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3.9.1

Land Use

Regional Setting
Sonoma County has a total area of approximately 1,768 square miles and is the most northerly
of the nine counties in the San Francisco Bay Region. The county is located approximately 45 miles
north of San Francisco and lies along the Pacific coastline. The project site is located in the
Cloverdale/Northeast County Planning Area. The planning area includes the City of Cloverdale
and the community of Geyserville. Sonoma County is a member of the Association of Bay Area
Governments which is a mechanism for cooperative regional planning projects.

Project Setting
The Project Site is located within the Urban Growth Boundary and the Sphere of Influence of
the City of Cloverdale (City of Cloverdale, 2010). Five of the parcels are within the unincorporated
area of Sonoma County and one parcel (APN 116-310-020) is located within the Cloverdale city
limits.
The project site is currently used for residential and agricultural uses. The two parcels east of the
railroad tracks contain vineyards and one residence. The four parcels west of the railroad tracks
contain six residences, a modular building, two barns, multiple sheds, and ancillary facilities
related to horse grazing operations.
Surrounding land uses include the City of Cloverdale wastewater treatment plant and associated
treatment ponds to the north, industrial warehouses and storage facilities to the south, Highway 101
and residential neighborhoods to the west, and the Russian River and agriculture to the east. The
project site is boundary is located approximately 3,900 feet from the north end of the airport
runway for the Cloverdale Municipal Airport which is discussed further below.

Regulatory Setting
As discussed above, the project site is within the Sphere of Influence of the City of Cloverdale.
The City’s Sphere of Influence is defined as “the area of the City that has been approved for
future annexation for the Sonoma County Local Agency Formation Commission” (City of
Cloverdale, 2010).
The five parcels outside of the city limits contain the applicable County land use designations
and proposed City land use designations (foreseeable land use designations if the parcels
were incorporated into the City). Table 3.9-1 contains a summary of the applicable land use
designations and zoning for the project site. The interaction between County and City land use
policy is discussed in the following text. For the five parcels outside of the city limits
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TABLE 3.9-1
LAND USE AND ZONING FOR PROJECT SITE
County Land Use
Designation

Zoning of the
Applicable
Jurisdiction

Parcel Number

Jurisdiction

City Land Use
Designation

116-310-020

City

General Industry

N/A

General Industry

116-310-035

County

(Proposed) Business Park
and General Industry

Limited Industrial

Rural Residential

116-310-039

County

(Proposed) Business Park
and General Industry

Limited Industrial

Rural Residential

116-310-040

County

(Proposed) Business Park
and General Industry

Limited Industrial

Rural Residential

116-310-005

County

(Proposed) Conservation

Land Intensive Agriculture

Land Intensive
Agriculture

116-310-079

County

(Proposed) Conservation

Land Intensive Agriculture

Land Intensive
Agriculture

SOURCE: City of Cloverdale, 2010; Sonoma County, 2009

General Plans
Sonoma County General Plan 2020
The Sonoma County General Plan was adopted in 2008 and replaced the previous plan adopted
in 1989. The Land Use Element provides the distribution, location and extent of uses for each land
use category. The Land Use Element has a time horizon of 2020. The Land Use Element provides
the following description of land designations found on the project site. Figure 3.9-1 provides a
map of the County’s land use designations for the project site and adjacent parcels.
Limited Industrial Areas – This designation is designed to meet service and employment
needs where the range or scale of industrial uses is limited. Factors that may limit these uses
are lack of public services, incompatible adjacent land uses, and adverse environmental
impacts. In general, this category includes resource related industrial uses not expected
to need the full range of urban services, such as lumber mills and concrete and asphalt plants.
Land Intensive Agricultural Areas (LIA) - This designation is designed to enhance and
protect lands capable of and generally used for animal husbandry and the production of food,
fiber, and plant materials. The soil type and climate support relatively high production per
acre of land.
Applicable land use goals and policies are listed in Section 4.9.

