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A. Background

10.

11.
12.

Project Title: 8588 Tesla Road Cannabis Cultivation Project

Lead Agency & Lead Agency Contact: Albert Lopez, Planning Director, (510) 670-5400,
Albert.Lopez@acgov.org; Alameda County Planning Department, 224 West Winton Avenue, Suite
111, Hayward, CA 94544

Applicant Contact Information: Frank Imhof, 962 Happy Valley Road, Pleasanton, CA 94566;
James Halter, 8588 Tesla Road, Livermore, CA 94550

Project Location: The project site is located at 8588 Tesla Road, Livermore, California, 94550,
approximately four miles southeast of the City of Livermore in unincorporated Alameda County.
The proposed project is on 4.36 acres (APN: 009A-1625-002-07). Regional access to the project
site is provided by Interstate 580 (I-580), which is located eight miles northwest of the project site;
local access to the site is provided by Tesla Road (County Highway J12).

Project Description: The proposed project consists of the construction and operation of a cannabis
facility consisting of 20 hoop house structures with a total of 20,000 square feet (SF) of mature
plant canopy and one hoop house with a total of 3,000 SF of immature plant canopy. The proposed
project would also include the construction of four water tanks and other ancillary improvements,
including security fencing and lighting, access, and parking.

Acreage of Project Site: The project parcel is approximately 4.36 acres.

Land Use Designations: The 1994 East County Area Plan, a portion of the Alameda County
General Plan, designates the project area as Large Parcel Agriculture and is zoned Agricultural.

Surrounding Land Uses and Setting: The 1994 East County Area Plan, a portion of the Alameda
County General Plan, designates the project area as Large Parcel Agriculture and is zoned
Agricultural.

Status of Native American Consultation Pursuant to Public Resources Code Section
21080.3.1: In compliance with Assembly Bill (AB) 52 (Public Resources Code Section 21080.3.1),
notification letters were distributed to the California Indian Water Commission, Indian Canyon
Mutsun Band of Costanoan, Ione Band of Miwok Indians Cultural Committee, Muwekma Ohlone
Indian Tribe, Ohlone Indian Tribe, Torres Martinez Desert Cahuilla Indians, Trina Marine Ruano
Family, Amah Mutsun Tribal Band, Confederated Villages of Lisjan, Coastanoan Rumsen Carmel
Tribe, and North Valley Yokuts Tribe on September 14, 2021.

Required Approvals from Other Public Agencies:
California Department of Food and Agriculture — Department of Cannabis Control License

California Department of Fish and Wildlife (pursuant to California Code of Regulations Section
8102[w])

San Francisco Bay Regional Water Quality Control Board (pursuant to CCR Section 8102[p])
State Water Resources Control Board (pursuant to CCR Section 8102[p])

Alameda County Department of Environmental Health (pursuant to CCR Section 8308)
Alameda County Public Works Agency

Date Prepared: October 2021

Prepared By: Denise Duffy & Associates, Inc.
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Chapter 1. Introduction and Project Description

1.1 Introduction

This Initial Study has been prepared to evaluate the potential environmental effects associated with the
8588 Tesla Road Cannabis Cultivation Project (proposed project or project), located in unincorporated
Alameda County, California (County). This document has been prepared in accordance with the California
Environmental Quality Act (CEQA), Public Resources Code (PRC) Section 21000 et. seq., and the State
CEQA Guidelines, California Code of Regulations (CCR) Section 15000 et. seq.

