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Staff Report 
 
Meeting Date: November 5, 2025 

Agenda No: Item No. 5.3 

Agenda Item Title: Petaluma Reorganization No 2025-01 (Cornerstone) 

LAFCO File No: 2025-09 

Applicant(s): Alon Adoni for CPSA Old Redwood Highway LLC   

Proposal: Request for a reorganization consisting of annexation of two 
parcels totaling +/- 13 acres, to the City of Petaluma and 
detachment from Rancho Adobe Fire Protection District and 
County Service Area No. 41 (Multi-Services)  

Location: 5400 Old Redwood Hwy (APNs 047-213-017, 137-011-048) 
Generally located South of Ely Road, north of Redwood Way, 
on the eastern side of Old Redwood Hwy in Sonoma County  

General Plan: 
 
 
 
Environmental 
Determination 

County – Limited Commercial F2 Flood Combining District, 
Riparian Corridor Combining Zone 
City – Business Park Floodplain Combining District and Open 
Space and Parks Zone 
 
Exempt: CEQA Guidelines Section 15319 (Annexations of 
Existing Facilities and Lots for Exempt Facilities) 

Staff Contact: Cynthia Olson and Mark Bramfitt 
 

Item No. 5.3 
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Analysis  
 

 
Background  
 
Alon Adani, Managing Member of Cornerstone Properties SA LLC, (“the Applicant”) has 
submitted an application for a reorganization consisting of annexation to the City of 
Petaluma (“City”) of two parcels (APNs 047-213-017, 137-011-048), totaling 
approximately 13 acres (“Affected Territory”). The affected territory is generally located 
South of Ely Road, north of Redwood Way, on the eastern side of Old Redwood Hwy in 
unincorporated Sonoma County.  
 

One parcel, totaling approximately 
12 acres (APN 137-011-048), is 
developed with a commercial 
building currently used for multiple 
small, local businesses. The largest 
portion of the building is occupied 
by FEED Sonoma, a membership 
retail operation, Harmony Farm 
Supply, a retail garden and supply 
store, retail sales space for multiple 
artisans, Retrograde Roasters’ main 
roasting facility, and North Bay 
Children’s Center Garden Team. 
There is an active rail spur on the 
site which is used by Lagunitas 
Brewing Co to receive raw goods. 

Asphalt parking covers the majority of the site.   
 
The second parcel, totaling approximately 0.7 acres (APN 137-011-048) is vacant. In 
1998, the previous owners placed 11,400 cubic yards of fill material on the parcel 
without permits. The parcel owners applied for, and received, approval from the County 
for the placement of the fill and subsequent grading of the parcel.  
 
At the January 23, 2024, City Planning Commission public hearing on the proposed 
reorganization, staff presented a 2015 letter addressed to the applicant from 
Councilmember Healy and then Vice Chair Miller in which they stated the City’s 
opposition to the fill remaining on the parcel. They stated that it is unlikely the Council 
will consider extending City services or annexing the parcel until the fill is removed 
pursuant to the City’s "zero net fill" policy.  
 
The Commission directed staff to work with the applicant to provide recommendations 
to the Council regarding the concerns raised in the letter. Staff requested the applicant 
provide a technical report that analyzes potential on-site and downstream flood and 
stormwater impacts of the existing fill. The applicant contracted with West Consultants, 



 

Item No. 5.3 Staff Report Page 3 November 5, 2025 

the primary consultant on the City's Flood Resilience model, to conduct the analysis. 
The report concluded that the fill removal was not recommended. The report was 
reviewed and accepted by the City Public Works and the Flood Plain Administrator.   
 
At its June 17, 2024, meeting, the City Council directed the applicant to provide a 
revised fill analysis with more information about the hydrological impacts, extent(s) of 
the City model used, and more thorough discussion of the results. The revised memo 
from West Consultants again concluded that the fill removal is not recommended.  
 
The affected territory is located within the F2 100-year flood plain which, once annexed, 
makes future site development subject to the City’s Flood Plain Combining District (FP-
C) overlay pursuant to IZO Chapter 6 (Floodway and Flood Plain Districts). The Pre-
annexation Agreement signed by the applicant directs that any future new development 
on the Project Site would be subject to the City’s Zero Net Fill policy which, in part, 
requires any material brought on to a project site within a flood plain area that would 
displace flood waters be offset by the removal of a like amount of material. There are 
currently no flood control facilities within the territory. 
 
The western portion of the affected territory is adjacent to Willow Brook Creek. The 
northern perimeter is designated as an urban separator in the City General Plan. Creek 
setbacks and urban separators are implemented through the Open Space and Park 
Zone (OSP).  
 
The affected territory is contiguous to the City boundary and is located within the City’s 
Sphere of Influence and within both the voter-approved Urban Growth Boundary and 
the Sonoma County General Plan “Urban Service Area” boundary. Annexation of the 
territory is a logical extension of the City boundary.  
 
The City determined that annexation of the parcel is consistent with the goals of the 
Petaluma General Plan which supports annexation of unincorporated land adjacent to 
the City and within the Urban Growth Boundary when public services are available. 
 
