INITIAL STUDY/ MITIGATED NEGATIVE DECLARATION

City of Clearlake – Mitigated Negative Declaration
Project Title and File Number: Dam Road Extension Commercial Center; Use Permit UP 01-20, Tentative Map
2018-04, Variance 01-20
Project Applicant: FE Monterey, LLC, 10 Harris Court, Suite B-1, Monterey, CA 93940
Telephone Number: (831) 649-0220
Project Location: 15885 Dam Road Extension, Clearlake, CA
APN 010-043-25
Project Description: Construction and operation of a new commercial retail development and related
improvements including a 2,200 SF coffee shop with drive-thru, a 4,876 SF commercial building with drive-thru,
subdivision of an existing 1.31 acre parcel into two parcels, installation of a 504 square foot, 85-foot-tal, on-site,
shopping center freestanding sign to identify the various tenants in the Clearlake Shopping Center,, other
signage for tenant in the new retail center, and related improvements.
Date, Time and Place of Public Meeting/Hearing: 6:00 pm, May 5, 2020, City of Clearlake, City Hall, 14050
Olympic Drive, Clearlake, CA 95422
Finding
The City of Clearlake has reviewed the above project in accordance with the City of Clearlake Guidelines for the Implementation
of the California Environmental Quality Act, and has determined that an Environmental Impact Report (EIR) need not be
prepared because:
[ ]

The proposed project will not have a significant effect on the environment.

[X]

Although the proposed project could have a significant effect on the environment, there will not be a significant effect
in this case because mitigation measures described on the attached and hereby made a part of this Negative
Declaration have been added to the project.

The Initial Study which provides the basis for this determination is available at the City of Clearlake,14050 Olympic Drive,
Clearlake, CA.
Notice
The public is invited to comment on the Draft Negative Declaration during the review period. The appropriateness of the Draft
Negative Declaration will be reconsidered in light of the comments received.
Draft Prepared By: Susanna AmaroGutierrez

Date: April 15, 2020

Review Period: April 15, 2020 to May 5, 2020
Comments Received: __X_ Yes ____ No Initial Study Revised: ____ Yes __X_ No
Date Adopted: ______May 5, 2020_____________________ By: Susanna AmaroGutierrez
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DRAFT MITIGATED NEGATIVE DECLARATION ADMINISTRATIVE DRAFT NO. 1
INITIAL ENVIRONMENTAL STUDY

CITY OF CLEARLAKE
FINAL INITIAL STUDY MITIGATED NEGATIVE
DECLARATION
FE MONTEREY, LLC
DAM ROAD RETAIL PROJECT
(Tentative Map, Conditional Use Permit, Signage)

MAY 6, 2020
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PURPOSE OF THE
INITIAL STUDY:

In accordance with the California Environmental Quality Act (CEQA)
Guidelines, Section 15063 this report has been prepared to determine if the
project, as proposed, may have a significant effect upon the environment.
Based upon the findings contained within this report, the Initial Study will
be used in support of the determination made regarding the project’s
environmental impacts.

Project Title:

Commercial Center Initial Study for the Dam Road Extension Retail Project
Use Permit UP 01-20, Tentative Map 2018-04, Variance 01-20

Lead Agency Name and
Address:

City of Clearlake
Community Development Department
14050 Olympic Drive
Clearlake, CA 95422

Project Location:

15885 Dam Road Extension, Clearlake, CA
APN 010-043-25

Project Applicant:

FE Monterey, LLC
10 Harris Court, Suite B-1
Monterey, CA 93940

Project Representative:

Matt Nohr
10 Harris Court, Suite B-1
Monterey, CA 93940
(831) 649-0220
MNOHR@oroscogroup.com

General Plan
Designation(s):

Commercial

Zoning:

C-2-SC, Community Commercial-Scenic Corridor

Contact Person:

Susanna Gutierrez, Assistant Planner

Phone Number:

707-994-8201, ext. 103

Date Prepared:
Final issue:
Date Adopted:

4/15/2020
5/6/2020
5/5/2020

Public Review Period:

4/15/2020 to 5/5/2020

Planning Applications:
1.
Conditional Use Permit UP 01-20 for drive thru restaurants;
2.
Variance V01-20 for a variance to the sign regulations to allow an 85-foot-tall, 420 square
foot, shopping center identification sign where the regulations restrict signs to a maximum
of 50 feet. This variance also applies to a request to allow approximately 900 square feet
of total sign area, including the shopping center identification sign whereas the sign
regulations limit the total amount of signage to 600 square feet.
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3.

Tentative Parcel Map 2018-04 for proposed subdivision of a 1.31-acre parcel into two
parcels to accommodate phasing of a small commercial center

A.
Project Description: Construction and operation of a new commercial retail
development. The Dam Road Retail project consists of splitting an existing 1.31 acre (net)
parcel into two (2) parcels to accommodate a two phased development approach. Phase 1 will be
built on new Parcel A (+/-.060 acres) and consists of developing a single story, 2,200 SF coffee
shop with +/-300 SF outdoor seating area, and a drive-thru (Coffee Shops), including site
improvements. Phase 2 will be built on new Parcel B (+/-.71 acres) and consists of developing a
new, single-story 4,876 SF multi-tenant commercial/retail building with a drive-thru, along with
site improvements. Related improvements to each phase include but are not limited to
driveways, parking, trash enclosures, on-site signage, lighting, landscaping, and sidewalks. In
addition, the project will include sustainability features as required by the 2019 CALGreen Code,
such as Electric Vehicle parking spaces. The project includes a separate variance application for
erection of a separate 420 square foot, 85-foot-tall shopping center freestanding sign to identify
the various tenants in the new center as well as other businesses within the Clearlake Shopping
Center. Two options for this sign location are proposed, Option A on the Coffee Shop parcel and
Option B, located on a separate vacant parcel to the northwest of the Coffee Shop parcel. An
additional 520 square feet of signage would also be installed for business identification on the
project site. Complete project build out includes development of the remaining adjacent parcel in
the subdivision map not currently owned nor controlled by this project’s developer.
Development on this N.I.C parcel is shown to potentially include development and operation of a
7,000 square foot retail building (2,400 square foot drive-thru restaurant and the remaining 4,600
square foot general retail) with related improvements; not included in the project land use
entitlements/applications being considered by the City (refer to Figures 6-9). Development of
this would be conducted in phases with Phase 1 completed in early 2021 and Phase II
constructed in late 2021 or possibly 2022 depending on marketability, and the remaining
development completed in 2022 or after, also depending on ownership and market conditions.
B.
Environmental Setting and Surrounding Land Uses: The City of Clearlake is located
approximately 100 miles north of the San Francisco Bay Area (see Figures 1 and 2). It is situated
on the southeast side of Clear Lake, a 43,000-acre natural lake located in the heart of Lake
County. It is located just east of State Highway 53, at 15885 Dam Road Extension, on a parcel
containing 1.31 acres. The site is an irregularly shaped parcel, being undeveloped with the
exception of some site improvements. A paved access driveway extends across the middle of the
site, from Dam Road Extension to the westerly adjoining property. A single row of parking stalls
within the paved parking lot of the western adjoining commercial property is included within the
site as well. The project area is generally level, at an elevation of about 1,397 feet. A 3-foot vertical
uphill slope exists on the southern/southeastern perimeter of the property. A small uphill slope
also is seen along the remainder of the eastern site perimeter. Areas of dry weedy growth are
located along the northern property boundary, being separated by a concrete curb. No other
vegetation or trees exist on the site. The project site was developed native grassland and trees thru
the late-1970’s to early 1980’s. In 2008 or 2009 the site was cleared of vegetation and grading of
the site occurred and the existing paved access driveway was constructed. Any planned
development did not occur, and the site has remained vacant (refer to Figures 1-5). Surrounding
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land uses include commercial development and undeveloped parcels, with Dam Road Extension
to the east and Dam Road to the south. Specific adjacent uses include:
North: undeveloped area and a Sears Store (15875 Dam Road Extension)
South: Jack in the Box (15945 Dam Road)
West: Carl’s Jr (15895 Dam Road Extension)
East: undeveloped parcel, and Walmart (15960 Dam Road)
Southeast: McDonald’s (15940 Dam Road)
C.
Initial Study Sources: The following documents are referenced information sources and
are incorporated by reference into this document and are available for review upon request of the
Community Development Department if they have not already been included as attachments to
this report:
1.
2.
3.
4.
5.
6.
7.
8.

9.

10.

11.

12.

City of Clearlake 2040 Draft General Plan
City of Clearlake 2040 General Plan Background Report
City of Clearlake 2040 General Plan Environmental Impact
Appendix A Draft Traffic Impact Study for the (attached to this report)
Appendix B Air Quality Model (attached to this report)
Appendix C Agency Comments (attached to this report)
Appendix D Mitigation Monitoring Program (attached to this report)
Cultural Resource Investigation Report prepared by Greg White, Sub Terra Consulting,
Archaeology and Paleontology, March 15, 2020. This report was used as a reference in this
initial study, but is not available for public review. California Government Code, Sections
6253 and 6254.10 authorizes state and local governmental agencies to exempt certain public
records from inspection. Disclosure of archaeological site information is covered under this
code. Because this report contains sensitive archaeological site location information, the
City of Clearlake may only allow distribution of this report to qualified personnel.
Phase I Environmental Site Assessment, 15885 Dam Road Extension, prepared by Running
Moose Environmental Consulting, LLC, San Jose, California, dated December 6, 2019
(attached to this report)
Phase I Environmental Site Assessment Report, Hwy 53 and Dam Road (Fresh and Easy
Dark Locations) Clearlake, CA, prepared by Partner Engineering and Science, Inc.,
Torrance, CA, dated December 5, 2013
Update Report of Phase I Environmental Site Assessment, Graded Lot a Highway 53 and
Dam Road, Clearlake, CA, prepared by Professional Service Industries, Inc., dated
December 22, 2009
City of Clearlake, California Local Hazard Mitigation Plan June 2019 (refer to website link
at: http://www.clearlake.ca.us/354/HAZARD-MITIGATION-PLAN)

D.
Other public agencies whose approval is required (e.g., permits, financing approval, or
participation agreement):
▪
▪

City of Clearlake Building Department
Lake County Fire District
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E.

▪ City of Clearlake Public Works Department
▪ City of Clearlake Engineering Department
▪ Lake County Air Quality Management
▪ Lake County Environmental Health
▪ Lake County Special Districts
▪ Lake County Transit
▪ Konocti Water District
▪
Public Comments:
Initial Project Plan Circulation: The City Community Development Department
circulated the project plans to City Departments and various impacts public agencies for
review and comment on January 16, 2020 for a 20-day comment period. The City
received comments from City Departments as follows:
1. Building Department: None..
2. Police Department: None
3. Engineering Department: Comply with Lake County’s Low Impact Development
(LID) Requirements
Other agencies commented as follows:
4. Lake County Special Districts (sewer): PHASE 1, Starbucks Coffee, the proposed
project would most likely fall under Ordinance #3017 (7) Bar and Restaurant: Up to 33
Chairs would be considered one single family dwelling equivalent and would require one
CAPACITY EXPANSION FEE. For each additional 10 chairs, an additional 50% of the
current CAP FEE would be added. CAPACITY EXPANSION FEES for LACOSAN
(SE) are currently $11,485.09 (per SFD) 50% for each additional 10 chairs would be
$5,742.55 (These fees are adjusted every July 1st by the Engineering News Record
Construction Cost Index (ENR).
The developers will need to coordinate with our Compliance Coordinator, Scott Hornung
regarding the “Grease Interceptor” size and requirements. If there is not currently a sewer
lateral stubbed out to this parcel one will need to be constructed, at the owner’s expense,
as well as a Property Line Clean Out. Looking at the site plans on Sheet C201, a PLCO
will need to be installed where the connection to the public sewer will be made (on Dam
Rd).
PHASE 2 Unfortunately there is not enough details or information given as to the type of
business(s) that will occupy the commercial building for Phase 2, so a Capacity
Expansion Fee cannot be determined at this time. The proposed plans do show a “Grease
Interceptor” for the commercial building in Phase 2, therefore the developers will need to
contact our office with more information to determine the adequate size that will be
required.
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Staff Response to 4 above: The environmental initial study addresses this comment
indicating that the sewer system has adequate capacity to serve the project. The project
will require a building permit so these additional requirements will be addressed by staff
during the building permit plan check review process.
5. Caltrans (California Department of Transportation): Per the attached letter, Caltrans
requested preparation of a Traffic Impact Study to evaluate the project’s potential impacts
on Highway 53 and other roadways.
Staff Response to 5 above: The study was complete and circulated for further comment.
Circulation of Environmental Initial Study and Proposed Mitigated Negative
Declaration: The City completed and circulated the project for required 20-day local
circulation as provided under Section 15073 (a) of the CEQA Guidelines. Comments
received are noted below.
1. On April 23, 2020, Caltrans requested the full 20 days to review the traffic study and
provide comments which will not be received by the City until the day of the Planning
Commission; May 5, 2020. Staff and traffic consultants, W-Trans, plans to work with
Caltrans to address their concerns to the extent reasonable and will provide a report to the
Commission at the meeting regarding the results of this collaboration. As of the date this
report was prepared, the City has not received any other comments from the public or
agencies on the proposed mitigate negative declaration. Staff will be collecting any
additional comments received by the public and will be prepared to share with the
Commission and respond to these comments at the meeting.
2. On April 27, 2020, the City received written comments from the KOI Nation of
Northern California that requested a copy of the archeological study, which has been
provided.
3. On May 5, 2020, Caltrans reviewed the initial study and proposed mitigated negative
declaration (refer to Appendix C). Caltrans noted several concerns regarding the
adequacy of the Traffic Impact Study. During review of the initial study by the Planning
Commission on May 5, 2020, of these comments and proposed negative declaration, by
the City Staff, including the City Engineer and W-Trans, licensed traffic engineers who
prepared the study, concluded that the traffic study adequately addressed the project’s
circulation impacts and concurred that the proposed mitigated negative declaration and
the two traffic related mitigation measures adequately addressed the project’s circulation
impacts.
F.

Environmental Determination:
I find that the proposed project COULD NOT have a significant effect on the environment,
and a NEGATIVE DECLARATION will be prepared.
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I find that although the proposed project could have a significant effect on the environment,
there will not be a significant effect in this case because revisions in the project have been
made by or agreed to by the project proponent. A MITIGATED NEGATIVE
DECLARATION will be prepared.
I find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.
I find that the proposed project MAY have a “potentially significant impact” or
“potentially significant unless mitigated” impact on the environment, but at least one effect
1) has been adequately analyzed in an earlier document pursuant to applicable legal
standards, and 2) has been addressed by mitigation measures based on the earlier analysis
as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is required,
but it must analyze only the effects that remain to be addressed.
I find that although the proposed project could have a significant effect on the environment,
because all potentially significant effects (a) have been analyzed adequately in an earlier
EIR or NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been
avoided or mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION,
including revisions or mitigation measures that are imposed upon the proposed project,
nothing further is required.

