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CANNABIS USE PERMIT PJR-420
APPLICATION REQUIREMENTS

PURPOSE: This handout provides a checklist for applicants indicating all the requirements for a complete
application for a cannabis use permit, for both cultivation and visitor serving activities. Ensuring a
complete application on the initial submittal can significantly expedite permit processing. A Use Permit is
required for cannabis cultivation, centralized processing, and visitor-serving activities in the Diverse
Agriculture (DA), Land Extensive Agriculture (LEA), Land Intensive Agriculture (LIA) and Resources and
Rural Development (RRD) zones. Uses accessory to cultivation (e.g., farm retail, onsite processing) should
be included in the cultivation Use Permit project description. A Use Permit is also required for cannabis
cultivation in the Industrial (MP-Industrial Park, M1-Limited Urban Industrial, M2-Heavy Industrial and
M3-Limited Rural Industrial) zones when municipal sewer or water are not available to support the use.

ATTENTION: An annual Cannabis Business License is required for all cannabis operations.

USE PERMIT PROCEDURE: After an application is accepted and the initial fee deposit is paid, the
application will be assigned to a project planner. The assigned planner will review the application for
completeness and if more information is necessary, the planner will send an incomplete letter within 30
days. During completeness review, the application will be sent on referral to various Permit Sonoma
Divisions, County departments, and State agencies for review, comments, and conditions. The application
will also be sent on referral to the Northwest Information Center for review of cultural and historic
resources and to tribal governments for review of tribal cultural resources (see Item 7 below, for
additional details).

In compliance with the California Environmental Quality Act (CEQA), a Program Environmental Impact
Report (EIR) was certified by the Board of Supervisors for the Cannabis Program Update. A Program EIR
allows opportunities for streamlined permitting and CEQA compliance where discretionary permits are
required for individual projects. Under CEQA Guidelines Section 15168, later activities (i.e., individual
permit applications) can be examined in light of the Program EIR. If the potential effects of the permit
application were already examined in the EIR (known as being within the scope), then no subsequent
environmental review is required. Permit Sonoma will use a checklist to determine whether the permit
application is within the scope of the Program EIR. Applicable mitigation measures identified in the
Program EIR will be incorporated into the permit through operational standards or conditions of approval.
The Mitigation Monitoring and Reporting Program (MMRP) is linked here. Mitigation measures
referenced below in the application checklist that apply to application submittal are provided at the end
of this form.

After the environmental review is completed, the planner will prepare the project for a public hearing
before the Zoning Administrator or the Planning Commission. A notice of the public hearing will be posted
at the property, sent to property owners within 1,000 feet of the site, and sent to any other interested
parties. At the public hearing, all interested persons are given an opportunity to comment on the
proposed use permit. Any decision by the Zoning Administrator or Planning Commission may be appealed
within 10 days of the decision. Appeals of Zoning Administrator decisions are heard by the Planning
Commission; appeals of Planning Commission decisions are heard by the Board of Supervisors.
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REQUIRED APPLICATION MATERIALS:

Applications for cannabis uses must be submitted electronically via email.

A complete application must include all of the following:

1.

o u kW

1 Planning Application. (PJR-001) Signed by the applicant and all property owners. If the
owner or applicant is a corporation, documents identifying the officers of the corporation
must also be submitted.

ATTENTION: A property owner will be held responsible, along with a cannabis operator, for
any unpaid charges incurred by an operator associated with cannabis activities located on the
property, regardless of whether the property owner and operator contract otherwise. Such
charges include abatement costs and civil penalties for code violations (and responsibility for
abating violations), cannabis business taxes, and penalties, interest, and fees for non-payment
of cannabis business taxes. In addition to any other remedies available under the law to
collect an unpaid amount required to be paid to the County, the County may record on the
property a certificate of lien for taxes and associated penalties, interest, and fees, or an
abatement lien for abatements costs associated with a code violation. For more information,
see Sonoma County Code Section 1-7 et seq. (Enforcement) and Chapter 35 (Cannabis
Business Tax Ordinance).

I Indemnification Agreement. (PJR-011) Signed by the applicant and property owner.
[] At-Cost Project Reimbursement. (PJR-095)
1 Trip Generation Form. (PJR-127)

[] Use Permit Application Requirements. (PJR-010) This form includes guidelines for the
preparation of project descriptions for use permit applications.

[ Proposal Statement. A detailed written description of the current and proposed uses of
the property following the outline below. A thorough and quantified project description is
required for a complete application and will facilitate the permit process.

a. Description of the Property and Existing uses on site
1 Describe any existing agricultural, commercial, industrial, and residential uses.
[ List all existing structures and uses of these structures.

1 Is the project subject to a Land Conservation (Williamson) Act Contract? If so, provide
a copy of the contract and the Landowners Statement of Compliance Form PJR-049.

