AGENDA
SPECIAL JOINT MEETING OF THE CITY COUNCIL, CLOVERDALE COMMUNITY DEVELOPMENT
SUCCESSOR AGENCY BOARD OF DIRECTORS AND PLANNING COMMISSION
WEDNESDAY, JULY 14, 2021
PUBLIC SESSION: 6:15 p.m. or Immediately Following the July 14, 2021, 6:00 p.m. Regular City
Council Meeting
Location: Via Teleconference
(This meeting will not be physically open to the public)

A.

PUBLIC SESSION – 6:15 p.m. Zoom Link: https://us02web.zoom.us/j/87586644435
OPENING:
• Call to Order
• Council Roll Call
• Planning Commission Roll Call
• Conflict of Interest Declaration
• Agenda Review – Regular Session (Changes and/or Deletions)

B.

PUBLIC COMMENTS:
(This is a special meeting and only comments or statements concerning the Agenda items listed below are
allowed. Public Comments will be taken following the staff presentation and initial questions and
comments by Council and the Planning Commission. To make a public comment, use the “raise hand”
icon on your smart device or desktop computer, or dial *9 if you are using just your telephone. Please
listen carefully for the Mayor or City Clerk to address you by name (or phone number) and for the audible
Zoom notification that you have been unmuted. Once you begin your public comment, your three (3)
minutes will begin. Emailed comments will become part of the record and viewable online and in the City
Clerk’s Office.

C.

PUBLIC SESSION :

1.

Presentation Update on State Housing Law
Recommended Action(s): Receive report, public comment, and provide direction if applicable.
Attachment 1 - Presentation 2021 Housing Law Update

2.

SB2 Planning Grant Program – Cloverdale Downtown Plan
Recommended Action(s): Staff recommends that the City Council and Planning Commission receive
presentation, receive public comment, provide feedback on the update, and ask questions for further
clarification on any aspects of the project.
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Attachment 1 - Downtown Plan memo
Attachment 2 - Memo from PlaceWorks - CC_07-06-2021.pdf
D.
INFORMATIONAL REPORTS BY CITY COUNCIL: (Verbal)

E.
INFORMATIONAL REPORTS BY PLANNING COMMISSION: (Verbal)

F.

ADJOURNMENT: The next regular meeting of the City Council and Cloverdale Community Development
Successor Agency is scheduled for July 28, 2021, for Closed Session at 5:00 p.m. (at the City Hall
Conference Room 124 N. Cloverdale Blvd., Cloverdale, CA 95425) and Public Business Session at 6:00 p.m.
(at the Cloverdale Performing Arts Center 209 N. Cloverdale Blvd., Cloverdale, CA 95425, and by
teleconference).
The next regular meeting of the Planning Commission is scheduled for August 3, 2021, at 6:30 p.m. (at the
Cloverdale Performing Arts Center 209 N. Cloverdale Blvd., Cloverdale, CA 95425, and by teleconference).
The city does not transcribe its proceedings. Anyone who desires a verbatim record of this meeting
should arrange for attendance by a court reporter or for other acceptable means of recordation. Such
arrangements will be at the sole expense of the individual requesting the recordation. Questions about
this agenda should be directed to City Hall at 707-894-2521. State of California, County of Sonoma, City of
Cloverdale.
CERTIFICATION: I, Irene Camacho-Werby, City Clerk, do hereby declare under penalty of perjury that the
foregoing agenda was posted on: (1) the outdoor bulletin board at the City Hall, 124 N. Cloverdale Blvd.,
Cloverdale, California, and (2) Cloverdale Performing Arts Center, 209 N. Cloverdale Blvd., Cloverdale, CA
95425; and made available for public review, prior to or at 5:00 p.m., on or before the 8th day of July
2021.

