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LAND USE ELEMENT 

1. INTRODUCTION 
1.1	 PURPOSE 

The Land Use Element provides the distribution, location and extent of uses of land for housing, 
business, industry, open space, agriculture, natural resources, recreation and enjoyment of 
scenic beauty, education, public buildings and grounds, solid and liquid waste disposal facilities, 
and other uses.  For each appropriate land use category, it includes standards for population 
density and building intensity. 

The Land Use Element and its policies guide growth and the development and use of land 
through 2020.  The County recognizes that the policies of GP 2020 represent a legislative 
balance between the individual rights of property owners and the health, safety, and welfare of 
the community at large.  Decisions made pursuant to this plan shall further community goals 
and objectives while not unconstitutionally abridging property rights. 

1.2	 RELATIONSHIP TO OTHER ELEMENTS 

The Land Use Element balances the various goals and objectives of the other elements of GP 
2020. The elements are internally consistent because: 

•	 All elements use the same population, housing, and employment projections, 

•	 Policies in the Land Use Element support and are supported by policies stated in the 
other elements, 

•	 The land use plan maps and the accompanying text represent a consciously selected 
balance among the various goals and objectives included in all of the elements. Site 
specific factors may result in less intensive use or lower density than allowed by the land 
use maps, but a policy in another element should not be used as the sole basis for 
denial of the designated use or density, and 

•	 Where necessary, policies in other elements are cross referenced. 

Other elements such as the Public Safety Element may contain State mandated parts of the 
Land Use Element.  In such cases, the other element is considered to be part of this element. 

1.3	 SCOPE AND ORGANIZATION 

The Land Use Element has four major sections, the countywide land use policy framework, 
policies for each of the nine planning areas, a Land Use Map for each area, and an 
implementation program. The Land Use Maps for the nine planning areas are displayed at the 
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end of this Element and are also be available at the PRMD office and website. 

The countywide land use policy framework consists of ten general goals with related objectives 
and policies and descriptions of the land use categories that are applied to the Land Use Maps. 
It should be noted that the term "permitted uses" as used in the descriptions of the land use 
categories is intended to mean that such uses are consistent with the purpose of the category. 
The term does not imply that further discretionary entitlement may not be necessary prior to 
conduct of such uses. 

The general Goals, Objectives, and Policies apply throughout the County and are the basis for 
the more specific Land Use Policies for the Planning Areas, programs, and Land Use Map 
designations.  Future amendments to the Land Use Element should be reviewed based upon 
this policy framework and must conform to it. 

Specific land use policies and a Land Use Map are included for each of the nine planning areas 
shown on Figure LU-1. The maps show applicable land use categories and maximum permitted 
density for each parcel. The maps show residential density as dwellings per acre in urban 
residential areas and acres per dwelling in other areas. 

The Land Use Maps and text must be used together in order to fully understand the policies 
applicable to any particular situation. The Land Use Maps have been prepared, to the extent 
possible, using the Goals, Objectives, and Policies of the Land Use and other elements.  Plan 
designations are also based upon an evaluation of natural and cultural characteristics of the 
lands of Sonoma County as well as the countywide land use policy framework and Land Use 
Policies for the Planning Areas.  However, these analyses were necessarily broad and did not 
always include a detailed study of the circumstances and environmental constraints of each 
specific parcel. The County recognizes that future detailed evaluation of specific properties may 
show that an alternate use is warranted.  For this reason, upon proper application, the County 
will consider amendments to this plan. 

In some cases, unincorporated "islands" surrounded by or adjacent to cities are not shown on 
the Land Use Maps. They are designated as "Rural Residential" with a maximum permitted 
density of one dwelling per five acres.  If any other land areas are not shown on the Land Use 
Maps or do not have an assigned use category, those land areas shall be "Rural Residential" 
with a maximum density of one dwelling per ten acres. 

Future changes to the Land Use Maps, whether to change the use category or permitted 
residential density, may be accomplished only through the General Plan amendment process. 
However, minor technical corrections not involving discretion and necessary to accurately 
reflect the intent of the Board of Supervisors in adopting the General Plan may be accomplished 
without going through the General Plan amendment process.  These corrections may be made 
with the approval of the Board of Supervisors. 

Applications for General Plan amendments may be filed with the County.  However, if at any 

Footnote: *Mitigating Policy 

Page LU-2 



 

Land Use Element 

time the Director of PRMD determines that the proposed amendment is substantially 
inconsistent with General Plan Goals, Objectives, or Policies, he or she may submit the 
application directly to the Planning Commission and Board of Supervisors for immediate review 
and consideration on policy grounds. 

Where parcels that are the subject of a lot line adjustment are located in different land use 
categories, or other General Plan designations, the following guidelines should be applied: 

•	 If the adjustment significantly changes a General Plan designation, require a concurrent 
or subsequent filing of a General Plan amendment. 

•	 If the adjustment is clearly minor in nature, it may be determined to be consistent with 
the General Plan. 

The final part of the Land Use Element is the Implementation Programs.  It is intended to 
include specific measures to bring County land use regulations into conformance with the 
policies of this plan. 

2. COUNTYWIDE LAND USE POLICY FRAMEWORK 

2.1	 GENERAL GOALS AND POLICIES 

The countywide land use policy framework is the basis for the land use element.  The eleven 
general goals relate to: 

•	 Growth projections and growth policy 

•	 City and community centered growth 

•	 Compact city and community boundaries 

•	 Phasing of rural and urban growth with availability of adequate services 

•	 Open space separation between and around cities/communities 

•	 Opportunities for diverse rural and urban residential environments 

•	 Use of environmental suitability criteria to locate and guide urban and rural growth 

•	 Protection of water resources 

•	 Protection of agricultural lands 

•	 Preservation of scenic features and biotic resource areas 
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• Sustainability 

Growth Projections and Growth Policy 

As required by California law, the General Plan Land Use Map designates the location and 
intensity of potential new residential, commercial, industrial and other forms of development in 
the unincorporated County.  Opinions differ on whether General Plan policies should 
accommodate or attempt to restrain the economic forces that will affect the amount of 
development potential that is used over the timeframe of the Plan.  The demographic and 
economic projections of GP 2020 represent the County’s best effort to forecast the rate and 
amount of growth in population, housing and employment and its geographic distribution 
among the nine planning areas.  

The main issue in this debate is the extent of development that can occur, while protecting 
and, where possible, enhancing the quality of life for County residents, and providing necessary 
public services and infrastructure. 

The starting point for GP 2020’s growth forecasts was “Projections 2002,” prepared by the 
Association of Bay Area Governments (ABAG) for the Bay Area Region.  ABAG’s projections use 
city Urban Service Areas (USAs) as boundaries, therefore unincorporated area projections are 
for lands outside city USAs. After evaluating the projections and consulting with the county’s 
cities, the following modifications were made: 

• Unincorporated Areas. Projections of households, household population and total 
population were reduced in three unincorporated Planning Areas to better reflect 
development constraints and recent construction trends. The areas and amounts of the 
reductions are: Russian River (1,060 households), Rohnert Park-Cotati (210 households) 
and Cloverdale (200 households).  ABAG household size and group quarters population 
projections were not changed.  The net reduction in unincorporated population growth 
resulting from these changes is about 3,400 persons over the 2000-2020 period. 

• Cities. Projections of households, household population and total population were 
changed to match city General Plans or estimates in Healdsburg, Santa Rosa, 
Sebastopol, Rohnert Park and Sonoma. 

Population Growth. General Plan population projections for City Urban Service Areas and 
unincorporated Planning Areas are shown in Table LU-1.  In the nine cities, growth is the result 
of both new residential development and annexations of existing households at the edges of 
the cities.  Net population change in unincorporated areas includes losses due to these 
annexations as well as growth attributable to new residential development.  By 2020, the nine 
cities are expected to add about 68,350 persons and contain 73% percent of the county's 
population, compared with 68 percent in 1990.  Unincorporated areas are expected to add a 
net of about 19,100 persons and contain 27% of the county’s population, down from 32% in 
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1990. These trends reflect the city centered growth and development policies of the General 
Plan. Table LU-2 shows historic and projected annual growth rates for cities and 
unincorporated areas.  Note that the countywide rate of growth slowed between the 1980-90 
period and the 1990-2000 period, from 2.62% per year to 1.68% per year.  Future rates of 
growth are projected to decline further over the 2000-2020 period, to 0.88 percent per year, 
reflecting the gradual absorption of development potential in both city and unincorporated 
areas. 

Demographic Trends. The two most significant demographic trends evident in year 2000 
Census data involve race/ethnicity and the age of the County ’s population.  Table LU-3 shows 
that the percentage of “Hispanics or Latinos” has doubled, from 6.9% in 1980 to 17.3% in 
2000. Other races have also increased their share of total population and there was a 
corresponding drop in the proportion of “White Non-Hispanic” residents, from 92.8% to 81.6%. 

There have also been dramatic changes in the age of the County’s population. Table LU-4 
shows that between 1990 and 2000, the number of persons aged 18-44 grew by only 2%, 
compared to 36% over the 1980-90 period.  At the same time, the number of persons aged 45­
64 grew by nearly 65%, compared to 26% over the 1980-90 period.  The number of children 
up to age 17 grew by only 17% between 1990 and 2000, compared to 22% between 1980 and 
1990. These trends were even more pronounced in unincorporated areas, where the 
population aged 17-44 actually declined by 17% during the 1990-2000 period, while the 
number of children up to age 17 declined by nearly 3%. These data appear to account for the 
declining school enrollments observed in some rural unincorporated areas, a trend which can be 
expected to continue due to the large drop in population among persons in the child bearing 
years. The trends are likely attributable to pronounced increases in housing costs during the 
late 1990s, which discourages families with children from living in Sonoma County, particularly 
in relatively more costly rural areas.   

Household and Housing Growth. Overall, Sonoma County and its cities added 58,960 
housing units between 1980 and 2000, at an average rate of about 2,950 units per year.  By 
decade, this breaks down to 3,690 per year between 1980 and 1990, and 2,210 units per year 
between 1990 and 2000. The overwhelming majority of this growth was in cities, where over 
90% of all housing units added over the 1990-2000 period were built, including some existing 
units annexed into cities. 

GP 2020 projections forecast household growth of about 38,490 units over the 2000-2020 
period, for an average annual growth rate of about 1,920 households per year.  Table LU-5 
shows that about 80% of this growth is expected to occur within city USAs, with 20% in 
unincorporated areas outside city USAs. Each household gained will require a new housing 
unit, which results in a projection of 221,640 total housing units in 2020 with no provision made 
for units needed to maintain existing vacancy rates.  However, in the unincorporated County, 
the 2000 Census identified 7,815 vacant units, of which nearly 70% were for “seasonal, 
recreational or occasional use”. It is possible that a significant percentage of these units could 
be converted to year round occupancy by 2020. 
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Table LU-1 Historic and Projected Annual Population Growth Rates 

Area 1980-1990 1990-2000 2000-2020 

Sonoma County 2.62% 1.68% 0.88% 

All City USAs 3.34% 2.54% 1.29% 

Unincorporated Areas Outside City USA’s 2.11% 0.67% 0.69% 

Another factor affecting unincorporated area growth is the number of lots that are developed 
through the Certificate of Compliance process. In recent years, recognition of antiquated 
parcels has at times undermined the General Plan.  The County is required to recognize certain 
lots that have been lawfully created and maintained even though they may conflict with General 
Plan densities and other policies.  The County has had some success in reducing the number of 
potential lots developed through this process, but generally has been unsuccessful in its 
continuing efforts to persuade the State legislature to further reduce this problem. 

