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Subcommittee: Planning & Community Development Committee 
Meeting Date: Wednesday, October 12, 2016 
Meeting Time: 4:00 p.m. 
Meeting Location: Cloverdale City Hall Conference Room 
  124 N. Cloverdale Blvd., Cloverdale 

 
Subcommittee 
Members: 

Chair:  Councilmember Gus Wolter  Asst. City Manager/CDD David Kelley 
Mayor MaryAnn Brigham City Manager Paul Cayler 

   
1. Call to Order:   

2. Communications:  Committee may discuss at this time written communications sent to Committee members 
since the last Subcommittee meeting. 

3. Public Comments:  Members of the public may comment on any item on this agenda at the time the 
subcommittee considers that item.  Members of the public are also free to comment on items not on this 
agenda. Such comments should occur at this time.  Please limit comments to three minutes. 

4. Approval of Minutes:  August 24, 2016 

5. Current Items for Discussion: 

a. 2016 Inclusionary Zoning Ordinance (IZO) In Lieu Fee Update 

b. Begin discussion on allowable zoning for new cannabis industry 

6. Information Only Items 

7. Pending Items 

8. Future Agenda Items (schedule may change): 

a. Update on Thyme Square Master Plan 

b. Discussion of City Council assumption of Planning Commission items 

9. Good of the Order 

10. Adjournment: Adjourn to Tuesday, December 20, 2016, at 4:00 p.m. or alternate date as requested. 
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draft MINUTES 

 
Subcommittee: Planning & Community Development Committee 
Meeting Date: Wednesday, August 24, 2016 
Meeting Time: 4:00 p.m. 
Meeting Location: Cloverdale City Hall Conference Room 
  124 N. Cloverdale Blvd., Cloverdale 

 
Subcommittee 
Members: 

Chair:  Councilmember Gus Wolter  Asst. City Manager/CDD David Kelley 
Mayor MaryAnn Brigham City Manager Paul Cayler 

   
1. Call to Order:  Chair Wolter called the meeting to order at 4:00 p.m.  Present:  Chair, Council Member Gus 

Wolter,  Mayor MaryAnn Brigham, ACM/CDD David Kelley, and City Manager Paul Cayler 

2. Communications:  None  

3. Public Comments:  None    

4. Approval of Minutes:  The minutes from June 21, 2016 were approved. 

5. Current Items for Discussion: 

a. Discuss Alexander Valley Health Care Proposed Development Scheme for Thyme Square Property – Mr. 
Kelley presented a revised site plan addressing the reconfiguration of the building identified for Alexander 
Valley Wellness Center.  Discussion was carried out amongst committee members, Staff, and the developer 
of the revised site plan, architect Matt Stromberg, regarding the parking layout and traffic flow, police 
station needs, as well as other aspects of the revised site plan. 

 The subcommittee recommended bringing this item to the full City Council for their review. 

b. Annual Housing Element Progress Report – Mr. Kelley presented this report (attached) and reviewed the 
Housing Element policies for committee input on their implementation.  Discussion ensued regarding 
affordable housing and the housing element policies. 

 The subcommittee received the information and gave their support for bringing this report to the Planning 
Commission for review.  The subcommittee requested the City Council be advised that this report was 
presented to the Planning Commission and recommended reporting the City’s current status of Regional 
Housing Needs Allocation Numbers to the City Council. 

c. Review fee structure for Appeals to the City Council – Discussion was conducted regarding the current fee 
structure for appealing Planning Commission decisions to the City Council and the possibility of having a 
process in place to be flexible with those fees.   

 The subcommittee directed Staff to look into changing the verbiage so the City Council has some flexibility in 
either reducing or waiving the fee of an appeal in their decision.  

d. Discussion of City Council assumption of Planning Commission items – Discussion was carried out regarding 
the possibility of adopting an assumption ordinance whereby the City Council would assume responsibility 
for an item from the Planning Commission.    

6. Information Only Items:  None 

7. Pending Items:  None 

8. Future Agenda Items (schedule may change): 
a. Discussion of City Council assumption of Planning Commission items 
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9. Good of the Order:  None 

10. Adjournment: Adjourn to Wednesday, October 12, 2016, at 4:00 p.m. or alternate date as requested. 

 
 
 
 
 
 
 



































	
	
 
 
September 16, 2016 
Via email 
 
To:  David Kelley 
 
From:  Nora Lake-Brown, David Rosen 
 
Subject: 2016 Inclusionary Zoning Ordinance (IZO) In Lieu Fee Update  
 
The City of Cloverdale retained David Paul Rosen & Associates (DRA) to prepare a 
2016 update of the ownership in lieu fee under the City’s Inclusionary Zoning 
Ordinance (IZO).  This memorandum describes DRA’s methodology and 
conclusions for the update. 
 
Inclusionary Zoning Ordinance (IZO) Ownership Housing In Lieu Fee Provisions 
 
Chapter 18.13. of the City of Coverdale Zoning Code, referred to as the City’s 
Inclusionary Zoning Ordinance or IZO, requires 15% of dwelling units in housing 
developments comprising five or more new units to be affordable units.  For 
ownership housing, the affordable units must be sold to “Moderate Income 
Households” or below at “Affordable Ownership Payments” and at a price not 
exceeding the “Maximum Affordable Home Price”, using the following definitions: 
 

• “Moderate Income Household” means a person or household whose gross 
annual income is between 80% and 120% of the Sonoma County median 
income, adjusted for household size. 