An Initial Study is an informational document prepared by a lead agency to determine if a proposed project
may have a significant effect on the environment (CEQA Guidelines Section 15063, subd. (a)). If there is
substantial evidence that a proposed project may have a significant effect on the environment, an
Environmental Impact Report (EIR) must be prepared, in accordance with CEQA Guidelines Section
15064(a). However, if the Lead Agency determines that revisions in the proposed project plans or proposals
made by or agreed to by the applicant mitigate the potentially significant effects to a less-than-significant
level, an Initial Study/Mitigated Negative Declaration (IS/MND) may be prepared instead of an EIR (CEQA
Guidelines Section 15070, subd.(b)). In this instance, the lead agency prepares a written statement
describing the reasons a proposed project would not have a significant effect on the environment and,
therefore, why an EIR need not be prepared. This IS/MND conforms to the content requirements under
CEQA Guidelines §15071. The mitigation measures prescribed for environmental effects described in this
IS/MND would be implemented in conjunction with the proposed project, as required by CEQA. The
mitigation measures would be incorporated into the proposed project through proposed project conditions
of approval. The County would adopt findings and a Mitigation Monitoring and Reporting Program
(MMRP) for the proposed project in conjunction with approval of the proposed project.

The County is acting as the Lead Agency pursuant to CEQA Guidelines Section 15050(a). As the Lead
Agency, the County oversaw the preparation of this Initial Study pursuant to CEQA Guidelines Section
15063, 15070, and 15152. This Initial Study will be circulated for agency and public review during a 30-
day public review period pursuant to CEQA Guidelines Section 15073. Comments received by the County
on this IS/MND will be reviewed and considered as part of the deliberative process in accordance with
CEQA Guidelines Section 15074.

The East County Area Plan (ECAP) was adopted by the Alameda County Board of Supervisors in 1994. In
2000, Alameda County voters approved Measure D, which was an initiative that amended the County’s
General Plan to establish an Urban Growth Boundary.! The Urban Growth Boundary established by
Measure D restricts the areas outside the boundary to agricultural, natural resource, and rural uses, and
prevents the construction of infrastructure to support any urban development. The proposed project site is
identified in the ECAP as an area within the protected land under Measure D. The proposed project would
be consistent with the provisions of Measure D.

The following section is consistent with the requirements of CEQA Guidelines Section 15124 to the extent
that it is applicable to the proposed project. This section contains a detailed description of the proposed
project location, existing environmental setting, proposed project components and relevant characteristics,
and applicable regulatory requirements.

! Alameda County. East County Area Plan. Revised by Initiative November 2000.
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Cannabis Cultivation

In 1996, the voters of the State of California approved Proposition 215, titled “Compassionate Use Act of
1996,” and permitted the growth and cultivation of cannabis for medical purposes. On November 8, 2016,
the voters of the State of California approved Proposition 65, which decriminalized the adult-use of
cannabis for non-medical purposes and established a regulatory scheme at a state level. The Alameda
County Ordinance Code was updated in 2018 to allow permitted cannabis cultivation operations in the
unincorporated areas of Alameda County to grow both medical and adult use cannabis. Cannabis
cultivation, as defined by Chapter 6.106 of the Alameda County General Ordinance Code, means any
activity involving the plantings, growing, harvesting, drying, curing, grading, or trimming of cannabis.?

The California Department of Food and Agriculture (CDFA) has jurisdiction over the issuance of licenses
to cultivate, propagate, and process commercial cannabis in California. The CDFA issues licenses to
outdoor, indoor, and mixed-light cannabis cultivators, cannabis nurseries, and cannabis processor facilities,
where the local jurisdiction authorizes cannabis activities. All commercial cannabis cultivation activities
within California require a cultivation license from the CDFA. Based on such, the project applicant would
be required to demonstrate compliance with Chapter 6.106 of the County’s General Ordinance Code, as
well as CDFW regulations in order to obtain a cultivation license.

1.2  Project Location and Environmental Setting

The project site is located at 8588 Tesla Road, Livermore, California, 94550, approximately four miles
southeast of the City of Livermore in unincorporated Alameda County (County) (Figure 1). The proposed
project parcel is 4.36 acres (APN: 099A-1625-002-07) (Figure 2). Regional access to the project site is
provided by 1-580, which is located eight miles northwest of the project site; local access to the site is
provided by Tesla Road (County Highway J12).

