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INTRODUCTION 

In 1984, the County adopted the Penngrove Specific Plan, a planning document prepared under 
specific requirements of State law and intended to provide an intermediate level of detail 
between the 1978 General Plan and site development plans submitted to the County for 
approval. The 1978 General Plan focused on policies of county-wide significance and utilized 
generalized graphics to illustrate land use, open space and other elements. 

In 1989, the County adopted an update of the 1978 General Plan.  The General Plan update 
provided parcel-specific information concerning land use and open space.  The General Plan 
update also included "area policies" in an attempt to focus particular attention on a specific area 
or parcel.  Because of this level of specificity in the General Plan update, the Board of 
Supervisors determined that several of the specific plans, including the Penngrove Specific Plan, 
were either duplicative of or conflicted with the updated General Plan.  The Board of 
Supervisors further determined that to the extent the specific plans provided policy guidance 
beyond that provided by the General Plan update, that such plans should be reviewed and 
revised to focus on such policies, and readopted as "area plans."  The General Plan includes a 
discussion of these specific plans in Land Use Element Section 2.1.1., under Policy LU-1a. 

This document was prepared pursuant to General Plan Policy LU-1a. 

In keeping with the above intent, the 1993 revisions of the Penngrove Area Plan did not include 
exhaustive evaluation or reconsideration of the policies or designations contained in this plan.  
The scope of the revisions was limited to that necessary to achieve General Plan consistency. 

In addition, during this process much of the original background language was deleted.  This 
deletion should not be interpreted as diminishing or reducing the significance of the content of 
the language to the original plan.  Should there be any future questions regarding the intent or 
basis of the policies in the revised plan, the Planning Department shall keep copies of the 
original plan on file for reference. 
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CONCLUSIONS AND MAJOR POLICIES 


CONCLUSIONS 

The Penngrove Area Plan reflects these priorities: 

(1)	 Preserve the small-town lifestyle within the community of Penngrove. 
(2)	 Accommodate a variety of rural living environments while protecting agriculture and 

recognizing septic and water constraints. 
(3)	 Mitigate traffic impacts. 
(4)	 Preserve the area's scenic beauty. 

MAJOR POLICIES 

(1)	 Fund a feasibility study to evaluate the cost of establishing a County Service Area to 
acquire the Penngrove Water Company and improve its facilities or utilizing the existing 
County Service Area to serve this function. 

(2)	 Adopt an ordinance imposing a moratorium on the issuance of building permits within the 
water district until the State Health Department lifts its water connection moratorium. 

(3)	 Insure that adverse impacts are mitigated before approving land subdivisions or rezonings 
which increase residential densities. 

(4)	 Pursue grants for the funding of improvements such as landscaping, parking, sidewalks, 
and utility undergrounding on Main Street. 

(5)	 Penngrove attracts people who wish to retain a close-knit, rural lifestyle.  
(6)	 The plan reflects the desires of the community to retain a rural, small-town lifestyle. 
(7)	 Penngrove is almost exclusively a residential area of conventional single-family homes.  

Residents who attended meetings of the Specific Plan Advisory Committee strongly 
favored retaining this characteristic.  However, multi-family housing is allowed in some 
areas of Penngrove - north/south of Woodward Avenue; east/west of Oak Street in urban 
residential land use categories allowing up to six dwelling units per acre; and on parcels 
designated on the General Plan Land Use Plan Map for the Affordable Housing Combining 
District, when developed in accordance with the criteria for that District. The detached 
dwelling on a parcel of one-half acre or more is one of the primary requirements for the 
rural lifestyle that Penngrove residents cherish, and should be retained in areas of 
Penngrove that are zoned accordingly. 
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OVERVIEW 


The general environmental setting is characterized by creeks and drainages running from the 
gently rolling grassy hills (maximum elevation 300 feet) to the valley bottom (elevation 
approximately 20 feet) and draining into Lichau Creek which flows northwest to southeast 
through Penngrove.  Vegetation consists of oak grasslands and some significant riparian 
vegetation. 

The natural landscape has been altered over time through such activities as residential 
development, agricultural uses, and tree cutting.  Eucalyptus and Cypress hedgerows which 
were planted along property lines many years ago are now a prominent landscape feature. 

The area included in the Penngrove Area Plan is shown on the Location Map. 
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LOCATION MAP 
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GOALS AND POLICIES 


CONSISTENCY WITH THE GENERAL PLAN 


The land use for the Penngrove Area Plan is consistent with the adopted goals of the County of 
Sonoma and the Sonoma County General Plan projections of population, housing and 
employment distribution. 

GENERAL PLAN GOALS AND POLICIES 

The following goal is of particular importance in the shaping this Area Plan: 

"Accommodate both urban and rural life styles.  This should be accomplished by 
commitments to the following:  a community-centered concept, provisions of greenbelts 
surrounding and separating urban areas, retention of agricultural resources, adherence 
to the principle of environmental suitability, and preservation of our natural resources." 

Policies 

(1) Policies of special importance to the study area are as follows: 

(2) Promote compact urban growth in order to reduce the cost of providing urban level 
services. 

(3) Accommodate a diversity of urban and rural lifestyle opportunities. 

(4) Preserve agricultural lands and encourage agriculture. 

(5) Utilize environmental suitability criteria to locate rural growth and guide urban growth. 

(6) Accommodate growth in a rationally phased manner in accordance with the ability of 
public agencies in the county to provide public services. 

(7) Formulate an ongoing program for open space around and within cities in order to provide 
visual relief from urban densities. 

(8) Guide rural-residential development so that: 

a. 
b. 

Such services do not require urban-level public services at a future time. 
Such areas are responsible for providing the public service improvements that 
are required. 
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c. People of low or moderate income are not excluded from rural living. 
d. Rural living is a possible alternative between urban and agricultural densities. 

OTHER GOALS AND POLICIES 

I. Land Use 

The general goal of this Area Plan is to provide a Land Use Plan that accommodates a diversity 
of lifestyles and meets the County population projections for the area. 

A. Community Form.  It shall be a goal of this Area Plan that Penngrove retain its village 
character, but provide for housing and commercial needs in a manner consistent with 
neighborhood scale. 

Policies 

(1)	 Establish mechanisms to phase in growth in accordance with the ability of agencies to 
provide public services. 

(2)	 Encourage a community concept through paths and bikeways connecting residential 
developments and public facilities. 

(3)	 Establish greenbelts to provide separation from adjacent cities. 

(4)	 Support a development pattern which enforces a sense of community by placing higher 
densities in the core area and increasingly lower densities on the outlying area. 

(5)	 Discourage "strip" commercial development along Old Redwood Highway. 

(6)	 Require architectural and site design review of buildings and landscaping plans for all new 
commercial construction, expansion or remodeling. 

B. Rural Residential.  A goal of this Area Plan is to accommodate a variety of rural 
lifestyles in the Penngrove community and its environs. 

Policies 

(1)	 Conform to the General Plan population projections and land-use designations in providing 
the opportunity for rural residential development. 

(2)	 Affirm that rural living at a variety of densities is a viable alternative between urban and 
agricultural densities. 

(3)	 Provide for in-filling of rural residential development in areas already committed to that 
land use. 
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C. Agriculture.  A goal of this Area Plan is to protect and enhance the profitability of 
existing agriculture and protect agricultural soils for future generations. 

Policies 

(1)	 Recognize prime soils as non-renewable resources to be preserved for agricultural uses. 

(2)	 Protect existing agricultural activities from the conflicts caused by the encroachment of 
residential development. 

II. Transportation 

Policies 

(1)	 Continue to evaluate alternative routes for the Petaluma Hill Road arterial which would 
divert traffic around central Penngrove. 

(2)	 Intersection improvements affecting circulation and traffic volumes through the Penngrove 
area shall be considered in the context of the roadway classifications and existing regional 
cumulative traffic impacts. 

A.	 A goal of this Area Plan is to maintain the rural character of local roadways while providing 
for necessary capacity, traffic calming, and safety improvements and maintenance, 
especially with regard to school bus requirements and safety of children. 

Policies 

(1)	 Coordinate roadways and land use planning to avoid overloading the existing road system. 

(2)	 Evaluate school bus, public transit and fire truck access as part of the permit review and 
approval process. 

(3)	 Develop a circulation plan for parcels along Petaluma Hill Road. 

B.	 A goal of this Area Plan is to encourage and provide for alternative modes of 
transportation. 

Policies 

(1)	 Encourage bicycle and pedestrian routes which are separate from automobile traffic where 
possible. 

(2)	 Coordinate scenic highways with recreation bikeways and equestrian trails. 
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III. Public Services 

A.	 A goal of this Area Plan is to ensure that adequate public services are provided to serve 
the projected population and that public safety is protected. 

Policies 

(1)	 Request funding of a feasibility study evaluating the cost of forming a County Service Area 
to acquire the Penngrove Water System and improve its facilities. 

(2)	 Require adequate water pressure and hydrants for fire protection purposes for all new 
development. 

IV. Hydrology 

A. 	 A goal of this Area Plan is to ensure a sufficient supply of high quality groundwater. 

Policies 

(1)	 Conserve and replenish groundwater recharge areas. 

(2)	 Consider the cumulative impact of on-site sewage disposal in reviewing development 
proposals. 

(3)	 Develop groundwater resources as a water supply only when consistent with a safe yield. 

B. It shall also be a goal of this Area Plan to minimize drainage impacts on floodplains. 

Policies 

(1)	 Consider drainage impacts in land use decisions and permit reviews and approvals. 

(2)	 Implement floodplain zoning along Lichau Creek and Willow Brook. 

V. Open Space 

A. 	 A goal of this Area Plan is to preserve those areas within the study area which are 
important biotic or natural features, scenic resources or managed resource areas which 
could provide open space. 
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Policies 

(1)	 Establish riparian corridor setbacks along Lichau Creek and Willow Brook. 

(2)	 Encourage retention of the eucalyptus hedgerows. 

B. 	 In addition, it is a goal of this Area Plan to protect, maintain and establish scenic highway 
corridors in order to preserve the variety and beauty of Sonoma County's landscape for 
future generations. 

Policies 

(1)	 Designate Adobe Road, Petaluma Hill Road and Old Redwood Highway as scenic corridors. 

(2)	 Provide location, design and landscaping criteria for new development to be located on 
designated scenic highway corridors. 
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CONSTRAINTS AND MITIGATION MEASURES 


NATURAL CHARACTERISTICS 

Slopes and Geology 

(1)	 The high shrink-swell nature of the soils will require special engineering to avoid structural 
failure during earthquakes. Soils reports are required for Major Subdivisions.  The 
Building Department shall continue to require geologic reports on single family residence 
building permits in landslide areas in order to enforce the geologic provisions of Chapter 
70 of the Uniform Building Code. 

In hazardous areas designated on the Constraints Map: 

(2)	 The Department of Planning shall continue to make referrals to a qualified geologist in 
order to determine when engineering geologic reports are necessary concerning the 
following discretionary actions:  plan amendments, rezonings, use permits, minor and 
major subdivisions and design review permits. 

(3)	 Building envelopes shall be shown on the parcel map as per geologist report.  The 
following note shall also be shown prominently on the parcel map:  "Areas outside 
building envelopes may be subject to detailed geological review requirements prior to 
issuance of building permits." 

(4)	 All grading is subject to a Civil Engineer's plans, the Uniform Building Code and grading 
permits (plans to be contingent upon the geologist's report) in order to minimize unstable 
earth conditions. 

(5)	 Prior to construction, each site and proposed grading, leachline and foundation plans shall 
be approved by an engineering geologist. 

(6)	 Slopes, both cut and fill, shall not be steeper than 2:1 unless a thorough geological and 
engineering analysis indicates that steeper slopes are safe and erosion control measures 
are specified. 

Soils 

(1)	 Require clustering of residential development to ensure the retention of parcel sizes 
sufficient to maintain viable agricultural operations. 

(2)	 Promote the use of Agricultural Preserves as a means of maintaining productive open 
space. 
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Require 100-200 foot building setbacks on parcels adjacent to agricultural uses. 

(3)	 Adopt and enforce grading and erosion control standards as part of the revision of the 
County Zoning and Subdivision Ordinances. 

(4)	 Enforce mitigations listed in Section 8.40 Summary of Mitigation Measures, Soils/Water 
Quality as appropriate for projects next to agricultural preserves, on slopes exceeding 
10%, and/or within 100 feet of a streambank. 

Hydrology 

(1)	 Within the groundwater recharge areas, conditions to regulate construction activities, the 
creation of impervious surfaces and changes in drainage shall be required on all 
discretionary actions. 

(2)	 In order to prevent unnecessary erosion and decrease in water quality, enforce the 
provisions of Chapter 70 of the Uniform Building Code which deals with grading permits. 

(3)	 Enforce protection of riparian corridors through adoption of riparian corridor setbacks of 2 
1/2 times the height of the streambank plus 50 feet or 50 feet from the highest 
streambank as part of the Open Space Plan.  Where such setback is less restrictive than 
required for General Plan designated riparian corridors, compliance with the General Plan 
standards is required.  Replacement of existing buildings located within the setback is 
subject to the approval of the Sonoma County Water Agency and the Planning Director. 

Fire Hazard 

(1)	 Continue to require fire management plans with minor and major subdivisions. 

(2)	 Any construction should be to the standards prescribed by comprehensive Building Codes 
and Fire Protection Codes. 

(3)	 Special attention should be given to building siting and access to minimize exposure to fire 
hazards and to provide easy access to fire fighting vehicles. 

Vegetation and Wildlife 

(1)	 A setback of 2 1/2 times the height of the stream bank plus 50 feet from the top of the 
highest bank is required along Lichau Creek, Willow Brook and the intermittent streams.  
Where such setback is less restrictive than required for General Plan designated riparian 
corridors, compliance with the General Plan standards is required.  Replacement of 
existing buildings located within the setback is subject to the approval of the Sonoma 
County Water Agency and the Planning Director. 

(2)	 Willow Brook and Lichau Creek shall be retained as natural waterways. 



  

 
 

 
  

 
  

 
 

  

 
 

 

 

 
 

 

 
  

 
   

 
 

  
 

 
 

 

 
 

  
 

(3)	 Require retention of hedgerows and all large specimen trees on all use permits, 
subdivision design review applications. 

(4)	 Enforce additional mitigation measures Numbers 4-8 listed in Section 8.40, Summary of 
Mitigation Measures, Vegetation and Wildlife, as appropriate on use permits, rezonings, 
subdivisions and design review applications. 

CULTURAL CHARACTERISTICS 

Transportation and Circulation 

Recommendations: Transportation & Circulation 

(1)	 Work with the developer of the former Hewlett-Packard Plant site and the City of Rohnert 
Park to have the developer contribute to the cost of mitigating off-site impacts on County 
roads and any improvements which may be necessary to the Railroad Avenue 
interchange. 

(2)	 Most of the roads within the study area are designated as scenic corridors.  Road projects 
shall be designed to retain the basis rural character of the roads. 

Implementation: Transit 

(1)	 Bus service should be expanded to keep pace with urban development. 

(2)	 The County should continue to fund the special transportation needs of the elderly, 
handicapped and disadvantaged. 

