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Who I am…

Matthew VanBenschoten

matt@tclabsco.com

Partner- Extract Outfitters, TC Labs, Nomad Extracts, and Concentrate Supply Co.

State of Colorado  
Concentrate Manufacturing Guidelines (2013)- contributor of OSHA, NFPA, NEC, and ISO 
practices applicable to cannabis concentrate manufacturing that was utilized as the basis for 
current standards.
Concentrate Residual Solvent Guidelines (2014)- contributed batch data analytics and 
conducted a series of ring studies and triplicate testing for testing lab competency study 
requested by State.  
Concentrate Equivalency Study (2015)- contributor to State study conducted by the Leeds 
School of Business on behalf of the Colorado Department of Revenue.
City of Denver
Building Department- provided resources to the Fire Protection Engineers about concentrate 
manufacturing practices and developed a 3rd party inspection model for facilities within city 
limits. Also provided guidelines for City of Denver MIP regulations and building code. 

Fire Department- provided educational/training seminars for fire inspectors tasked with 
compliance enforcement of solvent-based manufacturing for the City of Denver. PAGE 2



Presentation Overview
 What are cannabis concentrates?

 Background

 Why are they important?

 Why are there negative stereotypes associated with manufacturing?

 No workplace standards

 No oversight over extraction processes or equipment

 No Quality Control Oversight

 What do regulated facilities look like?

 Facility Requirements

 Equipment Standards

 Employee Training

 Mandatory batch testing/ process validation

 Why will these operations benefit Cloverdale?

 Revenues expected from manufacturing businesses

 Excise tax revenue

 Vital to patient health

 State-wide Marketplace
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Why are they important?

 Cannabis concentrates are vital in providing clean, consistent, medicine to 

patients utilizing cannabis to combat debilitating health conditions.

Cannabis Flower (dried)

- < +/- 25% Cannabinoids

- Smoked or vaporized

- Contains known allergens

- Not always suitable for 

immune compromised 

patients 

Cannabis Concentrates

- > +/- 75% Cannabinoids

- Vaporized or ingested

- Free of most contaminants

- Can be directly infused into 

edibles, capsules, tinctures, 

and topicals
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Extractions Background

- Cannabis concentrate manufacturing is the act of removing the active 

ingredients (cannabinoids) stored in the trichome gland (crystals) from the 

cannabis plant material.

- Primitive cannabis concentrate manufacturing began utilizing physical 

extraction methods to separate the glands.

- As technology has advanced, so too has cannabis manufacturing. The biggest 

advances occurred with the regulation of legal cannabis and the incorporation 

of pharmaceutical and food manufacturing equipment and practices.

- Extraction facilities have begun incorporating post-production refinement 

methods providing 90%+ pure active ingredient for several cannabinoid 

delivery methods including edibles, tinctures, and topicals.
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What are Cannabis Concentrates?

Coffee
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What are Cannabis Concentrates?

Wheat Cannabis
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Cannabis Business Model

Cultivator
License Type:

1, 1A, 1B, 2, 2A, 

2B, 3, 3A, 3B, 4*

Distributor
License Type: 11

Manufacturer
License Type: 6, 7

Testing Lab
License Type: 8

Store Front
License Type: 

10, 10A

Distributor
License Type: 11
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What are cannabis concentrates?

The Farm

PAGE 9



What are cannabis concentrates?

The Harvest

PAGE 10



What are cannabis concentrates?

The Extraction
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Why is cannabis manufacturing viewed 

as dangerous?

 Due to no oversight or established industry standards, manufacturing facilities 

have been set up in residential neighborhoods to avoid detection from law 

enforcement

 Clandestine extractors utilizing unsafe practices known as “open blasting” 

release a flammable cloud of gas needing just a single source of ignition to 

explode. 
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Why is cannabis manufacturing viewed 

as dangerous?

As a result:

Potential Hazards:

-Fire

-Environmental

-Public Safety
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Why is cannabis manufacturing viewed 

as dangerous?