The 1994 ECAP, a portion of the Alameda County General Plan, designates the project parcel as Large
Parcel Agricultural, and the site is zoned as Agricultural District. Allowed uses within the Large Parcel
Agricultural designation include low-intensity agriculture, grazing, and related uses. The Agricultural
District zone allows for the cultivation of commercial cannabis (Municipal Code 17.52.585) with a
conditional use permit. As described above, the proposed project site is identified in the ECAP as an area
within the protected land under Measure D. The proposed project would be consistent with the provisions
of Measure D.

The project site consists of previously disturbed land and has been historically used for storing impounded
vehicles and property (Figure 2). There are two existing structures on the eastern portion of the site,
including an agricultural barn and a residence. An existing on-site well and electrical panel are directly
north of the existing residence, which serve the property. The existing well and residence would have
separate utility from the proposed project; approximately 1.5 acres within the 4.36-acre parcel would be
used for cannabis operations. Trees run along the north and northwestern boundary of the project site. The
Arroyo Seco Creek runs across the northeastern portion of the site. The site is relatively flat with minimal
sloping. The site is located in a rural location and is surrounded by agricultural and rural residential land
uses (Figure 2).

2 Alameda County Community Development Agency. Alameda County General Ordinance Code. August 7, 2018.
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1.3  Project Description
Project Objectives

The objectives in establishing the proposed cannabis cultivation project for the commercial cultivation of
outdoor cannabis in Alameda County include:

1. Construct and operate a cannabis facility consisting of 21 hoop houses on approximately 4.36
acres, pursuant to the laws and regulations of the State of California and Alameda County,
including CEQA and any other applicable local, state, and federal standards.

2. Facilitate the commercial cannabis cultivation program in Alameda County.
3. Meet increasing demand for sun-grown outdoor cannabis.

4. Provide a steady stream of high-quality cannabis cultivated within the County to support local
County dispensaries.

Project Components

The proposed project consists of the construction and operation of a cannabis facility consisting of 20 hoop
house structures with a total of 20,000 SF of mature plant canopy, and one hoop house with a total of 3,000
SF of immature plant canopy (Figure 3). The proposed hoop houses for mature cannabis plants would
occupy the western portion of the proposed project site and would be approximately 20,000 SF. Each hoop
house would be 100 feet (ft) long and 10 ft wide. The single hoop house used for the immature cannabis
plants would be 100 ft long and 30 ft wide, covering approximately 3,000 SF. Cannabis operations would
occur within 1.5 acres of the 4.36-acre parcel.

The proposed project would utilize the existing barn for processing activities (i.e., drying, trimming, curing,
and similar activities). More specifically, the proposed project proposes to utilize the second floor of the
barn for maintaining “mother” plants and clone procurement for immature cultivation. The ground floor
would be used for drying and trimming the harvested cannabis. In addition, the proposed project proposes
site improvements, including security measures such as security personnel, fencing, lights, cameras, and
controlled access gates, as well as signage and emergency vehicle access. The following discussion
provides a more detailed description of the key proposed project objectives and proposed project
components.

Security, Site Fencing, and Lighting

The project applicant has prepared a detailed security plan in accordance with County Ordinance Code
6.106.080. Members of the public would not be provided access to the facility. The proposed project would
implement controlled access to the property, and include full security measures with security personnel,
site fencing, gates, lighting, cameras, and alarms to implement controlled access to the property. A
minimum of one licensed security guard would be on-site 24 hours a day, with the potential to hire
additional security guards seasonally as needed. Additional fencing would be installed around the
cultivation site (Figure 3). Fencing installed around the cultivation site would consist of an eight-foot,
cyclone fence with privacy slats. All gates would have lighting and cameras with video surveillance.
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As lighting would be used for security purposes and grow operation within the immature cultivation hoop
house and barn, nighttime lighting is proposed; however, all lighting would be low wattage LED. More
specifically, lighting within the immature cultivation area would be contained to avoid light exposure to the
mature cultivation area. In accordance with Section 6.106.070 of County Ordinance Code, downward-
facing lighting, shades, and other measures (e.g., motion detection lighting) to protect surrounding parcels
or nearby residents would be incorporated into the proposed project design.

