
Amador County General Plan FEIR  AECOM 
County of Amador 4.10-1 Land Use and Planning 

4.10 LAND USE AND PLANNING 

This section describes and evaluates the potential land use and planning impacts with implementation of the Draft 
General Plan. 

4.10.1 REGULATORY SETTING 

FEDERAL PLANS, POLICIES, REGULATIONS, AND LAWS 

No federal plans, policies, regulations, or laws pertain to the analysis of land use and planning impacts. 

STATE PLANS, POLICIES, REGULATIONS, AND LAWS 

Planning Law 

California planning law requires cities and counties to prepare and adopt a “comprehensive, long-range general 
plan” to guide development (Government Code Section 65300). In order to successfully guide long-range 
development, a General Plan requires a complex set of analyses, comprehensive public outreach and input, and 
public policy for a vast range of topic areas. State law also specifies the content of general plans. A general plan 
must contain development policies, diagrams, and text that describe objectives, principles, standards, and plan 
proposals.  

State Housing Element Requirements 

Article 10.6 of the California Government Code outlines the State’s Housing Element requirements. The Housing 
Element must analyze existing and projected housing needs, examine special housing needs within the population, 
evaluate the effectiveness of current goals and policies, identify governmental and other constraints, determine 
compliance with other housing laws, and identify opportunities to incorporate energy conservation into the 
housing stock. The element must also establish goals, policies and programs to maintain, enhance, and develop 
housing. State law also requires that each city and county accommodate its fair share of its region’s new housing 
construction needs for all income groups and ensure adequate zoning density, infrastructure, and services are or 
will be present for such housing. The feasibility of accommodating lower-income housing (homes for households 
earning 80% of less of median county income) typically requires higher densities, which in turn must often be 
served by public or shared water and sewer facilities, even in rural areas.  

California Airport Land Use Planning Handbook 

The State Aeronautics Act Public Utilities Code Section 21001 et seq.) sets forth requirements for airport land use 
compatibility planning. The 2011 California Airport Land Use Planning Handbook (California Department of 
Transportation [Caltrans] 2011) provides guidance for determining consistency between a general plan and an 
Airport Land Use Commission’s (ALUC’s) Compatibility Plan. General Plan amendments must be consistent 
with any applicable Airport Land Use Plan unless a local government governing body overrules the plan by a 2/3 
vote and makes certain findings (Government Code Section 65302.3(a)). Prior to amendment of a General Plan, a 
local agency must refer the proposed amendment to the ALUC.  

REGIONAL AND LOCAL PLANS, POLICIES, REGULATIONS, AND ORDINANCES 

Amador County Zoning Ordinance 

Amador County’s Zoning Ordinance (Title 19 of the Amador County Code) serves as the primary implementation 
tool for the General Plan. Whereas the General Plan is a policy document and sets forth broad direction for 
development decisions, the zoning ordinance is a regulatory document that establishes specific standards for the 
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use and development of each property in the County. The zoning code regulates development intensity, site 
design, building placement, and other aspects of development, using a variety of methods, such as setting limits 
on appropriate building setbacks and building heights. The code specifically outlines regulations, indicating which 
land uses are permitted in the various zones. Table 4.10-1 lists the 23 zoning districts in Amador County. Per state 
law, the provisions of the Zoning Ordinance must be consistent with the land use and development policies of the 
General Plan Land Use Element. 

Table 4.10-1  
Zoning Districts 

U Unclassified District 
X Special Use District 
R-1 Single Family Residential District 
R-2 Low Density Multiple Family Residential District 
R-3 High Density Multiple Family Residential District 
C-1 Retail Commercial and Office District 
C-2 Heavy Commercial District 
M Manufacturing District 
LM Light Manufacturing District 
MM Medium Manufacturing District 
A Agricultural District 
AG Exclusive Agriculture District 
H Highway Commercial - Recreation District 
T-1 Trailer-Camp District 
T-2 Mobilehome Park-Camp District 
B Combining Lot Size District 
RE Residential Estate District 
R-2A Two-Acre Residential District 
TPZ \Timberland Preserve Zone 
PD Planned Development District 
MR Mineral Resources District 
R-1A Single-Family Residential-Agricultural District 
DR Combining Design Review District 
VR Vehicle Restriction Combining District 
O-S Open Space District 

