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Section 3.8 
Hazards and Hazardous Materials 

3.8.1 Introduction 
This section evaluates issues related to hazards from the 
Project and More Permissive Project scenarios of the 
Commercial Cannabis Cultivation and Manufacturing 
Regulations and Licensing Program (Program). It identifies 
existing hazards in the County including known hazardous 
materials locations and applicable regulations. Potential 
Program impacts are evaluated, and where applicable, 
mitigation measures are proposed for both the Project and 
More Permissive Project. Cannabis cultivation and 
manufacturing may result in environmental impacts 
related to hazards and hazardous materials, including 
human and wildlife exposure to hazardous substances and 
potential for wildfires. Hazards can arise from both 
manmade and natural conditions, including potential for 
natural disasters. Hazardous materials involve chemicals, 
such as petroleum products, solvents, pesticides, herbicides, paints, metals, asbestos, and other 
regulated materials, that can cause death, serious injury, long-lasting health effects, and damage to 
buildings, homes, and other property. Areas where historical releases of hazardous materials have 
occurred could pose a risk to public health and the environment.  

Hazards and hazardous materials information in this section is based primarily on information from 
Santa Cruz County Fire Department (SCCFD) in conjunction with the California Department of 
Forestry and Fire Prevention (CalFire), California Environmental Protection Agency (CalEPA) 
Department of Toxic Substances Control (DTSC) EnviroStor Database (EnviroStor), State Water 
Resources Control Board (SWRCB) GeoTracker Database (GeoTracker), U.S. Environmental 
Protection Agency (U.S. EPA) EnviroFacts Database (EnviroFacts), and the list of Resource 
Conservation and Recovery Act (RCRA) hazardous waste generators. 

A range of other types of hazards are addressed in other sections of this EIR as follows: geologic 
hazards, such as earthquakes, landslides and bluff stability are addressed in Section 3.6, Geology and 
Soils; air pollution hazards, such as toxic air contaminants (TACs) and particulate matter (PM), are 
addressed in Section 3.3, Air Quality; water pollution hazards, such as groundwater contamination 
and surface runoff, are addressed in Section 3.9, Hydrology and Water Quality; urban fire hazards and 
response/suppression systems are discussed in Section 3.12, Public Services; and hazardous solid 
waste disposal is addressed in Section 3.14, Utilities and Energy Conservation.  

3.8.2 Environmental Setting 
The County of Santa Cruz (County) comprises a variety of agricultural, commercial, and industrial uses 
that involve the handling and storage of potentially hazardous materials. In addition, California State 
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Routes (Highways) 1, 9, and 17 are primary transportation routes through the coastal and 
mountainous regions of the County and present risk from possible spills of hazardous materials. 
Hazardous materials are also transported via Highway 129 and Highway 152, which are main routes 
through the southern region of the County.  

The County’s extensive forests, woodlands, chaparral, scrub, and grassland habitats present 
significant wildfire risk and have been designated as Wildfire Hazard Severity Zones, including the 
Wildland-Urban Interface Zones, by the SCCFD and CalFire (see Figure 3.8-1). In addition, the County 
includes the Watsonville Municipal Airport and the private Bonny Doon Village Airport, which both 
present potential for hazards associated with aviation incidents.   

Based on the 2016 License Registration and 2016 Growers Survey data, existing cannabis cultivation 
operations are concentrated in the Mountain Region and the South County Region, primarily within 
the San Lorenzo Valley in the Mountain Region and the Pajaro River Valley in the South County Region. 
Data on the location of existing cannabis manufacturing operations is less robust, but based on 
Sheriff’s Office records and communications with CalFire personnel, these have historically been 
concentrated in the more remote, mountainous or forested regions of the County. Cannabis 
manufacturing and processing often occurs on cannabis cultivation sites. Sheriff records and other 
enforcement data show that existing cannabis operations are associated with fires, use of hazardous 
materials such as pesticides and highly flammable materials, and on occasion, explosions. Between 
January 2015 and December 2016, the Sheriff’s Office and County code enforcement staff recorded a 
total of 200 cannabis site related enforcement cases within the County, 32 sites of which were 
engaging in potentially hazardous or volatile butane honey oil (BHO) extraction processes, which 
involve the use of flammable or explosive substances (Appendix D). Based on interviews conducted 
in February and March 2017 with the County Sheriff’s Office and the representatives from the local 
cannabis industry, it is possible that the total number of hazardous cannabis manufacturing sites is 
much higher; this EIR assumes an existing 400 cannabis manufacturing operations including smaller, 
medium and larger sized businesses, and that one-half of the operations are located on cultivation 
sites with the other half distributed throughout the community, as described further in Section 3.0, 
Introduction and Approach to Analysis. 

3.8.2.1 Hazardous Sites 
The County contains current and former uses involving hazardous materials, resulting in the potential 
for past and/or ongoing site contamination, and the type of potential contamination varies across the 
County. For example, the Mountain Region has a long history of timber harvesting and processing, 
including mills and wood product processing facilities. The Mountain Region includes the three towns 
of Felton, Ben Lomond, and Boulder Creek, all with existing and past historic commercial uses such as 
auto repair and gasoline stations. The North Coast Region is primarily rural with agricultural uses and 
low density residential uses, but this Region includes the former Davenport Cement Plant (CEMEX), 
which closed in 2010 and is undergoing remediation, as well as the Big Creek Lumber Company 
sawmill. The Urban Region has a wide range of commercial uses such as gasoline stations, auto repair 
and paint shops, electronics businesses, and dry cleaners. The South County Region supports 
scattered commercial uses and extensive agricultural operations. These regions all have some 
potential for past contamination from historic land uses or current use of hazardous materials.  

Existing and historical land uses in the County have varying degrees of hazards risk. Hazardous 
materials may be found in the materials of older buildings or may have been used routinely for the 
operation of certain land uses, such as auto repair shops, agricultural fields, medical offices, dry 
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cleaners, and photo processing centers. Potentially hazardous materials that currently occur 
throughout the County are typical of those commonly found in smaller urban areas and in agricultural 
or timber production zones, and generally include gasoline, diesel, propane, pesticides/herbicides, 
paints, oils, lubricants, and anhydrous ammonia used as a refrigerant in large commercial coolers. In 
addition, some properties in the County have experienced historical releases of hazardous materials, 
resulting in potentially contaminated soils and/or groundwater. Land uses that are particularly 
sensitive to the release of hazards or hazardous materials include residential, educational, assisted 
living, and daycare, which are located throughout the County.  

A review of the U.S. EPA’s RCRA 2015 Biennial Report, 
DTSC’s EnviroStor, and SWRCB’s GeoTracker indicates 
that unincorporated areas of Santa Cruz County 
support over 1,139 known, past, or existing regulated 
hazardous sites, which have required regulatory 
oversight to address site contamination issues. These 
include nine hazardous waste generating sites, 63 
hazardous waste cleanup sites, over 580 permitted 
Irrigated Lands Regulatory Program (ILRP) sites, with 
historic pollutant runoff, primarily located within the 
South County Region, and six Leaking Underground 
Storage Tank (LUST) sites (Table 3.8-1; Appendix L). 
These databases also identify four hazardous waste 
generators regulated under the RCRA, one hazardous 
waste and substances site (‘Cortese List’ Site), and one 
superfund site (see Appendix L). However, all sites apart from the North Coast Region Lockheed 
Martin Space System property, which is designated as a hazardous waste generator and regulated 
under the RCRA, are located within the incorporated area of Scotts Valley.  