(3)	 Turnouts and/or bus shelters will be needed at the following locations and should be 
accommodated through roadway design and dedication: 

Main Street by the Post Office and just north of Woodward Avenue 
Both sides of Main Street at the Adobe Road intersection 
Both sides of Petaluma Hill Road at the entrance to the former Hewlett Packard Plant site 

Noise 

(1)	 Development shall comply with the standards and policies of the General Plan Noise 
Element. 
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Air Quality 

The primary source of air pollution in Penngrove is vehicle emissions.  County General Plan 
analysis of traffic flows in the Penngrove area indicated that air quality standards can be met, 
particularly if scheduled emission standards are retained and enforced. 

Because the plan's population projection approximates the County General Plan projection of 
population increase, there are no adverse air quality impacts associated with the Penngrove 
Area Plan above those already considered in the General Plan. 

(1)	 Both point source and cumulative traffic-generated emissions should be evaluated for 
potential adverse air quality impacts for major developments and these developments 
should proceed only if air quality impacts can be mitigated. 

(2)	 Substantial air emissions sources will be regulated by a permit issued by the Air Pollution 
Control District in accordance with State Air Resources Board standards. 

(3)	 Individual projects involving hazardous materials shall be sent to the Project Review & 
Advisory Committee to consider requiring an expanded initial study to evaluate the risk of 
an explosion or the release of hazardous substances in the event of an accident and 
propose feasible mitigations. 

Schools 

(1)	 The Petaluma School District should consider adopting a policy of school impact fees if the 
district expects adverse impacts.  The Board of Supervisors should implement the fees if 
so requested by the school board. 

Fire Services 

(1)	 Continue the water connection moratorium until the Penngrove Water Company can meet 
fire flow standards. 

(2)	 All rezoning, subdivision, use permit and design review applications shall be referred by 
the Planning Department to the Fire District for input. 

(3)	 On all subdivision applications outside the areas served by public water, the applicant shall 
provide a water storage tank with a minimum capacity of 2,000 gallons or a swimming 
pool fire protection hookup on each parcel. 

(4)	 Within the Penngrove Water Company service area, hydrants and fire flow requirements 
shall be specified by the Penngrove Fire District and made conditions of approval on all 
subdivision, use permit and design review applications. 

Penngrove Area Plan 	 Page 20 



  

 

 
 

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 

 
  

  
 

 
  

 
 

 
  

 

 
 

 

Police Protection 

(1)	 Encourage the clustering of new residential dwellings in an effort to provide greater 
security. 

(2)	 The Planning Department shall refer all development project applications to the Sheriff's 
Office for security input. 

Water Supply 

(1)	 Continue the moratorium on the issuance of building permits within the water district until 
the State Health Department lifts its water connection ban. 

(2)	 Fund a feasibility study to evaluate the cost of forming an assessment district and County 
Service Area to acquire the Penngrove Water Company. 

Sanitation Department Conditions to be applied on subdivision applications when the 
moratorium is lifted: 

(3)	 Prior to filing of the final subdivision map or validation of the Minor Subdivision, the 
subdivider shall construct the water mains and laterals or give guaranty or post bonds to 
insure the installation of the water facilities in accordance with the Sonoma County Sewer 
System Standards, District Standards and the approved improvement plan. 

(4)	 Prior to validation of the Minor Subdivision or improvement plans for a Major Subdivision, 
a letter of resolution from the water company, or district, shall be submitted indicating its 
ability to serve the proposed subdivision and evidence indicating that a satisfactory 
agreement has been entered into for such water service. 

Sewer Services 

(1)	 The Department of Planning shall establish a monitoring system for second units and refer 
all zoning, subdivision and use permit applications to the City of Petaluma for review and 
comment. 

(2)	 Continue adherence to the regulations of the Sonoma County Environmental Health 
Department with respect to required percolation tests and creek setbacks.  (See Summary 
of Mitigation Measures, Septic Systems, Mitigations 1-16 to be required on applications as 
specified by the Environmental Health Department). 

(3)	 Within County Service District 19, prior to filing of the final subdivision map or validation 
of the Minor Subdivision, the subdivider shall construct the sewer mains and laterals or 
give guaranty or post bonds to insure installation of the sewer facility in accordance with 
the Sonoma County Sewer System Standards and the approved improvement plans. 
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Energy 

(1)	 Cluster rural residential development where feasible.  The Land Use Plan and Zoning allow 
for small minimum lot sizes while proposing a low overall density. 

(2)	 Design and orient houses to take advantage of solar exposure. 

(3)	 Minimize window areas on north-facing walls and maximize windows on south-facing 
walls. 

(4)	 Encourage double-glaze windows and glass doors to reduce heat loss during the winter. 

(5)	 Use insulation and weather-stripping to reduce dependence upon air conditioning and 
heating.  Provide additional insulation on north-facing walls. 

(6)	 Use solar heating where feasible. 

(7)	 Maximize natural lighting. 

(8)	 Landscape with deciduous trees along south-facing walls to shade south walls during the 
summer and to permit solar heating in the winter. 

(9)	 Educate the general public about energy conservation programs available through Pacific 
Gas and Electric. 

(10) Adopt road widths and standards for rural developments that reduce the amount of 
petroleum products utilized for construction. 

(11) Support and encourage transit and car-pooling programs. 

Archaeology 

(1)	 Refer all discretionary actions, zone changes, subdivision, use permits, public projects, etc. 
to the Northwest Information Center, Department of Anthropology, Sonoma State 
University to ascertain probability of disturbing archaeological resources. 

(2)	 Require an archaeological field survey for projects found to have a high probability of 
disturbing archaeological resources. 
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LAND USE PLAN 


GENERAL COMMENTS ABOUT LAND USE AND ZONING 

The Penngrove Area Plan Land Use Plan is designed to accommodate an amount of growth 
consistent with the Sonoma County General Plan. 

LAND USE POLICIES 

(1)	 An Area Plan Amendment will not be required to subdivide existing units.  In order to 
qualify under this provision, the following criteria shall be met for any rezoning and/or 
subdivision: 

a.	 The dwellings must have legal building permits or the applicant shall provide 
proof that the building was constructed prior to 1960. 

b.	 An on-site survey by the Building Inspection Department is required to verify that 
the residences are substantial structures. 

c.	 The applicant must prove to the satisfaction of the Environmental Health 
Department that separate and adequate water supply and sewage disposal 
systems exist or can be established for the units. 

d.	 Dwellings must be in excess of 840 square feet in area. 

(2)	 Where a minimum lot size is not specified, subdivision standards of 1.0 acre minimum for 
lots served by septic systems and public water and 1.5 acre minimum for lots served by 
septic systems and public water and 1.5 acre minimum for lots served by septic systems 
and private wells will apply. 

(3)	 Use of the B-6 district is intended to encourage maximum adaptation of land divisions to 
the landscape. 

(4)	 Clustering is encouraged in appropriate situations.  Once the maximum density allocated a 
parcel under a B-6 district is reached, any large residual parcel resulting from a 
subdivision shall be subject to rezoning to B-7 district to prevent any subsequent divisions. 

(5)	 The plan encourages residences as a secondary use in the commercial district and second 
units in the sewer district to meet the need for moderate priced units. 
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LAND USE OUTSIDE THE SEWER DISTRICT 

See the Land Use Plan Map for the Penngrove Area Plan. 

Diverse Agriculture 

A 20 acre density is recommended for these parcels to provide a transitional zone between 
agricultural and rural residential land uses.  While much of the area has Class II and III soils 
and is used for dairies, pasture land and chicken ranches, substantial parcelization has already 
occurred. 

This land use designation is also used south of East Railroad Avenue.  A 10 acre density is 
specified for this area.  

Any subdivisions within this category shall be designed to maintain the maximum agricultural 
use of the property.  Agricultural management plans shall be submitted with rezoning and 
subdivision applications for APN 137-030-01 or APN 47-110-30 and with any subdivision 
applications for APN 47-110-28. 

Rural Residential 

The Rural Residential category follows General Plan land use designations and also 
acknowledges the 5 acre zoning established under the Formschlag Study and for the area south 
of Ely Road and east of Corona Road.  While the designation encourages small scale domestic 
agriculture, it is accepted that intense, commercial agriculture will be precluded in this area.  
Densities range from 1.5 to 5 acres.  Policies by area are as follows: 

Formschlag Lane/West of Petaluma Hill Road 

Matson Lane should be developed to County Standards to provide access to these parcels.  Any 
alternative access shall be subject to the approval of the Planning and Public Works 
Departments. 

Brand Avenue/Davis Lane/Dutch Lane 

One third of the new development allowed by the plan in this area would be on a single parcel 
(APN 47-231-01). Subdivision of this parcel should be designed to tie into a conceptual 
circulation plan for the area. 

Agricultural setbacks of 100-200 feet, noise mitigations and landscape screening shall be 
required for subdivisions in this area. 
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LAND USE WITHIN THE SEWER DISTRICT 

The intent of this Land Use Plan is to develop a rural community which provides a variety of 
housing opportunities.  While the plan would allow densities to increase in the downtown area, 
this density is lower than is typical in urban areas of the county.  Densities are reduced in the 
outlying area to recognize development constraints and prevent "sprawl." 

Rural Residential 

Within the sewer district, this category supports residential development on large parcels. 
Public sewer and water area available.  Access is required from a county maintained road or 
private road maintained by a road maintenance agreement.  Site constraints and the desire to 
maintain rural character of these areas restrict more intensive development.  Density is two 
acres per unit. 

East of Old Redwood Highway South of Penngrove 

Old Redwood Highway is a major arterial and is projected to be widened to four lanes to handle 
traffic needs.  Intensive development in this area with access onto Old Redwood Highway would 
limit the capacity of that roadway.  The Land Use Plan shows a 2 acre density.  One acre 
minimum and flood zoning is designated for the appropriate portions of each parcel such that 
the total development potential conforms to the 2 acre density. APN 47-210-09 has recently 
been subdivided.  The intent of the zoning is to allow the property owner the flexibility of either 
residential or minor agricultural uses, such as plant nurseries, on the site subject to screening 
and use permit procedures.  Quasi-commercial uses requiring service yards or metal buildings 
are not appropriate as the north side of Ely Road is to be retained as agricultural and residential 
in character. 

Low Density Residential 

The Low Density Residential land use category supports residential development on parcels 
large enough for limited family agricultural use. Public sewer and water are required as well as 
access from a county-maintained road or private road maintained by road maintenance 
agreement.  Site constraints and the desire to maintain the rural character of these areas 
restrict more intensive development. 

West of Old Redwood Highway and South of Phillips Subdivision 

Any developments shall be designed to provide access off Goodwin Avenue in order to limit 
traffic impacts on Old Redwood Highway. APNs 47-152-03 and 47-152-15 are designated 
“Limited Commercial” and zoned to recognize the existing hay operation. Other commercial 
utilization of these parcels is inappropriate in this residential area.  Rural Residential zoning is 
specified north of Hatchery Road and RR 1 acre minimum south of Hatchery Road.  Although 
the area is designated low density residential with a one-half acre density on the Land Use Plan, 
rezonings to that density shall be appropriate only upon the extension of public water service. 
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Phillips Subdivision 

No additional policies. 

Ronsheimer Road 

Two parcels in the area have recently been rezoned to the RR district.  Prior to subdivisions, 
road improvements in accordance with Public Works Department's rural residential street 
standards shall be required. 

North of Adobe Road/Penngrove Avenue 

Existing Units - 38 
Vacant Parcels - 15 
New Parcels - 26 
Buildout - 79 

Approximately six acres of APN 47-091-34 and ten acres of APN 47-231-01 are included within 
this category, but zoned RR/B6, 2.5 acre density.  Rezoning to 1 acre density shall be permitted 
upon annexation to the sewer district and mitigation of flooding problems.  The rezoning and 
annexation shall be permitted ONLY for the portion of the parcel designated Low Density 
Residential. 

Central Penngrove 

Zoning east of Bannon Lane is RR/1 acre minimum with a rezoning to low density residential 
when the street is upgraded to standards of the Sonoma County Department of Public Works. 

Single Family Residential 

The "single family residential" category is characterized by single-family detached residences on 
individual parcels.  Public sewer and water are required for lands to be designated for this use 
category as well as access from a county-maintained road. Lot sizes may range from 6,000 
square feet north of Woodward Avenue to 10,000 square feet in the area south of that street, 
in conformance with existing neighborhood characteristics and constraints. 

The General Plan Housing Element designates all lands with an Urban Residential land use 
category and a density of 4 units per acre or greater as potential Housing Opportunity Areas. 
Projects in these areas which are consistent with the Housing Element programs and policies 
are considered consistent with the land use designations in this Area Plan. 

South of Woodward, 10,000 square foot minimum zoning is applied.  This area has several 
existing smaller lots and is suitable for densities which are higher than those presently allowed. 
The exception is a group of three lots served by a private easement from the south end of Oak 
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Avenue which shall retain a 20,000 square foot minimum zoning until access problems are 
resolved. Development will require noise mitigations and setbacks. 

COMMERCIAL AND INDUSTRIAL LAND USE CATEGORIES 

Limited Commercial 

Properties along Main Street are designated as Limited Commercial to serve the needs of the 
community.  Typical uses which may be accommodated within this use category include all 
types of retail sales (except outdoor), personal services, office buildings and restaurants.  
Residential uses, especially apartments, shall be allowed as a secondary use per the zoning 
code. 

General Commercial 

This land use category provides for location of wholesale and heavy commercial uses such as 
feed stores, warehouses and cabinet shops. 

Limited Industrial 

Uses in this category generally involve the production or assembly of smaller products (without 
side products), and involve limited generation of smoke, odors, or noise.  While operations are 
generally contained within a building, screened outdoor storage could also be accommodated, 
as well as wholesaling and warehousing. 

PUBLIC LAND USE CATEGORY 

Public Facilities/Park 

Only existing uses are designated on the Land Use Plan Map and any new public facilities of a 
similar nature shall require an amendment to this plan's land use map. 
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OPEN SPACE PLAN 

Much of the character of the Penngrove area derives from the natural features of its landscape. 
Thus the Open Space Plan is a critical element of the study.  The Open Space Plan Map 
complements the Land Use Plan, providing implementation measures to ensure that 
environmental and resource values are maintained.  The Open Space Plan proposes the 
preservation of open space for the following purposes: 

(1)	 Managed production of resources such as agricultural lands and areas required for the 
recharge of groundwater. 

(2)	 Maintenance of public health and safety including areas which require special 
management due to unstable soils or flood hazards. 

(3)	 Retention of natural resource areas, including streams, required for the preservation of 
plant and animal life. 

(4)	 For outdoor recreation, including areas of scenic and historical value and areas suited for 
parks and recreation. 

RESOURCE MANAGEMENT 

Agriculture 

Those areas used for or reserved for use as agricultural lands are defined as open space under 
State law.  In the Penngrove Area Plan these lands fall into two major categories: 

Agricultural Preserves.  Those lands under "Williamson Act" contracts with the County, 
which provide a tax incentive in exchange for a long term commitment to agricultural land uses 
as provided for in the California Land Conservation Act of 1965, fall under this designation. 

Agricultural Uses.  Those lands which are designated in the Penngrove Area Plan Land Use 
Plan Map as Diverse Agriculture but are not currently in an agricultural preserve fall within this 
designation. 