Signature
May 6, 2020
Date ________________

_________________
Alan Flora
City Manager
City of Clearlake
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G.
Environmental Factors Potentially Affected:
The environmental factors checked below would be potentially affected by this project.
Involving at least one impact that is a “Potentially Significant Impact” as indicated by the
checklist and corresponding discussion on the following pages.

Aesthetics

Agriculture and Forestry

Air Quality

Biological Resources

Cultural Resources

Geology/Soils

Greenhouse Gas
Emissions

Hazards and Hazardous
Materials

Hydrology/Water
Quality

Land Use/Planning

Mineral Resources

Noise

Population/Housing

Public Services

Recreation

Transportation/Traffic

Utilities/Service Systems

Mandatory Findings of
Significance

Figure 1
Regional Map
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Figure 2
USGS Map
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Figure 3
Aerial/Vicinity Map of Project Site
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Figure 4
Site Photos

Dam Road Retail (Coffee Shop and Multi-Tenant) Project view from northwest corner of Parcel
APN 010-043-25/54

Dam Road Retail (Coffee Shop and Multi-Tenant) Project view from south-central boundary of
Parcel APN 010-043-25/54
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Figure 5
Photos of Adjacent Properties (taken from Running Moose 2019 SA)
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Figure 6
Tentative Parcel Map (PM2018-04)
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Figure 7
Project Site Plan
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Figure 8
Project Elevations
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Building B Elevations
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Figure 9
Proposed Signage (Monument and Freestanding Signage)
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H.

Environmental Checklist

Where there is a need for clarifying discussion, the discussion is included either following the
applicable section of the checklist or is within the body of the environmental document itself. The
words "significant" and "significance" used throughout the following checklist are related to
CEQA. The questions in this form are intended to encourage the thoughtful assessment. Each
category references Potentially Significant Impact (meaning more study should be conducted to
determine level of impact and whether or not it would be adverse), Less Than Significant with
Mitigation (means that if mitigation measures are included with the project than the project is not
expected to result in a significant adverse impact on the environment), Less Than Significant
Impact (means that the project is expected to result in an environmental impact, but that this impact
is not considered adverse) and No Impact (means the project is not expected to result in any
environmental impact to this question). After each category is checked a discussion of the project’s
potential impact is presented and then an evaluation of what level of impact is considered and often
time mitigation measures are presented.
Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

I. AESTHETICS: Would the project:
a) Have a substantial adverse effect on a scenic
vista
b) Substantially damage scenic resources,
including, but not limited to, trees, rock
outcroppings, and historic buildings within a state
scenic highway
c) Substantially degrade the existing visual
character or quality of the site and its
surroundings?
d) Create a new source of substantial light or glare
which would adversely affect day or nighttime
views in the area?
Discussion: The property, being 1.31 acres is located northwest of the intersection of Dam Road
and Dam Road Extension, east of Highway 53. The subject parcel is vacant with some site
improvements (paved driveway, a row of paved parking stalls) and is surrounded by other
commercial uses (Walmart, Carl’s Jr., Sears, etc.) located on Dam Road Extension and Dam Road.
(a-c) The project, being construction of two commercial/retail complexes (along with drive-thru
restaurants) will be visible from Highway 53, as well as Dam Road and Dam Road Extension. The
project includes construction of shopping center identification pylon sign, being 85-feet tall; the
sign will identify the various tenants in the new center as well as other businesses within the
Clearlake Shopping Center.
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Sections 18-2.1401 through 18-2.1407 of the City of Clearlake Municipal Code establish
development standards for the Community Commercial (C-2) zoning designation. Because the
project site is zoned C-2, the proposed development would be subject to the requirements set forth
in these Sections, as well as subject to all City standards for commercial uses such as lighting,
parking, height regulations, design review, etc. The property is also located within the “SC” Scenic
Corridor as the property is adjacent to State Highway 53. The City’s Municipal Code, Section 183.400 states the purpose of the “SC” Scenic Corridor district is to “preserve the scenic quality of
the land immediately visible from State Highway 53. The conditional use permit application
includes construction of an 85-foot, freestanding shopping center identification sign (see Figure 7
–Project Site Plan, and Figure 9, Proposed Signage). The project includes a variance to the sign
regulations to allow the 85-foot tall sign (regulations restricts signs to a maximum of 50 feet).
Figure 7 shows two alternative locations for the shopping center freestanding sign with Option A
located on the Coffee Shop parcel and Option B located on a separate parcel to the northeast of the
Coffee Shop parcel. Figure 10 provides a visual simulation of Option A and Figure 11 provides a
visual simulation of the Option B. The project requests permitting 600 square feet in the sign panel
area (for either Options) where the regulations restrict these types of to a maximum of 150 square
feet in area to a maximum height of 50 feet. Section 18.-3.405 (Signs)(b) states “Business and
church directory signs and City of Clearlake identification signs, billboards, or monuments shall
be allowed in any district which is located at a public road entering the City. This shall include
City signs directing the public to business, recreation and lodging facilities.” The sign is
determined by the City to be an “on-site sign” (in either Options A or B) since it is located within
the Clearlake Shopping Center area where it identifies these businesses.
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Figure 10. Visual Simulation of Proposed Signage Alternative A (3 photos):

Intersection of Hwy 53 / Dam Rd looking north towards the sign

Intersection of Dam Rd and Dam Rd Ext looking northwest across the project site
and existing Carl’s Jr.
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From Hwy 53 looking south towards proposed site.

Figure 11. Visual Simulation of Proposed Signage Alternative B (3 photos):

Intersection of Hwy 53 / Dam Rd looking north towards the sign (most of the sign is
obscure due to the trees).
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Intersection of Dam Rd and Dam Rd Ext looking northwest across the project site
and existing Carl’s Jr.

From Hwy 53 looking south towards proposed site.
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The proposed project requires the approval of a Conditional Use Permit to allow construction of
two, multi-tenant retail complexes, being 2,200 square feet and 4,796 square feet, both including
drive-thru restaurants. Related to project appearance/aesthetics, Section 18-1.4.445 of the
Clearlake Municipal Code, the Planning Commission must make three findings in order to approve
a use permit, one of which includes the following:
That the proposed use at the size and intensity contemplated, and at the proposed location, will
provide a development that is necessary or desirable for, and compatible with, the neighborhood
or the community;
(d) The project proposes a combination pole and wall mount lighting. Lighting design
incorporates down light designs to minimize off site light glare. Figure 12 provides details of all
project lighting and a photo-metric diagram showing that the lighting will not result in adverse offsite light glare impacts.
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Figure 12. Project Lighting Details:
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Related 2040 General Plan Policies
Policy LU 1.1.10 Future development and redevelopment should be planned and implemented with
appreciation for the physical environment and natural features of the community and with
recognition of potential physical constraints to ensure appropriate siting of various types of
development.
Policy OS 5.1.1 When feasible, the City shall protect scenic vistas from obstruction by
development.
Policy OS 5.1.1 When feasible, the City shall protect scenic vistas from obstruction by
development.
Policy CD 4.1.1 The City shall maintain and increase quantity of tree coverage.
Policy CD 4.2.1 The City shall promote the preservation of aesthetic beauty for residents and
visitors.
Policy LU 1.1.13 Future development and redevelopment should be planned and implemented with
appreciation for the physical environment and natural features of the community and with
recognition of potential physical constraints to ensure appropriate siting of various types of
development
Policy 3.1.2 Development should be designed to be compatible with its surroundings.
Therefore, the compatibility of the proposed project’s design with the surrounding neighborhood
or community is subject to Planning Commission review. As a result, should the City of Clearlake
make the required findings for granting a use permit, the proposed project would not be expected
to substantially degrade the existing visual character or quality of the project site or surrounding
area, and a less than significant impact would occur.
Evaluation: Due to the installation of the proposed 85 foot tall shopping center identification sign
the project will result in some visual impacts to the skyline. This sign would be located within the
City’s Scenic Corridor District. Visual impact surveys conducted for the sign presents how the sign
would impact the skyline. The determination of whether or not this would be considered an adverse
aesthetic impact is somewhat subjective. The Planning Commission would make the determination
as to whether or not this impact would ultimately be significant and could require lowering the sign
to reduce the level of aesthetic impact. However, the sign design is considered by staff to attractive
and, therefore, is not considered to result in an adverse aesthetic impact. The project would also
introduce new lighting to the property, similar to other developed properties in this commercial
area. The project plans submitted, that include photo-metrics, indicate that the new lighting would
not result in adverse light glare and, therefore, would not be considered an adverse aesthetic impact.
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Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

II.
AGRICULTURE
AND
FOREST
RESOURCES: In determining whether impacts
to agricultural resources are significant
environmental effects, lead agencies may refer to
the California Agricultural Land Evaluation and
Site Assessment Model (1997) prepared by the
California Dept. of Conservation as an optional
model to use in assessing impacts on agriculture
and farmland. In determining whether impacts to
forest resources, including timberland, are
significant environmental effects, lead agencies
may refer to information compiled by the
California Department of Forestry and Fire
Protection regarding the state’s inventory of
forest land, including the Forest and Range
Assessment Project and the Forest Legacy
Assessment Project; and the forest carbon
measurement methodology provided in Forest
Protocols adopted by the California Air
Resources Board. Would the project:
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 nonagricultural use?
b) Conflict with existing zoning for agricultural
use, or a Williamson Act contract?
c) Conflict with existing zoning for, or cause
rezoning of, forest land (as defined in Public
Resources Code section 12220(g)), timberland
(as defined by Public Resources Code section
4526), or timberland zoned Timberland
Production (as defined by Government Code
section 51104(g))?
d) Result in the loss of forest land or conversion
of forest land to non-forest use?
Discussion:
(a, c, d) The property does not show evidence of past agricultural use and is not zoned for
agricultural use. Nor is this site is located near any forests. Therefore, the project will not result in
the conversion of prime farmland to non-agricultural uses or in the loss of forest land.
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(b) This project will not conflict with the Williamson Act Contract.
Evaluation: No environmental significance.
Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

III. AIR QUALITY: Where available, the
significance criteria established by the applicable
air quality management or air pollution control
district may be relied upon to make the following
determinations. Would the project:
a) Conflict with or obstruct implementation of the
applicable air quality plan?
b) Violate any air quality standard or contribute
substantially to an existing or projected air quality
violation?
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)?
d) Expose sensitive receptors to substantial
pollutant concentrations?
e) Create objectionable odors affecting a
substantial number of people?
Discussion:
(a-c) The project is located in the Lake County Air Basin (LCAB). The State and federal Clean Air
Acts mandate the reduction and control of certain air pollutants. Under these Acts, the U.S.
Environmental Protection Agency (USEPA) and the California Air Resources Board (CARB) have
established ambient air quality standards for certain “criteria pollutants.” As shown in Table 1, the
LCAB is in attainment status for each criteria pollutant, meaning that the LCAB is in compliance
with the established ambient air quality standards for the criteria pollutants. Lake County Air Basin
is one of only nine regions in California to have never exceeded the maximum ozone standard, and
the only air basin to meet the standard for visibility reducing particles. Clearlake, located in LCAB,
is currently in attainment of all State and Federal Ambient Air Quality Standards.
In 2008, the California Air Resource Board released a summary of the estimated annual average
emissions rates in the Lake County Air Basin, including stationary, area wide, and mobile source
emissions. The main stationary source of total organic gas (TOG) emissions is electric fuel
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combustion. Carbon Monoxide (CO) is mostly coming from mobile emissions sources. Motorized
boats and light duty passenger vehicles and trucks make up two-thirds of the mobile source CO
emissions, and one half of the total CO emissions in the Air Basin. Finally, unpaved roads were the
largest source of particulate matter (PM) in the County. According to the report, the main stationary
source of total organic gas (TOG) emissions is electric fuel combustion. The main mobile source
was recreational boats, and the main area-wide source was solvent evaporation from consumer
products. More than half of area wide PM emissions come from travel on unpaved roads within the
City (General Plan Background report, 2013).
Table 1 presents Federal and State Air Quality Attainment Status, 2011 Pollutant State Standard
Federal Standards for criteria air quality pollutants.
Table 1. Clearlake Federal and State Air Quality Attainment Status, 2011
Pollutant
PM 2.5
Carbon Monoxide
Nitrogen Monoxide
Sulfur Dioxide
Sulfates
Lead
Hydrogen Sulfide
Visibility Reducing Particles

State Standard

Federal Standard

Attainment
Attainment
Attainment
Attainment
Attainment
Attainment
Attainment
Attainment

Unclassified/ Attainment
Unclassified/ Attainment
Unclassified/ Attainment
Unclassified/ Attainment
Unclassified/ Attainment

Local air districts and CARB monitor ambient air quality to assure that air quality standards are met,
and if they are not met, to develop strategies to meet the standards. LAAQMD regulates air quality
in the LCAB and is responsible for attainment planning related to criteria air pollutants. While the
LCAQMD does not have an air quality management plan, the LCAQMD refers to the Bay Area Air
Quality Management District (BAAQMD) guidelines to evaluate thresholds of significance for
general guidance (refer excerpts from this document in Appendix B). It is noted, however, that the
District has not formally adopted these as the area’s threshold of significance and leaves the
determination of level of significance to each local agency for determination.
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Table 2. BAAQMD Guidelines for Evaluating Air Quality Impacts.
Pollutant
ROG
NOx
PM-10 (Exhaust
PM-2.5 (Exhaust
GHG

Construction Phase
lb./ day
54
54
82
54
None

Operation Phase lbs./
day
54
54
82
54
None

Operation Phase
tons/yr.
10
10
15
10
1,100 MTCO2 (e ) or
4.6 MTCO 2 (e )/ SP/
Yr.