IMPORTANT NOTICE REGARDING THIS CITY COUNCIL MEETING BELOW
This Meeting will be conducted pursuant to the provisions of the Governor’s Executive Order N-29-20, which
suspended certain requirements of the Brown Act. To participate in the meeting please do the following:
Public Business Session Participation is welcome through the use of Zoom at:
https://us02web.zoom.us/j/87586644435. Webinar ID: 875 8664 4435 or by Telephone Dial by your
location 1 (669) 900-6833 and entering Webinar ID: 875 8664 4435
Zoom Attendees will be muted until they are called upon for Public Comment. To make a public
comment, use the “raise hand” icon on your smart device or desktop computer, or dial *9 if you are
using just your telephone. Please listen carefully for the Mayor or City Clerk to address you by name (or
phone number) and for the audible Zoom notification that you have been unmuted. Once you begin your
public comment, your three (3) minutes will begin. Instructions for using Zoom available at:
https://bit.ly/2A8Mx4M.
If you would prefer to submit public comment in writing, please email your comments to
iwerby@ci.cloverdale.ca.us. If you are commenting on a specific agenda item or items, please state the
agenda item number(s) in the subject line of the email. All comments received via email will be provided
to the City Council in writing and included as a part of the record of the meeting.
Closed Session is open for public comments at the beginning of each session, by clicking the closed session link
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on the agenda to register.
The City of Cloverdale thanks you in advance for taking all precautions to prevent spreading the COVID 19
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City Council/Successor Agency
Agenda Item Summary
Agenda Section:
PUBLIC SESSION :

Agenda Item: 1.
Meeting Date: July 14, 2021

Staff Contact:
David Kelley, City Manager; Kevin Thompson, Assistant City
Manager / Comm. Dev. Dir

Agenda Item Title:
Presentation Update on State Housing Law
Recommended Council Action(s):
Receive report, public comment, and provide direction if applicable.
Background:
Over twenty new housing laws were enacted in 2019. Governor Newsom signed more than 20 bills into law
during the 2019 legislative session that address different components of California’s housing crisis. Together, the
laws create new, complex, and sometimes vague and conflicting requirements for public agencies, municipalities,
businesses, and non-profit organizations involved in the state’s housing sector. The purpose of this item is to
provide the Council and community an update on the various changes to the law. Meyers Nave will provide a
presentation on the State housing law updates.
Topics to be discussed at the workshop include:
Affordable Housing 101
Regional Housing Needs Assessment (RHNA)
Housing Accountability Act
SB 330 – Housing Crisis Act of 2019
SB 35- Affordability
Density Bonus Law
AB 1486 – Surplus Lands Act
Summary:

N/A
Options:

N/A
Subcommittee Recommendation:

N/A
Budget/Financial Impact:

N/A
Attachments:
Attachment 1 - Presentation 2021 Housing Law Update
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Housing Law Update
Alex Mog, Of Counsel

July 14, 2021

5

Overview
• In recent years, the Legislature has adopted numerous
laws aimed at addressing the housing crisis
• Some of the laws limit local control for qualifying
projects
– Often for projects with an affordable component, but not
always

• These laws are being used
more and more by developers

62

Affordable Housing 101
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Affordable Housing 101
• Housing that is required to be rented/sold at affordable
prices to households with incomes of no greater than
certain levels
• Key Measurement is Area Median Income (AMI)
– Above Moderate Income = More than 120% AMI
– Moderate Income = Less than 120% AMI
– Low Income = Less than 80% AMI
– Very Low Income = Less than 50% AMI
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Affordable Housing 101
• In Sonoma County for a family of four the median income is
$103,300
• For rental unit, the tenant’s housing cost (rent + utilities)
cannot exceed a set value:
– For a Very Low-income unit, the monthly housing costs may not
exceed 30% of 50% of AMI divided by 12.

• For ownership units, there is a cap on resale price to ensure
continued affordability
• Deed restrictions lay out specific requirements for 45 or 55
years
95

Regional Housing Needs Assessment (RHNA)
• Every jurisdiction must provide its “fair share” of the
State’s housing goals
• HCD  ABAG  Cloverdale

• Housing Element contains inventory of sites with
"realistic and demonstrated" potential of development
to meet Housing Needs
– Size & Density of sites determines what income category is
can accommodate

• 6th Cycle (‘23-’31) underway, Cloverdale will have final
allocation soon
10 6

RHNA Progress Report
• Current RNHA Progress as of April 2021
RHNA
Very Low Income

39

Low Income

29

Moderate

31

Above Moderate

112

Total

211

Building Permits Issued

• 6th Cycle draft allocation for Cloverdale is 278
Units
11 7

SB 35
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SB 35
• Allows for streamlined ministerial approvals of
multifamily residential projects that satisfy certain
requirements
• Applies in cities that have issued fewer building
permits than their share of the regional housing
needs for affordable units, by income category
– SB 35 applies in Cloverdale and almost every city in
California.
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SB 35 – Affordability
• Projects larger than 10 units must satisfy one of the
following:
– At least 10% of the units must be affordable to households
making below 80% of AMI.
– At least 20% of the units must be affordable to households
making below 120% of AMI, with an average income for
the units at of below 100% AMI (Bay Area Counties Only)