3.8.2.2 Hazardous Materials and Cultivation 
As of 2015, the County supports agriculture and timber production on approximately 105,841 acres 
(County of Santa Cruz 2015; refer also to Section 3.2, Agricultural and Timber Resources). Agricultural 
production activities, including both conventional and organic agriculture, occur throughout the 
County, but are concentrated primarily in the South County Region. Timber harvesting activities are 
largely concentrated on the 71,306 acres of TP zoned lands located primarily in the Mountain Region 
and North Coast Region. Refer to Section 3.2, Agricultural and Timber Resources, for detailed 
discussion of agricultural and timber production land within the County.   

Agricultural activities also use regulated hazardous materials, particularly commercial pesticides. 
Pesticide use is regulated by the County Agricultural Commissioner’s Office, with permits required for 
pesticide application. Such pesticide use is carefully regulated under state law and consistent with 
guidelines issued by the California Department of Pesticide Regulation (DPR). DPR has published legal 
pest management practices for cannabis growers in California, which include a list of active 
ingredients that may be used on cannabis and the pests that these active ingredients target (DPR 
2017). Such regulations generally govern the type of pesticide applied, the location, timing and rules 
of applications. Special consideration is given to application near schools. Agricultural support 
businesses in the South County Region include those that provide pesticides for commercial 
agricultural operations. Agricultural activities also often have fuels and oils, such as diesel and 

Site/Facility Type Number of 
Sites 

Hazardous Waste 
Generating Site 

9 

Superfund Sites 1 
Cleanup Program Sites 63 
ILRP Sites 586 
LUST Cleanup Sites 6 
Military Bases 364 
Permitted USTs 110 
Total 1,139 

Table 3.8-1 Known 
Regulated 
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gasoline for equipment and vehicles, which are regulated by the County Environmental Health 
Department (EHD). 

Pesticides – including rodenticides, insecticides, herbicides, fungicides, and other pest controlling 
substances – are applied in various locations throughout the County to support commercial 
cultivation of agricultural crops and timber. Consequently, pesticides, fertilizers, and associated 
contaminants may be present in near-surface soils in residual concentrations at these locations. Many 
irrigated lands within A, CA, and RA zoned districts are currently required to operate under the ILRP 
to regulate runoff of pesticides, fertilizers, and sediments from irrigated lands through Waste 
Discharge Requirements (WDRs or “Orders”) issued by the SWRCB.  

Pesticide use on timber production lands varies, with herbicides sometimes being applied in the first 
2 to 3 years after a harvest to suppress weeds and facilitate seedling growth. Some landowners see 
herbicides as the most cost-effective means of achieving reforestation goals after logging or fire, and 
for converting brushy land to forested land; other landowners choose to meet their goals without 
using herbicides. Other tools available to control unwanted vegetation include cutting brush by hand 
or with power tools, grubbing grass sod from around individual trees, mowing, and placing mulch 
mats around individual trees. Targeted grazing by goats or other grazers can also be used to control 
undergrowth once trees have matured beyond browsing height.  

Unpermitted cannabis cultivation and manufacturing operations occur in both agricultural and 
timber production areas. Although many cultivators state that organic practices are common, as 
discussed above, the California Department of Fish and Wildlife (CDFW) and Bonny Doon area 
homeowners have noted concerns over use of acutely hazardous rodenticides which have resulted in 
known cases of secondary poisoning of predators and other non-target wildlife. Refer to Section 3.4, 
Biological Resources, for more detailed discussion of the existing use of rodenticides and potential 
impacts to wildlife species.  

Because it is currently unregulated, existing cannabis cultivation and manufacturing involves the use 
of unknown amounts and varieties of pesticides and hazardous materials. However, it is known that 
pesticides are often used to control rodents, including rats and gophers, and insects, including gnats, 
mites, and aphids. While discussions with members of the cannabis industry in the County through 
interviews in January and February 2017 indicate that much of the industry relies on organic 
techniques rather than chemical pesticides/rodenticides, reports from CDFW and concerned 
residents indicate that use of rodenticides to control rodent populations is leading to indirect 
poisoning of wildlife, particularly predators. See Section 3.4, Biological Resources, for impacts to 
wildlife related to pesticides.  

3.8.2.3 Hazardous Materials and Manufacturing  
The County supports relatively limited amounts of manufacturing and heavy commercial uses, which 
may be associated with the storage, use, and disposal of hazardous wastes and materials. Existing land 
designated for manufacturing uses totals 1,074 acres under the M-1, M-2, and M-3 manufacturing 
zone districts. An additional 132 acres of land are designated C-4, a heavy commercial zone district. 
Existing M-1 and M-2 designated lands are concentrated in two locations: The former Davenport 
CEMEX, consisting of 103 acres, occupies the majority of M-2 designated land, while the remainder is 
located within the Urban Region along Soquel Drive in the Live Oak and Soquel areas. The majority of 
C-4 designated land is also in this area. There are regulated hazardous waste generators and 35 
known contamination sites within the Live Oak and Soquel areas (Appendix L).  
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Most of the manufacturing designated land (approximately 886 acres) is occupied by eight existing 
operational and multiple historic stone and mineral quarries designated as M-3, which have limited 
potential for use or storage given past hazardous materials contamination. As such, uses located 
within these allowed zoning districts may have engaged or continue to engage in hazardous 
operations, contain aboveground and underground storage tanks containing fuel, utilize flammable 
or explosive substances and other hazardous compounds, and/or may expose workers and nearby 
uses to known hazards associated with mineral extraction processes.  

Cannabis manufacturing involves both non-volatile and volatile extraction processes. Non-volatile 
processes typically involve the use of lower risk solvents, such as water (non-reactive) or alcohol 
(non-explosive, but flammable), to dissolve tetrahydrocannabinol (THC) from the cannabis plant to 
produce an extract. Volatile processes typically include or require equipment or substances that are 
volatile in nature, that is, flammable and/or explosive, such as compressed butane gas and other 
hydrocarbon compounds, to produce THC extracts typically in the form of BHO or carbon dioxide 
(CO2) cannabinoid concentrates and oils. See Chapter 2, Project Description, and Appendix D for 
additional information about cannabis manufacturing processes. 