1 What is the Fire Hazard Severity Zone of the property? This information can be found
on the Cannabis Site Evaluation map viewer, under the Fire layer list. In the Very High Fire
Hazard Severity Zone in both the Local and State Responsibility Areas (LRA & SRA),
cannabis uses are limited to outdoor cultivation and accessory processing only, consistent
with Mitigation Measure 3.17-1a.

[1 Wastewater. Please indicate if the project parcel is served by an onsite septic system
or connected to sewer.

b. Description of the Proposed Cannabis Use. Specifically detail how the operation meets
all of the Standards in Section 26-18-125 of the Sonoma County Code including, but not
limited to, the following information:


https://permitsonoma.org/divisions/planning/electronicplanningapplications#via-email
https://permitsonoma.org/Microsites/Permit%20Sonoma/Documents/Instructions%20and%20Forms/_PJR%20Project%20Review/PJR-001-Planning-Application.pdf
https://permitsonoma.org/Microsites/Permit%20Sonoma/Documents/Instructions%20and%20Forms/_PJR%20Project%20Review/PJR-011-Indemnification-Agreement.pdf
https://permitsonoma.org/Microsites/Permit%20Sonoma/Documents/Instructions%20and%20Forms/_PJR%20Project%20Review/PJR-095-At-Cost-Project-Reimbursement.pdf
https://permitsonoma.org/Microsites/Permit%20Sonoma/Documents/Archive/Forms/_PJR%20Project%20Review/PJR-127-Cannabis-Trip-Generation-Form.pdf
https://permitsonoma.org/instructionsandforms/pjr-010usepermitapplicationrequirements
https://permitsonoma.org/Microsites/Permit%20Sonoma/Documents/Instructions%20and%20Forms/_PJR%20Project%20Review/PJR-049-Landowners-Statement-of-Compliance-with-the-Williamson-Act.pdf

[1 Cultivation Types. Describe the types of cultivation (indoor, outdoor, mixed light,
wholesale nursery), and square footage of each type.

[0 Centralized Processing. If applicable, describe the proposed centralized processing
operation, including the structures to be used. Describe the size and scale of the
operation.

[1 Accessory Uses. Describe proposed accessory uses (e.g., propagation of vegetative
materials, research and development, processing, manufacturing, packaging and labeling,
self-transport, farm retail).

(1 Structures. ldentify structures proposed for the use. Does anything need to be
legalized? (Structures may require an occupancy change and upgrades for commercial
use: e.g.: fire sprinklers, ADA requirements, etc.). Are permanent or temporary hoop
houses proposed? If a hoop house is visible from a public vantage point, any covering
used must be non-reflective. If applicable, describe how the project will comply with this
standard.

1 Odor Control. Describe the odor control measures to be used for any structures
containing cannabis. A structure containing cannabis must be equipped with a filtration
and ventilation system to control odors, humidity, and mold, except for structures
containing only prepackaged cannabis products. The air filtration system shall be
sufficient to prevent internal odors from being emitted externally and must rely on
activated carbon filtration, negative ion generation, ozone generation, or other odor
control mechanisms demonstrated to achieve the same odor reductions so that odors are
not detectable outside the structure, consistent with Mitigation Measure 3.3-4a.

1 Conversion of Timberland. Will timberland be removed to facilitate the proposed
operation?

[0 Grading and Access. Describe the slope of the cultivation site, existing access, and
proposed access improvements. If grading of the site is necessary to accommodate the
use, include this information.

1 Energy Use. Describe the energy sources for the project. Electrical power used for a
cultivation site must be provided by on-grid power with 100% renewable source or on-
site zero renewable energy generation, or a combination of the two.

1 Number of Employees (full time and seasonal).

[0 Stormwater Management Plan (Best Management Practices for Cannabis Cultivation).
Please describe how the proposed project will comply with the BMPs.

1 Fire Prevention Plan. Submit a Fire Prevention Plan which demonstrates compliance
with Mitigation Measure 3.17-1d.

1 Lighting Plan. Submit a lighting plan that demonstrates compliance with the lighting
and glare standards outlined in Mitigation Measure 3.1-4b. The plan must describe the
type of lighting and include a site plan showing the location of all exterior lighting, and
must also describe methods proposed to contain all interior lighting within a structure,
including permanent hoop houses.

Technical Studies. Submittal of the following technical studies is required for a complete
application.

1 Biotic Resource Assessment. The Biotic Resource Assessment must be prepared by a
qualified Biologist and demonstrate compliance with the applicable Mitigation Measures
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https://sonomacounty.gov/natural-resources/agriculture-weights-and-measures/divisions/agricultural-division/ordinances-and-best-management-practices/best-management-practices-cannabis-cultivation

10.

3.4-1a and 3.4-1c. Depending on the results of the Biotic Resource Assessment, additional
Mitigation Measures may be applied to the project.

[ Cultural Resource Pre-Approval Evaluation. The applicant must retain an archaeologist
who meets the Secretary of the Interior’s professional standards in archaeology to
conduct a site-specific survey of the area and prepare a cultural resource survey report.
Mitigation Measure 3.5-2a outlines the survey methodology and Sacred Lands Inventory
search requirements.