• In cities that have met above-moderate income
RHNA goal, 50% of the units must be affordable be
affordable to households making below 80% of AMI.
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SB 35 – Requirements
• Project site must have zoning or general plan land
use designation that allows residential
– If mixed use, at least 2/3 of square footage must
be residential
• Project must comply with all objective zoning and
design standards
• Project must comply with certain other standards
– Some are enforced by City, others are not
15
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Objective vs. Subjective
• Objective standards involve no personal or
subjective judgment by a public official and
are uniformly verifiable
– Height limits
– Density
– Setback requirements

• Subjective standards involve personal or
subjective verifiable
– Conforms with neighborhood character
– Uses similar materials to surrounding buildings
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SB 35 – Requirements
• 60 days from project submittal to determine if the
project conflicts with any “objective planning
standards” (90 days if project is more than 150
units).
– Deemed compliant if response not timely given
• Any other review must occur within 90 days (180
days for large project)
• Ministerial Approval so CEQA does not apply
13
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Housing Accountability Act

18

Background: Housing Accountability Act
• Existing law that has been on the books for a
number of years
• Law’s importance has grown in recent years
• Developers and “YIMBY” groups increasingly
useg HAA as tool to challenge housing project
denials
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Housing Accountability Act
• Jurisdiction cannot disapprove of housing
project or approval at a lower density if it
complies with applicable, objective standards
in place at the time the application is deemed
complete
• Jurisdiction must identify inconsistencies in
writing within 30/60 days depending on
number of units
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Housing Accountability Act
• City can only deny project or approve it with
lower density if preponderance of the
evidence in record demonstrates
– project would have a specific, adverse impact
upon the public health or safety
– No feasible method to satisfactorily mitigate or
avoid the adverse impact

• Very difficult standard to meet
• Violations subject to $10,000 fine per unit
17
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SB 330 – Housing Crisis Act of 2019
Modifies Housing Accountability Act
• Jurisdiction cannot disapprove of housing project/approval
at a lower density if it complies with applicable, objective
standards in place upon complete preliminary application
• Preliminary application requires less than a full, complete
application
– Must contain information required by jurisdiction’s checklist,
which can only require certain, limited information
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SB 330 – Housing Crisis Act of 2019
Modifies Housing Accountability Act
• Locks in standards earlier in development process
– Fees can be adjusted in accordance with existing CPI escalator

• Complete application required within 180 days
– Construction must start within 2.5 years

• Changes to the project allowed, including increasing the
number of units or square footage by up to 20%
– Project must still comply with standards in place at time
preliminary application submitted
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SB 330 – Housing Crisis Act of 2019
• Prohibits changes to a parcel on which residential use is
allowed to a “less intensive use,” including “anything that
would lessen the intensity of housing” such as:

– Reduction in height or density
– Increased setback requirements
or maximum lot coverage requirements
• Prohibits moratorium on housing development, with very
limited exceptions
• Prohibits jurisdiction from enforcing subjective design
standards established after January 1, 2020
20
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SB 330 – Housing Crisis Act of 2019
These restrictions apply to an “affected” city or county
• “affected city”
—City within an urbanized area or urban cluster
—Except for cities with a population of less than 5,000
not located within an urbanized area

• “affected county”
—A census designated place that is wholly within
an urbanized area

• HCD has determined Cloverdale is an “affected city”

25
21

SB 330 – Housing Crisis Act of 2019
• Prohibits growth control ordinances and similar limitations
on the number of permits for housing that can be issued

Does not apply if

City or county is located within a county
Limit approved by
voters prior to
AND for which at least 50%, and a minimum of
550,000 acres, of the county area is
January 1, 2005
agricultural land

 Cloverdale's growth control ordinance does not meet
these requirements and is suspended
26
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SB 330 (cont.)
• Prohibits more than five hearings
of any kind for projects that meet
all applicable, objective standards
• Reduces some deadlines in the
Permit Streamlining Act by 30 days
for housing projects
• Restricts demolition of existing
residential units
• Sunsets in 2025…for now
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Density Bonus Law
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Density Bonus Law
• Developers who build a certain percentage of
affordable units in a project are entitled to a specific
density bonus
– For example: If density for a parcel is 20 units/acre and
developer received a 10% density bonus, project could
have a density of 22 units/acre

• The greater the percentage of affordable units, the
larger the density bonus
• Inclusionary units count toward bonus
29
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Density Bonus Law
Affordable Unit Very-Low
Percentage
Income Density
Bonus
5%
20%
8%
27.5%
10%
32.5%
13%
35%
15%
35%
20%
35%
25%
35%
30%
35%
35%
35%
40%
35%
100%
80%