Air quality impacts from new projects consider both construction-related and operation-related
activities. Construction-related activities could result in the generation of dust, Toxic Air
Contaminants (TAC) and other emissions from on-road haul trucks and off-road equipment exhaust
emissions. However, construction is temporary and occurs over a relatively short duration in
comparison to the operational lifetime of the proposed project. Project construction will also be
required to comply with all applicable LCAQMD rules and regulations. In addition, construction
equipment would operate intermittently throughout the course of a day and would be restricted to
daytime hours per the City’s Noise Ordinance. Health risks associated with TACs are a function of
both the concentration of emissions and the duration of exposure, where the higher the concentration
and/or the longer the period of time can result in greater health risks.
The analysis of air quality impacts conforms to the methodologies recommended in the BAAQMD
Guidelines; therefore, construction and operational emissions generated by the proposed project are
analyzed separately. Project air pollutant emissions were quantified using the California Emissions
Estimator Model (CalEEMod, Version 2016.3.2) and are summarized in Tables 3 and 4. CalEEMod
worksheets showing model inputs and results are provided in Appendix B.
Table 3. Maximum Unmitigated Project Construction-Related Emissions (lbs./day)
Pollutant
ROG
NOX
PM10 (exhaust)
PM10 (fugitive)
PM2.5 (exhaust)
PM2.5 (fugitive)

Proposed Project
Emissions
1.30
5.88
0.28
0.13
0.27
0.056

Threshold of
Significance
54
54
82
None
54
None

Exceeds Threshold?
NO
NO
NO
N/A
NO
N/A

Source: CalEEMod Version: CalEEMod.2016.3.2 (see Appendix B). Emission results in the model are in
tons and then converted to pounds for the purpose of this table.

As shown in Table 3, criteria pollutant volumes generated during project construction would not
exceed thresholds of significance disclosed in the BAAQMD Guidelines for any of the pollutant
categories listed above.
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Table 4. Maximum Operational-Related Emissions (lbs./day)
Pollutant
ROG
NOX
PM10 (exhaust)
PM10 (fugitive)
PM2.5 (exhaust)
PM2.5 (fugitive)

Proposed Project
Emissions
11.67
23.42
5.65
0.15
0.14
0.056

Threshold of
Significance
54
54
82
None
54
0.11

Exceeds Threshold?
NO
NO
NO
NO
NO
NO

Source: CalEEMod Version: CalEEMod.2016.3.2 refer to Appendix B).

Once fully operational, the proposed project would not generate volumes of criteria pollutants which
may exceed thresholds of significance disclosed in the BAAQMD Guidelines for any of the pollutant
categories listed above.
On the basis of the air modeling conducted, the project will not exceed the Bay Area Air Quality
Management District (BAAQMD) air quality impact thresholds the criteria pollutants.
(d) The project could produce some odors for cooking and outdoor trash containment. However, if
properly managed, these odors should not result in significant adverse odors. Also, because the
project is not located near any residential or an otherwise sensitive receptors, there should not be too
much concern for operational odor impacts as long as trash and recyclables are property managed.
Odors generated from project construction equipment is a short-term occurrence and also considered
to have less than a significant impact.
Related 2040 General Plan Policies/Programs Mitigation Measures
Program CO 3.1.1.2 The City shall review projects to assure that high emission land uses are located
a safe distance from sensitive receptors.
Program CI 3.5.3.2 The City shall coordinate with Caltrans, the Lake County Air Pollution Control
District, and the Lake Area Planning Council to minimize air quality
and transportation impacts associated with planned and existing transportation facilities.
Policy CO 3.1.1. The City shall continue to comply with standards for state and federal air quality.
Program CO 3.1.1.2 Locate high emission land uses a safe distance from sensitive receptors.
Policy Co 3.2.1 The City shall support paving of dirt roads to reduce dust particulate matter.
Program CO 3.1.1.1 The City should use the California Air Resource Board Handbook in the
development review process to ensure new development meets state air quality standards.
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Program CO 3.2.1.2 The City should establish mandatory mitigation measures to be used in
development and environmental review procedures in order to minimize ambient dust emissions
during construction phases of new development.
Evaluation: Considering the short-term nature of construction activities, as well as the regulated
and intermittent nature of the operation of construction equipment the project is not expected to
result in significant adverse air quality impacts during construction. The project should not result in
adverse impacts regarding odors. The project’s operation will result in less than significant air
quality impacts for criteria pollutants other than CO2 (refer to Section VIII of this report). However,
to further reduce potential air quality impacts the following mitigation measures are proposed:
1.

Construction activities shall be conducted with adequate dust suppression methods,
including watering during grading and construction activities to limit the generation of
fugitive dust or other methods approved by the Lake County Air Quality Management
District.

2.

Driveways, access roads and parking areas shall be surfaced in a manner so as to minimize
dust. Driveway approaches shall be constructed of concrete and built to minimum City of
Clearlake standards.

3.

The burning of construction debris is prohibited. Any disposal of vegetation removed as a
result of lot clearing shall be lawfully disposed of, preferably by chipping and composting,
or as authorized by the Lake County Air Quality Management District and the Lake County
Fire Protection District.

4.

During construction activities, the applicant shall remove daily accumulation of mud and
dirt from Dam Road Extension.

5.

The applicant shall secure a grading permit from the Community Development
Department, Building Division and shall adhere to all grading permit conditions, including
Best Management Practices. All areas disturbed by grading shall be either surfaced in
manner to minimize dust, landscaped or hydro seeded.

6.

All refuse generated by the facility shall be stored in approved disposal/storage containers,
and appropriately covered. Removal of waste shall be on a weekly basis so as to avoid
excess waste. All trash receptacles/containers shall remain covered at all times to prevent
fugitive odors and rodent infestation.

Potentially
Significant
Impact

IV. BIOLOGICAL RESOURCES: Would the
project:
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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?
b) Have a substantial adverse effect on any
riparian habitat or other sensitive natural
community identified in local or regional plans,
policies, regulations or by the California
Department of Fish and Game or US 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?
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?
e) Conflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance?
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?
(a-f) The property is generally undeveloped but has had prior disturbance and construction, namely
installation of improvements. A paved access driveway extends across the middle of the site, from Dam
Road Extension to the westerly-adjoining property. A single row of parking stalls within the paved
parking lot of the westerly adjoining commercial property is included within the site as well.
The site was undeveloped native grassland and trees through the late 1970’s to early 1980’s. A 1982
photograph documented three to four small structures/trailers on the norther part of the otherwise
undeveloped site, appearing unlikely to be permanent structures. The small structures were not on the site
in the early 1990’s. Around 2008-2009, clearing of vegetation and grading of the site was conducted and
the existing paved access driveway constructed. The development planned for the site appears never to
have been constructed and the cleared and graded areas gradually reverted to the undeveloped present
state. (Phase I ESA, December 2019).
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The following studies on the project site concluded no evidence of recognized environmentally sensitive
conditions in connection with the property (available for review upon request of the Community
Development Department):
1.

Phase 1 Environmental Site Assessment, prepared by Running Moose Consulting, LLC, San Jose,
CA, dated December 6, 2019

2.

Phase I Environmental Site Assessment report, prepared by Partner Engineering and Science, Inc.,
Torrance, CA, dated December 5, 2018

3.

Updated Report of Phase I Environmental Site Assessment, prepared by Professional Service
Industries, Oakland, CA, dated December 22, 2009.

Review of the US Fish and Wildlife Service, National Wetlands Inventory did not document designated
wetlands on the site. The nearest designated wetlands were depicted along Cache Creek, approximately
¼ mile southwest of the site.
Related 2040 General Plan Policies/Programs Mitigation Measures
CO 1.2.1.1 The City should implement policies and programs established in the Total Maximum
Drainage Load Implementation into the Lake.
Program CO 1.3.1.1 The City should monitor occurrence of invasive species.
Policy CO 4.1.1 The City shall adhere to all federal and state requirements regarding the protection
of endangered species.
Policy CO 4.2.1 The City should conserve existing open space and prevent wildlife habitat and
connecting corridor loss resulting from new development.
Policy CO 8.1.1 Work with other government land management agencies to preserve and protect
biological resources while maintaining the ability to utilize and enjoy the natural resources in the
City
Policy C04.1.2 The City shall limit the encroachment of development within areas that contain a
high potential for sensitive habitat and direct development into less significant habitat areas.
Policy Co 4.1.3 The City shall require that buildings and other forms of development be set back
(City Standard) from riparian corridors to avoid damage to habitat
Policy CO 4.1.4 The City shall support the management of wetland and riparian plant communities
for passive recreation, groundwater recharge, and wildlife habitats.
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Policy C0 4.1.7 The City shall utilize the California Environmental Quality Act CEQA as the
primary regulatory tool for identifying and mitigation, where feasible, impacts to open space and
natural resources when reviewing proposed development projects.
Policy Co 4.1.5 The City shall encourage the planting of native trees, shrubs, and grasslands in
order to preserve the visual integrity of the landscape, provide habitat conditions suitable for native
vegetation, and ensure that a maximum number and variety of well-adapted plants are maintained.
Policy CO 8.1.1 Work with other government land management agencies to preserve and protect
biological resources while maintain the ability to utilize and enjoy the natural resources in the City.
Policy CO 9.2.1 Provide adequate opportunities for public input on conservation issues.
Policy 9.2.2 Incorporate environmental protection and conservation into city-wide programs and
events.
Evaluation: Project construction will be subject to State and City building codes and standards.
Therefore, the project will not result in any impacts on biological resources.
Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

V. CULTURAL RESOURCES: Would the
project:
a) Cause a substantial adverse change in the
significance of an archaeological resource
pursuant to §15064.5?
b) Directly or indirectly destroy a unique
paleontological resource or site or unique
geologic feature?
c) Disturb any human remains, including those
interred outside of formal cemeteries?
Discussion:
(a, b & c) Cultural Resource Investigation Report prepared by Greg White, Sub Terra Consulting,
Archaeology and Paleontology, on March 15, 2020, determined that the project site does not show
any evidence of the presence of significant cultural resources. This evaluation included a records
search of other reports in the area, consultation with the Northwest Information Center, and a
complete physical site survey of the property. California Government Code, Sections 6253 and
6254.10 authorizes state and local governmental agencies to exempt certain public records from
inspection. Disclosure of archaeological site information is covered under this code. Because this
report contains sensitive archaeological site location information, the City of Clearlake may only
allow distribution of this report to qualified personnel.
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Related 2040 General Plan Policies/Programs Mitigation Measures
Policy CO 10.1.1 The City shall identify and evaluate cultural resources, including ‘tribal cultural
resources” (as defined in AB 52) during the land use planning process pursuant to CEQA and
participate in support efforts by others to identify significant cultural, historical, and archaeological
resources using appropriate state and Federal standards.
Program CO 10.1.1.1.1 The City shall collaborate with California Native American Tribes, as
identified by the Native American Heritage commission, pursuant to Government Code Section
65352.3, through collaboration with the Sonoma State University Northwest Information Center to
prepare an archaeological, cultural, and historical resources map and inventory with the City.
Policy 10.1.2 The City shall continue to solicit views from the local Native American communities
regarding cultural resources. Any changes, modifications, or additions to the Clearlake City General
Plan will require consultation with local Native American representatives prior to adoption as
specified in California Senate Bill 18
Policy CO 10.2.1 The City shall encourage the protection of cultural, historical, and archaeological
sites.
Program CO 10.2.1.1 The City shall help identify sites of statewide or local significant that have
anthropological, cultural, military, political, architectural, economic, scientific, religious, or other
values for potential for placement on the National Register of Historic Places and/ or inclusion in
the California Inventory of Historic Resources
Policy CO 10.2.2 Development on sites of cultural significance shall follow the guidelines outlined
in the California Environmental Quality Act (CEQA) Section 21083.2 (b1, b2, b3, b4) and the
CEQA Guidelines Section 15126.4c.
Program CO 10.2.2.2 The City shall enforce procedures to ensure that mitigation measures
established for the protection of historical resources are carried out prior to development.
Policy CO 10.2.3 The City shall adhere to construction standards for development on sites of
cultural, historical, or archaeological significance
Policy CO 10.2.4 The City shall, to the extent feasible, maintain confidentiality regarding the
locations of archaeological sites in order to preserve and protect these resources from vandalism
and the unauthorized removal of artifacts.
Policy CO 10.2.5 In the event that archaeological/paleontological resources are inadvertently
discovered during ground disturbing activities, the City shall require that all grading and
construction work within 100 feet of the find be suspended until the significance of the resource
can be determined by a Registered Professional Archaeologist /Paleontologist as appropriate. The
City will require that a Registered Professional Archaeologist/Paleontologist make
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recommendations for measures necessary to protect the find or to undertake data recovery,
excavation, analysis, and curation of archaeological/paleontological materials, as appropriate.
Policy CO 10.2.7 If human remains of native American origin are discovered during project
construction, comply with State laws relating to the disposition of Native American burials, which
fall within the jurisdiction of the Native American heritage Commission (Public Resources code
Sec 5097)
Policy CO 10.2.8 The City shall continue to require “Project Reviews” (archaeological/historical)
record searches for all discretionary projects under the California Environmental Quality Act
(CEQA) that involves any subsurface soil work. If the record search determines that the project
site has the potential to contain archaeological, historical or other cultural resources (per Section
15064.5 of the CEQA Guidelines), an archaeological survey shall be conducted of the project site
by a Registered Professional Archaeologist selected by the City. The survey shall include
consultation with Native American Indian Tribes for the City of Clearlake (as maintained by the
Native American Heritage Commission). The survey shall include a report summarizing findings
and include any required measures that will mitigate damage to the cultural resource to a level of
non-significance. Recommended mitigation measures shall be incorporated into the project to
insure potential that impacts are mitigated to a level of non-significance.
Policy CO 10.2.9 The City shall maintain a list of approved Registered Professional Archaeologist
for conducting archaeological, cultural, or historical resource surveys. This list shall undergo
periodic review by California Native American Tribes, as identified by the Native American
Heritage Commission, pursuant to Government Code Section 65352.3. The City will consider
concerns presented regarding those on the list and will consult with Tribes in a good faith effort to
resolve concerns received regarding the list.
Program 10.2.10 The City shall enter into a memorandum of understanding, memorandum of
agreement, or other agreement with the Native American Heritage Commission (SSUNIC) for
facilitated record searches for projects that may result in ground disturbance
Policy CO 10.1.1 The City shall identify and evaluate cultural resources, including “tribal cultural
resources” (as defined in AB 52) during the land use planning process pursuant to CEQA and
participate in and support efforts by others to identify significant cultural, historical, and
archaeological resources using appropriate State and Federal standards.
Program CO 10.1.1.1 The City shall collaborate with California Native American Tribes, as
identified by the Native American Heritage Commission, pursuant to Government Code Section
65352.3, through collaboration with the Sonoma State University Northwest Information Center
(SSUNIC) to prepare an archaeological, cultural, and historical resources map and inventory
within the City.
Policy CO 10.1.2 The City shall continue to solicit views from the local Native American
communities regarding cultural resources. Any changes, modifications, or additions to the
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Clearlake City General Plan will require consultation with local Native American representatives
prior to adoption, as specified in California Senate Bill 18.
Program CO 10.1.2.1 The City shall work with the Native American Heritage Commission to
identify locations of importance to Native Americans, including archaeological sites and
traditional cultural properties. in California Senate Bill 18.
Policy CO 10.2.11 The City shall implement provisions of the Memorandum of Agreement
(MOA) with the Koi Nation of Northern California for addressing preservation of cultural
resources within the City. The City will consider entering into other similar agreements with other
Native American Indian Tribes, as identified by the Native American Heritage Commission,
pursuant to Government Code Section 65352.3.
Policy CO10.2.12 In collaboration with the Koi Nation of Northern California and the Elem Indian
Colony of Pomo, the City will establish a consultation protocol for project consultation. The City
will encourage other American Indian Tribes to consult with the Koi Nation of Northern California
to develop consensus in project consultations with the City.
Policy CO 10.2.13 In order to assure compliance with the Native American Graves Protection Act,
the City will work with California Native American Tribes as identified by the Native American
Heritage Commission, pursuant to Government Code Section 65352.3 and other groups to the
extent reasonably feasible to communicate develop procedures and enforce existing cultural
resource protection laws.
Evaluation: The project will not result in any significant adverse effects on cultural resources as
long at the following mitigation measures are followed:
Mitigation Measures (includes Tribal Cultural Resources per Section XVIII):
7.