Non-volatile cannabis manufacturing includes low risk 
preparation of tinctures, extraction of hash using cold 
water washing, blenders, and crock pots. More hazardous 
or volatile processes involve hydrocarbon solvents such as 
pressurized liquefied butane and propane. Although 
volatile cannabis manufacturing can be performed safely, 
known problems and reported incidents associated with 
existing unlicensed and sometimes poorly executed 
manufacturing operations range from fires and explosions 
to hazardous materials spills. Such cannabis product 
manufacturing industry accidents can result in substantial 
harm to property and persons, both those involved in the process of cannabinoid extraction and 
unknowing people within the area. Recent incidents include an explosion of a hash oil production 
operation in a City of Watsonville apartment in October of 2016 and the more recent BHO explosion 
at the Pasatiempo Inn in Santa Cruz, resulting in fire damage to three hotel rooms when a makeshift 

lab exploded in January 2017.  

Based on County interviews with existing 
cannabis manufacturers and suppliers in March 
and June 2017, there may be 100 or more 
larger, higher-yield manufacturers operating 
within the County. Of the survey results 
received by the County on existing cannabis 
manufacturing operations, a total of 38 
responses were received. Of these results, 
approximately 25 percent of respondents 
currently engage in volatile extraction 
processes. One manufacturer interviewed 
assumes that for each extraction machine, 100 
gallons of butane is stored onsite, with one 
gallon of butane used per machine per day 
(Appendix D). 

 
A common hazardous practice conducted by some 
existing unlicensed cannabis sites is the unsafe 
storage of toxic, flammable, and explosive materials 
and equipment. 

Types of Cannabis Product Manufacturing 
Non-flammable Extraction 
• Cold water wash, heat press, and non-

chemical extraction 
• Supercritical fluid CO2 extraction 

Flammable Extraction 
• Compressed and uncompressed liquid 

solvent extractions 
• Post-extraction refinement 

Infused Products 
• Raw cannabis flower/leaf infusion to 

make edible and topical products 
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3.8.2.4 Wildfire Hazards 
The County experiences annual cycles of elevated fire danger, with the wildfire season typically 
extending from roughly May into late October or early November. Widespread densely forested areas 
with high fuel loading, chaparral, and grasslands contribute to danger from wildfire. The County is 
served by many local fire protection agencies (Fire Protection Districts), while the larger 
unincorporated areas of the County are served by the SCCFD in conjunction with CalFire. Refer to 
Section 3.12, Public Services, for detailed discussion of City and County agencies, services, resources, 
and jurisdictions. CalFire requires counties to develop fire protection management plans that address 
potential threats of wildland fires. The CalFire San Mateo – Santa Cruz Unit, which is the County Fire 
Department for both San Mateo County and Santa Cruz County, recently developed and adopted the 
2016 Strategic Fire Plan for the San Mateo County and Santa Cruz County unit (CalFire 2016). Fire 
Hazard Severity Zones are identified as “moderate”, “high”, and “very high” using a science-based and 
field-tested computer model that accounts for factors that influence fire likelihood and fire behavior; 
these include the wildland-urban interface zone, fire history, existing and potential fuel (natural 
vegetation), flame length, blowing embers, terrain, and typical weather for the area (CalFire 2007). 
According to Fire Hazard Severity Maps, most of the County is designated as moderate to high fire 
hazard severity, while a small area of Bonny Doon and areas along the eastern boundary of the County 
are designated as being Very High Fire Hazard Severity Zones (refer to Figure 3.8-1).  

Fire hazards are greatest in the North Coast and Mountain regions of the County, with more 
“moderate” fire hazard areas in the Urban and South County regions (Figure 3.8-1). However, the 
greatest concentration of lands designated as “very high” fire hazard severity exists within the Eureka 
Canyon planning area of the South County Region. The County Local Hazard Mitigation Plan also 
designates critical hazard areas of the County, as areas subject to greater threat from wildfire, and 
identifies these areas based on slope, vegetation, ability to respond to fire threats, and localized 
weather conditions in order to assist with preparation of County hazard mitigation and response 
planning (Figure 3.8-1; Santa Cruz County Geographic Information Services [GIS] 2009).1 

Because data indicates that existing cannabis operations are concentrated within the remote forested 
areas of the County that are subject to greater threats of wildfire, such as the Mountain Region and 
foothill areas of the South County Region, there is concern that cannabis activity could spark wildfire. 
Registration data confirms significant overlap between current grow sites and high fire severity 
zones. Some cultivation sites may also include manufacturing activities using higher fire risk methods, 
such as open blast BHO production. These areas also have challenging access for firefighting. On 
August 10, 2017, CalFire officials announced that use of a portable generator at a cannabis farm was 
the cause of the Loma Fire in the Santa Cruz Mountains in September 2016, which destroyed 12 homes 
and burned a total of 4,474 acres over a period of 16 days before fire authorities could contain and 
extinguish the fire. It was also reported that the Loma Fire was the County’s most destructive wildfire 
linked to unregulated cannabis cultivation since the 2002 Croy Fire on the Santa Clara County eastern 
side of the Santa Cruz Mountains, which burned over 3,100 acres, destroyed 31 homes, and which 
officials blamed on unpermitted solar panels powering an illegal cannabis grow (CalFire 2016b; Santa 
Cruz Sentinel, Robert Salonga 2017).   

                                                             
1 For mapped data and information regarding County fire hazards, refer to the County Geographic Information 
Services (GIS) page: http://www.co.santa-cruz.ca.us/Departments/GeographicInformationSystems(GIS).aspx 
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3.8.3 Regulatory Setting 
This analysis was conducted in conformance with the goals and policies of federal, state and local 
regulations. The following list summarizes the most applicable policies and regulations which would 
relate directly to future cannabis cultivation and cannabis product manufacturing under the Project 
and More Permissive Project and their associated impacts. Additional federal, state, and local policies 
and regulations are provided in Appendix A.  

3.8.3.1 Local 

Santa Cruz County Fire Code 
The Santa Cruz County Fire Code (SCCC Chapter 7.92), which adopts the 2016 California Fire Code, 
regulates the safeguarding of life, property, and public welfare from the hazards of fire, hazardous 
materials release, and explosion arising from the storage, use and handling of hazardous materials, 
substances and devices, conditions hazardous to life or property including construction, occupancy 
and use of buildings and premises, equipment, and provision of adequate safe access.  

County of Santa Cruz Building Code 
Chapter 12 of the County Code is the Santa Cruz County Building Code, which incorporates the 2016 
California Building Code (Chapter 12.10), as amended to reflect conditions in Santa Cruz County. The 
Building Code contains standards and regulations relating to construction materials, fire protection 
measures, exterior design standards, and access requirements for fire-fighting purposes. The Code 
addresses installation of fire protection equipment, building setbacks, fire retardant building 
materials, and the minimum standards to safeguard and protect life, buildings, and structures from 
fire hazards within the County. 

Santa Cruz County Hazardous Materials Area Plan 
Pursuant to Section 25503 of the California Health & Safety Code, the Santa Cruz County Hazardous 
Materials Area Plan outlines procedures for the preparation and response to incidents from 
hazardous materials throughout the County.  

Santa Cruz County Local Hazard Mitigation Plan 
The Santa Cruz County Local Hazard Mitigation Plan developed by the County Planning Department 
and Office of Emergency Services focuses on the assessment of identified risks and implementation of 
loss reduction measures to ensure critical County services and facilities survive a disaster. Topics 
covered in the plan include flood, wildfire, earthquake, coastal storm, surge/tsunami, 
landslide/coastal erosion, and dam failure in the unincorporated areas of the County. 

