
SONOMA VALLEY CITIZENS ADVISORY COMMISSION 
Notice of Meeting and Agenda 

September 28, 2016 
Sonoma Police Department, Community Room 

177 First Street West, Sonoma 
6:30 p.m. 

 
Contact:  Pat Gilardi, District Director to Supervisor Gorin at pat.gilardi@sonoma-county.org 
 
 
 

1.  Call to Order, Roll Call 
 

2.  Approval of Minutes of the meeting of August 24, 2016    Resolution 
 

3. Public Comment        Receive 
(Limited to items not appearing on the agenda) 

 
4. File Number:   DRH16-0006       Resolution 

Applicant Name:  Flora Li, Tohigh Investments 
Owner Name:  Same          
Site Address:  900, 1200, 1202, and 1204 Campagna Lane  
APN: 051-260-014 
Request for Design Review with Courtesy Public Noticing for previously 
approved Inn, Spa and Restaurant in a new 23,961 square foot building 
on a 51.9 acre parcel as a Condition of Approval of PLP01-0006 (AKA Sonoma 
Country Inn). The project is exempt from CEQA because an Environmental 
Impact Report was prepared and certified in 2004.  

 
5. Consideration of items for future agenda  Receive 

 
6. Adjourn        Resolution 

 
 
 
 
 
 
 
 
Materials related to an item on this Agenda submitted to the Sonoma Valley Citizens Advisory Commission after distribution of 
the agenda packet are available for public inspection in the Board of Supervisors’ Office located at 575 Administration Drive, 
Room 100-Al, Santa Rosa, CA, during normal business hours. 

Note:  Consideration of proposed development projects will proceed as follows: 
1. Presentation by project applicant 
2. Questions by Commissioners 
3. Questions and comments from the public 
4. Response by applicant, if required 
5. Comments by Commissioners 
6. Resoluiton, if indicated 

 

 

 Web Links: 
 

County of Sonoma:  www.sonoma-county.org select Boards and Commissions 
City of Sonoma:  www.sonomacity.org select Sonoma Valley Citizens Advisory Commission 

mailto:pat.gilardi@sonoma-county.org


SONOMA VALLEY CITIZENS ADVISORY COMMISSION 
MINUTES OF MEETING AUGUST 24, 2016 

SONOMA POLICE DEPARTMENT, COMMUNITY ROOM 
175 FIRST STREEET WEST, SONOMA 

6:30 pm 
 
COMMISSIONERS PRESENT: Margaret Spaulding, Angela White, Cynthia Wood, Gini Dunlap, Sean Bellach, Ditty Vella, 
Pat Pulvirenti, Mark Bramfitt, Tom Martin, Dick Fogg 
 
EXCUSED: Ryan Lely, Jack Ding 
 
ABSENT: Pat Stevens 

 
1. Call to Order: 6:30 pm 
 
2.  Minutes of June 22, 2016 Meeting: Approved  

 
3. Public Comment (Limited to items not appearing on the agenda): None 

 
4.  Presentation – Sonoma County General Plan  
Dean Parsons, Project Review Manager of PRMD: Overview of General Plans, Area Plans, zoning codes, land entitlement 
review process, environmental review or CEQA, traffic and housing. California Cities and Counties must have General 
Plan – state law. Sonoma County has General Plan 2020 adopted in 2008 to plan for future: guide development and 
services such as traffic, water; provide effective policies to protect and preserve agriculture; provide information to 
communities, decision makers and hearing bodies; establish goals, objectives and performance measures for growth. 
Seven mandatory elements: land use, open space, circulation transit, noise, housing, safety and conservation. Sonoma 
County also has agriculture, air transport, public facilities/services and water resources. All elements and all planning 
documents must be internally consistent with general plan e.g., Boyes Hot Springs area plan. Decisions on discretionary 
projects and ministerial must also be consistent - can be updated or amended up to 4x a year. Development application 
can include general plan amendment such as land use change. Staff through Board of Supervisors can also recommend 
updating housing element. Updates seek public input or buy-in; new one will begin in 2017/2018. 