Should actual growth substantially exceed GP 2020 projections, the implementation of Land Use 
Element policies to manage the rate of growth may be necessary. 

Labor Force and Employment. Sonoma County added nearly 102,000 jobs between 1980 
and 2000, with the largest gains in the services, wholesale trade, and construction sectors. 
Table LU-6 shows that ABAG projections forecast a slowing in the rate of job growth to 84,000 
over the 2000-2020 period, with the largest gains in the services, wholesale trade and the 
finance, insurance and real estate sectors.  

Most analysts are positive about the county’s future, citing its diverse economy, the resilience of 
the economy during the recessions of the early 1990s and over the 2000-2003 period, its high 
per capita income and its attractiveness as a tourist destination, due in part to agricultural 
production. At the present time, the wine making industry may be entering a period of cyclical 
readjustment due to increased domestic and international competition.  However, potential 
remains for expansion of vineyard acreage beyond the 56,000 acres planted as of 2000.  It is 
projected that an additional 19,000 acres will be planted between 2000 and 2020, with most 
agricultural employment gains included in the manufacturing sector.  This amount of vineyard 
development yields an average of 950 acres/year, which is significantly lower than the 
estimated 1971-2001 average of 1,400 acres/year. 

The high cost of housing is cited as a possible adverse trend, since a large proportion of future 
jobs are predicted to be in the relatively low paying services sector.  This will mean increased 
competition for relatively affordable housing units, driving overall prices and rents higher, while 
encouraging some homeowners, particularly retirees, to cash out their equity and relocate to 
less expensive markets. 

The Land Use Map provides sufficient land designated for commercial and industrial uses to 
provide sites for the projected levels of job growth.  Some residents, however, will continue to 
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work elsewhere in the Bay Area, while at the same time high housing costs may encourage 
others to live elsewhere while working here.  Overall, the net out commute is expected to 
diminish somewhat, from 24,000 in 2000 to 20,400 in 2020, but it should be noted that these 
figures represent a balancing between residents who live and work here, residents who 
commute to other counties, and non residents who commute to jobs in Sonoma County.  It also 
likely reflects an increase in home based businesses, though there are no firm data on trends in 
this area. The projected 2020 jobs/housing balance is 10% higher than in 2000, reflecting 
relatively high housing costs requiring two incomes, but also mirroring similar trends at the 
State and National levels.  

The main thrust of the growth debate is the extent of development which can occur without 
exceeding the carrying capacity of the natural environment, substantially lessening the quality 
of life for residents, or overloading public services such as roads, sewer and water supply, and 
criminal justice and public health facilities.  

The diversified agricultural industries in Sonoma County will continue to be a major factor in 
Sonoma County’s economy, with increased emphasis placed on the production of value added 
products, and agricultural tourism.  The high cost of land, increased environmental regulations, 
and low milk prices are key factors which continue to challenge the County’s dairy industry. 
The number of dairies declined over 20% from 152 in 1995/96 to 118 in 2002/03, and only one 
third of dairy operators responding to a 2002 Economic Development Board industry survey 
projected long term, continued operations.  Diversification and expanded production of higher 
profit, value added products such as hormone free and organic milk, cheese, and other 
farmstead products are crucial to the continued viability of the dairy industry and its 
employment base.  

Fruit crops (apples, pears, prunes, and walnuts) have declined steadily since the late 1980s, 
with a particularly sharp decline in apple production during the 1990s.  Simultaneously, 
however, vineyard acreage has increased steadily from about 33,000 acres in 1990 to about 
56,000 acres in 2000, a trend that is expected to continue to a total of about 75,000 acres by 
2020. Assuming the average production capacity of wineries remains constant, the additional 
grape production associated with new vineyards would increase the total number of wineries 
from about 200 in 2000 to about 300 in 2020, with associated increases in employment. 

Vegetable, nursery, and other specialty crop production is generally holding steady, with 
increased opportunities for employment within the emerging local food processing industry. 

According to the Economic Development Board staff, the gross value of Sonoma County's 
agricultural products is multiplied 1.5 to 2.5 times in the County 's economy.  Based on nearly 
$585 million of raw products produced in 2000, Sonoma County now has nearly a 1.5 billion 
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Table LU-2: Population Trends and Projections 
Planning Area/City Urban 
Service Areas 

1980 1990 2000 Proj 2020 Proj Change 
2000-2020 

Sonoma Coast Planning Area 5,412 7,370 8,417 11,700 3,283 

Cloverdale USA 

Uninc. Area Outside City USA 

Cloverdale Planning Area 

5,509 

3,471 

8,980 

5,500 

5,348 

10,848 

7,052 

5,699 

12,751 

11,200 

7,260 

18,460 

4,148 

1,561 

5,709 

Healdsburg USA 

Windsor USA 
Uninc. Area Outside City USAs 

Healdsburg Planning Area 

8,422 

6,160 
4,917 

19,499 

10,299 

11,809 
7,247 

29,355 

11,253 

22,744 
6,799 

40,796 

13,160 

30,300 
8,000 

51,460 

1,907 

7,556 
1,201 

10,664 

Russian River Planning Area 13,007 15,480 16,462 18,960 2,498 

Santa Rosa USA 

Uninc. Area Outside City USA 

Santa Rosa Planning Area 

101,711 

21,153 

122,864 

134,228 

24,714 

158,942 

165,849 

24,899 

190,748 

195,300 

28,100 

223,400 

29,451 

3,201 

32,652 

Sebastopol USA 

Uninc. Area Outside City USA 

Sebastopol Planning Area 

7,411 

16,269 

23,680 

7,549 

19,365 

26,914 

8,108 

21,090 

29,198 

9,620 

22,100 

31,720 

1,512 

1,010 

2,522 

Rohnert Park USA 

Cotati USA 

Uninc. Area Outside City USAs 

Rohnert Park-Cotati Planning 
Area 

24,541 

4,074 

3,149 

31,764 

36,940 

6,374 

4,645 

47,959 

42,236 

7,279 

4,059 

53,574 

50,400 

9,600 

5,040 

65,040 

8,164 

2,321 

981 

11,466 

Petaluma USA 

Uninc. Area Outside City USA 

Petaluma Planning Area 

35,177 

9,770 

44,947 

44,684 

9,591 

54,275 

55,743 

11,046 

66,789 

64,200 

12,100 

76,300 

8,457 

1,054 

9,511 

Sonoma USA 

Uninc. Area Outside City USA 

Sonoma Valley Planning Area 

9,048 

20,483 

29,531 

8,462 

28,617 

37,079 

9,754 

30,125 

39,879 

14,590 

34,400 

48,990 

4,836 

4,275 

9,111 

City USAs: 

Percent of Co.Total: 

202,053 

67.4% 

265,845 

68.5% 

330,018 

72.0% 

398,370 

73.0% 

68,352 

78.2% 

Uninc. Area Outside City USAs: 
Percent of Co. Total 

97,631 
32.6% 

122,377 
31.5% 

128,596 
28.0% 

147,660 
27.0% 

19,064 
21.8% 

County Totals: 
Percent of Co. Total 

299,684 
100.0% 

388,222 
100.0% 

458,614 
100.0% 

546,030 
100.0% 

87,416 
100.0% 

Sources: U.S.  Census, Association of Bay Area Governments (ABAG) and PRMD.  Notes: (1) County totals for historical data are 
from U.S.  Census.  (2) All historical city data include unincorporated Urban Service Areas (USAs), as estimated by ABAG.  (3) 
Projections for cities reflect General Plans or estimates, and include existing unincorporated USAs. (4) Projections for 
unincorporated areas are by PRMD, and reflect modifications to ABAG's"Projections 2002." See text for additional explanation. 
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Table LU-3: Race/Ethnicity Trends, 1980-2000 

Race/Ethnicity 1980 1990 2000 

Total Population 299,681 388,222 458,614 

American Indian, Eskimo, Aleut 1.2% 1.1% 1.2% 

Asian or Pacific Islander 1.5% 2.8% 3.3% 

Black or African American 1.2% 1.4% 1.4% 

White 92.8% 90.6% 81.6% 

Some Other Race 3.4% 4.0% 8.4% 

Two or More Races NA NA NA 

Hispanic or Latino (of any race) 6.9% 10.6% 17.3% 

Source: US Census 
Note: racial/ethnic categories based on US Census terminology.  Data on persons of two or more races not available 
prior to 2000 Census 

Table LU-4: Percent of Change in Population by Age: 1990-2000 

Area 0-17 18-44 45-64 65+ 

Sonoma County:  1980-1990 

1990-2000 

22.2% 

17.1% 

36.0% 

2.0% 

26.1% 

64.6% 

28.6% 

11.2% 

All Cities: 1980-1990 37.7% 55.8% 33.6% 44.9% 

1990-2000 28.8% 13.3% 76.7% 14.3% 

Unincorporated Areas 1980-1990 2.5% 11.7% 17.4% 6.1% 

1990-2000 -2.8% -17.3% 48.9% 5.3% 

Source: US Census 
Note: data based on city limits 
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Table LU-5: Household and Housing Projections, 2000-2020 

Planning Area/City 

Estimated 
Housing 

Units 
2000 

Projected 
Household 

Growth 
2000-2020 

Projected 
Housing 

Units 
2020 

Average 
Annual 

Housing Unit 
Growth 

Sonoma Coast Planning Area 6,131 1,377 7,508 69 

City of Cloverdale USA 

Uninc. Area Outside USA 

Cloverdale Planning Area 

2,782 

2,222 

5,004 

1,482 

599 

2,081 

4,264 

2,821 

7,085 

74 

30 

104 

City of Healdsburg USA 

City of Windsor USA 

Uninc. Area Outside USA 

Healdsburg Planning Area 

4,589 

7,733 

2,561 

14,883 

699 

2,711 

480 

3,890 

5,288 

10,444 

3,041 

18,773 

35 

136 

24 

195 

Russian River Planning Area 9,345 998 10,343 50 

City of Santa Rosa USA 

Uninc. Area Outside USA 

Santa Rosa Planning Area 

63,077 

10,123 

73,200 

15,884 

1,183 

17,067 

78,961 

11,306 

90,267 

794 

59 

853 

City of Sebastopol USA 

Uninc. Area Outside USA 

Sebastopol Planning Area 

3,953 

7,962 

11,915 

494 

316 

810 

4,447 

8,278 

12,725 

25 

16 

41 

City of Rohnert Park USA 
City of Cotati USA 

Uninc. Area Outside USA 

Rohnert Park-Cotati Planning Area 

16,013 
3,015 

1,621 

20,649 

4,107 
921 

397 

5,425 

20,120 
3,936 

2,018 

26,074 

205 
46 

20 

271 
City of Petaluma USA 

Uninc. Area Outside USA 

Petaluma Planning Area 

20,754 

3,752 

24,506 

2,974 

334 

3,308 

23,728 

4,086 

27,814 

149 

17 

165 

City of Sonoma USA 

Uninc. Area Outside USA 

Sonoma Valley Planning Area 

4,792 

12,728 

17,520 

1,871 

1,660 

3,531 

6,663 

14,388 

21,051 

94 

83 

177 

County Totals: 