During construction activities, if any subsurface archaeological remains are uncovered, all
work shall be halted within 100 feet of the find and the applicant shall retain a qualified
cultural resources consultant from the City’s approved list of consultants to identify and
investigate any subsurface historic remains, and define their physical extent and the nature
of any built features or artifact-bearing deposits. Significant historic cultural materials may
include finds from the late 19th and early 20th centuries including structural remains, trash
pits, isolated artifacts, etc.

8.

The cultural resource consultant’s investigation shall proceed into formal evaluation to
determine their eligibility for the California Register of Historical Resources. This shall
include, at a minimum, additional exposure of the feature(s), photo-documentation and
recordation, and analysis of the artifact assemblage(s). If the evaluation determines that the
features and artifacts do not have sufficient data potential to be eligible for the California
Register, additional work shall not be required. However, if data potential exists – e.g.,
there is an intact feature with a large and varied artifact assemblage – it will be necessary
to mitigate any Project impacts. Mitigation of impacts might include avoidance of further
disturbance to the resources through Project redesign. If avoidance is determined to be
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infeasible, pursuant to CEQA Guidelines Section 15126.4(b)(3)(C), a data recovery plan,
which makes provisions for adequately recovering the scientifically consequential
information from and about the historical resource, shall be prepared and adopted prior to
any excavation being undertaken. Such studies shall be deposited with the California
Historical Resources Regional Information Center. Archeological sites known to contain
human remains shall be treated in accordance with the provisions of Section 7050.5 Health
and Safety Code. If an artifact must be removed during Project excavation or testing,
curation may be an appropriate mitigation. This language of this mitigation measure shall
be included on any future grading plans and utility plans approved by the City for the
Project.
9.

If human remains are encountered, no further disturbance shall occur within 100 feet of the
vicinity of the find(s) until the Lake County Coroner has made the necessary findings as to
origin (California Health and Safety Code Section 7050.5). Further, pursuant to California
Public Resources Code Section 5097.98(b) remains shall be left in place and free from
disturbance until a final decision as to the treatment and disposition has been made. If the
Lake County Coroner determines the remains to be Native American, the Native American
Heritage Commission must be contacted within 24 hours. The Native American Heritage
Commission must then identify the “most likely descendant(s)”, which parties agree will
likely be the Koi Nation based upon the Tribe’s ancestral ties to the area and previous
designation as MLD on projects in the geographic vicinity. The landowner shall engage in
consultations with the most likely descendant (MLD). The MLD will make
recommendations concerning the treatment of the remains within 48 hours as provided in
Public Resources Code 5097.98.
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VI. ENERGY: Would the project:
a)
Result
in
potentially
significant
environmental impact due to wasteful, inefficient,
or unnecessary consumption of energy resources,
during project construction or operation?
b)
Conflict with or obstruct a state or local
plan for renewable energy or energy efficiency?
Evaluation:
(a-c) This project will not result in significant environmental impacts due to wasteful, inefficient,
or unnecessary consumption of energy resources. This project will not conflict with or obstruct a
state or local plan for renewable energy or energy efficiency.
Potable water is not currently provided to the site as it is undeveloped. Once developed, potable
water will be provided by one of the local water service companies, likely Golden State Water
Company. Sanitary sewer service also is not currently provided to the site, however once
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developed,
sewer
Sanitation District.

service

will

be

provided

by

the

Lake

County

Evaluation: The project will be subject to all Federal, State, County and City requirements relative
to energy resources, and therefore this project will not create any significant impacts.
Potentially
Significant
Impact

VII. GEOLOGY AND SOILS: Would the
project:
a) Expose people or structures to potential
substantial adverse effects, including the risk of
loss, injury, or death involving:
i) Rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the State
Geologist for the area or based on other
substantial evidence of a known fault? Refer to
Division of Mines and Geology Special
Publication 42?
ii) Strong seismic ground shaking?
iii) Seismic-related ground failure, including
liquefaction?
iv) Landslides?
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 onor off-site landslide, lateral 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 waste water
disposal systems where sewers are not available
for the disposal of waste water?
Discussion:
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The City of Clearlake is in a seismically active region of California. The project is located in the
Coastal Ranges Geomorphic Province of California. This province is a geologically complex and
seismically active region characterized by sub-parallel northwest-trending faults, mountain ranges,
and valleys. No landforms were observed within the area that would indicate the presence of an
active fault. Still, it will be necessary to design and construct proposed improvements in strict
adherence to current Building Code standards for earthquake- resistant construction
(a, c-f) The project will result in construction of two commercial retail complexes on two parcels,
totaling 1.31 acres, and potential other development on the remaining parcel. The project site is
generally level and has been previously disturbed and graded. The Phase I Environmental Site
Assessment, prepared by Running Moose Environmental Consulting, LLC, San Jose, CA, dated
December 6, 2019, provides the following data regarding the geology of the project site:
The site is situated in the southern portion of Lake County, southeast of Clear Lake and
northwest of Cache Creek. Property topography generally is level at an elevation of
approximately 1,397 feet above mean sea level (msl) (USGS Lower Lake, California 7.5minute quad, 2012; EDR 2019). The southern and southeastern perimeters of the property
demonstrate a rather abrupt, approximately 3-foot vertical uphill slope, with the beginning
of the slope along the southern perimeter initiated at a concrete curb. A smaller uphill slope
also is located along the remainder of the eastern site perimeter.
Located within the Coast Ranges geomorphic province, comprised of a series of northwesttrending mountain ranges and valleys extending subparallel to the San Andreas Fault, local
geography is characterized by strike-ridges and valleys comprised of Upper Mesozoic
strata (California Geological Survey 2002). Site soils have been characterized by the U.S.
Department of Agriculture’s Soil Conservation Service as the Asbill series, consisting of
clayey soils with a high-water table and very slow infiltration rates (EDR 2019).
The Site is located within the Sacramento River Hydrologic Region, specifically in the
Clear Lake Cache Formation ground water basin (Basin 5-066). The Clear Lake Cache
Formation is bound to the south by lower Cretaceous marine, Knoxville Formation deposits
and Mesozoic ultra-basic intrusive rocks, to the east by lower Cretaceous marine deposits,
and to the north and west by rocks of the Franciscan Formation. The primary water-bearing
formation of the basin is the Cache Formation, largely comprised of lake Deposits such as
tophaceous and diatomaceous sands and silts, limestone, gravel and intercalated volcanic
rocks (DWR 2015). Information for vicinity properties included on the State Water
Resources Control Board’s (SWRCB’s) Geotracker database indicates shallow ground
water occurrence at depths between 5 and 9 feet beneath ground surface. Ground water
flow direction is documented towards the south-southwest (EBA 2009).
The ESA further states that a Salem Engineering Group, Inc. completed a geotechnical engineering
investigation of the site, dated July 26, 2019. The survey included information on site soils,
obtained through the exploratory borings permitted by the LCEHD (Section 5.2.1) and other
research. Pertinent information from the investigation is included in the appropriate sections of
this report.
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The 2019 ESA states that information included in the regulatory database reports did not reveal
the presence of vicinity properties appearing likely to have significantly impacted the subject site
through documented releases to soil and/or groundwater. The ESA has revealed no evidence of
any environmental concerns with the site.
(b) Concentrated water erosion, if not managed or controlled, can eventually result in significant
soil loss and/or discharging of sediment into surrounding creek and drainage areas and/or adjacent
lots. In addition, sediment from construction-induced on-site erosion can accumulate in
downstream drainage facilities, interfere with flow, and aggravate downstream flooding conditions.
A Storm Water Pollution Prevention Plan (SWPPP) for construction of the proposed project for
compliance with required National Pollutant Discharge Elimination System (NPDES) construction
permitting will be required, as a condition of approval. The SWPPP would identify pollutant
sources that may affect the quality of storm water discharge and would require the implementation
of Best Management Practices (BMPs) to reduce pollutants in storm water discharges during
construction. Implementation of the SWPPP and associated BMPs would substantially reduce or
contain potential discharges of pollutants during runoff events.
Related 2040 General Plan Policies/Programs Mitigation Measures:
Policy SA 1.4.1 The City shall require structural integrity of existing buildings to reasonably protect
occupants from earthquakes
Program SA 1.3.3.4. In collaboration with the Fire District, the City shall monitor and review
existing critical, high priority buildings and remove or have them retrofitted to ensure structural
compliance with seismic safety standards.
Policy SA 1.4.2 The City shall require geotechnical reports by a state registered geologist for
development proposals on sites in seismically and geologically hazardous areas and for all critical
structures.
Policy SA 1.2.4 The City shall enforce measures to minimize soil erosion and volume and velocity
of surface runoff both during and after construction through application of the erosion control
guidelines.
Program SA 1.2.4.2 The City shall require erosion and sediment control plans for new grading or
development meeting the threshold for grading permits.
Evaluation: The construction and development of the site will be subject to all State and City
building codes, including the Municipal Code standards, related to erosion and sediment control.
Therefore, the project is expected to have a less than significant impact on geology and soil
resources.
Potentially
Significant
Impact
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VIII. GREENHOUSE GAS EMISSIONS:
Would the project:
a) Generate greenhouse gas emissions, either
directly or indirectly, that may have a significant
impact on the environment?
b) Conflict with an applicable plan, policy or
regulation adopted for the purpose of reducing the
emissions of greenhouse gases?
Discussion:
(a, b) The increase in atmospheric concentrations of Greenhouse Gases (GHG) has resulted in more
heat being held within the atmosphere, which is the accepted explanation for global climate change.
Some GHGs occur naturally and are emitted into the atmosphere through natural processes while
others are generated through human activities. The principle GHGs generated by human activities
are carbon dioxide (CO2), methane (CH4), nitrous oxide (N2O), and fluorinated carbons. Water
vapor is excluded from the list of GHGs because it is short-lived in the atmosphere and its
atmospheric concentrations are largely determined by natural processes, such as oceanic
evaporation. Global Warming Potential (GWP) is one type of simplified index that can be used to
estimate the potential future impacts of emissions of various gases. The common unit of
measurement for GHG emissions is in terms of metric tons of CO2 equivalent (MTCO2e), which
is calculated based on the GWP for each pollutant.
Air quality impacts, including Carbon Dioxide emissions from the project, which contribute to
global warming, need to be analyzed using the current guidelines or procedures specified by the
local air district or the Air Resources Board. Calculations of CO2¬, CH4, and N2O emissions are
provided to identify the magnitude of potential project effects. This analysis focuses on CO2¬,
CH4, and N2O since these comprise 98.9 percent of all GHG emissions by volume (IPCC 2007)
and are the GHG emissions that the project would emit in the greatest quantities. Fluorinated gases,
such as HFC, PFCs, and SF6 were not used in this analysis, as they are primarily associated with
industrial processes and the proposed project involves retail development and does not include an
industrial component. Emissions of all GHGs are converted into metric tons of carbon dioxide
equivalent (MT of CO2e), which presents the volume of GHGs equivalent to the global warming
effect of CO2. While minimal amounts of other GHGs, such as chlorofluorocarbons (CFC), would
be emitted, they would not substantially add to the calculated CO2e quantities. Calculations are
based on the California Air Pollution Control Officers Association (CAPCOA) CEQA & Climate
Change white paper (CAPCOA 2008).
The Lake County Air Quality Management District does not have an air quality management plan.
However, the LCAQMD refers to the Bay Area Air Quality Management District (BAAQMD)
guidelines to evaluate thresholds of significance for general guidance (refer excerpts from this
document in Appendix B). It is noted, however, that the District has not formally adopted these as
the area’s threshold of significance, and leaves the determination of level of significance to each
local agency for determination. These thresholds indicate that a project that exceed emissions of
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greater than 1,100 tons of CO2e per year could be considered significant (refer to Appendix B with
includes excerpts from the Guidelines).
Air impact modeling was conducted using CalEEMod.2016.3.2 Modeling which indicates that the
project’s construction will result in 95 metric tons of CO2e in Phase I and 160 metric tons in Phase
II construction (less than the threshold of significance). However, primarily due to the project’s
characteristics, such as vehicle emissions from the drive-thru restaurants, the project is expected to
generate 1,406 metric tons of CO2e annually due to normal operating conditions which exceeds the
BAAQMD levels of significance for GHG.
Related 2040 General Plan Policy/Mitigation Measure
Policy CO 6.1.1City should require the use of energy conservation features and clean alternative
energy use in new construction and renovation of existing structures in accordance with state law.
Program Co 6.1.1.1.1 The City should develop green building standards.
Policy Co 6.1.1 The City should require the use of energy conservation features and clean
alternative energy use in new construction and renovation of existing structures in accordance with
state law
Program CO 7.1.1.1 The City should conform to the goals, objectives, policies, and programs
outlined in a Climate Action Plan to reduce citywide greenhouse gas emissions.
Evaluation: The LCAQMD has never adopted a formal air quality management plan, therefore,
the District defers the final determination of thresholds of significance to each local agency.
However, the District does refer to the BAAQMD Guidelines as a recommended means to evaluate
thresholds of significance for general guidance (refer excerpts from this document in Appendix
B). The project is expected to generate 1,406 metric tons of CO2e annually due to normal
operating conditions which exceeds the BAAQMD levels of significance of 1,100 metric tons of
CO2e annually. Although the City could require additional mitigation to lower the project’s GHG
emissions, such as requiring solar panels, require employee ride share, etc, none of these measures
would result in significant reductions in CO2 emissions for the project that might offset vehicle
emissions from the project to a level that is less than the BAAQMD threshold of significance.
Most CO2e generated from the project would be from vehicular emissions from traveling to and
from the project. " Drive-thru” land uses typically produce high volumes of GHGs because they
generate a quick turnover land use and attract a high volume of vehicle counts. Since the
LCAQMD has no formal air quality management plan, and the BAAQMD Guidelines are used
only as a reference, the City may increase its threshold of significance to over 1,406 metric tons
of CO2e annually. It is determined that the project will have a less than significant impact on
GHG.
Potentially
Significant
Impact
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IX.
HAZARDS
AND
HAZARDOUS
MATERIALS: Would the project:
a) Create a significant hazard to the public or the
environment through the routine transport, use, or
disposal of hazardous materials?
b) Create a significant hazard to the public or the
environment through reasonably foreseeable
upset and accident conditions involving the
release of hazardous materials into the
environment?
c) Emit hazardous emissions or handle hazardous
or acutely hazardous materials, substances, or
waste within one-quarter mile of an existing or
proposed school?
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?
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?
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?
g) Impair implementation of or physically
interfere with an adopted emergency response
plan or emergency evacuation plan?
h) Expose people or structures to a significant risk
of loss, injury or death involving wildland fires,
including where wildlands are adjacent to
urbanized areas or where residences are
intermixed with wildlands?