Electricity and Telecommunications

Electricity required for the proposed project would be minimal, and connect to and utilize existing
infrastructure. The proposed project site has existing cellular reception and Wi-Fi; no new connections to
telecommunication service providers would be necessary.

Access and Parking

During construction and operation, the proposed project site would be accessed via an existing driveway
that is accessible via Tesla Road. Employee and truck parking is available on the southern portion of the
proposed project site. Six (6) standard parking stalls and one (1) Americans with Disabilities Act (ADA)-
compliant stall are proposed. No improvements, such as paving, are proposed to the existing parking area.
Access would be designed to accommodate emergency vehicles.

Water Supply

Water consumption for the proposed project would use 2,000 gallons per day (gpd) for irrigation during the
seasonal grow cycle. Annual water consumption would equate to approximately 1.29 acre feet per year
(AFY). Irrigation would be provided by a new proposed on-site well, which would be monitored and
metered. Water would be stored in the proposed four 10,000-gallon storage tanks located to the east of the
proposed hoop houses and north of the existing barn. The potable water supply for the existing residence
would be kept separate from the proposed project water supply system.

Wastewater

The proposed project would utilize portable restroom facilities during construction and operation (i.e., for
seasonal employees during harvest) of the proposed project. The existing residence would provide the
restroom facilities for the two (2) full-time employees that reside on-site during non-harvest operations
(please refer to the discussion of on-site employees in the Operation section below).

Solid Waste

All solid waste generated during construction and operation of the proposed project will be disposed of per
local, California, and federal regulations. Livermore Sanitation is currently providing waste disposal and
recycling services for non-cannabis waste. Recycling and regular waste are stored in receptacles on site
until transported by Livermore Sanitation to a waste management facility.

Cannabis waste disposal procedures would comply with CCR Title 16, Division 42, Sections 5054 and
5055, as well as Division 30, Sections 40141 and 42649.8(c) of the PRC. In addition, pursuant to CDFA
regulations 8108 and 8308, the applicant has prepared a cannabis waste management plan, which would
include composting cannabis waste. All composted cannabis waste would be done in compliance with Title
14 of the CCR at Chapter 3.1, commencing with Section 17850.
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Drainage

Overland flow and runoff from the project site currently drain into the Arroyo Seco Creek. The Arroyo
Seco Creek runs along the northern portion of the site. Generally, the direction of water flow within the
project site is south to north. Per County Code 15.36.830, all proposed project facilities are located at a
minimum of 20 feet from the top of bank. The proposed project facilities would be located at a minimum
of 30 feet from the top of bank. The proposed project would not require new paving or buildings that would
increase impervious surfaces at the site.

Construction

Construction activities for the proposed project would consist of site preparation on approximately 1.25
acres for the proposed hoop houses and water tanks. Construction activities would be limited to weekdays
between the hours of 7 A.M. to 7 P.M. and no night-time construction is proposed. Gravel compaction
would be required for access and parking area improvements. Construction equipment would include, but
is not limited to, tractors, loaders, backhoes, rollers, and dozers. Staging areas would be located on-site.
Two (2) construction personnel would be required for construction, and construction parking would be
provided on-site in the southern portion of the site. Construction and operation access would occur via the
existing private driveway road; no additional access roads would be required. Four (4) truck trips would
be required for delivery of materials (e.g., lumber, pipes for hoop houses).

Construction of the hoop houses would not require grading or fill, as the plantings would follow the
property's existing contour. No import or export of soil would be necessary. No grading would be required
for the proposed improvements to the existing agricultural barn.

Four 10,000-gallon water tanks would be located on the east side of site. The proposed project is estimated
to use 2,000 gallons of water daily, which would be used during the seasonal grow cycle (April to October).
Construction would require five days and begin in July 2021. Depending on weather and permitting
processes, operation would begin in July 2021.

