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DRAFT MINUTES
MEETING OF THE PLANNING COMMISSION

WEDNESDAY, DECEMBER 2, 2015

PUBLIC SESSION: 6:30 p.m.
CLOVERDALE PERFORMING ARTS CENTER, 209 N. CLOVERDALE BLVD., CLOVERDALE, CA 95425

OPENING:

• Call to Order: Chair Shanahan called the meeting to order at 6:30 p.m.

• Pledge Of Allegiance

• Roll Call: Present - Commissioner Halliday, Vice Chair Domke, Commissioner Enge, Alternate
Commissioner Bovee, and Chair Shanahan.

• Agenda Review (changes/deletions): None

• Declaration of Conflicts of Interest: Commissioner Halliday recused himself.

PUBLIC COMMENT PERIOD:
Chair Shanahan opened the public comment period.

Lawrence Rau requested that “Green Enterprise Zone: A Better Proposal” be placed on a future agenda and
stated copies were given to four of the Planning Commissioners.

Clay Skelton, Cloverdale, reported an eyesore located on the east side of South Cloverdale Boulevard, which is not
within city limits, and would like to be educated as to why this section is not a part of our city. Jerry Haag, Interim
Community Development Director, suggested through the Chair that Mr. Skelton make an appointment with him
to discuss this issue.

Chair Shanahan closed the public comment period.

NON-PUBLIC HEARING ITEMS:
1. Minutes Review : November 4, 2015
Chair Shanahan noted the need to correct the clerical error of Vice Chair being used instead of Chair. Motion was
made by Vice Chair Domke to approve the meeting minutes for November 4, 2015, as corrected, and were so
approved.

PUBLIC HEARING ITEMS:
2. Proposed General Plan Amendment, Amendment to the Alexander Valley Resort Specific Plan, Rezoning,

and a Development Agreement (GPA/SPA/ZA/DA 018-2015)
Jerry Haag, Interim Community Development Director, briefly summarized the project and stated a new
development has come forward, which is that two letters have been received by the City from two local
Native American tribes, The Federated Indians of Graton and the Dry Creek Band of Pomo Indians, asking to
be consulted about the project. Copies of these letters were distributed before the meeting. These letters
were received as a result of a State required Sacred Land Search, where the City contacted the State Native
American Heritage Commission, who requested the City contact local tribes that might have interest in the
property based on historic artifacts that may exist on the property. The City is mandated to consult with
these tribes and the review period is still running. Based upon the need to respond appropriately to the
Native American tribes, both the Staff and the Applicant, Tyris Corporation, is recommending that the
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continuance of this hearing be approved by the Planning Commission tonight to the January 5, 2016, meeting
to allow Staff to work cooperatively with the two groups that have come forward and that no action be taken
at this meeting. Mr. Haag continued that because this is a fully noticed hearing, anyone in the audience
wanting to speak on the topic should be heard with the caveat that the Commission will not be taking any
action at this meeting.

Chair Shanahan opened the item to public discussion.

Michele Winterbottom, Cloverdale, stated the people developing the property have stated that the City
would get a certain amount of Transient Occupancy Tax (TOT) and, in her reading of the agreement, the City
will only be required to pay 50% of the TOT for 20 years. Ms. Winterbottom stated it is her understanding
that the City is to require an assessment for storm drains with any future development, which she does not
see in this agreement. Ms. Winterbottom stated her concern that River Park access be totally accessible by
the community and not just the resort.

Lawrence Rau stated his concerns regarding the proposed zoning change and cited potential legal issues,
including those of endangered species and airport safety zones. Mr. Rau suggested the City obtain what he
called the “unbuildable” 200 acres of the proposed project through eminent domain.

LaReva Myles, Cloverdale, asked when the letters mentioned earlier were received and if they will be made
available to the public. Mr. Haag responded that the letters came in Monday and Tuesday (November 30 and
December 1) of this week and that he has copies available on the dais. Ms. Myles asked if the letters were
from tribes who own property adjacent to the property being considered for zoning amendment. Mr. Haag
answered this was unknown at this time. Ms. Myles stated the addendum to the Alexander Valley Resort
Environmental Impact Report (EIR) referenced in the posted agenda was not posted until the date of the
meeting. Mr. Haag apologized for this, noting the documents were posted as soon as they were available.