Percent of County Total 

183,153 

100.0% 

38,487 

100.0% 

221,640 

100.0% 

1,924 

100.0% 

City USA Totals: 

Percent of County Total 

126,708 

69.2% 

31,143 

80.9% 

157,851 

71.2% 

1,557 

80.9% 

Uninc. Area Outside USA Totals: 
Percent of County Total * 

56,445 
30.8% 

7,344 
19.1% 

63,789 
28.8% 

367 
19.1% 

Source: US Census, Association of Bay Area Governments (ABAG) and PRMD 
* Units include both single family and multi-family units 
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Table LU-6: Jobs and Employment Trends and Projections 

Industry 1980 1990 2000 Projected 
2020 

Projected 
Change, 
2000­
2020 

Agriculture, Mining 6,590 7,800 7,840 8,340 500 

Construction 6,510 13,200 14,560 20,620 6,060 

Manufacturing 17,950 24,210 33,380 41,820 8,440 

High Technology 8,580 11,780 16,690 20,910 4,220 

Transportation, Comm., 4,680 7,740 8,000 11,340 3,340 
Utilities 

Wholesale Trade 2,930 7,620 7,330 13,940 6,610 

Retail Trade 21,690 37,020 38,170 51,780 13,610 

Finance, Insurance, Real 6,920 11,730 11,710 16,590 4,880 
Estate 

Services 26,050 50,450 70,570 105,470 34,900 

Business Services 4,000 20,460 28,620 42,770 14,150 

Government 10,030 10,780 13,660 19,360 5,700 

Total Jobs: 103,350 170,550 205,220 289,260 84,040 

Employed Residents 131,120 194,390 229,307 309,700 80,393 

Implied Out-Commute: 27,770 23,840 24,087 20,440 -3,647 

Source: Association of Bay Area Governments 
Note: High Technology jobs are a component of manufacturing jobs; business service jobs are a component of 
service jobs. 

dollar agricultural economy. The trend toward added value in all agricultural industries in the 
County suggests both an expanding dollar base and increasing employment in the County 's 
agricultural industries, although statistically many of these jobs will not be allocated to this 
sector of the economy. 
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GOAL LU-1: Accommodate Sonoma County's fair share of future growth in 
the San Francisco Bay Area region as shown on Tables LU-2 
and LU-5 in a manner consistent with environmental 
constraints, maintenance of the high quality of life enjoyed by 
existing residents, and the capacities of public facilities and 
services.  Achieve a desirable balance between job 
opportunities and population growth. 

Objective LU-1.1: Correlate development authorized by the Land Use Plan with projected 
population and employment growth as shown on Tables 
LU-2 and LU-5.  Provide an adequate but not excessive supply of 
residential, commercial and industrial lands to accommodate this 
projected growth, taking into account projected city annexations. 

Objective LU-1.2: Encourage the major share of commercial and industrial growth in the 
cities but accommodate a limited amount of this growth in 
unincorporated communities with urban services.* 

Objective LU-1.3: Designate lands within the various land use categories to make 
available residential and employment opportunities and to achieve a 
balance between job opportunities and population growth countywide, 
subject to any constraints of environmental suitability, protection of 
agriculture and other resource protection, and availability of public 
services. 

Objective LU-1.4: Reduce potential development resulting from the resurrection and 
subsequent adjustment of parcels that are inconsistent with the 
General Plan. 

Objective LU-1.5: Review annually the status of the General Plan and its implementation 
programs. 

Objective LU-1.6: Monitor representative demographic, economic, social, and 
environmental indicators that can be used to track the state of the 
County. Periodically review these monitoring results to assess the 
quality of life and environmental condition of the County. 

Objective LU-1.7: Work collaboratively with Tribal Governments within Sonoma County 
regarding land uses on tribal trust land to ensure consistency with the 
General Plan and compatibility with surrounding areas. 

The following policies, in addition to the Land Use Maps, shall be used to achieve 
these objectives: 

Policy LU-1a: This plan has relied extensively upon policies and designations set forth in 
previous Specific Plans and Area Plans. The County shall continue to use the following selected 
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Specific Plans and Area Plans to implement this plan.  A Specific or Area Plan may establish more 
detailed policies affecting proposed development, but may not include policies that are in conflict 
with the General Plan. In any case where there appears to be a conflict between the General 
Plan and any Specific or Area Plan, the more restrictive policy or standard shall apply. 

(1) Airport/Industrial Specific Plan 

(2) South Santa Rosa Area Plan 

(3) Bennett Valley Area Plan 

(4) Sonoma Mountain Area Plan 

(5) West Petaluma Area Plan 

(6) Petaluma Dairy Belt Area Plan 

(7) Penngrove Area Plan 

(8) Franz Valley Area Plan 

The following plans shall be repealed, but development guidelines contained therein shall be 
reviewed and updated and considered for adoption as "Local Area Development Guidelines", 
provided that they are consistent with the General Plan. Until such a time that these guidelines 
are adopted, any policies contained in these plans shall continue to apply provided they are 
consistent with the General Plan: 

(1) North Santa Rosa Plan 

(2) West Santa Rosa Plan 

(3) North Sonoma Valley Plan 

(4) South Sonoma Areas I and II 

(5) Lower River Plan 

(6) Hessel Plan 

(7) Russian River Plan 

(8) West Sebastopol Plan 

The Sonoma County Local Coastal Plan is the policy document that guides land use and 
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development in the Coastal Zone. The Local Coastal Plan is intended to be a standalone policy 
document that integrates the appropriate General Plan goals, objectives, and policies with those 
necessary to comply with the California Coastal Act. 

Policy LU-1b: Periodically review population and economic growth projections.  Work with 
ABAG, neighboring counties, and/or other appropriate agencies to achieve agreement over 
future growth projections and housing needs in the unincorporated County area.  Continue to 
work with the Cities to achieve consensus on projections in the Sonoma County subregion.* 

Policy LU-1c: Establish a growth monitoring system which measures the amount of building 
activity within the major use categories for each of the nine planning areas and for lands within 
the boundaries of each Urban Service Area. 

Policy LU-1d: Prepare an Annual Report on the status of the General Plan in accordance with 
State law. 

Policy LU-1e: At the beginning of each fiscal year, evaluate all General Plan implementation 
programs in progress and adopt a work plan prioritizing future programs for completion. 

Policy LU-1f: Establish a program, under County direction, to monitor quantifiable 
demographic, economic, social, and environmental indicators in order to measure the quality of 
life and environmental condition of the County. Program activities should include: 

(1)	 The seeking of funding to establish and maintain the indicators program, 

(2)	 The establishment of broad based baseline measurements of social, economic, and 
environmental parameters against which to measure future changes, 

(3)	 The identification and measurement of indicators at a regular interval not to exceed five 
years, 

(4)	 The establishment of thresholds and limits by which to assess indicator changes and 
trends, and 

(5)	 The evaluation and reporting of trends in these indicators over time to assess the quality 
of life and environmental state of the County.* 

Policy LU-1g: If necessary, use zoning to regulate the timing of development to assure a 
desirable balance between jobs and population. Zoning may authorize a lower development 
potential than that allowed by the Land Use Maps.* 

Policy LU-1h: Evaluate Land Use Plan amendments subject to: 

(1)	 constraints of environmental suitability, 
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(2) protection of agriculture, 

(3) availability of public services, 

(4) the County projected population and employment levels, 

(5) the need for workforce housing, and 

(6) other plan goals, objectives, and policies. 

Policy LU-1i: In the event that the monitoring programs show inadequate public services for 
planned growth or that planned growth significantly exceeds the County total unincorporated 
area projections in Tables LU-2, LU-5, or LU-6 and identified in the GP 2020 Final EIR, consider 
moratoria on development entitlements, permit allocations or other growth management 
measures.* 

Policy LU-1j: The County may prepare Local Area Development Guidelines in additional areas 
of the County as authorized by the Board of Supervisors.  These guidelines will contain area 
boundaries, and concise core development policies and/or standards to be considered in the 
review and approval of new development. 

Policy LU-1k: Encourage and participate in any State legislative efforts to reduce the potential 
for resurrection of older substandard lots. 

Policy LU-1l: Pursue the merger of substandard lots consistent with the limits of State law. 
Prioritize the establishment of merger requirements of parcels that do not meet minimum 
development standards for sewage disposal, domestic water supply, legal access, slope stability 
and development within the 100 year flood zone or are located in marginal groundwater 
availability areas, designated or restricted open space lands, agriculture preserve lands, 
timberlands, mineral resource areas, environmentally threatened areas, and the Coastal Zone. 

Policy LU-1m: Amend the appropriate County codes to define lot line adjustments that can be 
processed administratively and those that require a public hearing.  Revise the approval criteria 
and/or standards for those lot line adjustments. 

Policy LU-1n: Establish guidelines and criteria which would initiate merger proceedings for lots 
less than ten acres in a prime Agriculture Preserve or forty acres in a non prime Agriculture 
Preserve. 

Policy LU-1o: Amend the Agriculture Preserve Guidelines so that Certificate of Compliance 
applications that would resurrect substandard parcels within contracted areas are considered 
incompatible uses. 

Policy LU-1p: Work with the County Assessor to map all legal lots recognized by Certificates of 
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Compliance. 

Policy LU-1q: Pursue legally enforceable government-to-government agreements with tribes 
and work collaboratively to ensure development on tribal trust land is compatible with the 
surrounding area, and that social, economic, and environmental impacts are mitigated. 

Policy LU-1r: Encourage tribes to develop land uses of tribal lands that are consistent with the 
County General Plan. 

City and Community Centered Growth 

Generally, concentrated growth allows greater 
efficiency and economy in providing public 
services, conserves agriculture and resource 
lands, preserves the rural character desired by 
many of the County's residents, and can provide 
more affordable housing.  However, it may add to 
traffic congestion in some areas and may limit 
rural living opportunities. 

In 2000, about 72 percent of the County's 
population (330,018) lived in the nine City Urban 
Service Areas (USA) and the remaining 28% 
(128,596 people) lived in the unincorporated area 
outside of the City USAs.  The Cities' USA 
population is predicted to increase to 398,370 by 2020, or 73 percent of the County total, with 
the remaining 147,660 people outside the City USAs.  

The Land Use and Housing Elements reinforce city and community centered population growth 
patterns by reserving the residential lands in Urban Service Areas for more affordable, higher-
density types of housing.  Lower density, market rate housing is primarily accommodated on 
residential lands within the remainder of the County where urban services are not available.  

The Housing Element plays an important role in the success of city and community centered 
growth policies, particularly by supporting affordable worker housing through mixed use, higher 
density and second units in urban areas.  It also promotes the production of housing necessary 
to accommodate the projected population growth, the location of housing near transit, and 
encourages the retention and development of housing that meets the needs of very low, low, 
and moderate income households, as well as population groups with special needs.  

To make community centered growth successful in the unincorporated area, adequate sewer 
and water service capacities are essential.  Yet, many of the systems are operated by small 
districts without adequate funding for system improvements or long term operation and 
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maintenance.  As a result, the capacity to accommodate planned growth in some communities is 
not assured. The Public Facilities and Services Element discusses this issue in more detail.  The 
Land Use Element has identified cities and selected unincorporated communities for housing 
opportunities and future growth based in part upon available sewer and water capacities as well 
as the availability of other public infrastructure. 