Operational Area Emergency Management Plan 
The County Office of Emergency Services is currently in the process of drafting the Operational Area 
Emergency Management Plan (EMP), which addresses the planned response to emergencies and 
incidents affecting the unincorporated areas of the County. The purpose of the EMP is to establish a 
comprehensive approach to emergency management and provide guidance to agencies within the 
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operational area in the protection of public health and safety and preparing for or responding to 
incidents. 

Santa Cruz County General Plan and Local Coastal Program 
The Santa Cruz County General Plan and Local Coastal Program address public safety, hazardous 
materials, and fire hazards. Inclusion of “LCP” in the policy title indicates the policies apply to both 
inland and coastal areas of the County addressed by the Local Coastal Program (LCP).  

Public Safety Element 

The Public Safety and Noise Element, included in Chapter 6 of the County General Plan (adopted in 
1994) is intended to guide land use planning by providing pertinent data regarding seismic hazards, 
flood hazards, fire hazards, hazardous and toxic materials, hazardous waste management, electric and 
magnetic fields, and noise. The County Planning Department is currently working on a proposed 
update of the Safety Element, and one of the objectives is to ensure that the policies are amended as 
needed for consistency with the current California Fire Code and any local amendments. The following 
sections of the Element outline the current goals and polices that are applicable to the proposed 
Program: 

Objective 6.5 – Fire Hazards. To protect the public from the hazards of fire through citizen 
awareness, mitigating the risks of fire, responsible fire protection planning and built-in systems for 
fire detection and suppression. 

Policy 6.5.1 – Access Standards. Require all new structures, including additions of more than 
500 square feet to single-family dwellings on existing parcels of record, to provide an adequate 
road for fire protection in conformance with the following standards: 

(a) Access roads shall be a minimum of 18 feet wide for all access roads or driveways serving 
more than two habitable structures, and 12 feet for an access road or driveway serving 
two or fewer habitable structures. Where it is environmentally inadvisable to meet these 
criteria (due to excessive grading, tree removal or other environmental impacts), a 12-
foot-wide, all-weather surface access road with 12-foot-wide by 35-foot-long turnouts 
located approximately every 500 feet may be provided with the approval of the Fire Chief. 
Exceptions: Title 19 of the California Administrative Code requires that access roads from 
every state governed building to a public street shall be all-weather hard-surface (suitable 
for use by fire apparatus) roadway not less than 20 feet in width. Such roadway shall be 
unobstructed and maintained only as access to the public street. 

(c) The access road surface shall be “all weather”, which means a minimum of six inches of 
compacted aggregate base rock, Class 2 or equivalent, certified by a licensed engineer to 
95 percent compaction and shall be maintained. Where the grade of the access road 
exceeds 15 percent, the base rock shall be overlain by 2 inches of asphaltic concrete, Type 
B or equivalent, and shall be maintained. 

(d) The maximum grade of the access road shall not exceed 20 percent, with grades greater 
than 15 percent not permitted for distances of more than 200 feet at a time.  

(e) The access road shall have a vertical clearance of 14 feet for its entire width and length, 
including turnouts. 

(g) An access road or driveway shall not end farther than 150 feet from any portion of a 
structure. 
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(h) A turn-around area which meets the requirements of the fire department shall be 
provided for access roads and driveways in excess of 150 feet in length. 

(i) No roadway shall have an inside turning radius of less than 50 feet. Roadways with a 
radius curvature of 50 to 100 feet shall require an additional 4 feet of road width. 
Roadways with radius curvatures of 100 to 200 feet shall require an additional 2 feet of 
road width. 

(j) Drainage details for the road or driveway shall conform to current engineering practices, 
including erosion control measures. 

(k) Bridges shall be as wide as the road being serviced, meet a minimum load bearing capacity 
of 25 tons, and have guard rails. Guard rails shall not reduce the required minimum road 
width. Width requirements may be modified only with written approval from the Fire 
Chief. Bridge capacity shall be posted and shall be certified every five years by a licensed 
engineer. For bridges served by 12-foot access roads, approved turnouts shall be 
provided at each bridge approach. 

(n) All access road and bridge improvements required under this section shall be made prior 
to permit approval, or as a condition of permit approval. 

(o) Access for any new dwelling unit or other structure used for human occupancy, including 
a single-family dwelling on an existing parcel of record, shall be in the duly recorded form 
of a deeded access or an access recognized by court order. 

Policy 6.5.2 – Exceptions to Access Road Standards. Exceptions to these standards may be 
granted at the discretion of the Fire Chief for single-family dwellings on existing parcels of record 
as follows: 

(a) When the existing access road is acceptable to the Fire Department having jurisdiction. 

(b) In addition, any of the following mitigation methods may be required: 

(1) Participation in any existing or formation of a new road maintenance group or 
association. 

(2) Completion of certain road improvements such as pot hole repair, resurface access 
road, provide turnouts, cut back brush, etc. are made, as determined by the fire 
officials, and provided that the fire department determines that adequate fire 
protection can still be provided. 

(3) Provision of approved fire protection systems as determined by the Fire Chief. 

(c) The level of road improvements required shall bear a reasonable relationship to the 
magnitude of development proposed. 

Policy 6.5.3 – Conditions for Project Approval. Condition approval of all new structures and 
additions larger than 500 square feet, and to single family dwellings on existing parcels of record, 
to meet the following fire protection standards: 

(b) Provide adequate water availability. This may be provided from an approved water 
system within 500 feet of a structure, or by an individual storage facility (water tank, 
swimming pool, etc.) on the property itself. The Fire department shall determine the 
adequacy and location of individual water storage to be provided. Built-in fire protection 
features (i.e., sprinkler systems) may allow for some exemptions of other fire protection 
standards when incorporated into the project. 
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(c) Maintain around all structures a [defensible space] clearance of not less than 30 feet or to 
the property line (whichever is a shorter distance) of all flammable vegetation or other 
combustible materials; or for a greater distance as may be prescribed by the fire 
department.  

(d) Provide adequate disposal of refuse. All development outside refuse collection 
boundaries shall be required to include a suitable plan for the disposal of flammable 
refuse. Refuse disposal shall be in accordance with state, County, or local plans or 
ordinances. Where practical, refuse disposal should be by methods other than open 
burning.  

Policy 6.5.9 – Consistency with Adopted Codes Required for New Development (LCP). 
Require all new development to be consistent with the Uniform Fire Code, California Building 
Code, and other adopted County and local fire agency ordinance. 

Objective 6.6 – Hazards and Toxic Materials. To eliminate, to the greatest degree possible, the use 
of hazardous and toxic materials, and where it is not feasible completely to eliminate the use of such 
materials, then to minimize the reduction in the use of such materials, so as to ensure that such 
materials will not contaminate any portion of the County’s environment, including the land, water, 
and air resources of the County. 