Based on the goals and policies of the Penngrove Area Plan and the descriptions of the land use 
categories, the primary emphasis in these areas shall be to promote, protect and preserve 
agricultural land uses. 
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Implementation 

(1)	 The "Williamson Act" contract normally requires a 10 year continued commitment to 
agriculture or open land (retaining the option for agriculture) which is renewed each year 
unless the owner of property under contract chooses not to renew it. In that case, during 
the remaining nine years of the ten year agreement, the contract remains in effect.  
Subsequent development must be consistent with the Land Use Plan. 

(2)	 The land use designations and residential densities in the Land Use Plan define 
appropriate areas for agricultural land uses and opportunities to pursue agricultural 
activities.  Minimum lot size requirements, clustering of residential development, building 
setback lines and building envelopes to separate conflicting residential development from 
agriculture shall be utilized, to the extent possible, to ensure the long term protection and 
preservation of agricultural lands. 

(3)	 Use of the Land Trust programs, such as scenic easements, as a means by which a land 
owner may voluntarily implement the goals and policies of the specific plan with respect to 
open space are encouraged. 

Natural Recharge Areas 

Natural recharge areas are places with permeable soils and gravels where water from natural 
runoff and stream flow can percolate to replenish the groundwater supply.  If large areas of 
impermeable surfaces, such as roofs, roads and parking lots are placed in natural recharge 
areas, the groundwater supply may be significantly reduced.  Most of the study area is 
designated a recharge area. 

Implementation 

(1)	 Encourage civil engineered drainage plans which provide for retention of runoff for all 
subdivisions, use permit and design review applications. 

MAINTENANCE OF PUBLIC HEALTH AND SAFETY 

Slope constraints, geologic hazards and soil constraints are described in the Natural 
Characteristics section of the plan and were given substantial weight in the preparation of the 
Land Use Plan. 

Flood Plain 

The 100 year flood plain is identified and mapped on the F.I.R.M. Maps and County Zoning 
Maps available in the Planning Department offices. 
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PRESERVATION OF NATURAL RESOURCES 

Riparian Corridors 

Lichau Creek, Willow Brook and several unnamed creeks in the Penngrove environs have 
significant riparian vegetation. 

Implementation 

(1)	 Lichau Creek and Willow Brook are designated as major riparian corridors and the four 
intermittent streams as minor riparian corridors.  A building setback of 2 1/2 times the 
height of the streambank plus 50 feet or 50 feet from the top of the highest bank shall be 
required along Lichau Creek, Willow Brook and the intermittent streams.  Replacement of 
existing buildings located within the setback is subject to the approval of the Sonoma 
County Water Agency and the Planning Director.  Where such setback is less than 
required for General Plan designated riparian corridors, compliance with the General Plan 
standards is required. 

(2)	 All creeks shall be retained as natural waterways. 

(3)	 Restoration and fencing shall be required on all subdivisions, use permits and Design 
Review applications unless waived by the Planning Director. 

Hedgerows 

Strands of eucalyptus and cypress along property lines and roadways are a prominent feature 
of the Penngrove landscape.  These hedgerows give form to the landscape and are worthy of 
preservation because they contribute a unique sense of identity to Penngrove and its environs. 

Implementation 

(1)	 The cutting of hedgerows designated on the Open Space Plan Map should be discouraged 
unless sufficient reason to harvest is demonstrated to the Division of Forestry and the 
County Planning Department. 

(2)	 All subdivisions shall be designed to preserve existing hedgerows. 

Historic Structures/Archaeology 

There are several structures of historical significance in the Penngrove area that should be 
considered for Historic District zoning.  These sites are shown on the Open Space Plan Map. 
Central Penngrove contains several historical structures which are important to Penngrove's 
identity as a rural community.  For this reason, central Penngrove is recommended for 
designation as a Historic District. 
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An archaeological sensitivity study has been prepared for the plan. 

Implementation 

(1)	 Adoption of the Historic District Zoning and the Design Standards (Appendix A) will protect 
historic resources. 

(2)	 The Department of Planning shall continue the existing referral system for development 
applications permits within archaeological sensitivity areas. 

OUTDOOR RECREATION 

Scenic Corridors 

Petaluma Hill Road, Adobe Road and Old Redwood Highway are designated scenic corridors.  
These roadways provide open vistas of field, creeks and the Sonoma Mountains. 

Implementation 

(1)	 Along scenic corridors a building setback of 30% of the depth of the lot or a maximum of 
200 feet from the centerline of the road is required to preserve the rural, open character 
of the corridor.  If development is proposed within the setback, a design review field 
inspection will be required to authorize exception based on screening by existing 
vegetation and topography.  Where such setback is less restrictive than required for 
General Plan designated scenic corridors, compliance with the General Plan standards is 
required. 

(2)	 Utility distribution and service lines shall be placed underground for new development. 

Community Form Land/Community Separator/Scenic Landscape Unit 

The Plan designates the open plain between Ely Road and Adobe Road as "community form 
land" -- a scenic resource which protects the general plan appearance of the area and provides 
separation between communities. 

The area south of Ely Road is designated as community separator.  It provides a scenic 
backdrop and forms a border for the City of Petaluma.  Development within these areas would 
modify the rural character of the region. 

The plan designates an area north of Adobe Road as "Scenic Landscape Unit." 

Implementation 

(1)	 These areas are presently farm lands and preservation of agriculture is a high priority of 
the plan.  Low density zoning will aid in the retention of the character of the area. 
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(2)	 A visual analysis is required for all subdivisions in areas designated "community form land" 
and "community separator."  Building envelopes which locate building sites below 
ridgelines and utilize existing vegetation to screen residential development shall be 
established for all subdivisions within this area. 

(3)	 Development in "Scenic Landscape Units" is subject to the policies of the Open Space 
Element of the General Plan, as implemented by the SR (Scenic Resources) district. 

BIKEWAYS PLAN 

The Sonoma County General Plan designates several bikeways in the Penngrove Area. 
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SUMMARY OF MITIGATION MEASURES 

The following mitigation measures are to be applied as appropriate at the project level to 
mitigate environmental impacts. 

Geology 

Hazardous areas designated on the Constraints Map: 

(1)	 The Department of Planning shall continue to make referrals to a qualified geologist in 
order to determine when engineering geologic reports are necessary concerning the 
following discretionary actions:  plan amendments, rezonings, use permits, minor and 
major subdivision and design review permits. 

(2)	 Building envelopes shall be shown on the parcel map as per geologist report.  The 
following note shall also be shown prominently on the parcel map:  "Areas outside 
building envelopes may be subject to detailed geological review. 

(3)	 All grading is subject to a Civil Engineer's plans, the Uniform Building Code and grading 
permits (plans to be contingent upon the geologist's report) in order to minimize unstable 
earth conditions. 

(4)	 Prior to construction, each site and proposed grading, leachline and foundation plans shall 
be approved by an engineering geologist. 

(5)	 Slopes, both cut and fill, shall not be steeper that 2:1 unless a thorough geological and 
engineering analysis indicates that steeper slopes are safe and erosion control measures 
are specified. 

Soils/Water Quality 

(1)	 Require clustering of residential development to ensure the retention of parcel sizes 
sufficient to maintain viable agricultural operations. 

(2)	 Promote the use of Agricultural Preserves as a means of maintaining productive open 
space. 

(3)	 Require 100-200 foot building setbacks on parcels adjacent to agricultural uses. 

(4)	 Drainage improvements in accordance with Water Agency Design Criteria shall be 
designed by a civil engineer for approval by the Chief Engineer of the Sonoma County 
Water Agency and shown on the improvement plans submitted to the County Surveyor. 
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(5)	 Sediment basins, sediment traps, or similar sediment control measures shall be installed 
before extensive clearing and grading operations begin if they are to take place during the 
period of September 1 through May 1. 

(6)	 Native vegetative ground cover shall not be destroyed, removed or disturbed more than 
15 days prior to grading unless otherwise approved by the engineer representing the 
permit issuing agency. 

(7)	 Energy absorbing devices to reduce the velocity of runoff water shall be installed. 

(8)	 Temporary mulching, seeding, or other suitable stabilization measures shall be used to 
protect exposed critical areas during construction or other land disturbance. 

(9)	 Stockpiling of all or some of the topsoil on the site is required for use on areas to be 
revegetated. 

(10) Grading equipment shall not cross or disturb live stream channels. 

(11) The high shrink-well nature of the soils will require special engineering to avoid structural 
failure during earthquakes.  Soils reports are required for major subdivisions.  The Building 
Department shall continue to require geologic reports on single family residence building 
permits in land-slide areas in order to enforce the geologic provisions of Chapter 70 of the 
Uniform Building Code. 

Hydrology 

(1)	 In order to prevent unnecessary erosion and decrease in water quality, enforce the 
provisions of Chapter 70 of the Uniform Building Code. 

(2)	 Enforce protection of riparian corridors through adoption of riparian corridor setbacks as 
part of the Open Space Plan. 

(3)	 Adopt flood plain zoning along Lichau Creek and Willow Brook. 

(4)	 A building setback line shall be shown on the final map designated as a distance 2 1/2 
times the height of the streambank plus 50 feet from the top of the streambank, 
whichever is greater. 

(5)	 Drainage improvements in accordance with Water Agency Design Criteria shall be 
designed by a civil engineer for approval by the Chief Engineer of the Sonoma County 
Water Agency and shown on the improvement plans submitted to the County Surveyor. 

(6)	 In letters one inch high the words "SUBJECT TO INUNDATION" shall be shown on the 
parcel map.  For those portions of the parcel which are not subject to flooding, a line may 
be delineated on the map with arrows indicating the limits of flooding. 
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(7)	 The applicant shall provide a civil engineer prepared storm drain system plan which 
provides for retention of increased runoff subject to the approval of the Chief Engineer of 
the Sonoma County Water Agency and the Planning Director. 

(8)	 Roads, driveways, and parking lots shall be surfaced with permeable materials within an 
aquifer recharge area. 

(9)	 A civil engineer prepared plan is required for driveway or road stream crossings subject to 
the approval of the Chief Engineer of the Sonoma County Water Agency and the Planning 
Director to minimize disturbance of the waterway. 

(10) A project with a waterway is subject to a Department of Fish and Game 1601-1602 permit 
and a Sonoma County Water Agency roiling permit to minimize the disturbance of wildlife 
habitat and turbidity. 

(11) Any discharge of wastes into surface waters is subject to waste discharge requirements 
issued by the Regional Water Quality Control Board. 

(12) A report shall be prepared by a registered geologist addressing the potential for adequate 
water supply.  This report shall include data descriptive of the underlying geologic 
formation, depths and yields of neighboring wells, and any history of well failures or 
unsuccessful attempts to develop water in the area.  Report to be sent to the 
Environmental Health and Planning Departments for their review and approval. 

(13) Private wells to be sealed in accordance with Environmental Health Department standards 
to prevent contamination of groundwater. 

(14) The project is subject to Environmental Health Department and Water Quality Control 
Board standards for the preservation of groundwater. 

(15) For major projects on wells in marginal groundwater availability areas, a groundwater 
table monitoring program shall be established and administered by the Planning 
Department to include the following:  an annual reporting of estimated water usage and a 
static water level measurement after the well has not been pumped for 24 hours made in 
April and October. 

Vegetation and Wildlife 

(1)	 A setback of 2 1/2 times the height of the bank plus 50 feet is required along Lichau Creek 
and Willow Brook. 

(2)	 Willow Brook and Lichau Creek shall be retained as natural waterways. 

(3)	 Require retention of hedgerows on all use permits, subdivisions and design review 
applications. 
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(4)	 Design Review is required to minimize the removal of trees on the site and/or to assure 
the replacement of removed trees with appropriate native species. 

(5)	 Protective fencing to be installed along drip line of trees during construction activities. 

(6)	 Any limbs, trunks or exposed roots damaged during construction are to be painted 
immediately with a good grade of "tree paint." 

(7)	 If fill is to be placed over the root zone, subdrainage structures are to be installed. 

(8)	 Diseased and damaged trees previously identified are to be removed. 

Roads 

(1)	 Work with Hewlett Packard and the City of Rohnert Park to have the company contribute 
to the cost of mitigating off-site impacts on County roads and any improvements which 
may be necessary to the Railroad Avenue interchange. 

(2)	 Along designated scenic corridors, road projects shall be designed to comply with General 
Plan Open Space Policies. 

(3)	 Road Department Conditions to be applied on subdivision, design review and use permit 
applications: 

a.	 Dedication of ___ feet of right of way, by grant deed, measured from the 
(existing right of way line) (existing centerline) for the full frontage along 
_______________. 

b.	 Dedication of ___ feet of right of way, by grant deed, measured from the 
(existing right of way line) (existing centerline) for the full frontage along 
________________. 

c.	 Dedication of right of way returns, by grant deed, of ___ feet radius at the 
intersections of ________________. 

d.	 Applicant shall submit improvement plans for review and approval by the 
Director of Public Works for the installation of improvements across the frontage 
of ____________________ showing:  curb, gutter, sidewalk, and paving with 
rock base to tie into the existing pavement.  After plan approval, improvements 
shall be installed as shown on the improvement plans. 

e.	 Applicant shall present evidence to the County Surveyor that the proposed 
private road can meet County grade and alignment standards. 

f.	 Applicant shall provide a recorded document to the County Surveyor showing 
that he has legal access from Parcels ______, ________ to a County maintained 
road, by a right-of-way with a minimum of 20'. 
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g.	 If Parcel(s) ___, ___, ___ have a net area of 2.00 acres, or less, the applicant 
shall retain a registered civil engineer to prepare road construction plans for a 
private road, across said parcel(s). After plan approval, applicant shall construct 
any necessary drainage facilities and the base portion of the road, followed by 
paving or an oil and rock surfacing. 

h.	 The existing/proposed road and public utility easement shall be increased in 
width to ___' and extended to the ______ line of Parcel ______. 

Fire Protection 

(1)	 Access roads shall be all-weather and constructed to minimum County subdivision 
standards. 

(2)	 All-weather turnarounds to be provided at each residential site. 

(3)	 All bridges must be capable of supporting 20 tons. 

Transit 

(1)	 Bus service should be expanded to keep pace with urban development. 

(2)	 The County should continue to fund the special transportation needs of the elderly, 
handicapped and disadvantaged. 

(3)	 Turnouts and/or business shelters will be needed at the following locations: 

a. Main Street by the Post Office and just north of Woodward Avenue. 
b. Both sides of Main Street at the Adobe Road intersection. 
c. Both sides of Petaluma Hill Road at the entrance to the Hewlett Packard plant. 

Noise 

Development shall comply with the standards and policies of the General Plan, including the 
Noise Element. 

Air Quality/Hazardous Materials 

(1)	 Both point source and cumulative traffic generated emissions should be evaluated for 
potential adverse air quality impacts for major developments and these developments 
should proceed only if air quality impacts can be mitigated. 

(2)	 Substantial air emissions sources will be regulated by a permit issued by the Air Pollution 
Control District in accordance with State Air Resources Board standards. 
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(3)	 Individual projects involving hazardous materials shall be sent to Project Review Advisory 
Committee to consider requiring an expanded initial study to evaluate the risk of an 
explosion or the release of hazardous substances in the event of an accident and propose 
feasible mitigations. 

Schools 

(1)	 The Petaluma School District should consider adopting a policy of school impact fees if the 
district expects to be impacted.  The Board of Supervisors should implement the fees if so 
requested by the school board. 

