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City of Cloverdale
124 North Cloverdale Boulevard
Cloverdale, CA 95425
(707) 894-1701

ALEXANDER VALLEY RESORT
SPECIFIC PLAN
I.

INTRODUCTION
A.

BACKGROUND / SETTING

The Government Code of the State of California provides local jurisdictions, like
the City of Cloverdale (“City”), the authority to prepare and adopt specific plans
for the appropriate implementation of the general plan of the jurisdiction. A
specific plan may address a portion of the area covered by the general plan, and
a general plan may include area within the adopted sphere of influence of the
jurisdiction.
The City of Cloverdale (pop. 8,517) is located on US Highway 101 in northern
Sonoma County [see Exhibit 1-1 (Regional Location Map)]. It is approximately
34 miles north of Santa Rosa and 80 miles north of the Golden Gate Bridge.
The proposed Alexander Valley Resort (“Project”) occupies approximately 254
acres fronting on Asti Road/Highway 101, between the east side of the road and
the Russian River [see Exhibit 1-2 (Site Location Map)]. Approximately 0.8 acres
of the Project lie within the incorporated boundary of the City of Cloverdale. The
remaining acreage is currently within the jurisdiction of the County of Sonoma
and will be the subject of subsequent annexation proceedings, as described in
Section I.E of this Specific Plan.
The Project is owned by Spight Properties II, LLC (“Owner”). Owner is a
California limited liability company, which consists of the Richard D. Spight
Revocable Trust and Tyris Corporation. Tyris Corporation is the operating and
managing agent for the Owner (“Developer”).
The majority of the Project property was formerly a wood-processing mill owned
and operated originally by Georgia Pacific Corporation and later by the
Louisiana-Pacific Corporation. Milling operations had disturbed most of the site’s
natural landforms, creating an industrial facility separated from the Russian River
by a levee and truncated by the tracks of the Northwestern Pacific Railroad.
When the mill site was closed and the operations on the property ceased, the site
was left in great disrepair and in need of remediation. Massive amounts of wood
debris, including two wood waste landfills containing approximately 600,000
cubic yards of material, remained on the property. Concrete foundations, many
acres of asphalt paving, concrete-filled barrels, used paint containers, metal and
debris evidenced the former use of the site. As a result, ground water and
localized areas of soil were contaminated and required treatment and monitoring.
Leachate from the wood waste landfills drained into the site’s remnant natural
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drainages. The property presented both a challenge for cleanup and an
opportunity for future use when it was purchased by the current owner.
It is the intent of the Project Developer to clean up and improve the site for future
beneficial community uses, to restore, enhance and protect many of the site’s
natural elements and to develop the site in a sensitive manner consistent with the
design criteria outlined in this Specific Plan. The Developer has crafted a
Specific Plan that is responsive to the needs of the community and capitalizes on
the opportunities of the site.
B.

SPECIFIC PLAN PURPOSE AND STATUTORY REQUIREMENTS

The Project is a planned mixed-use destination resort and residential community,
with some supporting commercial and public facilities. An 18-hole regulation golf
course and open space elements comprise the balance of the proposed
development. Of the total acreage, approximately 14% of the property will be
built on, with the balance of 86% to be golf course or open space.
The Cloverdale General Plan requires that a Specific Plan must be prepared for
the Project site prior to any development occurring in this portion of the planning
area. The California Government Code (Sections 65450 through 65457) is
definitive in describing the purpose and scope of a specific plan. Section 65451
mandates that a specific plan be structured as follows:
1.
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A specific plan shall include a text and a diagram or diagrams
which specify all of the following in detail:
a.

The distribution, location and extent of the uses of the land,
including open space, within the area covered by the plan;

b.

The proposed distribution, location, and extent and intensity
of major components of public and private transportation,
sewage, water, drainage, solid waste disposal, energy, and
other essential facilities proposed to be located within the
area covered by the plan and needed to support the land
uses described in the plan;

c.

Standards and criteria by which development will proceed,
and standards for the conservation, development, and
utilization of natural resources, where applicable;

d.

A program of implementation measures including
regulations, programs, public works projects, and financing
measures necessary to carry out paragraphs a, b and c;
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2.

C.

The specific plan shall include a statement of the relationship of the
specific plan to the general plan (Section 65451). The specific plan
may address other topics if necessary or desirable for
implementation of the Cloverdale General Plan (Section 65452).

OPPORTUNITIES AND CONSTRAINTS

The existing Project site presents multiple inherited and intrinsic physical
opportunities and constraints.
D.

RELATIONSHIP TO THE CLOVERDALE GENERAL PLAN

The specific plan may not be adopted unless it is consistent with the General
Plan and, further, no tentative subdivision map may be approved within the
Project area unless it is consistent with the adopted specific plan. Therefore, the
Cloverdale General Plan is the document from which the policies and
implementing mechanisms relevant to the proposed Project are derived.
Consistency may also be achieved by amending the General Plan in light of the
proposals and recommendations of this Specific Plan.
The approximately 254-acre Project site is within Area II of the three areas
designated in the General Plan for Destination Commercial uses as shown in
Exhibit 1-3 (City of Cloverdale - General Plan Designations). Area II consists of
approximately 388 acres in the southeast portion of the Cloverdale planning
area. Other properties that are within Area II include existing vineyards and rural
residential lots both north and south of the Project site.
The City’s 1992 General Plan designation “is intended to encourage the creation
of recreation and tourist-commercial uses to serve as a distinctive entry into the
City. The mixing of residential uses and recreational amenities within these
properties is encouraged….” The General Plan further specifies that the primary
uses encouraged within the Project site are “golf course or commercial recreation
facilities, hotel, motel, convention center, recreational vehicle parks or
campgrounds, and residential uses in conjunction with recreational amenities.”
The Conservation and Open Space Element of the Cloverdale General Plan
contains policies that affect the Project site through the designation of
“river/creek buffers” within the Russian River flood plain. The buffer zone
consists of 50-foot setback areas on either side of the Russian River and any
tributary streams within its flood plain, such as Porterfield Creek. The General
Plan states, “the City will ensure that development does not encroach into the
river and creek buffers.”
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E.

RELATIONSHIP TO OTHER PLANS AND POLICIES
1.

Sonoma County General Plan

The Sonoma County General Plan will not be applicable to the Project
area once the unincorporated portion of the Project site is annexed to the
City.
The County has designated Highway 101 as a “Scenic Highway Corridor,”
and the Russian River as a “Riparian Corridor” and these are important
concepts to the City as well. Development is not precluded within the
corridors, but ample setbacks are recommended in the County General
Plan to assure rural scenic vistas through the site.
2.

Cloverdale Southeast Specific Plan Master Environmental
Assessment (“MEA”) and Subsequent CEQA Documentation

Although not a plan document, this MEA, prepared in January 2003,
figures prominently in the process of developing the Alexander Valley
Resort Specific Plan. The MEA is a compendium of environmental data
with respect to the Project site and consists of documentation and an
analysis of background conditions, opportunities, and constraints. The
document was used to prepare a detailed site development strategy and
specific plan, based on the findings of the MEA. The City is preparing an
Environmental Impact Report (“EIR”) under the California Environmental
Quality Act (“CEQA”) and implementing guidelines so it may evaluate the
impacts of the Project, and will use the MEA as source material for the
“existing conditions” discussion in the CEQA document.
3.

Sonoma County Airport Land Use Plan

Cloverdale Municipal Airport, a single-runway general aviation airport
owned by the City, lies immediately south of the Project site along the
west bank of the Russian River. The Sonoma County Airport Land Use
Commission’s Airport Land Use Plan (2001) defines six different safety
zones for the Airport which overlap the Alexander Valley Resort Specific
Plan area. Further discussion of airport issues may be found in Section
II.G of this Specific Plan.
In addition, the Airport is one of several existing noise sources around the
Project site. Threshold standards may limit land uses where noise contour
lines north of the runway extend into the site between the railroad tracks
and the River.
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4.

Local Agency Formation Commission Policies

The Sonoma County Local Agency Formation Commission (“LAFCO”)
sets policies and approves reorganizations of jurisdictions to efficiently
deliver governmental services to a growing and mobile population.
Annexations are a principal mode of reorganization. Under Government
Code Section 56668, LAFCO must find, among other items, that the
territory to be annexed is within the adopted Sphere of Influence of the
City, that the annexation would accommodate land uses consistent with
applicable general and specific plans, and that the City, as the receiving
entity, can provide the level and range of necessary governmental
services, can feasibly extend them in a timely manner, and has a workable
plan for financing them
The City will prezone the property. Government Code Section 56375
requires the prezoning, but makes it clear that LAFCO shall not specify
how, or in what manner the property must be prezoned by the City. One
parcel of approximately 15 acres (APN: 116-310-013) and a portion of a
second parcel (APN: 116-310-014), included in this Specific Plan and
proposed to be annexed to the City, are not currently within the City’s
Sphere of Influence. Accordingly, at the time the initial annexation
application is filed with LAFCO, the City will also apply to LAFCO to
include these parcels in the City’s Sphere of Influence.
5.

Williamson Act Requirements and Policies

The Williamson Act, Government Code Section 51200 et seq., provides
for land preservation contracts between a landowner and a local
government agency which maintain agricultural land uses in exchange for
a preferential tax assessment. Such contracts have a 10-year term and
are annually renewed on a revolving basis. Under Government Code
Section 51282, a landowner may petition the local jurisdiction for the
cancellation of a contract, and the local jurisdiction may grant tentative
approval for cancellation of a contract if it makes certain findings,
including, among other things, that the cancellation is not likely to result in
the removal of adjacent lands from agricultural use; that cancellation is for
an alternative use which is consistent with the applicable provisions of the
local general plan; that cancellation will not result in discontiguous
patterns of urban development; and there is no proximate non-contracted
land which is both available and suitable for the use to which it is
proposed the contracted land be put, or, that development of the
contracted land would provide more contiguous patterns of urban
development than development of proximate non-contracted land.
In addition to cancellation, Government Code Sections 51255 and 51256
provide for the rescission of a Williamson Act contract if certain conditions
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are met. A small, 15-acre, portion of the project (APN: 116-310-013) is
currently under Williamson Act Contract and is not currently included
within the City’s Sphere of Influence. The 15-acre parcel is being phased
out of agricultural use, the Owner has given its notice of non-renewal to
the County of Sonoma pursuant to the provisions of the Government
Code, and the contract will expire in less than 5 years, on March 1, 2013.
At the time of the initial application for annexation of the bulk of the site,
the City will apply to LAFCO for inclusion of the 15-acre parcel into its
Sphere of Influence and, depending on the status of the Williamson Act
contract, include the property in the annexation application.
F.

DESCRIPTION OF THE SITE AND SURROUNDING AREA
1.

Existing Features

The 254-acre Project site is located within the upper portion of the
Alexander Valley reach of the Russian River watershed in northern
Sonoma County. The dominant topographic features on the site are the
upland areas in the south-central and western portions, some of which are
relatively steep (up to 2:1 slopes). There are sweeping views of
mountains, vineyards, the Russian River, and agricultural fields from the
higher portions of the site.
The lowlands of the site are separated from the Russian River by a levee.
The levee was constructed by a previous property owner in the mid1950s, and was built in accordance with U.S. Army Corps of Engineers’
(“Corps”) guidelines in effect at the time of construction. While the
Sonoma County Water Agency (”SCWA”) has indicated it will continue to
maintain the levee, Developer was recently notified by the Sonoma
County Permit and Resource Department that the levee does not meet the
new, minimum requirements for FEMA accreditation and that the SCWA
has no plans, at this time, for upgrading or improving the levee. The entire
area west of the levee, which is most of the site, would not be expected to
be inundated during a 100-year storm event.
Vegetation on the site forms a mosaic of native and non-native
grasslands, oak woodland, scattered isolated oaks, riparian
scrub/woodland, and seasonally ponded areas. Past land use activities
have resulted in disturbance to much of the site, but remnants of native
vegetation remain. Surveys for special-status plant species considered to
have a potential for occurrence on the site were conducted in 2001 and
2002, which determined the absence of any listed plant species south of
the Porterfield Creek crossing of the site.
A number of special-status animal species are known or expected to use
the riparian habitat and cover associated with the Russian River corridor,
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including northwestern pond turtles, steelhead, and bird species. Local
land use policies preclude development in the corridor. No red-legged
frogs were encountered during protocol surveys, and no raptor nests or
nesting activity of other bird species were observed during these surveys.
There are two watercourses that cross the site. An ephemeral drainage
system originates in the south-central portion of the site, supporting a
band of riparian willow and scrub. A spring or possible subdrain from the
former wood waste landfill area, together with stormwater runoff, provides
a source of surface water to this ephemeral drainage. The drainage also
includes three artificial ponds in the same vicinity, all of which support a
dense cover of cattail.
Based on previous surveys, potential waters of the U.S. occur along the
Russian River and Porterfield Creek corridors, scattered seasonal
wetlands in the diked former flood plain of the River, drainage channels on
the inboard side of the levee, the ephemeral drainage system including
the three man-made ponds, and the possible spring in the south-central
portion of the site. The Corps has conducted a verification of the
delineation survey and determined that the seasonal wetlands are isolated
and that the drainage channels adjacent to the levee are manmade, and
neither fall under Corps jurisdiction. The California Regional Water
Quality Control Board, North Coast Region (“RWQCB”) may claim these
wetlands and channels as within their jurisdiction.
2.

Existing Land Use

The majority of the Project site has been in resource-oriented industrial
use since the 1950s, when a sawmill complex was established on the
lower flat portion adjacent to the Russian River. The original complex was
expanded and modernized after Louisiana-Pacific purchased it in 1984.
The mill closed in 1991 and was demolished shortly thereafter; some
partial concrete slabs were all that remained. On-site disposal of wood
waste was also discontinued in 1991, with two distinctive piles of wood
waste located on the southeastern and southwestern knolls. Other
remnants of previous activity in the center of the site included small ponds
and a non-descript paved area.
A minor portion of the Project site (15 of the 254 acres) to the northeast
was formerly an isolated small vineyard. In 2002 the vines, which had
become too old to be commercially productive, were removed by the
owner who subsequently sold the 15 acres to Spight for incorporation into
the proposed golf course. This portion of land abuts another small
vineyard (approximately 46 acres) immediately to the north of the Project
site.
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In-stream gravel mining has been a continual activity in the Russian River
floodplain since 1986, and is consistent with the County General Plan, and
the County’s Aggregate Resource Management (“ARM”) Plan and
implementing standards. No processing operations are conducted in the
river channel; gravel is transported to the Shamrock Materials processing
plant in Cloverdale.
The tracks of the Northwestern Pacific Railroad cross the site running
almost due north-south, parallel to the levee and about 1200 feet west of
it. Freight service on the line has been discontinued but is expected to
resume in the near future. Passenger rail service between Cloverdale and
San Rafael could be initiated in the next few years.
The Project site is bounded on the north by a small industrial subdivision.
Other existing adjacent uses to the north include a residence and the
small vineyard referenced above. To the east of the Project site, across
the Russian River, all of the lands are in agricultural production.
G.

ENVIRONMENTAL REMEDIATION PROGRAM FOR THE SITE

Hazardous materials (as defined in Health and Safety Code Section 25501) have
been historically used, stored, disposed of, and released at the Project site.
Hazardous materials issues were extensively evaluated in the MEA, relying on a
variety of assessments and investigative reports that focused on soil and
groundwater conditions. Principal on-site contaminants include heavy petroleum
hydrocarbons, oil-based PCPs, arsenic, and heavy metals. In addition, a wood
waste landfill was located on the Project site.
1.

Wood Waste Landfill Clean Closure and Monitoring Activities

The approximate 22-acre wood waste landfill contained approximately
600,000 cubic yards of non-hazardous wood chips, bark, sawdust, soil
and rock. This material was generated between about 1975 and 1993 as
a result of Louisiana-Pacific’s cleanup of the former log storage areas and
mill waste materials.
Since its acquisition, the Owner has been committed to the clean closure
of the disposal site, which, in contrast with closure in place for perpetuity,
has the benefits of: (1) removing potential future environmental liability
associated with groundwater and surface water quality issues; (2)
eliminating future monitoring and maintenance activities associated with
the disposal site cap and drainage controls; (3) removing the wood waste
landfill from regulatory oversight and eliminating expenditure of future
regulatory resources; (4) reusing the materials for beneficial purposes;
and (5) preparing the site for future uses.
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Implementation of the clean closure plan for the wood waste landfill
commenced following adoption of the final Waste Discharge
Requirements (“WDRs”), Order No. R1-2005-0032, adopted by the North
Coast Regional Water Quality Control Board on June 22, 2005 and the
issuance of a grading permit from the County of Sonoma. Following
completion of site preparation activities, full-scale clean closure activities
commenced in late June 2005. The wood waste landfill clean closure
activities were conducted between June 2005 and October 2005 at both
the eastern and western wood waste units; between May 2006 and
October 2006 at the western wood waste unit; and from May 2007 through
July 2007 at both the western and eastern wood waste units. Complete
removal of the western and eastern wood waste units was accomplished
by the end of July 2007.
As required by the WDRs, a wood waste landfill clean closure certification
report is currently being prepared and will be submitted to the RWQCB for
approval of the entire project. Pending the RWQCB's approval of the
clean closure efforts, the WDRs will be rescinded.
Historically, in accordance with the WDRs for the wood waste landfill,
groundwater samples have been collected from on-site groundwater
monitoring wells on a quarterly basis. Recent groundwater monitoring
results indicate decreases in concentrations of the constituents of concern
in groundwater, including total petroleum hydrocarbons as gasoline (“TPHg”), total petroleum hydrocarbons as diesel (“TPH-d”), and tannins and
lignins, since the removal of the wood waste landfill. The second quarter
2008 sampling occurred in July. This event completed a full year of
sampling since the completion of landfill removal activities. These results
will be included with a discussion of groundwater quality in the wood
waste landfill clean closure certification report.
2.

Soil and Limited Groundwater Remediation Activities

Beginning on July 21, 2003, PES Environmental, Inc. (“PES”) conducted
soil and groundwater remediation activities for the petroleum hydrocarbonaffected soil and groundwater east of the former head rig and petroleum
hydrocarbon-affected soil south of the former mechanic shop. Soil and
groundwater remediation activities were conducted for the purpose of
removing the source of petroleum hydrocarbons and to minimize future
impacts to groundwater.
Approximately 1,600 cubic yards of soil (in-place) were excavated from
the former head rig area and approximately 11 cubic yards of soil were
excavated from the former mechanic shop area. Following source
removal and confirmation soil sampling activities, approximately 10,000
gallons of groundwater were pumped from the bottom of the excavation.
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The results of these remedial actions were summarized in PES’
Completion Report, Petroleum Hydrocarbon-Affected Soil and Limited
Groundwater Remediation dated January 29, 2004, which requested that
the RWQCB consider this case for “No Further Action” with regard to
petroleum hydrocarbons in soil and groundwater in the former head rig
and mechanic shop areas. A response from the RWQCB is pending.
3.