Ms. Winterbottom inquired about the relationship of the Development Agreement to the General Plan,
Specific Plan, and to zoning. Mr. Haag clarified that the Development Agreement locks in for a specified
period of time the provisions of the General Plan and Specific Plan so the City or the developer cannot change
the zoning for the term the City Council decides is an appropriate length of time.

Harold Minkin, Cloverdale, asked that it be considered for a talked-about store to be brought downtown
instead and for consideration of placement of an equestrian development in proximity to homes because of
flies. Chair Shanahan stated neither of these issues is before the Planning Commission at this time. Mr. Haag
explained that future uses are governed by the General Plan and the Specific Plan, and with the uses that
would be allowed by the revised Zoning Ordinance, a good framework of what could happen is developed.
Mr. Minkin asked how the public will be kept informed about how this project is going. Mr. Haag responded
that once the City takes action, it is up to the Applicant to find a developer or builder and is outside the City’s
control.

LaReva Myles, Cloverdale, asked about the changes to the EIR Addendum. Mr. Haag explained the Planning
Commission is an advisory agency to the City Council - not the final authority – and are reviewing the
addendum carefully to make sure the CEQA document is correct.

Robin Andersen, Cloverdale, suggested the 2009 EIR sent to an impartial consulting firm for review and
comment prior to any recommendation to Council or adoption of the existing 2009 EIR.

Chair Shanahan closed the public comment period.
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Commissioner Enge asked if the draft resolutions attached to the agenda packet could be drafted in the
affirmative, as well as the negative. Mr. Haag stated that typically when there is a negative vote, it is
necessary for reasons to be given and this would be make it difficult to draft a negative resolution. Mr. Haag
further stated that typically when there is a negative vote at a hearing, the Commissioners are polled as to
why they are making a negative vote; then, at the next Planning Commission meeting, the Staff returns with
resolutions not approving the project with the stated reasons included. Mr. Haag stated he would need to
check with the City Attorney and get back to the Commission.

Interim Community Development Director Haag again stated that Staff and Applicant recommendation is a
continuance to January 5, 2016. By voice vote, the seated Planning Commission continued the Public Hearing
Item to the January 5, 2016, meeting.

Commissioner Halliday returned to the dais.

OTHER BUSINESS:
PLANNER’S REPORT/COMMUNICATIONS: City Manager Paul Cayler reminded the public, as well as the
Commissioners, that regular Planning Commission meetings are moving to the first Tuesday of the month, which
is why this public hearing has been continued to January 5, 2016. However, there will be another Planning
Commission meeting regarding the cultivation of marijuana, which would mean changes to the zoning code, on
Wednesday, December 16, 2015.

PLANNING COMMISSION DIRECTION TO STAFF: None

ADJOURNMENT: Chair Shanahan adjourned to the next meeting Wednesday, December 16, 2015, at 6:00 p.m., or
alternate date as requested, at the Cloverdale Performing Arts Center, 209 N. Cloverdale Blvd., Cloverdale, CA
95425.
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AGENDA ITEM No. 4

City of Cloverdale
Planning Commission

Staff Report

Meeting Date: April 5, 2016

Applicant: Thompson Development Inc.

Property Owner: P&K Property LLC / Paul Thompson

Project Location: Approximately 42.62 acres at the north end of the existing Vista
View Drive, which is currently an unpaved dirt road that ends
prior to intersecting with North Cloverdale Boulevard

(APNs: 116-050-001, 116-060-012; -025; -027; -033; -063; -067;
and 001-350-005; -038)

Zoning Designation: Planned Development (P-D)

General Plan Designation: Rural Residential (RR)

Project Description: Request for a 17-month time extension (TM EXT 046-2015) of a
previously approved Tentative Subdivision Map for a 19-lot
single-family residential subdivision known as the Vista Oaks
Subdivision (previously known as the Vista View Subdivision)

Environmental Assessment: The Mitigated Negative Declaration adopted on September 14,
2005 for the Vista View Subdivision is the sufficient
environmental document for the Preliminary Development Plan
portion of this project, in accordance with the California
Environmental Quality Act (CEQA)

A. Staff Recommendation
That the Planning Commission, by resolution, approve a 17-month time extension (TM EXT 046-2015)
to the Vista Oaks Tentative Subdivision Map (TSM), making September 5, 2017 the new expiration date
for the TSM.