1 Historic Resources. If applicable, consistent with Mitigation Measure 3.5-1, applicants
must identify and evaluate all historic age (over 45 years in age) buildings and structures
that are proposed to be removed or modified as part of the cannabis operation.

[0 VMT Analysis. Project sites which are located outside of VMT efficient areas as
identified in Figure 3.14-1 of the Program EIR or are not a qualifying project in proximity
to transit, must conduct a project level VMT analysis and identify VMT impacts associated
with the project consistent with Mitigation Measure 3.14-2.

[0 Hydrogeological Report. Dependent on the water source proposed for irrigation, a
hydrogeological report may be required consistent with Mitigation Measure 3.10-2a.
Submit the attached supplemental application regarding water use to assist Permit
Sonoma staff in determining the type and requirements of the hydrogeological report.

[1 Noise Analysis. If applicable, the applicant must prepare a Noise Analysis for projects
where construction is anticipated to last one year or more consistent with Mitigation
Measure 3.12-1b.

L] Photographs, including aerials, of the proposed development site, if available.

[1 Site plan. If the existing site is to be greatly modified by the proposed project (removal of
existing buildings or vegetation), both an existing site plan and a proposed site plan are
required. Preparation of the site plan by a professional draftsperson, architect, or engineer is
strongly recommended.

All Site plans shall meet the Minimum Site Plan Requirements for Planning Applications (Form
PJR-129) and include the following (if applicable):

[ Setbacks (see Section 26-18-125(C)(4)(c)), show the following setbacks measured from
the nearest edge of the cannabis premises:

1 Property line Setbacks

[ Residential Land Use Setback

1 Offsite Residential & Agricultural Use Setback
L Incorporated City Setback

O] Sensitive use Setback

[ Common Ownership Setback Waiver. If a common ownership waiver is
requested for the offsite residential or agricultural use setback, submit ownership
documents (i.e., deed or title report) for each property that clearly demonstrate
ownership title is held in the same name.

1 Restrooms (Portable or fixed ADA). Technical Bulletin B-46, provides information
regarding the permitting requirements for proper handling of domestic waste related to
various types of cannabis operations.



https://permitsonoma.org/instructionsandforms/pjr-129siteplanrequirementsforplanningapplications
https://permitsonoma.org/instructionsandforms/pjr-129siteplanrequirementsforplanningapplications
https://permitsonoma.org/divisions/engineeringandconstruction/building/technicalbulletins/b-462020cannabiscultivationandrestrooms

1 Existing Structures. Show all existing structures, clearly labeled with the proposed use
(if to be used in the operation) or the existing use to be maintained (if not to be used in
the operation).

[ Cultivation canopy to flower.
[0 Wholesale Nursery (non-flowering plant materials and seeds).
1 Propagation area(s) (non-flowering plant material for on-site use).

1 Research and Development (R&D) area(s) (for research and development of cannabis,
strains, and cultivars for on-site use).

[ Area(s) and structures where pesticides and other agricultural chemicals, fuels, or
other hazardous materials will be stored.

[0 Areas where composting of green waste will occur.

[ Holding area for cannabis scheduled for destruction.

O Area(s) and structures where cannabis will be processed.
[ Area(s) for non-compostable refuse.

[ Area(s) where harvested cannabis will be stored.

O New fencing. (If proposed, not required) The following fencing materials are prohibited
within County-designated scenic landscapes, scenic corridors, and community separators:
solid fencing including wood, masonry, and chain link covered with privacy cloth.

[0 Locations and sizes of water tanks and storage for irrigation and fire suppression
purposes.

11. Visitor Serving Activities (i.e., Cannabis Events). Cannabis visitor-serving activities are
agricultural promotional events allowed with a Use Permit under Section 26-18-128 and can
be permitted as part of a cannabis use permit or as a standalone use. An application for these
activities must describe how the proposed use meets the standards outlined in Section 26-
18-128.

[ Size and frequency of activities proposed
[ Hours of Operation
O Parking & Traffic Management Plan. Indicate if the use of shuttles is proposed.

O If onsite consumption is proposed, include this information in the project proposal. Show
the designated outdoor smoking area on the site plan.

12. [J Filing fee — see the current Permit Sonoma Project Review Fee Schedule.

APPLICANTS PROVIDING FALSE OR MISLEADING INFORMATION IN THE PERMITTING PROCESS WILL
RESULT IN REJECTION OF THE APPLICATION OR NULLIFICATION OR REVOCATION OF ANY ISSUED
PERMIT.


https://permitsonoma.org/permitservices/permitguidelinesanddocuments/feeschedules

Supplemental Application — Cannabis Use Permit
Water Use

Consistent with Mitigation Measure 3.10-2a, proof and documentation of water availability will be
dependent on the proposed water source. Please submit the following to assist Permit Sonoma staff in
determining the appropriate documentation required for your application.