Current Groundwater Monitoring Activities at the Former Masonite
Facility
International Paper, Inc., as the successor in interest to Masonite
Corporation, a former site operator, has been working with the RWQCB to
investigate and remediate groundwater contamination at the site, including
contamination of a deep aquifer under a portion of the Site.
In accordance with Monitoring and Reporting Program No. R1-2007-0046,
adopted by the RWQCB on May 29, 2007, International Paper continues
to monitor groundwater on a semi-annual basis in both the shallow
overburden and bedrock groundwater beneath the site for the presence of
chemicals of concern associated with former Masonite Corporation’s wood
treatment operations. Previous soil and shallow overburden groundwater
remediation efforts have been conducted at the site, and residual
concentrations of the wood treatment chemicals of concern in shallow
overburden groundwater continue to be monitored. Bedrock groundwater
investigation and monitoring activities are ongoing, with additional bedrock
groundwater investigative work scheduled for the second half of 2008.
The RWQCB continues to oversee the investigation and monitoring
activities.
As all portions of the site affected are overlain by the proposed golf
course, these activities are not expected to impact the Site development.
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II.

PLAN COMPONENTS
A.

LAND USE PLAN

The Project is located at the northern gateway to Sonoma County at the
southeastern border of the City of Cloverdale. The City intends to annex the site,
most of which is currently within its Sphere of Influence (see Sections I.E.4 and
5.
The land use pattern for the Alexander Valley Resort Specific Plan (the “Specific
Plan”) is depicted on Exhibit 2-1 (Land Use and Circulation Diagram). The land
use plan is intended to be used in conjunction with the development standards
and design guidelines.
The Project proposal is a culmination of years of planning effort. Part of that
planning process included the need to provide a “clean-up” program to mitigate a
number of environmental problems created by previous owners of the property.
Ultimately the Developer plans a full service destination wine country resort
complex on the site. This complex will include the following components:
•
•
•
•
•
•
•
•
•

A 100-150 room Resort Hotel with a restaurant, conference facilities and a
full-service Spa
Up to 40 attached Resort Residential units
An 18-hole regulation Golf Course with driving range, clubhouse and
related amenities
Up to 105 Single-Family detached homes
Up to 25 Estate Residential homes
A 2.4-acre entry commercial component
Vineyard frontage landscaping
Open space preserve areas
On-site roadways

Of the 254 acres, approximately fourteen percent (14%) of the site will involve
structures, whereas the remaining eighty-six percent (86%) will be golf course,
open space and natural areas. [See Exhibit 2-1 (Land Use and Circulation
Diagram) and Table 2-1 (Land Use Summary)].
The site plan incorporates many of the existing site features into the design as
well as take advantage of the views of the surrounding area such as the Russian
River, the adjacent vineyards, and the Mayacamas Mountains to the east.
The City’s General Plan text states that the Destination Commercial designation
applied to the site is “intended to encourage the creation of recreation and
tourist-commercial uses to serve as a distinctive entry into the City. The mixing
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of residential uses and recreational amenities within these properties is
encouraged.”
A summary of the project is as follows:
An approximately 2.4-acre portion of the property, which abuts Asti Road and is
located at the entrance to the Project, is proposed for a wine tasting facility and
related restaurant services.
Easterly of the main entrance is the hotel and golf course complex (the “Resort”).
It is envisioned that the multi-story hotel will have between 100-150 rooms. The
golf course, including clubhouse facilities, will be a semi-private daily-fee course,
where golf club members, guests of the hotel, City residents and the general
public will be allowed to play. The hotel site will be on an existing pad which
affords excellent views overlooking the golf course, the Russian River and the
hills to the east. Hotel facilities will include a spa, conference center, a restaurant
and a gift shop.
The area adjacent to the hotel and golf course (north and south of the hotel) is
designated for Resort Residential units. This area is intended to accommodate
attached residential units at a density of up to 15 units per acre. The height and
massing of the Resort Residential units shall relate to the topography on which
they are sited. Unit size will vary from approximately 800-1500 square feet in size
and will include private balconies and patios depending on topography,
orientation and view opportunities. Resort Residential areas are located so as to
be within comfortable walking distance to the hotel and the golf course
clubhouse.
The 18-hole golf course meanders throughout the Project site, with half of the
holes located between the railroad tracks and the levee along the Russian River.
The balance of the golf holes will meander through the existing hills on the site
west of the railroad tracks.
Large amounts of either natural or recontoured and replanted open spaces will
be located throughout the site, particularly along various golf holes and some of
the most prominent topographic features. It is anticipated that some of these
areas will require additional landscaping with native plants, to return them to their
natural state.
The most prominent open space area on the site is the frontage along the
Russian River. A public trail will be provided along the levee. The time and
nature of the use of the trail will be described in the Development Agreement to
be negotiated between the City and the Developer.
The golf course will be irrigated with Recycled Water, as defined below, and
water from the Project’s existing irrigation well.
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The Project is accessed by a major entryway that is aligned with the South
Cloverdale Boulevard interchange with Highway 101. After entering the main
entrance, users may proceed up the hill to the golf clubhouse and hotel or turn
right into the single-family residential areas. An additional entry on Asti Road
provides a second access for the single-family residential units.
As mentioned in the Section I.F.2, Existing Land Use, a railroad line runs
generally north and south through the site. This line extends from Marin County
to Eureka. It is projected by Sonoma-Marin Area Rail Transit (“SMART”) that the
railroad line will eventually be used for passenger service between Cloverdale
and Marin County, as well as freight services, and a possible tourist train
operation. The passenger service may become an attraction for guests of the
Resort.
See Exhibit 2-2 (Illustrative Site Plan).
1.

General Plan Goals

The following Land Use Element (“LUE”) and Community Design Element
(“CDE”) Goals are in the Cloverdale General Plan and relate to the
Alexander Valley Resort Specific Plan:
Goal LUE-A:
Provide for orderly development within the City of
Cloverdale’s General Plan Study area.
Preserve and enhance Cloverdale’s small-town
Goal LUE-D:
character and the experience of its natural setting.
Goal LUE-E:
Maintain and enrich Cloverdale’s quality of life
encompassed in its friendly, rural, small-town atmosphere.
Goal LUE-F:
Provide appropriate regulations of land use and
airport operations to ensure that the safety of airport operations and
personnel, the general public and adjacent structures are protected.
Goal CDE-C:
Establish overall sense of Cloverdale place and time
through its Community Design Statement.
2.

Project Objectives and Policies

The following Land Use (“LU”) Objectives classify the density, extent,
location and yield of the proposed uses and include recommendations for
their proposed character and design.
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Objective LU1: Develop and subsequently establish a wine country
destination resort that incorporates the aforementioned Land Use
and Community Design Element Goals and Cloverdale General Plan
Destination Commercial land use designation into the creation of the
Alexander Valley Resort community that connects harmoniously
within the existing regional context and setting established by the
local community and surrounding landscapes.
Policy LU1.1:
Arrange open spaces, natural and man-made,
to blend and guide development areas. Natural and existing open
spaces that influence development include oak woodlands, riparian
areas and wetlands, steep slopes, open water bodies, open
drainage courses, and agricultural setbacks.
Policy LU1.2:
Place development in areas in a way that is
sensitive to the physical opportunities and constraints of the site.
Policy LU1.3:
Allow for a blend of natural and man-made
open spaces, golf course recreation, destination resort, residential
and commercial uses within the Specific Plan area as described in
Table 2-1 (Land Use Summary).
Policy LU1.4:
In addition to the Goals, Objectives and
Policies of this Specific Plan, the following Specific Plan land uses
shall conform to equivalent General Plan designations as they exist
or may be amended:
•

The entire site, including the Hotel, Resort Residential area,
Golf Course/Open Space and Natural Resource Preserve
shall meet the General Plan provisions for Destination
Commercial.

•

The Single Family Residential area shall meet the provisions
of the Medium Density Residential General Plan designation
as it exists or may be amended;

•

The Estate Residential area shall meet the provisions of the
Low-Medium Density Residential General Plan designation
as it exists or may be amended.

Objective LU2: Employ natural and man-made open space to provide
context and identity to the site.
Policy LU2.1:
Combine
golf,
mixed
residential
and
commercial uses within established frameworks allowing for ease
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of use by employees, tourists and patrons and to provide services,
employment and revenue for the City of Cloverdale.
Policy LU2.2:
Enhance degraded plateau environments and
develop reclaimed landscapes for desirable residential
development at densities planned to blend with the site.
Policy LU2.3:
Preserve selected natural environments,
including oak woodlands, remnant riparian corridors and seasonal
wetlands.
Policy LU2.4:
Preserve the Russian River and Porterfield
Creek area waterways for conservation, protection, and
recreational opportunities for the enjoyment of the community and
visitors alike.
Policy LU2.5:
Integrate and synthesize open space amenities
of wildlife habitats, riparian and wetland elements, agriculture, and
recreation with future landscape planting, trails and development.
Policy LU2.6:
Locate natural and man-made open spaces at
the edges of developed areas to create suitable and appealing
transitions to adjoining off-site landscapes. This allows on-site
open spaces to merge with off-site open spaces providing a
harmonious visual transition between the site and its neighbors,
and continuity to the site’s overall regional perception.
Policy LU2.7:
Enhance degraded environments and develop
reclaimed landscapes for recreation and residential development
that blend with the site.
Objective LU3: Preserve and enhance the intrinsic hillside value of
the western portion of the Alexander Valley Resort site in an
appropriate manner as an appealing distinctive visual gateway to the
City of Cloverdale.
Policy LU3.1:
Develop and submit a visual “gateway” or
entrance theme, for review and approval by the City, with the first
submitted Precise Development Plan.
Policy LU3.2:
Preserve and potentially enhance selected key
natural open space areas for conservation and provision of an
aesthetic context for site development.
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Policy LU3.3:
Enhance degraded plateau environments for
the golf course, agriculture, open space, wildlife habitat,
recreational amenity and visual amenities.
Policy LU3.4:
Use reclaimed landscapes as a gateway visual
amenity component.
Policy LU3.5:
Incorporate residential and recreational
commercial development uses on reclaimed landscapes in a
manner that is compatible with the gateway concepts, including
visual screening of residential units on the plateau, as determined
by a visual analysis submitted with the Precise Development Plan.
Policy LU3.6:
Architectural review by the City shall be
required for all major components.
Policy LU3.7:
Penetrate urban development areas with view
corridors as often as feasible to expose the golf course recreational
amenity, agriculture, and natural and man-made open spaces for
intrinsic visual aesthetic benefits and site value.
Objective LU4:
golf course.

Provide for the coordinated development of the

Policy LU4.1: Construction of the first nine (9) holes of the golf
course is dependent on the availability of recycled wastewater
(“Recycled Water”), transportation of that water to the west side of
the NWP tracks, annexation to the City of Cloverdale, and City
entitlements. The timing of the construction of the second nine (9)
holes contemplated by this Specific Plan (“Regulation Course”) is
dependent, in part, on the rescission or expiration of the Williamson
Act Contract (“Contract”) on a portion of the Project property that is
included as a part of the second nine (9) holes, the availability of
Recycled Water and obtaining permanent railroad crossing rights
from the North Coast Railroad Authority ("Crossing Rights").
If the Developer is unable to achieve rescission of the Contract,
obtain sufficient Recycled Water, and/or obtain Crossing Rights in a
timely manner, so as to allow for completion of the Regulation
Course, the Developer shall amend the Precise Development Plan
for the golf course to provide for a nine (9) hole course, including a
driving range and clubhouse, on property owned by the Developer
that is not subject to the Contract, dependent on Recycled Water,
or dependent on Crossing Rights (“9-Hole Course”). Developer
shall propose an alternate use for the remaining acreage. Such
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use may require an amendment to the Alexander Valley Resort
Specific Plan.
B.

LAND USE CLASSIFICATIONS

The land use classifications within the Alexander Valley Resort Specific Plan,
which are depicted on Exhibit 2-3 (Land Use Classifications), are intended to be
consistent with the land uses specified in the City’s General Plan. The City’s
General Plan states:
The type of uses encouraged within Areas I-III varies
according to location and are noted below. Primary uses
include golf courses, hotels, motels, recreation vehicle
campgrounds, bed and breakfast facilities, parklands,
destination resorts, and retail uses, if similar and compatible.
Secondary uses include residential developments (if
associated with a recreational amenity or visitor-serving
facility), convenience stores, community centers, service
stations, and art, craft and music schools.
Area II consists of approximately 388 acres located in the southeast portion of
the City. Area II is outside the City limits, but within the Urban Service Area and
the City’s Sphere of Influence. Location in the Sphere of Influence, in particular,
suggests ultimate annexation to the City.
SPECIFIC LAND USE: Objectives and Policies:
1.

Resort (“R”) Objectives and Policies

Objective R1: Provide a wine country destination resort that will
attract visitors to the City of Cloverdale and surrounding wine
country.
Policy R1.1: Develop a multi-story, 100-150 room hotel that
contains the necessary support services, variety of room types with
views, restaurant and retail facilities, conference and meeting
facilities, and potential shuttle services to the Cloverdale Municipal
and Charles Schulz-Sonoma County Airports.
Policy R1.2: Develop a full service spa, similar to other spas
located in the Sonoma Wine Country, with amenities including
treatment rooms for massage and skin care, a fitness center, salon
services and changing lounges with whirlpool, steam and sauna.
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Objective R2: Provide a variety of recreational activities ancillary to
the Resort.
Policy R2.1: Develop a regulation 18-hole golf course with practice
facilities, including driving range, and a full service clubhouse that
provides locker rooms, food service, retail sales, professional
teaching staff, and golf equipment for golf club members, Resort
guests, City residents and the general public.
Golf course
maintenance facilities will also be provided. The golf course design
shall incorporate natural areas into the course layout as designated
open space, including riparian corridors, wetlands, oak woodlands
and wildlife habitat areas.
Policy R2.2: Coordinate with local visitor-serving businesses to
offer other activities in the wine country including but not limited to:
•
•
•
•
•
•
•
•
•

Wineries
Local vineyards
Ballooning
The Sonoma Coast
Local lakes and reservoirs
Fishing activities
The Geysers
Tourist train
Bicycling

Policy R2.3: Create and establish a landscape theme that
embraces and incorporates local and regional themes.
Policy R2.4: Provide subterranean and screened parking areas to
enhance the appearance of the Resort areas.
2.

Golf Course / Open Space (“GC/OS”) Objectives and Policies

Approximately 219 acres of the 254-acre site is proposed as a golf course
and open space area. The golf course will be an 18-hole regulation facility
set in the context of a wine country landscape. The course will be open to
golf club members, Resort guests, City residents and the general public.
As a subcategory of the GC/OS designation, selected natural areas within
it will be preserved and enhanced for both their habitat and aesthetic
values. Oak woodlands, remnant riparian areas and seasonal wetlands
will be integrated with the golf course layout and design to protect these
resources and enhance the golf experience. These natural open space
areas will also provide vegetated areas for natural stormwater filtration,
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buffer areas for wildland fire protection, and transitional areas between
neighboring land uses and existing open space areas.
The golf course design will be integrated within the variety of natural
landscapes the site presents. Course play begins in the area below the
clubhouse site and progresses past an oak grove, then on to the plateau
area below the Resort Residential units, and on toward the flatter areas
between the railroad tracks and the Russian River. This part of the golf
course will meander past some existing vineyards, accented by oak
woodlands, the riparian corridor along Porterfield Creek and the levee
area adjacent to the Russian River. The course will continue past more
vineyards, oak-studded hillsides, restored riparian and wetland areas and
limited residential areas on the southwesterly side of the Project. The final
fairways travel through the “gateway” area of the site and climax with a
finishing hole located along the frontage of the Project and features an
approach shot protected by a water hazard along the left side of the
fairway.
The golf course component will create employment opportunities that are
within walking and/or bicycling distance of all proposed residential
neighborhoods.
Objective GC/OS1: Provide recreational activities for residents and
the general public.
Policy GC/OS1.1: Develop a regulation 18-hole golf course with
practice facilities and a full service clubhouse that provides locker
rooms, food service, retail sales, professional teaching staff, and
golf equipment for golf club members, Resort guests, City residents
and the general public. Golf course maintenance facilities will also
be provided. The golf course design shall incorporate natural areas
into the course layout as designated open space, including riparian
corridors, wetlands, oak woodlands and wildlife habitat areas.
Policy GC/OS1.2: The Alexander Valley Golf Club (“Golf Club”)
will be open to members, Resort guests, City residents and the
general public on a daily fee basis. The course is integral to the
viability of the Resort and a substantial amenity for all on-site
residential units, residents of the City of Cloverdale and other
residents of, or visitors to, the Northern Sonoma County area.
Objective GC/OS2: Create a golf course open space recreational
amenity for the Project that is environmentally sensitive, sustainable,
and designed and constructed with principles and concepts
consistent with established environmental practices for golf course
development.
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Policy GC/OS2.1: Incorporate tree snags generated during site
development operations into golf course wildlife habitat open
spaces, along with water hazards, riparian drainage courses and/or
preserved wetland areas.
Policy GC/OS2.2: Develop out-of-play rough areas adjacent to
areas of play that will serve as buffers to preserved natural wildlife
habitat areas.
Policy GC/OS2.3: Preserve and enhance selected riparian
drainages revegetated with native and indigenous planting; develop
grass-lined swales to act as storm water biofilters prior to water
discharge to low areas or open water bodies.
Policy GC/OS2.4: Protect and preserve selected areas of native
vegetation and habitat through their incorporation as a subcategory
of golf course open space. These areas can also provide strategic
challenges for golf holes. As necessary, sensitive open space
areas can be deemed out-of-play and closed to public use.
Policy GC/OC2.5: Plant native vegetation in golf course roughs,
preserved natural areas and other out-of-play areas that will serve
as habitat for wildlife on the site.
Objective GC/OS3: Create a golf course that is strategic in nature,
diverse in shot values, and challenging for players of all abilities.
Policy GC/OS3.1: Each hole shall have strategic design concepts
incorporated into its construction. This can be achieved by the
following:
•
•
•
•
•
•
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Diagonal carries from the tee, to landing areas and to green
sites
Alternative routes of play for players of all abilities
A majority of putting greens should have an open, hazard
free entrance to allow players of lesser abilities options for
accessing putting surfaces.
Each hole should present the golfer with a different task to
achieve in order to have scoring success.
Each hole should be different in character and challenge.
Each hole should vary in length. This can be accomplished
by varying tee locations, elevation changes and diagonal tee
shots.
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•
•

Differ terrain character, hazard locations, bunker locations
and quantities, and utilize existing natural and man-made
landscape features for strategy and hazards.
Safety setbacks shall be incorporated into the design to
maximize the protection of adjoining residential, commercial,
public and airport areas.