Discussion:
The 2019 Phase I Environmental Site Assessment, prepared by Running Moose Environmental
Consulting, LLC, discusses hazardous materials on this site and states the following:
The site was undeveloped native grassland and trees through the late-1970s to early-1980s.
A 1982 photograph documented three to four small structures/trailers on the northern part
of the otherwise undeveloped site, appearing unlikely to be permanent structures. The small
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structures/trailers no longer were located on the site by the early-1990s, from which time
the property again was undeveloped land growing with vegetation. Circa 2008-2009,
clearing of vegetation and grading of the site was conducted and the existing paved access
driveway constructed. The development planned for the site appears never to have been
constructed however, and the cleared and graded areas gradually reverted to the
undeveloped state existing at the present.
Hazardous materials are not used at the subject property; hazardous waste is not generated.
Hazardous materials and/or wastes were not documented or reported as used/generated on
the property previously.
There was no visual or documentary evidence of underground storage tanks (USTs) at the
site. Information included in the regulatory agency database report did not reveal the
presence of vicinity properties appearing likely to have significantly impacted the site
through documented releases to soil and/or groundwater.
This ESA has revealed no evidence of RECs, Controlled RECs (CRECs) or Historical RECs
(HRECs) in connection with the Site. No other environmental concerns are identified.
The project could result in exposure to hazardous materials both during construction and in the
future given the proposed use of the building. These hazards could result from construction-related
fuel spills. Only small quantities of petroleum hydrocarbons and their derivatives (e.g., gasoline,
diesel fuels, oils, lubricants, and solvents) required to operate the construction equipment would
be stored, used, and handled during project construction. These relatively small quantities
associated with the construction would be below reporting requirements for hazardous materials
business plans. These relatively small quantities associated with the construction would be have a
less than significant impact.
In the event that hazardous materials are stored or utilized on site, the project applicant would be
required to submit a Hazardous Materials Business Plan to the Lake County Division of
Environmental Health if the storage capacity equals or exceeds 55 gallons of liquid, 500 pounds
of solid or 200 cubic feet of compressed gas. The business plan will need to be updated should
storage of these or any other hazardous material increase.
It is noted that the project plans were circulated to the Lake County Division of Environmental
Health in January, 2020, but the City did not receive any comments from this agency.
(a, c) The project applicant, contractors, and others would be required to use, store, and transport
hazardous materials in compliance with federal, State, and local regulations during project
construction and operation. Significant risks to the public or workers are not expected with the
assumption that these products are used, transported and disposed of properly in accordance with
the handling instructions on their labels and in accordance with State and federal regulations.
(b)
The referenced 2019 Phase I ESA, prepared by Running Moose environmental Consulting,
LLC, reviewed any Federal and State radon screening test data for the site, reported by zip code
(95422). This data was included in Appendix B of the ESA. Based on the provided radon data,
two Federal and 13 State radon screening tests have been performed in the site zip code. None of
the Federal and State results indicated radon concentrations exceeding the EPA action level of 4
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pCi/L and based on the radon screening test data and radon zone designation; radon is not
anticipated to be a concern on the site.
(d) The proposed project would not be located on or near a hazardous materials site, based on a
review of the California Department of Toxic Substances Control (DTSC) CalSites Database and
Cortese List.
(e-f) The project site is not located near a public use airport or an active private airstrip. The project
would not interfere with an adopted emergency response or evacuation plan, as roads in the area
would remain open.
(g) The project would not impair implementation of or physically interfere with an adopted
emergency response plan or emergency evacuation plan
(h) Construction of the proposed project would be required to comply with Chapter 7A of the
California Building Code, as well as Public Resources Code Section 4291, which addresses
maintenance of defensible space around structures in areas that could be subject to wildland fires.
With adherence to the aforementioned State and local requirements, the proposed project would
result in a “Less Than Significant” impact related to exposing people or structures to the risk of
loss, injury, or death involving wildland fires. Proper observance and management during project
construction and operation would not result in a significant hazard to the public or the environment
relating to wildfires.
Related 2040 General Plan Policies/Programs Mitigation Measure:
Policy SA 3.1.3 The City shall comply with hazardous waste transport standards set by the U.S.
Department of Transportation.
Policy SA 4.1.2 The City should collaborate with Federal, State and Local Fire agencies to
improve emergency response efficiencies.
Policy SA 1.3.1 The City should collaborate with the County Fire Protection District to inspect
development projects to assure fire risks are minimized.
Policy SA 1.3.2 The City shall promote the use of defensible space in order to reduce the risk of
structure fires.
Program SA 1.3.2.1 The City shall ensure new development (subject to building permits) complies
with the Fire Code.
Program SA 1.3.3.3 The City recognizes that portions of the City are located in a Very High Fire
Hazard Severity Zone and, therefore, will comply with relevant State regulations per Government
Code Section 51175.
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Evaluation: The project is expected to have less than significant impacts regarding hazards and
hazardous materials if the following mitigation measures are followed:
Mitigation Measures
10. If the project involves storage of hazardous materials equal or greater than 55 gallons of a
liquid, 500 pounds of a solid, or 200 cubic feet of compressed gas the applicant will be required
to submit a Hazardous Materials Inventory Disclosure Statement/ Business Plan to the
Environmental Health Division via the California Electronic Reporting System. This plan shall
be renewed and updated annually or if quantities increase.
11. If the amount of hazardous materials is less than 55 gallons of a liquid, 500 pounds of a solid,
or 200 cubic feet of compressed gas, the applicant will need to complete and submit a
Hazardous Materials/ Waste Declaration stating the name of the material and the quantity to
be stored on site.
12. Collected hazardous or toxic materials shall be recycled or disposed of through a registered
waste hauler to an approved site.
13. Industrial Waste shall not be disposed of on-site without review or permit from the
Environmental Health Division or the Regional Water Quality Control Board.
14. Hazardous Waste must be handled according to all Hazardous Waste Control Laws. Any
generation of a hazardous waste must be reported to Lake County Environmental Health within
thirty days.

Potentially
Significant
Impact

X. HYDROLOGY AND WATER QUALITY:
Would the project:
a) Violate any water quality standards or waste
discharge requirements?
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 (e.g., the production rate of preexisting nearby wells would drop to a level which
would not support existing land uses or planned
uses for which permits have been granted)?
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
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which would result in substantial erosion or
siltation on- or off-site?
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 offsite?
e) Create or contribute runoff water which would
exceed the capacity of existing or planned
stormwater drainage systems or provide
substantial additional sources of polluted runoff?
f) Otherwise substantially degrade water quality?
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?
h) Place within a 100-year flood hazard area
structures which would impede or redirect flood
flows?
i) 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?
j) Inundation by seiche, tsunami, or mudflow
Discussion:
The project proposes construction of a new commercial, retail development divided into two
phases; Phase 1 consists of a 2,200 square foot coffee shop with drive-thru and site improvements,
and Phase 2 consists of a 4,876 square foot, multi-tenant commercial/retail building with a drive
thru restaurant. The project site is vacant with the exception of a paved driveway and existing
paved row of parking stalls.
The project construction will result in added impervious surfaces to the project site and could result
in increased concentrated drainage and construction grading and excavation could result in
increased erosion and sedimentation. All of these activities have the potential to affect water quality
and contribute to localized violations of water quality standards if storm water runoff from
construction activities enters receiving waters.
The site is situated in the southern portion of Lake County, southeast of Clear Lake and northwest
of Cache Creek. Property topography generally is level at an elevation of approximately 1,397 feet
above mean sea level (msl) (USGS Lower Lake, California 7.5-minute quad, 2012; EDR 2019).
The southern and southeastern perimeters of the property demonstrate a rather abrupt,
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approximately 3-foot vertical uphill slope, with the beginning of the slope along the southern
perimeter initiated at a concrete curb. A smaller uphill slope also is located along the remainder of
the eastern site perimeter.
Located within the Coast Ranges geomorphic province, comprised of a series of northwest-trending
mountain ranges and valleys extending subparallel to the San Andreas Fault, local geography is
characterized by strike-ridges and valleys comprised of Upper Mesozoic strata (California
Geological Survey 2002). Site soils have been characterized by the U.S. Department of
Agriculture’s Soil Conservation Service as the Asbill series, consisting of clayey soils with a highwater table and very slow infiltration rates (EDR 2019).
The Site is located within the Sacramento River Hydrologic Region, specifically in the Clear Lake
Cache Formation ground water basin (Basin 5-066). The Clear Lake Cache Formation is bound to
the south by lower Cretaceous marine, Knoxville Formation deposits and Mesozoic ultra-basic
intrusive rocks, to the east by lower Cretaceous marine deposits, and to the north and west by rocks
of the Franciscan Formation. The primary water-bearing formation of the basin is the Cache
Formation, largely comprised of lake Deposits such as tophaceous and diatomaceous sands and
silts, limestone, gravel and intercalated volcanic rocks (DWR 2015). Information for vicinity
properties included on the State Water Resources Control Board’s (SWRCB’s) Geotracker database
indicates shallow ground water occurrence at depths between 5 and 9 feet beneath ground surface.
Ground water flow direction is documented towards the south-southwest (EBA 2009).
(a-c) As of July 1, 2010, all dischargers with projects that include clearing, grading or stockpiling
activities expected to disturb one or more acres of soil are required to obtain compliance under the
NPDES Construction General Permit Order 2009-0009-DWQ. Sediment control BMPs in
compliance with the NPDES permit process, would ensure implementation of the objectives of the
Clear Lake Mercury and Nutrient TMDLs. The specific BMPs to be implemented would be
determined prior to issuance of the NPDES General Permit, in coordination with the CVRWQCB.
Adherence to these BMPs would be required as a condition of the Permit, and would substantially
reduce or prevent waterborne pollutants from entering natural waters, per CVRWQCB standards.
The project would also be subject to compliance with Section Chapter 17 of the Municipal Code
regarding development within a floodplain. Given proper mitigation, the project would not cause
erosion or siltation either on-site or offsite. Increased sedimentation in streams would adversely
affect water quality.
The project is also subject to compliance with Lake County’s Low Impact Development (LID)
requirements (See City Engineer comments in Appendix C which referenced the project need to
comply with LID).
(d) The project is not located in an area that has inundation characteristics of seiche, tsunami, or
mudflows. The flood boundaries within the City of Clearlake are delineated on the Federal
Management Agency Revised FEMA Flood Insurance Maps Based on review of the Federal
Emergency Management Agency’s (FEMA’s) flood plain panel number 0600900695A, the Subject
Property is not located within a 100 or 500-year flood zone (Phase 1 ESA prepared by Professional
Service Industries, Inc. December, 2009 – Appendix 3).
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(e) This project will not Conflict with or obstruct implementation of a water quality control plan
or sustainable groundwater management plan
Figure XX Flood Zone

Related 2040 General Plan Policies/Programs Mitigation Measures
CO 1.2.1.1 The City should implement policies and programs established in the Total Maximum
Drainage Load Implementation into the Lake.
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Policy CO 1.1.1 meet local, state, and federal standards for water quality
Policy CO 2.3.1 Promote use of low impact development (LID) practices.
Policy SA 1.2.4 The City shall enforce measures to minimize soil erosion and volume and velocity
of surface runoff both during and after construction through application of the erosion control
guidelines.
Program SA 1.2.4.1 The City shall require best practices for erosion control during construction be
followed for all construction projects.
Program SA 1.2.4.2 The City shall require erosion and sediment control plans for new grading or
development meeting the threshold for grading permits.
Policy LU 1.1.3 Future development and redevelopment should be planned and implemented with
appreciation for the physical environment and natural features of the community and with
recognition of potential physical constraints to ensure appropriate siting of various types of
development.
Program SA 1.2.2.1 The City may require new development (depending on size and impact) to
prepare hydraulic storm drainage studies defining the net increase in storm water run-off resulting
from construction and require on-site detention/retention structures or improvements that ensure
post-project flows are less than or equal to pre-project flows.
Policy SA 1.2.5 The City shall monitor drainage channels for sufficient capacity.
Program PF 7.1.2 New development proposals shall be reviewed for adequate storm water
management and capacity.
Policy LU 1.2.1 Sensitive resources, including floodplains, wetlands, riparian buffer areas along
stream channels and valued view sheds will be protected and preserved.
Program SA 1.1.2.2 The City shall periodically update the City Building Code to include new
flood resistant control techniques
Policy SA 1.2.1 The City shall decline to approve development in the one hundred-year flood zone
unless mitigation measures meeting Federal Flood Insurance Administration criteria are provided.
Program SA 1.2.1.1 The City shall assure that any new development in the City located within a
flood zone shall include adequate flood control mitigation measures.
Policy SA 1.2.2 The City shall work the Lake County Watershed protection district in the project
review process to ensure that adequate measures are implemented to prevent flooding
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Policy SA 1.2.4 The City Shall enforce measures to minimize soil erosion and volume and velocity
of surface runoff both during and after construction through application of the erosion control
guidelines
Program SA 1.2.4.1 The City shall require that best management practices for erosion control
during construction be followed for all construction projects.
Evaluation: The project construction will be subject to all Federal, State, Lake County and City
of Clearlake codes and standards; compliance with these standards and regulations will ensure the
project will not result in run off, alter drainage patterns, or substantially deplete groundwater
supplies. However, Mitigation Measures applied to the project will ensure that any construction
will have a less than significant impact on area hydrology resources.
Mitigation Measures:
15. The proposed project shall be constructed in accordance with the Lake County Clean Water
Program Storm Water Management Plan.
16. The project is subject to compliance with Lake County’s Low Impact Development
requirements (Lake County Clean Water Program).
Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