B. Background

Existing Conditions
The subject property project is situated in the northern area of the City of Cloverdale in close proximity
to existing city limits. The project site encompasses portions of the western terminus of existing Vista
View Drive, which is currently an unpaved dirt road that ends just prior to intersecting with North
Cloverdale Boulevard across from the Hamburger Ranch restaurant at 31195 North Redwood Highway
(North Cloverdale Boulevard). The 42.62 acre site is currently vacant and undeveloped.

Adjacent land uses are as follows:

North: Residential – outside of City limits, unincorporated Sonoma County
South: Residential – single-family residences
East: Residential / Hwy 101 – outside of City limits, unincorporated Sonoma County
West: Residential and Commercial – outside of City limits, unincorporated Sonoma County and

Hamburger Ranch Restaurant located within City limits
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Project History
On August 3, 2005 the Planning Commission reviewed and recommended that the City Council approve
a Tentative Subdivision Map (TSM), Rezone to Planned Development (P-D), and Preliminary
Development Plan for a 19 lot single-family residential subdivision known as Vista View Subdivision.
The Commission also recommended adoption of a Mitigated Negative Declaration prepared for the
project for compliance with the California Environmental Quality Act. Subsequently, on September 14,
2005, the City Council approved the Tentative Subdivision Map, Preliminary Development Plan and
adopted an Ordinance to Rezone the project site to Planned Development (P-D).

During the initial review for the subdivision, the Planning Commission and City Council reviewed and
discussed issues such as landslide mitigation and the potential visual effects from the proposed
development; the conditions of approval, and the associated Mitigated Negative Declaration, provided
mitigation measures for both of those issues.

On April 5, 2006, the Planning Commission reviewed and recommended that the City Council approve
a Precise Development Plan and Design Review of the precise locations and designs of 19 semi-custom
single-family residences. Subsequently on May 10, 2006, the City Council approved the Precise
Development Plan and Design Review applications. Although two separate one year time extensions
were approved for the Design Review application, it ultimately expired on April 5, 2009. Similarly, the
Precise Development Plan received a one year time extension along with the second Design Review
time extension, but it also expired on April 5, 2009.

Tentative Map Time Extensions
In accordance with the Subdivision Map Act, the Vista Oaks TSM was originally approved for a two (2)
year period (2005-2007). The TSM was subsequently extended by the Planning Commission on two
separate occasions, once for a period of 1 year (2007-2008) and subsequently for a period of seven
months (September2008-April 2009). Due to the recession, the State Legislature enacted legislation
approving four separate automatic time extensions totaling seven years for Tentative Maps that had
not already expired. The cumulative effect of these extensions result in a current expiration date of
April 5, 2016 for the Tentative Map. Please see the table below which details the local and State
legislative extensions granted to tentative maps which were codified in the Government Code (GC).

Table 1 - Vista Oaks Tentative Subdivision Map Extension Timeframe

Action Expiration Date

Vista Oaks Tentative Map approved by City
Council September 2005

September 2007

Planning Commission approved 7 month
extension on September 5, 2007

April 2008

Planning Commission approved 12 month time
extension on April 2, 2008

April 2009

SB 1185 provided for a 12 month automatic time
extension (GC 66452.21)

April 2010

AB 333 provided for a 24 month automatic time
extension (GC 66452.22)

April 2012

AB 208 provided for a 24 month automatic time
extension (GC 66452.23)

April 2014

AB 116 provided for a 24 month automatic time
extension (GC 66452.24)

April 2016
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C. Analysis
Project Description
In order to reactivate the expired permits and keep the Tentative Map active, the applicants submitted
an application for Precise Development Plan, Design Review, General Plan Amendment and Tentative
Subdivision Map Time Extension on November 23, 2015.