3.8.4 Methodology and Assumptions 
This analysis describes how the Program could result in increased hazards to the human and physical 
environment from the use, storage, transport, and discharge of hazardous materials, as well as siting 
of new development and cannabis activities in areas of the County subject to existing hazards. This 
analysis also integrates current information for contaminated sites and wildfire hazards. Refer to 
Section 3.0, Introduction and Approach to Analysis, for a detailed discussion of projected cannabis 
activities in the County due to Program implementation. 

The analysis is based on a review of the existing hazards in the County identified in Section 3.8.2, 
Environmental Setting, what regulations under the Program would limit higher risk cannabis activities 
in certain areas, and where there would be a potential overlap of hazardous areas with cannabis 
cultivation and/or manufacturing sites in order to determine impacts. This analysis focuses on the 
potential impacts of typical cannabis product manufacturing activities that involve hazards or 
hazardous materials, particularly volatile or flammable manufacturing practices. While many of the 
manufacturing licensees would occupy existing buildings, and closed quarries are also a possible 
location, the limited availability of land zoned for manufacturing and limited vacant commercial and 
manufacturing building space could drive development of new buildings. New buildings would be 
subject to SCCC zoning and building regulations, and to environmental review. Cannabis 
manufacturing and processing is also an allowable use in agricultural zoning districts. Also, about one-
half of all cannabis manufacturing activities is associated with cultivation and occurs on cultivation 
sites.  
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3.8.5 Significance Criteria 
CEQA Guidelines Thresholds 

The following thresholds of significance are based on Appendix G of the 2017 California 
Environmental Quality Act (CEQA) Guidelines. For purposes of this EIR, implementation of the 
Program may have a significant adverse impact from hazards or hazardous materials if it would: 

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

• 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. 

• Emit hazardous emissions or involve handling hazardous or acutely hazardous materials, 
substances, or waste within one-quarter mile of an existing or proposed school. 

• 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 create a significant 
hazard to the public or the environment. 

• 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. 

•  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. 

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

• 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. 

Thresholds (e) and (f) (Private Airstrip or Public Airport) are not applicable to the Program. Four 
airports are located within the County (one public airport and three private airports): the public 
Watsonville Municipal Airport; the private Bonny Doon Village Airport; the private Las Trancas 
Airport; and the private Monterey Bay Academy Airport. Under the Program, commercial cannabis 
cultivation and/or manufacturing could be permitted within a two-mile radius of airports and 
airstrips. However, siting of licensed cultivation and manufacturing facilities within close proximity 
to these uses is not anticipated to result in greater chance of harm to the human or physical 
environment, as commercial cultivation and/or manufacturing facilities would not introduce a 
concentrated workforce to areas within airport approach or operation zones. These requirements 
would ensure that cannabis cultivation, manufacturing, and related residential uses are not exposed 
to airport related hazards. Under current state law, development near the Watsonville Municipal 
Airport is required to be in conformance with the California Airport Land Use Planning Handbook. 
SCCC Chapter 13.12, Airport Approach Zones, regulates the use of the Watsonville Municipal Airport 
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to prevent the creation or establishment of airport hazards.2 Cannabis related development located 
near the private airstrips would be subject to lesser potential impact due to the very low frequency of 
air traffic. The General Plan restricts the use of private airports in the County to the owners’ planes 
only, with guests only allowed access with federal/state approval to land their planes. Due to existing 
California regulations and restrictions for airport operations, the County General Plan, and the nature 
of proposed cannabis uses, impacts associated with airport hazards are considered insignificant and 
are not discussed further in this EIR.  

3.8.6 Environmental Impact Analysis and Mitigation 
This section discusses the potential hazardous impacts associated with the Program. A detailed 
discussion of each impact follows. Where there are potentially significant or significant and 
unavoidable impacts, mitigation measures are proposed and the residual impact is determined. 

3.8.6.1 Program Impacts  

Impact HAZ-1. Construction and operation of commercial cannabis cultivation sites 
could create impacts through the routine transport, use, or disposal of hazardous 
materials and the accidental release of such materials with potential for exposure 
of the public. Impacts would be less than significant.  

Impact HAZ-1.1 – Direct Cultivation. Construction and operation of future cannabis cultivation 
facilities under the Program could involve the routine transport, use, and disposal of hazardous 
materials such as fuel, solvents, paints, oils and grease. These materials could be used on cannabis 
grow sites during construction and operation. Impacts from exposure of wildlife to hazardous 
materials are addressed in Section 3.4, Biological Resources. 

Commercial cannabis cultivation under the Program could result in direct impacts from the use, 
storage, transport, or discharge of potential hazardous materials, particularly with respect to the use 
of pesticides such as rodenticides, fungicides, herbicides, insecticides, and fertilizers. However, 
cannabis cultivation would be subject to existing laws and regulations governing the cultivation of 
commercial food products and associated hazardous activities, including the ILRP regulated under 
the RCRA, and pesticide use regulations under CalEPA. For instance, U.S. EPA and CalEPA regulate the 
use of pesticides, fertilizers, and other hazardous materials used in the cultivation of food and non-
food agricultural products to ensure the safety of employees, consumers, adjacent uses, and the 
environment, while the Occupational Safety and Health Administration (OSHA) regulates permitted 
businesses to ensure the health and safety of employees from occupational hazards. Licensees would 
be subject to local safety and hazard plans as well, including the Hazardous Materials Area Plan and 
Local Hazard Mitigation Plan. Such operation would also be subject to Program requirements, 
including minimum setbacks of 600 feet from existing or proposed schools and 200 feet from a 
habitable structure on a neighboring parcel (refer to Chapter 2, Project Description). Although the 
More Permissive Project would include less stringent setback requirements for a range of sensitive 
uses, such as parks and creeks, and would incrementally increase the potential exposure of sensitive 
populations to hazardous materials, buffers would still be retained to prevent adverse exposure. 

                                                             
2 The County is currently preparing the required amendments for consideration by the Planning Commission and 
Board of Supervisors. 
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Therefore, regulatory and licensing requirements would reduce impacts related to use and handling 
of hazardous materials associated with ongoing, licensed cannabis cultivation. 

Cultivation could also occur on parcels with permitted use or past release of hazardous materials, 
such as sites regulated under ILRP and RCRA regulations or included on a list compiled pursuant to 
Government Code 65962.5. Commercial cultivation in areas of known hazardous contamination could 
result in the potential release of hazardous materials from ground disturbance of contaminated 
surface soils or the extraction of groundwater within an area of known groundwater contamination 
which could subject workers, neighboring land uses, and future cannabis users to exposure to 
hazardous substances. However, as required under existing federal, state, and local regulations, sites 
of known hazardous contamination are required to ensure safety of the future uses, surrounding 
public, and the environment through investigation and remediation. Further, future cultivation sites 
would undergo licensing and review to ensure future uses are compatible with the history of the site 
and do not pose a substantial threat to humans or the environment from the risk of release of 
hazardous materials. This review would include the application of best management practices 
(BMPs), as described in MM LU-1.1-6. While BMPs are not required to mitigate this impact, their 
application would further reduce the risk of exposure or upset of hazardous material from use, 
transport, and/or storage. Demolition or substantial retrofitting of existing structures may be 
required to support indoor and greenhouse cultivation or to provide support facilities. However, 
cultivation sites under the Program would be subject to existing policies and regulations and review 
by the Licensing Officer, Building Official and Environmental Health Officer. Therefore, application of 
existing hazardous materials regulations and licensing review would reduce direct Program impacts. 
Through the license review and existing permitting process at the County along with application of 
existing hazardous materials regulation, impacts of the Project and the More Permissive Project 
related to use, transport, and storage/disposal of hazardous materials would be less than significant.  