Policy GC/OS3.2: Each hole shall have multiple tee areas to
accommodate golfers of all abilities. This can be achieved by
offering tee off options that result in varying the overall length of the
golf course from 5,500 yards to over 6,500 yards.
Policy GC/OS3.3: Construct the golf course utilizing the latest
construction techniques and materials. This may include, but not
be limited to:
•
•
•
•

•

Low flow valve-in-head, computer controlled irrigation
system
Sand plating of fairways
Closed drainage systems for putting greens, sand traps, wet
areas and low flow areas
Incorporation of catch basins and closed drainage systems
to move excess water from areas of play to irrigation storage
reservoirs or open vegetated drainage swales for filtering
and recycling
Turf grass plantings that utilize improved varieties, which are
disease resistant, insect tolerant and require less fertilizer
compared to older turf types

Objective GC/OS4: Construct the golf course to utilize Recycled
Water for turf grass and open space irrigation purposes, preserving
fresh water resources for domestic uses.
Policy GC/OS4.1: Use Recycled Water for golf course and open
space area irrigation, except as noted below.
Policy GC/OS4.2: Irrigate areas of play and open space habitats
to provide a protective buffer against wildland fires.
Policy GC/OS4.3: Blend Recycled Water with water from natural
on-site sources for golf course irrigation in on-site storage ponds.
Policy GC/OS4.4: Incorporate water retention facilities into the
design of the golf course.
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Policy GC/OS4.5: Potable City water shall not be used for golf
course or open space irrigation.
Policy GC/OS4.6: To minimize the need for water from
groundwater sources, irrigation water storage ponds will be
designed to collect rainwater from site runoff, as well as for storage
of Recycled Water.
Objective GC/OS5: Maintain the golf course utilizing the latest
maintenance techniques, equipment, and materials to create
optimum playing conditions.
Policy GC/OS5.1: Maintain the golf course utilizing an Integrated
Pest Management Program and Best Management Practices.
Policy GC/OS5.2: Carefully match the amounts of water used to
irrigate the playing surfaces with the water loss due to
evapotranspiration rates. This will translate to:
•
•
•
•
•
•

Lower amounts and less frequent application of fertilizers
Use of management practices to decrease turf grass
diseases and pests
Limited amounts of Poa annua, an annual bluegrass, in
putting greens, fairways, tee boxes and rough areas to
improve playing characteristics of turf grass surfaces
Increased turf grass health and quality
Less mowing and trimming
The creation of an enjoyable experience for all golfers, to
encourage return play and favorable recommendations to
other golfers

Policy GC/OS5.3: Maintain rough areas minimally with typical
agricultural practices.
Policy GC/OS5.4: Develop mowable transition areas between
maintained playing surfaces and open space areas. This will
decrease the likelihood of lost balls, thus maintaining the pace of
play.
3.

Resort Residential (“RR”) Objectives and Policies

The area adjacent to the Resort area on its northeasterly and
southwesterly sides is designated as Resort Residential. The area is
intended to accommodate attached residential units at a density of up to
15 units per acre.

December 2008

22

Objective RR1: Provide for distinct Resort guest cottages and
privately owned resort residential units clustered with the Resort
area. This may also include the use of “fractional ownership” for
these units.
Policy RR1.1:
Approximately 40 resort guest cottages and
Resort Residential homes will be grouped in clusters with the
majority having views of the golf course, Russian River recreation
area, surrounding vineyards and the hills to the east and west.
Policy RR1.2:
Locate development in or near the westerly
hillside area of the Project.
Policy RR1.3:
The design of Resort guest cottages and
Resort architectural building styles will reflect themes and concepts
consistent with the wine country architectural style of the adjacent
Resort facilities.
Policy RR1.4:
Develop Resort guest cottages and Resort
Residential neighborhoods that include open spaces as a key
visual amenity.
Policy RR1.5:
Develop a landscape theme that embraces and
incorporates regional and local themes, is congruous with the
Resort landscape theme and will incorporate native, drought
tolerant species.
Policy RR1.6:
Parking areas shall be in close vicinity to the
units and screened visually by landscaping, where feasible.
Policy RR1.7:
Develop well-defined pedestrian ways from
Resort Residential units that connect to the Resort and golf
clubhouse.
Policy RR1.8:
It is anticipated that the proposed hotel will
manage the rental of the Resort Residential units when not in use
by the principal owner(s). The rental of the Resort Residential units
by the hotel will be subject to “Transient Occupancy” taxes.
4.

Single-Family Residential (“SFR”) Objectives and Policies

The southwesterly portion of the site, west of the NWP railroad tracks, is
surrounded by the golf course/open space area and is designated as
Single-Family Residential. This designation allows detached single-family
homes at a density of up to eight (8) units per acre with minimum lot sizes
of approximately 4000 square feet. This area is located primarily on the
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former wood waste landfill site where extensive grading and processing to
remove the wood waste has occurred.
It is anticipated that there will be four to seven single-family residential
prototypes. The single-family neighborhoods will be within comfortable
walking distance for patrons or employees to the Resort and the golf
course complex.
The Single-Family Residential area will be surrounded by the golf course,
preserved oak woodlands and other natural habitats and agricultural open
spaces. Many lots will have views of the golf course. The golf course will
provide these homes with irrigated open spaces, which will help protect
against potential wildland fires.
Objective SFR1: Develop and establish a residential community
geared toward recreational opportunities.
Policy SFR1.1:
homes.

Develop up to 105 single-family detached

Policy SFR1.2:
Develop and submit a visual “gateway” or
entrance theme, for review and approval by the City, with the first
submitted Precise Development Plan.
Locate residential
development in or near the westerly hillside areas of the Project
site.
Policy SFR1.3:
Arrange residential homes into neighborhoods
that contain similar densities and housing styles.
Policy SFR1.4:
Create architectural building styles that reflect
themes of wine country architecture.
Policy SFR1.5:
Develop residential neighborhoods that are
surrounded by open spaces as a key visual element.
Policy SFR1.6:
Single-Family Residential neighborhoods are
designed to have a visual connection to various open spaces that
provide the development a greater contextual site value and the
individual homeowner a sense of place.
Policy SFR1.7:
Use of open fences in residential units backing
onto the golf course will be encouraged.
Policy SFR1.8:
Develop a landscape theme that embraces and
incorporates regional and local themes and is compatible with the
Resort theme.
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Policy SFR1.9:
Integrate the Resort golf course amenity and
open spaces into the Single-Family Residential areas.
Policy SFR1.10:
Provide visual screening of residential units on
the plateau, as determined by visual analysis submitted with the
Precise Development Plan.
5.

Estate Residential (“ER”) Objectives and Policies

The southeasterly portion of the site, west of the NWP railroad tracks,
surrounded by the golf course and open space areas, has been
designated as Estate Residential. This area is intended to allow detached
single-family homes at a density of up to four (4) units per acre. This area
is located primarily on the hill east of the former wood waste landfill sites.
Estate Residential neighborhoods are located overlooking the golf course
and open spaces areas, and will be located within comfortable walking
distance for patrons or employees to the Resort and the golf course
complex.
Objective ER1:
Develop and establish an Estate Residential
community of custom styled homes.
Policy ER1.1:
sites.

Develop up to 25 Estate Residential home

Policy ER1.2:
Locate the homes on the hillside area just
westerly of the railroad tracks and retain as much of the existing
open space areas as feasible.
Policy ER1.3:
The Precise Development Plan shall identify
significant individual trees and significant groupings of trees (oak
forest). Houses and lots shall be sited to preserve trees and forest
groupings.
Policy ER1.4:
Create architectural styles that reflect themes
of wine country architecture.
Policy ER1.5:
Develop a landscape theme that embraces and
incorporates regional and local themes, is consistent with the
Resort landscape theme and provides landscape buffers as
protection against wildland grass fires.
Policy ER1.6:
visual amenity.
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Policy ER1.7:
Integrate the golf course facility and open
space areas into the Estate Residential areas.
Policy ER1.8:
Locate residential units in such a way as to be
compatible with surrounding agricultural uses. Include “right to
farm” provisions in the Covenants, Conditions and Restrictions
(“CC&Rs”) for homes near existing agricultural uses.
Policy ER1.9:
Develop livable residential areas in compliance
with Airport Land Use zoning restrictions.
6.

Entry Commercial (“EC”) Objectives and Policies

The commercial parcel located at the main entry to the site, with frontage
on Asti Road, has been designated as Entry Commercial. The intent of
this designation is to provide for a wine tasting facility and related food
service use. Uses in this area could also include other retail facilities
complimentary to the “Destination Resort” theme.
Objective EC1: Provide for a commercial area that contains a single
building for shops and services for Resort guests, site residents,
local residents and visitors.
Policy EC1.1:
Develop and submit a visual “gateway” or
entrance theme, for review and approval by the City, with the first
submitted Precise Development Plan. Develop a building and
landscape theme that embraces and incorporates regional and
local themes.
Policy EC1.2:
Consider climate conditions in the building
design and orientation to apply natural heating and cooling
opportunities.
Policy EC1.3:
Parking for the Entry Commercial area shall
include spaces for employees and patrons.
Policy EC1.4:
Provide subterranean storage areas for use by
tenants of the Entry Commercial parcel.
7.

Russian River Frontage (“RRF”) Policy

The Project site has more than one mile of Russian River frontage running
generally in a north-south direction. This area is currently under contract
for sand and gravel extraction subject to a Use Permit issued by the
County (see Section 1.F.2).
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Policy RRF1.1:
The Precise Development Plans shall have
provisions for public access to the Russian River levee trail,
described in Policy PF1.1 below, as shown on Exhibit 2-2
(Illustrative Site Plan).
8.

Public Facilities (“PF”) Objectives and Policies

There are a number of public facilities and areas that exist or are planned
on the Project site. These include the existing levee, a public trail along
the top of the existing levee with a connecting public trail from the Project
across the NWP railroad right-of-way, an Emergency Vehicle Access
(“EVA”) road across the NWP railroad tracks, providing access to the
easterly portion of the project, planned open space areas, the City’s
planned Zone 1 reservoir, proposed landscaped parkways and
landscaped medians. It is anticipated that the Developer will either
improve or construct these facilities or pay for its “fair share” of these
facilities. The cost of developing and maintaining these facilities will be
addressed in the Development Agreement to be negotiated between the
Developer and the City.
Objective PF1:
Develop and/or improve the necessary public
facilities to serve the Resort project.
Policy PF1.1:
Develop, and dedicate to the City of
Cloverdale, a public pedestrian/bicycle trail along the entire
property frontage owned by Developer on the Russian River levee,
including the finger of property from the project site to the City’s
wastewater treatment plant.
The Developer shall retain an
easement on the dedicated lands for utilities and access. Links
shall be provided on the Developer’s property so that the trail can
serve residents of the Project, connect to a future riverfront trail
system, and connect to a public roadway.
Policy PF1.2:
Applicable Precise Development Plans shall
provide that the Developer dedicate a public access easement to
the City and complete a multi-use recreation trail from the Project
area to the proposed SMART trail, if possible, and to the levee trail.
If, after reasonable attempts, the Developer is unable to provide
needed rights-of-way over private properties to connect the trail to
public rights-of-way, the City shall assist the Developer in securing
those rights-of-way through a filing with the Public Utilities
Commission. The Developer shall provide the City with sufficient
rights-of-way (as determined by the City Engineer and Community
Development Director) on the Project site to complete the trail. Trail
improvements shall be constructed by the Developer or, if
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Developer is unable to obtain the needed rights-of-way, such
construction costs may be bonded, if bonding is approved by the
City Council.
Policy PF1.3:
Developer will provide the City with an
easement covering sufficient acreage, adjacent to Owner’s existing
communications site, on the knoll adjacent to Asti Road (elev. 448ft. AMSL) for construction of a Zone 1 water reservoir.
9.

Natural Resource Preserve

The MEA identified certain biological resources on the project site as
sensitive and recommended protection and enhancement of these
resources in conjunction with development. The Natural Resource
Preserve areas shown on Exhibit 2-4 (Natural Resource Preserves)
include selected riparian, wetland, and oak woodland areas designated to
be preserved and/or enhanced. Objectives and policies for these areas
are included in Section II.D-Natural Resource Conservation.
C.

TRANSPORTATION AND CIRCULATION (“TC”)
1.

Historic Context

The Project site is in close proximity to historic transportation routes
between Lake, Mendocino, and Sonoma Counties. Settlement of the
Alexander Valley saw the area evolve into an agricultural hub and services
center between the Geysers and Ukiah. In the mid-1800s a post office
was founded, known as Cloverdale. In the 1870’s a railway line
(Northwestern Pacific) was established to transport goods, livestock,
lumber and agricultural products to and from the region. Today the tracks
exist and bisect the site in a north-south direction. Lands east of the
existing railroad tracks and west of the Russian River were developed as
a sawmill in the 1950s. Redwood and Douglas Fir logs for that mill arrived
via historic Kelly Road and came from the Coastal foothills to the west that
extend almost to the Pacific Ocean.
The railroad is currently inactive but is expected to resume freight
operations sometime in the near future. It is also anticipated that public
transit rail service will commence in the future. The City constructed a
railway depot northerly of the Project site to serve the community.
In the mid-1950s the federal government constructed US Highway 101
that runs north and south through Sonoma County. The route closely
follows the historic two-lane Redwood Highway that served as the region’s
main artery for travelers going north and south. Until 1994, Highway 101
ran directly through downtown Cloverdale as a two-lane arterial with
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frequent intersections. Today Highway 101 is a freeway that runs easterly
of the downtown area, paralleling the old road. An off-ramp was
constructed that provides direct access to the Project site (South
Cloverdale Boulevard exit) via Asti Road. This road runs parallel to
Highway 101 and directly abuts the westerly boundary of the Project site.
Existing vehicular travelways on the Project site include a private road on
the top of an existing levee that was originally used for transportation of
lumber products. This road also provides access for levee maintenance.
There are also additional abandoned paved and dirt roads that traverse
the site.
2.

Objectives and Policies

The transportation and circulation system for the Alexander Valley Resort
Specific Plan area includes public and private streets, emergency
vehicular access roads, sidewalks and parking areas. It is anticipated that
residents within the Project area may be able to utilize personal golf carts
on internal Project roads to access recreational facilities as well as
proposed commercial facilities.
The main access to the Project site will be from Asti Road via the South
Cloverdale Boulevard interchange with Highway 101. At the major
entrance users will enter the Resort via the proposed entryway road, “Old
Mill Road”. The entry road will provide access to the Resort and golf
course complex and the residential communities. There is a secondary
entryway to the residential communities via Asti Road.
Objective TC1: Develop a safe and efficient vehicular, pedestrian
and bicycle circulation system within the Alexander Valley Resort to
all on-site land uses and provide adequate connections to the
adjacent communities.
Policy TC1.1:
All on-site streets will be public
constructed per City standards and/or conditions of approval.

and

Policy TC1.2:
Maintain City of Cloverdale level of service
(“LOS”) standards for the roadway intersections impacted by the
Project development.
Policy TC1.3:
The Precise Development Plan for the
residential and commercial components of the Project shall include
a requirement that Developer construct traffic improvements
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necessary to maintain City LOS standards, to the extent the failure
to maintain the LOS standards is the result of the Developer’s
project, and subject to reimbursement as outlined in Section V.
Financing.
Policy TC1.4:
The design of the interior Project streets shall
include golf cart crossing signs at all crossing points. A minimum of
a five-foot concrete sidewalk shall be provided on all streets
providing access to uses that will generate pedestrian traffic.
Objective TC2: Develop and implement a circulation system that is
multi-purpose, providing for vehicles, pedestrians and bicycles.
Policy TC2.1:
Develop street systems to serve internal and
external destinations.
Policy TC2.2:
Design curvilinear roads for the site to aid in
reducing vehicular speeds.
Policy TC2.3:
Develop an aesthetically pleasing pedestrian
environment that incorporates street trees and landscaping along
sidewalks, walkways, medians, and off-street paths. Street trees
shall be installed so that tree crowns create a canopy.
Policy TC2.4:
Road alignments will follow existing site
contours and reclaimed site landform contours as applicable and
shall be consistent with the “gateway” design theme. Roadway
design will incorporate contour grading to make roads appear to lie
on a natural landform, which will blend in with the overall site
character.
Policy TC2.5:
Appropriate native trees and vegetation will be
planted along streets to assist in establishing a distinctive visual
character.
Policy TC2.6:
Vehicular circulation is designed to showcase
the site’s open space context, moving through natural and
recreational open spaces, such as the golf course.
Policy TC2.7:
Road gutters will define edges of roadways
and aid in controlling runoff.
Policy TC2.8:
applicable.
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Objective TC3: Provide access to proposed residential areas and
remote golf course areas, including provisions for emergency
access.
Policy TC3.1:
Develop an emergency vehicle access route
from the Estate Residential area through the golf course to the
Resort area, one that is clearly marked for emergency vehicles and
emergency access to the residential areas. Gates or other barriers
which block the emergency vehicle access shall be approved by
the Fire District.
Policy TC3.2:
Develop a secondary service access route
from the golf course maintenance yard through the existing
industrial park to the north. This secondary access will also act as
an emergency vehicle access route to the Resort Residential from
Santana Drive.
Policy TC3.3:
Develop an emergency vehicle access route
utilizing the route described above, across the NWP railroad rightof-way to access both the levee road and remote areas of the golf
course.
Objective TC4: Develop and implement measures for pedestrian,
bicycle and golf course circulation within the Project site to connect
to on-site uses and with City and regional trails, where applicable.
Policy TC4.1:
Provide safe and convenient pedestrian routes
to all on-site land uses.
Policy TC4.2:
Develop an aesthetically pleasing environment
for public circulation.
Policy TC4.3:
Encourage and foster policies for alternatives
to gas-fueled vehicular transportation to minimize impacts on
regional air quality.
Policy TC4.4:
Provide recharging facilities within the Resort
complex, including the golf clubhouse, and site residences for golf
carts and electric vehicles.
Policy TC4.5:
Provide pedestrian/bicycle routes that allow
project residents and visitors access to the levee trail, including
access from the levee road and, if possible, the SMART trails, to
Santana Drive through the Project.
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Policy TC4.6:
Provide adequate bicycle parking facilities at
the Resort, the golf course complex and the Entry Commercial area
to encourage bicycle use.
Policy TC4.7:
The Precise Development Plan for any
residential component shall designate safe routes for school
children to walk to City schools and/or shall specify whether and
how busing would be provided.
D.