Estimated water use in gallons for each month separated by source of water:

Municipal

Recycled

Surface

Groundwater

Total

Water source (check all that apply):
[ ] Municipal source (Must attach documentation)
|:| Recycled water (Must attach documentation of source and permitted storage facility.)

|:| Surface water (Must attach documentation of water rights.)

|:| Well water / Groundwater Zone:
If using groundwater on any parcel, is the well located in a high or medium priority basin as defined by the
State Department of Water Resources? [ | Yes [ ] No

If using groundwater on any parcel, can the project demonstrate no net increase in groundwater production at
thesite? [ ] Yes [ ] No

If using groundwater, must attach a signed and notarized easement provided by Permit Sonoma, allowing

access to Sonoma County personnel, which the County will record on your behalf.

Is the project well equipped with a meter and sounding tube or other water level sounding device?

|:| Yes |:| No

If yes, describe:

Describe your wastewater management plan (how will you manage storm and wastewater to prevent the
movement of nutrients, sediment, and other contaminants either on site or sanitary sewer):

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Total




Mitigation Measures, Cannabis Programmatic EIR

The following Mitigation Measures from the Cannabis Programmatic EIR apply to application submittal
requirements. The complete text of each measure referenced in the above checklist is provided below. Additional
Mitigation Measures may be applied to the project during application processing.

Mitigation Measure 3.1-4b (ZPC, UPC, DRH): Implement New Light and Glare Requirements
The following mitigation measures would be imposed through the zoning permit, use permit, and design review
with hearing processes:

>

>

>

A lighting plan must be submitted for new cannabis uses that are subject to a use permit or design review
with hearing. The lighting plan must demonstrate compliance with the following standards.
Lighting Standards.
= All exterior lighting shall be “Dark-sky” compliant and fully shielded to avoid nighttime light
pollution per guidance provided by the International Dark Sky Association (www.darksky.org).
= Lighting shall be fully shielded to prevent nighttime light pollution.
=  Lighting shall be downward facing, located at the lowest possible point to the ground to prevent
spill over onto adjacent properties, glare, nighttime light pollution and unnecessary glow in the
night sky.
= Light fixtures shall not be located at the periphery of the property and shall not reflect off
structures. Security lighting shall be put on motion sensors.
= Uplights are not permitted; flood lights are permitted only for temporary use in fields during
harvest.
= Signs that emit light are prohibited and lights used to illuminate signs shall be shielded to prevent
light spill beyond the sign and not exceed a total light output of 1000 lumens.
= Light fixtures emitting over 1000 lumens are prohibited except where needed for agriculture,
commercial fishing, and first responders.
= Total illuminance created by artificial lighting, shall not exceed 1.0 lux at the property line. Color
temperature of exterior light sources shall be 3000 Kelvin or lower.
Glare Standards.
= All glass used on building exteriors must have a visible light reflectance of no more than 15%.
= Glass with a visible light reflectance greater than 10% must incorporate glare mitigation
strategies, including but not limited to exterior shading devices or non-reflective coatings.
= (Certification from the glass manufacturer verifying compliance with reflectance limits must be
provided with the building permit application.
= Reflectance data and specifications for all exterior glass must be included in the permit
documentation.

Mitigation Measure 3.3-4a: Implement Additional Measures to Minimize Odors from Cultivation and Handling of
Harvested Cannabis

>

A structure containing cannabis must be equipped with a filtration and ventilation system to control
odors, humidity, and mold, except for structures containing only prepackaged cannabis products. The air
filtration system shall be sufficient to prevent internal odors from being emitted externally and must rely
on activated carbon filtration, negative ion generation, ozone generation, or other odor control
mechanisms demonstrated to achieve the same odor reductions so that odors are not detectable outside
the structure.

Mitigation Measure 3.4-1a (DRH or UPC): Conduct Biological Resource Assessment Consisting of Pre-Application
Biological Surveys and Project Level Analysis

Sonoma County shall require the following mitigation measures for cannabis project applications subject to a use
permit or design review hearing.