Impact HAZ-1.2 – Indirect Cultivation. Indirect impacts of the Program would result from handling 
or release of hazardous materials during construction and operation of up to 228 residential units 
and associated roads, driveways and infrastructure, as well as onsite fire water storage tanks and 
associated improvements as described in Section 3.0, Introduction and Approach to Analysis. In 
addition, the County Fire Code for cannabis related activities within structures would require 
significant site improvements to provide onsite fire water tanks (up to 568 tanks of up to 120,000 
gallons each) with related site pad clearing and grading, installation of up to 20-foot wide roads with 
turnaround, and defensible space vegetation management around a cannabis-related structure of up 
to 100 feet. Site grading and construction of the required paved roads and water storage tank 
structures could result in the use of hazardous materials as well. The Program may also increase 
potential for construction of new residences on or near sites with known history of the use or 
contamination of hazardous materials. However, the permit process for new construction, review by 
the Licensing Officer, Building Official, and Environmental Health Officer, and required compliance 
with existing laws and policies, would ensure the safety of future and adjacent uses. Overall, 
application of existing federal, state, and local regulatory requirements through existing permit 
processes for these site improvements would ensure indirect impacts associated with release of 
hazardous materials associated with construction of residential structures and ancillary 
improvements would be less than significant. 

Construction of new homes in active agricultural or timber production areas could expose future 
residents to hazards associated with such operations, including pesticide use. In addition, cannabis 
cultivation may also expose residents and family members to pesticides or other potentially 
hazardous materials. However, these residences are located on A, RA, and TP zoned lands where 
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agricultural and timber operations occur. Further, the permit review process for such homes and 
application of existing federal, state, and local regulations governing the use of hazardous agricultural 
chemicals and activities, as well as required setbacks between cannabis sites and sensitive uses, 
would reduce any potential indirect impacts to less than significant. 

Impact HAZ-2. Construction and operation of commercial cannabis product 
manufacturing could increase the risk of release and exposure to hazards and 
hazardous materials. Impacts would be less than significant. 

Impact HAZ-2.1 – Direct Manufacturing. Cannabis product manufacturing would be permitted in 
all agricultural, commercial, and manufacturing zoning districts, as well as on eligible parcels in the 
TP and SU zone districts, and as a home occupation as a limited ancillary operation in certain 
residential zones when the residence is a detached single family home. The Program prohibits 
manufacturing licenses which permit more hazardous manufacturing processes, such as flammable 
extraction and non-flammable extraction involving pressures of 2,000 pounds per square inch (psi) 
or greater, in all residential zoning districts. It is anticipated that most manufacturing licenses would 
be issued within existing buildings, including warehouses, commercial buildings, and greenhouses, 
since much of commercial and industrial land in the County is fully developed with commercial real 
estate and underutilized greenhouses and agricultural structures are generally available. However, it 
is possible that some licensees would propose to operate in new buildings constructed for the purpose 
of cannabis product manufacturing. 

Direct impacts associated with cannabis product manufacturing would result from construction and 
operation of manufacturing facilities. Construction and operation of facilities under the Program 
could involve the routine transport, use, and disposal of hazardous materials such as butane, fuel, 
solvents, paints, oils and grease. Varying amounts of these materials could be utilized on 
manufacturing sites during construction and operation. Program implementation may require 
demolition or substantial retrofitting of existing structures to support manufacturing or construction 
of new buildings. The operation of cannabis product manufacturing can involve volatile processes that 
include the use and storage of highly flammable materials. Volatile processes such as production of 
BHO and high-pressure CO2 extract can involve the use of hazardous materials and some risk of 
explosion. Additional activities involving the use, storage, transport, and discharge of hazardous 
materials would typically be associated with low-risk manufacturing activities subject to standard 
laws and policies regulating the use, transport, storage, and discharge of hazardous materials. 
However, manufacturing activities under the Program would be subject to review by the Licensing 
Office, compliance with federal and state regulations relating to employee health and safety, and 
existing County policies and regulations related to site design, setback requirements, site location, 
construction and operation of manufacturing facilities, types of allowed operations, and the general 
operation of each manufacturing activity.  

Potential future manufacturing could also occur on parcels with permitted use or past release of 
hazardous materials. Manufacturing in areas of known hazardous contamination could result in the 
potential release of hazardous materials from ground disturbance during construction which could 
subject workers and neighboring land uses to exposure to hazardous substances. However, as 
required under existing federal, state, and local regulations, sites of known hazardous contamination 
are required to ensure safety of the future uses, surrounding public, and the environment through 
investigation and remediation. Therefore, any new development at these sites would not be allowed 
to proceed prior to sufficient clean-up of the site. Further, future manufacturing operations would 
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undergo licensing, development permit processing, and decision maker review to ensure future uses 
are compatible with the history of the site and do not pose a substantial threat to humans or the 
environment due to the risk of release of hazardous materials.  

Therefore, the application of Program licensing standards and associated review of hazards and 
hazardous materials would reduce potential direct impacts related to release or exposure to 
hazardous materials to less than significant. 

Impact HAZ-2.2 – Indirect Manufacturing. Indirect impacts of the Program would result from 
handling or release of hazardous materials during construction and operation of manufacturing 
support structures. While there is no requirement under the Program for a residence on a site where 
manufacturing occurs, as there is for cultivation, indirect impacts may still result from development 
of new ancillary structures and infrastructure improvements to support a manufacturing facility in 
response to County Fire Code and other regulatory requirements for site design. In that circumstance, 
impacts would be similar to those associated with cannabis cultivation as discussed under Impact 
HAZ-1.2, and may be less since there is no requirement for this support. Therefore, application of 
existing federal, state, and local regulatory requirements would ensure indirect impacts associated 
with release of hazardous materials associated with construction and operation of manufacturing 
ancillary improvements would be less than significant. 

Impact HAZ-3. Cannabis cultivation and manufacturing may be located within high 
fire hazard areas, exposing people or structures to significant risks involving 
wildland fires, along the wildland-urban interface (WUI), where uses are located in 
wildlands or through interference with emergency evacuations. Impacts would be 
less than significant with mitigation. 