NATURAL RESOURCE CONSERVATION (“NRC”) – Objectives &
Policies

The site’s current natural state is one that has been intensively used by man over
the last 100 years. Limited areas, such as pockets of oak woodland or remnant
riparian corridors, exist in their natural context. These areas will be set aside
from development and incorporated into the design of the golf course and the
new residential community. These areas include the Russian River east of the
levee, Porterfield Creek, and selected oak woodlands, riparian and wetland
areas, and some of the steeper sloped areas.
These areas are shown on
Exhibit 2.4 (Natural Resource Preserves).
The site development plan considered existing landforms, vegetation, drainage
courses, and water bodies in the design of the proposed land uses. The plan
sensitively responds to these natural features and incorporates them as positive
features in the land use plan. In the majority of instances these features remain
intact. Some of these features will be restored and enhanced.
Native drought tolerant landscape materials shall be utilized for transition zones
between developed areas and natural open space areas. Development adjacent
to open space areas shall be designed in such a manner that will protect the
integrity and natural functions of the open space areas. Swales and berms shall
be utilized where appropriate to control surface drainage and potentially avoid
impacts to selected areas adjacent to developed areas.
Maintenance of undeveloped open space areas not designated for recreation
shall be maintained in accordance with local codes and Specific Plan policies, as
summarized in the Maintenance Matrix described in Section IV.K. Maintenance
responsibilities may be subject to change or modification based on future
homeowners’ association and/or Resort management requirements.
Maintenance of open space areas is critical to protect adjacent developments
from fire hazards and refuse collection problems.
Portions of the site between the railroad right-of-way and the levee contained
impervious materials that promote storm water runoff quantity and velocity. The
Developer has removed the impervious materials and replaced these with a
blend of on-site soils and recovered wood waste. The finished surfaces will be
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utilized for the proposed golf course and related open spaces. The seasonal
wetland and riparian corridor parallel to the railroad tracks will be preserved and
enhanced as a natural feature of the site.
There is a man-made basin, located on the hillside in the southwesterly portion of
the site, west of the NWP railroad tracks, which was previously utilized for fire
protection water storage.
The basin will be removed, since it is no longer
operational, the area regarded, and made a part of the proposed Estate
Residential and associated open space areas.
Objective NRC1: Conserve, preserve and enhance water resources.
Policy NRC1.1:
Water conservation will be achieved by
irrigating open space landscapes and golf course areas with
Recycled Water.
Policy NRC1.2:
Planting drought tolerant landscape materials
and installing a computer controlled valve-in-head golf course
irrigation system will facilitate water conservation practices.
Drought tolerant landscape materials and lawn substitutes
acceptable to the City will be encouraged in residential landscapes.
Policy NRC1.3:
Water quality shall be safeguarded by
incorporating an Integrated Pest Management Program and Best
Management Practices for open space areas, existing drainage
courses, and open grassed or vegetated swales that potentially
filter pollutants prior to leaving the Project site.
Policy NRC1.4:
The Development Agreement, to be negotiated
between the Developer and the City, shall include provisions for the
delivery of disinfected secondary effluent from the City’s
wastewater treatment plant to the Developer. Developer shall, at
its sole cost, construct such delivery system, and provide for any
further treatment facilities, on Developer’s property, to provide
Recycled Water solely for the Developer’s use. The Developer
shall obtain and maintain necessary permits and approvals to
operate this system and shall assume full responsibility for its
operation and maintenance.
Objective NRC2:
areas.

Conserve, preserve and enhance open space

Policy NRC2.1:
A significant portion of the natural areas on the
site will remain as open space preserve and shall be integrated into
the layout and design of the golf course and residential areas.
These areas include the Russian River corridor, Porterfield Creek,
and selected oak woodlands, riparian and wetland areas, and some
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of the steeper sloped areas on the site. The oak woodlands and
central riparian drainage course adjacent to residential and golf
course uses will establish a natural corridor, connecting with the
seasonal wetlands along the railroad tracks.
Policy NRC2.2:
The golf course recreational amenity will serve
as an open space buffer between development and preserved open
spaces.
Policy NRC2.3:
Develop guidelines for protection of designated
on-site preserve areas. Protection measures shall include, but not
be limited to, preservation and enhancement of the natural flow
patterns and vegetation characteristics of the lower reach of the
remnant riparian corridor in the central part of the site; preservation
and enhancement of the majority of the oak woodland areas on the
hillside between the Estate Residential areas and the golf course;
preservation and enhancement of the seasonal wetlands that
parallel the east side of the railroad tracks; establishment of
adequate buffers and allowable uses between natural areas and
adjacent development; natural area and tree protection during
construction (including the use of colored fabric mesh construction
fencing along designated protected drainages and wetland areas
and outside of tree canopy driplines), development of natural open
space management criteria with the goal of maintaining and
enhancing natural open space characteristics.
Policy NRC2.4:
An Integrated Pest Management Program,
augmented by Best Management Practices, will guide the
maintenance of man-made Project landscapes.
Objective NRC3: Remediate degraded site landscapes.
NRC3.1:
Remediate and/or remove contaminated soils, and
abandoned, visually blighted, and potentially hazardous structures.
NRC3.2:
Remove the failing water storage basin, man made
debris and other dumped materials.
NRC3.3:
Clean up contaminated soils, impervious surfaces,
wood waste landfills, man-made retention ponds, leachate drainage
systems, and failing slopes. Waste materials recovered from these
operations will be recycled and incorporated on-site as fill material
for the golf course areas. Unusable materials shall be removed
and legally disposed of off-site.
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NRC3.4:
Continue to monitor designated areas and cooperate
with respective authorities and agencies in eliminating toxic
materials.
Objective NRC4: Create wildlife and plant habitat.
Policy NRC4.1:
Develop new riparian, woodland, native
grassland and wetland elements in the natural and designed
landscape, where appropriate, that will be enhanced by additional
native plantings to provide wildlife habitat value.
Policy NRC4.2:
Impervious surfaces will be removed or
penetrated and replaced by the golf course and adjacent open
space areas. Areas within the course that are not designated as
playing areas shall provide vegetation and wildlife habitat.
Policy NRC4.3:
Water bodies will be created for golf course
water irrigation storage. These areas may be designed as seminatural habitats that support aquatic life (e.g. fish, amphibians, and
invertebrates), attract native wildlife and provide wetland values,
but will be located and designed in such a way as to discourage
wildlife that could be hazardous to aircraft.
Objective NRC5: Conserve natural sources of energy through
building design and landscape design.
Policy NRC5.1:
All cost-effective energy conservation and peak
use reduction measures required by Title 24 of the California
Administrative Code will be incorporated into the building design.
Policy NRC5.2:
building design.

Where feasible, incorporate solar use in

Policy NRC5.3:
CC&Rs for the Single-Family, Estate and
Resort Residential housing shall allow the placement of solar
panels on rooftops.
Policy NRC5.4:
Building design may incorporate the use of
skylights to conserve on electricity.
Policy NRC5.5:
Reduce solar gain by planting trees and other
landscape materials for shade purposes.
Policy NRC5.6:
Use deciduous trees around buildings and
parking areas to provide natural shade and cooling during the
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summer months, and allow solar energy to reach buildings for
natural passive heating during fall and winter months.
Policy NRC5.7:
Pedestrian and bicycle circulation are to be
integrated into the site design as an alternative to the use of
automobiles in the Project area, potentially reducing air pollution.
Objective NRC6: Implement EIR mitigation measures where natural
resources are impacted.
Policy NRC6.1:
Areas identified as environmental constraints
are to be avoided to the extent feasible, and buffers and transitional
areas from these areas are to be incorporated in the site design.
Any unavoidable encroachment into such areas will be mitigated
through on-site, in-kind replacement as practicable, given the space
limitations of the site and the feasibility of such mitigation.
Policy NRC6.2:
Utilize out-of-play golf course open spaces as
resource areas for potential mitigation of impacts as a result of
development encroachment into woodlands, wetlands, riparian
areas and grasslands.
Policy NRC6.3:
Develop riparian area enhancement plans in
conjunction with storm drainage plans to address:
•
•
•
•
•
•

Open natural drainage systems within common areas
Integration of irrigation reservoirs and aesthetic landscape
ponds to serve as biofilters
Open drainage course crossings
Aesthetic appearance of site landscapes
Wildlife habitat enhancement and increased biodiversity
Pest management and mosquito abatement

Policy NRC6.4:
Healthy trees shall be retained and preserved
to the maximum extent feasible, particularly specimen valley oaks
and other native deciduous oaks, and stands of oak woodlands
designated as Natural Resource Preserves. The Developer shall
submit a Tree Preservation and Replacement Plan, to be reviewed
and approved by the City of Cloverdale Community Development
Department, with the first submitted Precise Development Plan.
The Plan shall detail tree avoidance and preservation methods,
including establishment of a tree protection zone, construction
inspection and supervision by a certified arborist, installation of tree
protection fencing, and review of activities within the established
tree protection zone, and provisions for replacement where tree
removal is unavoidable.
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Policy NRC6.5:
Protect mature native oak tree stands to the
fullest extent possible, including the use of colored fabric mesh
construction fencing outside of tree canopy driplines during
construction and the planting of appropriate understory species.
Policy NRC6.6:
Landscaping and revegetation shall emphasize
the use of native plant species in proposed open space areas. The
Developer shall submit a detailed Landscape and Vegetation
Management Plan, to be reviewed and approved by the City of
Cloverdale Community Development Department, with the first
submitted Precise Development Plan. The Plan shall be prepared
by a California-licensed landscape architect in consultation with a
plant ecologist experienced in management of native species.
Policy NRC6.7:
Native grasslands shall be protected and
enhanced, and adequate replacement provided where complete
avoidance is not feasible. The Developer shall submit a Native
Grassland Protection, Replacement, and Restoration Plan, to be
reviewed and approved by the City of Cloverdale Community
Development Department, with the first submitted Precise
Development Plan, and prior to any grading.
Policy NRC6.8:
Wetlands shall be protected and enhanced,
and adequate replacement provided where complete avoidance is
not feasible. The Developer shall submit a Conceptual Wetland
Protection, Replacement, and Restoration Plan, prepared by a
qualified biologist, to be reviewed and approved by the City of
Cloverdale Community Development Department, with the first
submitted Precise Development Plan, and prior to any grading.
Other necessary biological resource agency approvals shall also be
obtained prior to grading.
Policy NRC6.9:
Residential lots and golf course features shall
not encroach into river and creek buffer areas to be preserved
under the Conceptual Wetland Protection, Replacement, and
Restoration Plan, which shall be consistent with the intent of the
Conservation and Open Space Element, and the setback
requirements in the City of Cloverdale Creek Ordinance.
Objective NRC7: Develop and implement management plans for
natural and man-made open spaces to maintain a high degree of
environmental and aesthetic quality.
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Policy NRC7.1:
Maintain created water bodies to promote
functional vegetation and wildlife habitats while limiting pollution.
Locate and design any created water bodies in such a way as to
discourage wildlife that could be hazardous to aircraft.
Policy NRC7.2:
Manage vegetation in natural and man-made
open spaces to promote the dominance of native plant materials
and limit exotic plant species.
Policy NRC7.3:
Erosion control for soils and storm water runoff issues for the site shall be addressed by the implementation of a
Water Quality Management Plan during and post-construction.
Objective NRC8: Develop and implement a riparian enhancement
plan to maintain and enhance selected existing open drainage
courses.
Policy NRC8.1:
Establish and maintain setbacks from the
Russian River and Porterfield Creek areas to restrict site
development.
Policy NRC8.2:
Develop and implement
stabilization plans where necessary.

drainage

bank

Objective NRC9:
Develop and implement a theme-based site
landscaping program that embraces and incorporates the Alexander
Valley’s natural and agrarian heritage, addresses the City’s
“gateway” concept, creates wildlife habitat to encourage
biodiversity, and is drought resistant and fire resistant. Landscape
palette details and specifications will be submitted with construction
drawings and will be consistent with these various resource
objectives and policies.
Policy NRC9.1:
Develop and implement an oak tree mitigation
and revegetation program to augment impacted site resources and
potential disease losses.
Policy NRC9.2:
Develop and implement a revegetation
program for important designated site areas including:
•
•
•
•
•
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riparian corridors
out-of-play golf course open spaces
man-made open spaces such as graded slopes
areas of remediation
streetscapes
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Policy NRC9.3:
Support and recommend use of native and
indigenous drought tolerant and fire resistant plant materials in golf
course areas, streets, median and parkway areas, parking lots,
slopes, common areas and yards.
Policy NRC9.4:
Develop and implement a tree planting
program that fosters continuous planting of native drought tolerant
and fire resistant trees along all streets and within open spaces.
Policy NRC9.5:
Develop and implement vegetation fuel
management programs for site open space areas and man-made
landscapes.
E.

MAJOR INFRASTRUCTURE AND GRADING

The Alexander Valley Resort Specific Plan includes a variety of public utilities to
adequately provide service for specific land use proposals. The most common of
these include water, sewer, storm water drainage, solid waste disposal,
electricity, gas and telecommunications services. Capital improvements for
these services need to be planned, financed and built.
The public utility systems for the Resort area shall be in accordance with all local
codes, regulations and standards and will be designed to meet these standards.
Responsibilities for planning, funding and constructing these facilities will be the
subject of further discussions between the Developer and the City and will be
established in the proposed Development Agreement.
1.

Domestic Water System Plan (“DWP”) Objectives and Policies

The City will provide domestic water for the uses proposed in the Project
plan. It is anticipated that the Project will connect into the City’s system at
two places. The first connection point is into a planned 16-inch main
located at the intersection of Asti Road and Santana Drive. The second
connection will be to an existing 12-inch main at the southeast end of
Santana Drive. From these two connection points water lines will run
through the site, ultimately forming a loop system. Looped water
transmission lines will ensure a continuous and reliable water service [see
Exhibit 2-5 (Domestic Water System Plan)]. It is also anticipated that a
new Zone 1 water reservoir facility will have to be built on the Project site,
as called for by the City’s Master Plan Update for Water System
Improvements.
Objective DWP1: Provide an efficient and reliable domestic water
delivery system for the Project site.
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Policy DWP1.1:
Establish connections to the City’s domestic
water system as described above.
Policy DWP1.2:
Develop a new on-site reservoir, with
associated supply lines, pumping station and power to store fresh
water for distribution to users. Include provisions to take portions of
the reservoir out of service for periodic maintenance without
disrupting water service to the area by utilizing the latest reservoir
design, construction methods and technology.
Policy DWP1.3:
No development of the golf course shall begin
until a permanent reliable water supply for irrigation of the golf
course has been approved by the City and applicable regulatory
agencies.
Policy DWP1.4:
Implement golf course and open space
irrigation with the use of Recycled Water, together with water from
an existing irrigation well on the Project site. The golf course and
open space areas shall not rely upon the City’s domestic water
system for irrigation.
Policy DWP1.5:
Mandate utilization of water conservation
measures in all new construction, emphasizing the use of drought
tolerant landscaping. Water conservation measures for the Project
shall include the use of water conserving devices such as low-flow
toilets, and faucet aerators in sinks and bathrooms. Landscape
plans will be designed by a licensed landscape architect and are
subject to the review and approval of the City.
Policy DWP1.6:
All water system electrical services shall be
placed underground. Public utilities associated with the water
system plan such as cable pull-boxes, fire risers, meters, terminal
boxes, and transformers shall be screened and oriented away from
public view to the extent feasible. Appropriate public utility
easements should be designated for water lines and associated
utilities.
2.

Recycled Water System Plan (“RWP”) Objectives and Policies

Developer shall, at its sole cost, construct a Recycled Water delivery
system, and any additional required treatment facilities, on Developer’s
property, to provide Recycled Water solely for the Developer’s use (see
Policy NRC1.4). The City shall provide the Developer with all of the
disinfected secondary effluent produced by the City’s wastewater
treatment facility (“Treatment Facility”) in compliance with the City’s Waste
Discharge Requirements. Any upgrades, adjustments, or modifications to

December 2008

40

such effluent required by regulatory agencies for Developer’s use shall be
the responsibility of Developer. All permitting required for Developer’s use
of the disinfected secondary effluent, transfer pipelines from the City’s
Treatment Facility boundary, and reuse of the Recycled Water on the
Project site shall be obtained by the Developer. The Development
Agreement to be entered into between Developer and the City shall
include provisions covering the point of connection for installation of a
Recycled Water line and related transfer facilities from the Treatment
Facility.
Objective RWP1: Provide an efficient and reliable Recycled Water
system for the Project site.
Policy RWP1.1:
Establish connections to the City’s Treatment
Facility for the transmission of disinfected secondary effluent, as
described above.
Policy RWP1.2:
Install, at the City’s Treatment Plant, a force
main and supply pipeline to transfer disinfected secondary effluent
for Developer’s use.
Policy RWP1.3:
In accordance with the requirements of the
State of California, Department of Health Services (“State DHS”),
areas irrigated with Recycled Water will be clearly identified with
appropriate signage. Filtration and any supplemental disinfection
that is required by the State DHS will be incorporated into the
irrigation water delivery system.
Policy RWP1.4:
Irrigation with recycled water will be planned
and timed to minimize the potential for direct contact with Recycled
Water or exposure by the general public. Pipelines conveying
Recycled Water will be clearly identified and labeled, and fittings
will not be generally accessible to non-maintenance personnel that
have not had specific training in servicing Recycled Water delivery
systems.
Policy RWP1.5:
To minimize exposure to Recycled Water,
irrigation systems will use a number of approaches consistent with
Recycled Water application methods including those developed,
and in regular practice, by the City of Irvine and Irvine Ranch Water
District, West Basin Municipal Water District (Los Angeles), and
other resources. Where practicable, subsurface irrigation systems
will be utilized.
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Policy RWP1.6:
Supply pipelines shall be equipped with leak
detection and automatic shutoff protection to prevent discharges of
Recycled Water that might result in waste or generate runoff.
3.