However, because of the approaching expiration date for the Tentative Map, and due to the amount
of time it will take to process a General Plan amendment, the applicants are requesting that a time
extension be processed now. The applicants would subsequently seek the other required entitlements
from the City of Cloverdale including a General Plan Amendment, Precise Development Plan and Design
Review applications.

Time Extension
The applicant is requesting approval of a 17-month time extension to the Vista Oaks TSM. The
requested time extension would extend the TSM expiration date to September 5, 2017. This extension
is permitted by Government Code 66452.6 (e) which allows a map to be extended for a period or
periods not exceeding a total of six years, not including the time extensions enacted by the State
Legislature.

The State Subdivision Map Act (Government Code Section 66452.6) allows the legislative body (in this
case the Planning Commission) to grant tentative map time extensions for periods of time not
exceeding six (6) years. Likewise, the Cloverdale Subdivision Ordinance (Municipal Code Section
17.04.110) allows the Planning Commission to grant extensions to tentative maps in excess of 12
months.

In terms of the actual number of extensions that may be granted, Section 18.03.020.I of the Zoning
Ordinance limits the number of time extension to two 12-month extensions for entitlements that are
not subject to the Subdivision Map Act. However, there is no limit to the number of time extensions
that may be granted for entitlements that are subject to the Subdivision Map Act (such as this
application).

With the Planning Commission granting a seven month time extension to the Tentative Map on
September 5, 2007 and a 12-month time extension on April 2, 2008, there have been a total of 19-
months granted between two separate time extensions for the TSM. If approved, the request for an
extension of the TSM for an additional 17-months would bring the total extension timeframe to 36-
months, which is less than the six years total allowed by the State Subdivision Map Act.

In addition to the reasons mentioned above, the time extension is also being requested because the
property owner are currently working towards completion of the Vista Oaks Subdivision Improvement
Plans. Finally, the applicant has requested extension of the TSM in order to maintain the long term
financing for the project.

General Plan and Zoning Consistency
In 2009, in separate actions not associated with this project, the City of Cloverdale performed a
citywide comprehensive General Plan Update wherein the subject property’s land use designation was
changed from Low Density Residential (LDR) to Rural Residential (RR). With the change in the General
Plan land use designation came a change in the allowable density for the property from 1-30 acres per
dwelling unit to 1 dwelling unit per 5 acres.

Although the change in the General Plan land use designation on the subject property caused the TSM
to become inconsistent with the current General Plan, recent case law provides that after a map has
been approved, an extension request cannot be made contingent upon compliance with ordinances
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adopted after the date of the original approval, and that the only issue before the body granting the
extension is time and time only (El Patio v Permanent Rent Control Board). Furthermore, in Bodega Bay
Concerned Citizens v. County of Sonoma, the court held that once a tentative map is approved, the
jurisdictions discretion to deny an extension of the map is limited, and involves only a determination
of the length of time to be granted.

On the basis of this information, staff finds that the determination of consistency with the General Plan
as well as the Zoning Ordinance and the Vista Oaks Tentative Subdivision Map made by the City Council
and Planning Commission in 2005 remains valid and no further determination is required.

Environmental Determination
Additional environmental review for the extension of the TSM is not required pursuant to Section
15162 of the California Environmental Quality Act. A Mitigated Negative Declaration was previously
adopted for the project and the project does not propose substantial changes that will result in a major
revision of the previously adopted Mitigated Negative Declaration. The project does not propose new
significant changes to the environment that was not analyzed in the Mitigated Negative Declaration
adopted on September 14, 2005, including the areas of air quality, aesthetics and biological resources.
Therefore, no further environmental documentation is required for extension of the TSM.

Public Notice
A public notice was not sent for this application because the Cloverdale Municipal Code does not
require a public hearing in order to approve a request for a time extension to a previously approved
tentative map. The reason for this is because the original approval of the tentative map required a
public hearing for which public notices were mailed to all property owners within 300 feet of the project
site. Therefore the necessity for a public hearing was satisfied on September 14, 2005, when the City
Council approved the Tentative Map at a properly noticed public hearing.

Once the applicants move forward with the General Plan Amendment and Precise Development Plan
entitlements, public notices will be sent out and/or publicly posted in accordance with Section
18.03.050 of the Zoning Ordinance.