Impact HAZ-3.1 – Direct Cultivation/Manufacturing. Direct Program impacts could result from 
new cannabis cultivation and/or manufacturing located in rural high fire hazards and wildland-urban 
interface areas, particularly where there are heavy fuel loads in areas that have not historically or 
recently burned. Under the proposed Program, cannabis cultivation and manufacturing activities 
would be eligible for a license on tens of thousands of acres of eligible parcels subject to various levels 
of fire hazard. Licensees would be required to locate with the area of Program eligibility for cultivation 
and manufacturing, as described in Chapter 2, Project Description, which would overlap substantially 
with areas subject to high fire hazards (Figure 3.8-1). Fires in these areas could expose cannabis 
cultivators, manufacturers and employees, neighboring populations, as well as wildlife and wildlife 
habitat to the hazard of fire. Location of cannabis-related activities in more remote areas could 
increase difficulty with emergency evacuations, particularly along narrow rural roads (see also, 
Section 3.13, Transportation and Circulation). Further, cannabis cultivation and manufacturing 
operations could introduce new ignition sources to rural areas, including electrical power, machinery, 
and operators and employees, incrementally increasing the potential for accidental wildfire ignition. 

Cannabis cultivation and manufacturing facilities would be subject to existing policies and regulations 
pertaining to fire protection, including road standards, vegetation defensible space management, and 
required fire protection water supply. Development plans would be required to be designed and 
operated to avoid interference with implementation of County emergency and evacuation plans. 
Programs such as the Local Hazard Mitigation Plan and the EMP would facilitate emergency response 
and preparedness in affected areas, especially in critical fire hazard areas. Further, licensed cannabis 
operations would be required to comply with CalFire defensible space requirements, County Building 
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Code, and County Fire Code regulations to ensure protection of proposed facilities from wildfire 
hazards. Therefore, direct impacts to the siting of new facilities and operations would be less than 
significant. 

Impact HAZ-3.2 – Indirect Cultivation/Manufacturing. Indirect impacts of cannabis cultivation 
and manufacturing would result from the development of residential structures and improvements 
required under the Program for cultivation sites, as well as other development supporting cannabis 
cultivation and manufacturing operations, particularly in areas subject to increased threat from 
wildland fire hazards. Residences would be required for eligible parcels within A, RA, TP, and SU zone 
districts. While there is no requirement under the Program for a residence on a site where 
manufacturing occurs, as there is for cultivation, indirect impacts may still result from development 
of new ancillary structures and infrastructure improvements to support a manufacturing facility, such 
as required Fire Code improvements. In that circumstance, impacts would be similar to those 
associated with cannabis cultivation as discussed under Impact HAZ-1.2.  

County Fire Code requirements for cannabis related activities within structures would require 
significant site improvements to provide onsite fire water storage tanks (up to 568 tanks of up to 
120,000 gallons each) with related site pad clearing and grading, installation of a 20-foot wide road 
with turnaround, and defensible space vegetation management around a cannabis-related structure 
of up to 100 feet (see Section 3.0, Introduction and Approach to Analysis). Fire sprinklers may also 
be required. These water storage tanks and associated improvements would reduce the risk of 
structure fires by granting access to sites, limiting potential for flames to spread through vegetation, 
and ensuring adequate fire water flow onsite to fight a structure fire. By ensuring structure fire risk 
is minimized in high fire hazard areas, the risk of wildfire is reduced as well.  

The County Fire Code requirements are the same for all commercial enterprises in the rural area, 
although the Code does allow the Fire Marshal to determine appropriate water storage and whether 
fire sprinklers are required based upon the nature and extent of the use on site. The County Fire Code 
does not apply these requirements to outdoor cultivation. Therefore, depending on its size, nature of 
electrical and mechanical improvement, and whether the structure is occupied by employees, a 
cannabis structure such as a drying or trimming shed, or greenhouse or other building used for 
cultivation, may be required to provide a 120,000-gallon water tank, a 20-foot wide road, and 100 feet 
of defensible space vegetation management around the structure, as well as fire sprinklers. These 
requirements related to the fact that commercial cannabis-related structures are considered by the 
County to be Factory (F-1) occupation types under the Fire Code. However, some forms of cannabis 
cultivation can be considered an agricultural use that does not trigger some of these requirements 
(see also, Section 3.2, Agricultural and Timber Resources). For comparison, a rural single family home, 
which can also be a source of structure fire risk due to electric outlets, cooking facilities, 
fireplaces/pits, candles, and general habitation, would be subject to lesser site improvement 
requirements than are typically applied to commercial cannabis-related activities which involve high 
levels of electrical use and accommodate employees. A rural single-family home would typically be 
allowed with a 10,000-gallon water tank, and an 18-foot (or possibly 12-foot) road with turnouts 
along the road. 

Indoor cultivation and manufacturing also presents risks for fire, as indoor cultivation and 
manufacturing require electricity/wiring and commonly store flammable/explosive materials onsite. 
The electrical infrastructure that is required for indoor cultivation and manufacturing, such as to 
support grow light fixtures in indoor grow rooms and fans for drying harvested cannabis plants in 
drying sheds, creates additional risk of ignition of structure fires or wildfires, which is especially 
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important where indoor cultivation and/or manufacturing is located in wildland urban interface 
where fire risk is elevated. However, indoor cultivation and manufacturing operations under the 
Program would occur within permitted structures subject to building codes, electrical codes, and 
review by the County Building Official and Fire Department. Potential impacts would therefore be 
addressed or avoided through proper implementation of existing codes and standards, and would not 
interfere with County emergency response or evacuation plans. The proposed Project and the More 
Permissive Project both require the Licensing Official to ensure that operations comply with the Fire 
Code prior to issuance of a license, therefore impacts are considered less than significant. 

Indirect impacts related to site improvement to comply with the Program and Building and Fire Code 
requirements would be subject to existing regulations that would address risk of structure fire and 
wildfire in rural areas of the County. Therefore, indirect impacts related to hazards are considered 
less than significant. See also, Section 3.6, Geology and Soils, Section 3.4, Biological Resources, Section 
3.9, Hydrology and Water Quality, and Section 3.14, Utilities and Energy Conservation.  

3.8.6.2 Summary of Project Impacts and Proposed Mitigation 
Measures 

Table 3.8-2 below provides a summary of the Program impacts related to hazards and hazardous 
materials. Because cannabis activities and structures would be subject to review and permitting 
under the County Building and Fire Code, compliance with those codes will address potential impacts 
and no further mitigation measures are required beyond code compliance. 
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Table 3.8-2 Summary of Hazards and Hazardous Materials Impacts 

Hazards 
and 

Hazardous 
Materials 
Impacts 

Level of 
Significance Mitigation Measures 

Post-Mitigation Level of 
Significance 

Project 
More 

Permissive 
Project 

Impacts from Commercial Cannabis Cultivation 
Impact HAZ-1. Construction and operation of commercial cannabis cultivation sites could create 
impacts through the routine transport, use, or disposal of hazardous materials and the accidental 
release of such materials with potential for exposure of the public. Impacts would be less than 
significant. 
Direct Less than 

significant 
None required Less than 

significant 
Less than 
significant 

Indirect Less than 
significant 

None required Less than 
significant  

Less than 
significant  

Impacts from Commercial Cannabis Product Manufacturing 
Impact HAZ-2. Construction and operation of commercial cannabis product manufacturing could 
increase the risk of release and exposure to hazards and hazardous materials. Impacts would be 
less than significant. 
Direct Less than 