Another tool for land use is Area Plan or specific plan with various area plans throughout County to provide 
more specific guidance for development in specific areas. County has several zoning designations: agricultural, 
commercial, industrial and residential. All include permitted uses, and conditional use permits. Zoning codes include 
development standards such as structural setbacks, maximum height, light coverage. Entitlements such as conditional 
use permits are discretionary (don’t have to be approved). If not consistent with general, area or zoning plan, could be 
denied. Purpose is to meet all general plan policies and make it compatible with neighborhood and address physical as 
well as operating features such as a winery’s hours, number of employees and events, traffic, mitigations (traffic, storm 
water). Use permit as part of condition does allow monitoring of use and periodic review. Staff will review project after 2 
years, and if problems, will hold public hearing and take to Board of Zoning Adjustments which could modify conditions 
or revoke use permit for non-compliance. Use permits run with land, site-specific. If winery is sold, use permit continues 
on but could be termed such as BR Cohn concerts which were given 5 year term 6 six years ago so now have lapsed and 
will need to come back to get new use permit for concerts.   

Environmental review required by State to evaluate environmental impacts of project: traffic, water, noise, and 
applies to public and private projects.  Improvements in Boyes Hot Springs require environmental review. Environmental 
review has several different options: can be categorically exempt (less than 5000 sq ft of commercial, single family 
residence). Others not categorically exempt require negative declaration to determine impacts. If there are impacts, EIR 
must be prepared such as Sonoma Country Inn when first approved 10 years ago.  

General Plan addresses traffic and levels of service, includes roads and intersections:  A (free flow/best) to F 
(worst/breakdown). C for roadways or D for intersections is standard. To mitigate, measures put in place such as turn 
lane, traffic signal, driveway reconfiguration, extension of existing turn lanes. Part of review process includes 
requirement for traffic study (frequent for discretionary applications). Guidelines are online. Studies unique to project 
e.g., road hazards, signal warrants, site distance issues to driveways, neighborhood sensitivities and mitigations 



considered. If on state highway, peer review required. Project applicant pays for traffic study – up to standards and 
submitted to PRMD, County hires peer reviewer for adequacy, can include mitigation measures included as conditions 
for approval. 

Housing is one of required 7 elements, and only one reviewed/certified by HCD (Housing Community 
Development Department) – must be updated per state mandated schedule (last in 2014). It guides land use decisions, 
all entitlements, subdivision use permit must be consistent with housing and all other general plan elements; does not 
modify land use allowances and doesn’t specify areas for increased density or make changes to zoning code but looks at 
adequate sites to accommodate fair share of affordable housing in area. Formulas used to determine RHNA (Regional 
Housing Need Allocation). Every community in Sonoma County has RHNA set by state, must have means of meeting 
RHNA number of affordable housing units. 175 units under construction now, looks at variety of housing types, not just 
low or very low income, but emergency shelters, multi-family, transitional housing, farmworker housing. 

 
Commissioner questions: 
Ms. Dunlap: Please elaborate on EIR and CEQA – Sonoma Country Inn as example – also checklist process. 
 
Dean Parsons:  Sonoma Country Inn was approved 10 years ago. EIR was certified, entitlement good for 2 years with 1 
year extension. During economic recession, state automatic extensions also. Use permit was vested by installing 
infrastructure and septic exactly as approved. If changes e.g., more rooms, then have to go through whole process again 
with additional environmental review. EIR with mitigations for traffic improvements still stands for project; work just 
begun and will come before SVCAC before Design Review. Checklist process: initial study checklist, 35 subjects, 4 choices 
for impacts that cover range of environmental issues (water, traffic, noise, aesthetics, general plan zoning consistency, 
geology, earthquake, tsunami). If planner finds impact or needs mitigation or analysis, study is required. If significant 
impact that can’t be mitigated, then EIR required. Applicant pays for EIR consultants chosen by County, then reviewed 
by Planning Commission and go to public hearing. 
 