Fire Protection 

(1)	 Continue the water connection moratorium until the Penngrove Water Company can meet 
fire flow standards. 

(2)	 Outside the areas served by public water, the applicant must provide a water storage tank 
with a minimum capacity of 2,000 gallons or a swimming pool fire protection hookup on 
each parcel. 

(3)	 Within the Penngrove Water Company service area, hydrants and fire flow requirements 
shall be specified by the Penngrove Fire District and made conditions of approval. 

Public Sewer 

Sanitation Department conditions: 

(1)	 Prior to filing of the final subdivision map or validation of the MINOR SUBDIVISION, the 
subdivider shall construct the sewer mains and laterals or give guaranty or post bonds to 
insure installation of the sewer facility in accordance with the Sonoma County Sewer 
System Standards and the approved improvement plans. 

(2)	 Prior to validation of the MINOR SUBDIVISION or improvement plans for a MAJOR 
SUBDIVISION, a letter or a resolution from the city or district shall be submitted indicating 
that a satisfactory agreement has been entered into for such water service. 

(3)	 Upon completion of construction and prior to final acceptance, a resolution or letter from 
the entity shall be submitted stating the water system has been accepted into their system 
for maintenance and operation. 
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Septic Systems 

Environmental Health Department conditions to be applied on subdivision, design review and 
use permit applications: 

(1)	 Applicant must provide evidence of suitable characteristics for subsurface sewage disposal 
purposes substantiated by soils percolation tests conducted in accordance with the 
standard procedures of the Sonoma County Public Health Service, certified by a civil 
engineer, registered sanitarian, or registered geologist on lot(s) ___.  The test report must 
refer to this minor subdivision number. 

(2)	 On lot(s) ____, the percolation tests shall be performed within the official wet-weather 
testing period as defined by Sonoma County Public Health Service Rule V-2:  (a) where 
slope is less than 5% (b)  if soil exhibits excessive shrink-swell characteristics. 

(3)	 Applicant must demonstrate that all portions of proposed sewage disposal system(s) and 
reserve expansion area(s) on lot(s) _____ will maintain a 100 foot setback from the 
elevation of the 10 year frequency flood of ___ as determined by the Sonoma County 
Water Agency. 

(4)	 Provide evidence of elevations or slope determination in area of proposed leachfield(s) 
and future leachfield expansion area(s) to indicate that slopes are not more than 30% on 
lot(s) ____. 

(5)	 Lot(s) _____ shall contain a minimum area of 1 1/2 acres per dwelling unit, exclusive of 
area reserved for rights of way and/or easements, in order to qualify for private sewage 
disposal system(s) and connection to an approved public water system. 

(6)	 Lot(s) _____ shall contain a minimum area of 1 acre per dwelling unit, exclusive of area 
reserved for rights of way and/or easements, in order to qualify for private sewage 
disposal system(s) and connection to an approved public water system. 

(7)	 Applicant must provide evidence by means of a plot plan drawn to scale that lot(s) contain 
sufficient area to accommodate a private sewage disposal system for a typical 3 bedroom 
house, including leachfield and a 200% unencumbered reserve area suitable for future 
expansion of the leachfield.  Plot Plan(s) submitted for this purpose shall include proposed 
location of domestic water well unless connection is to be made to an approved public 
water system.  Location of neighboring wells and septic systems within 100 feet of this 
property must be shown.  (a)  Plot plan shall be prepared by a registered civil engineer. 

(8)	 Area tested for sewage disposal shall be delineated on the final parcel map. 

(9)	 A "check print" of the final parcel map shall be submitted to the Health Officer for 
approval prior to validation by the County Surveyor. 
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(10) Provide a civil engineer's drainage plan designed to show how private sewage disposal 
system(s) will be shielded from storm water infiltration on lot(s) ____.  Drainage 
easements must be provided if discharge from drainage facilities will result in water flow 
being concentrated on any adjacent parcels. 

(11) The malfunctioning sewage disposal system(s) on lot(s) ____ shall be repaired under 
permit obtained through the Sonoma County Public Health Service in accordance with the 
notice of violation which has been issued. 

(12) The statement "Requires public water and public sewer connection" shall be shown on 
lot(s) __ of the final parcel map. 

(13) The statement "All private sewage disposal systems shall be designed by a registered civil 
engineer" shall be shown on lot(s) ___ of the final parcel map. 

(14) A Declaration of Restrictions and Grant Deed shall be recorded by the County Recorder to 
indicate the "filled-land" private sewage disposal systems must be designed by a 
registered civil engineer for lot(s) _____. 

(15) An engineering geologist's report of suitable leachfield areas is required for lot(s) ___ 
because of geological hazards suspected on this property. 

(16) Sewage disposal and/or water supply easements shall be delineated on the final parcel 
map. 

Energy 

(1)	 Cluster residential development where feasible.  The Land Use Plan and Zoning allow for 
small minimum lot sizes while proposing a low overall density. 

(2)	 Design and orient houses to take advantage of solar exposure. 

(3)	 Minimize window areas on north-facing walls and maximize windows on south-facing 
walls. 

(4)	 Encourage double-glaze windows and glass doors to reduce heat loss during the winter. 

(5)	 Use insulation and weather-stripping to reduce dependence upon air conditioning and 
heating.  Provide additional insulation on north-facing walls. 

(6)	 Use solar heating where feasible. 

(7)	 Maximize natural lighting. 

(8)	 Landscape with deciduous trees along south-facing walls to shade south walls during the 
summer and to permit solar heating in the winter. 
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(9)	 Educate the general public about energy conservation programs available through Pacific 
Gas and Electric. 

(10) Adopt road widths and standards for rural developments that reduce the amount of 
petroleum products utilized for construction. 

(11) Support and encourage transit and car-pooling programs. 

(12) Encourage the installation of water conservation devices in commercial projects. 

Archaeological Sites 

(1)	 Refer all discretionary actions, zone changes, subdivisions, use permits, public projects, 
etc. to the Northwest Information Center, Department of Anthropology, Sonoma State 
University to ascertain probability of disturbing archaeological resources.  Based on that 
referral, impose the appropriate conditions. 

(2)	 Require an archaeological field survey for projects found to have a high probability of 
disturbing archaeological resources. 

Police Protection 

(1)	 Encourage the clustering of new residential dwellings in an effort to provide greater 
security. 

(2)	 Submit applications to the Sheriff's Office for security input. 

Water 

(1)	 Continue the moratorium on the issuance of building permits within the water district until 
the State Health Department lifts its water connection ban. 

(2)	 Fund a feasibility study to evaluate the cost of forming a County Service area to acquire 
the Penngrove Water Supply. 

Sanitation Department conditions to be applied on applications when the moratorium is lifted: 

(3)	 Prior to filing of the final subdivision map or validation of the Minor Subdivision, the 
subdivider shall construct the water mains and laterals or give guaranty or post bonds to 
insure the installation of the water facilities in accordance with the Sonoma County Sewer 
System Standards, City or District Standards, and the approved improvement plans. 

(4)	 Prior to validation of the MINOR SUBDIVISION or improvement plans for a MAJOR 
SUBDIVISION, a letter or resolution from the water company, city or district, shall be 
submitted indicating its ability to serve the proposed subdivision and evidence indicating 
that a satisfactory agreement has been entered into for such water service. 
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(5)	 Upon completion of construction, and prior to any final acceptance, a letter or resolution 
from the entity shall be submitted stating the sewer has been accepted into their system 
for maintenance and operation. 

Sewage Disposal 

(1)	 Establish a monitoring system for second units and refer all use permits applications to the 
City of Petaluma. 

(2)	 Continue adherence to the regulations of the Sonoma County Environmental Health 
Department with respect to required percolation tests and creek setbacks. 
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DESIGN STANDARDS 


Introduction 

The following Design Standards are intended to implement the Historic District combining zone. 
All commercial projects, such as new buildings or major remodels, requiring County Design 
Review approval will be subject to these standards.  They are intended to simplify the process 
by providing pre-application guidelines for architects, designers, and/or contractors. 

The community may wish to implement some of the landscaping or street furniture 
recommendations through local fund raising activities.  Other property owners may wish to 
voluntarily adopt some of the sign and/or landscaping recommendations. 

General Design Considerations 

(1)	 All utilities should be undergrounded. 

(2)	 Street furniture and luminaries should be similar and in character with the community. 

(3)	 Raised planters should be provided outside buildings as noted and be constructed of wood 
and painted to match building. 

(4)	 All corrugated metal, weathered wood, stone and plywood should be replaced with 
painted wood. 

(5)	 Awnings should be encouraged where these were part of the original building. 

(6)	 Building heights shall be similar and complement existing neighboring structure. 

(7)	 Parking areas shall be screened from street by raised planters and landscape materials. 

(8)	 Color of building shall be harmonious with surrounding buildings.  Buildings will be 
painted, no natural stains or colors. 

(9)	 Corner building, exposed street side shall be treated with equal importance. 

Signage/Identification 

(1)	 No signs should be permitted to protrude from building face or roof. 

(2)	 Signs should be painted or applied directly on the building face and consist only of letters.  
Letters can be applied to windows.  Style of letters should be similar throughout area.  
Thickness of applied letters should be proportional to letter size.  Deep boxed letters 
should not be used. 
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(3)	 No signs will be applied to other material and attached to building face. 

(4)	 Hanging signs may be located in recessed entrances over doors or below and from 
awnings. One sign shall be permitted per business. 

Criteria 

(1)	 Silhouette:  Buildings should have compatible silhouettes within building groups, i.e. 
peaked roof adjacent to peaked roof, flat horizontal facade with same, etc. 

(2)	 Spacing: Buildings should have spacing between sidewalls.  No common walls.  Gap 
helps separate variation in styles and carry existing street scape. 

(3)	 Setback:   Should be consistent within building groups, to create a frontal plain and unify 
groups.  Any puncturing of frontal plain should be consistent within groups i.e. awnings. 

(4)	 Proportions:  There are similar proportions within existing building feature in new or 
remodeled structures.  Similar proportions should be maintained in windows, door-
entrance treatment or other divisions of the facade.  Contrasts in proportions should be 
avoided. 

(5)	 Volume/Mass:  Characteristics which convey a feeling of volume in existing structures 
include recessed entrances, porches, and roof line projections.  These features should 
continue in any new construction. 

(6)	 Building Entranceways:   These are predominately recessed in the existing structures and 
placed at center of building frontage or were originally rhythmically placed.  This should 
be continued. 

(7)	 Surface Materials:  The majority of existing structures have horizontal wood siding or 
stucco/cement.  Expanses of glass are found un some store buildings.  All buildings are 
heavily painted.  These materials and finishes should be continued.  Shingles, plywood 
and masonry should not be used. 

(8)	 Shadow/Texture:   Deep shadows are created in many buildings by recessed entrances 
and porches and are simple.  This should continue.  Awning application should be 
encouraged if it complements the building facade or elevation.  Same pattern of light and 
shadow should continue. 

(9)	 Style/Image:   Where a style dominates, this theme should project into the image of new 
buildings. False fronts or parapets above roof and vertical windows dominate much of the 
existing image. 
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Planting Material 

(1)	 Bradford Ornamental Pear (Pyrus Calleryana) is recommended as a street tree.  It is 
deciduous, has red fall color, and grows well in most soils and under adverse conditions. 

Implementation 

Undergrounding 

(1)	 The Planning Department has requested that a utility undergrounding program for 
Penngrove be funded from "Rule 20" money.  A five year program which will allocate 
$590,000 per year is being prepared by the Undergrounding Committee for approval by 
the Board of Supervisors.  If Penngrove is included in the program, all utilities along Main 
Street will be undergrounded. Individual property owners will be responsible for new 
connection boxes and/or drop lines at an estimated cost of $200 to $400 per lot.  A public 
meeting would be held with all affected property owners prior to final approval. 

(2)	 On new commercial structures, undergrounding shall be required prior to final occupancy. 
On remodels, applicants shall agree to participate in any undergrounding program. 

General Provisions 

(1)	 All projects requiring Design Review approval shall conform to the Design Standards. 

(2)	 The community may wish to implement some of the landscaping or street furniture 
recommendations through local fund raising activities. 
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	INTRODUCTION 
	INTRODUCTION 
	In 1984, the County adopted the Penngrove Specific Plan, a planning document prepared under specific requirements of State law and intended to provide an intermediate level of detail between the 1978 General Plan and site development plans submitted to the County for approval. The 1978 General Plan focused on policies of county-wide significance and utilized generalized graphics to illustrate land use, open space and other elements. 
	In 1989, the County adopted an update of the 1978 General Plan.  The General Plan update provided parcel-specific information concerning land use and open space.  The General Plan update also included "area policies" in an attempt to focus particular attention on a specific area or parcel.  Because of this level of specificity in the General Plan update, the Board of Supervisors determined that several of the specific plans, including the Penngrove Specific Plan, were either duplicative of or conflicted wit
	This document was prepared pursuant to General Plan Policy LU-1a. 
	In keeping with the above intent, the 1993 revisions of the Penngrove Area Plan did not include exhaustive evaluation or reconsideration of the policies or designations contained in this plan.  The scope of the revisions was limited to that necessary to achieve General Plan consistency. 
	In addition, during this process much of the original background language was deleted.  This deletion should not be interpreted as diminishing or reducing the significance of the content of the language to the original plan.  Should there be any future questions regarding the intent or basis of the policies in the revised plan, the Planning Department shall keep copies of the original plan on file for reference. 

	CONCLUSIONS AND MAJOR POLICIES .
	CONCLUSIONS AND MAJOR POLICIES .
	CONCLUSIONS 
	CONCLUSIONS 
	The Penngrove Area Plan reflects these priorities: 
	(1). 
	(1). 
	(1). 
	Preserve the small-town lifestyle within the community of Penngrove. 

	(2). 
	(2). 
	Accommodate a variety of rural living environments while protecting agriculture and recognizing septic and water constraints. 

	(3). 
	(3). 
	Mitigate traffic impacts. 

	(4). 
	(4). 
	Preserve the area's scenic beauty. 



	MAJOR POLICIES 
	MAJOR POLICIES 
	(1). 
	(1). 
	(1). 
	Fund a feasibility study to evaluate the cost of establishing a County Service Area to acquire the Penngrove Water Company and improve its facilities or utilizing the existing County Service Area to serve this function. 

	(2). 
	(2). 
	Adopt an ordinance imposing a moratorium on the issuance of building permits within the water district until the State Health Department lifts its water connection moratorium. 

	(3). 
	(3). 
	Insure that adverse impacts are mitigated before approving land subdivisions or rezonings which increase residential densities. 

	(4). 
	(4). 
	Pursue grants for the funding of improvements such as landscaping, parking, sidewalks, and utility undergrounding on Main Street. 

	(5). 
	(5). 
	Penngrove attracts people who wish to retain a close-knit, rural lifestyle.  

	(6). 
	(6). 
	The plan reflects the desires of the community to retain a rural, small-town lifestyle. 