City of Cloverdale General Plan
The City’s General Plan includes the goals, policies and programs that constitute the formal policy
of the City for land use, development and environmental quality (City of Cloverdale, 2010).
The current General Plan was adopted in May 2009 and last amended November 2010. The
General Plan has a time horizon of 2025.
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Figure 3.9-1
Sonoma County Land Use Designations
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The Land Use Element provides the following description for the general distribution and intensity
of uses for the project site, envisioned under the General Plan. Figure 3.9-2 provides a map of the
City’s land use designations for the project site and adjacent parcels.
General Industry – This designation provides for employment opportunities. The placement
of this designation is away from residential uses and sensitive habitats where possible to limit
environmental effects. Primary uses include light manufacturing, limited manufacturing,
industrial parks, wineries, lumber mills, assembly, warehousing and distribution. Secondary
uses include professional office and research and development.
Business Park - This designation provides additional service-oriented employment
opportunities in Cloverdale. Primary uses include professional office and research and
development. Secondary uses include limited light industry, industrial parks, wineries,
warehouses, and nurseries.
Conservation - The purpose of this designation is to manage and preserve valuable
biological, visual, and agricultural resources in the Cloverdale Planning Area. Primary uses
include river/stream-related recreation, open space buffers, and agricultural production.
Setbacks of 50 feet from tributaries are encouraged, and between 300 feet to 1,000 feet
around the Russian River.
Applicable land use goals and policies are listed in Section 4.9.

Zoning Ordinances
Sonoma County
The Sonoma County Zoning Ordinance (Chapter 26 of the Sonoma County Code) regulates
development in the unincorporated areas of the County by establishing districts and designating
lawful permitted uses and uses which may be approved through the use permit process. Applicable
zoning for the project site is listed in Table 3.9-1 and shown on Figure 3.9-3.
The following zoning is applicable to portions of the project site:
Rural Residential District (RR) – The purpose of this district is to preserve the rural character
and amenities of lands best utilized for low-density residential development. The district
may also be applied to land where it is desirable to limit development through zoning.
Land Intensive Agriculture (LIA) – The purpose of this district is to enhance and protect
lands best suited for permanent agricultural use and capable of relatively high production
per acre of land.
Combining District (B6 and B8) – These districts specify the residential density and/or
minimum parcel or lot size for a particular parcel, lot or area.
Second Unit Exclusion Combining District (Z) – Excludes a second unit due to various
development constraints.
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Figure 3.9-2
City of Cloverdale Land Use Designations
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City of Cloverdale
Zoning regulations for the City are contained within Title 18 of the City Municipal Code. The only
applicable City zoning for the project site is General Industrial District as listed in Table 3.9-1
and shown on Figure 3.9-4. The purpose of this district is to provide for manufacturing, research
and developmental, warehousing and distribution, and multi-tenant industrial uses, as well as certain
supportive administration and professional offices and commercial activities on a limited basis.

Airport Regulation and Policy
The Cloverdale Municipal Airport is located approximately 2 miles south of the center of Cloverdale
as shown on Figure 3.9-5. The project site is less than a mile from the airport runway. The airport
is owned and operated by the City and is within an incorporated area. The airport has one paved
runway serving single and light twin-engine aircraft. The runway is 3,146 feet long and 60 feet
wide and oriented in a northwest to southeast direction

Federal
The Federal Aviation Administration (FAA) is the branch of the U.S. Department of Transportation
with regulatory responsibility for civil aviation. The FAA is responsible for establishing policies
and regulations to ensure the safety of the traveling public.
Federal Aviation Regulation (FAR) Part 77 establishes standards and notification requirements
for objects affecting navigable airspace. Notification allows the FAA to identify potential aeronautical
hazards and prevent or minimize the adverse impacts to the safe and efficient use of navigable
airspace. The FAA must be notified of any construction or alternation within 10,000 feet of a public
use airport which exceeds a 50:1 surface from any point on the runway. The project site boundary
is approximately 3,900 feet northwest of the end of the airport runway. The project site is located
beneath the horizontal surface and conical surface of the imaginary air space of the airport.
FAR Part 150 establishes noise standards for surrounding land use. Residential uses are acceptable
at a maximum noise level of CNEL 65 dBA. For typical general aviation airport and less noisy
suburban or rural settings, a 60 CNEL standard is sometimes used by local authorities. Critical
noise is restricted to the airport property and thus there are no incompatible uses outside of the
airport property (Wadell Engineering Corporation, 2007).
FAA Advisory Circular (AC) 150/5200-33B addresses hazardous wildlife attractants on or near
airports. This Advisory Circular is intended to provide guidance on siting certain land uses that
have the potential to attract potentially hazardous wildlife to a public-use airport or its vicinity.
The FAA Advisory Circular recommends against “land use practices that attract or sustain
populations of hazardous wildlife within the vicinity of airports or cause movement of hazardous
wildlife onto, into, or across the approach or departure airspace, aircraft movement area, loading
ramps, or aircraft parking area of airports.” The Advisory Circular recommends a
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Figure 3.9-4
City of Cloverdale Zoning
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Figure 3.9-5
Cloverdale Municipal Airport
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separation distance of 5,000 feet between airports using piston-powered aircraft and any project
or change in land use that could attract hazardous wildlife, such as open-air water storage facilities.
For airports using turbine-powered aircraft, the FAA recommends a separation distance of 10,000 feet
between an airport and a potential hazardous wildlife attractant. For projects that are located outside
the 5,000/10,000-foot criteria but within five statute miles of the airport’s air operations area,
the FAA may review development plans, proposed land use changes, operational changes, or wetland
mitigation plans to determine whether such changes in land use would create potential wildlife
hazards to aircraft operations.