Source: Amador County Code §19.12.010, §19.24.010-19.24.048 

 

Amador County Regional Transportation Plan 

The Regional Transportation Plan (RTP) is a multi-modal, long-range planning document prepared by the 
Amador County Transportation Commission (ACTC). The current (2004) RTP includes programs and policies for 
congestion management, transit, bicycles and pedestrians, roadways, freight, and constrained financing. The RTP 
is updated periodically to address a 20-year projection of needs, and an update is currently in process. Each 
agency responsible for building and managing transportation facilities, including Amador County, has 
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implementation responsibilities under the RTP. The RTP relies on local plans and policies governing circulation 
and transportation to identify the region’s future multi-modal transportation system.  

There is overlap between certain provisions of the State’s General Plan Guidelines and Regional Transportation 
Plan Guidelines. Coordinating the General Plan and RTP planning processes adequately covers all major modes 
of transportation and the regional coordination of transportation issues and planning. 

Amador County Local Agency Formation Commission 

The Amador County Local Agency Formation Commission (LAFCO) is responsible for the oversight and 
approval of annexations, land detachments, and establishment of cities, special districts, and spheres of influence 
within Amador County. The provisions of the Cortese-Knox-Hertzberg Local Government Reorganization Act of 
2000 set forth procedures for LAFCOs throughout the state to review annexation applications. The Act was 
adopted to: 

► encourage orderly development; 
► ensure that populations receive efficient and high quality governmental services; and 
► guide development away from open space and prime agricultural lands, unless such action promotes planned, 

orderly, and efficient development. 

Amador County LAFCO must adhere to adopted guidelines pursuant to State law in its review of future 
annexations or changes in local governance. Responsibilities of the Amador County LAFCO include annexations 
and detachments of land to cities or special districts, the formation and dissolution of governmental agencies 
including cities and districts and the establishment of spheres of influence which identify the probable future 
boundaries of governmental agencies. 

Westover Field Airport Land Use Plan 

Westover Field is a county-owned and operated facility located in Martell. The airport was originally constructed 
in 1937, and a major runway realignment project took place in the late 1970s. Westover Field has one 3,400 foot 
runway which runs in a northeast-to-southwest direction. A large percentage of the flights originating at Westover 
Field take-off toward the southwest due to the prevailing wind patterns.  

The Airport Land Use Plan (ALUP) for Westover Field was prepared in October 1987 and amended in July 1990 
by the Amador ALUC. The plan provides a basis for determining which land uses which are compatible with 
airport operations. The Amador ALUC is currently pursuing an update to the Airport Land Use Plan.  

4.10.2 ENVIRONMENTAL SETTING 

Amador County’s current land use pattern is comprised of large areas of forest land, agriculture (including crops 
and livestock), rural residences, industrial and mining/mineral resource extraction, and a number of 
unincorporated communities that have a mixture of land uses, including commercial, industrial, and residential 
uses. See the Draft General Plan Land Use Element for a detailed description. 

4.10.3 IMPACTS AND MITIGATION MEASURES 

The analysis of potential impacts on land use and planning resulting in the adoption and implementation of the 
Draft General Plan is based on a review of documents pertaining to the planning area, including the Amador 
County General Plan Update working paper for land use (2008), the Amador County’s Zoning Ordinance, and the 
Amador County Regional Transportation Plan (2004). The evaluation of impacts is based on the likely 
consequences of adoption and implementation of the Draft General Plan, including development of future land 
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uses consistent with the Land Use Element, development of supporting roadways, infrastructure, and public 
service facilities, and implementation of Draft General Plan policies.  

THRESHOLDS OF SIGNIFICANCE 

Based on Appendix G of the State CEQA Guidelines, a land use impact is considered significant if 
implementation of the Draft General Plan would do any of the following: 

► physically divide an established community; or 
► conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction over the project 

(including but not limited to the general plan, specific plan, local coastal program, or zoning ordinance) 
adopted for the purpose of avoiding or mitigating an environmental effect. 

IMPACT ANALYSIS 

IMPACT 
4.10-1 

Divide an Established Community. Implementation of the Draft General Plan would result in changes to 
existing land uses, including development of residential, commercial, and industrial uses and construction of 
associated infrastructure into areas that are currently undeveloped or in agricultural use. Although this would 
be unlikely to result in the division of any existing community, the goals, policies, and plans included in the 
Draft General Plan would prevent division of communities in the future. This impact would be less than 
significant. 