Sewer System Plan (“SSP”) Objectives and Policies

The Project will be able to connect into the City’s existing sanitary sewer
main lines in Santana Drive. A 12-inch line has already been installed from
the Project site to the main in Santana Drive. A small lift station may be
required to provide sewer service to a portion of the Project [see Exhibit 26 (Sewer System Plan)].
Objective SSP1: Provide an efficient and reliable sanitary sewer
system for the Project site.
Policy SSP1.1:
Develop and implement a sanitary sewer
system for areas within the Project area. Services will be provided
by the City at a cost to the users. The existing City system is
dependent upon gravity flow, which is planned for the majority of
the Project site.
Policy SSP1.2:
If required, develop a new lift station to
transport wastewater for those areas within the Project site that
cannot be served by gravity. The lift station shall include backup
emergency power, alarm systems and telemetry, as designated by
the City.
Policy SSP1.3:
All associated electrical services shall be
placed underground. Public utilities associated with the sewer
system plan such as the lift station, cable pull-boxes, meters,
terminal boxes and transformers shall be screened and oriented
away from public view to the extent feasible.
4.

Storm Drain Plan (“SDP”) Objectives and Policies

The Project Storm Drain Plan will incorporate open and closed drainage
systems to collect, channel, detain, filter and discharge storm waters in an
efficient manner without causing flooding on adjacent properties
downstream. [See Exhibit 2-7 (Drainage Plan)].
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Objective SDP1: Provide an efficient and reliable storm water
management system for the Project site.
Policy SDP1.1: Direct storm waters to open vegetated swales and
on-site water bodies to filter storm water naturally. When storage
ponds are full during high rainfall, runoff will be bypassed without
commingling with Recycled Water. Freeboard will be maintained in
accordance with regulatory requirements and standard design
practices.
Policy SDP1.2:
Storm water management systems will be
designed to slow water leaving the site so that post-development
stormwater runoff flows will be limited to pre-development
conditions.
This will encourage groundwater recharging into
existing aquifers.
5.

Solid Waste Disposal Plan (“SWP”) Objectives and Policies

Removal of solid waste for the Resort site will be handled by the solid
waste hauler under contract with the City.
Objective SWP1: Provide efficient and reliable solid waste disposal
for the Project site.
Policy SWP1.1:
Prior to approval of each Precise Development
Plan for the Project, a Recycling Plan shall be prepared and
submitted to the City and the County Waste Management Agency
that addresses recycling for all related demolition, construction, and
operation of new uses.
During construction, contractors
responsible for demolition of existing structures and construction of
new facilities shall be required to separate recyclable materials (i.e.,
wood, scrap metal, asphalt, concrete, cardboard) from the
construction and demolition debris in such a way as to avoid the
landfill disposal of these recyclable materials. The solid waste
storage areas of the new facility shall ensure that adequate and
conveniently located space is provided for the necessary recycled
material storage containers to be used by the Project (i.e., paper,
cardboard, plastic, metal, glass) and the Project shall require
establishment and ongoing performance of a recycling program.
The overall goal of the Recycling Plan shall be to recycle at least 50
percent of all waste materials generated during construction and
during subsequent operation of the project.
Policy SWP1.2:
Waste receptacles, cans, bins, etc., shall be
screened and oriented away from public view to the extent feasible.
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6.

Energy and Telecommunications
Objectives and Policies

System

Plan

(“ETP”)

The Developer, in conjunction with appropriate servers, will provide an
energy system for the Project site, including electrical and natural gas
services.
Objective ETP1: Provide an efficient and reliable energy system for
the Project site.
Policy ETP1.1:
Electrical and natural gas energy services for
the Project site will be provided by Pacific Gas and Electric
Company or its successors.
Policy ETP1.2:
All electrical and gas services shall be placed
underground as appropriate. Public utilities such as cable pull
boxes, splice boxes, meters, stations, valves, terminal boxes and
transformers shall be screened and oriented away from public view
to the extent feasible. Appropriate public utility easements should
be designated for electric lines and other utilities as appropriate.
Policy ETP1.3:
Alternative energy sources such as solar
energy are encouraged as a supplement to electrical and gas
energy.
Objective
ETP2:
Provide
an
efficient
telecommunications system to the Project site.

and

reliable

Policy ETP2.1:
AT&T or its successors will provide telephone
services to the Project site. Television services will either be
available via cable or satellite services. Satellite and antennas for
telecommunications services shall be adequately screened from
public view.
Policy ETP2.2:
All telephone, cable and associated electrical
services shall be placed underground. Public utilities such as cable
pull boxes, splice boxes, terminal boxes and transformers shall be
screened and oriented away from public view to the extent feasible.
Appropriate public utility easements should be designated for
electric and cable lines. Communications antennae shall be
screened or oriented away from public view to the extent feasible.
Policy
ETP2.3:
The
Developer’s
existing
wireless
telecommunication site, constructed for the benefit of community,
business and local residents, encompasses the proposed “Zone 1”
water reservoir site. Upon construction of the reservoir, the
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antenna systems of current and future users of Developer’s
telecommunication site may be located on the reservoir, provided
they do not interfere with reservoir maintenance and/or operations.
7.

Grading (“GR”) Objectives and Policies

Grading of the Project will be conducted in multiple phases. The first
phases will be the “rough” grading of the entire Project site.
Subsequently, the additional grading phases will include the “finish”
grading of the various components in accordance with the phasing of the
project as outlined in Section IV.I.
Policy GR1.1:
All grading plans, cut and fill slopes,
compaction procedures, and retaining structures shall be designed
by a licensed professional engineer and inspected during
construction by a Registered Professional Engineer (or
representative)
or
Certified
Engineering
Geologist
(or
representative). All designs shall be submitted to, and approved
by, the City prior to approval of the Precise Development Plans.
Policy GR1.2:
Final grading plans, when prepared, shall be
reviewed by a Registered Professional Engineer to ensure that the
detailed plans conform with the intent of the preliminary
geotechnical report.
Policy GR1.3:
Abrupt grading transitions shall be avoided. A
gradual taper to existing grades will be maintained to ensure that
the finished land-contours appear to be part of the original
conditions.
F.

POLICE AND FIRE SERVICES (“PFS”) Objectives and Policies

The Cloverdale Fire Protection District will provide fire protection and the
Cloverdale Health Care District is the primary provider of emergency medical
services. The Cloverdale Police Department will provide police services. The
California Department of Forestry and Fire Protection and the Sonoma County
Sheriff’s Department (through mutual aid agreements) are also available
depending on the magnitude of an incident.
Objective PFS1: The Project will be served by public fire protection
and police services.
Policy PFS1.1:
The Precise Development Plan for the
residential and commercial components of the Project shall include
a requirement for Developer to contribute its fair share, if
applicable, to a dedicated fund to purchase fire-fighting apparatus.

December 2008

45

Policy PFS1.2:
The project Developer shall pay all applicable
Development Impact Fees to the City of Cloverdale, as building
permits are issued, to offset the cost of providing police services to
the Project.
G.

AIRPORT LAND USE (“ALU”) IMPACT Objectives and Policies

This section of the Specific Plan outlines means to protect life and property from
the potential hazards of aircraft utilizing the Cloverdale Municipal Airport to the
south.
Objective ALU1: Develop the Project site to be compatible with the
Sonoma County Comprehensive Airport Land Use Plan (“CALUP”).
Policy ALU1.1:
Design and construct the Project in
conformance with the CALUP, as determined by the Sonoma
County Airport Land Use Commission (“ALUC”) and the City of
Cloverdale’s Airport Master Plan, including the potential for runway
extension.
Policy ALU1.2:
Prohibit any conflicting lighting systems that
would distract or disorient pilots making landings or taking off from
the Airport.
Policy ALU1.3:
Do not create any condition that would cause
sunlight to be reflected toward an aircraft engaged in an initial
straight climb following take-off or toward an aircraft making a final
approach.
Policy ALU1.4:
Do not create any condition that would typically
generate an excessive amount of smoke or water vapor which
would affect safe navigation in the area.
Policy ALU1.5:
Locate and design manmade ponds and/or
wetland areas in such a way as to discourage wildlife that could be
hazardous to aircraft. Such design measures may include minimal
vegetative cover, limiting side slopes on ponds, a monitoring
program, and other measures recommended by a wildlife biologist.
Policy ALU1.6:
Homebuilders shall inform homebuyers and
commercial tenants of the proximity of the site to the Cloverdale
Municipal Airport and the potential of aircraft noise based on State
law requirements.
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H.

AIR QUALITY AND NOISE

Urban development within the Project site shall be protected from excessive
construction dust and emissions and noise, particularly from vehicular traffic.
This Specific Plan requires all new development within the Project site to meet
the City’s policies and standards for noise attenuation.
In order to reduce construction dust, all construction plans and specifications for
the Project shall include a list of Best Management Practices including, but not
limited to, the following specific measures as recommended by the Bay Area Air
Quality Management District:
•
•
•
•
•
•
•

All trucks hauling soil, sand, and other loose materials off site shall be
covered with tarpaulins or other effective covers.
Water or non-toxic soil stabilizers shall be applied to all unpaved access
roads, parking areas, and staging areas at the construction site.
The speed of all vehicles traveling on unpaved roads shall be limited to 15
miles per hour.
Paved access roads, parking areas, and staging areas shall be swept with
a water sweeper.
Exposed stockpiles shall be managed in accordance with the Storm Water
Pollution Prevention Plan, Waste Discharge Requirements and/or other
permits, as appropriate.
Excavation and grading activities shall be terminated when winds exceed
25 miles per hour.
The area subject to excavation, grading, and other construction activities
shall be limited at any one time.

In order to reduce construction emissions, all construction plans for the Project
shall include a list of Best Management Practices, including but not limited to the
following specific measures:
•
•
•
•
•
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Idle time of combustion engine construction equipment used at the site
shall be confined to five minutes.
Equipment shall be maintained and properly tuned in accordance with
manufacturer's specifications.
Alternative fueled or electrical construction equipment shall be used at the
Project site, when feasible.
Construction equipment used shall have the minimum practical engine
size for the job.
Gasoline-powered equipment shall be equipped with catalytic converters,
when feasible.
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The Precise Development Plans for the residential components of the Project,
and other components that have fireplaces, shall include the installation of only
gas-fired fireplaces and stoves.
The Precise Development Plans for the golf course areas of the Project shall
include a 100-foot setback or buffer between any vineyards and nearby
residences so long as landscaping or fencing is also provided between
residences and vineyards. The Plans shall also include the use of barriers, such
as walls or hedges, along the Project boundary in the vicinity of any vineyards to
intercept wind blown dust.
In order to reduce noise from construction activity, all construction plans shall
include the following measures:
•

•
•

Noise-generating construction activities shall be limited to the hours of
7:00 a.m. to 6:00 p.m., Monday through Friday, except for state and
federal holidays, as regulated by Cloverdale Design and Construction
Standards. Work on Saturdays will not be allowed unless specific
approvals are obtained from the City of Cloverdale.
All internal combustion engine driven equipment shall be fitted with
mufflers in good operating condition.
A traffic plan shall be formulated to route construction traffic as far away
from residential buildings as possible.

The Precise Development Plan for the Estate Residential portion of the project
shall include a detailed Acoustic Study and recommend measures to reduce
anticipated rail and airport noise, while ensuring that natural features such as oak
woodlands are not affected by noise attenuation. The Acoustic Study shall
recommend specific measures, such as sound barriers, walls, or trees, as
needed to reduce CNEL levels for the exterior areas of Estate Residential homes
to 65 dBA outside. The Acoustic Study shall also include a requirement that an
avigation easement is granted by the property owner and a fair disclosure
covenant is recorded for all homes constructed within the 55 to 65 dBA airport
noise contours, as measured for existing and future runway extensions, if
adopted by the ALUC.
The Acoustic Study shall also include specific measures to reduce indoor noise
levels to acceptable levels. The Acoustic Study shall recommend specific sound
attenuating materials and construction methods, such as windows and sliding
glass doors with special acoustical double-pane units, weather-stripping, and
solid core exterior doors, as needed, to ensure CNEL noise does not exceed 45
dBA indoors.
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I.

HYDROLOGY, WATER QUALITY AND FLOODING

Urban development within the Project site shall be protected from Russian River
and Porterfield Creek flooding. All new development within the site shall meet
City and Federal Emergency Management Agency (“FEMA”) policies and
standards for flood protection. The Specific Plan assumes continuation of the
maintenance of the existing levee along the Russian River and construction of
needed flood control measures to ensure that new development is protected from
potential flooding. The Developer shall not construct any structures within the
100-year flood hazard zone.
•

•

•

•

•
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Developer shall prepare a Storm Water Pollution Prevention Plan
(SWPPP) designed to reduce potential impacts to surface water quality
through the construction and life of the Project. The SWPPP would act as
the overall program document designed to provide measures to mitigate
potential water quality impacts associated with implementation of the
Project.
The SWPPP shall include specific and detailed Best
Management Practices designed to mitigate construction-related
pollutants. These controls shall include practices to minimize the contact
of construction materials, equipment, and maintenance supplies (e.g.,
fuels, lubricants, paints, solvents, adhesives) with storm water. The
SWPPP shall specify properly designed centralized storage areas that
keep these materials out of the rain.
A precise SWPPP shall be prepared for each Precise Development Plan
application. Each SWPPP shall specify a monitoring program to be
implemented by the construction site supervisor, and must include both
dry and wet weather inspections. City of Cloverdale personnel shall
conduct regular inspections to ensure compliance with the SWPPP.
The Project design shall include measures designed to mitigate potential
water quality degradation of runoff from all portions of the completed
development, including roof and sidewalk runoff. The final design team for
the project should review Start at the Source, Design Guidance Manual for
Stormwater Quality Protection (BASMAA, 1999).
Potential water quality impacts associated with the proposed Project shall
be mitigated by the preparation and implementation of a Water Quality
Management Plan. The Water Quality Management Plan shall be
developed so that, when properly implemented, it will reduce or eliminate
impacts to surface water quality from golf course operation and
maintenance.
To minimize golf course runoff into nearby creeks, a minimum of a ten-foot
natural vegetated buffer shall be maintained between the edge of irrigated
turfgrass and the top of the bank of drainages, including Porterfield Creek
and the ephemeral drainages in the central portion of the site. To the
extent practicable, golf course grading shall be designed so that all
maintained turf areas drain away from nearby creeks. Drainage shall be
directed to grassed swales, area drains, or sumps for percolation.
Drainage from turf areas shall be encouraged to enter the new lakes
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planned for the golf course. Where maintained turf cannot drain away from
creeks, low maintenance turf shall be used or the area shall be considered
for naturalized or native grasses.
The grading and drainage plans shall indicate the flow of golf course
drainage. Areas of maintained turfgrass which drain toward storm water
conveyances shall be minimized and identified on the grading plans.
Areas of the golf course that drain toward storm water conveyances shall
be separated by vegetated natural buffer areas, as identified above, or
use low maintenance turfgrasses. Areas of high maintenance such as
tees, fairways, and greens shall not drain into storm water conveyances.
To manage discharge from subdrains, drain pipe discharge points from
subdrains of greens or tees shall drain into vegetated swales or irrigation
storage lakes. The subdrain discharge points shall not be within 100 feet
of a drainage. Discharge pipes shall be directed to dense turfgrass areas
that can act as a biotic filter and allow percolation. The potentially
fertilizer-rich runoff should result in dense biofilter development, enhancing
pollutant removal efficiency. This potential dense grow-in should be
anticipated by swale designers to allow adequate flow capacity within the
swales. The location of all drainages shall be indicated on the grading
and drainage plans.
Runoff shall be recycled back into the irrigation system through use of
irrigation storage lakes as collectors, wherever possible. These
requirements shall be indicated on the irrigation plans.
An Integrated Pest Management Plan (IPMP) shall be prepared by a
qualified agronomist or turfgrass specialist approved by the City. The
IPMP shall be approved prior to the seeding and germination of turfgrass.
The IPMP shall address and recommend methods of pest prevention and
turfgrass management that uses pesticides as a last resort in pest control.
Types and rates of fertilizer and pesticide application shall be specified.
Special attention in the IPMP shall be directed toward avoiding runoff of
pesticides and nitrates into sensitive drainages or leaching into the
shallow groundwater table.
The use of pesticides shall be minimized on the golf course. Pesticides
shall be used only in response to a persistent pest problem. Preventive
chemical use shall only be employed in limited situations where other
methods will not be successful and then only by a licensed technician.
Cultural and biological approaches to pest control shall be more fully
integrated into the IPMP with an emphasis toward reducing pesticide
application.
Fertilizer use shall be managed on the project site. Fertilizer requirements
for turfgrass germination and maturation can be lowered by ensuring
topsoil is maintained or replaced during grading operations to sustain the
organic quality of the native soil. Organic amendments, such as sludge,
manure, fir bark, or peat, greatly increase the organic quality of the soil
and greatly reduce fertilizer needs. These organic amendments also
increase percolation rates and act as stronger binder for the adsorption of
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fertilizer and pesticide compounds. Soil tests shall be performed prior to
seeding to determine the proper fertilization rates pre- and post-seeding.
The IPMP shall detail how fertilization requirements are to be reduced
during turfgrass grow-in.
The Water Quality Management Plan shall include a monitoring
component. The monitoring component shall be designed to evaluate the
effectiveness of the SWPPP (discussed above) and Water Quality
Management Plan at protecting water quality in the vicinity of the site. The
monitoring component of the plan shall be prepared by the Developer and
submitted to the City of Cloverdale for review and approval prior to
issuance of grading permits. The Plan shall include the following:
Sampling locations. The plan shall establish fixed surface water
sampling locations. Surface water samples shall be collected from
detention basin outlets during the first significant storm event of the
rainy season each year (”first flush"). In addition, surface water
samples shall be collected from creeks that drain the proposed golf
course.
Sampling parameters, protocols, and frequency. The Plan shall
establish the compounds to be analyzed for based on the uses of
the site. For example, samples collected from areas that drain the
golf course shall be analyzed for the specific pesticide and
herbicide compounds used on the course. The Plan shall also
establish the required sampling protocols and frequency for each
sampling event so that consistent high quality data can be
compiled.
Data analysis and review. The plan shall establish criteria for
evaluating the data (e.g., regulatory threshold values for pollutants).
Once collected, the data shall be analyzed by a qualified
professional and compared to the established criteria to evaluate
potential impacts. If water quality degradation is identified, the
qualified professional shall recommend actions to mitigate the
impact. Reports summarizing the analytical data and conclusions
shall be submitted to the City of Cloverdale for review and approval
on an annual basis.