• “Affordable Ownership Payment” means monthly house payments, after a 
10% downpayment but excluding taxes and homeowners’ association dues, 
if any, not to exceed 30% of gross monthly income for a qualified 
household at the time the unit is purchased. 

• “Maximum Affordable Sales Price” for a moderate income household 
means the present value of a 30-year loan at 8% interest or prevailing 
mortgage interest rate, whichever is higher, in which monthly payments do 
not exceed 30% of 120% of median income. 

 
Ownership inclusionary units must be constructed on-site, except that fees may be 
paid or land for alternative housing sites may be offered for dedication to meet the 
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inclusionary requirement under the following circumstances (Section 18.13.050 
C.): 
 

• Ownership projects with 15 or less units; and/or 
• Ownership projects in hillside developments or developments with a density 

less than 2 units per acre. 
 
Section 18.13.050 D. describes the formula for calculating an in-lieu fee for 
ownership inclusionary units.  The fee must be paid at the rate of 15% of the 
difference between the Maximum Affordable Sales Price and the lesser of the actual 
sales price of the unit or the median sales price of houses in Sonoma County, 
adjusted for household size.  
 
Methodology and Results 
 
DRA used the above provisions and definitions of the IZO in calculating the 2016 
updated in lieu fee for Cloverdale.  
 
DRA used the HUD Median Family Income (MFI) for the Santa Rosa, CA MSA, 
which is comprised of Sonoma County, of $75,900 and HUD family size 
adjustment factors as the basis for calculating income limits and affordable 
ownership payments by income limits and household size. 
 
Consistent with prior calculations of the in lieu fee provided by City staff, DRA 
assumed an occupancy standard of 1 person per bedroom plus 1 (e.g. four persons 
in a three-bedroom unit) to calculate the income limits, Affordable Ownership 
Payments, and Maximum Affordable Home Prices by unit bedroom count. 
 
DRA used the median price for sales of new and existing homes and 
condominiums in the City of Cloverdale recorded July 2016, as reported by 
CoreLogic (formerly Dataquick).  Consistent with the methodology of the prior in 
lieu fee calculation, the median sales price was assigned to the three-bedroom 
home and adjusted upwards and downwards by unit bedroom count.   
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Table 1 presents DRA”s calculations and the resulting in-lieu fee schedule, adjusted 
by household size and unit bedroom count.  The 2016 maximum in lieu fee equals 
approximately $23,700 for a three-bedroom unit and $25,600 for a four-bedroom 
unit.  Fees for studio units through seven bedroom units are shown in Table 1.   
 
 
 



Table 1
Inclusionary Zoning Ordinance Ownership In-Lieu Fee Calculation
City of Cloverdale
2016
   

Assumptions

HUD Median Family Income, Santa Rosa MSA 2016 (1) $75,900
Affordable Mortgage Principal and Interest as a % of Income 30%

No. of Bedrooms Studio 1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom 5 Bedroom 6 Bedroom 7 Bedroom
Household Size 1 Person 2 Persons 3 Persons 4 Persons 5 Persons 6 Persons 7 Persons 8 Persons
Household Size Income Adjust. Factor 70% 80% 90% 100% 108% 116% 124% 132%

Mortgage Interest Rate 8.00%
Term (Years) 30
Downpayment (% of Sales Price) 10.00%

In Lieu Fee as % of Difference Between
Market and Affordable Home Price 15.00%

Per Unit Affordable Sales Price by Unit Bedroom Count

Studio 1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom 5 Bedroom 6 Bedroom 7 Bedroom

120% AMI
Annual Income Limit $63,756 $72,864 $81,972 $91,080 $98,366 $105,653 $112,939 $120,226
Affordable Ownership Payment (2) $1,594 $1,822 $2,049 $2,277 $2,459 $2,641 $2,823 $3,006
Supportable Mortgage $217,236 $248,309 $279,245 $310,318 $335,121 $359,925 $384,728 $409,668
Plus:  Downpayment @ 10.00% $24,137 $27,590 $31,027 $34,480 $37,236 $39,992 $42,748 $45,519
Maximum Affordable Sales Price (3) $241,373 $275,898 $310,272 $344,797 $372,357 $399,916 $427,476 $455,187
Maximum Affordable Sales Price (Rounded) $241,400 $275,900 $310,300 $344,800 $372,400 $399,900 $427,500 $455,200

Market Home Price, Adjusted by Household Size (4) $352,158 $402,488 $452,671 $503,000 $543,263 $583,381 $623,644 $664,053

Maximum In Lieu Fee (5) $16,600 $19,000 $21,400 $23,700 $25,600 $27,500 $29,400 $31,300

Notes:

(1)  The Santa Rosa MSA is comprised of Sonoma County.

Source:  DRA

(2) Affordable ownership payment defined as monthly house payments, after a 10% downpayment but excluding taxes and HOA dues, if any, not to exceed 30% of gross monthly income.

(3)  The "maximum affordable sales price" for a moderate income household means the present value of a 30-year loan at 8% interest or prevailing mortgage interest rate, whichever is higher, in 
which monthly payments do not exceed 30% of 120% of median income.

(5) The in lieu fee equals 15% of the difference between the maximum affordable sales price and the lesser of the actual sales price of the unit or the median sales price of houses in Sonoma 
County, adjusted for household size. 

(4) The median price for new and resale homes and condos in Sonoma County in July 2016 of $503,000 from CoreLogic (formerly Dataquick) was assigned as the market price for a 3 bedroom 
unit and adjusted by unit size.
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