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Staff Report 
 

 
Meeting Date: April 1, 2026 

Agenda No: Item No. 3.2 

Agenda Item Title: Windsor Reorganization No. 23-001 (Carnation ATP) 

LAFCO File No: 2026-02 

Applicant(s): Richard Carnation and Luca Zanin 

Proposal: Request for a reorganization consisting of the annexation of 
three parcels, totaling approximately 23 acres, to the Town of 
Windsor and the Windsor Water District and detachment from 
County Service Area No. 41 (Multi-Services)  

Location: Generally located along the south side of Shiloh Road, west of 
Skylane Blvd and east of Day Lane, south of the Town of 
Windsor (APNs 164-150-009, 164-151-010 and 164-150-054) 

General Plan: County –Diverse Agriculture B6 Combining District 
 Town –Light Industrial Airport Safety 
  
Environmental Town of Windsor General Plan 2040 Environmental Impact 
Determination Report and Environmental Checklist 

Staff Contact: Cynthia Olson 
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Analysis  
 

 
Background  
 
Richard Carnation and Luca Zanin (“Applicants”), have requested a reorganization 
consisting of annexation of three parcels to the Town of Windsor (“Town”) and the 
Windsor Water District (“District”) and detachment from County Service Area No. 41 
(Multi-Services). Totaling approximately 23 acres, the affected territory is generally 
located on the south side of Shiloh Road, west of Skylane Blvd and east of Day Lane. 
The parcels are located at 1246, 1264 and 1346 Shiloh Road (APNs 164-150-010, 164-
151-009 and 164-150-054 respectively) (“Affected Territory”).  
 
The affected territory is generally level and covered with non-native grass and oak 
trees. It is currently developed with industrial and residential uses. There are two 
seasonal drainage courses which cross the territory on the northern and southern 
portions. Any development on the territory will require a storm water management 
program to reduce discharge of pollutants to the storm drain system and manage 
stormwater to ensure that surface runoff will not exceed downstream waterway 
capacity.  
 
In 2017, the affected territory was added to the Town’s Urban Growth Boundary as a 
part of a voter approved ballot measure to renew and expand the boundary. The 
territory was included in the Town’s update to the 2040 General Plan adopted in April 
2018. In March of 2021, the Commission reviewed a Municipal Service Review and 
Sphere of Influence Study of the Town and amended its Sphere of Influence to include 
the affected territory. The territory is located outside of the Sonoma County General 
Plan designated “Urban Service Area” boundary.  
 
The surrounding land use applications are residential, light commercial and golf course 
to the north, light industrial to the east, and rural residential to the west and south. The 
Santa Rosa Junior College extension campus is located to the east and south of the 
territory. The territory is contiguous to the Town on its eastern side and annexation 
would be a logical extension of the Town boundary. 
 
The County’s land-use designation for the territory is Diverse Agriculture (“DA”) B6 
Overlay. DA zoning is intended to enhance and protect land where conditions support 
agriculture and agricultural support uses. Other permitted uses include farm worker 
housing, farm retail sales, public safety and utility facilities, campgrounds and tasting 
rooms. Neither the affected territory nor the surrounding parcels are being used for 
agricultural purposes. 
 
The territory is designated as Farmland of Statewide Importance with a small portion 
designated as Farmland of Local Importance. None of the territory is under a Williamson 
Act contract. The addition of the territory to the Town’s urban growth boundary and 
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sphere of influence indicates both the Town’s and LAFCO’s intention for annexation and 
potential urban development.  
 
 
The territory is currently served by the Sonoma County Fire District for fire and 
emergency services and the Sonoma County Sheriff for police services. These 
agencies will continue to serve the territory after annexation.  
 
Purpose for Reorganization 
 
The affected territory is currently served by private wells and septic systems. The 
owners are requesting annexation to obtain Town services for the existing uses and 
potential future expansion of light industrial uses including the potential expansion of the 
Santa Rosa Junior College campus. The existing single-family residential use will 
continue.  
 
The Town has determined that it can provide the necessary services to the affected 
territory upon annexation. The 2040 General Plan Environmental Impact Report and 
subsequent environmental checklist for the prezoning determined that capacity was 
available in the Town’s utility systems for buildout. Costs of new infrastructure required 
to serve any existing or future development will be paid for by the owners. Any future 
development would comply with the Town General Plan goals and policies, mitigation 
measures contained in the 2040 General Plan EIR and applicable impact fees.  
 
Town Actions  
 
On March 12, 2019, the Town Planning Commission passed Resolution 670-19 
recommending that the Town Council adopt an ordinance to prezone eleven parcels 
including the affected territory. It should be noted that in Commissioners’ review of the 
Town’s documents, which are attached, only the pre-zoning associated with the three 
Carnation ATP parcels applies to the Commission’s consideration of the subject 
proposal. 
 
On May 15, 2019, the Town Council adopted Ordinance 2019-334 prezoning the 
affected territory to the Light Industrial Airport Safety zoning district, consistent with the 
land-use designation of the Town’s 2040 General Plan.  
 