A California-registered civil engineer shall be retained to design the storm
drainage collection system and detention basin. The basin shall be of adequate
size to retain enough water during storm events that the peak flow in the Russian
River during storm events is not increased. The proposed drainage plan shall:
1) not increase peak flows downstream of the project site during the 10-, 50-, and
100-year storm events; 2) include an evaluation of downstream drainage features
to handle existing and proposed flow conditions; and 3) be designed in
compliance with all City of Cloverdale standards for construction.
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Maintenance of Russian River levees is the responsibility of the Sonoma County
Water Agency. The project property owner shall cooperate with the Agency as
needed to ensure appropriate levee maintenance, specifically by allowing access
to the levee area.
J.

GEOLOGY, SOILS AND SEISMICITY

The Project design and construction shall protect the general health, safety and
welfare of life and property from unreasonable risks of geologic hazards, ground
shaking and slope failure. All site structure design and construction shall conform
to the latest applicable building codes in order to resist strong earthquake related
ground shaking.
The Developer shall not construct any structures on unstable soils or slopes, as
identified in site-specific soils and geotechnical reports. The Developer shall
mitigate unstable site slopes where they may impact urban development. In
order to mitigate potential slope instability impacts associated with the Project:
•

•

A qualified geotechnical firm shall be retained to prepare a site-specific
geotechnical report, which identifies specific geologic hazards and
presents geotechnical solutions regarding slope stability and soil
conditions.
A self-perpetuating slope maintenance program (i.e., a program that has
an ongoing funding mechanism) shall be established (to be managed by a
Project site business and/or homeowners association or similar entity) that
includes annual inspections of slopes, debris benches, and v-ditches. Any
accumulation of slope detritus on the benches or in the v-ditches shall be
promptly removed. The association shall also be responsible for repair of
any slope failures that may occur on the cut slopes along the northern
portion of the site. An annual report documenting the inspection and any
remedial action conducted shall be submitted to the City Engineer for
review.

Potential impacts associated with the use of wood waste materials as fill for the
golf course shall be mitigated by the following measures:
•

•
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The site-specific geotechnical report shall specifically address the
potential impacts associated with use of the wood waste materials as fill.
Fill containing wood waste shall not be placed under any proposed
habitable structures, access roadways, or major utility corridors, such as
water and wastewater lines, unless the geotechnical report finds that the
specific use of the fill is not hazardous.
All recommendations of the geotechnical investigation regarding mitigation
of potential problems associated with use of the wood waste materials as
fill shall be incorporated into the Project design.
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•
•

In those areas where the wood waste will be used as a component of the
fill, such as the golf course, differential fill thicknesses shall be minimized.
The golf course owner, or other owners, shall be responsible for any
repairs or regrading required as a result of settlements from the areas
underlain by fill containing wood waste.

Potential impacts associated with the moderate to high shrink-swell potential of
soils within the Project site shall be mitigated by the following measures:
•
•

K.

All recommendations of the geotechnical investigation regarding
expansive soils shall be incorporated into the Project design.
To the extent practicable, designs for all common landscaped areas shall
incorporate low water-need plantings to minimize the potential for damage
associated with pavements, utilities, and structures from expansive soils.
The use of similar landscaping should be encouraged at individual parcels
by providing information to new tenants regarding the relationship
between irrigation and subsequent property damage. A document, which
describes the potential for damage from expansive soils from overirrigation and includes solutions, such as drought-tolerant plant material
and drip irrigation systems, shall be prepared by the Developer for
individual buildings and provided to all occupants of the proposed
commercial facilities
PUBLIC HEALTH AND SAFETY

The Project development and construction practices shall be designed to protect
the general health, safety and welfare of construction workers and the general
public.
Prior to regulatory closure of the former Cloverdale sawmill complex and the
former Masonite facility sites, written approval from the RWQCB shall be
required for all construction and grading in those areas to ensure that
proposed development activities do not interfere with investigation or
remedial activities.
In order to prevent exposure of construction workers to potentially hazardous
concentrations of contaminants and naturally occurring asbestos during
construction activities at the Project, Developer shall prepare the following:
•
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A site-specific Health and Safety Plan (“HSP”) for construction activities
shall be prepared for the Project by a qualified industrial hygienist. At a
minimum, the HSP shall summarize information collected in environmental
investigations for the Project site, including soil and groundwater quality
data; establish soil and groundwater mitigation and control specifications
for grading and construction activities, including health and safety
provisions for monitoring exposure to construction workers and the
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general public; provide procedures to be undertaken in the event that
previously unreported contamination is discovered; incorporate
construction safety measures for excavation activities; establish
procedures for the safe storage and use of hazardous materials at the
Project site, if necessary; provide emergency response procedures; and
designate personnel responsible for implementation of the HSP. The HSP
shall be submitted to the City of Cloverdale for review and approval.
A Construction Hazardous Materials Management Plan (“CHMMP”) shall
be prepared for the Project to address the safe management and disposal
of hazardous materials that may be encountered during Project
construction. The CHMMP for each portion of the site shall be submitted
with the Precise Development Plan application. The CHMMP shall include
procedures for managing soils and groundwater removed from the site to
ensure that any excavated soils and/or dewatered groundwater with
contaminants are stored, managed, and disposed of safely, in accordance
with applicable regulations, and designate personnel responsible for
implementation of the CHMMP. The CHMMP shall also incorporate
notification and dust mitigation requirements for construction in areas
containing naturally occurring asbestos (including Title 17, CCR Section
93105). Coordination with the RWQCB shall be performed, as required, to
ensure that provisions of the CHMMP do not interfere with remediation
and reclamation projects at the site. The CHMMP shall be submitted to
the City of Cloverdale for review and approval. Separate CHMMPs may
be submitted for separate elements of the Project.

In order to prevent the release of hazardous materials during construction
activities, which might affect construction workers and the general public, the
HSP and CHMMP described above shall establish procedures for the safe
storage and use of hazardous materials at the Project site, if necessary; provide
emergency response procedures in the case of a hazardous materials release;
and designate personnel responsible for implementation of the plans.
In order to prevent exposure of future site users and workers to potentially
hazardous concentrations of contaminants that are proposed to remain in soils
and groundwater at the site following remedial activities at the Project:
•
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A Human Health Risk Assessment (“HHRA”) and Risk Management Plan
(“RMP”) shall be prepared by a qualified environmental professional, as
approved by the Cloverdale Community Development Department. The
HHRA shall evaluate potential health risks from petroleum hydrocarbons,
metals, dioxins, furans and wood preservation compounds proposed to
remain in soils and groundwater following remedial activities at the Project
site and clean closure of the wood waste disposal facility. The RMP shall
incorporate the findings of the HHRA and include measures to ensure that
any potential added health risks to future site users as a result of
hazardous materials are reduced to a cumulative risk of less than 1 x 10-5
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(one in one hundred thousand) for carcinogens and a cumulative hazard
index of 1.0 for non-carcinogens. The potential risks to human health may
be reduced either by remediation of the contaminated soils or groundwater
(e.g., excavation and off-site disposal and/or extraction/treatment of
groundwater) and/or implementation of institutional controls and
engineering controls (“IC/EC”). IC/EC may include the use of hardscape
(buildings and pavements), importation of clean soil in landscaped areas
to eliminate exposure pathways, and deed restrictions. The HHRA and
RMP shall be submitted to the RWQCB for review and approval.
Water quality testing for extracted potable groundwater from the Project
site shall be implemented, as currently required by State regulations
(Titles 17 and 22, California Code of Regulations). Extracted potable
groundwater used for any beneficial purpose at the site shall meet State
regulations or site-specific water quality criteria, as established by the
RWQCB, whichever is more stringent.

In order to prevent exposure of workers and the general public to potentially
hazardous concentrations of pesticides used to maintain the golf course and
open space, the IPMP described above shall ensure the judicious use of
pesticides, which must be applied by state-certified applicators in accordance
with existing laws and regulations. The IPMP shall include advanced technology
and monitoring equipment to ensure minimal application of pesticides,
herbicides, and fertilizers. The IPMP shall require use of slow-release, less
soluble, and least mobile chemical fertilizers, pesticides, and herbicides available
and use of the smallest rates of active ingredient to accomplish the desired
result. Where feasible, the IPMPs will specify drought, pest, and disease
resistant plant species for the Project site, and use natural buffer areas to
minimize the area affected by chemical use. Aerial spraying of agricultural
chemicals shall be prohibited. The IPMP shall be submitted to the City of
Cloverdale for review and approval.
L.

VISUAL RESOURCES

The Project shall be designed to comply with City of Cloverdale General Plan
policies regarding visual resources.
In order to ensure consistency with City policies and plans calling for the
establishment of unique gateways into the City of Cloverdale, the Developer shall
submit a “gateway” or entrance theme along with the visual analysis for the
western hill with the serpentine outcropping to be reviewed and approved by the
City with the first submitted Precise Development Plan.
A visual analysis shall be submitted with each Precise Development Plan. The
visual analysis shall describe specific grading, landscaping, and revegetation
plans, as well as design details, and ensure that development is consistent with
General Plan policies and the policies of this Specific Plan. The visual analysis
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shall also ensure that development is consistent with the “gateway” or entrance
theme described above.
The visual analysis for golf hole 17 shall show the impacts of grading needed to
develop the hole. It shall also include an analysis of potential golf trajectories
that might affect Asti Road and U.S. Highway 101, including any screen
structures necessary to protect the streets from golf balls. Golf hole 17 shall be
relocated to the base of the hill if the visual analysis for the golf course shows
grading and visual impacts that are not consistent with General Plan standards.
Grading for the southern access road shall be contoured to more closely
approximate the natural slope, rather than a uniform cut slope.
The northerly Estate Residential cul-de-sac and the Estate and Single-Family lots
in the vicinity of the Emergency Vehicle Access shall be designed to preserve, to
the extent possible, the woodlands, native grasslands, and riparian corridor as
visual, as well as natural, assets.
A model or visual simulation of the proposed Estate and Single-Family housing
shall be provided with the Precise Development Plan applications, and shall
include landscaping or other means to soften the view of the developed housing
from the City. Additionally, exterior materials shall be non-reflective and
harmonious with the natural setting of the site.
Finally, in order to prevent degradation of the scenic views of the visually
prominent knoll in the southwest portion of the Project site, the plans for
construction of the Project’s reservoir shall be subject to prior approval by the
City. The plans for the reservoir shall include proposed landscaping and design
details, including the possibility of locating a portion of the reservoir below grade,
to ensure that the reservoir, and the access road to the reservoir(, are blended
visually into the existing oak grove and hillside and that the reservoir and road do
not degrade the scenic view of the hillside from U.S. Highway 101 and the City
below, while still providing quality radio frequency coverage for the existing
telecommunication users at the site. The plans shall include retention, to the
extent possible, of all oak trees, augmented with the planting of additional native
trees, as necessary, to screen the reservoir and road from public view. The
plans shall include an appropriate paint color, e.g., an earth tone, to ensure the
reservoir will blend into the existing visual environment.
M.

CULTURAL RESOURCES

Significant cultural resources within the Project site shall be protected and, where
possible, avoided. The following protective measures will be taken by the
Developer:
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A cultural review of CA-Son-1988H, a residential complex, by a qualified
archaeologist shall be submitted with each Precise Development Plan
application. The cultural review shall include recommendations for
treatment of the site.
Subsurface excavation within a 50-foot radius of CA-Son-1988H and
within the site proper shall be monitored by a qualified on-site
archaeologist, and shall follow the recommendations required above. If
subsurface resources are exposed, construction shall stop until the
resource can be identified and evaluated by the qualified archaeologist.
Recommendations could include site testing and data recovery, if
significant deposits are exposed. This requirement shall be included on
Project construction plans and specifications.
Placement of staging areas, equipment yards, laydown areas and related
construction activities that could result in subsurface impacts shall be
prohibited within or adjacent to the recorded archaeological sites.
Exclusionary fencing to create a “no trespass” zone shall be placed at
each recorded archaeological site to avoid inadvertent trespass during
construction. Fencing may be removed with the written permission of a
qualified archaeologist retained by the City of Cloverdale.
If a Precise Development Plan proposes removal or modification of CASon-2322H and/or CA-Son-1988H, photographic documentation of the
resource shall be prepared and submitted. Efforts shall focus on obtaining
general viewshed views, features, close-ups of feature details, and other
views sufficient to document the setting of the alignment prior to
modification. Recordation shall use fine-grain black and white film and
provide at least two sets of proof sheets and photographs no smaller than
5 by 7 inches and archivally processed. Each set shall be filed in a
presentation binder suitable for deposit with a local public library and the
California Historical Resources Information System, Northwest Information
Center, CSU Sonoma. The site record form shall be updated to indicate
enhanced photographic record and any new information noted during
recordation.
Any excavation contract (or contracts for other activities that may have
subsurface soil impacts) shall include language that alerts construction
personnel of the potential for exposing aboveground elements (i.e.,
Northwestern Pacific Railroad) and subsurface archaeological deposits
(i.e., CA-Son-1988H), and the Project's procedures for treating such finds.
Language shall include a provision that, upon discovery of buried
archaeological materials, work shall be halted within 50 feet of the find and
a qualified archaeologist consulted for recommendations.
A background briefing shall be provided for supervisory construction
personnel describing the potential for impacting and/or exposing cultural
resources and anticipated procedures to treat unexpected discoveries.
These procedures shall be prepared by a qualified archaeologist and
submitted to the City for review prior to construction.
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If buried or suspected human remains are encountered during
construction, work in that area must be immediately halted and the county
coroner notified. If the remains are determined to be Native American,
then the Native American Heritage Commission will be notified by the
coroner within 24 hours as required by Public Resources Code 5097. The
Native American Heritage Commission will notify a designated Most Likely
Descendant who will provide recommendations for the treatment of the
remains within 24 hours. The Native American Heritage Commission will
mediate any disputes regarding treatment of remains.

N.

WILDLAND FIRE PROTECTION

Urban development within the Project site shall be protected from potential
wildland fires and fuel sources to the greatest extent feasible. The following
regulations shall be in effect:
•

•

Require all man-made urban development within the site to meet the
City’s policies and standards for fire safety.
Require all new urban development within the site to utilize fire-resistant
(Class A or B) roofing materials in the design and construction of all
buildings.
Develop and implement vegetation fuel management programs for site
open space areas and man-made landscapes.
Incorporate fire resistant plant species into open space landscape
palettes.
Irrigate turf grasses of the golf course to serve as green belt landscape
buffers to protect against wildland fires.
Utilize golf course irrigation reservoirs as a source of water for fire
protection.
Install residential fire sprinklers where required by City codes.

O.

GREENHOUSE GAS EMISSIONS

•
•
•
•
•

Each of the Precise Development Plans submitted for the land use designations
in this Plan shall, to every extent feasible, include measures to reduce and or
minimize Greenhouse Gas emissions from the project. The following is a partial
list of measures that shall be considered for applicable Precise Development
Plans:
•
•
•
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Use of recycled water
Water conservation measures
Provide pedestrian-enhancing infrastructure that includes sidewalks and
pedestrian paths, direct pedestrian connections, trees to shade sidewalks,
pedestrian safety design/infrastructure, street lighting, and/or pedestrian
signage
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Provide bicycle-enhancing infrastructure that includes bikeways/paths
connecting to a bikeway system and secure bicycle parking
Provide shuttles and public transit where feasible
Provide transit-enhancing infrastructure that includes transit shelters,
benches, street lighting, route signs and displays
Provide electrical outlets at building exterior areas and electric-powered
landscape maintenance equipment.
Require electric golf carts for the golf course and encourage walking the
course
Require recycling of construction and house hold wastes
Encourage solar installations were feasible
Provide low-emission or central water heaters
Encourage the use of home heating and cooling units, and water heaters
that exceed Title 24 standards where feasible
Increase wall and attic insulation beyond Title 24 requirements (residential
and commercial)
Eliminate the installation of traditional fireplaces (e.g., natural gas
fireplaces/inserts instead of wood-burning fireplaces)
Provide energy-efficient windows (double pane or Low-E) and awnings or
other shading mechanisms for windows, porch, patio, and walkway
overhangs
Provide physical development consistent with requirements for
neighborhood electric vehicles
Provide shade (within 5 years) and/or open/grid pavement for a portion of
the site’s non-roof impervious surfaces, including parking lots, walkways,
and plazas; OR place a portion of parking spaces underground or covered
by structured parking; OR use an open grid pavement system (less than
50% imperious) for a portion of the parking lot area
Implement carpool/vanpool program(s), e.g., carpool ride-matching for
employees, assistance with vanpool formation, and provision of vanpool
vehicles
Provide shuttle service to local transit stations, airports, train stations, etc.
Provide preferential parking (e.g., near building entrance or sheltered
area) for carpool and vanpool vehicles.
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III.

LAND USE REGULATIONS AND DESIGN STANDARDS

An SP-1 zoning district shall be adopted with the zoning requirements for the site. The
SP-1 District shall serve as the prezoning designation for annexation and the zoning
designation after annexation. Provisions shall be:
SECTION 18.14.010
A.

SP-1 Alexander Valley Resort

PURPOSE

This section addresses applicable regulations and standards for the development
of the Alexander Valley Resort Project site.
B.
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PRECISE DEVELOPMENT PLAN REQUIRED
1.

A Precise Development Plan shall be required prior to any
development in each of the six (6) land use designations in this
Plan: Resort, Golf Course, Resort Residential, Single-Family
Residential, Estate Residential, and Entry Commercial. Each
Precise Development Plan shall be consistent with the Alexander
Valley Resort Specific Plan and shall be considered for approval
simultaneously with, and/or prior to, any tentative subdivision map
required for the Precise Development Plan, should it be required.

2.

A visual “gateway” or entrance theme shall be submitted by the
Developer and approved by the City prior to or with the first Precise
Development Plan approval. A visual analysis of the rough grading
plan for the site, including the grading for the proposed western hill
with the serpentine outcropping shall be prepared prior to or with
the first Precise Development Plan, together with the proposed
“gateway” theme.

3.

A Precise Development Plan amendment, as specified in this
section, shall be required for any change to the approved Precise
Development Plan, except for minor changes in golf course design
and alignment.

4.

