of
service standard
established by the
county congestion
management agency for
designated roads or
highways?
c. Result in a change in air
traffic patterns, including
either an increase in
traffic levels or a change
in location that results in
substantial safety risks?

X

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

X

e. Result in inadequate
emergency access?

X

f) Conflict with adopted
policies, plans, or
programs supporting
alternative
transportation (e.g., bus
turnouts, bicycle racks)?

X

Discussion
a, b) Less-than-Significant Impact. As noted in the Project Description section of this Initial
Study, there would be conversion of existing buildings to accommodate personal and
commercial cannabis operations. Construction of new industrial and commercial
buildings is also anticipated to accommodate future cultivation, manufacture, storage,
testing and distribution of cannabis products. No specific sites for future cannabis
operations have been identified of this writing. Future commencement of cannabis
operations will be required to be consistent with the Cloverdale General Plan to ensure
that land use standard will be met, which also includes overall peak hour trip generation.
With adherence to General Plan land use densities and standards, traffic and
transportation impacts to local and regional roadways would be less-than-significant.
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Future development of cannabis operations in the City would be subject the City’s Streets
and Thoroughfare Development Impact Fee. These fees provide for cumulative
improvements of the roadway system to accommodate citywide traffic needs at ultimate
General Plan build out.
c)

No Impact. As noted in the Environmental Setting section of this Initial Study, no public
or private airports or airstrips exist near the City’s industrial area, which would likely be
the portion of the City where commercial cannabis manufacturing, storage, distribution
and testing would occur.

d, e)

No Impact. Future cannabis-related development would be reviewed by the Cloverdale
Planning and Public Works Departments to ensure that no traffic hazards would be
created or worsened by such development. The reviews would include the location and
width of new private driveways, creation of sight-line impacts, potential blockage of
emergency access routes and similar items. No impacts are anticipated with respect to
this topic.

f)

No Impact. Future development would be consistent with the Cloverdale General Plan,
and would not conflict with any City policies or programs supporting alternative
transportation modes. No impacts would result.

17. Utilities and Service Systems
Environmental Setting
Properties in Cloverdale receive public utilities from the following sources:
• Water supply. City of Cloverdale.
• Sewage collection. City of Cloverdale.
• Sewage treatment and disposal. City of Cloverdale
• Storm drainage. City of Cloverdale.
• Solid waste & recycling service. Republic Industries.
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Project Impacts

Environmental Issue

Potentially
Significant
Impact

Utilities and Service Systems - Would the project
a) Exceed wastewater treatment
requirements of the
applicable Regional Water
Quality Control Board
b) Require or result in the
construction of new water or
wastewater treatment
facilities or expansion of
existing facilities, the
construction of which could
cause significant
environmental effects?
c) Require or result in the
construction of new storm
water drainage facilities or
expansion of existing
facilities, the construction of
which could cause significant
environmental effects?
d) Have sufficient water supplies
available to serve the project
from existing water
entitlements and resources,
or are new or expanded
entitlements needed?
e) Result in a determination by
the wastewater treatment
provider which serves or
may serve the project that it
has adequate capacity to
serve the project’s projected
demand in addition to the
providers existing
commitments?
f) Be served by a landfill with
sufficient permitted capacity
to accommodate the
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project’s solid waste disposal
needs?
g) Comply with federal, state
and local statutes and
regulations related to solid
waste?

X

Discussion
a) No impact. As documented in the Hydrology and Water Quality section of this Initial Study,
the draft cannabis ordinance would require runoff and stormwater control measures to
ensure that no significant quantities of polluted runoff would occur from individual
cannabis sites. This, no wastewater requirements would be exceeded.
b)

Less-than-Significant. The demand for new water or wastewater service from the City will
be assessed when CP applications are submitted to the City. If required, the Public Works
Department would require new or upgraded services at that time.
Similarly, in terms of wastewater treatment and disposal, a report prepared by the City of
Cloverdale in late 2014 (2014 Infrastructure and Public Service Audit, 10/15/14)
documented that the City’s wastewater treatment plant is permitted by the Regional Water
Quality to treat up to 1.0 million gallons of wastewater per day (mgd) during average-day
dry weather periods. The peak treatment capacity is permitted to be 2.2 mgd. The City is
permitted up to treat 8.25 mgd during wet weather periods. As of late 2014, the treatment
plant was processing 0.55 mgd on an average day and 1.4 mgd during peak conditions. The
peak wet weather flow was documented at 4.1 mgd during the same time period. Treated
wastewater is transported to municipal ponds adjacent to the Russian River where treated
effluent can percolate into the soil or evaporate into the atmosphere. Disposal of treated
wastewater is based on the City’s permitted treatment capacity and there is currently no
issue with disposal capacity. Thus, there is adequate wastewater treatment and disposal
capacity available to serve future cannabis operations without the need for new or
expanded facilities. Also, as required by the City’s draft Cannabis Ordinance, future
applicants for CPs will be required to provide documentation to the Cloverdale City
Engineer that adequate wastewater service is available from the City to accommodate the
estimated amount of wastewater to be generated by the specific operation.
Based on the above analysis, anticipated impacts to the City’s wastewater system are
expected to be less-than-significant.