Reason for Proposal 
 
While no new development is planned, the applicant desires to make certain building 
and site improvements needed to fully utilize the existing development for the benefit of 
the current tenants. These improvements require connection to the City water and 
sewer services. Any future development would be subject to City zoning and planning 
requirements.  
 
City Actions 
 
At its January 23, 2024, meeting, the City Planning Commission adopted the following: 

• Resolution 2024-0I making the recommendation to the City Council to adopt an 
ordinance for the Pre-Zoning Zoning Map Amendment. 
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• Resolution 2024-02 recommending the City Council adopt a resolution 
supporting a LAFCO application for annexation proceedings.  

 
The Commission directed staff to work with the applicant to provide recommendations 
to the City Council regarding the issue of the existing fill.  
 
At its June 17, 2024, meeting, the City Council continued the meeting to October 21, 
2024, and directed the applicant to provide a revised fill analysis with more information 
about the hydrological impacts, extent(s) of the City model used, and more thorough 
discussion of the results.  
 
At the October 21, 2024, meeting, the City Council held a public hearing to review and 
consider the proposed annexation and the consultant’s revised Fill Evaluation Memo, 
dated August 30, 2024. At the conclusion of the hearing, the Council adopted 
Resolution 2024-131 Adopting a Resolution of Application for Reorganization of 
Property located along Old Redwood Highway generally North of McDowell Boulevard; 
(APNs 047- 213- 017 and 137- 011- 048).  
 
At its December 2, 2024 meeting, the City Council adopted Ordinance 2897 Amending 
the Zoning Map of the Implementing Zoning Ordinance to apply the Business Park, 
Open Space and Park, and Flood Plain Combining District Zoning (BP FP-C OSP) and 
to pre-zone a 13 acre site located at 5400 Old Redwood Highway to BP FP-C OSP 
zoning prior to annexation proceedings to be conducted by the Sonoma Local Agency 
Formation Commission (LAFCO); APNs 047- 213- 017 and 137- 011- 048.  
 
Copies of the City meeting staff reports and attachments, the resolutions and ordinance 
and the two Technical Memos from West Consultants are attached as Attachment 1.  
 
City Action: Environmental Determination 
 
The City found the proposed project categorically exempt from the provisions of CEQA 
pursuant to CEQA Guidelines Section 15319 (Annexations of Existing Facilities and 
Lots for Exempt Facilities). This exemption includes annexations to a city or special 
district of areas containing existing public or private structures developed to the density 
allowed by the current zoning or pre-zoning of either the gaining or losing governmental 
agency whichever is more restrictive, provided, however, that the extension of utility 
services to the existing facilities would have a capacity to serve only the existing 
facilities. The City found the existing site complies with all applicable City and County 
zoning regulations including but not limited to density, setbacks, height, and lot 
coverage, and City utility services have capacity to serve existing facilities.  
 
The City further found that the project is not subject to any of the exceptions to the use 
of a categorical exemption, pursuant to CEQA Guidelines Section 15300. 2. Therefore, 
no further environmental analysis is needed.  
 
The Executive Officer concurs with the City’s findings and finds the proposal exempt.  
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Consent of Owners 
 
All of the owners of the parcels have provided consent to the proposed reorganization. 
Pursuant to Government Code Section 56662, the Commission may waive notice and 
hearing if no affected local agency has submitted a written demand for notice and 
hearing during a 10-day period following provision of notice. As no written demand was 
received and the affected territory has been determined to be uninhabited as defined by 
Government Code Section 56079.5, the Commission may waive Protest Proceedings.  
 
Individual Factors for Consideration 
 
California Government Code §56668 describes factors to be considered in the 
Commission’s review of an annexation proposal. The review must include, but is not 
limited to, consideration of these factors that are outlined and addressed in Attachment 
2. 
 
Recommendation 

 
 

Adopt the proposed resolution (Attachment 3) taking the following actions: 
 

1. Approve the reorganization and waive protest proceedings, pursuant to the 
following findings and determinations:  
 
a. The affected territory is contiguous to the City boundary and within the City’s 

sphere of influence, the City’s Urban Growth Boundary and the urban service 
area boundary of the Sonoma County General Plan.  

b. The proposal is a logical extension of the City boundary and is consistent with 
Commission policies.  

c. The proposed zoning is consistent with the land-use designations in the City’s 
General Plan; and the affected territory has been pre-zoned by the City.  

d. The reason for the reorganization is to allow access to City utility services, 
and the City has stated that it can provide services to the affected territory 
upon annexation. 

e. The Proposal is consistent with the Sonoma County General Plan.  
f. The owners of the properties have consented to the Proposal and the 

affected territory has been determined to be uninhabited pursuant to 
Government Code Section 56079.5.  
 

2. Regarding the Commission’s responsibilities for the proposal, pursuant to the 
California Environmental Quality Act,  

 
a. Find that the proposal exempt pursuant to CEQA Guidelines Section 15319 

(Annexations of Existing Facilities and Lots for Exempt Facilities).  
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b. Direct staff to file a notice of exemption in accordance with CEQA and the 
State CEQA Guidelines. 

 
 
Alternative to Recommendation 

 
 
None  
 
 
Attachments 

 
 
1. City Documents 
2. Factors for Consideration 
3. Draft Resolution 
4. Preliminary Map and Boundary Description 
 