Construction of the first nine (9) holes of the golf course is
dependent on the availability of recycled wastewater (“Recycled
Water”), transportation of that water to the west side of the NWP
tracks, annexation to the City of Cloverdale, and City entitlements.
The timing of the construction of the second nine (9) holes
contemplated by this Specific Plan (“Regulation Course”) is
dependent, in part, on the rescission or expiration of the Williamson
Act Contract (“Contract”) on a portion of the Project property that is
included as a part of the second nine (9) holes, the availability of
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Recycled Water and obtaining permanent railroad crossing rights
from the North Coast Railroad Authority ("Crossing Rights").
If the Developer is unable to achieve rescission of the Contract,
obtain sufficient Recycled Water, and/or obtain Crossing Rights in a
timely manner, so as to allow for completion of the Regulation
Course, the Developer shall amend the Precise Development Plan
for the golf course to provide for a nine (9) hole course, including a
driving range and clubhouse, on property owned by the Developer
that is not subject to the Contract, dependent on Recycled Water,
or dependent on Crossing Rights (“9-Hole Course”). Developer
shall propose an alternate use for the remaining acreage. Such
use may require an amendment to the Alexander Valley Resort
Specific Plan.
C.

RELATIONSHIP TO THE ZONING ORDINANCE

All provisions of the Cloverdale Zoning Ordinance shall apply in the SP-1 zoning
district, except as specifically modified by this Section.
D.

PEDESTRIAN / BICYCLE TRAILS

Each Precise Development Plan shall provide for pedestrian/bicycle trails to
complete the trails system identified in the Specific Plan.
E.

RESORT FACILITY

The 100-150 room hotel, including a full-service spa facility, will function together
as a wine country destination resort and as the anchor of the Alexander Valley
Resort project. Amenities will include, but not be limited to, a restaurant,
conference center and gift shop normally found in a resort complex. The Resort
shall be consistent with all aspects of the Cloverdale General Plan Destination
Commercial land use designation and applicable goals of the Land Use and
Community Design Elements.
The hotel will be sited on a knoll overlooking Resort Residential and Golf Course
areas and capitalizing on Alexander Valley/Russian River vistas. The European
wine country style architectural theme described in this Specific Plan shall be
consistent throughout the Resort. The hotel is assigned a visually prominent
location on the Project site and shall be designed to quality resort style
standards. The mass of the building(s) shall be broken up by favoring terraced
roofs and offsets in wall planes. The maximum height for the hotel shall be 62
feet above ground level, including towers and similarly distinct architectural
elements. The spa shall be confined within the hotel complex. Outdoor facilities,
consisting of a swimming pool and other recreational activity areas shall be sited
and buffered to reduce noise intrusion on the hotel.
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Parking areas shall be off-street, landscaped and screened from view. It is
anticipated that parking for the Resort complex, the Resort Residential units and
the Golf Course facilities will share parking areas, particularly during off-peak
hours. For example, the hotel may use golf club parking in the evening when the
golf course is not in use.
F.

GOLF COURSE
1.

2.

The Alexander Valley Golf Club will be a regulation 18-hole golf
course, with multiple tee areas providing varying overall lengths up
to 6500 yards. A clubhouse, practice facility and maintenance area,
natural resource preserves, and pedestrian/bicycle trails are
included as a part of the golf course project. The Alexander Valley
Golf Club will be open to Golf Club members, guests of the Resort
and the general public on a daily fee basis.
Clubhouse uses and standards:
a.
b.

c.

3.

Practice facilities:
a.
b.
c.
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Maximum height of the clubhouse building shall be 35 feet.
Allowable uses are golf course management offices, pro
shop, men and women’s locker rooms, restaurant and
banquet facilities and golf cart storage. Any expansion or
change after Precise Development Plan approval shall
require a Precise Development Plan amendment.
The Precise Development Plan for the golf clubhouse shall
provide adequate parking to serve peak demand for banquet
activities and shall include parking that complies with the
City of Cloverdale standards. Shared parking may be
proposed between golfing and banquet facilities if the uses
have different peaking characteristics. Shared parking may
only be allowed based on a shared parking analysis, using
Urban Land Institute or similar methodologies, and approved
by the City’s Community Development Department Director.

The practice facilities, which include a driving range and a
putting green, will be sited so as to buffer the hotel and
Resort Residential areas from the adjacent industrial uses.
The driving range will be recessed from the hotel site and
heavily buffered, on all sides, by landscaping.
Protective netting will be installed to protect adjacent uses
from errant golf balls.
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4.

Maintenance facilities:
a.
b.

G.

H.
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Maximum height of maintenance building structures shall be
24 feet.
All activities and equipment storage shall be within enclosed
buildings.

5.

Natural resource areas shall meet requirements of the Alexander
Valley Resort Specific Plan.

6.

Accessory structures, including snack shop, restrooms and a
maintenance building shall be allowed on the golf course.

7.

All Golf Course improvements shall conform to the “gateway”
design concept.

RESORT RESIDENTIAL
1.

Resort Residential units shall meet the provisions of the R-CT or R3 Multi-Family Residential Zoning Districts as they exist or may be
modified.

2.

The Precise Development Plan for Resort Residential shall conform
to Specific Plan policies to mitigate impacts from the adjoining
industrial area.

3.

An Acoustic Study shall be submitted, and building assemblies
shall be designed, so that interior noise levels shall not exceed
45dBA inside all living units.

SINGLE-FAMILY RESIDENTIAL
1.

Single-Family Residential units shall meet the requirements of the
R-2 zoning district, as it exists or may be amended, except that lot
sizes may be reduced to 4,000 square feet and the lot width, depth,
setback and Floor Area Ratio requirements modified accordingly.

2.

A visual analysis shall be submitted with the Precise Development
Plan application for the Single-Family Residential area. Steps to
minimize views of houses from the City shall be detailed.

3.

Site and building design shall conform to the gateway design
concept.
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4.

I.

J.
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A Precise Development Plan amendment shall be required for any
addition to or expansion of housing units after initial construction,
including accessory structures.

ESTATE RESIDENTIAL
1.

Estate Residential units shall meet the requirements of the R-1
zoning district, except that setbacks, lot sizes and Floor Area Ratio
requirements may be modified to save significant trees and oak
forest groupings.

2.

A visual analysis shall be submitted with the Precise Development
Plan application for the Estate Residential area. Steps to minimize
views of houses from the City and Alexander Valley shall be
detailed.

3.

An arborist report shall be provided with Precise Development Plan
submittal. The report shall identify significant individual trees and
significant groupings of trees (oak forest). Houses and lots shall be
sited to preserve trees and forest groupings to the extent possible.

4.

A Precise Development Plan amendment shall be required for any
addition to or expansion of housing units after initial construction,
including accessory structures and removal of significant trees
identified in the arborist report.

ENTRY COMMERCIAL
1.

An entry design theme and visual analysis shall be submitted with
the Precise Development Plan application for the Entry Commercial
area. Design shall include a visual buffer, such as landscape and
berms, between Asti Road and the development on the site.

2.

Design shall conform to the “gateway” design concept.
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3.

Entry Commercial development shall meet the requirements of the
C-G zoning district. Additionally, the following uses shall be
permitted by right:
a.

Restaurants:

without entertainment
serving alcoholic beverages
with indoor and outdoor seating
with catering

b.

Wine Tasting Facility

c.

Administrative and Executive Offices

d.

Clerical and Professional Offices

Additionally, service stations, drive-through uses and internally
illuminated signs shall not be allowed.
4.
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A Precise Development Plan amendment shall be required for any
expansion of buildings after initial construction. A use permit shall
be required for any uses that require a use permit in the C-G zoning
district, with the exception of the permitted uses listed in the
preceding paragraph.
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IV.

IMPLEMENTATION PROGRAM
A.

INTRODUCTION

This section of the Alexander Valley Resort Specific Plan discusses the various
methods used to implement and administer the Specific Plan. These measures
include: adherence to other regulatory documents, plans and policies;
subdivision review, design review, conditional use permits, variances, and other
permits for individual development projects; phasing of development and
supporting infrastructure; and interpretation and amendments to the Specific
Plan. Each of these subjects is discussed below.

B.

OJBECTIVES AND POLICIES
Objective IMP1: Coordinate public and private implementation
efforts.
Policy IMP1.1:
The Developer shall have responsibility for
coordinating all participants in the implementation effort for the
Project. The Developer, as master developer, may assign portions
of the Project to one or more other participating developers, and
may delegate coordinating efforts to such developers as
appropriate. Any such assignee shall work in concert with the City
of Cloverdale to implement the Alexander Valley Resort Specific
Plan.
Objective IMP2: Establish the regulatory framework to guide future
development.
Policy IMP2.1:
The Developer, in coordination with the City,
shall pursue annexation of the Project site to the City of Cloverdale.
Policy IMP2.2:
The
requirements
of
the
California
Environmental Quality Act shall be met, including certification
and/or adoption of the requisite documentation.
Policy IMP2.3:
The site shall be prezoned/rezoned to a
Specific Plan District (“SP-1”), as provided in the City’s Zoning
Ordinance. The provisions of the City’s Zoning Ordinance shall be
used to regulate development where and when standards and
regulations are not included in this Plan. Where an issue or matter
becomes a conflict between this Plan and the comparable
regulations of the existing code, this Plan shall govern (Government
Code Section 65455). All provisions of the Cloverdale Zoning
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Ordinance shall apply in the SP-1 zoning district, except as
specifically modified by Section 18.14.010.
Policy IMP2.4:
The City and the Developer shall enter into a
Development Agreement after adoption of this Specific Plan. The
Development Agreement shall identify and assign key
implementing responsibilities, including but not limited to, vesting of
entitlements, the construction of infrastructure, and continuing
maintenance responsibilities and agreements.
Policy IMP2.5:
The
City
shall
consider
subsequent
discretionary approvals and entitlements in response to requests
filed by the Developer or participating developers. These approvals
shall include conditions of approval and additional measures
needed to enact the policies established by the Specific Plan.
Objective IMP3: Identify and obtain required approvals from other
governmental agencies.
Policy IMP3.1:
Secure necessary approvals from agencies of
the County of Sonoma, including but not limited to LAFCO (for
annexation, sphere of influence amendment and, if applicable,
rescission of the Williamson Act Contract), the Airport Land Use
Commission and the Sonoma County Water Agency.
Policy IMP3.2:
Secure necessary approvals from agencies of
the State of California, including but not limited to the Department
of Fish and Game, the Regional Water Quality Control Board, the
Department of Public Health and the Public Utilities Commission.
Policy IMP3.3:
Secure necessary approvals from agencies of
the Federal government, including but not limited to the U.S. Army
Corps of Engineers.
Objective IMP4: Include a project phasing plan.
Policy IMP4.1:
The City shall require and monitor the phasing
of needed infrastructure for the Project, so that the infrastructure
will be in place at the time, or in advance, of private development.
Policy IMP4.2:
The City and the Developer shall jointly pursue
a project phasing plan, which may be modified based on future
market and/or other considerations.
Objective IMP5: Prepare a development financing plan (see Section V
of this document).
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Objective IMP6: Establish ongoing maintenance and monitoring
activities, including achievements and performance.
Policy IMP6.1:
The Development Agreement, once approved
by both parties thereto, shall be reviewed annually by both parties.
At the annual review the private party or parties to the Agreement
shall evidence concurrence with the Agreement as per California
State law.
Policy IMP6.2:
The City shall conduct environmental review,
adopt mitigation measures in the case of significant impacts, and
pursue a mitigation monitoring and reporting program in
accordance with California State law.
Policy IMP6.3:
The California Government Code (Sections
65453 and 65454) provides Specific Plan amendment procedures
which state that this Specific Plan shall be amended as necessary
in the same manner it was adopted (e.g., by resolution). Each
amendment shall include all sections or portions of the Specific
Plan that are affected by the change. Said amendment or
amendments shall not require a concurrent General Plan
amendment unless it is determined by the City that the proposed
amendment would substantively affect the General Plan goals,
policies, land use designations and/or programs.
Policy IMP6.4:
Should any regulation, condition, program or
portion of this Alexander Valley Resort Specific Plan be held as
invalid or unconstitutional by a California or Federal court of
jurisdiction, such portions shall be deemed separate, distinct and
independent provisions and the invalidity of such provisions shall
not affect the validity of the remaining provisions of this Specific
Plan.
C.

SPECIFIC PLAN IMPLEMENTATION

Implementation of the Alexander Valley Resort Specific Plan is to be carried out
in accordance with the terms and conditions of several related planning and
program documents, including, in particular, the landowner development
agreements, the project Environmental Impact Report, the City of Cloverdale
General Plan and related Master Plans, and the Zoning Ordinance. These
documents provide guidance and direction and otherwise inform City discretion in
the review and approval of future development within the Specific Plan area.
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1.

Landowner Development Agreements

The Owner and/or Developer of the Project and the City of Cloverdale
may enter into development agreements in accordance with Sections
65864 et seq. of the Government Code of the State of California.
Development agreements vest development rights to specified uses of the
AVR Specific Plan property as well as to the densities and intensities of
use.
In addition, development agreements set forth needed infrastructure
improvements, public facility dedication requirements, timing and methods
of financing improvements and other specific performance obligations of
the Owner/Developer and the City of Cloverdale as such obligations relate
to the development of the individual properties within the AVR Specific
Plan area.
2.

Project Environmental Impact Report

The AVR Specific Plan Environmental Impact Report (EIR) will be certified
concurrent with the adoption of this Specific Plan. The EIR describes the
environment, examines the environmental impacts of the Specific Plan
and focuses on changes in the environment that will result from all phases
of the project including planning, construction and operation.
The EIR also identifies mitigation measures as appropriate to reduce
significant impacts, which are incorporated in a Mitigation Monitoring Plan.
In accordance with CEQA, it is intended that the AVR Specific Plan EIR
form the environmental basis for approval of subsequent development
within and in compliance with this Specific Plan.
3.

City of Cloverdale General Plan

Development within the AVR Specific Plan area must also be consistent
with the City of Cloverdale General Plan. To assure that the Specific Plan
and the City’s General Plan (currently being updated) embody an
internally consistent approach to comprehensive planning and growth
management, adoption of the AVR Specific Plan will be accompanied by
an amendment to the General Plan to incorporate the more specific vision
and planning concepts of the Specific Plan.
4.

City of Cloverdale Municipal Code

The City of Cloverdale Municipal Code will be amended to include a
special SP-1 zoning district with the zoning requirements for the Project
area. The SP-1 District shall serve as the prezoning designation for
annexation and the zoning designation after annexation, the process
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pursuant to which such land uses are approved and the development
standards applicable to each land use.
D.

CANCELLATION AND NON-RENEWAL OF WILLIAMSON ACT
CONTRACT

The Williamson Act provides for land preservation contracts between a
landowner and a local government agency which maintain agricultural land uses
in exchange for a preferential tax assessment. Such contracts have a 10-year
term and are annually renewed on a revolving basis. Under Government Code
Section 51282, a landowner may petition a local jurisdiction for the cancellation
of a contract, and the local jurisdiction may grant tentative approval for
cancellation of a contract if it makes certain findings.
As previously discussed in Section I.E.5, a small portion of the Project is
currently under Williamson Act contract and is not currently included in the City’s
Sphere of Influence. The Developer has given its notice of non-renewal to the
County of Sonoma and the Contract will expire in 2013 unless rescinded or
cancelled earlier.
E.

ANNEXATION

The Sonoma County Local Area Formation Commission (LAFCO) is the
responsible agency for the Specific Plan area’s detachment from the County and
annexation to the City of Cloverdale. A tax sharing agreement between the City
of Cloverdale and the County of Sonoma is required prior to LAFCO approval of
the annexation. Annexation of the Project area is requisite prior to development
in the City of Cloverdale. One parcel of approximately 15 acres (APN: 116-310013) and a portion of second parcel (APN: 116-310-014), included in this Specific
Plan and proposed to be annexed to the City, are not currently within the City’s
Sphere of Influence. Accordingly, at the time the initial annexation application is
filed with LAFCO, the City will also apply to LAFCO to include these parcels in
the City’s Sphere of Influence.
F.

CITY REVIEW PROCESS

The City of Cloverdale Community Development Department is the lead agency
in processing the review of development projects within the AVR Specific Plan
area. The level and type of review depends on the specific land uses, building
types and impacts on the surrounding environment. The EIR prepared for the
Specific Plan fully addresses compliance of the Alexander Valley Resort with the
provisions of CEQA and CEQA Guidelines, so long as follow on development
proposals are consistent with the Project Description included in the certified EIR.
Upon submission of any application for a development approval, the City shall
expeditiously commence and complete all steps necessary to act on the
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application. To this end, the applicant shall promptly provide to the City all
information that is reasonably requested by the City and is reasonably necessary
to assist the City in its consideration of any such application.
The City, in any landowner development agreement or on its own initiative, may
commit to implementing fast-track municipal development approval procedures,
for the purpose of allowing development to proceed on an expedited basis.
The City may employ contract personnel, at the applicant’s expense, to process
and review applications, to perform plan checking, inspection of public
improvements, engineering services, building inspection services and other
similar services.
G.

SPECIFIC PLAN CONSISTENCY FINDINGS AND AMENDMENTS

Amendments to this Specific Plan may be necessitated if and when market
conditions and/or development practices change during the life of Project
implementation. Such amendments shall be processed as specified below. This
Specific Plan also includes provisions for findings of consistency with the
approved Specific Plan, should this be needed as the Specific Plan is
implemented.
1.

Findings of Consistency

The following modifications to the Specific Plan are considered minor in
nature and may be reviewed and approved by the Community
Development Department Director. The Director may, at his discretion,
refer any such Minor Modification to the Planning Commission for
decision. Minor Modifications ordinarily shall be determined to be exempt
from CEQA:
a.

b.
c.
d.
e.
f.
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utility alignments and minor adjustments to phasing of
utilities, such as earlier construction, substitution of
oversized facilities in adjacent phases, and similar
adjustments, as well as final facility sizing and location of
water, sewer, and storm drain improvements as approved by
the City Engineer;
utility service and alignments;
change in utility and/or infrastructure servicing agency;
road alignment revisions when the centerline moves by no
more than 250 feet;
decrease in Project density;
adjustment of planning area boundaries which do not
significantly affect the amount of open space and residential
areas;
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g.

2.

minor landscape and streetscape design modifications that
are consistent with the regulations and standards of this
Specific Plan.

Specific Plan Amendment

Modifications, other than those described above, shall be considered to be
an Amendment to the Specific Plan. A Specific Plan Amendment shall be
processed in the same manner as the original Specific Plan. Findings for
approval of a Specific Plan Amendment shall include:
a.
b.
c.
d.