 One downfall from no established industry standards is the lack of quality 
control and mandatory testing of products:
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What do these facilities look like in 

a regulated cannabis model?
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Facility Requirements

- Commercial/Industrial Zones

- OSHA Compliant Class 1 Division 1 

hazardous location air flow

- Fire sprinklers

- NEC approved electrical systems
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Equipment Standards

- National Fire Protection 

Association (NFPA) 

Compliant

- UL listed components

- American Standards for 

Mechanical Engineers 

(ASME) Rated

- Rated for OSHA Class 1 Div

1 Environment

- Professionally designed

- 3rd Party Engineer 

Approved
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Employee Training

 Established and approved Standard 

Operating Procedures (SOPs)

 Solvent handling and storage training

 Compliance training

 ServeSafe Food Service training

 Emergency Preparedness and Action Plan
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Solvent and Waste Management

 Solvents stored in compliance with NFPA 

Standards

 Lower Explosive Limit (LEL) Monitoring

 Materials are off-gassed of remaining solvents

 Materials are mixed with inert medium before 

being discarded 
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Security

- All activities are monitored and recorded on 24hr 

surveillance equipment

- All materials are stored in access/climate 

controlled rooms

- Emergency Action Plans Approved by Local Law 

Enforcement 
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Mandatory Batch Testing and Tracking
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What benefits could Cloverdale see? 
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Local Economic Benefits

Cannabis Manufacturing Facility

Annual Gross Revenues:    $6,000,000*          

Operating Expenses:         $1,980,000 

City Tax:                             $300,000

Net Profits:                      $3,720,000

Tax Revenue (5% on Gross)

Annual Tax Revenue: $300,000

*- this number is based off a real CO 

based business. CA’s marketplace is 

estimated to surpass $2.7 billion, that’s 

5x larger than CO market. 

- Skilled Labor Employment

- Projects for Local Contractors

- Increase Demand for Commercial Properties 

- Influx of Potential Tax Revenue
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Patient Needs

 Demand for concentrate derived products at local dispensaries will be great 

considering up to 70% of the marketplace is comprised of concentrates or 

concentrate derived products. 

 Most medicinal cannabis products (not flowers) begin with cannabis extracts 

as the active ingredient.

 Solvent-based manufacturing acts as a “pasteurization process” rendering the 

product free of any biological contaminant and safe for consumption by 

immune compromised patients.

 Post-extraction refinement allows for the removal of unwanted contaminants 

including most pesticides and fungicides.
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Marketplace

 Manufacturers are able to wholesale vend to all dispensaries across the State.

 Manufacturers act as 3rd party processing providers to cultivators across the 

State.

 Cloverdale is situated to capitalize on the large volume of cultivators in close 

proximity while serving as a processing and distribution hub for the rest of the 

state-wide marketplace.

 The counties north of Cloverdale have not adopted any concentrate 

manufacturing guidelines while Sonoma County and in particular, Santa Rosa 

are actively working to accommodate this vital segment of the industry. 
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Closing Comments
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DRAFT MINUTES
REGULAR MEETING OF THE CITY COUNCIL AND

JOINT MEETING OF THE CLOVERDALE COMMUNITY DEVELOPMENT SUCCESSOR AGENCY BOARD OF DIRECTORS

TUESDAY, AUGUST 23, 2016

CLOSED SESSION 5:30 p.m.
CLOSED SESSION LOCATION: CITY HALL CONFERENCE ROOM, 124 N. CLOVERDALE BLVD. CLOVERDALE, CA 95425

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

CLOVERDALE, CA 95425

CONVENE PUBLIC BUSINESS SESSION – 6:30 p.m.
OPENING:

• Call to Order: Mayor Brigham called the meeting to order at 6:30 p.m.

• Pledge of Allegiance

• Roll Call: Councilmember Palla, Vice Mayor Wolter, Councilmember Cox, Councilmember Russell, and Mayor
Brigham

• Report out of Closed Session –Actions Taken: City Attorney, Jose Sanchez, stated the City Council conducted
and concluded a positive evaluation of the City Manager.