GOAL LU-2: Accommodate the major share of future growth within 
the nine existing cities and their expansion areas and 
within selected unincorporated communities, which are 
planned to have adequate water and sewer capacities.* 

Objective LU-2.1: Accommodate a population increase of about 19,064 residents 
over the 2000 baseline in the unincorporated areas outside of the 
designated Urban Service Areas. 

Objective LU-2.2: Allocate the largest portion of unincorporated area growth to 
communities with public sewer and water services.* 

Objective LU-2.3: Limit the amount of population growth and development in rural 
portions of the County outside of the cities and the 
unincorporated communities.* 

Objective LU-2.4: Coordinate with the cities and neighboring counties to maximize 
cooperative planning and implementation of the General Plan. 

Objective LU-2.5: Provide sufficient opportunities for higher density housing within 
the Urban Service Areas to accommodate the population growth 
quantified in the Housing Element Objectives for lower and 
moderate income units.* 

The following policies, in addition to those in the Housing and Public Facilities and 
Services Elements, shall be used to achieve these objectives: 

Policy LU-2a: Maintain a residential holding capacity that is as close as possible to projected 
growth. Consider denial of Land Use Map amendments that add residential density in rural 
areas if residential holding capacity exceeds projected growth, recognizing that future 
development may not always use 100% of the capacity of all parcels.* 

Policy LU-2b: Evaluate all public or private projects within the cities and contiguous counties 
that could affect the unincorporated area for consistency with GP 2020. Inform the Board of any 
project that may be inconsistent with GP 2020. Work with the applicable city to resolve any 
inconsistencies in a manner that is consistent with GP 2020.* 

Policy LU-2c: Encourage the retention and production of diverse types of housing within Urban 
Service Areas in order to provide adequate housing choices for current and future residents. 
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Policy LU-2d: Inventory, conserve and increase the amount and type of housing that 
accommodates those with special housing needs. Populations needing special types of housing 
include farm employees, the terminally ill, mentally disabled, handicapped people, abused 
spouses and children, and the homeless.* 

Compact City and Community Boundaries 

Sprawling development generally results in more costly public services.  Compact city and 
community boundaries provide a more efficient development pattern and lower these costs. 
However, while higher densities may reduce the amount of land needed for development, 
residents may feel that they adversely affect the quality of life in existing neighborhoods.  The 
density of development at the urban fringe is also a concern.  Therefore, two approaches are 
used. One approach, called "feathering", gradually reduces density as a transition between 
urban and rural areas. Another approach, "holding zones", maintains low density next to the 
urban boundary to reserve land for more efficient future urban development. 

GOAL LU-3:* Locate future growth within the cities and unincorporated 
Urban Service Areas in a compact manner using vacant 
"infill" parcels and lands next to existing development at 
the edge of these areas. 

Objective LU-3.1: Identify expansion area boundaries for the nine cities and for 
Urban Service Areas in selected unincorporated communities so 
that the Local Agency Formation Commission (LAFCO) may 
consider them when adopting, amending, or updating spheres of 
influence. 

Objective LU-3.2: Provide enough land for the expansion of cities and unincorporated 
Urban Service Areas to accommodate, but not substantially exceed, 
the projected urban growth. Lands planned for urban 
development in each planning area are shown on the Land Use 
Maps. 

Objective LU-3.3: Encourage "infill" development within the expansion areas of the 
cities and unincorporated communities. 

The following policies, in addition to those of the Public Facilities and Services 
Element, shall be used to achieve these objectives: 

Policy LU-3a: Submit a report to LAFCO on General Plan consistency when it is considering a 
proposal to adopt, amend, or update a sphere of influence for a city or for a special district not 
governed by the Board of Supervisors.* 

Policy LU-3b: In designated Urban Service Areas, maintain a residential holding capacity that is 
as close as possible to projected growth.  Consider denial of Land Use Map amendments that 
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add residential density if residential holding capacity exceeds projected growth, recognizing that 
future development may not use 100% of the capacity of all parcels.* 

Policy LU-3c: Avoid urban sprawl by limiting extension of sewer or water services outside of 
designated Urban Service Areas pursuant to the policies of the Public Facilities and Services 
Element.* 

Policy LU-3d: Maintain a 10 acre or lower density in areas just outside designated Urban 
Service Boundaries.  Where the Land Use Map indicates a higher density in such an area, avoid 
further density increases.* 

Phasing of Rural and Urban Growth with Availability of Adequate Public Services 

If public services and facilities do not keep pace with development, the quality of service may 
deteriorate, adversely affecting the quality of life for existing residents.  These services include 
roadways, law enforcement, fire protection, water, sewer, parks, mental and physical health 
facilities, etc. 

In recent years, service expansion costs have been paid primarily by new, rather than existing, 
development. However, a requirement that all services be in place prior to approval of new 
development might unduly slow new construction.  Since adequate public services are essential 
to existing and new residents, this element establishes policies that correlate growth and 
services and that phase development with provision of services. 

The Land Use Maps and text designate a number of locations where zoning will be more 
restrictive (allow less development) than the land use designation.  Typically, this circumstance 
occurs within expansion areas of cities or where urban services will not be available until 
annexation by the applicable city. In these cases, zoning is used to limit development pending 
annexation. 

Similarly, use of this technique might be applicable to lands under Williamson Act Contracts, 
lands that are subject to service constraints such as sewer or water moratoria, or traffic 
congestion, and lands subject to policies that exclude ancillary uses such as mobile homes, or 
second units. 

GOAL LU-4:	 Maintain adequate public services in both rural and Urban 
Service Areas to accommodate projected growth. 
Authorize additional development only when it is clear 
that a funding plan or mechanism is in place to provide 
needed services in a timely manner. 
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Objective LU-4.1: Assure that development occurs only where physical public services 
and infrastructure, including school and park facilities, public 
safety, access and response times, water and wastewater 
management systems, drainage, and roads are planned to be 
available in time to serve the projected development. 

Objective LU-4.2: Evaluate the need for and cost of providing social, criminal justice, 
mental and physical health and other similar services. 

Objective LU-4.3: Maintain acceptable levels of service on roadway segments and 
intersections as provided in Objectives CT-3.1, CT-3.2, and CT-3.3 
of the Circulation and Transit Element. 

Objective LU-4.4: Correlate new development with roadway improvements necessary 
to maintain the countywide levels of service set forth in Objective 
LU-4.3. 

The following policies, in addition to those included in the Public Facilities and 
Services and Circulation and Transit Elements, shall be used to achieve these 
objectives: 

Policy LU-4a: If necessary, use zoning to assure that development shall occur only if public 
services are adequate or improvements are made to maintain an acceptable level of service. 
One such method could involve the use of "dual zoning" which would specify zoning with 
services and zoning without services.* 

Policy LU-4b: Use the levels of service in Objectives CT-3.1, CT-3.2, and CT-3.3 of the 
Circulation and Transit Element to determine whether or not congestion is exceeding the desired 
level of service on County roadway segments.  Use area and/or project traffic analyses to 
determine whether intersection impacts or other localized congestion may also affect these 
desired levels of service.* 

Policy LU-4c: Assure that new development occurs only when it conforms to Policies CT-5f and 
CT-5g of the Circulation and Transit Element.* 

Policy LU-4d: Assure that physical services and infrastructure will accommodate the projected 
amount of growth authorized by the Land Use Element.  Prepare facility master plans or 
equivalent documentation based upon the holding capacity of the land use plan plus generally 
accepted engineering contingency factors.  Periodically, but no less than every 5 years, assess 
the status of public services in relation to growth. Encourage public facilities planning and 
design beyond the 2020 horizon if the additional capacity does not induce increased pressure for 
population or employment growth in excess of that projected in the Land Use Plan.  Facility 
plans shall clearly delineate the portion of capacity allocated to growth after 2020.  Work with 
the cities, and, where applicable, other counties to assure that such services are adequate for 
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existing and future residents. Use proposed annexations, redevelopment agreements, revenue 
sharing agreements, and the CEQA process as tools to ensure that development within cities pay 
its fair share toward provision of these services.* 

Policy LU-4e: Prepare a social and administrative services master plan, which sets forth the 
projected countywide needs for these services and costs. Work with the cities to assure that 
such services are adequate for existing and future residents.  Use proposed annexations, 
redevelopment agreements, revenue sharing agreements, and the CEQA process as tools to 
ensure that incorporated development pay its fair share toward provision of these services. 

Policy LU-4f: Assure that new development contributes its fair share toward provision of the 
public services and infrastructure needed for projected growth.* 

Open Space Separation Between and Around Cities/Communities 

Community identity is an important aspect of the quality of life for many of the county's 
residents. Large, continuous areas of urban development where one city or community merges 
with another without visual relief may detract from this identity.  Containment of urban areas is 
also important in maintaining compact city and community boundaries.  On the other hand, 
property owners often consider areas between and around cities and communities to be prime 
land for development. The Land Use Element designates these important lands and establishes 
policies consistent with the Open Space and Resource Conservation Element to reserve them 
between and around cities and communities. These designations and policies have been 
strongly supported by County and City decision makers and have been reinforced by the 
passage of two ballot measures that require voter approval prior to any significant change in 
their status. 

GOAL LU-5: Identify important open space areas between and around 
the county's cities and communities.  Maintain them in a 
largely open or natural character with low intensities of 
development. 

Objective LU-5.1: Retain low intensities of use in Community Separators between and 
around cities and communities as designated in the Open Space 
and Resource Conservation Element. 

Objective LU-5.2: Encourage formation of programs to preserve the visual and scenic 
character of Community Separators. 

The following policies, in addition to those in the Open Space and Resource 
Conservation Element, shall be used to achieve these objectives: 

Policy LU-5a: The County shall neither approve extension of urban services into any 
Community Separator nor approve connection of any lot in a Community Separator to existing 
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urban services except as allowed by the policies of the Public Facilities and Services Element. 

Policy LU-5b: Avoid commercial and industrial land uses in Community Separators except as 
may be authorized by Policy OSRC-1c. Allow the full range of uses allowed in the agricultural 
and resource categories.* 

Policy LU-5c: Consider amendments for outdoor recreational or other uses with a low intensity 
of structures only in those Community Separators along the 101 Corridor and only where the 
amendment conforms to the provisions of voter approved ordinances (ballot measures) 
protecting Community Separators. 

Policy LU-5d: Decisions regarding the extent of land area or the use of property designated as 
Community Separator shall conform to any applicable voter approved ordinances (ballot 
measures). 

Policy LU-5e: Avoid amendments to increase residential density in Community Separators, 
since these densities were established based upon the policies set forth in other elements of this 
plan as well as the open space, separation, and visual considerations identified in this section. 
The integrity of Community Separators cannot be maintained at densities in excess of one unit 
per ten acres.  However, under no circumstances shall this policy be used to justify an increase 
in density from that designated on the Land Use Map.* 

Policy LU-5f: Notwithstanding the density shown on the Land Use Map, a two lot subdivision of 
land is deemed consistent with the land use plan if the sole purpose of the subdivision is to 
create a parcel for preservation of rare and endangered species habitat or other biotic resources. 
Such subdivision shall not be deemed consistent with the land use plan unless the property 
owner agrees in writing that development on the subject parcel is limited to that necessary for 
and consistent with management of the preserve. 