Significant 
None required Less than 

Significant 
Less than 
Significant 

Indirect Less than 
Significant 

None required Less than 
Significant 

Less than 
Significant 

Impacts from Commercial Cannabis Cultivation and Cannabis Product Manufacturing 
Impact HAZ-3. Cannabis cultivation and manufacturing may be located within high fire hazard 
areas, exposing people or structures to significant risks involving wildland fires, along the 
wildland-urban interface, where uses are located in wildlands or through interference with 
emergency evacuations. Impacts would be less than significant with mitigation. 
Direct Less than 

Significant 
None required Less than 

Significant 
Less than 
Significant 

Indirect Less than 
Significant 

None required  Less than 
Significant  

Less than 
Significant  

3.8.6.3 Secondary Impacts 

Impact HAZ-4. Unregulated cannabis cultivation and manufacturing may use, 
transport, or store hazardous materials, expose or release hazards, or be located 
within high fire hazard areas, exposing people or structures to significant risks 
involving wildland fires. Impacts would be significant and unavoidable. 

Impact HAZ-4 – Secondary Cultivation/Manufacturing. Currently, there is a significant but 
unquantified amount of illegal cannabis cultivation and manufacturing occurring in the County (see 
Section 3.0, Introduction and Approach to Analysis). There is potential for expansion of the existing, 
baseline illegal activity as a result of the Program in that any licensing program may create the 
perception that, regardless of any restrictions and limitations of the program, there is opportunity for 
new cultivation and manufacturing businesses to become established and ultimately licensed within 
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the County. This perception could lead to new cultivation and/or manufacturing activity that may not 
be licensed.  

Exclusion of a substantial number of known interested growers/manufacturers along with future 
projected growth in unregulated cannabis activities could create a substantial potential for ongoing 
or increased unlicensed cultivation and/or manufacturing with associated potential for misuse of 
unregulated hazardous materials, including pesticides, rodenticides, diesel fuel, and butane, as well 
as the potential for activities that increase fire hazards, including use of machinery, electric power 
and increased human presence onsite. Use of flammable or explosive materials in fire sensitive 
regions could create increased fire hazards and risk to nearby land uses and residents. Potentially 
hazardous manufacturing activities such as production of BHO through open loop extraction 
processes have potential to cause explosions. Some types of cannabis product manufacturing involve 
storage and use of flammable and explosive materials (e.g., compressed liquefied petroleum gases). 
BHO extraction labs are known to exist throughout the County, particularly within the rural 
mountainous regions where operations are less prone to discovery, and tend to be located on or 
within close vicinity to cannabis cultivation operations. These sites may be concentrated in areas 
where adequate emergency response services or evacuation plans may not be available. As such, these 
sites may continue to pose increased risk to workers and residents of these sites in the event an 
emergency may occur. With the lack of enforcement and regulation of these operations, there is a 
greater chance that these sites may not comply with policies or regulations designed to reduce fire 
hazards, and may pose risk to fire hazards from poor maintenance or management of electrical 
equipment, improper use and storage of volatile or combustible materials used in cannabis extraction 
processes such as BHO extraction, burning of cannabis waste products, site clearing activities, or 
hazardous operation of generators. As previously discussed in Section 3.8.2, Environmental Setting, 
the hazardous and volatile nature of some types of cannabinoid extraction processes have resulted in 
several recorded incidents involving harm to manufacturers, individuals indirectly related to 
cannabis manufacturing such as family members, or nearby populations unrelated to cannabis 
activities. In addition, volatile processes have also resulted in structural fires and wildfires. 

In addition, such unregulated facilities could operate in close proximity to sensitive receptors, such as 
within neighborhoods or near schools, with potential for exposure of sensitive populations to hazards 
or hazardous materials.  

Given the uncertainty of the locations and nature of unlicensed cultivation/manufacturing, the ability 
to effectively ensure compliance with existing safety related policies and regulations is non-existent. 
Therefore, associated secondary impacts of the Project and More Permissive Project related to 
hazards and hazardous materials are considered potentially significant. 

Mitigation Measures 
Implement MM AT-1.3a. Sustained Enforcement Program. To reduce secondary impacts 
associated with cannabis cultivation/manufacturing and associated hazardous activities, MM AT-
1.3a, addressing County implementation of the Unlicensed Cannabis Cultivation and 
Manufacturing Enforcement and Compliance Program, shall apply to Impact HAZ-4.  

Implement MM AT-1.3b. Annual Survey and Monitoring Report. To reduce secondary impacts 
associated with cannabis cultivation/manufacturing and associated hazardous activities, MM AT-
1.3b, addressing County criteria for an Annual Survey and Monitoring Report of licensed activities 
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as well as illegal activities, including recommendations regarding enforcement staffing and 
resources, shall apply to Impact HAZ-4. 

Post-Mitigation Level of Impacts 
With implementation of Mitigation Measures AT-1.3a and AT-1.3b, secondary impacts resulting 
from unregulated cannabis cultivation and/or manufacturing would be reduced to the maximum 
extent feasible by the County. With implementation of these measures, the County would ensure 
that illegal cannabis cultivation and manufacturing operations in all zone districts are minimized, 
and enforcement and annual surveys and monitoring of cannabis activities are conducted in a 
reliable manner addressing operations on a case-by-case basis, therefore reducing the potential 
for continued unlicensed cannabis cultivation/manufacturing operations and associated 
hazardous activities and risks over the life of the Program. However, due to the high likelihood 
for continued operation of unlicensed cultivation and manufacturing regardless of increased 
enforcement throughout the County, as well as the inability to enforce standard requirements and 
regulations relating to fire protection and emergency response and ensure the protection of 
unlicensed cultivation and manufacturing facilities, secondary impacts of the Program are 
considered significant and unavoidable. 

3.8.6.4 Cumulative Impacts 
As described in Section 3.0, cumulative development and growth in population and employment is 
projected to be gradual toward 2040 with some change in agricultural uses and crop types. 
Concurrent development of residential and commercial land uses with commercial cannabis 
cultivation and manufacturing could potentially result in conflicts related to hazards and hazardous 
materials. The potential for cumulative development in the County could lead to the use of hazardous 
materials or the release of hazardous substances into the environment or the introduction of new 
development in areas subject to existing hazards such as critical fire hazard areas and hazardous 
contamination sites. However, it is anticipated that the Program would be subject to similar policies, 
plans, and regulations pertaining to use of hazardous materials, remediation of hazardous 
contamination sites, engagement in hazardous activities, and reducing the overall threat of release or 
exposure to hazardous substances. Further, all development would be subject to departmental review 
and inspection by County fire agencies to ensure adequate protection from fire hazards. Thus, the 
Program would be fully subject to existing regulation and Program-specific mitigation, and therefore, 
impacts of use of hazardous materials and cumulative impacts would be less than significant.  
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