XI. LAND USE AND PLANNING: Would the
project:
a) Physically divide an established community?
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?
c) Conflict with any applicable habitat
conservation plan or natural community
conservation plan?
Discussion:
(a, b) The proposed project would be constructed within the City of Clearlake in a predominately
commercially developed area. The project would not divide an established community. The
proposed project is consistent with the site’s General Plan designation and zoning Ordinance.
Related 2040 General Plan Policies/Programs/Mitigation Measures have been incorporated into
this initial study to assure the project is consistent with the General Plan.
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The proposed development of two retail operations for the project are considered allowed under
the Zoning Code., specifically the “C-2” Community Commercial District (Section 18-2.1400 of
the Zoning Ordinance). The purpose of the “C-2” district is to “…provide sites for general
commercial uses which are diverse, visually pleasing, convenient in terms of parking and access,
attractive and used by citizens of Clearlake as well as visitors to the area.”
The property is also within the “SC” Scenic Corridor combining district (Section 18-3.400) and as
such is subject to regulations which will ensure the scenic quality of the land immediately visible
from State Highway 53 is preserved. This topic has been addressed in Section I Aesthetics of this
Initial Study.
Use Permit Considerations: The project is subject to approval by the Planning Commission for
the conditional use permit for the drive-thru restaurants. The project also is subject to approval of
a variance application and for the 514 square foot, 85-foot-tall sign to identify tenants with the
Clearlake Shopping Center. The shopping center identification sign is proposed at two alternative
locations as shown on Figure 7. The project sign is considered an on-site sign. The Commission
will have to make certain findings to approve that variance pursuant to Section 18-1.4.450 of the
City’s Zoning Ordinance and based on special circumstances applicable to the property, including
size, shape, topography, location or surroundings as follows:
1. That there are exceptional or extraordinary circumstances applying to the property involved or
to the intended use of the property that do not apply generally to other property or uses in the same
class or district;
2. That owing to such exceptional or extraordinary circumstances the literal enforcement of
specified provisions of this Chapter would result in practical difficulty or unnecessary hardship
not created by or attributable to the applicant or the owner of the property; and
3. That such variance will not constitute a grant of special privilege inconsistent with limitations
imposed on similarly zoned properties.
Sign Variance Considerations: Section 18-5.406 d-1 of the Zoning Code allows each business
in the C-2 District to have a total sign area of one and one-half (1.5) square feet for each lineal foot
of building(s) frontage or one (1.0) square foot for each lineal foot of lot frontage, whatever results
in the larger sign area. The maximum total area of all permitted signs for any commercial
establishment shall not exceed three hundred twenty-five (325) square feet. However, Section 185.406 e-1, is applicable here. It provides for more signage for a total sign area of one and one half
(1.5) square feet for each lineal foot of building frontage, or one (1.0) square foot for each lineal
foot of the longest lot frontage or sixty (60) square feet per acre, whatever results in the larger sign
area. The maximum total area of all permitted signs shall not exceed six hundred (600) square feet.
The maximum size signage allowed in this area for the project, which has approximately 453 lineal
feet of street frontage, would allow 600 square feet of signage. Based on the Table 5 the project
is proposing over 928 square feet of signage, including the 420 square foot shopping center pylon
sign. Therefore, this variance application is requesting an increase in sign area of about 330 square
feet in area over what the City’s sign regulations allow.
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Table 5. Sign Table
Sign Type

Sign Description

Sign Area

Pylon Sign

Free-standing two-sided
multi-tenant 85’ high pylon
sign with City logo at top
Free-standing two-sided
multi-tenant 10’ high
monument sign
Tenant signage on building
elevations
Tenant signage on building
elevations

420 s.f. per side

Monument Sign

Phase I SBUX Building
Façade Signage
Phase II Multi-Tenant
Commercial Retail Building
Façade Signage
Total

60 s.f. per side

148.41 s.f.
300 s.f.

928.41 s.f.

In addition, Section 18-5.406 e 3 is also relevant and it provides for installation of one pylon sign
that does not exceed 50 feet in height. This section references how the Planning Commission
should consider this type of signage to include the following factors:
1.
2.

The number of pylon sign panels and
The height needed to provide adequate visibility from State Route 53.

Both Sign Options A and B are within the Scenic Highway Combining District. Section 18-3.400,
provides that the development within this district preserve the scenic quality of the land
immediately visible from State Highway 53. Section 18-3.405, Signs located within the SC,
Scenic Corridor Combining District, allows outdoor advertising signs that are consistent with the
requirements of Section 18-5.4 (sign regulations) with the exception that no person, firm or
corporation shall erect, build or paint any off-site outdoor advertising display sign on any property
located in this district. Billboards shall be prohibited in this district. Since the sign identifies the
shopping center, it is not considered an off-site sign or billboard. Since the sign is not considered
an off-site or billboard sign, it is not subject to Outdoor Advertising Act (Business and Professions
Code Sections 5200-5486). Therefore, the sign is not subject to a permit from the California
Department of Transportation.
18-1.4.450 requires the planning commission to make specific findings to approve a variance to
sign height and total sign area based on special circumstances applicable to the property, including
size, shape, topography, location or surroundings as follows:
1.

That there are exceptional or extraordinary circumstances applying to the property involved
or to the intended use of the property that do not apply generally to other property or uses
in the same class or district;
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2.

3.

That owing to such exceptional or extraordinary circumstances the literal enforcement of
specified provisions of this Chapter would result in practical difficulty or unnecessary
hardship not created by or attributable to the applicant or the owner of the property; and
That such variance will not constitute a grant of special privilege inconsistent with
limitations imposed on similarly zoned properties.

Tentative Map Considerations: The project also includes a tentative map (PM2018-04) to divide
the 1.31 acre site into two parcels (Parcel A – 0.60 acres and Parcel B – 0.71 acres), and the map
will need to be approve and recorded by the City of Clearlake prior to development (Chapter XVI,
Land Subdivision, Clearlake Municipal Code).
Related 2040 General Plan Policies/Programs
Policy LU 3.2.1 The City shall consider land use compatibility between residential and
nonresidential uses to adequately mitigate health risk impacts.
Policy CD 7.1.1 The City shall enhance the main entrances into the City and establish a wayfinding
sign program to aid in navigating in Clearlake to the extent financially feasible.
Evaluation: As the project is required to be compliant with all land use development regulations,
including the City’s General Plan and Zoning Ordinance, any impacts will be less than significant
with the approval of this project. The Planning Commission will consider factors in reviewing the
various planning application. No additional land use entitlements, other than related construction
permits will be required for the project. The project will not result in an adverse impact on land
use or planning.
Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

XII. MINERAL RESOURCES: Would the
project:
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?
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?
Discussion:
(a, b) The project site is not in an area containing any known mineral resources. The City’s General
Plan has not designated the site as a mineral resource area. No mining or other mineral extraction
activities occur on the site.
Evaluation:
59

INITIAL STUDY/ MITIGATED NEGATIVE DECLARATION
The project would not have an impact on mineral resources.
Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

XIII. NOISE: Would the project result in:
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?
b) Exposure of persons to or generation of
excessive ground borne vibration or ground borne
noise levels?
c) A substantial permanent increase in ambient
noise levels in the project vicinity above levels
existing without the project?
d) A substantial temporary or periodic increase in
ambient noise levels in the project vicinity above
levels existing without the project?
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 be
residing 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 be
residing or working in the project area to
excessive noise levels?
Discussion:
(a-d) The Clearlake Zoning Ordinance (Section18.5.502) requires that all land uses comply with
the regulations of Clearlake’s Noise Ordinance (04-87, 5.502). Project construction activities
would likely lead to increased noise levels for the surrounding area. Noise associated with the
project includes construction from equipment operation, typically consisting of water trucks,
rubber-tired backhoes, trenchers, dump trucks, and other equipment/ Construction noise generally
is treated differently than long term noise generators because it is a temporary source. Unless the
construction noise occurs during period of normal sleep, it is generally considered to be “Less Than
Significant.” However, in order to avoid potential conflicts, a mitigation limiting the hours of
operation/construction will address potential impacts associated with construction noise impact.
The project site is located in an existing commercial area within the City of Clearlake, located
northwest of the intersection of Dam Road and Dam Road Extension. There are no immediate
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residential areas near this property. The property is bounded by undeveloped land and commercial
development to the north, Dam Road to the south, commercial development and an undeveloped
parcel to the west, and Dam Road Extension to the east. All the adjacent properties are also located
within commercial designated zones.
Related 2040 General Plan Policies/Programs Mitigation Measures
Program NO 1.1.1.1 The City shall review noise impacts from projects that generate potentially
excessive noises through discretionary review procedures such as environmental review, design
review and conditional use permits. Noise mitigation measures may be required for projects that
impact new noise sensitive uses.
Program NO 1.1.1.2 The City hereby establishes noise standards for new noise-producing uses
or sensitive uses affected by existing noise-producing uses.
Program NO 1.1.1.3 Where noise mitigation measures are required to satisfy the noise level
standards of this Noise Element, development standards for new commercial sites shall require
the use of setbacks and site design, and thereby keep the use of noise barriers at a minimum.
Policy NO 1.1.4 The City should prevent encroachment of noise-sensitive uses.
Policy NO 1.5.1 Regulate long-term increases in ambient noise levels during review of
development proposals
Evaluation: The project will not result in any significant adverse noise impacts as long as the
following mitigation measures are followed:
Mitigation Measures:
17. All construction activities including engine warm-up shall be limited to weekdays and
Saturday, between the hours of 7:00am and 7:00pm to minimize noise impacts on nearby
residents.
18. Permanent potential noise sources such as, generators used for power shall be designed and
located to minimize noise impacts to surrounding properties.
19. During construction noise levels shall not exceed 65 decibels within fifty (50) feet of any
dwellings or transient accommodations between the hours of 7:00 AM and 6:00 PM. This
threshold can be increased by the Building Inspector or City Engineer have approved an
exception in accordance with Section 5-4.4(b)(1) of the City Code. An exception of up to 80
decibels may be approved within one hundred (100) feet from the source during daylight
hours.
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Potentially
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Less Than
Significant
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Less Than
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Impact

No
Impact

XIV. POPULATION AND HOUSING: Would
the project:
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)?
b) Displace substantial numbers of existing
housing, necessitating the construction of
replacement housing elsewhere?
c) Displace substantial numbers of people,
necessitating the construction of replacement
housing elsewhere?
Discussion
(a, b) The project proposes commercial development. The addition of this facility can result in
population growth, as it may attract new employees and residents. However, the City’s General
Plan designates the project site as commercial the project is consistent with the General Plan
designation for the site; as such, it would not alter population growth projections used by the
General Plan. Furthermore, the General Plan has adopted policies in the Land Use Element
section in order to properly accommodate future growth.
Related 2040 General Plan Policies
Policy LU 1.1.7 An assortment of housing types should be provided to meet community and
regional housing needs and to fulfill objectives of choice and affordability.
Evaluation: The commercial development is a permitted use within the C2-SP, Community
Commercial (Scenic Corridor) zoning district and as such would be consistent with the City’s
General Plan and Zoning Ordinance; therefore, the project would not result in significant adverse
impacts to population or housing.

Potentially
Significant
Impact

XV. PUBLIC SERVICES:
a) Would the project result in substantial adverse
physical impacts associated with the provision of
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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:
Fire protection?
Police protection?
Schools?
Parks?
Other public facilities?
Discussion:
(am b and c) Since the proposed project involves the construction and operation of two
retail/commercial developments and no housing is associated with the project, there should be
no direct impacts to area schools. Nor will the project place a demand on the City’s parks or
other public facilities. The project would, however, impact Fire and Police services with
additional commercial activity in the area. The project would be subject to payment of any
development impact fees, such as Fire District fees, to mitigate these impact. The City is
currently assembling a development impact fee study which will eventually collect fees for
impacts on City services, that could include police services.
The project will be required to obtain water service from Konocti Water District. Sanitary sewer
service is not provided to the site currently and following development sewer service will be
provided by the Lake County Sanitation District.
Related 2040 General Plan Policies/Programs Mitigation Measures
Policy PF 4.1.1.1 The City shall add police and emergency response facilities as needed to
address population and growth distribution patterns
Program PF 4.1.2.1 The City shall periodically evaluate emergency response times to fire,
safety, and medical emergencies and consider increasing safety personnel as needed and as
feasible to reduce response times.
Policy LU 1.1.1 The City should grow contiguously to manage the efficiency of public services
and municipal infrastructure provisions, to maintain a compact and well-defined community
form, and to oblige its financial responsibility.
Policy LU 1.1.2 infrastructure and public services should be brought to a sufficient quality
standard within the developed area, requisite with needs.
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Evaluation: Compliance with all City departments and local agencies regulations, will be
included with the Conditional Use Permit approval. With required compliance, no significant
impacts are expected on public service.