Opportunities for Diverse Rural and Urban Residential Environments 

Sonoma County has a wide range of residential 
opportunities, from small urban to large rural 
lots. In rural areas, large residential lots may 
reduce the supply of land and increase conflicts 
with farming and other resource uses. 

In urban areas, smaller single family residential 
lots have been predominant in the past. 
However, there is a need for more affordable 
housing for workers in close proximity to jobs 
and shopping. That need, coupled with 
increasing demand for living opportunities in 
walkable communities, point toward higher 
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density residential and mixed use development.  

GOAL LU-6: Diversify new residential development types and 
densities. Include a range of urban densities and housing 
types in some unincorporated communities, and lower 
density in rural communities.  In rural areas, housing 
types and densities should meet the needs of agricultural 
and resource users and provide limited residential 
development on large parcels. 

Objective LU-6.1: Provide opportunities for a range of urban housing types and 
densities in unincorporated communities, while retaining the 
character of these communities. 

Objective LU-6.2: Limit residential density to a maximum of one dwelling per acre in 
unincorporated communities with public water but without sewer 
systems. 

Objective LU-6.3: Limit new Rural Residential development primarily to "infill" in 
those areas that already have concentrations of these uses. 

Objective LU-6.4: Avoid further subdivision of rural lands which at the time of 
previous subdivision were given restrictive zoning on the 
remaining rural parcel. 

Objective LU-6.5: Create two Rural Residential zoning districts which provide 
different levels of permitted crop and animal production in the 
Rural Residential land use category. 

Objective LU-6.6: Encourage the development of adequate housing for farm workers 
and farm family members. 

Objective LU-6.7: Provide opportunities for places of public assembly to locate in 
rural areas. 

Objective LU-6.8: Encourage food production as an integral part of institutional land 
uses on public lands where such uses and lands have the capacity 
to grow food products. 

The following policies, in addition to those of the Housing, Open Space and Resource 
Conservation, and Agricultural Resources Elements, shall be used to achieve these 
objectives: 

Policy LU-6a: General Plan amendments which add Rural Residential development shall not be 
considered unless at a minimum the proposed new Rural Residential development: 
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(1)	 would not result in deficiencies in private or public service capacities, 

(2)	 is not located in an agricultural production area and would not adversely affect existing 
or potential farming operations, 

(3)	 is on lands with adequate groundwater and septic waste disposal, and 

(4)	 would not adversely affect important natural features or resources.* 

Policy LU-6b: Site specific environmental factors shall be considered in making decisions on 
development permits.  Site specific factors which create health or safety problems or result in 
unmitigated significant environmental impacts may at times reduce densities that are allowed by 
the Land Use Map and zoning. 

Policy LU-6c: Past subdivisions using a clustered design have exhausted General Plan density 
and left a large remaining lot.  In these cases, restrictive zoning was used and shall continue to 
be used to show that there is no subdivision potential for the remaining lot.  

Policy LU-6d: Provide for different levels of crop and animal production in the Rural Residential 
land use category by creating an "Agriculture and Residential" and a "Rural Residential" zoning 
district, one which permits unlimited animal and crop production on parcels two or more acres in 
size, and one which limits agricultural activities regardless of parcel size. Allow expanded 
agricultural uses in the “Agricultural and Residential” zoning district limited to agricultural 
processing, sales of products grown on site, product promotion, tours, educational visits, and 
small scale events. Where appropriate, simplify permit processing for these uses.  In neither 
zoning district will the agricultural activities be considered the primary use of the land; nor will 
all of the policies of the Agricultural Resources Element apply. 

Policy LU-6e: Public and private schools, hospitals, places of religious worship, and similar 
places of public or community assembly in rural land use categories shall meet all of the 
following criteria: 

(1)	 A use permit must be obtained prior to the initiation of the use. 

(2)	 The use shall be prohibited on agricultural lands designated Land Intensive Agriculture, 
with the exception of existing legally established uses.  

(3)	 The use shall not result in conflicts with agricultural production or related processing, 
support services, or visitor serving uses. 

(4)	 The use shall be consistent with Agricultural Resources Element Policy AR-4a. 

(5) 	 Conflicts with other resource production activities are avoided. 
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(6) 	 Adequate public services and infrastructure must be available for the use, without 
inducing unplanned growth. 

(7) 	 Sites are limited to 50% of the parcel or 10 acres, whichever is less, with the exception 
of existing legally established uses.  

(8)	 The site has frontage on a designated collector or arterial roadway, and 

(9) 	 The size, scale and design of the use shall be in keeping with the rural character of the 
area in which it is located. 

Policy LU-6f: Where feasible and appropriate, encourage food production and recommend 
curricula related to food production issues as part of the County’s review of permits for 
institutional land uses such as day care centers, private schools, places of religious worship, etc. 

Policy LU-6g: Where appropriate, encourage and support the use of public lands for 
community gardens and expanding agricultural opportunities.* 

Policy LU-6h: Utilize the Affordable Housing (AH) Combining District to designate available 
sites in Urban Service Areas for affordable housing to meet the needs of low and very low 
income households. 

Policy LU-6i: Provide expanded opportunities for a mix of residential and commercial or 
industrial use in Urban Service Areas.* 

Use of Environmental Suitability Criteria in Locating and Guiding Rural and Urban 
Growth 

Development in parts of Sonoma County could 
result in exposure of people and property to 
environmental risks or hazards.  Flooding, fire 
and seismic hazards, landslides, erosion and 
scarcity of groundwater are examples. 

Some land is especially sensitive to intense 
development.  Many of these same 
characteristics, however, often make land 
attractive as a rural home site.  As a result, 
opinions differ as to the extent of development 
that should be allowed in these areas. 
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GOAL LU-7: Prevent unnecessary exposure of people and property to 
environmental risks and hazards.  Limit development on 
lands that are especially vulnerable or sensitive to 
environmental damage. 

Objective LU-7.1: Restrict development in areas that are constrained by the natural 
limitations of the land, including but not limited to, flood, fire, 
geologic hazards, groundwater availability and septic suitability. 

The following policies, in addition to those in the Open Space and Resource 
Conservation, Water Resources, and Public Safety Elements, shall be used to achieve 
this objective: 

Policy LU-7a: Avoid General Plan amendments that would allow additional development in 
flood plains, unless such development is of low intensity and does not include large permanent 
structures. 

Policy LU-7b: Limit development in wetlands designated on Figure OSRC-3 of the Open Space 
and Resource Conservation Element. 

Policy LU-7c: Prohibit new permanent structures within any floodway.  Require that any 
development that may be permitted within the flood plain to be raised above the 100 year flood 
elevation. 

Policy LU-7d: Avoid new commercial, industrial, and residential land use designations in areas 
subject to "high" or "very high" fire hazards, as identified in the Public Safety Element, unless 
the combination of fuel load, access, water supply, and other project design measures will 
reduce the potential fire related impacts of new development to insignificant levels. 

Protection of Water Resources 

Due to the critical importance of water to 
human survival and the health of the 
environment, water is legally considered a 
public resource and the use and quality of 
water have long been regulated by local, 
State, and Federal governments. Since cities 
and counties have legal authority over land 
use, they must consider the adequacy of 
water supplies and how development could 
affect the quantity and quality of water 
available for other uses.  Water issues in this 
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area include lowered groundwater levels, uncertainty of public and private water supplies, 
flooding, storm water runoff, sediment and pollutants in runoff, water diversions into and out of 
the Russian River basin, the water needs of fish and wildlife, water usage and conservation 
methods, water storage limitations, increased re-use of water, and continuing changes in State 
and Federal regulations. 

GOAL LU-8: Protect Sonoma County’s water resources on a sustainable 
yield basis that avoids long term declines in available surface 
and groundwater resources or water quality. 

Objective LU-8.1: Protect, restore, and enhance the quality of surface and groundwater 
resources to meet the needs of all beneficial uses. 

Objective LU-8.2: Coordinate with operators of public water systems to provide an 
adequate supply to meet long term needs consistent with adopted 
general plans and urban water management plans. 

Objective LU-8.3: Increase the role of water conservation and re-use in meeting the 
water supply needs of both urban and rural users. 

Objective LU-8.4: Participate in the review of new proposals for surface and 
groundwater imports and exports in order to provide consistency with 
Sonoma County’s ability to sustain an adequate water supply for its 
water users and natural environment. 

Objective LU-8.5: Improve understanding and sound management of water resources 
on a watershed basis. 

The following policies, in addition to those of the Water Resources and Public 
Facilities and Services Elements, shall be used to achieve these objectives: 

Policy LU-8a: Require that new development comply with applicable waste discharge 
requirements and minimize pollution of storm water, surface water and groundwater. 

Policy LU-8b: Upgrade the County’s well permitting requirements and standards, as provided 
in the Water Resources Element, in order to protect groundwater basins from overdraft 
conditions. 

Policy LU-8c: Develop and implement a two part water resource management program that 
increases the data necessary to determine the applicable water resource environment and a 
system for responsive action where warranted by specific conditions. 

Policy LU-8d: Work with SCWA and other public water suppliers in the development and 
implementation of master facility plans, urban water management plans, and other long term 
plans for water supply, storage, and delivery necessary to meet water demands of existing 
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urban and rural users and planned growth, consistent with the sustainable yield of water 
resources. 

Policy LU-8e: Work with public water suppliers in developing wellhead protection plans 
necessary to protect water quality, while recognizing the needs of existing water users. 

Policy LU-8f: Increase the role of water conservation, storm water retention, and aquifer 
recharge for water supply purposes.* 

Policy LU-8g: Assess the impacts on Sonoma County water users of any proposals to physically 
export water to new locations outside Sonoma County, to substantially increase water supply to 
existing out-of-county locations, or to import water into Sonoma County. 

Policy LU-8h: Support use of a watershed management approach for water quality programs 
and water supply assessments and for other plans and studies where appropriate. 

Protection of Agricultural Lands 

Agriculture is a major part of Sonoma County's 
economy. Many types of agriculture exist, 
including vineyards, orchards, dairies, forage 
crops, specialty crops, livestock, and horses. 
Farms are both full time and part time 
operations. Agricultural production in some 
areas is threatened both by pressures of urban 
development and by creation of small 
residential lots in the midst of agricultural 
lands. Continued farming is also affected by 
changes in commodity prices and raw 
materials and regulatory costs. The resulting 
economic pressure on the farmer can lead to 
requests for land divisions.  Land use policy in 
agricultural areas must consider the extent to which more small residential lots should be 
allowed, the need for agricultural support uses in rural areas, and the extent of visitor serving 
uses that may be supportive of and compatible with farming. 

GOAL LU-9:	 Protect lands currently in agricultural production and lands 
with soils and other characteristics that make them 
potentially suitable for agricultural use. Retain large 
parcel sizes and avoid incompatible non agricultural uses.* 
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Objective LU-9.1: Avoid conversion of lands currently used for agricultural production 
to non agricultural use. 

Objective LU-9.2: Retain large parcels in agricultural production areas and avoid new 
parcels less than 20 acres in the "Land Intensive Agriculture" 
category. 

Objective LU-9.3: Agricultural lands not currently used for farming but which have 
soils or other characteristics that make them suitable for farming 
shall not be developed in a way that would preclude future 
agricultural use. 

Objective LU-9.4: Discourage uses in agricultural areas that are not compatible with 
long term agricultural production. 

Objective LU-9.5: Support farming by permitting limited small scale farm services and 
visitor serving uses in agricultural areas. 