	(7). 
	(7). 
	Penngrove is almost exclusively a residential area of conventional single-family homes.  Residents who attended meetings of the Specific Plan Advisory Committee strongly favored retaining this characteristic.  However, multi-family housing is allowed in some areas of Penngrove - north/south of Woodward Avenue; east/west of Oak Street in urban residential land use categories allowing up to six dwelling units per acre; and on parcels designated on the General Plan Land Use Plan Map for the Affordable Housing 




	OVERVIEW .
	OVERVIEW .
	The general environmental setting is characterized by creeks and drainages running from the gently rolling grassy hills (maximum elevation 300 feet) to the valley bottom (elevation approximately 20 feet) and draining into Lichau Creek which flows northwest to southeast through Penngrove.  Vegetation consists of oak grasslands and some significant riparian vegetation. 
	The natural landscape has been altered over time through such activities as residential development, agricultural uses, and tree cutting.  Eucalyptus and Cypress hedgerows which were planted along property lines many years ago are now a prominent landscape feature. 
	The area included in the Penngrove Area Plan is shown on the Location Map. 
	LOCATION MAP .

	GOALS AND POLICIES .
	GOALS AND POLICIES .
	CONSISTENCY WITH THE GENERAL PLAN .
	CONSISTENCY WITH THE GENERAL PLAN .
	The land use for the Penngrove Area Plan is consistent with the adopted goals of the County of Sonoma and the Sonoma County General Plan projections of population, housing and employment distribution. 

	GENERAL PLAN GOALS AND POLICIES 
	GENERAL PLAN GOALS AND POLICIES 
	The following goal is of particular importance in the shaping this Area Plan: 
	"Accommodate both urban and rural life styles.  This should be accomplished by commitments to the following:  a community-centered concept, provisions of greenbelts surrounding and separating urban areas, retention of agricultural resources, adherence to the principle of environmental suitability, and preservation of our natural resources." 
	Policies 
	(1) 
	(1) 
	(1) 
	Policies of special importance to the study area are as follows: 

	(2) 
	(2) 
	Promote compact urban growth in order to reduce the cost of providing urban level services. 

	(3) 
	(3) 
	Accommodate a diversity of urban and rural lifestyle opportunities. 

	(4) 
	(4) 
	Preserve agricultural lands and encourage agriculture. 

	(5) 
	(5) 
	Utilize environmental suitability criteria to locate rural growth and guide urban growth. 

	(6) 
	(6) 
	Accommodate growth in a rationally phased manner in accordance with the ability of public agencies in the county to provide public services. 

	(7) 
	(7) 
	Formulate an ongoing program for open space around and within cities in order to provide visual relief from urban densities. 

	(8) 
	(8) 
	Guide rural-residential development so that: 

	TR
	a. b. 
	Such services do not require urban-level public services at a future time. Such areas are responsible for providing the public service improvements that are required. 


	c. 
	c. 
	c. 
	People of low or moderate income are not excluded from rural living. 

	d. 
	d. 
	Rural living is a possible alternative between urban and agricultural densities. 



	OTHER GOALS AND POLICIES 
	OTHER GOALS AND POLICIES 
	I. Land Use 
	I. Land Use 
	The general goal of this Area Plan is to provide a Land Use Plan that accommodates a diversity of lifestyles and meets the County population projections for the area. 
	A. Community Form.  It shall be a goal of this Area Plan that Penngrove retain its village character, but provide for housing and commercial needs in a manner consistent with neighborhood scale. 

	Policies 
	Policies 
	(1). 
	(1). 
	(1). 
	Establish mechanisms to phase in growth in accordance with the ability of agencies to provide public services. 

	(2). 
	(2). 
	Encourage a community concept through paths and bikeways connecting residential developments and public facilities. 

	(3). 
	(3). 
	Establish greenbelts to provide separation from adjacent cities. 

	(4). 
	(4). 
	Support a development pattern which enforces a sense of community by placing higher densities in the core area and increasingly lower densities on the outlying area. 

	(5). 
	(5). 
	Discourage "strip" commercial development along Old Redwood Highway. 

	(6). 
	(6). 
	Require architectural and site design review of buildings and landscaping plans for all new commercial construction, expansion or remodeling. 

	B. 
	B. 
	Rural Residential.  A goal of this Area Plan is to accommodate a variety of rural lifestyles in the Penngrove community and its environs. 



	Policies 
	Policies 
	(1). 
	(1). 
	(1). 
	Conform to the General Plan population projections and land-use designations in providing the opportunity for rural residential development. 

	(2). 
	(2). 
	Affirm that rural living at a variety of densities is a viable alternative between urban and agricultural densities. 

	(3). 
	(3). 
	Provide for in-filling of rural residential development in areas already committed to that land use. 

	C.
	C.
	 Agriculture.  A goal of this Area Plan is to protect and enhance the profitability of existing agriculture and protect agricultural soils for future generations. 



	Policies 
	Policies 
	(1). 
	(1). 
	(1). 
	Recognize prime soils as non-renewable resources to be preserved for agricultural uses. 

	(2). 
	(2). 
	Protect existing agricultural activities from the conflicts caused by the encroachment of residential development. 


	II. Transportation 

	Policies 
	Policies 
	(1). 
	(1). 
	(1). 
	Continue to evaluate alternative routes for the Petaluma Hill Road arterial which would divert traffic around central Penngrove. 

	(2). 
	(2). 
	Intersection improvements affecting circulation and traffic volumes through the Penngrove area shall be considered in the context of the roadway classifications and existing regional cumulative traffic impacts. 

	A.. 
	A.. 
	A goal of this Area Plan is to maintain the rural character of local roadways while providing for necessary capacity, traffic calming, and safety improvements and maintenance, especially with regard to school bus requirements and safety of children. 



	Policies 
	Policies 
	(1). 
	(1). 
	(1). 
	Coordinate roadways and land use planning to avoid overloading the existing road system. 

	(2). 
	(2). 
	Evaluate school bus, public transit and fire truck access as part of the permit review and approval process. 

	(3). 
	(3). 
	Develop a circulation plan for parcels along Petaluma Hill Road. 

	B.. 
	B.. 
	A goal of this Area Plan is to encourage and provide for alternative modes of transportation. 



	Policies 
	Policies 
	(1). 
	(1). 
	(1). 
	Encourage bicycle and pedestrian routes which are separate from automobile traffic where possible. 

	(2). 
	(2). 
	Coordinate scenic highways with recreation bikeways and equestrian trails. 



	III. Public Services 
	III. Public Services 
	A.. A goal of this Area Plan is to ensure that adequate public services are provided to serve the projected population and that public safety is protected. 

	Policies 
	Policies 
	(1). 
	(1). 
	(1). 
	Request funding of a feasibility study evaluating the cost of forming a County Service Area to acquire the Penngrove Water System and improve its facilities. 

	(2). 
	(2). 
	Require adequate water pressure and hydrants for fire protection purposes for all new development. 



	IV. Hydrology 
	IV. Hydrology 
	A. .A goal of this Area Plan is to ensure a sufficient supply of high quality groundwater. 

	Policies 
	Policies 
	(1). 
	(1). 
	(1). 
	Conserve and replenish groundwater recharge areas. 

	(2). 
	(2). 
	Consider the cumulative impact of on-site sewage disposal in reviewing development proposals. 

	(3). 
	(3). 
	Develop groundwater resources as a water supply only when consistent with a safe yield. 

	B. 
	B. 
	It shall also be a goal of this Area Plan to minimize drainage impacts on floodplains. 



	Policies 
	Policies 
	(1). 
	(1). 
	(1). 
	Consider drainage impacts in land use decisions and permit reviews and approvals. 

	(2). 
	(2). 
	Implement floodplain zoning along Lichau Creek and Willow Brook. 



	V. Open Space 
	V. Open Space 
	A. .A goal of this Area Plan is to preserve those areas within the study area which are important biotic or natural features, scenic resources or managed resource areas which could provide open space. 

	Policies 
	Policies 
	(1). 
	(1). 
	(1). 
	Establish riparian corridor setbacks along Lichau Creek and Willow Brook. 

	(2). 
	(2). 
	Encourage retention of the eucalyptus hedgerows. 

	B. .
	B. .
	In addition, it is a goal of this Area Plan to protect, maintain and establish scenic highway corridors in order to preserve the variety and beauty of Sonoma County's landscape for future generations. 



	Policies 
	Policies 
	(1). 
	(1). 
	(1). 
	Designate Adobe Road, Petaluma Hill Road and Old Redwood Highway as scenic corridors. 

	(2). 
	(2). 
	Provide location, design and landscaping criteria for new development to be located on designated scenic highway corridors. 





	CONSTRAINTS AND MITIGATION MEASURES .
	CONSTRAINTS AND MITIGATION MEASURES .
	NATURAL CHARACTERISTICS 
	Slopes and Geology 
	Slopes and Geology 
	(1). 
	(1). 
	(1). 
	(1). 
	The high shrink-swell nature of the soils will require special engineering to avoid structural failure during earthquakes. Soils reports are required for Major Subdivisions.  The Building Department shall continue to require geologic reports on single family residence building permits in landslide areas in order to enforce the geologic provisions of Chapter 70 of the Uniform Building Code. 

	In hazardous areas designated on the Constraints Map: 

	(2). 
	(2). 
	The Department of Planning shall continue to make referrals to a qualified geologist in order to determine when engineering geologic reports are necessary concerning the following discretionary actions:  plan amendments, rezonings, use permits, minor and major subdivisions and design review permits. 

	(3). 
	(3). 
	Building envelopes shall be shown on the parcel map as per geologist report.  The following note shall also be shown prominently on the parcel map:  "Areas outside building envelopes may be subject to detailed geological review requirements prior to issuance of building permits." 

	(4). 
	(4). 
	All grading is subject to a Civil Engineer's plans, the Uniform Building Code and grading permits (plans to be contingent upon the geologist's report) in order to minimize unstable earth conditions. 

	(5). 
	(5). 
	Prior to construction, each site and proposed grading, leachline and foundation plans shall be approved by an engineering geologist. 

	(6). 
	(6). 
	Slopes, both cut and fill, shall not be steeper than 2:1 unless a thorough geological and engineering analysis indicates that steeper slopes are safe and erosion control measures are specified. 


	Soils 
	Soils 
	(1). 
	(1). 
	(1). 
	Require clustering of residential development to ensure the retention of parcel sizes sufficient to maintain viable agricultural operations. 

	(2). 
	(2). 
	Promote the use of Agricultural Preserves as a means of maintaining productive open space. 


	 CONSTRAINTS MAP. 
	Require 100-200 foot building setbacks on parcels adjacent to agricultural uses. 
	(3). 
	(3). 
	(3). 
	Adopt and enforce grading and erosion control standards as part of the revision of the County Zoning and Subdivision Ordinances. 

	(4). 
	(4). 
	Enforce mitigations listed in Section 8.40 Summary of Mitigation Measures, Soils/Water Quality as appropriate for projects next to agricultural preserves, on slopes exceeding 10%, and/or within 100 feet of a streambank. 



	Hydrology 
	Hydrology 
	(1). 
	(1). 
	(1). 
	Within the groundwater recharge areas, conditions to regulate construction activities, the creation of impervious surfaces and changes in drainage shall be required on all discretionary actions. 

	(2). 
	(2). 
	In order to prevent unnecessary erosion and decrease in water quality, enforce the provisions of Chapter 70 of the Uniform Building Code which deals with grading permits. 

	(3). 
	(3). 
	Enforce protection of riparian corridors through adoption of riparian corridor setbacks of 2 1/2 times the height of the streambank plus 50 feet or 50 feet from the highest streambank as part of the Open Space Plan.  Where such setback is less restrictive than required for General Plan designated riparian corridors, compliance with the General Plan standards is required.  Replacement of existing buildings located within the setback is subject to the approval of the Sonoma County Water Agency and the Plannin



	Fire Hazard 
	Fire Hazard 
	(1). 
	(1). 
	(1). 
	Continue to require fire management plans with minor and major subdivisions. 

	(2). 
	(2). 
	Any construction should be to the standards prescribed by comprehensive Building Codes and Fire Protection Codes. 

	(3). 
	(3). 
	Special attention should be given to building siting and access to minimize exposure to fire hazards and to provide easy access to fire fighting vehicles. 



	Vegetation and Wildlife 
	Vegetation and Wildlife 
	(1). 
	(1). 
	(1). 
	A setback of 2 1/2 times the height of the stream bank plus 50 feet from the top of the highest bank is required along Lichau Creek, Willow Brook and the intermittent streams.  Where such setback is less restrictive than required for General Plan designated riparian corridors, compliance with the General Plan standards is required.  Replacement of existing buildings located within the setback is subject to the approval of the Sonoma County Water Agency and the Planning Director. 

	(2). 
	(2). 
	(2). 
	Willow Brook and Lichau Creek shall be retained as natural waterways. 


	(3). 
	(3). 
	Require retention of hedgerows and all large specimen trees on all use permits, subdivision design review applications. 

	(4). 
	(4). 
	Enforce additional mitigation measures Numbers 4-8 listed in Section 8.40, Summary of Mitigation Measures, Vegetation and Wildlife, as appropriate on use permits, rezonings, subdivisions and design review applications. 





	CULTURAL CHARACTERISTICS 
	CULTURAL CHARACTERISTICS 
	Transportation and Circulation 
	Recommendations: Transportation & Circulation 
	Recommendations: Transportation & Circulation 
	(1). 
	(1). 
	(1). 
	Work with the developer of the former Hewlett-Packard Plant site and the City of Rohnert Park to have the developer contribute to the cost of mitigating off-site impacts on County roads and any improvements which may be necessary to the Railroad Avenue interchange. 

	(2). 
	(2). 
	Most of the roads within the study area are designated as scenic corridors.  Road projects shall be designed to retain the basis rural character of the roads. 



	Implementation: Transit 
	Implementation: Transit 
	(1). 
	(1). 
	(1). 
	Bus service should be expanded to keep pace with urban development. 

	(2). 
	(2). 
	The County should continue to fund the special transportation needs of the elderly, handicapped and disadvantaged. 

	(3). 
	(3). 
	Turnouts and/or bus shelters will be needed at the following locations and should be accommodated through roadway design and dedication: 


	Main Street by the Post Office and just north of Woodward Avenue Both sides of Main Street at the Adobe Road intersection Both sides of Petaluma Hill Road at the entrance to the former Hewlett Packard Plant site 

	Noise 
	Noise 
	(1). Development shall comply with the standards and policies of the General Plan Noise Element. 
	  TABLE 1. 
	  TABLE 2. 

	Air Quality 
	Air Quality 
	The primary source of air pollution in Penngrove is vehicle emissions.  County General Plan analysis of traffic flows in the Penngrove area indicated that air quality standards can be met, particularly if scheduled emission standards are retained and enforced. 
	Because the plan's population projection approximates the County General Plan projection of population increase, there are no adverse air quality impacts associated with the Penngrove Area Plan above those already considered in the General Plan. 
	(1). 
	(1). 
	(1). 
	Both point source and cumulative traffic-generated emissions should be evaluated for potential adverse air quality impacts for major developments and these developments should proceed only if air quality impacts can be mitigated. 

	(2). 
	(2). 
	Substantial air emissions sources will be regulated by a permit issued by the Air Pollution Control District in accordance with State Air Resources Board standards. 

	(3). 
	(3). 
	Individual projects involving hazardous materials shall be sent to the Project Review & Advisory Committee to consider requiring an expanded initial study to evaluate the risk of an explosion or the release of hazardous substances in the event of an accident and propose feasible mitigations. 