The nine elements of the Draft General Plan provide a framework to determine appropriate future development 
and land uses in the planning area. The project objectives identify the need to develop strategic measures to: 

► Focus development of new residential, commercial, and industrial uses in and near existing communities. 

► Protect Amador County’s unique character, including historic and cultural heritage, scenic vistas, agriculture, 
rivers, streams, natural areas, and historic buildings and towns. 

► Conserve the land base necessary to conduct agricultural activities. 

In addition, the goals of the Draft Land Use Element seek to: 

► Enhance and maintain separate and distinct community areas within the County. 
► Guide future residential and local commercial uses into established cities, unincorporated Regional Service 

and Town Centers, and existing community areas (e.g. Pioneer, Volcano, Camanche, Fiddletown, Red 
Corral). 

As shown in Table 3-1 in Chapter 3, “Project Description,” adoption and implementation of the Draft General 
Plan would result in an increase in dwelling units, population, and nonresidential building floor area by 2030 over 
existing conditions. Also refer to Exhibit 3-2, which illustrates the proposed general plan designations which 
would be applied to the land under the jurisdiction of the County. New residential, commercial, and industrial 
uses would be focused in Regional Service Center and Town Center areas, and the Carbondale Industrial area 
where they could be served with the most efficient expansion of existing infrastructure. No new infrastructure 
improvements with the potential to divide existing communities (i.e., large roadways) are proposed as part of the 
Draft General Plan. Goals LU-10 AND LU-11 and their associated policies would guide and focus residential and 
commercial development in the Regional Service Center and Town Center areas. A primary objective of the Draft 
General Plan is to maintain and enhance established communities. Therefore, impacts related to the potential to 
divide established communities would be less than significant.  
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Mitigation Measure: No mitigation measures are required. 

IMPACT 
4.10-2 

Conflict with Other Plans. The Draft General Plan would not conflict with other applicable land use plans, 
policies, or regulations. This impact would be less than significant. 

The State CEQA Guidelines Section 15125(d) requires that an EIR analyze the potential for inconsistencies 
between the project, in this case implementation of the Draft General Plan, and other relevant plans, programs, 
regulations, and agencies with some authority over the project. The Draft General Plan was designed to be 
consistent with a number of relevant plans and policies. Land use and other plans, regulations, and programs that 
are relevant to lands within unincorporated Amador County are below and an evaluation of Draft General Plan. 
consistency with each is presented.  

Zoning Ordinance 

The Draft Land Use Element is primarily implemented by the Amador County Zoning Code, which specifies 
districts and performance standards for the various types of land uses described in the Draft General Plan. Table 
4.10-2 identifies the current zone district or districts which correspond to each General Plan land use designation, 
including the new Regional Service Center and Town Center land use designations. As identified in Chapter 3, 
“Project Description,” amendments to the Amador County Zoning Code to achieve consistency with the Draft 
General Plan will be a subsequent project under this Program EIR. The Draft General Plan proposes new 
designations (Regional Service Center and Town Center) that would need to be reflected in the Zoning Code. 

California law requires that the Zoning Code be revised to reflect the adopted General Plan within a “reasonable” 
period of time, which is typically one year. During this time, there may be temporary conflicts between the 
Zoning Ordinance and the Draft General Plan, but these would not be substantial.  

Table 4.10-2 
Zoning District-General Plan Designation Consistency 

General Plan Land Use Designation Compatible Zoning Districts 
AT Agricultural-Transition A, AG, RE, R-1, R-1A 
AG Agricultural-General AG, A, RE, R-1A, MR 
RR Rural Residential RE, R-2A, R-1, R-1A 
RL Residential-Low Density R-1, R-1A, PD 
RM Residential-Medium Density R-2, R-3, PD 
RSC Regional Service Center M, MM, LM, PD, R-1, R-2, R-3, C-1, C-2 
TC Town Center R-1, R-2, R-3, C-1, C-2, LM, MM, PD 
SPA Special Planning Area PD, X, M 
C Commercial C-1, C-2, H, PD, LM 
I Industrial M, MM, LM, MR 
PS Public Service PD 
WP Water Project A, AG, O-S, R-1A, MR 
OR Open-Recreation O-S, R-1A, MR, AG, PD 
GF General Forest AG, A, O-S, R-1A, MR, TPZ 
MRZ Mineral Resources Zone X, MR, R-1A 
OF Open-Forest AG, O-S, R-1A, MR 
OW Open-Wilderness AG, O-S, R-1A, MR 
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Amador County Regional Transportation Plan  