Ms. Spaulding: 174 low income units under construction – County wide? 
 
Dean Parsons: Unincorporated County wide. 
 
Ms. Spaulding: How many in Sonoma Valley area? Boyes taking all of it? 
 
Dean Parsons: Boyes taking good chunk, 60. 
 
Mr. Bramfitt: 125 units but not all under construction. 
 
Ms. Spaulding: Impetus for BHS? 
 
Mr. Fogg: Susan Gorin behind it. 
 
Dean Parsons: Area needed focus and assistance: culture/land use transitions, need for economic development and 
traffic issues. Consultant preparing Area Plan and need to hear from as much of community as possible. Lack of on street 
parking due to widening of highway; looking for parking lots - will be addressed in Area Plan.  
 
Ms. Spaulding: Official amendment times? 
 
Dean Parsons: Land use section amended 4x a year.  
 
Ms. Spaulding: Hanna Boys putting in housing – general plan amendment and zoning change. Did they have to wait for 
grouping and accumulation? 
 
Dean Parsons: Residential subdivision, can’t remember that one - sometimes need to wait, if 5 for year. 
 
Mr. Fogg: I don’t think there was a general plan amendment – approval to build 8 houses, only built 3. 



Ms. Spaulding: Change in location – had permission to build 8 in one but sought amendment to build 3 in another. 
 
Ms. Wood: Elaborate on Peer Review Process. 
 
Dean Parsons: Can have on noise, traffic, biotic. Applicant submits studies with application, e.g, traffic study required if 
on state highway. Our concerns discussed with contracted Peer Reviewer who submits report to staff, back and forth 
with applicant and consultants to work out issues and make modifications. 
 
Mr. Martin: Area Plan – what is standard or size of area? 
 
Dean Parsons: What’s appropriate. Dairy Belt in Petaluma – large area because of large parcels. Springs is smaller land 
area - all depends on locale. 
 
Mr. Martin: Mid Pen – traffic level of service? 
 
Dean Parsons: Don’t remember, but consistent with general plan. 
 
Mr. Martin: Housing element is set of guidelines/policies for public to take action once established, such as voting on 
Community separators. What’s their impact on housing element already developed? 
 
Dean Parsons: Ag zoned, rural areas, very low density – no impact on getting affordable units - ag worker/farmworker 
housing on site. 
 
Mr. Martin: Traffic element in Springs adopted? 
 
Dean Parson: General plan element for traffic - one of Sonoma County general plan elements with goals, objectives for 
traffic in County. County wide, not specific to area. 
 
Mr. Bellach: Housing element – more goals than mandates for affordable housing – certain area zoned? 
 
Dean Parsons: Based on demographics, income. State establishes RHNA standards for appropriate zoning: multi family, 
single family, low, farmworker housing. State monitored for providing requirements – must be in compliance. County 
has made amendments and changes for affordable housing – our code has lots of flexibility to increase affordable units. 
 
Mr. Bellach: If don’t get certified….. Are we meeting goals? 
 
Dean Parsons: If not certified, out of compliance and funding affected. We’re doing very well in this economy. Zoning 
code amended for 2nd dwelling units, incentives to include with new homes. 
 
Mr. Bellach: Please clarify – when is project ripe for our review? Sonoma Country Inn – heard by us already or again? 
 
Dean Parsons: Bylaws for SVCAC and advisory committees discuss when. When application comes in, determination 
made when complete. Project out for referral to various County departments/SVCAC - agendized for review. We pay 
close attention to minutes and recommendations. SVCAC process is advisory but carries lot of weight, and may result in 
significant project changes, then goes to BOZA or Planning Commission. SVCAC minutes attached as exhibit. Sonoma 
Country Inn project conditionally approved - will be heard by SVCAC due to need for Design Review approval – want 
public input on design and aesthetics – big project. 
 
Mr. Bellach: Difference between Planning Commission and Board of Zoning Adjustments as related to general plan? 
 