3.

that the proposed Amendment is, or by its approval will be,
consistent with the General Plan;
that the proposed Amendment does not result in an
incompatibility with surrounding land use with respect to use,
density, or issues of health, safety, or general welfare;
that the proposed Amendment is consistent with the overall
design character and general community structure of this
Specific Plan;
that the proposed Amendment is consistent with the analysis
contained in the CEQA documents supporting this Specific
Plan.

Appeals

Appeals from any action taken by staff or the Planning Commission may
be appealed pursuant to the appeal procedures established in the
Cloverdale Municipal Code.
H.

DEVELOPMENT APPROVAL PROCESS

The approval of any development project within Cloverdale shall be based on its
consistency with the General Plan, the AVR Specific Plan, the Cloverdale Zoning
Ordinance and City subdivision regulations. In addition, each application for a
development project within the AVR Specific Plan area will be evaluated to
assess the applicability of EIR mitigation measures established by the
Environmental Impact Report for the AVR Specific Plan and to determine
whether future environmental review is required under CEQA (Public Resources
Code Sections 21166; 21083.3. See also CEQA Guidelines Sections 1516215164, 15182, and 15183).
Development projects within the Specific Plan area are subject to the standard
permit and approval requirements of the City of Cloverdale’s Zoning and
Subdivision Ordinances, except as modified by this Specific Plan and related
approvals. In addition, permits may be required by other federal, state and
regional agencies.
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1.

Precise Development Plans

A Precise Development Plan shall be required prior to any development in
each of the six (6) land use designations in this Plan: Resort, Golf
Course, Resort Residential, Single-Family Residential, Estate Residential,
and Entry Commercial. Each Precise Development Plan shall be
consistent with the Alexander Valley Resort Specific Plan and shall be
approved simultaneously with, and/or prior to, any tentative subdivision
map, if required for the Precise Development Plan. A visual “gateway” or
entrance theme shall be submitted by the Developer and approved by the
City with the first Precise Development Plan approval.
A Precise Development Plan amendment, as specified in this section,
shall be required for any change to the approved Precise Development
Plan, except for minor changes in golf course design and alignment. A
Precise Development Plan amendment shall be processed in the same
manner as the original Precise Development Plan.
2.

Subdivision

The subdivision process will be governed by the State Subdivision Map
Act, as well as City standards and procedures. Tentative maps must be
consistent with the Specific Plan. The initial site subdivision (“Master Site
Subdivision”) may be accomplished by either a Tentative and Final Map,
or using a combination of a concurrent lot line adjustment for the twelve
(12) existing parcels of record on the Project site and a Tentative and
Final Parcel Map, at the discretion of the Developer. In the concurrent Lot
Line Adjustment and Parcel Map approach, all mitigation measures,
conditions and improvements which would be accomplished with the initial
Final Map shall be accomplished with the Master Site Subdivision Final
Parcel Map.
A lot line adjustment will be allowed without an
accompanying parcel map for the purposes of securing financing for the
development/construction of the land only; no sale or development of
buildings shall occur until the Master Site Subdivision Map is approved
and recorded.
A series of subsequent subdivision maps will be filed for the SingleFamily, Estate and Resort Residential neighborhoods and other areas as
needed. The individual Tentative and Final Maps will trigger a number of
policies, programs, regulations, mitigation measure and conditions of
approval established by the Alexander Valley Resort Specific Plan and its
EIR.
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I.

PHASING PROGRAM

The City and the Developer shall jointly pursue a conceptual phasing plan, which
is subject to unanticipated changes, generally described as follows:
Phase 1 shall consist of conservation measures for protection of sensitive
environments, site preparation, construction of Recycled Water
production, delivery and storage systems, utility extensions to the site, and
rough site grading for planned development. Finish grading shall not
occur for development until Precise Development Plans are approved.
Phase 2 shall consist of off-site improvements, golf course construction,
Hotel/Resort/Spa facilities, Resort Residential housing construction,
pedestrian/bicycle levee trail construction, and site agricultural
development. This phase may also include construction of the SingleFamily and Estate Residential housing.
Construction of the first nine (9) holes of the golf course is dependent on
the availability of Recycled Water, transportation of that water to the west
side of the NWP tracks, annexation to the City of Cloverdale, and City
entitlements. The timing of the construction of the second nine (9) holes
contemplated by this Specific Plan (“Regulation Course”) is dependent, in
part, on the rescission or expiration of the Williamson Act Contract
(“Contract”) on a portion of the Project property that is included as a part
of the second nine (9) holes, the availability of Recycled Water and
obtaining permanent railroad crossing rights from the North Coast
Railroad Authority ("Crossing Rights").
If the Developer is unable to achieve rescission of the Contract, obtain
sufficient Recycled Water, and/or obtain Crossing Rights in a timely
manner, so as to allow for completion of the Regulation Course, the
Developer shall amend the Precise Development Plan for the golf course
to provide for a nine (9) hole course, including a driving range and
clubhouse, on property owned by the Developer that is not subject to the
Contract, dependent on Recycled Water, or dependent on Crossing Rights
(“9-Hole Course”). Developer shall propose an alternate use for the
remaining acreage. Such use may require an amendment to the
Alexander Valley Resort Specific Plan.
Phase 3 shall include the completion of the Regulation Course, if
applicable, and the Single-Family and Estate Residential housing, if not
constructed in Phase 2 above.
Phase 4 shall include the development of the 2.4-acre commercial site at
the entrance to the Project.
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J.

INFRASTRUCTURE
1.

Administration

The developer may request either changes to the initial infrastructure
phasing plan shown in Exhibit 2.5 (Domestic Water System Plan), Exhibit
2.6 (Sewer System Plan) and Exhibit 2.7 (Drainage Plan), or the
establishment of subphases. Changes to the initial infrastructure phasing
plan or the establishment of subphases are explicitly allowed without
amendment to the Alexander Valley Resort Specific Plan, provided the
Developer demonstrates, to the satisfaction of the City Engineer and
Community Development Director, that infrastructure improvements
necessary to adequately serve the developing portion of the site will be
provided in a timely manner and will be sufficient if no further development
occurs.
The developer may also request that changes be made to the backbone
infrastructure required to serve the Project in order to respond to changing
conditions of development or the availability of new technologies to
address the infrastructure needs created by development. Such changes
in the backbone infrastructure plan are explicitly allowed without
amendment to the Specific Plan, provided the Developer demonstrates, to
the satisfaction of the City Engineer and Community Development
Director, that the proposed changes meet certain performance or level of
service standards prescribed in the Project development agreements or,
where applicable performance or level of service standards are not
prescribed, results in a level of service that is at least comparable to the
level of service that would have been provided had the changes not been
proposed.
2.

Required Facilities

The Alexander Valley Resort will require extension of basic infrastructure
and public facilities, listed below.
a.

Domestic Water

The City of Cloverdale shall make available sufficient volumes of
domestic potable water for the project, with the exception of golf
course and open space irrigation (see Policies GC/OS4.1,
GC/OS4.5 and DWP1.3). The costs of certain infrastructure
improvements may be eligible for reimbursement in accordance
with the policies and programs in place at the time of construction,
or as otherwise agreed to in the Development Agreement to be
entered into between Developer and the City.
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It is anticipated that the water system will need to serve elevations
up to 390 feet within the Project area. This will require a higher
elevation for the new Zone 1 reservoir, plus a pump station and
pressure-reducing valve. Additionally, the primary water mains
within the Project will need to be looped to provide the required fire
flow.
b.

Sewer

The City shall make available sufficient treatment capacity to
support the Project. Sewer service will be provided by extending
new sewer mains into the Project from the existing 12” sewer line
located in Santana Drive. The City’s 1998 Sewer Master Plan
Update anticipated that the northeasterly portion of the site would
not be able to be served by gravity sewer, and a force main was
stubbed from the lower end of Santana Drive to the Project’s
northern boundary. However, with the land use configuration now
proposed, it has been determined that it is possible to provide
gravity sewer service to this portion of the site.
c.

Recycled Water for Golf Course Irrigation

The Development Agreement to be entered into between the
Developer and the City shall include provisions covering the
following:
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i.

Determination of a point of connection for installation
of a Recycled Water line and related transfer facilities
from the discharge point of the City's Treatment
Facility, as determined by the City and the Developer.

ii.

The City’s commitment to provide the Developer with
disinfected secondary effluent in compliance with its
Waste Discharge Requirements.
Any upgrades,
adjustments, additions, or modifications to such
effluent required by regulatory agencies for the
Developer’s use shall be the responsibility of the
Developer.

iii.

The transfer of effluent in compliance with regulatory
agency
requirements
and
the
appropriate
requirements of Title 22, on an “on demand, as
available” basis for storage and reuse as irrigation for
the Golf Course and open space elements.
Developer shall have “first right” to the City’s available
effluent.
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K.

iv.

Electrical power, pumping and pressurization,
controls, metering, and related equipment sufficient to
transfer disinfected secondary effluent from the City to
the Developer.

v.

Subject to regulatory agency requirements, location of
the effluent transfer point shall be determined by the
City. Location of the effluent transfer line from the
City, and the location of any required additional
treatment facilities for the Project, shall be determined
by the Developer.

vi.

All permitting required for Developer's use of the
disinfected secondary effluent, transfer pipelines from
the Treatment Facility boundary, and reuse of
Recycled Water on the Project site shall be obtained
by the Developer.

CAPITAL IMPROVEMENT
RESPONSIBILITIES

AND

OPERATION

/

MAINTENANCE

The responsibilities for capital improvement provisions and ongoing operation and
maintenance of public facilities and services are another important element of the
overall Alexander Valley Resort Specific Plan implementation program. In general, the
City is to operate and maintain all public facilities in the Specific Plan area, with the
exception of those operated and maintained by special service providers, such as the
Sonoma County Water Agency maintaining the levee. A summary of project elements
which require ongoing maintenance, and the party responsible for such maintenance, is
attached [see Table 4-2 (Maintenance Matrix)].
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V.

FINANCING
This section addresses sources and methods for financing the programs,
facilities, and measures necessary to carry out the construction of major or
“backbone” infrastructure for the Alexander Valley Resort Project. As one of the
implementation measures of the Specific Plan, such costs will be addressed, to
the extent practicable, in the Developer’s plan for providing and financing
services and facilities (“Financing Plan”), to be submitted at the time an
annexation application is filed with LAFCO.
This section does not address the on-site infrastructure required to serve specific
and discrete building parcels within the overall plan area. These are often
referred to as “hook-up” or “in-tract” costs that normally are included as part of
subdivision construction. This section also does not include ongoing or recurring
operations and maintenance costs associated with public services such as law
enforcement, fire suppression, street maintenance, etc.
A.

GOALS AND OBJECTIVES OF THE FINANCING PLAN

An infrastructure financing plan must meet a number of goals and objectives in
order to be workable. At a minimum, the plan must meet the following goals:
•
•
•
•

The financing mechanisms must be acceptable to all participants in the
specific planning and implementation process;
The cost of each capital improvement should be allocated in proportion to
the benefit received, and any advance of funds should be subject to
equitable reimbursement agreements;
The final estimates of required public improvements should be made in
accordance with this Specific Plan and subsequent conditions of approval,
and all improvement plans and parcel maps derived therefrom;
The entire amount of funds required to construct a given capital
improvement must be available in advance or authorized before
construction of that improvement.

Specific objectives of the Financing Plan will closely reflect the major
components of the Implementation Program described in Section IV of this
document. This includes the creation and implementation of a Development
Agreement that definitively assigns financial responsibilities, adoption of design
and development guidelines and conditions of approval that can serve as a basis
for cost estimates, an infrastructure phasing strategy that directs the timing of
securing and dispersing funds for the project, and the creation and enforcement
of CC&Rs to assure ongoing responsibilities once the development has been
completed and occupied.
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B.

FINANCING ALTERNATIVES

Cities and counties in California have long had access to a menu of financing
alternatives, some of which the State has authorized through acts of the
Legislature and others the voters have approved through propositions on the
ballot. In general, however, for capital financing of specific public improvements
and facilities, local government has mostly relied on four measures: developer
exactions and impact fees, development agreement, special assessments, debt
financing (bonds).
Impact fees and Exactions – dedications of land and fee payments can
be required of developers by local governments to lessen the impacts of
new development resulting from increased population or demand on
services. Fees and exactions are commonly used to finance on-site (inproject), parcel specific improvements, where the developer is considered
the only beneficiary in the short term. Development impact fees are also
used for citywide facilities to accommodate population growth in the larger
area or sub-region. These are usually paid by individual developers at the
time permits are issued. Often, the first developers into an emerging
growth area may have to provide substantial front-end funds (i.e., more
than fair share) to assure the continuity and completeness of
infrastructure, in which case those developers are reimbursed out of
impact fees that are collected later. Effectively, impact fees are special
purpose taxes, and the revenue can be assigned to the general fund of
the city if not allocated by agreement to special reimbursement accounts.
Local governments derive their authority to impose fees and exactions
from the police power granted to them by the State Constitution and
specific enabling statutes such as the Subdivision Map Act. As described
in the Government Code (Section 66001 et seq.), local governments must
specify the nexus between projects and the improvements being financed,
and must further establish that the amount of funds being collected will not
exceed that needed to pay for improvements.
Fees can also be charged to cover the costs of the city’s staff review and
processing of entitlements related to development.
Development Agreement – pursuant to the Government Code (Section
65864 et seq.), the City of Cloverdale and the Developer may enter into an
agreement acknowledging the Developer’s vested right to develop the
Alexander Valley Resort project, subject to terms and conditions set out in
the agreement. Such terms and conditions may include permitted uses,
growth control allocations, and public improvement projects requiring
financial participation by the Developer. Development Agreements run
with the land for a specified term of years, and are usually reviewed and
amended, if necessary, on an annual basis.
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Special Assessment Districts – special-purpose assessment districts
are defined geographical areas on which local governments can levy
special taxes for infrastructure and community facilities projects. The
assessments are typically related to the amount of benefit received by
each property in the district, although the tax can be structured so that it
varies depending on the zoning or development intensity of the property
being assessed. Most assessment districts may use their proceeds to
secure bonds. Landscaping and lighting districts are perhaps the most
common type, but such specialized types as parking districts,
park/playground districts and geologic hazard abatement districts are also
in evidence throughout the State. In tax terms, assessments for
maintenance purposes may be thought of as on-going special taxes, and
can be evaluated annually to insure they are sufficient to cover costs.
Bonds – Two types of bonds are common in California. General
Obligation (“GO”) bonds are used to fund capital facilities such as schools,
libraries, and fire stations. GO bonds are repaid through property tax
levys. Revenue bonds are used to finance facilities for revenue-producing
public improvements such as airports, wastewater treatment plants, and
parking garages. They are typically repaid out of user charges, not
property taxes.
There is also legislation that allows and encourages the combination or pooling
of financing mechanisms, and could be used to fund special improvement
districts and projects with larger service areas.
C.

SUGGESTED FINANCING CONSIDERATIONS

All of the above infrastructure construction items are composed of some
combination of improvements wholly attributable to the Project and other
improvements that benefit not only the Project but larger City- and region-wide
interests.
For example, the Specific Plan area will be serviced by City water systems. In
addition to on-site improvements, the Developer will be responsible for those offsite improvements, if any, that are necessary if facilities must be extended to the
Project site.
As another example, sewer service will be available at the Project boundaries.
Therefore, the sewer system improvement costs to be borne by the Developer
will be limited to those required to deliver sewer service directly to Project
components on the site.
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Certain rules, or criteria, affect the allocation of financing responsibilities:
•

Developer dedications and financing could be used to provide on-site and
parcel-specific improvements.

•

Special assessment financing, including bonds, could be used for major
off-site construction improvements required prior to development. Where
assessment districts are established, financing is most often secured by
liens on the properties within a district.

•

Development impact fees and bonds could be used for citywide facilities to
accommodate fair-share regional growth. Specific fee ordinances, such as
a traffic mitigation fee program, may be applied, and credits and/or
reimbursements against fees may be instituted where advantageous to
both city and developer.

•

Any bonding capacity not used for major off-site infrastructure or other city
requirements could finance on-site improvements or subsidize impact
fees.

In virtually all cases, there is a city responsibility to show a nexus between developer
exactions and developer benefits.
In addition to the financing of capital requirements, the funding of on-going maintenance
and related responsibilities requires some formalized mechanism or vehicle to ensure
the timely and adequate provision of funds, delivery of services, and enforcement of
community rules. In larger-scale developments, such as the Alexander Valley Resort
project, a Development Agreement coupled with privately enforced CC&Rs is the
preferred mechanism.
The created CC&Rs impose additional land use and development restrictions, and
usually establish homeowner financing obligations. The CC&Rs must be consistent
with this Specific Plan, but enforcement is by private means rather than the City of
Cloverdale.
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Table 4-2
City of
Homeowners'
Cloverdale Association

ITEM
PUBLIC STREETS (1)
Street Paving and Striping
Street Signs
Street Signs (Special Design)
Street Lights
Sidewalks
Traffic Signals
Traffic Control Signs
Landscape / Hardscape (Median)
Landscape / Hardscape (Parkway)
Landscape / Hardscape (Sidewalks)
Transit Benches / Appurtenant Structures
PROJECT UTILITIES
Major Water / Sewer Infrastructure
On-Site Water/Sewer Facilities
Recycled Water System (Project Property)
Recycled Water System (City Property)
Major Drainage Facilities
Interim Drainage Facilities
Natural Gas
Electricity
Telephone
Cable
OPEN SPACE AREAS
Golf Course
Project Entry Signs
Landscape/Hardscape
Pedestrian / Bicycle Trail (Resort/GC)
Pedestrian / Bicycle Trail (Levee)
Benches / Appurtenant Structures (Resort/GC)
Benches / Appurtenant Structures (Residential)
Benches / Appurtenant Structures (Resort Trail)
Benches / Appurtenant Structures (Levee Trail)
Lighting
Fencing
Levee
Woodlands
Wetlands
Detention Ponds
Landscaping Adjacent to Asti Road

Other

X
X
X
X (2)
X
X
X
X
X
X
X
X
X (3)
X
X
X (3)
X
X
X
X
X

X (3)
X

X

X
X
X
X
X
X
X
X
X
X
X
X

X

(1) Private streets to be maintained by the Property Owner/Developer.
(2) Property Owner/Developer to provide light fixtures. City to provide maintenance functions.
(3) City to maintain on-site facilities if placed in public rights-of-way or dedicated easements.
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