Potentially
Significant
Impact

XVI. RECREATION:
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?
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?
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Discussion:
(a, b) The project does not propose the construction of housing, which typically generates a
demand for parks and recreational facilities.
Related 2040 General Plan Policies/Programs Mitigation Measures
Policy OS 1.2.2 The City shall consider establishing agreements with non-profit groups, local
companies and other organizations to assist the City in maintenance of parks and recreational
facilities.
Evaluation:
The project is not expected to have an impact on existing parks and recreational facilities within
the City of Clearlake, nor would it require the construction or expansion of recreational facilities.
Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

XVII.
TRANSPORTATION/TRAFFIC:
Would the project:
a) Conflict with an applicable plan, ordinance or
policy establishing measures of effectiveness for
the performance of the circulation system, taking
into account all modes of transportation including
mass transit and non-motorized travel and
relevant components of the circulation system,
including but not limited to intersections, streets,
highways and freeways, pedestrian and bicycle
paths, and mass transit?
b) Conflict with an applicable congestion
management program, including, but not limited
to level of service standards and travel demand
measures, or other standards established by the
county congestion management agency for
designated roads or highways?
c) Substantially increase hazards due to a design
feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm
equipment)?
d) Result in inadequate emergency access?
Discussion:
The project would be accessible via two driveways that are currently used to access Carl’s Jr.;
one is on the north side of Dam Road approximately 140 feet west of the Dam Road/Dam Road
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Extension intersection and the other is on the west side of Dam Road Extension approximately
220 feet north of the intersection. A single row of parking stalls within the paved parking lot of
the western adjoining commercial property is included within the site as well. For the Coffee
Shop building, the project proposes 17 off street parking spaces at a rate of about one space per
130 square feet building area. For the Phase II building, the project proposes 25 spaces at a rate
of about one space per 190 square feet of building area.
CALTrans Comments: The City received written comments from the California Department of
Transportation, District 1 (CALTrans) regarding the project on February 18, 2020 (refer to
Appendix C). CALTrans requested that a Traffic Impact Study (TIS) be prepared to address
concerns regarding the project’s potential impacts to Highway 53. In response, the City
contracted with W-Trans to prepare the TIS (refer to Appendix A). The study area includes the
intersections of SR 53/Dam Road-Old Highway 53 and Dam Road/ Dam Road Extension. The
study addresses the project’s potential traffic impacts to the study area and considered existing
conditions without the Dam Road Extension Roundabout and proposed future conditions with
the Dame Road Extension Roundabout.
The TIS concluded that the project would not result in significant adverse impacts to traffic
conditions, but did acknowledge that the project would create some minimal impacts to queuing
impacts at the intersection of Dam Road/Old Highway 53. The study also recommended some
enhancements to the project, such as bicycle racks and lockers, and implementation of a
Transportation Demand Management (TDM) program, such as ride share to further reduce
minimal traffic impacts from the project.
The TIS recommended payment of any required traffic impact fees to contribute towards needed
improvements, such as the Dam Road Extension Roundabout. A mitigation measure has been
proposed for this to mitigate the project’s potential cumulative impacts to traffic. The City is
currently in the process of preparing a Development Impact Fee program that includes
circulation improvements based on the General Plan, which includes the following
improvements:
•
•
•

Roundabout at Dam Road/Dam Road Extension
Roundabout at Olympic Drive/Lakeshore Drive
Capacity improvements to State Route (SR) 53)/18th Avenue consisting of:
a. Install an eastbound left-turn lane
b. Restripe westbound shared left-turn/through lane to the left-turn lane
c. Restripe westbound right-turn pocket to a shared through/right-turn lane
d. Install westbound right-turn pocket

The City collaborated with CALTrans in developing this list of improvements identified in the
General Plan.
(a) Based on the TIS, the project would not be expected to significantly conflict with an
applicable plan, ordinance or policy establishing measures of effectiveness for the performance
of the circulation system, taking into account all modes of transportation including mass transit
and non-motorized travel and relevant components of the circulation system, including but not
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limited to intersections, streets, highways and freeways, pedestrian and bicycle paths, and mass
transit.
Based on the TIS, the project would be expected to result in an average of 1,038 new daily trips
to the surrounding roadway network in the near-term, including 91 new trips during the morning
peak hour and 68 new trips during the evening peak hour. Although not part of the current
project proposal, upon development of the adjacent parcel the site would be expected to generate
1,797 new daily trips, including 145 trips during the morning peak hour and 126 trips during the
evening peak hour. Analysis indicates that these intersections operate acceptably during both the
morning and evening peak hours and would continue to do so with the addition of project-related
traffic. Under the anticipated Future volumes and with installation of a roundabout at Dam
Road/Dam Road Extension, both study intersections would be expected to operate acceptably.
Upon the addition of traffic associated with buildout of the project site as well as the adjacent
parcel, both intersections would be expected to continue operating acceptably. However, the
project would cumulatively increase traffic levels in the area so mitigation is required to off-set
these impacts by payment of a fee equivalent to the preliminary fees referenced in the draft
Development Impact Fee program or whatever the fees may be, when they are adopted in the
future, when building permits are issued for the project, whichever are less.
(b) Based on the TIS, the project is not expected to significantly conflict with an applicable
congestion management program, including, but not limited to level of service standards and
travel demand measures, or other standards established by the county congestion management
agency for designated roads or highway. The TIS concludes that with the project queues would
remain within available storage areas at SR 53/Dam Road-Old Highway 53; however, queueing
would extend beyond the available stacking area in the eastbound left-turn lane at Dam
Road/Dam Road Extension under Existing and Existing plus Project Conditions. Since there are
two eastbound through lanes and all traffic is slowing as drivers approach an all-way stopcontrolled intersection the impact to through traffic would be minimal and therefore the
increased queuing is considered acceptable. Upon construction of the planned
roundabout, there would be no anticipated queueing impacts at Dam Road/ Dam Road
Extension. Program CI 1.3.1.3 of the General Plan Circulation Element indicates that the City
will strive to maintain Level of Service D or better for roadway and intersections. The TIS
demonstrates that the project will not result in exceeding the General Plan established threshold
of significance of Level of Service D.
(c) Based on the TIS, if proper site distance is maintained the project would not result in
substantially increase hazards due to a design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses. To preserve existing sight lines at the project driveways, any
vegetation planned along the project frontages with Dam Road or Dam Road Extension should
be planted and maintained such that foliage is less than three or more than seven feet above the
pavement surface. The TIS also recommends that new signage should be installed outside of the
vision triangles.
(d) The project will not result in inadequate emergency access. The City of Clearlake Police
Department and Lake County Fire Protection District were provided with a copy of this project.
Neither agency had concerns about inadequate emergency access.
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Related 2040 General Plan Policies/Programs Mitigation Measures
Program LU 1.1.1 Maintain roadways and circulation improvements to ensure safe, energy
efficient, and convenient daily travel for pedestrians, bicyclists, transit users and drivers as
Clearlake grows.
Program CI 1.3.1.3 The City will strive to maintain Level of Service D or better for roadway and
intersections. Exceptions to this LOS D standard may be considered by the City Council where
reducing level of service would result in clear public benefit. Such circumstances include, but are
not limited to: circumstances where improvements necessary to achieve the LOS standard result in
impact to a unique historic resource; highly sensitive environmental area; infeasible right-of-way
acquisition; where an unusual physical constraint exists; and/or overriding economic or social
circumstances.
Program CI 1.1.2.1 The City shall consider the Pavement Conditions Index (PCI) and should
maintain road pavements in good, all-weather condition.
Policy CI 1.3.2 Improve travel safety, accessibility and energy efficiency.
Policy CI 1.1.4.1 The City shall maintain the City-wide traffic model to help forecast future travel,
identify circulation deficiencies and recommend improvements and coordinate this model with
other agencies, such as the Lake County/ City Area Planning Council, Caltrans and Lake County.
Program CI 1.1.5.3 The city shall work with the Lake County/ City Area Planning Council, Lake
County, Caltrans and other regional partners to identify operational and capacity improvements for
regional facilities to accommodate future circulation needs.
Program CI 1.3.2.3 The City shall strive to provide for smooth traffic flow and compact urban
pattern to maximize efficient movement between residential, commercial and public areas.
Evaluation: The project is expected to increase traffic levels in the area so it will cumulative
impact traffic City traffic levels. Mitigation Measure 20 has been created to require payment of
traffic impact fees to mitigate the project’s cumulative traffic impacts to a level of non-significance.
Also, the project has the potential to create sight distance visibility issues with placement of
vegetation and signage near project frontages, the project is not expected to result in a significance
adverse impact regarding transportation/traffic. Mitigation Measure 21 assures that the project will
not result in hazards created from sight distance visibility issues as recommended by the TIS.
Mitigation Measure:
20. Prior to issuance of each project’s phase building permit for construction, the project shall pay
applicable impact fees for fair-share contribution to the City of Clearlake for Traffic Impact
fees, that includes future construction of a roundabout at the Dam Road Extension. Applicable
fees shall be based on a preliminary analysis of fees from the Draft City of Clearlake
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Development Impact Fee Study or from the final adopted version of the Study whichever is
less at the time building permits are issued.
21. To preserve existing sight lines at the project driveways, any vegetation planned along the
project frontages with Dam Road or Dam Road Extension shall be planted and maintained such
that foliage is less than three or more than seven feet above the pavement surface. Any new
signage for the project shall be installed outside of the vision triangles.
Potentially
Significant
Impact

Less Than
Significant
with
Mitigation

Less Than
Significant
Impact

No
Impact

XVIII. TRIBAL CULTURAL RESOURCES:
Would the project:
a) Would the project increase the use of existing
neighborhood and regional parks or other
recreational facilities such that substantial
physical deterioration of the facility would occur
or be accelerated?
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?
Discussion:
(a, b & c) The Cultural Resource Investigation Report prepared by Greg White, Sub Terra
Consulting, Archaeology and Paleontology, on March 15, 2020, determined that the project site
does not show any evidence of the presence of significant tribal cultural resources. This evaluation
included a records search of other reports in the area, consultation with the Northwest Information
Center, consultation with local tribes, including the Koi Nation of California and the Elem Indian
Colony (conducted in accordance with the City’s Cultural Resources Guidelines) and a complete
physical site survey of the property. California Government Code, Sections 6253 and 6254.10
authorizes state and local governmental agencies to exempt certain public records from inspection.
Disclosure of archaeological site information is covered under this code. Because this report
contains sensitive archaeological site location information, the City of Clearlake may only allow
distribution of this report to qualified personnel. It is noted that the project consultant did conduct
a phone conversation with Dino Beltran, Representative of the Koi Nation of California, on March
16, 2020. Mr. Betran expressed no specific concerns related to the project.
Related 2040 General Plan Policies/Programs Mitigation Measures
Refer to Section V of this document for a list of all related General Plan Policies/Programs.
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Evaluation: The project will not result in any significant adverse effects on tribal cultural resources
as long are followed.
Mitigation Measures (refer to Section V, Cultural Resources, for list of applicable mitigation
measures):
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XIX. 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 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
provider’s existing commitments?
f) Be served by a landfill with sufficient permitted
capacity to accommodate the project’s solid
waste disposal needs?
g) Comply with federal, state, and local statutes
and regulations related to solid waste?
(a-c) The project will be served by served by PG&E, Lake County Special Districts, and the
Konocti Water District. The applicant will comply with all Federal, State, and local statutes and
regulations related to solid waste. Any construction within 10 feet of any PG&E easement must
adhere to the safety protocols as mandated by PG&E.
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Comments were received from Lake County Special Districts indicating that there is sufficient
capacity to serve the project (refer to Appendix C).
(d) C&S Waste Services, a private company, provides solid waste collection service to City under
contract with the City. The majority of solid waste in Clearlake is taken to Eastlake Landfill,
located at 16015 Davis Street just east of the City.
Eastlake Landfill is the primary landfill for the City. Eastlake Landfill is the only solid waste
disposal facility in the County. It was previously anticipated to be closed in 2027 when it is
projected to reach capacity. However, due to the additional waste created from the Clayton Fire
which occurred in August 2016, the closure date of the landfill was shortened to about 2025. Since
Eastlake Landfill is scheduled to meet its maximum capacity before the 2040 date, the City it is
working with Lake County to consider alternatives to expanding waste capacities.
Although the primary landfill for the City, Eastlake Landfill, would not have sufficient capacity to
accommodate the Plan’s solid waste disposal needs to 2040, the City has several other landfill
options to utilize as listed above. In addition, the City is working with Lake County in reviewing
the feasibility of expanding the Eastlake Landfill and/or constructing a new landfill to
accommodate increased capacity after 2025. The proposed Plan is not the reason that an
alternative landfill is needed, since without the proposed Plan, the landfill would still have been
projected to reach capacity by 2027. The proposed commercial development is not expected to
significantly impact landfill capacity since a new landfill will be created prior to the existing
landfill closure.
Related 2040 General Plan Policies
Policy CO 2.1.1 The city shall consider proposed development based on availability of water
supply.
Policy PF 5.1.1 The City should work with the sewer district to monitor wastewater demand and
capacity
Program PF 5.1.1.1 The City should support the sewer district in assessing and revising estimates
of present and future wastewater demands.
Policy PF 5.1.2 The City should work with the sewer district to prioritize infrastructure
improvements and sewer system maintenance to accommodate projected growth from the General
Plan.
Program PF 6.1.1.1 The City shall work with water providers to expand water treatment and
conveyance infrastructure to meet city needs and population growth.
Policy PF 6.1.2 The City should help develop a strategy to prioritize water infrastructure expansion
and maintenance in collaboration with water providers
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Program PF 6.1.2.1 The City should work with water providers to develop a Capital Improvement
plan to identify capital improvement needs and identify funding sources.
Program PF 6.1.2.2 The City should work with water providers to determine priority areas for
infrastructure provisions and determine financial feasibility. Incorporate these findings into the
Capital Improvement Plan.
Evaluation: Construction and/or installation of utility and service systems could have potential
environmental impacts, depending on their type and location. However, the proposed commercial
development must comply with all City and local agencies and their regulations relative to utilities
and service systems. With this required compliance, the project will not result in a significant
impact on these resources.
Potentially
Significant
Impact

Less Than
Significant
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Mitigation

Less Than
Significant
Impact

No
Impact

XX. WILDFIRE: If located in or near state
responsibility areas or lands classified as very
high fire hazard severity zones, would the project:
(a) Substantially impair an adopted emergency
response plan or emergency evacuation plan
(b) Due to slope, prevailing winds, and other
factors, exacerbate wildfire risks and thereby
expose project occupants to, pollutant
concentrations from a wildfire or the uncontrolled
spread of a wildfire?
(c) Require the installation or maintenance of
associated infrastructure (such as roads, fuel
breaks, emergency water sources, power lines or
other utilities) that may exacerbate fire risk or that
may result in temporary or ongoing impacts to the
environment?
(d) Expose people or structure to significant risks,
including downslope or downstream flooding or
landslides, as a result of runoff, post-fire slope
instability, or drainage changes?
Discussion:
Wildfires are an ongoing concern for Lake County and the City of Clearlake. Generally, the fire
season extends from early spring through late fall of each year during the hotter, dryer months. In
recent years though, wildfires have been more of a year around event. In 2008, fire protection
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agencies responded to 687 fires in Lake County. According to Calfire, 23.3% of all parcels in
Clearlake are in a Very High Fire Hazard Severity Zone. The majority of land in the City that has
been designated as a Very High Fire Hazard Severity Zone is easy of Hwy 53. According to Lake
County GIS Fire Hazard Severity Zone map, this parcel is located in a moderate Fire Hazard
Severity Zone.
Table 6. Wildfire History
Lake County Fire Protection District- Wildfire Extents
Jurisdiction/ Fire Hazard Severity
Total Acres
Zones

% of Total Acres

City of Clearlake
Very High
High
Moderate
Non- Very High
City of Clearlake Totals