Environmental Determination:  
 
Environmental Impact Report for 2040 General Plan 
 
In its actions associated with pre-zoning of the affected territory, the Town, as lead 
agency, used the Environmental Impact Report (EIR) prepared for its 2040 General 
Plan Update as the environmental document for the proposal before the Commission at 
this time.  
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April 4, 2018, the Town Council certified the 2040 General Plan Program EIR and 
adopted its 2040 General Plan. The Council determined that the significant effects on 
the environment identified in the EIR could be mitigated to minimize or reduce those 
impacts and adopted a mitigation monitoring and reporting program. The Council 
determined that, even with mitigation, significant effects of the implementation of the 
General Plan would remain in two areas: 
 

• Agricultural Resources due to conversion of agricultural land to non-agricultural 
uses and 

• Transportation and Traffic hazards due to queuing impacts  
 
As a result, the Council weighed the economic, legal, social, technological, and other 
benefits of the project and the significant unavoidable impacts, determined that the 
benefits outweighed the risks and adverse environmental impacts, determined that the 
significant unavoidable impacts were acceptable, and adopted a Statement of 
Overriding Considerations for the project. 
 
Environmental Checklist 
 
CEQA Guidelines Section 15168(c) specifies that program EIRs can be used for later 
activities provided that those “later activities are examined in light of the program EIR to 
determine whether an additional environmental document must be prepared.” Section 
15168(c)(4) states “Where the later activities involve site specific operations, the agency 
should use a written checklist or similar device to document the evaluation of the site 
and the activity to determine whether the environmental effects of the operation were 
within the scope of the program EIR.” 
 
Pursuant to Section 15168(c)(4), Town staff prepared a checklist for the prezoning 
project to determine whether the project could have new or substantially more 
significant impacts than were analyzed and discussed in the General Plan EIR. Staff 
concluded that there were no new or substantially more significant impacts and that the 
project was within the scope of the Town 2040 General Plan EIR.  
 
In approving the prezoning ordinance for the affected territory, the Town Council 
accepted its staff’s conclusion and determined that Town of Windsor General Plan 2040 
Program Environmental Impact Report (EIR) adequately addressed the potential 
environmental impacts of the proposed pre-zoning for the purposes of the CEQA and no 
new environmental document was required.  
 
Sonoma LAFCO is a responsible agency for the proposal. As a responsible agency, 
should the Commission approve the proposal, it must consider the information in the 
Town of Windsor General Plan 2040 Program EIR, adopt a statement of overriding 
considerations for the project, and concur with the findings in the checklist that the 
project is within the scope of the EIR. 

Waiver of Notice of Hearing and Protest Proceedings 
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Pursuant to California Government Code Section 56662, as the affected territory is 
uninhabited as defined in Section 56079.5, no affected local agency has submitted a 
written demand for notice and hearing, and all owners of properties within the 
annexation boundary have given their written consent to the proposed reorganization, 
the Commission may make determinations upon the proposal without notice and 
hearing and waive protest proceedings.  

Individual Factors for Consideration 
 
California Government Code § 56668 describes 17 factors to be considered in the 
Commission’s review of a proposal. The review must include, but is not limited to, 
consideration of these factors that are outlined and addressed in Attachment 1. 
 
Recommendation 

 
Adopt the proposed resolution (Attachment 2) taking the following actions:  
 

1. Approve the reorganization, pursuant to the following findings and determinations 
 

a. The affected territory is contiguous to the Town and within the sphere of 
influence of the Town and the Windsor Water District and the Town’s voter-
approved Urban Growth Boundary.  

b. The reasons for the reorganization are to allow access to Town services. The 
Town has determined that it can provide services to the affected territory 
upon annexation.   

c. The County determined that the annexation of the territory will be consistent 
with the Sonoma County General Plan. 

 
2. Certify the review and consideration of information contained in the Town of 

Windsor’s General Plan 2040 Program EIR and the Environmental Checklist. 
a. Make findings required of a responsible agency in accordance with the 

provisions of CEQA and the State CEQA Guidelines. 
b. Make a Statement of Overriding Considerations for Agricultural Resources 

and Transportation and Circulation.  
c. Direct staff to file a notice of determination in accordance with CEQA and 

the State CEQA Guidelines. 
  

3. Waive protest proceedings pursuant to Section 56662 of the California 
Government Code, in that the affected territory is uninhabited pursuant to Section 
56079.5; no affected local agency has submitted a written demand for notice and 
hearing; and all owners of land have given written consent to the proposal.  

 
Alternatives to Recommendation 

 
 
None. Annexation of the territory is a logical extension of the City boundary.  
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ATTACHMENTS 
 

 
1. Factors for Consideration 
2. Draft Resolution 
3. Preliminary Map and Boundary Description 
4. Due to file size, links to access and download the documents listed below were 

sent to commissioners by email and made available on the website: 
a. Town of Windsor’s General Plan 2040 
b. Town of Windsor’s General Plan 2040 Program EIR   
c. Town Council Resolution 3447-18 with Findings of Fact and Statement of 

Overriding Consideration and Mitigation Monitoring And Reporting 
Program 

d. Town Council Resolution No. 3448-18 adopting the Windsor 2040 General 
Plan with Certain Revisions 

e. Prezoning of Unincorporated Lands in the Urban Growth Boundary 
Environmental Checklist 

f. Planning Commission Resolution 670-19 Recommending the Town 
Council adopt an ordinance prezoning the affected territory 

g. Town Council Ordinance 2019-334 prezoning the affected territory to the 
Light Industrial Airport Safety zoning district  