The following policies, in addition to those of the Agricultural Resources Element, 
shall be used to achieve these objectives: 

Policy LU-9a: Unless allowed by Policy OSRC-1c, limit extensions of urban services into any 
agricultural production area to parcels with a health or safety problem.  Out-of-service-area 
agreements are the preferred method of extending service in such cases. 

Policy LU-9b: Apply a base zoning district of agriculture for any land area designated on the 
Land Use Map for agriculture.  Other overlay zoning districts may be applied where allowed by 
the agricultural land use category. 

Policy LU-9c: Use rezonings, easements and other methods to insure that development on 
agricultural lands does not exceed the permitted density except where allowed by the policies of 
the Agricultural Resources Element. 

Policy LU-9d: Deny General Plan amendments that convert lands outside of designated Urban 
Service Areas with Class I, II, or III soils (USDA) to an urban or rural residential, commercial, 
industrial, or public/quasi public category unless all of the following criteria, in addition to the 
designation criteria for the applicable land use category, are met: 

(1)	 The land use proposed for conversion is not in an agricultural production area and will 
not adversely affect agricultural operations, 

(2)	 The supply of vacant or underutilized potential land for the requested use is insufficient 
to meet projected demand, 
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(3)	 No areas with other soil classes are available for non resource uses in the planning area, 
and 

(4)	 An overriding public benefit will result from the proposed use. 

Amendments to recognize a pre existing use are exempt from this policy.  Public uses such as 
parks and sewage treatment plants may be 
approved if an overriding public benefit exists. 

Preservation of Scenic and Biotic 
Resource Areas 

Sonoma County has many areas with important 
biotic resources or scenic qualities that are 
especially vulnerable to the impacts of 
development. These include wetlands, tidal 
lands, dunes, sea cliffs, marine terraces, 
headlands, watershed areas, unique geologic 
formations and rare or endangered plant or 
animal habitats. Often, these resources 
physically limit the manner in which these areas can be developed. The types of uses and 
intensities of development that are compatible with preservation of these resources must be 
considered together with the owner’s concerns about the potential effects of any development 
restrictions on property values and the added complexities of the permit process, particularly in 
areas affected by Federal and State regulations protecting endangered species. 

GOAL LU-10: The uses and intensities of any land development shall be 
consistent with preservation of important biotic resource 
areas and scenic features. 

Objective LU-10.1: Accomplish development on lands with important biotic resources 
and scenic features in a manner which preserves or enhances 
these features. 

The following policies, in addition to those of the Open Space and Resource 
Conservation Element, shall be used to achieve these objectives: 

Policy LU-10a: Establish maximum densities and/or siting standards for development in 
designated Community Separators, Scenic Landscape Units, Scenic Corridors, Biotic Habitat 
Areas, Habitat Connectivity Corridors, and Riparian Corridors. 

Policy LU-10b: Use incentives to encourage voluntary easements when considering 
development on lands with important biotic or scenic resources. 

Footnote: *Mitigating Policy 

Page LU-30 



Land Use Element 

Policy LU-10c: Develop programs for preservation and enhancement of important biotic 
resource areas. 

Sustainability 

Unincorporated Sonoma County is blessed 
with many natural resources and open space, 
people who are actively engaged in 
community issues, and a sound economy 
based largely upon a successful agricultural 
base. The County, through its General Plan, 
has been relatively successful in protecting its 
rural character through policies that promote 
wise growth in urban areas while protecting 
open space and agriculture. There is a need 
to promote the long term preservation of the 
Earth’s natural resources, whether it be water, 
air, or fish and wildlife, and to support a 
sound economy, affordable housing, and 
needed public services and infrastructure so that residents and businesses continue to enjoy a 
high quality of life.  Key to sustainability of this quality of life are the need to utilize renewable 
resources and manufactured substances that do not accumulate in nature, to preserve 
ecosystems, and to equitably meet human needs. 

GOAL LU-11: Promote a sustainable future where residents can enjoy a 
high quality of life for the long term, including a clean and 
beautiful environment and a balance of employment, 
housing, infrastructure, and services. 

Objective LU-11.1: Use the following sustainability policies pertaining to land use and 
development in the unincorporated area: 

The following policies, in addition to those in the Open Space and Resource 
Conservation, Water Resources, and Agricultural Resource Elements, shall be used 
to achieve these objectives: 

Policy LU-11a: Encourage reduction in greenhouse gas emissions, including alternatives to use 
of gas-powered vehicles.  Such alternatives include public transit, alternatively fueled vehicles, 
bicycle and pedestrian routes, and bicycle and pedestrian friendly development design.* 

Policy LU-11b: Encourage all types of development and land uses to use alternative renewable 
energy sources and meaningful energy conservation measures.* 
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Policy LU-11c: Encourage the use of alternatives to harmful chemicals, heavy metals, and 
synthetic compounds.* 

Policy LU-11d: Encourage methods of landscape design, landscape and park maintenance, and 
agriculture that reduce or eliminate the use of pesticides, herbicides, and synthetic fertilizers; 
and encourage the use of compost and conservation of water.* 

Policy LU-11e: Encourage use of compact and mixed use development that minimizes the 
need to drive, re-uses existing infill and brownfield sites that have been reclaimed and 
remediated before using open land, and avoids sprawl.* 

Policy LU-11f: Encourage conservation of undeveloped land, open space, and agricultural 
lands, protection of water and soil quality, restoration of ecosystems, and minimization or 
elimination of the disruption of existing natural ecosystems and flood plains.* 

Policy LU-11g: Encourage development and land uses that reduce the use of water.  Where 
appropriate, use recycled water on site, and employ innovative wastewater treatment that 
minimizes or eliminates the use of harmful chemicals and/or toxics.* 

Policy LU-11h: Encourage development and land uses that pursue reduction and re-use of by-
products and waste, especially approaches that also employ waste as a resource, such as eco­
industrial development.* 

Policy LU-11i: Encourage participatory and partnership approaches to planning, including 
planning for sustainability, integrally involving local community residents.* 

Policy LU-11j: Support efforts and partnerships with agencies, organizations and other 
jurisdictions that improve technology for reducing dependence on non renewable resources, 
harmful chemicals, and manufactured substances that accumulate in nature, and activities that 
harm life sustaining ecosystems.* 

Policy LU-11k: Support incentives and other 
economic tools to improve the sustainability of 
our natural and built environments and 
enhance natural resources.* 

2.2 RESIDENTIAL USE POLICY* 

Two residential land use categories are used 
on the Land Use Maps, urban residential and 
rural residential. The urban residential 
category may be utilized only within an Urban 
Service Area. Maximum residential densities 
are shown on the Land Use Maps. While other 
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land use categories may permit limited or incidental residential use, only the urban residential 
and Rural Residential categories shall be considered residential.  The designation criteria shall be 
applied when considering future plan amendments.  Additional standards applicable to 
development on residential lands may be included in the zoning and subdivision ordinances and 
in Specific or Area Plans or Local Area Development Guidelines. 

Policy for Urban Residential Areas 

Purpose and Definition. This category includes land planned for a full range of urban 
services for residential development. It accommodates a variety of housing types, such as stick 
built and manufactured homes, and all tenure types, depending upon the density allowed in the 
Land Use Element under State law. 

Permitted Uses. Primary land uses in high density residential areas are attached single family 
and multi family dwellings, affordable housing projects as provided in the Housing Element, and 
mobile home parks. 

Primary land uses in medium density residential areas are single family, clustered, and multi 
family dwellings, affordable housing projects as provided in the Housing Element, and mobile 
home parks. 

Primary land uses in low density residential areas are detached single family, clustered, and 
attached dwellings, and affordable housing projects as provided in the Housing Element. 

Some lands designated in the Urban Residential land use category are also available for 
development of affordable housing projects.  An Affordable Housing Combining District is applied 
to selected lands to allow development of projects that provide 100% of the units occupied by 
very low or low income households with densities ranging from 16-24 units per acre. 

Permitted Residential Densities and Development Criteria. Permitted residential 
density ranges from one to twenty units per gross acre and is shown on the Land Use Map, 
provided, however, that the residential density for an affordable housing project may be 
increased in accordance with the provisions of the Housing Element and State law.  Three 
density ranges are included that provide for a variety of housing types as described above. 
Building permit approval shall require connection to public sewer and/or water.  Residential 
densities are based upon availability of urban services and infrastructure, land use compatibility, 
environmental suitability, projected growth, neighborhood character, and other factors. 

High density residential areas range from 12-20 units per gross acre. Medium density residential 
areas range from 6-12 units per gross acre.  Low density residential areas range from 4-6 units 
per gross acre. 

Designation Criteria. Amendments to add this designation must meet all of the following: 
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(1)	 Lands shall be within a designated Urban Service Area, 

(2)	 Adequate water, sewer, public safety, park, school services and other necessary 
infrastructure shall be available or planned to be available, 

(3)	 Lands shall have convenient access to designated arterial or collector roads, 

(4)	 Lands shall not be subject to unacceptable risks such as flooding, geologic, noise, or 
other hazards, 

(5)	 For high or medium density residential use, lands shall have convenient access to 
commercial uses and community services, and 

(6)	 Any applicable Land Use Policies of the Planning Area. 

Policy for Rural Residential Areas 

Purpose and Definition. This category provides for very low density residential development 
on lands that have few if any urban services but have access to County maintained roads. 

Permitted Uses. The primary use shall be detached single family homes. Secondary uses 
include attached dwellings, farming, small scale animal husbandry, home occupations, small 
scale home care and group care facilities, second dwelling units, public and private schools and 
places of religious worship, and other uses incidental to and compatible with the primary use. 
Consistent with Policy LU-6d, this category will allow application of the Rural Residential district 
that limits agricultural activities or the Agricultural and Residential district that allows unlimited 
animal and crop production on parcels of 2 acres or more. 

Some lands designated in the Rural Residential land use category are also available for 
development of affordable housing projects.  An Affordable Housing Combining District is applied 
to selected lands to allow development of projects that provide 100% of the units occupied by 
very low or low income households at densities ranging from 16-24 units per acre.  

Permitted Residential Density and Development Criteria. Densities range from one to 
twenty acres per dwelling as shown on the Land Use Map. Maximum density may be applied 
based upon the following: similar density of existing lots in the surrounding area, suitable soils 
for septic disposal, available water, environmental suitability, access to arterial or collector 
roads, proximity of commercial services and public services and facilities, and no significant 
impacts on agriculture and resource production activities. Lot sizes smaller than one and one-
half acres shall not be created if the residence is to be served by individual well and septic 
system. New lots may be as small as one acre if the residence is to be served by a public water 
system. New development should preserve the existing rural character. 

Designation Criteria. Amendments to add this designation must meet all of the following: 
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(1) The area does not have soils suitable for agricultural production, 

(2) The area does not include substantial agricultural uses, 

(3) Lands have access to a County maintained road, 

(4) Lands shall have enough groundwater for individual wells, 

(5) Lands shall have sufficient permeability for individual septic systems, and 

(6) Any applicable Land Use Policies for the Planning Area. 

2.3 COMMERCIAL USE POLICY* 

The Land Use Plan includes three categories of 
commercial uses.  "General Commercial" 
permits all types of commercial use and is 
applied only to lands within Urban Service 
Areas. 