• Conflict of Interest Declaration: None

• Agenda Review – Regular Session (Changes and/or Deletions): None

PUBLIC COMMENTS: None

PROCLAMATIONS / PRESENTATIONS:
Mayor Brigham requested introduction of the new student liaison. Chief Cramer introduced Lupita Gonzales, one
of the two newly appointed student liaisons to the City Council.

1. Presentation of the Cloverdale Senior Multipurpose Center Annual Report for 2015
Dana Johnson, current president of the board of the Cloverdale Senior Center, stated Colleen Hale, former
Executive Director of the Cloverdale Senior Center, has resigned and Brooke Greene has been hired as Interim
Executive Director to serve until a new Executive Director is hired. Ms. Johnson presented the annual report.

CONSENT CALENDAR:
2. Minutes of previous meeting- August 9, 2016
3. Action on Resolution 064-2016, authorizing the City Manager to execute a professional services

agreement with First Carbon Solutions for the preparation of an initial study for the proposed Vista Oaks
Subdivision Project

Action: Motion was made by Vice Mayor Wolter to approve the consent calendar; seconded by Councilmember
Palla. The motion passed by roll call vote (5-ayes – Councilmember Palla, Vice Mayor Wolter, Councilmember
Cox, Councilmember Russell, and Mayor Brigham; 0-noes).
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Draft minutes City Council Meeting 8/23/16 Page 2 of 5

COMMUNICATIONS: None

PUBLIC HEARINGS:
4. Public Hearing to seek approval from City Council for Cost Report relating to abatement of property

located at 650-680 S. Cloverdale Boulevard and authorization to impose a special assessment on the
property where the nuisance condition was abated by the City pursuant to Municipal Code Section
1.14.140 (D)

City Attorney Sanchez presented this item stating this is an attempt to recover costs the City undertook to abate a
nuisance that Code Enforcement became aware of in November of 2015, which consisted of a small, non-
permitted shed that suffered from severe fire damage. Mr. Sanchez gave a brief report including multiple
violations of both Municipal Code and California Building Code, attempts to contact the property owner without
response, the City’s abatement procedure, action, and the procedure for recouping expenses. A note received
from the property owner, August 23, 2016, was distributed to Councilmembers (attached). Discussion ensued
among the Councilmembers and Staff.

Mayor Brigham opened the public comment period.

Shawn Bovee, Cloverdale, stated that while he likes the idea of the City working with the property owner, the
property owner had ample opportunity to remedy this situation.

Mayor Brigham closed the public comment period.

Action: Motion was made by Councilmember Palla to adopt Resolution No. 065-2016, confirming the Cost Report
and authorize the imposition of a special assessment on the property located at 650-680 South Cloverdale
Boulevard, Cloverdale, California; seconded by Councilmember Cox. The motion passed by roll call vote (5-ayes –
Councilmember Palla, Vice Mayor Wolter, Councilmember Cox, Councilmember Russell, and Mayor Brigham; 0-
noes).

NEW BUSINESS:
5. Action on Resolution No. 067-2016, authorizing City Manager to execute the First Amendment to Lease

Agreement between the City of Cloverdale and NorCal Skydiving, LLC, to require tenant improvements,
including American with Disabilities Act (ADA) compliant parking space and accessible pathway

City Manager Cayler presented this item, giving a brief background of this item. Mr. Halliday of NorCal Skydiving,
LLC, was invited to the podium where he made a presentation including the history of this item and the
improvements that are being proposed to solve ADA compliance issues and answered Councilmembers’
questions.

Mayor Brigham opened and closed the public comment period, as there was none. A printed packet was given to
the clerk by Jacqueline Kennedy and is attached.

Discussion ensued regarding the completion date and its possible extension, the timeline for plan approval, the
demolition permit, and attorney fees.