Odor Mitigation

The proposed project applicant has prepared an Odor and Environmental Plan for the proposed project in
accordance with County Ordinance Code Section 6.106.080.A.17 regarding cannabis cultivation
requirements, as well as those set forth by the CDFA. The County’s Municipal Code requires a description
of the methods used to mitigate any potentially adverse impacts, such as odors, on surrounding property
owners. To reduce potential odor impacts that may result from project operations, the proposed project
would install charcoal filters within the processing building during harvest and processing cycles.

Operation

The proposed project would operate all months of the year with the hours of operation from 6 A.M. to 11
P.M. The proposed project operations would require two (2) full-time employees, including on-site security
personnel, and up to a maximum of five (5) employees during harvest. The two full-time employees
currently live on-site at the existing residence and would continue to reside on-site under proposed project
conditions. Two (2) trucks would visit the site per month to provide materials. Harvest would occur twice
annually for a duration of four (4) to five (5) days. Seasonal employees would carpool to the site, requiring
a maximum of 10 trips per harvest, 20 trips a year.
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1.4 Required Permits

This Initial Study is an informational document for both agency decision-makers and the public. The
County is the Lead Agency responsible for certification of this Initial Study. It is anticipated that the
proposed project would require permits and approvals from the following agencies.’

Local Agencies

A list of the anticipated discretionary permits and approvals required by the County of Alameda is provided
below:

e Adoption of the IS'MND
e Approval of a MMRP and proposed project
e Approval of a Conditional Use Permit for outdoor cannabis cultivation

In addition to the above discretionary approvals, the following additional approvals would need to be
obtained from the County of Alameda:

e Alameda County Department of Environmental Health (pursuant to CCR Section 8§308)
e Alameda County Public Works Agency
e Zone 7 Water Agency
e Business License
Regional and State Agencies
e State Water Resources Control Board (SWRCB)
e California Department of Fish and Wildlife (CDFW)
e (California Department of Food and Agriculture — Department of Cannabis Control License

e San Francisco Bay Regional Water Quality Control Board (RWQCB) — National Pollutant
Discharge Elimination System (NPDES) General Storm Water Permit and Stormwater Pollution
Protection Plan (SWPPP)

3 This list is not considered exhaustive and additional agencies and/or jurisdictions may have permitting authority.

8588 Tesla Road Cannabis Cultivation Project 13 Draft ISSMND
Denise Duffy & Associates, Inc. October 2021



This Page Intentionally Left Blank

8588 Tesla Road Cannabis Cultivation Project 14 Draft ISSMND
Denise Duffy & Associates, Inc. October 2021



Chapter 2. 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 in the following chapter,
Chapter 4. Initial Study Environmental Checklist.

OO0 Aesthetics O  Agricultural Resources O  Air Quality

Biological Resources Cultural Resources O Energy

Geology/Soils O Greenhouse Gas Emissions 0 Hazards/Hazardous Materials

O Hydrology/Water Quality O Land Use/Planning O Mineral Resources

O Noise O Population/Housing O Public Services

OO0 Recreation O Transportation/Traffic Tribal Cultural Resources

O Utilities/Service Systems O Wildfire Mandatory  Findings  of
Significance
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Chapter 4. Initial Study Environmental Checklist

The following chapter assesses the environmental consequences associated with the proposed project.
Mitigation measures, where appropriate, are identified to address potential impacts.

EVALUATION OF ENVIRONMENTAL IMPACTS

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

2. All answers must take into account the whole action involved, including offsite as well as onsite,
cumulative as well as project-level, indirect as well as direct, and construction as well as operational
impacts.

3. Once the lead agency has determined that a particular physical impact may occur, then the checklist
answers must indicate whether the impact is potentially significant, less-than-significant with mitigation,
or less than significant. "Potentially Significant Impact" is appropriate if there is substantial evidence that
an effect may be significant. If there are one or more "Potentially Significant Impact" entries when the
determination is made, an EIR is required.

4. "Negative Declaration: Less-than-significant With Mitigation Incorporated" applies where the
incorporation of mitigation measures has reduced an effect from "Potentially Significant Impact" to a "Less-
than-significant Impact." The lead agency must describe the mitigation measures, and briefly explain how
they reduce the effect to a less-than-significant level.

5. Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an
effect has been adequately analyzed in an earlier EIR or negative declaration (Section 15063(c)(3)(D)). In
this case, a brief discussion should identify the following:

a) Earlier Analysis Used. Identify and state where they are available for review.

b) Impacts Adequately Addressed. Identify which effects from the above checklist were within the
scope of and adequately analyzed in an earlier document pursuant to applicable legal standards, and
state whether such effects were addressed by mitigation measures based on the earlier analysis.

c) Mitigation Measures. For effects that are "Less-than-significant with Mitigation Measures
Incorporated,”" describe the mitigation measures, which were incorporated or refined from the earlier
document and the extent to which they address site-specific conditions for the project.

6. Lead agencies are encouraged to incorporate information sources for potential impacts (e.g., general
plans, zoning ordinances) into the checklist references. Reference to a previously prepared or outside
document should, where appropriate, include a reference to the page or pages where the statement is
substantiated.

7. Supporting Information Sources: A source list should be attached, and other sources used or individuals
contacted should be cited in the discussion.

8. This is only a suggested form, and lead agencies are free to use different formats; however, lead agencies
should normally address the questions from this checklist that are relevant to a project’s environmental
effects in whatever format is selected.

9. The explanation of each issue should identify:

a) The significance criteria or threshold, if any, used to evaluate each question; and
b) The mitigation measure identified, if any, to reduce the impact to less than significance.
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4.1 Aesthetics

4.1.1 Environmental Setting

Scenic vistas consist of natural resources such as mountain ranges, ridgelines, or bodies of water as viewed
from a highway, public space, or other areas designated for the express purpose of viewing and sightseeing.
Scenic vistas do not exist within the vicinity of the project site, as the project site is located in a flat, rural
area of the County. The site is not located near any major highway or body of water.

The project site consists of previously disturbed land and has been historically used for the storing of
impounded vehicles and property. There are two existing structures on the eastern portion of the site,
including an agricultural barn and a residence. The proposed project would involve hoop house cultivation
of cannabis in an existing agricultural setting. Low wattage LED lighting is proposed for grow operation
and for security purposes.

The Scenic Route Element of the County General Plan identifies the following as scenic route types:
1) Scenic Freeways and Expressways, 2) Scenic Thoroughfares, and 3) Scenic Rural-Recreation Routes.
The State Scenic Highways Program is designed to protect and enhance California highways and adjacent
corridors' natural scenic beauty through special conservation treatment. [-580 is designated as a State
Scenic Highway. However, [-580 is located approximately eight miles northeast of the project site and the
project site is not visible from the highway.

4.1.2 Environmental Impacts

Less-than-
Potentially | Significant Less-than- No
Environmental Impacts Significant | With Significant
e Impact
Impact Mitigation Impact
Incorporated
AESTHETICS. Would the project:
a) Have a substantial adverse effect on a scenic vista? | ] O O
b) Substantially damage scenic resources, including, | ] O O
but not limited to, trees, rock outcroppings, and
historic buildings within a state scenic highway?
¢) In non-urbanized areas, substantially degrade the | O O
existing visual character or quality of public views
of the site and its surroundings? (Public views are
those that are experienced from publicly accessible
vantage point). If the project is in an urbanized area,
would the project conflict with applicable zoning
and other regulations governing scenic quality?
d) Create a new source of substantial light or glare | 7] O O
which would adversely affect day or nighttime
views in the area?
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4.1.3
a, b)

d)

Explanation

No Impact. The proposed project is not located within a scenic vista or state scenic highway. As
described in the 1994 ECAP, most of the surrounding area consists of agricultural uses. The
proposed project would consist of the development of hoop house cannabis cultivation consistent
with the parcels zoning as well as with surrounding agricultural land uses. 1-580 is a designated
scenic highway within the County; however, it is located approximately eight miles northeast of
the project site. Therefore, the proposed project would not be visible from an officially designated
State Scenic Highway. Since the project site is