Dean Parsons: BOZA reviews use permits, variances; Planning Commission reviews legislative amendments such as zone 
changes, general plan amendments, subdivisions, Springs Area Plan and make recommendations to Board of 
Supervisors. 



Ms. Vella: Conditional use permits reviewed after 2 years – how determined? 
 
Dean Parsons: Some are. Winery permits have that requirement now. 
 
Ms. Vella: Would public be able to go to original file? Complaints after project done – do they go into file and looked at 
at 2 year review?  
 
Dean Parsons: Yes, final conditions of approval. But we may not wait 2 years to address complaints and if not meeting 
conditions of approval, e.g., hours of operation for bar exceeded –violation of use permit and will hear from County. 
 
Mr. Fogg: 2 year review is from start of project being operative; once opened, not during construction. 
 
Ms. Pulvirenti: Use permit runs with land, if sold, it stays but who educates new owners? 
 
Dean Parsons: Should be part of disclosure process when one owner sells to another – doesn’t always happen. County 
cannot track all land sales, it’s property owner’s responsibility. 
 
Public Comments: 
Frank Windes, Denmark St.: Such a shortage of housing in Valley, when we think we have affordable housing covered, 
people with money come in and rent and buy for higher prices and destroy the affordable housing we have. How does 
general plan address preservation of affordable housing? What is the source of population numbers to determine 
adequate housing and traffic in general plan? Once we have a number of affordable houses in plan, what happens in 
terms of RHNA? What is the obligation to review as things change, for instance, Google buying in Novato and all those 
rich people wanting to live in Sonoma and Petaluma? 
 
Dean Parsons: You may be thinking of vacation rentals - when property changes hands, new property owner needs new 
zoning permit for vacation rental and doesn’t run with land. Considerable debate in vacation rental code change update 
- some areas allowed, some not, mostly for neighborhood compatibility reasons but general plan still has policies to 
preserve housing and create more affordable housing. Mid Pen in Boyes must be maintained as affordable, cannot 
change to market rate. If combo, affordable units must remain affordable for 30 year period or longer. It’s a big problem 
to keep affordable housing stock for population that live and work here. Population numbers and what determines 
RHNA and traffic requirements: Housing review for RHNA looks at demographics, income, ages, population density, and 
it’s the local jurisdiction’s responsibility to zone properties appropriately.  General plan EIR looks at traffic counts for 
entire County, makes projections based on land use and population growth for future traffic. Impact to RHNA for 
affordable housing – if we continue to lose affordable units, will bump up need for more affordable housing in RHNA. 
 
Kathy Pons, Kenwood: When is applicant informed of all regulations/implications to project; how are EIR impacts 
determined by planner such as aesthetics, traffic study. Re: traffic study, lapse in including for projects not yet built but 
approved. Sonoma Country Inn, no traffic study – not built yet. If project presented at SVCAC, should Planner be present 
to answer questions? 
 
Dean Parsons: Applicant finds out all info ahead of time. Sometimes, they pay a pre-application fee to bring up potential 
issues (voluntary but recommended). Early feedback sometimes determines if project is worth it. Staff explains 
regulations – covers traffic - and sends out referrals to other departments and gathers feedback to provide to applicant. 
CEQA Project Planner responsible for initial checklist, noise/traffic/water reviewed by management and decision making 
body. Traffic study includes traffic from approved projects that aren’t built and land uses assigned to various properties 
within area. Formulas used to develop numbers. Staff not intended to be present for specific projects. SVCAC feedback 
reviewed. 
 
Julie Leitzell, Sonoma: From Marin, on committee to develop Larkspur Landing - most congested area, may take an hour 
to get from one side of freeway to other. Prior to building, EIR consultant came up with little to no traffic impacts. Don’t 
rely on consultant for large projects – funding comes from people who hire them.  What are specific areas where zoning 
have been changed? Where is high density being allowed? Have neighborhoods been alerted? How many more 



affordable housing is required in Sonoma? RHNA numbers, ask for reasonable numbers, can push back. Second dwelling 
housing count for low income? I think you cannot take existing building for low income. 
 