"Limited Commercial" allows a smaller range 
of commercial uses and may be applied to 
areas either outside or inside Urban Service 
Areas. In rural community areas, this 
category may limit commercial uses to retail 
and service uses that are local serving. In 
rural locations without water and sewer 
services, commercial activities may be further 
limited. 

The "Limited Commercial" and "General Commercial" categories also provide opportunities for 
mixed residential and commercial uses where the residential use is compatible with the 
commercial use.  Integration of the mixed uses is desired and provisions are included to assure 
that future commercial use options remain viable. 

The "Recreation and Visitor Serving Commercial" use category allows for visitor serving uses 
such as restaurants, lodging, developed campgrounds, resorts, marinas, golf courses, and 
similar types of uses. 

Additional standards may be expressed in the zoning and subdivision ordinances.  In some areas 
of the County, additional standards may be set by Land Use Policies for the Planning Areas, 
Specific or Area Plans, or Local Area Development Guidelines. 

Policy for General Commercial Areas 
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Purpose and Definition. The General Commercial category provides sites for intense 
commercial uses that primarily serve a mix of business activities and the residential and business 
community as a whole rather than a local neighborhood.  These uses provide for comparison 
shopping and services which are ordinarily obtained on an occasional rather than daily basis. 
This category is also intended to provide opportunities for a mix of residential and commercial 
use in Urban Service Areas. 

Permitted Uses. Most commercial uses except regional shopping centers are allowed.  Primary 
uses range from department stores and specialty shops to space extensive businesses such as 
paint, tire, carpet, lumber, home materials, and feed stores.  Wholesale and heavy commercial 
uses and services are also included. Professional, administrative, financial, medical and general 
business offices that have more than 5,000 square feet of gross floor area require this category. 
Residential and general commercial uses may be combined in a single development where the 
residential use is clearly compatible with the commercial use and provides superior design 
qualities that allow for an integrated, livable environment.  This category also provides for 
consideration of a single family residence or Single Room Occupancy units in place of 
commercial uses allowed by zoning.  Single Room Occupancy units may only be considered in 
Urban Service Areas. The Development Code may further define the uses that are permitted 
within this category and the bulk, height, coverage and other standards for such development. 

Some lands designated in the General Commercial land use category are also available for 
development of affordable housing projects.  An Affordable Housing Combining District is applied 
to selected lands to allow development of projects that provide 100% of the units occupied by 
very low or low income households at densities ranging from 16-24 units per acre.  

Permitted Development Intensities and Criteria. Structures generally are not expected to 
cover more than 50 percent of the site or exceed thirty-five feet in height. Additional height 
may be considered if a reduction in coverage is provided that results in no overall increase in 
building intensity.  Commercial uses and Single Room Occupancy Units shall require design 
review approval and on-site parking and shall be limited in size to ensure affordability. 

Mixed residential and general commercial use may be considered where urban services are 
available and as part of a master site development plan.  The Development Code shall specify 
the appropriate ratio of residential use to non-residential use and shall provide that residential 
use is secondary to commercial use unless the additional units are subject to affordability 
restrictions that make them available to very low, low, or moderate income households. 

Designation Criteria. Amendments to add this designation must meet all of the following: 

(1) Lands shall be located within an Urban Service Area, 

(2) Adequate public services shall be available or shall be planned to be available, 
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(3)	 Lands shall be located on or have convenient access to arterial or collector highways, 

(4)	 Lands shall be near other commercial uses, but shall not occur in strips along highways, 

(5)	 Lands shall not be located in environmentally sensitive or hazardous areas such as flood 
ways or fault zones, and 

(6)	 Any applicable Land Use Policies for the Planning Area. 

Policy for Limited Commercial Areas 

Purpose and Definition. This category provides sites where commercial activities are limited. 
Particular limitations may be specified in the Land Use Policies for the Planning Areas.  Limited 
commercial land is intended to accommodate retail sales and services for the daily self 
sufficiency of local rural or urban neighborhoods or communities in keeping with their character. 
This category is also intended to provide opportunities for a mix of residential and commercial 
use in Urban Service Areas and for consideration of a single family residence or Single Room 
Occupancy units in place of commercial uses allowed by zoning.  Single Room Occupancy Units 
may only be considered in Urban Service Areas. 

Permitted Uses. The range and/or scale of permitted uses vary by location and may be 
expressed in the Land Use Policies for the Planning Areas.  The Development Code may also 
further define uses permitted in this category and the bulk, height, coverage and other 
standards for such development. Residential and limited commercial uses may be combined in a 
single development within Urban Service Areas, provided that superior design qualities allow for 
an integrated, livable environment. 

Some lands designated in the Limited Commercial land use category are also available for 
development of affordable housing projects.  An Affordable Housing Combining District is applied 
to selected lands to allow development of projects that provide 100% of the units occupied by 
very low or low income households at densities ranging from 16-24 units per acre.  

Permitted Development Intensities and Criteria. New lots shall not be smaller than 1.5 
acres on individual wells and septic systems or 1.0 acre on public water, but may be smaller in 
Urban Service Areas.  Structures generally are not expected to cover more than 50 percent of 
the site or exceed thirty-five feet in height.  Additional height may be considered if a reduction in 
coverage is provided that results in no overall increase in building intensity.  Commercial uses 
and Single Room Occupancy Units shall require design review approval and on-site parking. 
Single Room Occupancy Units shall be substantially limited in size, as specified in the 
Development Code, to ensure affordability.  

Mixed residential and commercial use may be considered where urban services are available and 
as part of a master plan for the site.  The Development Code shall specify the appropriate ratio 
of residential use to non residential use and shall provide that residential use is secondary to 
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commercial use unless the additional units are subject to affordability restrictions that make 
them available to very low, low, or moderate income households. 

Designation Criteria. Amendments to add this designation must meet all of the following: 

(1)	 Lands shall be located on or have convenient access to an arterial or collector highway, 

(2)	 The amount of land designated for limited commercial shall be consistent with population 
growth projected for the local market area.  Only very limited amounts of land are 
intended for this use outside Urban Service Areas, 

(3)	 Within the unincorporated communities shown on Figure PF-1 of the Public Facilities and 
Services Element, lands shall be close to other commercial uses or to local population 
concentration, 

(4)	 Outside of the above unincorporated communities, clusters of limited commercial uses 
shall not be permitted, 

(5)	 Lands shall not be located in Scenic Corridors, except within the above unincorporated 
communities, 

(6)	 In rural areas, lands may be limited to a single parcel and be restricted to that level 
which that can be served by an individual well and septic system, and 

(7)	 Any applicable Land Use Policies for the Planning Area. 

Policy for Limited Commercial - Traffic Sensitive Areas 

Purpose and Definition. This category provides sites for uses allowed in the Limited 
Commercial category, but are severely constrained by traffic congestion.  Particular traffic impact 
limitations may be specified in the Land Use Policies for the Planning Areas or in the 
Development Code. 

Permitted Uses. The range and/or scale of permitted uses vary by location and by traffic 
impact as in the "Limited Commercial" category. Average daily traffic generated by various 
limited commercial uses has been calculated by the Institute of Transportation Engineers and is 
periodically published in the technical manual "Trip Generation". 

Permitted Development Intensities and Criteria. Same as for Limited Commercial areas, 
but may be further limited by traffic levels specified in the Development Code.  The specified 
average daily traffic levels will be used in conjunction with the "Trip Generation" manual 
published by the Institute of Transportation Engineers in order to determine the intensity and 
type of uses permitted. 
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Designation Criteria. Amendments to add this designation must meet all of the following 
criteria: 

(1)	 Those listed for the Limited Commercial category, and 

(2)	 Lands are located in an area that is subject to severe traffic congestion and nearing or in 
excess of roadway or intersection capacity anticipated in this plan or in an applicable 
Specific or Area Plan. 

Policy for Recreation and Visitor Serving Commercial Areas 

Purpose and Definition. This category provides sites for both outdoor recreation uses and 
the commercial service needs of visitors and travelers.  Its purpose is to limit this type of 
development to those appropriate sites.  This category is also intended to provide opportunities 
for a mix of residential and commercial use in Urban Service Areas. 

Permitted Uses. Primary uses include outdoor recreation facilities and tourist commercial 
uses, including golf courses, tennis and racquet clubs, marinas, race tracks, shooting ranges, 
and similar uses in private ownership.  Other uses include campgrounds, recreational vehicle 
parks, indoor lodging, indoor recreation facilities, visitor information centers, museums, 
restaurants, and other uses oriented to the needs of visitors.  Residential and recreational or 
visitor serving commercial uses may be combined in a single development where the residential 
use is clearly compatible with the recreational or visitor serving commercial use, and provides 
superior design qualities that allow for an integrated, livable environment.  Where specified by a 
Land Use Policy for the Planning Area, this category provides for consideration of a single family 
residence in place of commercial and recreation uses allowed by zoning. Otherwise, residential 
use is limited to one caretaker unit for each parcel with recreational or commercial development. 

Permitted Development Intensities and Criteria. Lots shall not be smaller than 1.5 acres 
on individual wells and septic systems or 1.0 acre on public water, but may be smaller in Urban 
Service Areas. Structures and parking generally are not expected to cover more than 50 percent 
of the site or exceed thirty-five feet in height. Additional height may be considered if a 
reduction in coverage is provided that results in no overall increase in building intensity. 

Lodging facilities may not exceed 50 rooms per site in rural areas and 200 rooms per site in 
Urban Service Areas.  Lodging facilities with up to 100 rooms per site in rural areas may be 
permitted where serviced by public sewer provided, however, that such use is compatible with 
and does not adversely affect adjacent agricultural, resource and rural residential uses. 

Mixed residential and commercial use may be considered in Urban Service Areas and as part of a 
master site development plan.  The Development Code shall specify the appropriate ratio of 
residential use to non residential use and shall provide that residential use is provided as work 
force housing for commercial use. 
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Only as part of a Pilot Program developed by the County, use permit and design review shall be 
required to allow the long term occupancy of existing recreational campgrounds or recreational 
vehicle parks.  The Development Code shall specify criteria for approval, including but not 
limited to: obtaining appropriate HCD permits, addressing issues related to over crowding and 
child welfare, location above the 100 year flood plain, demonstration of adequate water and 
wastewater systems, adequate private utilities, provisions for adequate onsite circulation and 
parking, screening, landscaping, fencing, exterior storage, solid waste disposal, and a 
management plan for ongoing maintenance and upkeep. 

Design review shall be required for commercial and recreational development in this category. 

Designation Criteria. Amendments to add this designation must meet all of the following: 

(1)	 The proposed amendment must be consistent with General Plan Goals, Objectives, and 
Policies of the Land Use Element pertaining to protection of agricultural lands, 

(2)	 Potential uses of the site are likely to be compatible with adjacent uses and the character 
of the area, 

(3)	 The amendment avoids a detrimental concentration of agricultural support, visitor 
serving, and recreational uses as defined in Policies AR-5g and AR-6f of the Agricultural 
Resources Element, 

(4)	 In the event that the amendment is proposed on land designated RRD, LIA, LEA, or DA 
the primary use will generate Transient Occupancy Tax (TOT) that is eligible for County 
appropriation for affordable housing, 

(5)	 The site shall not be located on land under a Williamson Act or Super-Williamson Act 
contract, 

(6)	 Traffic generated by potential use of the site can be accommodated within the Level of 
Service objectives and road standards of the Circulation and Transit Element, 

(7)	 The amendment would not result in the loss of affordable housing or conflict with Goals, 
Objectives, and Policies of the Housing Element, and 

(8)	 Potential uses of the site would be compatible with nearby agricultural operations and 
would not occur on land that is either used for agriculture or is Class I, II, III, or IV 
(USDA) Soils. An amendment could be considered on agricultural land with Class V, VI, 
VII, or VIII (USDA) Soils. 