State
Caltrans Division of Aeronautics

The State Aeronautics Act (Public Utilities Code section 21001 et seq.), provides the foundation
for the California Department of Transportation’s (Caltrans) aviation policies. The Division
of Aeronautics issues permits for and annually inspects public-use airports throughout the State,
and provides grants and loans for safety, maintenance and capital improvement projects at airports.
To foster compatible land use around airports, the Division administers noise regulation and land
use planning laws and encourages environmental mitigation measures to lessen noise, air pollution,
and other impacts caused by aviation. The Division’s System Planning group provides for the
integration of aviation into transportation system planning on a regional, statewide, and national
basis.
The State Aeronautics Act requires local jurisdictions that operate public airports to establish Airport
Land Use Commissions (ALUCs) or an equivalent designated body to protect the public health,
safety, and welfare. The ALUC or equivalent is responsible for promoting the orderly expansion
of airports and adoption of land use measures by local public agencies to minimize exposure
to excessive noise and safety hazards near airports. Each ALUC or equivalent designated body
is responsible for preparing and maintaining an Airport Land Use Compatibility Plan that identifies
compatible land uses near each public use airport within its jurisdiction. The Plan must provide
policies for reviewing certain types of development that occur near airports. State law requires
consistency between airport land use compatibility plans and any associated general plans. Caltrans
is responsible for the review and approval of all Land Use Compatibility Plans within the State
of California.

Local
Comprehensive Airport Land Use Plan for Sonoma County

The Sonoma County Comprehensive Airport Land Use Plan (CALUP) was adopted in 2001.
The Sonoma County CALUP notes that "[t]he primary referral area for Cloverdale Municipal
Airport runs close to the airport on the west since there is no traffic pattern on that side, but
extends some 6,000 feet to the east to encompass some of the high terrain in that area" (Sonoma
County, 2001). The project site is located on the west side within the same Traffic Pattern Zone
(TPZ) as the Alexander Valley Resort. The land use standards in the TPZ include uses with a
maximum population density of 150 persons per acre, maximum residential density of 4 units
per acre, a minimum amount of 15% gross area for open space. Uses including schools,
auditoriums, stadiums, and amphitheaters are discouraged in the TPZ.
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Cloverdale Municipal Airport Master Plan 2025
The Cloverdale Municipal Airport Master Plan 2025 was prepared by Waddell Engineering
Corporation to evaluate existing airport facilities, assess airport demand and prepare an airport
master plan to accommodate growth through 2025 (2007). The Master Plan states that 28 aircraft
are based at the airport and anticipates 42 aircraft, primarily single-engine aircraft, by 2025. Annual
runway operations for general aviation are anticipated to increase from 14,700 to 22,050 by 2025.
To meet FAA standards the existing 3,146 x 60 foot runway will need to be lengthened to 3,160 feet
with 240 foot safety areas off each end to meet current demand and improve safety. Increased
parking facility for aircraft and development of city owned hangars for based aircraft is recommended.
The Master Plan discusses that incompatible off-site uses include those that could potentially cause
height obstruction, electrical interference, lighting distractions, or attraction of birds.

3.9.2

Agriculture

Agriculture Setting
There are currently agricultural activities on the project site. The eastern portion of the project side
is used for vineyards. The western portion of the project site is used for horse grazing. The two parcels
east of the railroad tracks are associated with Land-Intensive Agricultural designation and zoning
by Sonoma County. The remainder of the project site is not zoned or designated for agricultural
uses by either Sonoma County or City of Cloverdale.
The California Department of Conservation maintains the Farmland Mapping and Monitoring
Program which analyzes impacts to California’s agricultural resources. As shown on Figure 3.9-6
the project site contains farmland of state importance and farmland of local importance.