D. Staff Recommendation
Staff recommends that the Planning Commission adopt the attached resolution approving a 17-month
Time Extension to the Vista Oaks Tentative Subdivision Map, making September 5, 2017 the new
expiration date for the map. This recommendation is based on the fact that the applicant is currently
working towards completion of the Vista Oaks Subdivision Improvement Plans, as well as to maintain
the long term financing for the project.

Attachments

1. Location Map/City Zoning Map
2. Tentative Map approved on September 14, 2005
3. Draft resolution

X:\Community Development\Applications\2015\GPA TM EXT PDP DR 046-2015 Vista Oaks Subdivision\TM time extension\PC SR Vista Oaks TM
Time Ext.docx
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CITY OF CLOVERDALE
PLANNING COMMISSION
RESOLUTION NO. 07-2016

A RESOLUTION OF THE CITY OF CLOVERDALE PLANNING COMMISSION APPROVING A 17-
MONTH TIME EXTENSION TO THE VISTA OAKS TENTATIVE SUBDIVISION MAP LOCATED ON

APPROXIMATELY 42.62 ACRES AT THE NORTH END OF THE EXISTING VISTA VIEW DRIVE,
WHICH IS CURRENTLY AN UNPAVED DIRT ROAD THAT ENDS JUST PRIOR TO INTERSECTING

WITH NORTH CLOVERDALE BOULEVARD (APNs 116-060-012, 025, 027, 033, 063, 067 and 001-
350-005, 038)

WHEREAS, an application for a 17-month Time Extension (TM EXT 046-2015) to the
previously approved Vista Oaks Tentative Subdivision Map, which consists of the subdivision of
approximately 42.62 acres into 19 single-family residential lots, two of which include a total of
approximately 27 acres of permanent, private open space, while the remaining lots will range in
size from 18,567 square-feet to 107,654 square-feet, located at the end of existing Vista View
Drive, which is currently an unpaved dirt road that ends just prior to intersecting with North
Cloverdale Boulevard approximately across the street from the Hamburger Ranch restaurant at
31195 North Redwood Highway (North Cloverdale Boulevard); and

WHEREAS, the site was designated Low Density Residential (LDR) on the City’s General
Plan Land Use Map when the Tentative Map was approved by the City Council in 2005, which
proposed a density (2.25 dwelling units per acre) consistent with the maximum density allowed
for the project site by the LDR at the time; and

WHEREAS, the site was rezoned to the Planned Development (P-D) Zoning District
through the adoption of Ordinance No. 634-2005 by the Cloverdale City Council on September
28, 2005, and the project to extend the approved Tentative Map is consistent with the (P-D)
Zoning District adopted for the project, which allows for the subdivision of the approximately
42.62 acres into 19 single-family residential lots; and

WHEREAS, the City Council approved a Tentative Subdivision Map application for the
Vista Oaks Subdivision on September 14, 2005; and

WHEREAS, Cloverdale Municipal Code Section 17.04.110 allows time extensions to
approved Tentative Subdivision Maps; and

WHEREAS, the requested time extension was considered at a public meeting of the
Cloverdale Planning Commission on April 5, 2016, for the purpose of reviewing the application
proposing a 17-month Time Extension to the previously approved Vista Oaks Tentative
Subdivision Map and considered all written and verbal communication, including the staff report;
and

WHEREAS, the applicant and members of the public were present to speak on this matter;
and

WHEREAS, the Planning Commission finds that the Mitigated Negative Declaration
approved for the project on September 14, 2005, remains the adequate document for CEQA
compliance; and

WHEREAS, the Planning Commission has determined that all the following findings
required for the Time Extension by Section 18.03.020.I have been met. Based on the application
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information and the information contained in the staff report, the following findings have been
made:

1. The permit holder has documented good faith effort to commence work or use.

Since November 2015, the applicants have been working with staff in an effort to
determine the most efficient way to move this project forward and maintain compliance
with City regulations as well as keep the Tentative Map active. In order to reactivate the
expired permits and keep the Tentative Map active, the applicants submitted an
application for Precise Development Plan, Design Review, General Plan Amendment and
Tentative Subdivision Map Time Extension. In addition to working on completing these
applications, the applicants are also working on completing the Improvement Plans for
the Vista Oaks Subdivision, which were in the third stage of plan review with the City at
the time that the Precise Development Plan and Design Review entitlements for the
project expired.