>

A biotic resource assessment must be prepared to determine the presence of biological resources within a
project site. The biotic resource assessment will include a biological survey and project-level analysis,
which shall be conducted by a qualified biologist. The survey area shall include the proposed disturbance
area for the proposed cannabis premises and supporting improvements outside of the premises, including
areas of anticipated construction, grading, other ground disturbance, or vegetation removal as well as
staging areas, areas of anticipated light or noise impacts, ingress and egress routes, and utility routes. The
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survey area shall be large enough to encompass areas subject to both direct and indirect impacts. The
qualified biologist shall assess the habitat suitability of the proposed disturbance area for all special-status
plants, special-status wildlife, and sensitive habitats identified as having potential to occur in the County.
This shall include an analysis of the late successional forest habitat present within the Program Area, if
applicable (see “Late Successional Forest” under Section 3.4.2 above) to determine if there is old-growth
habitat present within the proposed disturbance area (see Mature and Old-Growth Forests: Definition,
Identification, and Initial Inventory on Lands Managed by the Forest Service and Bureau of Land
Management, Appendix 1, Pacific Southwest Region [Region 5] [USFS 2023] to determine what qualifies
as old-growth). The qualified biologist shall also assess the habitat suitability of the proposed disturbance
area for all invasive species, as well as record locations of invasive species if they are observed during the
survey. The biotic resource assessment must include sufficient evidence to support a conclusion as to
whether special-status species and sensitive habitats are present or are likely to occur in the proposed
disturbance area. At a minimum, the biotic resource assessment report shall include:
= date, time, and weather conditions during the survey;
= adescription and explanation of whether the site conditions are considered typical or atypical;
= amap depicting the proposed disturbance area and the unique, rare, and special-status species,
sensitive habitats, or sensitive natural communities found;
=  avegetation map of the proposed disturbance area using the National Vegetation Classification
System (e.g., A Manual of California Vegetation) and an associated table, including acreage of
vegetation types that could be adversely affected by project implementation by also checking the
Vital Lands Initiative priority are for vegetation communities (Sonoma County Ag + Open Space
2024);
= aspecial-status species table generated from review of the CNDDB, the California Native Plant
Society Inventory of Rare and Endangered Plants, lists maintained by USFWS, and the most
recent, best-available range information for special-status species;
= alist of wildlife movement corridors present in the project area as well as footprint (i.e., area) of
corridors, checking at least the following sources: Sonoma County General Plan (Habitat
Connectivity Corridors), Sonoma County Ag + Open Space Vital Lands Initiative, and the
Conservation Lands Network;
= adescription of survey methods and any protocols utilized during the survey;
= alist of common and special-status species and habitats observed in the proposed disturbance
area; and
= alist of critical times of the year (e.g., migration season, nesting bird season) where nighttime
lighting mitigation measure would apply.
Following completion of the biotic resource assessment report, the qualified biologist shall submit the
report to Sonoma County Planning Department for review. If no special status species, sensitive habitat,
wetlands, or other waters are identified on an individual project site, no further mitigation is required.
If special-status species, sensitive habitats, or wetlands or other waters are present or have the potential
to be present, the qualified biologist developing the biotic resource assessment report shall include a
discussion of potential direct and indirect impacts (temporary and permanent) on these resources,
including identifying the project activities that would lead to impacts, and the appropriate biological
resource protection measures identified in Mitigation Measures 3.4-1b, 3.4-1c, 3.4-2a through 3.4-2q, 3.4-
4, 3.4-5, 3.4-6a through 3.4-6d, 3.4-6¢, 3.4-8 shall be implemented.

Mitigation Measure 3.4-1c (DRH or UPC): Implement Measures to Avoid Introduction or Spread of Invasive Plant
and Wildlife Species

If the biotic resources assessment (see Mitigation Measure 3.4-1a) determines that special-status plants are
present or potentially present on the proposed cannabis site (including cannabis premises and supporting
improvements outside of the premises), Sonoma County shall require the following standards through the design
review approval process for new construction in industrial and commercial zones and for new cannabis uses
requiring a use permit in agricultural and resources zones:

>

The application shall include identification of invasive plant species that occur on the site and where they
are located. After identifying what type of invasive species could be or are present on the project site, the
application shall identify specific measures to be employed for the removal of invasive species and on-site
management practices.



Invasive plant species (defined in the EIR, see Section 3.4.2 Environmental Setting, “Invasive Species”)
shall be removed from the site to the extent feasible, using measures appropriate to the species. For
example, species that cannot easily reroot, resprout, or disperse seeds may be left on site in a debris pile.
Species that resprout readily (e.g., English ivy) or disperse seeds (e.g., pampas grass) should be hauled off-
site and disposed of appropriately at a landfill site. A qualified botanist shall determine the appropriate
percent cover of invasive species to remove for the site and what type of restoration plantings shall be
appropriate for the site.
The site shall be monitored by a qualified botanist annually for 3 years or until the following success
criteria are met, whichever is longer:
= Cover of existing invasive plants has either decreased or remained unchanged, there are no new
infestations of invasive plants that existed on the site before project implementation, and there
are no new invasive plant species that were not present onsite before project implementation.
Heavy equipment and other machinery shall be inspected for the presence of invasive species before on-
site use, and shall be cleaned before entering the site, to reduce the risk of introducing invasive plant
species.
No nonnative fish species shall be introduced into ponds on project sites. This measure does not apply to
any activities conducted pursuant to the California Health and Safety Code, including mosquito control
activities conducted by local vector control agencies.
If storage ponds would be constructed, the applicant shall hire a qualified biologist to prepare an aquatic
invasive species management plan, which shall include details regarding monitoring for aquatic invasive
species, including bullfrogs, and appropriate measures for preventing establishment of these species and
controlling invasive species populations. The aquatic invasive species management plan shall be reviewed
and approved by Sonoma County prior to construction of stock ponds.