Low Income
Density Bonus
20%
24.5%
27.5%
35%
35%
35%
35%
35%
80%

Moderate
Income Density
Bonus
5%
8%
10%
15%
20%
25%
30%
35%
35%
30
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Density Bonus Law
• In addition to the density bonus, qualifying projects are
also entitled to up to 3 incentives
– An incentive is a reduction in site development standards or
a modification of zoning code/design requirement
– Examples include decreased parking, increased height,
elimination of required amenities or architectural standard

• City is required to grant the incentive unless it finds
that the proposed incentive
– Does not result in identifiable and actual cost reductions; or
– Would have an unavoidable adverse impact on health or
safety
31
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Density Bonus Law
• Density Bonus projects are also entitled to waive any
development standard that would physically prevent
the project from being built at the permitted density
and with the granted incentives
• Density Bonus projects are also subject to maximum
parking requirements, which can be further decreased
through the use of an incentive
• One bedroom or smaller -> 1 space
• 2-3 Bedrooms -> 1.5 spaces

32
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Questions?

Q&A?

33
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City Council/Successor Agency
Agenda Item Summary
Agenda Section:
PUBLIC SESSION :

Agenda Item: 2.
Meeting Date: July 14, 2021

Staff Contact:
David Kelley, City Manager; Kevin Thompson, Assistant City
Manager / Comm. Dev. Dir

Agenda Item Title:
SB2 Planning Grant Program – Cloverdale Downtown Plan
Recommended Council Action(s):
Staff recommends that the City Council and Planning Commission receive presentation, receive public comment,
provide feedback on the update, and ask questions for further clarification on any aspects of the project.
Background:
See attached memorandum.
Summary:
N/A
Options:
N/A
Subcommittee Recommendation:
N/A
Budget/Financial Impact:
N/A
Attachments:
Attachment 1 - Downtown Plan memo
Attachment 2 - Memo from PlaceWorks - CC_07-06-2021.pdf
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Joint City Council and Planning Commission
Agenda Item Summary
Date:

July 14, 2021

TO:

Cloverdale City Council

FROM:

Rafael Miranda, Associate Planner

RE

Agenda Item: SB2 Planning Grant Program – Cloverdale Downtown Plan

Background:
In 2017, Governor Brown signed a 15-bill housing package aimed at addressing the state’s
housing shortage and high housing costs. Specifically, it included the Building Homes and Jobs
Act (SB 2, 2017), which established a $75 recording fee on real estate documents to increase the
supply of affordable homes in California. HCD was authorized to provide up to $123 million under
the SB 2 Planning Grants Program (PGP) from the Building Homes and Jobs Trust Fund for
assistance to counties and cities related to the PGP.
A portion of this revenue is being used to provide funding and technical assistance to all local
governments in California to help cities and counties prepare, adopt, and implement plans and
process improvements that streamline housing approvals and accelerate housing production.
Cloverdale qualified as a small city for this program, and as a result the City was awarded a
maximum grant amount of $160,000.
SB 2 grant funding is intended to help cities and counties:






Accelerate housing production
Streamline the approval of housing development affordable to owner and renter
households at all income levels
Facilitate housing affordability, particularly for lower- and moderate-income households
Promote development consistent with the State Planning Priorities (Government Code
Section 65041.1)
Ensure geographic equity in the distribution and expenditure of the funds

Activities funded by the grant must begin by June 30, 2020, and funds must be expended by June
30, 2022. The PGP allows for a range of activities that can be implemented and will accelerate
housing production and streamline housing approvals.
Cloverdale Downtown Zoning Districts Update
The Planning Commission held a study session together with City staff and Placeworks on April
20, 2021. Following the study session Placeworks continued to work with City staff and
Commission members to finalize a couple opportunity sites on vacant lots. In summary, staff have
initiated the Cloverdale Downtown Zoning Districts Update to propose zoning code updates to