	Schools 
	Schools 
	(1). The Petaluma School District should consider adopting a policy of school impact fees if the district expects adverse impacts.  The Board of Supervisors should implement the fees if so requested by the school board. 

	Fire Services 
	Fire Services 
	(1). 
	(1). 
	(1). 
	Continue the water connection moratorium until the Penngrove Water Company can meet fire flow standards. 

	(2). 
	(2). 
	All rezoning, subdivision, use permit and design review applications shall be referred by the Planning Department to the Fire District for input. 

	(3). 
	(3). 
	On all subdivision applications outside the areas served by public water, the applicant shall provide a water storage tank with a minimum capacity of 2,000 gallons or a swimming pool fire protection hookup on each parcel. 

	(4). 
	(4). 
	Within the Penngrove Water Company service area, hydrants and fire flow requirements shall be specified by the Penngrove Fire District and made conditions of approval on all subdivision, use permit and design review applications. 



	Police Protection 
	Police Protection 
	(1). 
	(1). 
	(1). 
	Encourage the clustering of new residential dwellings in an effort to provide greater security. 

	(2). 
	(2). 
	The Planning Department shall refer all development project applications to the Sheriff's Office for security input. 



	Water Supply 
	Water Supply 
	(1). 
	(1). 
	(1). 
	Continue the moratorium on the issuance of building permits within the water district until the State Health Department lifts its water connection ban. 

	(2). 
	(2). 
	(2). 
	Fund a feasibility study to evaluate the cost of forming an assessment district and County Service Area to acquire the Penngrove Water Company. 

	Sanitation Department Conditions to be applied on subdivision applications when the moratorium is lifted: 

	(3). 
	(3). 
	Prior to filing of the final subdivision map or validation of the Minor Subdivision, the subdivider shall construct the water mains and laterals or give guaranty or post bonds to insure the installation of the water facilities in accordance with the Sonoma County Sewer System Standards, District Standards and the approved improvement plan. 

	(4). 
	(4). 
	Prior to validation of the Minor Subdivision or improvement plans for a Major Subdivision, a letter of resolution from the water company, or district, shall be submitted indicating its ability to serve the proposed subdivision and evidence indicating that a satisfactory agreement has been entered into for such water service. 



	Sewer Services 
	Sewer Services 
	(1). 
	(1). 
	(1). 
	The Department of Planning shall establish a monitoring system for second units and refer all zoning, subdivision and use permit applications to the City of Petaluma for review and comment. 

	(2). 
	(2). 
	Continue adherence to the regulations of the Sonoma County Environmental Health Department with respect to required percolation tests and creek setbacks.  (See Summary of Mitigation Measures, Septic Systems, Mitigations 1-16 to be required on applications as specified by the Environmental Health Department). 

	(3). 
	(3). 
	Within County Service District 19, prior to filing of the final subdivision map or validation of the Minor Subdivision, the subdivider shall construct the sewer mains and laterals or give guaranty or post bonds to insure installation of the sewer facility in accordance with the Sonoma County Sewer System Standards and the approved improvement plans. 



	Energy 
	Energy 
	(1). 
	(1). 
	(1). 
	Cluster rural residential development where feasible.  The Land Use Plan and Zoning allow for small minimum lot sizes while proposing a low overall density. 

	(2). 
	(2). 
	Design and orient houses to take advantage of solar exposure. 

	(3). 
	(3). 
	Minimize window areas on north-facing walls and maximize windows on south-facing walls. 

	(4). 
	(4). 
	Encourage double-glaze windows and glass doors to reduce heat loss during the winter. 

	(5). 
	(5). 
	Use insulation and weather-stripping to reduce dependence upon air conditioning and heating.  Provide additional insulation on north-facing walls. 

	(6). 
	(6). 
	Use solar heating where feasible. 

	(7). 
	(7). 
	Maximize natural lighting. 

	(8). 
	(8). 
	Landscape with deciduous trees along south-facing walls to shade south walls during the summer and to permit solar heating in the winter. 

	(9). 
	(9). 
	Educate the general public about energy conservation programs available through Pacific Gas and Electric. 

	(10) 
	(10) 
	Adopt road widths and standards for rural developments that reduce the amount of petroleum products utilized for construction. 

	(11) 
	(11) 
	Support and encourage transit and car-pooling programs. 



	Archaeology 
	Archaeology 
	(1). 
	(1). 
	(1). 
	Refer all discretionary actions, zone changes, subdivision, use permits, public projects, etc. to the Northwest Information Center, Department of Anthropology, Sonoma State University to ascertain probability of disturbing archaeological resources. 

	(2). 
	(2). 
	Require an archaeological field survey for projects found to have a high probability of disturbing archaeological resources. 




	LAND USE PLAN .
	LAND USE PLAN .
	GENERAL COMMENTS ABOUT LAND USE AND ZONING 
	GENERAL COMMENTS ABOUT LAND USE AND ZONING 
	The Penngrove Area Plan Land Use Plan is designed to accommodate an amount of growth consistent with the Sonoma County General Plan. 

	LAND USE POLICIES 
	LAND USE POLICIES 
	(1). 
	(1). 
	(1). 
	(1). 
	An Area Plan Amendment will not be required to subdivide existing units.  In order to qualify under this provision, the following criteria shall be met for any rezoning and/or subdivision: 

	a.. 
	a.. 
	a.. 
	The dwellings must have legal building permits or the applicant shall provide proof that the building was constructed prior to 1960. 

	b.. 
	b.. 
	An on-site survey by the Building Inspection Department is required to verify that the residences are substantial structures. 

	c.. 
	c.. 
	The applicant must prove to the satisfaction of the Environmental Health Department that separate and adequate water supply and sewage disposal systems exist or can be established for the units. 

	d.. 
	d.. 
	Dwellings must be in excess of 840 square feet in area. 



	(2). 
	(2). 
	Where a minimum lot size is not specified, subdivision standards of 1.0 acre minimum for lots served by septic systems and public water and 1.5 acre minimum for lots served by septic systems and public water and 1.5 acre minimum for lots served by septic systems and private wells will apply. 

	(3). 
	(3). 
	Use of the B-6 district is intended to encourage maximum adaptation of land divisions to the landscape. 

	(4). 
	(4). 
	Clustering is encouraged in appropriate situations.  Once the maximum density allocated a parcel under a B-6 district is reached, any large residual parcel resulting from a subdivision shall be subject to rezoning to B-7 district to prevent any subsequent divisions. 

	(5). 
	(5). 
	The plan encourages residences as a secondary use in the commercial district and second units in the sewer district to meet the need for moderate priced units. 



	LAND USE OUTSIDE THE SEWER DISTRICT 
	LAND USE OUTSIDE THE SEWER DISTRICT 
	See the Land Use Plan Map for the Penngrove Area Plan. 
	Diverse Agriculture 
	Diverse Agriculture 
	A 20 acre density is recommended for these parcels to provide a transitional zone between agricultural and rural residential land uses.  While much of the area has Class II and III soils and is used for dairies, pasture land and chicken ranches, substantial parcelization has already occurred. 
	This land use designation is also used south of East Railroad Avenue.  A 10 acre density is specified for this area.  
	Any subdivisions within this category shall be designed to maintain the maximum agricultural use of the property.  Agricultural management plans shall be submitted with rezoning and subdivision applications for APN 137-030-01 or APN 47-110-30 and with any subdivision applications for APN 47-110-28. 

	Rural Residential 
	Rural Residential 
	The Rural Residential category follows General Plan land use designations and also acknowledges the 5 acre zoning established under the Formschlag Study and for the area south of Ely Road and east of Corona Road.  While the designation encourages small scale domestic agriculture, it is accepted that intense, commercial agriculture will be precluded in this area.  Densities range from 1.5 to 5 acres.  Policies by area are as follows: 

	Formschlag Lane/West of Petaluma Hill Road 
	Formschlag Lane/West of Petaluma Hill Road 
	Matson Lane should be developed to County Standards to provide access to these parcels. Any alternative access shall be subject to the approval of the Planning and Public Works Departments. 

	Brand Avenue/Davis Lane/Dutch Lane 
	Brand Avenue/Davis Lane/Dutch Lane 
	One third of the new development allowed by the plan in this area would be on a single parcel (APN 47-231-01). Subdivision of this parcel should be designed to tie into a conceptual circulation plan for the area. 
	Agricultural setbacks of 100-200 feet, noise mitigations and landscape screening shall be required for subdivisions in this area. 
	  LAND USE PLAN MAP. 


	LAND USE WITHIN THE SEWER DISTRICT 
	LAND USE WITHIN THE SEWER DISTRICT 
	The intent of this Land Use Plan is to develop a rural community which provides a variety of housing opportunities.  While the plan would allow densities to increase in the downtown area, this density is lower than is typical in urban areas of the county.  Densities are reduced in the outlying area to recognize development constraints and prevent "sprawl." 
	Rural Residential 
	Rural Residential 
	Within the sewer district, this category supports residential development on large parcels. Public sewer and water area available.  Access is required from a county maintained road or private road maintained by a road maintenance agreement.  Site constraints and the desire to maintain rural character of these areas restrict more intensive development.  Density is two acres per unit. 

	East of Old Redwood Highway South of Penngrove 
	East of Old Redwood Highway South of Penngrove 
	Old Redwood Highway is a major arterial and is projected to be widened to four lanes to handle traffic needs.  Intensive development in this area with access onto Old Redwood Highway would limit the capacity of that roadway.  The Land Use Plan shows a 2 acre density.  One acre minimum and flood zoning is designated for the appropriate portions of each parcel such that the total development potential conforms to the 2 acre density. APN 47-210-09 has recently been subdivided.  The intent of the zoning is to a

	Low Density Residential 
	Low Density Residential 
	The Low Density Residential land use category supports residential development on parcels large enough for limited family agricultural use. Public sewer and water are required as well as access from a county-maintained road or private road maintained by road maintenance agreement.  Site constraints and the desire to maintain the rural character of these areas restrict more intensive development. 

	West of Old Redwood Highway and South of Phillips Subdivision 
	West of Old Redwood Highway and South of Phillips Subdivision 
	Any developments shall be designed to provide access off Goodwin Avenue in order to limit traffic impacts on Old Redwood Highway. APNs 47-152-03 and 47-152-15 are designated “Limited Commercial” and zoned to recognize the existing hay operation. Other commercial utilization of these parcels is inappropriate in this residential area.  Rural Residential zoning is specified north of Hatchery Road and RR 1 acre minimum south of Hatchery Road.  Although the area is designated low density residential with a one-h
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	Phillips Subdivision 
	Phillips Subdivision 
	No additional policies. 

	Ronsheimer Road 
	Ronsheimer Road 
	Two parcels in the area have recently been rezoned to the RR district.  Prior to subdivisions, road improvements in accordance with Public Works Department's rural residential street standards shall be required. 

	North of Adobe Road/Penngrove Avenue 
	North of Adobe Road/Penngrove Avenue 
	Existing Units - 38 Vacant Parcels - 15 New Parcels - 26 Buildout - 79 
	Approximately six acres of APN 47-091-34 and ten acres of APN 47-231-01 are included within this category, but zoned RR/B6, 2.5 acre density. Rezoning to 1 acre density shall be permitted upon annexation to the sewer district and mitigation of flooding problems.  The rezoning and annexation shall be permitted  for the portion of the parcel designated Low Density Residential. 
	ONLY


	Central Penngrove 
	Central Penngrove 
	Zoning east of Bannon Lane is RR/1 acre minimum with a rezoning to low density residential when the street is upgraded to standards of the Sonoma County Department of Public Works. 

	Single Family Residential 
	Single Family Residential 
	The "single family residential" category is characterized by single-family detached residences on individual parcels.  Public sewer and water are required for lands to be designated for this use category as well as access from a county-maintained road. Lot sizes may range from 6,000 square feet north of Woodward Avenue to 10,000 square feet in the area south of that street, in conformance with existing neighborhood characteristics and constraints. 
	The General Plan Housing Element designates all lands with an Urban Residential land use category and a density of 4 units per acre or greater as potential Housing Opportunity Areas. Projects in these areas which are consistent with the Housing Element programs and policies are considered consistent with the land use designations in this Area Plan. 
	South of Woodward, 10,000 square foot minimum zoning is applied.  This area has several existing smaller lots and is suitable for densities which are higher than those presently allowed. The exception is a group of three lots served by a private easement from the south end of Oak 
	South of Woodward, 10,000 square foot minimum zoning is applied.  This area has several existing smaller lots and is suitable for densities which are higher than those presently allowed. The exception is a group of three lots served by a private easement from the south end of Oak 
	Avenue which shall retain a 20,000 square foot minimum zoning until access problems are resolved. Development will require noise mitigations and setbacks. 

	COMMERCIAL AND INDUSTRIAL LAND USE CATEGORIES 


	Limited Commercial 
	Limited Commercial 
	Properties along Main Street are designated as Limited Commercial to serve the needs of the community.  Typical uses which may be accommodated within this use category include all types of retail sales (except outdoor), personal services, office buildings and restaurants.  Residential uses, especially apartments, shall be allowed as a secondary use per the zoning code. 
	General Commercial 
	General Commercial 
	This land use category provides for location of wholesale and heavy commercial uses such as feed stores, warehouses and cabinet shops. 

	Limited Industrial 
	Limited Industrial 
	Uses in this category generally involve the production or assembly of smaller products (without side products), and involve limited generation of smoke, odors, or noise.  While operations are generally contained within a building, screened outdoor storage could also be accommodated, as well as wholesaling and warehousing. 
	PUBLIC LAND USE CATEGORY 


	Public Facilities/Park 
	Public Facilities/Park 
	Only existing uses are designated on the Land Use Plan Map and any new public facilities of a similar nature shall require an amendment to this plan's land use map. 


	OPEN SPACE PLAN 
	OPEN SPACE PLAN 
	Much of the character of the Penngrove area derives from the natural features of its landscape. Thus the Open Space Plan is a critical element of the study. The Open Space Plan Map complements the Land Use Plan, providing implementation measures to ensure that environmental and resource values are maintained.  The Open Space Plan proposes the preservation of open space for the following purposes: 
	(1). 
	(1). 
	(1). 
	Managed production of resources such as agricultural lands and areas required for the recharge of groundwater. 

	(2). 
	(2). 
	Maintenance of public health and safety including areas which require special management due to unstable soils or flood hazards. 

	(3). 
	(3). 
	Retention of natural resource areas, including streams, required for the preservation of plant and animal life. 

	(4). 
	(4). 
	For outdoor recreation, including areas of scenic and historical value and areas suited for parks and recreation. 


	RESOURCE MANAGEMENT 
	Agriculture 
	Agriculture 
	Those areas used for or reserved for use as agricultural lands are defined as open space under State law.  In the Penngrove Area Plan these lands fall into two major categories: 
	Agricultural Preserves.  Those lands under "Williamson Act" contracts with the County, which provide a tax incentive in exchange for a long term commitment to agricultural land uses as provided for in the California Land Conservation Act of 1965, fall under this designation. 
	Agricultural Uses.  Those lands which are designated in the Penngrove Area Plan Land Use Plan Map as Diverse Agriculture but are not currently in an agricultural preserve fall within this designation. 
	Based on the goals and policies of the Penngrove Area Plan and the descriptions of the land use categories, the primary emphasis in these areas shall be to promote, protect and preserve agricultural land uses. 
	Implementation 
	Implementation 
	(1). 
	(1). 
	(1). 
	The "Williamson Act" contract normally requires a 10 year continued commitment to agriculture or open land (retaining the option for agriculture) which is renewed each year unless the owner of property under contract chooses not to renew it. In that case, during the remaining nine years of the ten year agreement, the contract remains in effect.  Subsequent development must be consistent with the Land Use Plan. 