Mitigation Measure 3.5-1 (UPC and DRH): Implement Additional Measures to Protect Historical Resources
Sonoma County shall require the following mitigation measures for cannabis project applications subject to a use
permit or design review hearing.

>

For all historic-age (over 45-years in age) buildings and structures, projects involving interior alterations,
the addition of rooftop solar, or routine maintenance work, do not need evaluation of eligibility by an
architectural historian.

Applicants shall identify and evaluate all historic-age (over 45-years in age) buildings and structures that
are proposed to be removed or proposed to have modifications as part of cannabis operations. This must
include search results from the NWIC, preparation of an historic structure report and evaluation of
resources to determine their eligibility for recognition under state, federal, or County Local Official
Register of Historic Resources criteria. The evaluation shall be prepared by an architectural historian or
historical architect who meets the Secretary of the Interior’s Standards and Guidelines for Archeology and
Historic Preservation’s professional qualification standards. The evaluation shall comply with CEQA
Guidelines Section 15064.5(b) and, if federal funding or permits are required, with Section 106 of the
National Historic Preservation Act (NHPA) of 1966 (16 U.S.C., Section 470 et seq.).

If resources eligible for inclusion in the NRHP, CRHR, or local Official Register of Historic Resources are
identified, an assessment of impacts on these resources shall be included in the report, as well as detailed
measures to avoid impacts. If avoidance of a significant architectural/built-environment resource is not
feasible, additional mitigation options include, but are not limited to, specific design plans for historic
districts or plans for alteration or adaptive reuse of a historical resource that follows the Secretary of the
Interior’s Standards for the Treatment of Historic Properties with Guidelines for Preserving,
Rehabilitation, Restoring, and Reconstructing Historic Buildings.

Mitigation Measure 3.5-2a (UPC and DRH): Cultural Resource Pre-Approval Evaluation
Sonoma County shall require the following mitigation measures for cannabis project applications subject to a use
permit or design review hearing.

>

The applicant must retain an archaeologist who meets the Secretary of the Interior’s professional
standards in archaeology to conduct a site-specific survey of the area and prepare a cultural resource
survey report. The survey methodology (e.g., pedestrian survey, subsurface investigation) depends on
whether the area has a low, moderate, or high sensitivity for resources, which is based on whether the
records search and/or Native American consultation identifies archaeological resources near or within the
treatment area. The cultural resource survey report must also include a search of the Sacred Lands



Inventory that is maintained by the Native American Heritage Commission. The cultural resource survey
report must comply with the applicable state or local agency procedures and include recommendations
that must be implemented prior to and/or during construction to avoid or reduce impacts on
archaeological resources, to the extent that the resource’s physical constituents are preserved or their
destruction is offset by the recovery of scientifically consequential information. The report must include
whether archeological monitoring is required to ensure impacts to resources are avoided.

The County shall send a referral to the Northwest Information Center to perform a records search of
potential archeological or cultural resources contained in the California Historical Resources Information
System (CHRIS).

Mitigation Measure 3.10-2a (DRH and UPC): Implement Additional Measures to Protect Groundwater Resources
Sonoma County shall require the following mitigation measures for cannabis project applications subject to a use
permit or design review with hearing.