1,299
0
0
4691
5,990

1.5%
0.00%
0.00%
5.5%
7.0%

Fire conditions have arisen from a combination of high temperatures, low moisture content in the
air, and an accumulation of vegetation, and high winds. There are four main factors that sustain
wildfires and allow for prediction of a given area’s potential to burn. These factors include fuel,
topography, weather, and human actions. The fuel model is used to predict fire behavior based on
vegetation type. This model predicts how a fire will burn in a given area based on the surrounding
vegetation. Fuel models are combined with topographic slope and fuel density information in order
to provide a fuel hazard assessment of fire behavior under extreme conditions.
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Figure 18. Fire Hazard Severity Zones
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In order to combat this hazard, Fire Safety standards are strictly enforced by the Lake County Fire
District. The City has also meticulously addressed wildfires in their Hazard Mitigation Plan. With
the mitigation measures proposed below, the risk of wildfire in conjunction with this building will
be less than significant.
(a, b) This project will not substantially impair an adopted emergency response plan or emergency
evacuation plan. The property is an undeveloped parcel with a few site improvements (paved
parking and driveway). The property is fairly level and the commercial development will be
subject to all regulations of the Fire Department and the 2016 California Fire Safety Code
(sprinklered buildings, etc.)
(c) The project is in an existing, commercially-developed part of town. The facility will require
the installation of potable water and sanitary sewer services, both of which are required to comply
with all City and local agency regulations and maintenance of these services.
(d) This project will not expose people or structure to significant risk of downstream flooding or
landslides.
Related 2040 General Plan Policies/Programs Mitigation Measures
Program SA 1.1.1.1 The City shall review and update the Zoning Ordinance to address fire safety
issues
Program SA 1.1.2.1 The City shall review and update the City Fire Code when new standards are
adopted in California Code.
Policy SA 1.3.2.1 The City should collaborate with the County Fire Protection District to inspect
development projects to assure fire risks are minimized
Program SA 1.3.2.1 the City shall ensure new development (subject to building permits) complies
with the Fire Code/
Policy SA 1.3.2 The City shall promote the use of defensible space in order to reduce the risk of
structure fires
Program SA 1.3.2.1 The City shall work with the Fire District to develop and implement an
effective and environmentally sound weed abatement program and utilize the CDF defensive space
standards and recommendation
Program SA 1.3.3.3 The City recognizes that portions of the City are located in a Very High Fire
Hazard Severity Zone and therefore, will comply with relevant State Regulations per Government
Code Section 51175
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Program SA 1.3.3.4 The City Shall work with the Fire District to identify and map substandard
structures that pose a fire safety threat and coordinate and provide for appropriate fire hazard
mitigation, such as rehabilitation or demolition.
Evaluation: The project is subject to all Federal, State, County and City regulations relative to fire
safety. Therefore, the if the project complies with all fire requirements of the Fire District, the
project will not result in adverse Wildfire impacts.
Potentially
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XXI.
MANDATORY
FINDINGS
OF
SIGNIFICANCE
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
self-sustaining levels, threaten to eliminate a
plant or animal community, substantially reduce
the number or restrict the range of a rare or
endangered plant or animal or eliminate
important examples of the major periods of
California history or prehistory?
b) Does the project have impacts that are
individually
limited,
but
cumulatively
considerable? ("Cumulatively considerable"
means that the incremental effects of a project are
considerable when viewed in connection with the
effects of past projects, the effects of other current
projects, and the effects of probable future
projects)?
c) Does the project have environmental effects
which will cause substantial adverse effects on
human beings, either directly or indirectly?
Discussion/Evaluation:
Based on the review of the proposed project site and surrounding area, appropriate mitigation
measures were identified to mitigate potentially significant impacts to a level below adversity for
Air Quality, Cultural Resources, Hazards & Hazardous Materials, Hydrology/ Water Quality,
Traffic Circulation, and Tribal Cultural Resources. Assuming implementation of the identified
measures and standard conditions of project approval of the City of Clearlake and other pertinent
agencies, no adverse impacts are anticipated.
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APPENDIX A – TRAFFIC STUDY
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APPENDIX B – AIR QUALITY BACKGROUND INFORMATION AND AIR QUALITY MODEL
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Additional modeling information, including summer and winter projections available upon request of the
Clearlake Community Development Department.
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APPENDIX C – AGENCY COMMENTS
The City Community Development Department circulated the project plans to City Departments and various
impacts public agencies for review and comment on January 16, 2020 for a 20-day comment period. The City
received comments from City Departments as follows:
1. Building Department: No comments at this time.
2. Police Department: None
3. Engineering Department: Comply with Lake County’s Low Impact Development (LID) Requirements
Other agencies commented as follows:
4. Lake County Special Districts (sewer): PHASE 1, Starbucks Coffee, the proposed project would most likely fall
under Ordinance #3017 (7) Bar and Restaurant: Up to 33 Chairs would be considered one single family dwelling
equivalent and would require one CAPACITY EXPANSION FEE. For each additional 10 chairs, an additional 50% of the
current CAP FEE would be added. CAPACITY EXPANSION FEES for LACOSAN (SE) are currently $11,485.09 (per
SFD) 50% for each additional 10 chairs would be $5,742.55 (These fees are adjusted every July 1st by the Engineering
News Record Construction Cost Index (ENR).
The developers will need to coordinate with our Compliance Coordinator, Scott Hornung regarding the “Grease
Interceptor” size and requirements. If there is not currently a sewer lateral stubbed out to this parcel one will need to be
constructed, at the owner’s expense, as well as a Property Line Clean Out. Looking at the site plans on Sheet C201, a
PLCO will need to be installed where the connection to the public sewer will be made (on Dam Rd).
PHASE 2 Unfortunately there is not enough details or information given as to the type of business(s) that will occupy the
commercial building for Phase 2, so a Capacity Expansion Fee cannot be determined at this time. The proposed plans do
show a “Grease Interceptor” for the commercial building in Phase 2, therefore the developers will need to contact our
office with more information to determine the adequate size that will be required.

5. Caltrans (California Department of Transportation): Per the attached letter, Caltrans requested
preparation of a Traffic Impact Study to evaluate the project’s potential impacts on Highway 53 and other
roadways. The study was complete and circulated for further comment.
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APPENDIX D – MITIGATION MONITORING PROGRAM

City of Clearlake – Mitigation Monitoring Checklist
Project Name: Dam Road Extension Retail Center File Numbers: Use Permit UP 01-20, Tentative Map 201804, Variance 01-20
Approval Date: __ May 5, 2020___ EIR or Neg. etc.:__Mitigated Negative Declaration___
The mitigation measures outlined below were incorporated into the approval for this project in order to reduce
potentially significant environmental impacts to a level of insignificance. A completed and signed checklist for
each mitigation measure indicates that this mitigation measure has been complied with and implemented and
fulfills the City's monitoring pursuant to Section 15097 of the CEQA Guidelines.
Mitigation
Measure
1.

Air Quality

2.

Air Quality

Driveways, access roads and
parking areas shall be surfaced
in a manner so as to minimize
dust. Driveway approaches
shall be constructed of
concrete and built to minimum
City of Clearlake standards.

3.

Air Quality

The burning of construction
debris is prohibited.
Any
disposal
of
vegetation

Type

Monitoring Shown on
Department Plans
Construction activities shall be
conducted with adequate dust
suppression
methods,
including watering during
grading and construction
activities
to
limit
the
generation of fugitive dust or
other methods approved by
the Lake County Air Quality
Management District.
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Verified
Implementation

Remarks
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removed as a result of lot
clearing shall be lawfully
disposed of, preferably by
chipping and composting, or as
authorized by the Lake County
Air Quality Management
District and the Lake County
Fire Protection District.
4.

Air Quality

During construction activities,
the applicant shall remove
daily accumulation of mud and
dirt from Dam Road Extension.

5.

Air Quality

The applicant shall secure a
grading permit from the
Community
Development
Department, Building Division
and shall adhere to all grading
permit conditions, including
Best Management Practices.
All areas disturbed by grading
shall be either surfaced in
manner to minimize dust,
landscaped or hydro seeded.

6.

Air Quality

All refuse generated by the
facility shall be stored in
approved
disposal/storage
containers, and appropriately
covered. Removal of waste
shall be on a weekly basis so as
to avoid excess waste. All
trash receptacles/containers
shall remain covered at all
times to prevent fugitive odors
and rodent infestation.

7.

Cultural
Tribal

and During construction activities,
if
any
subsurface
archaeological remains are
uncovered, all work shall be
halted within 100 feet of the
find and the applicant shall
retain a qualified cultural
resources consultant from the
City’s approved list of
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consultants to identify and
investigate any subsurface
historic remains, and define
their physical extent and the
nature of any built features or
artifact-bearing
deposits.
Significant historic cultural
materials may include finds
from the late 19th and early
20th
centuries
including
structural remains, trash pits,
isolated artifacts, etc.
8.

Cultural
Tribal

and The
cultural
resource
consultant’s investigation shall
proceed into formal evaluation
to determine their eligibility
for the California Register of
Historical Resources. This shall
include, at a minimum,
additional exposure of the
feature(s),
photodocumentation
and
recordation, and analysis of
the artifact assemblage(s). If
the evaluation determines that
the features and artifacts do
not have sufficient data
potential to be eligible for the
California Register, additional
work shall not be required.
However, if data potential
exists – e.g., there is an intact
feature with a large and varied
artifact assemblage – it will be
necessary to mitigate any
Project impacts. Mitigation of
impacts
might
include
avoidance
of
further
disturbance to the resources
through Project redesign. If
avoidance is determined to be
infeasible, pursuant to CEQA
Guidelines
Section
15126.4(b)(3)(C),
a
data
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recovery plan, which makes
provisions for adequately
recovering the scientifically
consequential
information
from and about the historical
resource, shall be prepared
and adopted prior to any
excavation being undertaken.
Such studies shall be deposited
with the California Historical
Resources
Regional
Information
Center.
Archeological sites known to
contain human remains shall
be treated in accordance with
the provisions of Section
7050.5 Health and Safety
Code. If an artifact must be
removed
during
Project
excavation or testing, curation
may be an appropriate
mitigation. This language of
this mitigation measure shall
be included on any future
grading plans and utility plans
approved by the City for the
Project.

9.

Cultural
Tribal

and If
human remains are
encountered,
no
further
disturbance shall occur within
100 feet of the vicinity of the
find(s) until the Lake County
Coroner has made the
necessary findings as to origin
(California Health and Safety
Code Section 7050.5). Further,
pursuant to California Public
Resources
Code
Section
5097.98(b) remains shall be
left in place and free from
disturbance until a final
decision as to the treatment
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and disposition has been
made. If the Lake County
Coroner
determines
the
remains
to
be
Native
American,
the
Native
American
Heritage
Commission
must
be
contacted within 24 hours. The
Native American Heritage
Commission must then identify
the
“most
likely
descendant(s)”, which parties
agree will likely be the Koi
Nation based upon the Tribe’s
ancestral ties to the area and
previous designation as MLD
on projects in the geographic
vicinity. The landowner shall
engage in consultations with
the most likely descendant
(MLD). The MLD will make
recommendations concerning
the treatment of the remains
within 48 hours as provided in
Public
Resources
Code
5097.98.
10.

Hazards

If the project involves storage
of hazardous materials equal
or greater than 55 gallons of a
liquid, 500 pounds of a solid, or
200 cubic feet of compressed
gas the applicant will be
required
to
submit
a
Hazardous Materials Inventory
Disclosure
Statement/
Business
Plan
to
the
Environmental Health Division
via the California Electronic
Reporting System. This plan
shall be renewed and updated
annually or if quantities
increase.

11.

Hazards

If the amount of hazardous
materials is less than 55
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gallons of a liquid, 500 pounds
of a solid, or 200 cubic feet of
compressed gas, the applicant
will need to complete and
submit a Hazardous Materials/
Waste Declaration stating the
name of the material and the
quantity to be stored on site.
12.

Hazards

Collected hazardous or toxic
materials shall be recycled or
disposed of through a
registered waste hauler to an
approved site.

13.

Hazards

Industrial Waste shall not be
disposed of on-site without
review or permit from the
Environmental Health Division
or the Regional Water Quality
Control Board.

14.

Hazards

Hazardous Waste must be
handled according to all
Hazardous Waste Control Laws.
Any generation of a hazardous
waste must be reported to Lake
County Environmental Health
within thirty days.

15.

Hydrology

The proposed project shall be
constructed in accordance
with the Lake County Clean
Water Program Storm Water
Management Plan.

16.

Hydrology

The project is subject to
compliance with Lake County’s
Low Impact Development
requirements (Lake County
Clean Water Program).

17.

Noise

All construction activities
including engine warm-up shall
be limited to weekdays and
Saturday, between the hours
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of 7:00am and 7:00pm to
minimize noise impacts on
nearby residents.
18.

Noise

Permanent potential noise
sources such as, generators
used for power shall be
designed and located to
minimize noise impacts to
surrounding properties.

19.

Noise

During construction noise
levels shall not exceed 65
decibels within fifty (50) feet of
any dwellings or transient
accommodations between the
hours of 7:00 AM and 6:00 PM.
This threshold
can
be
increased by the Building
Inspector or City Engineer have
approved an exception in
accordance with Section 54.4(b)(1) of the City Code. An
exception of up to 80 decibels
may be approved within one
hundred (100) feet from the
source during daylight hours.

20.

Transportation Prior to issuance of each
project’s phase building permit
for construction, the project
shall pay applicable impact
fees for fair-share contribution
to the City of Clearlake for
Traffic Impact fees, that
includes future construction of
a roundabout at the Dam Road
Extension. Applicable fees
shall be based on a preliminary
analysis of fees from the Draft
City of Clearlake Development
Impact Fee Study or from the
final adopted version of the
Study whichever is less at the
time building permits are
issued
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21.

Transportation To preserve existing sight lines
at the project driveways, any
vegetation planned along the
project frontages with Dam
Road or Dam Road Extension
shall
be
planted
and
maintained such that foliage is
less than three or more than
seven
feet
above
the
pavement surface. Any new
signage for the project shall be
installed outside of the vision
triangles.

Explanation of Headings
Type = Project (mitigation for this specific project), ongoing, and/or cumulative.
Monitoring Department = Department or agency responsible for monitoring a particular mitigation measure.
Shown on Plans = When a mitigation measure is shown on the construction plans, this column must be initialed
and dated.
Verified Implementation = When mitigation measure has been implemented, this column must be initialed and
dated.
Remarks = Area for describing status of ongoing mitigation measure, or other information.
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