c)

Refer to the Hydrology section of this Initial Study for a discussion of drainage facilities.

d)

Less-than-Significant. Future cannabis operations in Cloverdale would use municipal water
for cultivation, manufacturing, testing and related uses. The City relies on pumped
groundwater from the Russian River as a major source of domestic and fire-fighting water.
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In 2014, the City completed construction of two new wells to augment the municipal supply.
The City also completed other improvements to extend the supply.
In 2014, the City completed an infrastructure audit of the water system that documented
an estimated “surplus” of approximately 392,000 gallons per day of unallocated water that
could support future cannabis operations. In addition, existing occupied buildings that are
not used for cannabis could be converted to cannabis uses which would not result in
additional demand on the local water system.
The draft cannabis Ordinance requires future applicants for CPs to provide documentation
for the approval of the Cloverdale City Engineer that a sufficient water supply is available
to serve the proposed cannabis use and that such proposed use would not deplete the local
groundwater supply. If the applicant fails to demonstrate the availability of water, the CP
application may not be approved.
Overall, subject to the findings, no new or expanded water facilities would be needed to
serve future cannabis operations.
f, g) Less-than-Significant. Construction of future cannabis development would result in a slight
increase in the amount of solid waste generated that would be accommodated in local and
regional landfill facilities. The draft cannabis operation requires CP applicants to submit a
Waste Management Plan to estimate the quantities and types of estimated waste materials
and develop methods to dispose of or recycle wastes in a manner consistent with City
requirements. The proposed project would have no impact with regard to federal, state or
local statutes or laws governing solid waste.
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18. Mandatory Findings of Significance

Environmental Issue

a) Does the project have the
potential to degrade the
quality of the environment,
substantially reduce the
habitat of a fish or wildlife
species, cause a fish or wildlife
population to drop below selfsustaining levels, threaten to
eliminate a plant or animal
community, reduce the
number of or restrict the
range of a rare or endangered
plant or animal or eliminate
important examples of the
major periods of California
history or prehistory?
b) Does the project have the
potential to achieve shortterm, to the disadvantage of
long-term, environmental
goals?
c) Does the project have impacts
that are individually limited,
but cumulatively
considerable?
d) Does the project have
environmental effects which
will cause substantial adverse
effects on human beings,
either directly or indirectly?
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Discussion
a-b) The project does not have the potential to degrade the quality of the environment,
substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels, threaten to eliminate a plant or animal
community, reduce the number or restrict the range of a rare or endangered plant or animal
or eliminate important examples of the major periods of California history or prehistory.
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The project is located on property not involving a creek, stream or other waterway, nor is
the area identified as having populations of wildlife.
c)

All cumulative impacts related to air quality, biological resources, energy use, hydrology
and water quality, noise, waste management, wastewater discharge and water supply are
either less than significant through strict application of operational standards or less than
significant and do not require any mitigation. Given the anticipated implementation of the
Cannabis Ordinance and its impacts, the incremental effects of this project are not
considerable relative to the effects of past, current, and probable future projects.
Therefore, the project would not result in cumulatively considerable impacts on these
areas. Therefore, the project would not result in environmental effects that cause
substantial adverse effects on human beings either directly or indirectly. Impacts would be
less than significant. Furthermore, there are sufficient public facilities to serve the proposed
future development associated with implementation of the Cannabis Ordinance.

d)

The project will not have direct nor indirect environmental effects on human beings. Noise
and other impacts from the development will be minimal and within the thresholds set
forth in the General Plan.
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City of Cloverdale
Cannabis Ordinance Project
August 2017
Response to Environmental Comments
Introduction
The proposed project includes an amendment to the City of Cloverdale Municipal
Code to allow the cultivation, propagation, manufacturing, testing storage, delivery
and sale of cannabis. It sets forth development standards for cannabis production,
manufacturing and related activities and requires issuance of a Cannabis Permit (CP)
from the City prior to undertaking any of the regulated activities.
The City of Cloverdale circulated an Initial Study and draft Negative Declaration (ND)
on July 1, 2017 for a 30-day public review period that ended on July 30, 2017.
CEQA does not require the City to prepare written responses to comments received on
a Negative Declaration. The City has nevertheless prepared these written responses
because of the public interest in the project and to resolve any confusion or
misperceptions about the current project.
Comments Received For Initial IS/ND
The following comment letters were received by the City during the 30-day
comment period.