2.4	 INDUSTRIAL USE POLICY* 

The Land Use Plan includes two industrial use categories, "General Industrial" and "Limited 
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Industrial".  These categories show lands that are needed to provide jobs and services for 
county residents and businesses.  The General Industrial category allows all industrial uses but is 
restricted to Urban Service Areas. The Limited Industrial category allows a smaller range of uses 
and may also be applied outside Urban Service Areas.  Additional development standards shall 
be included in the Development Code and Subdivision Ordinances.  Further standards may be 
required by a Specific or Area Plan or by Local Area Development Guidelines. 

Policy for General Industrial Areas 

Purpose and Definition. This category 
provides sites for industrial activities and 
employment that require urban services and 
that primarily serve an urban population. The 
intent of the category is to assure that 
industrial development is compatible with 
adjacent land uses, infrastructure and 
environmental quality. This category also may 
provide locations for workforce housing for 
persons employed in adjoining businesses. 

Permitted Uses. All industrial uses may be 
allowed. The primary use shall be production 
or assembly of products.  Typical uses include 
manufacturing goods, warehousing, research 
facilities, machine shops, contractor's storage, and processing plants.  Offices incidental to the 
primary use are allowed.  Residential uses shall be limited to one caretaker unit per lot or 
residential use that is part of an integrated, work-live project subject to the approval of a master 
site plan where noise, hazardous materials, and other health and safety issues have been 
adequately addressed.  Work-live projects may only be considered in Urban Service Areas. 
Secondary uses may include minor commercial services. The Development Code may further 
define the uses permitted in this category and the bulk, height, coverage and other standards 
for such development. 

Some lands designated in the General Industrial land use category are also available for 
development of affordable housing projects.  An Affordable Housing Combining District is applied 
to selected lands to allow development of projects that provide 100% of the units occupied by 
very low or low income households at densities ranging from 16-24 units per acre.  

Permitted Development Intensities and Criteria. Sewer and water service shall be 
available. Structures are generally not expected to cover more than 50 percent of the site or 
exceed sixty-five feet in height.  Additional height may be considered if a reduction in coverage 
is provided that results in no overall increase in building intensity.  Design review shall be 
required for all industrial and work-live development projects.  New lots may not be smaller than 
20,000 square feet. Development shall be compatible with the environment, urban services, and 
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adjacent land uses. The Development Code shall further define design, development and 
affordability criteria applicable to work-live uses in this category. 

Designation Criteria Amendments to add this designation must meet all of the following: 

(1)	 Lands shall be located within an Urban Service Area, 

(2)	 Adequate public services shall be available or shall be planned to be available, 

(3)	 Lands shall be located with convenient access to an arterial or collector highway, 

(4)	 The amount of land so designated shall be consistent with the projected employment 
within the planning area, 

(5)	 Lands shall not be located in areas subject to flood, fire, and geologic hazards or in areas 
constrained by groundwater availability or septic suitability, and 

(6)	 Any applicable Land Use Policies for the Planning Area. 

Policy for Limited Industrial Areas 

Purpose and Definition. The "Limited Industrial" land use category provides sites for 
development 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. Industrial parks are included in this category as 
well as land extensive industrial development.  This category also may provide locations for 
workforce housing for persons employed in adjoining businesses.  

Permitted Uses: Limits on the range or intensity of industrial uses vary by location.  Permitted 
uses may be expressed in the Land Use Policies for the Planning Areas or Specific Plans for 
industrial areas. 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. 
Residential use shall be limited to one caretaker unit per parcel, or residential use that is part of 
an integrated, work-live project subject to the approval of a master site plan where noise, 
hazardous materials, and other health and safety issues have been adequately addressed. 
Work-live projects may only be considered in Urban Service Areas.  The Development Code may 
further define the uses permitted in the category and the bulk, height, coverage, and other 
standards for such development. 

Some lands designated in the Limited Industrial land use category are also available for 
development of affordable housing projects.  An Affordable Housing Combining District is applied 
to selected lands to allow development of projects that provide 100% of the units occupied by 
very low or low income households at densities of 16-24 units per acre. 
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Permitted Development Intensities and Criteria. Structures are generally not expected to 
cover more than 50 percent of the site or exceed sixty-five feet in height. Additional height may 
be considered if a reduction in coverage is provided that results in no overall increase in building 
intensity. New lots shall not be smaller than 1.5 acres on individual wells and septic systems or 
1.0 acre on public water, but may be smaller in Urban Service Areas. All new industrial and 
work-live uses shall require design review. The Development Code shall further define design, 
development and affordability criteria applicable to work-live uses in this category. 

Designation Criteria. Amendments to add this designation must meet all of the following: 

(1)	 Lands shall be designated to recognize an existing permitted use or to serve the 
projected employment needs of the planning area, 

(2)	 Lands outside Urban Service Areas shall have adequate water and septic suitability, 

(3)	 Lands shall have convenient access to an arterial or collector highway, 

(4)	 Lands shall be located near population concentrations, 

(5)	 Lands shall not be in areas subject to flood, fire, and geologic hazards or in areas 
constrained by groundwater availability or septic suitability, 

(6)	 Outside of the unincorporated communities shown on Figure PF-1 of the Public Facilities 
and Services Element, lands shall not be located in a scenic corridor, and 

(7)	 Any applicable Land Use Policies for the Planning Area. 

2.5	 PUBLIC AND QUASI PUBLIC LAND USE POLICY 

Purposes and Definition. This category provides sites that serve the community or public 
need and are owned or operated by government agencies, non profit entities, or public utilities. 
However, public uses are also allowed in other 
land use categories. The Public Facilities and 
Services Element establishes policies for 
location of public uses in these other 
categories. 

Permitted Uses. Uses include schools, 
places of religious worship, parks, libraries, 
governmental administration centers, fire 
stations, cemeteries, airports, hospitals, 
sewage treatment plants, waste disposal sites, 
etc. The Land Use Map may show the specific 
type of public use. In these cases, other 
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public uses shall not be allowed. 

Reuse of Public Properties. The County should evaluate, as appropriate, any Federal, State, 
and school properties in the unincorporated area that may become surplus properties and 
identify those properties that the County may be interested in acquiring.  If the County receives 
the notice of sale of surplus Federal or State property, the Sonoma County Administrator’s Office 
and appropriate County Departments should be notified in a timely manner. 

In addition, the County should work with the U.S. General Services Administration for Federal 
properties, California Department of General Services (DGS) for State properties, and DGS and 
School Districts for State school properties for early notice of properties declared as surplus and 
offered for sale; and for early consultation regarding potential land use implications of future 
uses. 

Permitted Development Intensities and Designation Criteria. Designation of 
public/quasi public sites on the Land Use Plan shall be confined to the actual area of public/quasi 
public use.  Amendments to add this designation must meet all of the following: 

(1) Ownership or long term lease by a government agency, other non profit entity or public 
utility, 

(2) Adequate road access, 

(3) Lands are not suitable for and will not adversely affect resource production activities, and 

(4) Any applicable Land Use Policies for the Planning Area. 

2.6 AGRICULTURAL LAND USE POLICY 

The land use plan includes three agricultural 
use categories, "Land Intensive Agriculture", 
"Land Extensive Agriculture", and "Diverse 
Agriculture".  Each category permits the full 
range of agricultural uses.  Density for parcels 
in agricultural categories was based not only 
upon a consideration of the amount of land 
that it would take to create an economically 
viable agricultural parcel, but also upon such 
factors as lack of infrastructure, distances from 
public services, access, conflicts with resource 
conservation and production, and topographic 
and environmental features. Proposed 
amendments to the Land Use Map in these 
categories shall consider all of the preceding criteria. 
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The categories differ primarily in the types and intensities of agricultural support uses, visitor 
serving uses and residential densities. Additional standards may be included in the Development 
Code and Subdivision Ordinances and in Specific or Area Plans, or Local Area Development 
Guidelines. 

Policy for Land Intensive Agricultural Areas 

Purpose and Definition. This category shall 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.  The objective in land 
intensive agricultural areas shall be to establish densities and parcel sizes that are conducive to 
continued agricultural production. 

Permitted Uses: 

1.	 Agricultural production, agricultural support uses, and visitor serving uses as 
provided in the Agricultural Resources Element. 

2.	 Agricultural Employee Housing. Farm worker, farm family, and other employee 
housing as defined in the Agricultural Resources Element. 

3.	 Other Resource Uses. Surface mining operations consistent with the Aggregate 
Resources Management Plan. Operations are subject to the standards of the Surface 
Mining and Reclamation Ordinance. 

4.	 Other Uses. Other uses consistent with the Agricultural Resources Element as provided 
in the Development Code. 

Permitted Residential Densities and Development Criteria. Densities shall be between 
20 and 100 acres per residential unit as shown on the Land Use Maps. Generally, densities 
between 20 and 60 acres are applied in areas with existing lots in that range and where soil and 
water conditions make farming highly productive.  Those between 60 and 100 are used where 
soil and water necessitate larger parcels.  New parcels shall be a minimum size of 20 acres. 
Lands subject to a Williamson Act contract are restricted from incompatible development under 
the County’s rules for administration of Agricultural Preserves as amended from time to time.  

Designation Criteria. Amendments to add this designation must meet one or more of the 
following, in addition to any applicable Land Use Policies for the Planning Areas: 

(1)	 Soil, climate, and water adequate for orchard or wine grape production, 

(2)	 Most parcel sizes greater than 20 acres, 

(3)	 Existing or historic use as orchards or vineyards, 
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Planning Area Policies 
Cross Reference Table 

Prior Policy GP2020 Prior Policy GP2020 

LU-11c LU-13c LU-16g LU-18f 

LU-11d LU-13d LU-16i LU-18h 

LU-11e LU-13e LU-17g LU-19e 

LU-11m LU-13k LU-17h LU-19f 

LU-11q LU-13m LU-18l LU-20k 

LU-12j LU-14g LU-18p LU-20m 

LU-12k LU-14h LU-18q LU-20n 

LU-11g LU-14k LU-18r LU-20o 

LU-13j LU-15h LU-18s LU-20p 

LU-13k LU-15i LU-18t LU-20q 

LU-13o LU-15o LU-18v LU-20r 

LU-13q LU-15q LU-18w LU-20s 

LU-14e LU-16d LU-18x LU-20t 

LU-14n LU-16k LU-18aa LU-20u 

LU-14q LU-16n LU-18dd LU-20x 

LU-14r LU-16o LU-18gg LU-20z 

LU-14w LU-16r LU-18hh LU-20aa 

LU-14y LU-16t LU-18ii LU-20bb 

LU-14z LU-16u LU-18jj LU-20cc 

LU-15o LU-17k LU-18kk LU-20ee 

LU-15p LU-17l 

LU-15q LU-17m 

*Past entitlements may have included references to some past planning area policies.  However, GP2020 has 
resulted in changes to the policy numbering.  This table is intended to enable the reader to determine the current 
number of the former policy. 

Footnote: *Mitigating Policy 

Page LU-90 