P.O. Box 217 • 124 North Cloverdale Blvd. • Cloverdale, CA 95425-0217 • Telephone (707) 894-1700
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support additional housing opportunities in the City’s walkable downtown, attract jobs and
economic activity and enhance neighborhood services. The project will also capitalize on existing
and future transit access (including the SMART train) while ensuring compatibility with the City’s
small-town character.
The Downtown Zoning Districts Update will include an “Opportunity Sites Analysis” that will
provide analysis of key developable parcels in the downtown districts and will inform zoning
recommendations.
Staff Recommendation
Staff recommends that the City Council and Planning Commission receive presentation, receive
public comment, provide feedback on the update, and ask questions for further clarification on
any aspects of the project.
Attachment:
Memorandum from Placeworks dated 7/6/21
X:\Agenda Development\COUNCIL\2021 REPORTS\07-14-2021\E. New Business\DowntownZoningUpdate\Downtown Plan memo.docx
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MEMORANDUM
DATE

July 6, 2021

TO

Kevin Thompson, Assistant City Manager / Community Development Director
City of Cloverdale

FROM

Bruce Brubaker, Abe Sheppard, Logan Woodruff
PlaceWorks

SUBJECT

City Council & Planning Commission Joint Workshop – Downtown Zoning Districts Update

This memo provides background and context for the July 14 City Council & Planning Commission Joint
Workshop.
Objective of Project. PlaceWorks is assisting staff at the City of Cloverdale to review and potentially
update existing downtown zoning districts to enable housing development appropriate to the character of
downtown Cloverdale. The three planning area zones being reviewed are Downtown Commercial,
Office/Multi-Family, and Transit-Oriented Development zones, as shown in the figure below. Other zones
are not under consideration. The project is funded by a SB 2 Building Homes and Jobs Act grant from the
State of California.
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Goals. The goals of the Downtown Zoning Districts Update project are to reduce obstacles to new housing
in downtown Cloverdale. More housing in downtown will bring several benefits to the city:


Address the acute housing shortage in Sonoma County




Help meet State objectives and directives
Attract new downtown development in alignment with City priorities




Provide new or different housing types that can provide lower housing costs
Support a vibrant downtown and stronger downtown businesses



Provide more housing within the walkable city center allowing these residents to cut back on
driving
Support existing and future transit use



Work Completed to Date. PlaceWorks has reviewed the General Plan, Zoning Ordinance, Station
Area/Downtown Precise Plan, and other relevant documents and created a Findings Report in April 2021.
We attended a study session with the Planning Commission on April 20, 2021, to present the report and
hear about concerns and potential opportunities. We also presented a series of potential opportunity
sites to be used for testing development concepts. After the study session we worked with staff and
Commission feedback to identify two vacant parcels in downtown that are good candidates for
redevelopment.
Prototype Concept Development. Since the Planning Commission study session, PlaceWorks’ urban
designers have created concepts for mixed-use projects for two opportunity sites, both on Cloverdale
Blvd. near the Plaza in downtown (see following pages). These concepts are useful to test existing zoning
standards. The intent is to identify standards that could be updated to make mixed use residential
properties more feasible in downtown. The opportunity sites are described below; concepts for the sites
will be presented to Council for discussion in the July 14 meeting.
Potential Zoning Standards to Consider Updating. Initial studies show the following zoning and
development standards may be candidates for adjustment:


Residential density (du/ac) – Existing = 20 du/ac allowed in DTC and TOD. Consider raising the
allowable density in DTC.



Floor area ratio (FAR) – Existing = 3.0 FAR allowed. No change needed.



Height – 40’ or 3 stories allowed in DTC. No change needed.



Lots with split zoning – consider allowing entire lot to follow Downtown Commercial zoning
standards for clarity.



Parking – see standards per use below. Consider streamlining parking requirements.
o

Multi-family Residential - Studio unit: 1 covered space per unit and 0.5 unrestricted
shared parking space per unit. One bedroom unit: 1 covered space per unit and 1

July 6, 2021 | Page 2
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unrestricted shared parking space per unit. 2+ bedroom units: 1 covered space per unit
and 2 unrestricted shared spaces per unit.
o

Mixed Use Parking - With use permit approval, parking for the residential portion of a
mixed-use project may be reduced to one space per unit, provided that the square
footage for each floor of residential use shall not exceed twice the square footage of
first floor commercial use, and the commercial portion of the building provides all
required parking.

o

Retail/Commercial Parking requirements - 1 parking space/300 sq. ft. of gross floor area
or 1 space per 450 square feet if the building provides shared parking. An in-lieu fee
payment may allow the developer to reduce spaces provided with a conditional use
permit.

o

Restaurants and Bars - 1 parking space/100 sq. ft. of public area (any area accessible by
the public).

July 6, 2021 | Page 3
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Opportunity Site 1: Cloverdale Blvd. West

July 6, 2021 | Page 4
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Opportunity Site 2: Cloverdale Blvd. East
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