>

>

>

For projects that demonstrate no increase in groundwater production at a site, no further documentation
of water supply is required. Monitoring measures listed below would continue to apply
= |f the project well is within 500 feet of a stream where water use, streamflow records, and other
available information indicate streamflow is reduced below natural unimpaired levels, and
reduced flows impact aquatic habitat, as determined by the County professional engineer or
geologist. Zero net increase in groundwater use shall be established both annually and during the
dry season from May 1 — October 31.
For water supply wells located within Class 3 or 4 groundwater availability areas, no cannabis permit shall
be granted without meeting the following standards.
=  Proof of sufficient yield demonstrated through an 8-hour dry season well yield test with
sustained yield of 5 gallons per minute per 1 AFY of irrigation demand, plus sufficient yield for
other existing uses.
= A hydrogeologic report that meets the requirements set forth under Policy and Procedure 8-1-14
shall be prepared that contains supporting data and analysis to demonstrate that the onsite
groundwater supply is adequate to meet the proposed uses and cumulative projected land uses
in the area on a sustained basis, and that the operation will not: (1) result in or exacerbate an
overdraft condition in basin or aquifer; (2) result in reduction of critical flow in nearby streams;
or (3) result in well interference at offsite wells.
For water supply wells located within medium- and high-priority groundwater basins, a groundwater
report must be prepared in compliance with requirements set forth under Policy and Procedure 8-1-14.
The report must demonstrate the following standards for issuance of a cannabis permit:
= consistency with applicable sustainable groundwater management programs, and
= that the project does not decrease the likelihood of achieving sustainability in the underlying
basin.
For water supply wells located within upper portions of critical habitat watersheds identified in the 2015
SWRCB’s Emergency Information Order, and within the “Groundwater Sustainability Priority Areas”
adopted by the Sonoma Valley GSA, or as further updated, a cannabis permit may only be granted if the
report demonstrates that the cannabis use meets net zero groundwater standards consistent with Policy
and Procedure 8-2-2. For critical habitat watersheds, zero net increase in groundwater use shall be
established both annually and seasonally during the dry season from May 1 — October 31.
For all discretionary projects reliant on water supply wells for irrigation that are increasing net
groundwater use, a hydrogeologic report will be prepared in accordance with Policy and Procedure 8-1-14
if:
=  The project well is within 500 feet of a stream where water use, streamflow records, and other
available information indicate streamflow is reduced below natural unimpaired levels, and
reduced flows impact aquatic habitat, as determined by the County professional engineer or
geologist. The hydrogeologic report must establish no reduction of critical flow in nearby
streams.
=  The project well is within 500 feet of a production well on a nearby parcel and available
information indicates that pumping of the project well could impact production of the nearby
wells due to drawdown of water levels due to pumping and/or contribution to a condition of
overdraft in the local aquifer, as determined by the County professional engineer or geologist.
The hydrogeologic report must establish no well interference at offsite wells.
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A maximum level of groundwater use shall be established for each cannabis permit. Groundwater level
and total quantity of water pumped shall be recorded monthly, or more frequently as specified in
conditions of approval, and reported annually. Groundwater metering, groundwater level monitoring,
reporting, maintenance, and meter calibration shall be conducted in accordance with Policy and
Procedure 8-1-3. If monitoring data collected in compliance with Policy and Procedure 8-1-3 indicates
groundwater use in excess of the maximum allowed for a permit, the facility operators, in conjunction
with the County, shall develop and implement adaptive management measures to reduce groundwater
extraction to comply with permitted levels. Adaptive management measures may include forbearance
(i.e., prohibition of groundwater extraction from the months of April 1 to October 31, consistent with
SWRCB Cannabis Policy under Order WQ 2023-0102-DWQ for surface water diversions), water
conservation measures, reductions in on-site cannabis cultivation, alteration of the groundwater pumping
schedule, or other measures determined appropriate. Adaptive management measures will remain in
place as needed to maintain groundwater extraction within permitted levels.

Mitigation Measure 3.12-1b (UPC or DRH): Prepare Noise Analysis for Ongoing Construction Project Anticipated
to last One Year or More
Sonoma County shall require the following mitigation measure for cannabis project applications subject to
issuance of a use permit or design review with hearing.

» Sonoma County shall require the cannabis permit applicants to submit a noise analysis prepared in

accordance with the County Guidelines for the Preparation of Noise Analysis. The noise analysis shall
demonstrate compliance with the required County noise thresholds through the use of noise reduction
measures (such as those identified in Mitigation Measure 3.12-1a) and will be subject to review by Permit
Sonoma. This measure shall be incorporated into project-specific approvals.

Mitigation Measure 3.14-2 (UPC or DRH): Conduct VMT Analysis and Identify Mitigation for VMT
Sonoma County shall require the following mitigation measures for cannabis project applications subject to a use
permit or design review with hearing:

>

Cannabis cultivation and supply chain sites that are located outside of VMT efficient areas, as identified in
Table 3.14-3, shall conduct a project-level VMT analysis and identify VMT impacts associated with the
cannabis facility. Consistent with this guidance, projects that include accessory uses would be analyzed
independently. Where appropriate, VMT shall be evaluated using VMT screening maps based on the
outputs from the most recent update of the Sonoma County Travel Demand Model or a dedicated model
run.
Please see Table 3.14-3 on page 3.14-17 of this Draft EIR. Because some projects may not be screened out
based on these criteria, the process described below shall be applied to assess potential VMT impacts at
the project level:
= Step 1 - Map-Based Low VMT Screening
The SCTA travel demand model analyzes geographic areas throughout the county known as
transportation analysis zones (TAZs) and the VMT per employee is calculated for each TAZ. As
shown in Figure 3.14-1, the VMT per employee is at least 15 percent below the county-wide
average for a large portion of Sonoma County. Since incoming development is presumed to be
associated with similar commuting patterns as existing conditions in the TAZ, individual cannabis
projects proposed for sites in TAZs that have a VMT per employee at least 15 percent below the
regional average are presumed to have a less-than-significant VMT impact. This screening criteria
shall only be applied to projects that do not include cannabis events, as the SCTA model does not
include data for events, or other types of visitor-focused uses. For employee-based projects not
located in a TAZ with a VMT per employee at least 15 percent below the regional average, the
analysis shall proceed to Step 2.
= Step 2 - Proximity to Transit
In accordance with the screening criteria recommended by OPR, projects located within one-half
mile of an existing major transit stop or an existing stop along a high-quality transit corridor shall
be presumed to have a less than significant VMT impact, unless they meet at least one of the
following:
= Have a Floor Area Ratio (FAR) of less than 0.75
= Includes more parking for use by customers or employees of the project than required
by the jurisdiction (if the jurisdiction requires the project to supply parking)
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= |sinconsistent with the applicable Sustainable Communities Strategy (as determined by
the lead agency, with input from the Metropolitan Planning Organization)

» Asin the case of map-based screening, projects that include cannabis events are not presumed to have a
less than significant VMT impact and therefore could not be screened using this criterion, and must start
at Step 3.