Dean Parsons: Last housing element update, there were code element changes to allow for more affordable housing, 
modifications for 2nd dwelling units which do count towards RHNA numbers and are considered affordable housing by 
design – practical way for rural community to add housing. Some sites received affordable housing overlay designation – 
scattered over County. Adjustments made over the years in RHNA numbers.  
 
Iris Lombard, BHS: Traffic: economy better so more traffic on highway – has that been taken into account when studies 
done? Second dwelling units not affordable housing when charging $1300 for studio that only 1 person can live in 
compared to minimum wage here. 
 
Dean Parsons: Traffic study takes into account land use designations, not based on economy. County’s opinions on 2nd 
dwelling – provides housing opportunity for family member. 
 
Veronica Napoles, Greger St.: Copy of level of service analysis for Mid Pen development? 
 
Dean Parsons: Traffic study/analysis at PRMD office. 
 
Frank Windes: When manufactured housing zoning eliminated, didn’t that have impact on affordable housing? 
 
Dean Parsons: Manufactured housing is allowed for development, not eliminated – they can be in mobile home parks, 
single family or agricultural zoned property - no specific zoning. 
 
Commissioner discussions: 
Ms. Dunlap: Areas of concentration – process and determinations made as they relate to general plan amendments? 
 
Dean Parsons: No, general plan already raises that as issue. 
 
Ms. Spaulding: Easy to read general plan online. General plan falls short of enforcement. Low income housing and units 
will change hands – very concerned with enforcement aspect.  
  
Dean Parsons: Make use of Mr. Carr’s and Mr. Fogg’s expertise.  
 
Mr. Martin: Traffic element studies – not area specific, County wide? 
 
Dean Parsons: County-wide land use designations; looks at current and future traffic, trends, also specific roads and 
corridors. 
 
Chair White: Water supply, how considered in general plan when new construction approved? 
 
Dean Parsons: Includes goals, objectives, policies, and how to manage County’s groundwater. Goals are to conserve, 
encourage recharge for new development, avoid saltwater intrusion and land subsidence. Staff analyzes through 
environmental review process groundwater use, a lot of County uses wells and not served by public water. Policies in 
general plan require groundwater studies for certain areas of County. There are 4 classes – higher elevations where 
there is more groundwater, often class 4. If in class 3 or 4, must do groundwater study for development – discretionary 
entitlements, not ministerial. Review process looks at impacts to neighboring wells and diminishing their water 
availability, adequate natural water recharge and cumulative impacts. General plan guides that, zoning code addresses 
that and when required for 2nd dwelling units, well ordinance to address groundwater impacts, setback standards, 
creeks, rivers, requirements for water quality testing and analysis, bacteria nitrates, monitoring of groundwater as 
condition of approval – in effect for 8 years. 
 



Chair White: School in session, traffic a nightmare. 3 to 6:30 - blends into rush hour traffic, bumper to bumper. More 
families moving to Sonoma for small town feel and bring more traffic. General plan looks at that? 
 
Dean Parsons: General plan has goals/policies and encourages schools to have traffic management plans. Public schools 
not permitted. Private schools are encouraged to carpool, use public transport, own bikeways - a challenge. 
 
Mr. Fogg: Largest user of water in County is agriculture – all wells. User of well provides annual reading of water used 
and levels during year. County has legal right to measure level on user’s property twice a year. 
 
Mr. Bellach: Could you please email PowerPoint since it went out to Pat Gilardi? 
 
5. Consideration of items for future agenda 
Mr. Martin: Where is Sonoma Country Inn? 
 
Ms. Dunlap: Highway 12 and Lawndale. 
 
Chair White: Next meeting will be hearing. Also on agenda may be General Plan update for City of Sonoma re: housing, 
traffic, services. 
 
6. Adjourned: 8:20 pm 
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