Regulatory Setting
Farmland Protection Policy Act
The Farmland Protection Policy Act (FPPA) is contained within the Agriculture and Food Act
of 1981 (7 U.S.C § 4201). The purpose is to minimize the impact of proposed federal actions
on unnecessary conversion of farmland to non-agricultural uses. The Natural Resource Conservation
Service (NRCS) implements the program and evaluates the agricultural importance of the farmland
on Form AD 1006, the Farmland Conversion Impact Rating Form. The form contains a rating system
which scores sites from 0 to 260. A maximum of 100 points can be assigned through the land
evaluation completed by NRCS. A maximum of 160 points can be assigned through the site
assessment completed by the federal agency (the BIA for the Proposed Action). The USDA
recommends that sites receiving a total score of less than 160 need not be evaluated further. Sites
receiving scores totaling 160 or more should be given increasingly higher levels of consideration
for protection (7 C.F.R. Section 658.4). Table 3.9-2 summarizes scoring for the project site. NRCS
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Figure 3.9-6
Farmland Mapping
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TABLE 3.9-2
FARMLAND CONVERSION IMPACT FORM SCORING SUMMARY
Points

Project Site
Score

>90%

15

12

90-20%

14 to 1

Characteristics

Criteria

Percentage of land in non-urban use within a radius of 1.0 mile
from the project
Percentage of site perimeter bordering on land in non-urban
use.
Percentage of site that has been farmed more than five of the
last 10 years.
Site subject to State or local government policies/programs to
protect farmland or covered by private programs to protect
farmland.
Proximity to urban built-up area

Proximity of site to water lines, sewer lines and/or other local
facilities and services with capacities and design that would
promote non-agricultural use.

Is farm unit containing the site (before the project) as large as
the average-size farming unit in the county?

Percentage of remaining land (on farm) to become nonfarmable because of interference with land patterns.
Availability of adequate supply of farm support services and
markets, i.e., farm suppliers, equipment dealers, processing
and storage facilities and farmer’s markets.
Substantial and well-maintained on-farm investments, i.e.
barns, other storage buildings, fruit trees and vines, field
terraces, drainage, irrigation, waterways, or other soil and
water conservation measures.
Does conversion of farmland to non-agricultural use reduce
demand for farm support services used by remaining farms in
the area so as to jeopardize the continued existence of these
support services?
Is the kind and intensity of the proposed use of the site
sufficiently incompatible with agriculture that it is likely to
contribute to the eventual conversion of surrounding farmland
to non-agricultural use?

<20%

0

>90%

10

90-20%

9 to 1

<20%

0

>90%

20

90-20%

19 to 1

<20%

0

Protected

20

Unprotected

0

2 miles or more

11-15

1 to 2 miles

6-10

Less than one mile

1-5

Adjacent

0

No services within 3 miles

15

Some services 1-3 miles
from site

10

Services within ½ mile of
site

0

Greater than 50 percent of
average or larger

9 to 1

Less than 50 percent
below average

0

25% or more

10

5 to 25%

9 to 1

Less than 5%

0

All services available

5

Some services available

4 to 1

No services available

0

High amount

20

Moderate amount

19 to 1

None

0

Substantial reduction

10

Some reduction

9 to 1

No significant reduction

0

Incompatible

10

Tolerable

9 to 1

Fully compatible

0

8

20

20

1

0

0

10

5

20

0

0

Total Site Assessment Points

160

96

Land Evaluation Points

100

27

Total Score

260

123

SOURCE: NRCS, 2009 (Appendix M); ESA, 2009
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assigned the site a land evaluation score of 27 points and it has been assessed that the Proposed Action
would result in a site assessment score of 96 points. With 123 total points the site would not need
to be evaluated further, as discussed above. Correspondence with NRCS and the scoring criteria
are included as Appendix M.

Williamson Act
The California Land Conservation Act (Williamson Act) of 1965 was enacted to allow for counties
and cities to designate agricultural preserves (Williamson Act lands) and provide favorable taxation
to private agricultural landowners based on the income-producing value of their property in
agricultural use, rather than on the property’s assessed market value. In order to receive the favorable
tax rate, the landowner signs a contract with the county or city agreeing to not develop the land
for a minimum 10-year period. The contracts automatically renew every 10 years unless a party
to the contract files for nonrenewal or petitions for cancellation. Once the nonrenewal process has
been started, the annual tax assessment gradually increases until the end of the 9-year nonrenewal
period when the contract is terminated.
Land uses allowed under Williamson Act contact (e.g. agricultural and limited ancillary uses)
are governed by Government Code Section 51238.1. In accordance with state law, each city and
county has the discretion to determine land uses that are or are not compatible with Williamson
Act contracts, provided these uses are not prohibited under the Act. The two parcels of the project
site east of the railroad tracks are under Williamson Act contracts.

3.9.3
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