Action: Motion was made by Councilmember Cox to adopt Resolution No. 067-2016, authorizing the City
Manager to execute the First Amendment to the Lease Agreement with NorCal Skydiving at the Cloverdale
Municipal Airport with the modification in Section 2 of the lease allowing a potential 30-day extension from the
completion date of November 30, 2016, for good cause, as determined and approved by the City Manager after
consultation with the Airport Manager. The motion was seconded by Councilmember Russell. The motion passed
by roll call vote (5-ayes – Councilmember Palla, Vice Mayor Wolter, Councilmember Cox, Councilmember Russell,
and Mayor Brigham; 0-noes).
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6. Action on Resolution No. 068- 2016, authorizing the submittal of the Fiscal Year 2016, Federal Aviation
Administration (FAA) Grant Application, acceptance of an allocation of funds and execution of a Grant
Agreement with the California Department of Transportation, Aeronautics Division for an Airport
Improvement Program Matching Grant for further work to conduct environmental assessment of
obstruction removal

City Manager Cayler presented this item giving a brief explanation of the FAA grant application process and the
need for an environmental assessment for mitigating identified obstructions. Airport Manager, Michael
Morrissey, commented that the most urgent obstructions to be removed are large trees along the south end of
the runway for northbound traffic and between the runway and the river. Mr. Cayler emphasized this resolution
authorizes the environmental assessment to be conducted, which is a necessary step before the actual removal of
the trees, not the tree removal itself and discussion ensued.

Mayor Brigham opened and closed the public comment period, as there was none.

Action: Motion was made by Councilmember Russell to adopt Resolution No. 068-2016, authorizing the submittal
of the FY 2016 FAA Grant Application, acceptance of an allocation of funds and execution of a grant agreement for
an Airport Improvement Program Matching Grant; seconded by Councilmember Cox. The motion passed by roll
call vote (5-ayes – Councilmember Palla, Vice Mayor Wolter, Councilmember Cox, Councilmember Russell, and
Mayor Brigham; 0-noes).

Mayor Brigham recessed the meeting at 7:37 p.m. and reconvened the meeting at 7:42 p.m.

7. Action on Ordinance No. 709-2016, amending Cloverdale Municipal Code Section 2.04.010, to increase
Council Member compensation

City Attorney Sanchez presented this item stating that Cloverdale council member compensation has remained
$300 per month since 1998. Mr. Sanchez explained that the 5% increase per year allowed by Government Code is
$15 for each of the 17 years since the last adjustment for a total increase of $255, which would bring the total
monthly council member compensation to a maximum of $555 per month. Finance Manager, Joanne Cavallari,
reported the results of a survey of neighboring communities’ council member compensation. Mr. Sanchez further
explained that council member compensation can only be changed when council members are up for election and
the new term starts, effective January 1, 2017, and, if approved, the Ordinance would be approved on that date.
Mr. Sanchez stated that the law is very specific and that the Council can approve council member compensation
for a lesser amount or vote for no increase. Vice Mayor Wolter added that the council member compensation
increase is included in the 2016-2017 budget.

Mayor Brigham opened the public comment period.

Shawn Bovee, Cloverdale, stated his approval for the increase.

Mayor Brigham closed the public comment period.

Mayor Brigham called for each council member’s comments.

Mr. Cayler stated that council members not only attend the two City Council meetings each month, but also
provide essential representation for our City by serving on regional boards and attending statewide events.

Mayor Brigham re-opened the public comment period.

Walter Gendell, Cloverdale, recommended a more thorough survey before increasing council member
compensation.

Mayor Brigham closed the public comment period.
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Action: Motion was made by Vice Mayor Wolter to introduce and waive the first reading of Ordinance No. 709-
2016, amending Cloverdale Municipal Code Section 2.04.010, to increase Council Member compensation;
seconded by Councilmember Palla. The motion passed by roll call vote (3-ayes – Councilmember Palla, Vice
Mayor Wolter, and Mayor Brigham; 2-noes - Councilmember Cox and Councilmember Russell).
.