2. It is in the best interest of the City to grant the extension.

The proposed improvements have been designed and located to meet the residential
design standards of the Zoning Ordinance and Residential Design Guidelines, are
compatible with the Planned Development (P-D) Zoning District adopted for the project,
and are in keeping with the rural residential character of the project site. The
improvements are compatible with the lumber mill use to the north, as the houses on
those lots adjoining the mill would be located as far to the south as possible, as well as
with the existing residential uses to the south, east and west.

While the General Plan contains Goals, Policies and Implementation Measures directed to
reduce the visibility, grading and tree removal impacts on development above the 400-
foot elevation level, the project would include development above 400 feet. In light of
these standards, the project was designed with most of the development being clustered
on the lower elevations of the project site. Although, four of the proposed development
sites are at higher elevations, two of these sites support large areas of visible open space,
and development on the open space area would be limited by deed restriction. The
clustered housing, access road and driveways would have some grading and tree removal
impacts, however, these impacts are considered acceptable in exchange for the large
areas of visual open space within the project site.

3. There is no substantial changes to the project or the circumstances under which the
project is undertaken and no new information of substantial importance that would
require further environmental review pursuant to CEQA.

The applicants are proposing to develop the project in compliance with the approved
Tentative Map and in accordance with the conditions of approval and mitigation measures
contained in the Mitigated Negative Declaration adopted for the project on September
14, 2005. The proposed General Plan Amendment will require environmental review,
which will be completed along with the Commission’s review of the General Plan
Amendment, Design Review and Precise Development Plan applications.

NOW, THEREFORE BE IT RESOLVED the above recitals are true and correct and
incorporated herein by reference; and

NOW, THEREFORE BE IT FURTHER RESOLVED that the Planning Commission of the City of
Cloverdale does hereby grant a 17-month Time Extension (TM EXT 046-2015) to the Vista Oaks
Tentative Subdivision Map, making September 5, 2017 the new expiration date for the map,
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which consists the subdivision of approximately 42.62 acres into 19 single-family residential lots,
located at the end of existing Vista View Drive, which is currently an unpaved dirt road that ends
just prior to intersecting with North Cloverdale Boulevard approximately across the street from
the Hamburger Ranch restaurant at 31195 North Redwood Highway (North Cloverdale
Boulevard), subject to the Conditions of Approval listed below:

CONDITIONS OF APPROVAL

17-MONTH TIME EXTENSION TO THE VISTA OAKS TENTATIVE SUBDIVISION MAP

(APNs 116-060-012, 025, 027, 033, 063, 067 and 001-350-005, 038)

Planning:

1. A 17-month Time Extension to the previously approved Vista Oaks Tentative Subdivision
Map (formerly known as the Vista View Subdivision) is granted. The new expiration date
for the Tentative Subdivision Map is September 5, 2017. Any deviation from the
conditions of approval requires Community Development Department or Planning
Commission approval.

2. This approval is subject to appeal within 10 consecutive days from the date of approval.

3. All conditions of this Time Extension to the existing Tentative Subdivision Map are
necessary to protect the general health, safety and welfare, and to minimize or eliminate
adverse environmental effects of the project. If any condition of this permit is held to be
invalid by a court, then the entire permit shall be invalid. The Planning Commission
specifically declares that it would not have issued this permit unless all of the conditions
herein are held as valid.

4. The applicants shall complete the General Plan amendment process, including
environmental review under CEQA, prior to recordation of the Final Map or September 5,
2017, whichever comes first, along with the Precise Development Plan and Design Review
applications.

5. All previous conditions of approval shall continue to apply.

*******

Resolution No. 007-2016 was duly adopted on this the 5th day of April 2016, by the following
roll call vote: ( -ayes, -noes)

AYES in favor of:
NOES:
ABSTAIN:
ABSENT:

Approved: Attested:

__________________________ __________________________
Mike Shanahan, Chair Linda Moore, Deputy City Clerk