	(2). 
	(2). 
	The land use designations and residential densities in the Land Use Plan define appropriate areas for agricultural land uses and opportunities to pursue agricultural activities.  Minimum lot size requirements, clustering of residential development, building setback lines and building envelopes to separate conflicting residential development from agriculture shall be utilized, to the extent possible, to ensure the long term protection and preservation of agricultural lands. 

	(3). 
	(3). 
	Use of the Land Trust programs, such as scenic easements, as a means by which a land owner may voluntarily implement the goals and policies of the specific plan with respect to open space are encouraged. 



	Natural Recharge Areas 
	Natural Recharge Areas 
	Natural recharge areas are places with permeable soils and gravels where water from natural runoff and stream flow can percolate to replenish the groundwater supply.  If large areas of impermeable surfaces, such as roofs, roads and parking lots are placed in natural recharge areas, the groundwater supply may be significantly reduced. Most of the study area is designated a recharge area. 

	Implementation 
	Implementation 
	(1). Encourage civil engineered drainage plans which provide for retention of runoff for all subdivisions, use permit and design review applications. 


	MAINTENANCE OF PUBLIC HEALTH AND SAFETY 
	MAINTENANCE OF PUBLIC HEALTH AND SAFETY 
	Slope constraints, geologic hazards and soil constraints are described in the Natural Characteristics section of the plan and were given substantial weight in the preparation of the Land Use Plan. 
	Flood Plain 
	Flood Plain 
	The 100 year flood plain is identified and mapped on the F.I.R.M. Maps and County Zoning Maps available in the Planning Department offices. 
	OPEN SPACE PLAN MAP .
	PRESERVATION OF NATURAL RESOURCES 


	Riparian Corridors 
	Riparian Corridors 
	Lichau Creek, Willow Brook and several unnamed creeks in the Penngrove environs have significant riparian vegetation. 
	Implementation 
	Implementation 
	(1). 
	(1). 
	(1). 
	Lichau Creek and Willow Brook are designated as major riparian corridors and the four intermittent streams as minor riparian corridors.  A building setback of 2 1/2 times the height of the streambank plus 50 feet or 50 feet from the top of the highest bank shall be required along Lichau Creek, Willow Brook and the intermittent streams.  Replacement of existing buildings located within the setback is subject to the approval of the Sonoma County Water Agency and the Planning Director.  Where such setback is l

	(2). 
	(2). 
	All creeks shall be retained as natural waterways. 

	(3). 
	(3). 
	Restoration and fencing shall be required on all subdivisions, use permits and Design Review applications unless waived by the Planning Director. 



	Hedgerows 
	Hedgerows 
	Strands of eucalyptus and cypress along property lines and roadways are a prominent feature of the Penngrove landscape.  These hedgerows give form to the landscape and are worthy of preservation because they contribute a unique sense of identity to Penngrove and its environs. 

	Implementation 
	Implementation 
	(1). 
	(1). 
	(1). 
	The cutting of hedgerows designated on the Open Space Plan Map should be discouraged unless sufficient reason to harvest is demonstrated to the Division of Forestry and the County Planning Department. 

	(2). 
	(2). 
	All subdivisions shall be designed to preserve existing hedgerows. 



	Historic Structures/Archaeology 
	Historic Structures/Archaeology 
	There are several structures of historical significance in the Penngrove area that should be considered for Historic District zoning.  These sites are shown on the Open Space Plan Map. Central Penngrove contains several historical structures which are important to Penngrove's identity as a rural community.  For this reason, central Penngrove is recommended for designation as a Historic District. 
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	An archaeological sensitivity study has been prepared for the plan. 

	Implementation 
	Implementation 
	(1). 
	(1). 
	(1). 
	Adoption of the Historic District Zoning and the Design Standards (Appendix A) will protect historic resources. 

	(2). 
	(2). 
	The Department of Planning shall continue the existing referral system for development applications permits within archaeological sensitivity areas. 


	OUTDOOR RECREATION 


	Scenic Corridors 
	Scenic Corridors 
	Petaluma Hill Road, Adobe Road and Old Redwood Highway are designated scenic corridors.  These roadways provide open vistas of field, creeks and the Sonoma Mountains. 
	Implementation 
	Implementation 
	(1). 
	(1). 
	(1). 
	Along scenic corridors a building setback of 30% of the depth of the lot or a maximum of 200 feet from the centerline of the road is required to preserve the rural, open character of the corridor.  If development is proposed within the setback, a design review field inspection will be required to authorize exception based on screening by existing vegetation and topography.  Where such setback is less restrictive than required for General Plan designated scenic corridors, compliance with the General Plan sta

	(2). 
	(2). 
	Utility distribution and service lines shall be placed underground for new development. 



	Community Form Land/Community Separator/Scenic Landscape Unit 
	Community Form Land/Community Separator/Scenic Landscape Unit 
	The Plan designates the open plain between Ely Road and Adobe Road as "community form land" -- a scenic resource which protects the general plan appearance of the area and provides separation between communities. 
	The area south of Ely Road is designated as community separator.  It provides a scenic backdrop and forms a border for the City of Petaluma.  Development within these areas would modify the rural character of the region. 
	The plan designates an area north of Adobe Road as "Scenic Landscape Unit." 

	Implementation 
	Implementation 
	(1). 
	(1). 
	(1). 
	These areas are presently farm lands and preservation of agriculture is a high priority of the plan.  Low density zoning will aid in the retention of the character of the area. 

	(2). 
	(2). 
	A visual analysis is required for all subdivisions in areas designated "community form land" and "community separator."  Building envelopes which locate building sites below ridgelines and utilize existing vegetation to screen residential development shall be established for all subdivisions within this area. 

	(3). 
	(3). 
	Development in "Scenic Landscape Units" is subject to the policies of the Open Space Element of the General Plan, as implemented by the SR (Scenic Resources) district. 


	BIKEWAYS PLAN 
	The Sonoma County General Plan designates several bikeways in the Penngrove Area. 
	APPENDIX. 



	SUMMARY OF MITIGATION MEASURES 
	SUMMARY OF MITIGATION MEASURES 
	The following mitigation measures are to be applied as appropriate at the project level to mitigate environmental impacts. 
	Geology 
	Geology 
	Hazardous areas designated on the Constraints Map: 
	(1). 
	(1). 
	(1). 
	The Department of Planning shall continue to make referrals to a qualified geologist in order to determine when engineering geologic reports are necessary concerning the following discretionary actions:  plan amendments, rezonings, use permits, minor and major subdivision and design review permits. 

	(2). 
	(2). 
	Building envelopes shall be shown on the parcel map as per geologist report.  The following note shall also be shown prominently on the parcel map:  "Areas outside building envelopes may be subject to detailed geological review. 

	(3). 
	(3). 
	All grading is subject to a Civil Engineer's plans, the Uniform Building Code and grading permits (plans to be contingent upon the geologist's report) in order to minimize unstable earth conditions. 

	(4). 
	(4). 
	Prior to construction, each site and proposed grading, leachline and foundation plans shall be approved by an engineering geologist. 

	(5). 
	(5). 
	Slopes, both cut and fill, shall not be steeper that 2:1 unless a thorough geological and engineering analysis indicates that steeper slopes are safe and erosion control measures are specified. 



	Soils/Water Quality 
	Soils/Water Quality 
	(1). 
	(1). 
	(1). 
	Require clustering of residential development to ensure the retention of parcel sizes sufficient to maintain viable agricultural operations. 

	(2). 
	(2). 
	Promote the use of Agricultural Preserves as a means of maintaining productive open space. 

	(3). 
	(3). 
	Require 100-200 foot building setbacks on parcels adjacent to agricultural uses. 

	(4). 
	(4). 
	Drainage improvements in accordance with Water Agency Design Criteria shall be designed by a civil engineer for approval by the Chief Engineer of the Sonoma County Water Agency and shown on the improvement plans submitted to the County Surveyor. 

	(5). 
	(5). 
	Sediment basins, sediment traps, or similar sediment control measures shall be installed before extensive clearing and grading operations begin if they are to take place during the period of September 1 through May 1. 

	(6). 
	(6). 
	Native vegetative ground cover shall not be destroyed, removed or disturbed more than 15 days prior to grading unless otherwise approved by the engineer representing the permit issuing agency. 

	(7). 
	(7). 
	Energy absorbing devices to reduce the velocity of runoff water shall be installed. 

	(8). 
	(8). 
	Temporary mulching, seeding, or other suitable stabilization measures shall be used to protect exposed critical areas during construction or other land disturbance. 

	(9). 
	(9). 
	Stockpiling of all or some of the topsoil on the site is required for use on areas to be revegetated. 

	(10) 
	(10) 
	Grading equipment shall not cross or disturb live stream channels. 

	(11) 
	(11) 
	The high shrink-well nature of the soils will require special engineering to avoid structural failure during earthquakes.  Soils reports are required for major subdivisions.  The Building Department shall continue to require geologic reports on single family residence building permits in land-slide areas in order to enforce the geologic provisions of Chapter 70 of the Uniform Building Code. 



	Hydrology 
	Hydrology 
	(1). 
	(1). 
	(1). 
	In order to prevent unnecessary erosion and decrease in water quality, enforce the provisions of Chapter 70 of the Uniform Building Code. 

	(2). 
	(2). 
	Enforce protection of riparian corridors through adoption of riparian corridor setbacks as part of the Open Space Plan. 

	(3). 
	(3). 
	Adopt flood plain zoning along Lichau Creek and Willow Brook. 

	(4). 
	(4). 
	A building setback line shall be shown on the final map designated as a distance 2 1/2 times the height of the streambank plus 50 feet from the top of the streambank, whichever is greater. 

	(5). 
	(5). 
	Drainage improvements in accordance with Water Agency Design Criteria shall be designed by a civil engineer for approval by the Chief Engineer of the Sonoma County Water Agency and shown on the improvement plans submitted to the County Surveyor. 

	(6). 
	(6). 
	In letters one inch high the words "SUBJECT TO INUNDATION" shall be shown on the parcel map. For those portions of the parcel which are not subject to flooding, a line may be delineated on the map with arrows indicating the limits of flooding. 

	(7). 
	(7). 
	The applicant shall provide a civil engineer prepared storm drain system plan which provides for retention of increased runoff subject to the approval of the Chief Engineer of the Sonoma County Water Agency and the Planning Director. 

	(8). 
	(8). 
	Roads, driveways, and parking lots shall be surfaced with permeable materials within an aquifer recharge area. 

	(9). 
	(9). 
	A civil engineer prepared plan is required for driveway or road stream crossings subject to the approval of the Chief Engineer of the Sonoma County Water Agency and the Planning Director to minimize disturbance of the waterway. 

	(10) 
	(10) 
	A project with a waterway is subject to a Department of Fish and Game 1601-1602 permit and a Sonoma County Water Agency roiling permit to minimize the disturbance of wildlife habitat and turbidity. 

	(11) 
	(11) 
	Any discharge of wastes into surface waters is subject to waste discharge requirements issued by the Regional Water Quality Control Board. 

	(12) 
	(12) 
	A report shall be prepared by a registered geologist addressing the potential for adequate water supply.  This report shall include data descriptive of the underlying geologic formation, depths and yields of neighboring wells, and any history of well failures or unsuccessful attempts to develop water in the area.  Report to be sent to the Environmental Health and Planning Departments for their review and approval. 

	(13) 
	(13) 
	Private wells to be sealed in accordance with Environmental Health Department standards to prevent contamination of groundwater. 

	(14) 
	(14) 
	The project is subject to Environmental Health Department and Water Quality Control Board standards for the preservation of groundwater. 

	(15) 
	(15) 
	For major projects on wells in marginal groundwater availability areas, a groundwater table monitoring program shall be established and administered by the Planning Department to include the following:  an annual reporting of estimated water usage and a static water level measurement after the well has not been pumped for 24 hours made in April and October. 



	Vegetation and Wildlife 
	Vegetation and Wildlife 
	(1). 
	(1). 
	(1). 
	A setback of 2 1/2 times the height of the bank plus 50 feet is required along Lichau Creek and Willow Brook. 

	(2). 
	(2). 
	Willow Brook and Lichau Creek shall be retained as natural waterways. 

	(3). 
	(3). 
	Require retention of hedgerows on all use permits, subdivisions and design review applications. 

	(4). 
	(4). 
	Design Review is required to minimize the removal of trees on the site and/or to assure the replacement of removed trees with appropriate native species. 

	(5). 
	(5). 
	Protective fencing to be installed along drip line of trees during construction activities. 

	(6). 
	(6). 
	Any limbs, trunks or exposed roots damaged during construction are to be painted immediately with a good grade of "tree paint." 

	(7). 
	(7). 
	If fill is to be placed over the root zone, subdrainage structures are to be installed. 

	(8). 
	(8). 
	Diseased and damaged trees previously identified are to be removed. 



	Roads 
	Roads 
	(1). 
	(1). 
	(1). 
	Work with Hewlett Packard and the City of Rohnert Park to have the company contribute to the cost of mitigating off-site impacts on County roads and any improvements which may be necessary to the Railroad Avenue interchange. 

	(2). 
	(2). 
	Along designated scenic corridors, road projects shall be designed to comply with General Plan Open Space Policies. 

	(3). 
	(3). 
	(3). 
	Road Department Conditions to be applied on subdivision, design review and use permit applications: 

	a.. 
	a.. 
	a.. 
	Dedication of ___ feet of right of way, by grant deed, measured from the (existing right of way line) (existing centerline) for the full frontage along _______________. 

	b.. 
	b.. 
	Dedication of ___ feet of right of way, by grant deed, measured from the (existing right of way line) (existing centerline) for the full frontage along ________________. 

	c.. 
	c.. 
	Dedication of right of way returns, by grant deed, of ___ feet radius at the intersections of ________________. 

	d.. 
	d.. 
	Applicant shall submit improvement plans for review and approval by the Director of Public Works for the installation of improvements across the frontage of ____________________ showing:  curb, gutter, sidewalk, and paving with rock base to tie into the existing pavement.  After plan approval, improvements shall be installed as shown on the improvement plans. 

	e.. 
	e.. 
	Applicant shall present evidence to the County Surveyor that the proposed private road can meet County grade and alignment standards. 

	f.. 
	f.. 
	Applicant shall provide a recorded document to the County Surveyor showing that he has legal access from Parcels ______, ________ to a County maintained road, by a right-of-way with a minimum of 20'. 

	g.. 
	g.. 
	If Parcel(s) ___, ___, ___ have a net area of 2.00 acres, or less, the applicant shall retain a registered civil engineer to prepare road construction plans for a private road, across said parcel(s). After plan approval, applicant shall construct any necessary drainage facilities and the base portion of the road, followed by paving or an oil and rock surfacing. 

	h.. 
	h.. 
	The existing/proposed road and public utility easement shall be increased in width to ___' and extended to the ______ line of Parcel ______. 





	Fire Protection 
	Fire Protection 
	(1). 
	(1). 
	(1). 
	Access roads shall be all-weather and constructed to minimum County subdivision standards. 