Commenter

Date

Federal Agencies
none

1.1
1.2
1.3

State Agencies
Office of Planning and Research
California Department of
Transportation
California Department of Fish &
Wildlife

7/31/17
7/27/17
7/31/17
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Cannabis Ordinance Project

Local Agencies
none
Interested Persons/Organizations
none
Copies of these letters with City responses follow.
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Letter 1) State of California Office of Planning and Research, State Clearinghouse
Response: This comment is acknowledged and no additional response is required.
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Letter 2) State of California Department of Transportation (Caltrans)
Response 2.1: The comment about the proposed ordinance and cannabis regulations are
noted and no further response is necessary.
Response 2.2: The City of Cloverdale acknowledges it is the Lead Agency for this
project and will be responsible for any environmental mitigation measures for followon cannabis projects that could be permitted, should the cannabis ordinance be
approved and implemented. This would include transportation mitigation measures as
may be necessary.
Response 2.3: The commenter requests completion of a traffic impact analysis for future
cannabis-related projects that would include an estimate of project traffic, mitigation
measures for reducing trips on the local and regional transportation network,
addressing safety issues and impacts to pedestrians, bicyclists and transit.
The City of Cloverdale will require a traffic analysis if any future development
proposals require an amendment to the adopted General Plan. Traffic and
transportation impacts of building out land uses included in the current General Plan
were addressed in an Environmental Impact Report (EIR), certified by the Cloverdale
City Council. That EIR addressed a full range of traffic and transportation impacts as
requested by the commenter.
Response 2.4: The commenter’s request for the City to implement Transportation
Demand Management (TDM) measures on future cannabis projects is noted. The City of
Cloverdale will consider the specific traffic reduction measures noted by the
commenter.
Response 2.5: As requested by the commenter, the City would condition future
cannabis projects to provide connections to bicycle lanes and trails, sidewalks
and other non-vehicular transportation facilities, as appropriate. The City of
Cloverdale normally and customarily includes a review of development projects,
including cannabis projects, on pedestrian, bicycle and transit facilities.
Response 2.6: The City of Cloverdale will require that all future projects allowed
under the proposed cannabis ordinance will pay all mandated City
transportation impact fees.
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Response 2.7: The City acknowledges that oversized loads on state roadways
require transportation permits issued by Caltrans.
Response 2.8: The City acknowledges that any work in a state right-of-way
requires issuance of an encroachment permit issued by Caltrans.
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Letter 3: California Department of Fish and Wildlife
Response 3.1 The City of Cloverdale acknowledges that future permits are
required from various state agencies. It would be the responsibility of individual
applicants to request and receive such permits from State agencies, as may be
required.
Response 3.2: In response to the commenters request for a full biological analysis of
project impacts on special-status species and sensitive habitats, the ND/Initial Study has
been prepared to review a proposed policy document, the Cloverdale Cannabis
Ordinance, not development projects. No applications have been submitted to the City
for an individual site-specific cannabis operation. Therefore, the request for a detailed
analysis of biological impacts for future development projects is premature and would
occur when an actual application is submitted and evaluated by the City.
The City also notes that, for many potential future sites, biological impacts on specialstatus species and their respective habitats have already been evaluated in the City’s
General Plan Environmental Impact Report. To the extent that future cannabis
operations would occur on sites that do not require an amendment to the General Plan,
no further biological analysis is needed. If an amendment to the General Plan is
requested to accommodate a future cannabis use, CEQA review would be required
which would include a biological analysis, depending on the specific individual site.
Response 3.3: The comment that additional state permits may be required for certain
follow-on projects near bodies of water is noted. It would be the responsibility of
individual applicants to obtain such permits as needed. Future applicants would also
need to satisfy CEQA requirements with such state permits.
Response 3.4: The City of Cloverdale acknowledges that future individual cannabis
projects are subject to the requirement of the California Endangered Species Act
(CESA). It would be the responsibility of future applications for cannabis operations to
ensure compliance with this requirement.
Response 3.5: Regarding future water use for cannabis cultivation and other operations,
the City’s draft Ordinance requires that an adequate water supply for the operation be
disclosed at the time a Cannabis Permit is requested from the City.