= Step 3 — Project VMT Assessment (if screening is not applicable)

For projects that do not screen from VMT analysis, including those that propose events, the
individual cannabis project must be compared with the appropriate VMT significance threshold.
For employment-based land uses, the OPR-recommended threshold is 15 percent below the
regional average; for projects in Sonoma County, the countywide average is typically used as
regional. Projects that cannot reduce their VMT to a level that is at least 15 percent below the
county-wide average are considered to have a significant VMT impact.
For individual cannabis projects resulting in a significant VMT impact, a Transportation Demand
Management (TDM) Program shall be developed that commits the project to VMT reduction
measures that match their specific operation and geographic location in the county. These
measures may include, but are not limited to the following:

= |mplementation of an employee rideshare program

=  Subsidies to employees for public transit use

=  Provision of on-site bicycle storage and maintenance facilities

=  Shuttle service for employees and customers for all cannabis events

=  Participation in future Sonoma County VMT reduction programs
The TDM will quantify the effectiveness of VMT reduction measures and their ability to reduce
project VMT 15 percent below the county-wide average or why attainment of 15 percent
reduction is not feasible to the satisfaction of the County prior to the issuance of occupancy
permits or other approvals allowing for operation of the cannabis site.

Mitigation Measure 3.17-1a (UPC, DRH, and ZPC): Limitation of Use Types in Very High Fire Hazard Severity
Zones
The following requirements shall be included as new performance standards in the County Cannabis Code for all
parcels supporting a cannabis use within the Very High FHSZs in SRA or VHFHSZ in LRA.
» Only outdoor cultivation and accessory processing are allowed.
» Accessory processing activities conducted within structures are limited to storage, drying, and curing of
cannabis.
» Defensible space and building hardening are required, consistent with the requirements set forth under
Mitigation Measures 3.17-1b and 3.17-1c.
» No new extension of electricity power lines is allowed.

Mitigation Measure 3.17-1d (UPC and DRH): Develop and Implement Site Specific Fire Protection and Prevention
Plan

Applicant must prepare a Fire Protection and Prevention Plan that includes site-specific and detailed plans to
address increased wildfire risk at the cannabis site. The Fire Protection and Prevention Plan will be subject to
review and approval by the County Fire Marshal and the fire district with jurisdiction over the cannabis site before
issuance of a permit by the County. The County Fire Marshal shall use the Fire Protection and Prevention Plan to
establish conditions of approval for the site that will be incorporated into requirements for issuance of a use
permit or design review approval.

The site-specific Fire Protection and Prevention Plan shall include the following minimum components. Additional
requirements and inspections may be included in the plan at the discretion of the County Fire Marshal or local fire
district.
» Verification that Mitigation Measures 3.17-1a, 3.17-1b, and 3.17-1c are feasible and incorporated into
project plans.
» Verification that the cannabis site is located within a fire district with adequate capacity to serve the site
in the event of unintended fire ignition.
> ldentification of emergency response and evacuation routes. Unless the site is located along a State or
federal Highway, a street identified by the County as an arterial or collector, or as otherwise directed by
the County Fire Marshal, the adequacy of emergency response shall be determined based on modeling

12



A\ \ 4

VVVYYV

Y V

prepared by a traffic engineer that takes into account expected numbers of workers and total estimated
amount of operational traffic, the capacity of roadways near the facility, reasonably foreseeable wildfire
scenarios, evacuation time, and emergency response time. Minimum response objectives shall be
evaluated and approved by the local fire district or the County. Unless otherwise established by the
County or the local fire district, emergency response standards established by the National Fire Protection
Association shall be used to determine if emergency response time of the associated fire district is
adequate.

Defined staff roles and responsibilities, including staff responsible for communicating with emergency
service providers. Communication protocols must also be included to ensure that staff, customers, and
vendors are informed of potential emergencies and needed actions due to an emergency, up to and
including evacuation of the site.

Verification that roadway conditions are consistent with all applicable requirements.

Verification that all roads leading up to the individual site and buildings on the site are designated by
names or numbers posted on signs clearly visible and legible from the roadway and at interchanges.
Identification of emergency water supply that is available, accessible, and maintained in quantities and
locations specified consistent with all applicable requirements.

Verification that areawide fuel breaks are sufficient and in compliance all applicable requirements.
Confirmation that roadways are in compliance with the State and local roadway standards.
Identification of operational requirements, including the following:

Mowing shall occur before 10 a.m. and never on a hot or windy day, or a red flag warning or a particularly
dangerous situation event issued by the National Weather Service.

String trimmers shall be used rather than lawnmowers for clearing vegetation wherever feasible.

All dead or dying vegetation shall be removed during drought conditions when water use restrictions are
in place.
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