	(2). 
	(2). 
	All-weather turnarounds to be provided at each residential site. 

	(3). 
	(3). 
	All bridges must be capable of supporting 20 tons. 



	Transit 
	Transit 
	(1). 
	(1). 
	(1). 
	Bus service should be expanded to keep pace with urban development. 

	(2). 
	(2). 
	The County should continue to fund the special transportation needs of the elderly, handicapped and disadvantaged. 

	(3). 
	(3). 
	Turnouts and/or business shelters will be needed at the following locations: 


	a. 
	a. 
	a. 
	Main Street by the Post Office and just north of Woodward Avenue. 

	b. 
	b. 
	Both sides of Main Street at the Adobe Road intersection. 

	c. 
	c. 
	Both sides of Petaluma Hill Road at the entrance to the Hewlett Packard plant. 



	Noise 
	Noise 
	Development shall comply with the standards and policies of the General Plan, including the Noise Element. 

	Air Quality/Hazardous Materials 
	Air Quality/Hazardous Materials 
	(1). 
	(1). 
	(1). 
	Both point source and cumulative traffic generated emissions should be evaluated for potential adverse air quality impacts for major developments and these developments should proceed only if air quality impacts can be mitigated. 

	(2). 
	(2). 
	Substantial air emissions sources will be regulated by a permit issued by the Air Pollution Control District in accordance with State Air Resources Board standards. 

	(3). 
	(3). 
	Individual projects involving hazardous materials shall be sent to Project Review Advisory Committee to consider requiring an expanded initial study to evaluate the risk of an explosion or the release of hazardous substances in the event of an accident and propose feasible mitigations. 



	Schools 
	Schools 
	(1). The Petaluma School District should consider adopting a policy of school impact fees if the district expects to be impacted.  The Board of Supervisors should implement the fees if so requested by the school board. 

	Fire Protection 
	Fire Protection 
	(1). 
	(1). 
	(1). 
	Continue the water connection moratorium until the Penngrove Water Company can meet fire flow standards. 

	(2). 
	(2). 
	Outside the areas served by public water, the applicant must provide a water storage tank with a minimum capacity of 2,000 gallons or a swimming pool fire protection hookup on each parcel. 

	(3). 
	(3). 
	Within the Penngrove Water Company service area, hydrants and fire flow requirements shall be specified by the Penngrove Fire District and made conditions of approval. 



	Public Sewer 
	Public Sewer 
	Sanitation Department conditions: 
	(1). 
	(1). 
	(1). 
	Prior to filing of the final subdivision map or validation of the MINOR SUBDIVISION, the subdivider shall construct the sewer mains and laterals or give guaranty or post bonds to insure installation of the sewer facility in accordance with the Sonoma County Sewer System Standards and the approved improvement plans. 

	(2). 
	(2). 
	Prior to validation of the MINOR SUBDIVISION or improvement plans for a MAJOR SUBDIVISION, a letter or a resolution from the city or district shall be submitted indicating that a satisfactory agreement has been entered into for such water service. 

	(3). 
	(3). 
	Upon completion of construction and prior to final acceptance, a resolution or letter from the entity shall be submitted stating the water system has been accepted into their system for maintenance and operation. 



	Septic Systems 
	Septic Systems 
	Environmental Health Department conditions to be applied on subdivision, design review and use permit applications: 
	(1). 
	(1). 
	(1). 
	Applicant must provide evidence of suitable characteristics for subsurface sewage disposal purposes substantiated by soils percolation tests conducted in accordance with the standard procedures of the Sonoma County Public Health Service, certified by a civil engineer, registered sanitarian, or registered geologist on lot(s) ___.  The test report must refer to this minor subdivision number. 

	(2). 
	(2). 
	On lot(s) ____, the percolation tests shall be performed within the official wet-weather testing period as defined by Sonoma County Public Health Service Rule V-2:  (a) where slope is less than 5% (b)  if soil exhibits excessive shrink-swell characteristics. 

	(3). 
	(3). 
	Applicant must demonstrate that all portions of proposed sewage disposal system(s) and reserve expansion area(s) on lot(s) _____ will maintain a 100 foot setback from the elevation of the 10 year frequency flood of ___ as determined by the Sonoma County Water Agency. 

	(4). 
	(4). 
	Provide evidence of elevations or slope determination in area of proposed leachfield(s) and future leachfield expansion area(s) to indicate that slopes are not more than 30% on lot(s) ____. 

	(5). 
	(5). 
	Lot(s) _____ shall contain a minimum area of 1 1/2 acres per dwelling unit, exclusive of area reserved for rights of way and/or easements, in order to qualify for private sewage disposal system(s) and connection to an approved public water system. 

	(6). 
	(6). 
	Lot(s) _____ shall contain a minimum area of 1 acre per dwelling unit, exclusive of area reserved for rights of way and/or easements, in order to qualify for private sewage disposal system(s) and connection to an approved public water system. 

	(7). 
	(7). 
	Applicant must provide evidence by means of a plot plan drawn to scale that lot(s) contain sufficient area to accommodate a private sewage disposal system for a typical 3 bedroom house, including leachfield and a 200% unencumbered reserve area suitable for future expansion of the leachfield.  Plot Plan(s) submitted for this purpose shall include proposed location of domestic water well unless connection is to be made to an approved public water system.  Location of neighboring wells and septic systems withi

	(8). 
	(8). 
	Area tested for sewage disposal shall be delineated on the final parcel map. 

	(9). 
	(9). 
	A "check print" of the final parcel map shall be submitted to the Health Officer for approval prior to validation by the County Surveyor. 

	(10) 
	(10) 
	Provide a civil engineer's drainage plan designed to show how private sewage disposal system(s) will be shielded from storm water infiltration on lot(s) ____.  Drainage easements must be provided if discharge from drainage facilities will result in water flow being concentrated on any adjacent parcels. 

	(11) 
	(11) 
	The malfunctioning sewage disposal system(s) on lot(s) ____ shall be repaired under permit obtained through the Sonoma County Public Health Service in accordance with the notice of violation which has been issued. 

	(12) 
	(12) 
	The statement "Requires public water and public sewer connection" shall be shown on lot(s) __ of the final parcel map. 

	(13) 
	(13) 
	The statement "All private sewage disposal systems shall be designed by a registered civil engineer" shall be shown on lot(s) ___ of the final parcel map. 

	(14) 
	(14) 
	A Declaration of Restrictions and Grant Deed shall be recorded by the County Recorder to indicate the "filled-land" private sewage disposal systems must be designed by a registered civil engineer for lot(s) _____. 

	(15) 
	(15) 
	An engineering geologist's report of suitable leachfield areas is required for lot(s) ___ because of geological hazards suspected on this property. 

	(16) 
	(16) 
	Sewage disposal and/or water supply easements shall be delineated on the final parcel map. 



	Energy 
	Energy 
	(1). 
	(1). 
	(1). 
	Cluster residential development where feasible.  The Land Use Plan and Zoning allow for small minimum lot sizes while proposing a low overall density. 

	(2). 
	(2). 
	Design and orient houses to take advantage of solar exposure. 

	(3). 
	(3). 
	Minimize window areas on north-facing walls and maximize windows on south-facing walls. 

	(4). 
	(4). 
	Encourage double-glaze windows and glass doors to reduce heat loss during the winter. 

	(5). 
	(5). 
	Use insulation and weather-stripping to reduce dependence upon air conditioning and heating.  Provide additional insulation on north-facing walls. 

	(6). 
	(6). 
	Use solar heating where feasible. 

	(7). 
	(7). 
	Maximize natural lighting. 

	(8). 
	(8). 
	Landscape with deciduous trees along south-facing walls to shade south walls during the summer and to permit solar heating in the winter. 

	(9). 
	(9). 
	Educate the general public about energy conservation programs available through Pacific Gas and Electric. 

	(10) 
	(10) 
	Adopt road widths and standards for rural developments that reduce the amount of petroleum products utilized for construction. 

	(11) 
	(11) 
	Support and encourage transit and car-pooling programs. 

	(12) 
	(12) 
	Encourage the installation of water conservation devices in commercial projects. 



	Archaeological Sites 
	Archaeological Sites 
	(1). 
	(1). 
	(1). 
	Refer all discretionary actions, zone changes, subdivisions, use permits, public projects, etc. to the Northwest Information Center, Department of Anthropology, Sonoma State University to ascertain probability of disturbing archaeological resources.  Based on that referral, impose the appropriate conditions. 

	(2). 
	(2). 
	Require an archaeological field survey for projects found to have a high probability of disturbing archaeological resources. 



	Police Protection 
	Police Protection 
	(1). 
	(1). 
	(1). 
	Encourage the clustering of new residential dwellings in an effort to provide greater security. 

	(2). 
	(2). 
	Submit applications to the Sheriff's Office for security input. 



	Water 
	Water 
	(1). 
	(1). 
	(1). 
	Continue the moratorium on the issuance of building permits within the water district until the State Health Department lifts its water connection ban. 

	(2). 
	(2). 
	(2). 
	Fund a feasibility study to evaluate the cost of forming a County Service area to acquire the Penngrove Water Supply. 

	Sanitation Department conditions to be applied on applications when the moratorium is lifted: 

	(3). 
	(3). 
	Prior to filing of the final subdivision map or validation of the Minor Subdivision, the subdivider shall construct the water mains and laterals or give guaranty or post bonds to insure the installation of the water facilities in accordance with the Sonoma County Sewer System Standards, City or District Standards, and the approved improvement plans. 

	(4). 
	(4). 
	Prior to validation of the MINOR SUBDIVISION or improvement plans for a MAJOR SUBDIVISION, a letter or resolution from the water company, city or district, shall be submitted indicating its ability to serve the proposed subdivision and evidence indicating that a satisfactory agreement has been entered into for such water service. 

	(5). 
	(5). 
	Upon completion of construction, and prior to any final acceptance, a letter or resolution from the entity shall be submitted stating the sewer has been accepted into their system for maintenance and operation. 



	Sewage Disposal 
	Sewage Disposal 
	(1). 
	(1). 
	(1). 
	Establish a monitoring system for second units and refer all use permits applications to the City of Petaluma. 

	(2). 
	(2). 
	Continue adherence to the regulations of the Sonoma County Environmental Health Department with respect to required percolation tests and creek setbacks. 




	DESIGN STANDARDS .
	DESIGN STANDARDS .
	Introduction 
	Introduction 
	The following Design Standards are intended to implement the Historic District combining zone. All commercial projects, such as new buildings or major remodels, requiring County Design Review approval will be subject to these standards.  They are intended to simplify the process by providing pre-application guidelines for architects, designers, and/or contractors. 
	The community may wish to implement some of the landscaping or street furniture recommendations through local fund raising activities.  Other property owners may wish to voluntarily adopt some of the sign and/or landscaping recommendations. 

	General Design Considerations 
	General Design Considerations 
	(1). 
	(1). 
	(1). 
	All utilities should be undergrounded. 

	(2). 
	(2). 
	Street furniture and luminaries should be similar and in character with the community. 

	(3). 
	(3). 
	Raised planters should be provided outside buildings as noted and be constructed of wood and painted to match building. 

	(4). 
	(4). 
	All corrugated metal, weathered wood, stone and plywood should be replaced with painted wood. 

	(5). 
	(5). 
	Awnings should be encouraged where these were part of the original building. 

	(6). 
	(6). 
	Building heights shall be similar and complement existing neighboring structure. 

	(7). 
	(7). 
	Parking areas shall be screened from street by raised planters and landscape materials. 

	(8). 
	(8). 
	Color of building shall be harmonious with surrounding buildings.  Buildings will be painted, no natural stains or colors. 

	(9). 
	(9). 
	Corner building, exposed street side shall be treated with equal importance. 



	Signage/Identification 
	Signage/Identification 
	(1). 
	(1). 
	(1). 
	No signs should be permitted to protrude from building face or roof. 

	(2). 
	(2). 
	Signs should be painted or applied directly on the building face and consist only of letters.  Letters can be applied to windows.  Style of letters should be similar throughout area.  Thickness of applied letters should be proportional to letter size.  Deep boxed letters should not be used. 

	(3). 
	(3). 
	No signs will be applied to other material and attached to building face. 

	(4). 
	(4). 
	Hanging signs may be located in recessed entrances over doors or below and from awnings. One sign shall be permitted per business. 



	Criteria 
	Criteria 
	(1). 
	(1). 
	(1). 
	Silhouette:  Buildings should have compatible silhouettes within building groups, i.e. peaked roof adjacent to peaked roof, flat horizontal facade with same, etc. 

	(2). 
	(2). 
	Spacing: Buildings should have spacing between sidewalls.  No common walls.  Gap helps separate variation in styles and carry existing street scape. 

	(3). 
	(3). 
	Setback:   Should be consistent within building groups, to create a frontal plain and unify groups.  Any puncturing of frontal plain should be consistent within groups i.e. awnings. 

	(4). 
	(4). 
	Proportions:  There are similar proportions within existing building feature in new or remodeled structures.  Similar proportions should be maintained in windows, door-entrance treatment or other divisions of the facade.  Contrasts in proportions should be avoided. 

	(5). 
	(5). 
	Volume/Mass:  Characteristics which convey a feeling of volume in existing structures include recessed entrances, porches, and roof line projections.  These features should continue in any new construction. 

	(6). 
	(6). 
	Building Entranceways:   These are predominately recessed in the existing structures and placed at center of building frontage or were originally rhythmically placed.  This should be continued. 

	(7). 
	(7). 
	Surface Materials:  The majority of existing structures have horizontal wood siding or stucco/cement.  Expanses of glass are found un some store buildings.  All buildings are heavily painted.  These materials and finishes should be continued.  Shingles, plywood and masonry should not be used. 

	(8). 
	(8). 
	Shadow/Texture:   Deep shadows are created in many buildings by recessed entrances and porches and are simple.  This should continue.  Awning application should be encouraged if it complements the building facade or elevation.  Same pattern of light and shadow should continue. 

	(9). 
	(9). 
	Style/Image:   Where a style dominates, this theme should project into the image of new buildings. False fronts or parapets above roof and vertical windows dominate much of the existing image. 



	Planting Material 
	Planting Material 
	(1). Bradford Ornamental Pear (Pyrus Calleryana) is recommended as a street tree.  It is deciduous, has red fall color, and grows well in most soils and under adverse conditions. 
	Implementation 

	Undergrounding 
	Undergrounding 
	(1). 
	(1). 
	(1). 
	The Planning Department has requested that a utility undergrounding program for Penngrove be funded from "Rule 20" money.  A five year program which will allocate $590,000 per year is being prepared by the Undergrounding Committee for approval by the Board of Supervisors.  If Penngrove is included in the program, all utilities along Main Street will be undergrounded. Individual property owners will be responsible for new connection boxes and/or drop lines at an estimated cost of $200 to $400 per lot.  A pub

	(2). 
	(2). 
	On new commercial structures, undergrounding shall be required prior to final occupancy. On remodels, applicants shall agree to participate in any undergrounding program. 



	General Provisions 
	General Provisions 
	(1). 
	(1). 
	(1). 
	All projects requiring Design Review approval shall conform to the Design Standards. 

	(2). 
	(2). 
	The community may wish to implement some of the landscaping or street furniture recommendations through local fund raising activities. 
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