The RTP relies on local plans and policies governing circulation and transportation to identify the region’s future 
multi-modal transportation system. Thus, the Draft General Plan of the County would not conflict with the RTP; 
rather it would assist in the development of future RTPs, including the update presently in process. The RTP sets 
the following level of service (LOS) goals:  

► Maintain level of service C (LOS C) or better for average daily conditions on all State highways and local 
streets and roads outside of incorporated cities and other developed communities.  

► Maintain LOS D or better for average daily conditions within incorporated cities and other developed 
communities.  

The Circulation Element of the Draft General Plan proposes LOS C for rural roadways and LOS D for roadways 
in urban and developing areas. The Draft General Plan’s LOS policy is therefore consistent with the RTP. 

Amador LAFCO 

Amador LAFCO coordinates logical changes in boundaries; conducts special studies to reorganize, simplify, and 
streamline governmental structures; and prepares spheres of influences for each city and special district within the 
County (Amador LAFCO 2012). LAFCO review and approval would be required for any annexations of land to 
the cities, or for changes in special district service areas during buildout of the Draft General Plan. This would 
ensure that projects requiring a change in city or district boundary or a change of organization and implementing 
the Draft General Plan would be consistent with LAFCO policies.  

Westover Field Airport Land Use Plan 

As described above, the Westover Field ALUP provides the basis for determining which land uses are compatible 
with airport operations. Three “Safety Areas” are defined in the ALUP. These include Clear Zones, 
Approach/Departure Zones, and an Overflight Zone. Compatible land uses are identified for each zone. In the 
Clear Zone, generally low intensity uses, including industrial and agricultural uses, roads, railroads, utilities, and 
parking areas are permitted. In the Approach/Departure Zone, additional commercial, recreational, some 
residential, and industrial and transportation uses are allowed. In Overflight zones, uses which are expressly 
excluded include stadiums, concert halls, and similar uses, as well as petroleum and plastic production uses which 
represent fire or explosion hazards. Most other uses are permitted in this zone.  

The Land Use Element of the Draft General Plan contains policies LU-13.1 and LU-13.2 that require the County 
to ensure that future development proposals within the Westover Field ALUP area are consistent with the ALUP, 
and to protect the viability of the airport. The majority of the land located within the Westover Field Airport’s 
northeast Clear and Approach/Departure zones is agricultural.  The southwest Clear and Approach/Departure 
zones overlay the Martell RSC. In 2010, this area was partially developed with commercial and industrial uses, 
but future implementation of Draft General Plan policies could potentially see this area developed with mixed 
residential and commercial uses.  

No existing land use incompatibilities were identified in any of the three zones in the current ALUP, although 
some permitted land use types, particularly in areas within the Clear and Approach/Departure Zones, could 
conflict with the ALUP. For instance, restaurants and shopping centers are identified as incompatible uses in the 
Approach/Departure Zone, and so although these uses might be generally permitted in the RSC designation, they 
would not be appropriate within the portion of the RSC that overlaps the Approach/Departure Zone and would be 
precluded because of the policy requirement that development proposals be consistent with the ALUP. 
Manufacturing land uses are generally compatible in the Approach/Departure Zone, but concentrations of people 
must be limited such that the average density is less than 25 to 50 people per acre per hour, depending on duration 
of time persons are expected to be on site within a 24 hour period, not to exceed 50 persons per acre at any time in 
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order to maintain compliance with General Plan policies (Policy LU-13.1 and LU-13.2). Similarly, most land uses 
are permitted in the Overflight Zone, subject to specific conditions (such as a maximum number of children in a 
day care) which might not generally apply to these land uses (ALUP, 1990). The General Plan policy language in 
LU-13.1 and LU-13.2 would ensure that projects implementing the Draft General Plan would be consistent with 
ALUP. 

Conclusion 

The Draft General Plan would not conflict with other applicable land use plans, policies, or regulations. This 
impact would be less than significant.  

Mitigation Measure: No mitigation measures are required. 
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