8. Action on Resolution No. 066-2016, accepting the Five Year and Annual AB 1600 Report of development
impact fee activity for fiscal years 2011-12, 2012-13, 2013-14, 2014-15 and 2015-16

Assistant City Manager/Community Development Director, David Kelley, presented this item explaining the
mandated accounting guidelines for collected development impact fees. Councilmember Palla commended Staff
on the assemblage of the information in the report and Mr. Kelley acknowledged the Finance Manager’s work in
developing these reports.

Mayor Brigham opened and closed the public comment period, as there was none.

Discussion ensued regarding allowed uses for collected funds and whether funds could be consolidated. Mr.
Sanchez stated his office will look into this.

Action: Motion was made by Councilmember Palla to adopt Resolution No. 066-2016, accepting the Five Year and
Annual AB 1600 Report of development impact fee activity for fiscal years 2011-12, 2012-13, 2013-14, 2014-15
and 2015-16; seconded by Vice Mayor Wolter. The motion passed by roll call vote (5-ayes – Councilmember Palla,
Vice Mayor Wolter, Councilmember Cox, Councilmember Russell, and Mayor Brigham; 0-noes).

9. Action on Resolution No. 069-2016, setting the Ad Valorem Tax Rate for Public Employee Retirement
System Retirement Benefits For Fiscal Year 2016/2017

Finance Manager, Joanne Cavallari, presented this item giving a brief background and formulas used to calculate
the setting of the Ad Valorem Tax Rate. Ms. Cavallari presented two options for setting the Ad Valorem Tax Rate
for Fiscal Year 2016/2017. Mr. Cayler stated Staff recommends Option 2 to set the tax rate at 10.7% of assessed
value, rather than Option 1, which sets the tax rate at 12.2% of assessed value. Discussion was conducted among
the councilmembers.

Action: Motion was made by Councilmember Cox to adopt Resolution No. 069-2016, Option Two, setting the Ad
Valorem Tax Rate for Public Employee Retirement System Retirement Benefits for Fiscal Year 2016/2017;
seconded by Councilmember Russell. The motion passed by roll call vote (5-ayes – Councilmember Palla, Vice
Mayor Wolter, Councilmember Cox, Councilmember Russell, and Mayor Brigham; 0-noes).

10. Action on Minute Order to appointment two Council Members to an Ad Hoc Committee for the purpose
of reviewing and recommending potential changes to the Second Street City Park

Public Works Director, Mark Rincon, presented this item with Councilmember Palla stating the objective of
coming up with a master plan that could be taken to local service clubs for funding, see about matching that with
skilled volunteer labor, and meet with the City Attorney to determine what is possible in this regard. Vice Mayor
Wolter stated he would like to be appointed to this ad hoc committee, as did Councilmember Palla. Discussion
ensued amongst councilmembers and Staff regarding City Park improvements, needs, planning projects for the
park, funding, and volunteer possibilities.

Action: Motion was made by Councilmember Russell, and seconded by Councilmember Cox, to, by Minute Order,
form an Ad Hoc Committee of no more than two City Council Members for the purpose of reviewing and making
recommendations relating to the City’s vision, use and plans for Second Street Park. The motion passed
unanimously by voice vote with Vice Mayor Wolter and Councilmember Palla being appointed to the Second
Street City Park ad hoc committee.

SUBCOMMITTEE ITEMS:
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SUBCOMMITTEE REPORTS: (VERBAL REPORTS: 15 minutes)

• Airport (Chair, Councilmember Cox and Vice Mayor Wolter) - Next Meeting: October 4, 2016, 9:00 a.m.

• Finance, Administration & Police (Chair, Mayor Brigham and Vice Mayor Wolter) - Next Meeting: August
25, 2016, 2:00 p.m.

• Planning & Community Development (Chair, Vice Mayor Wolter and Mayor Brigham) - Next Meeting:
August 24, 2016, 4:00 p.m.

• Public Works (Chair, Councilmember Russell and Councilmember Cox) - Next Meeting: September 27,
2016, 10:30 a.m.

• Joint City/Fire District (Chair, Councilmember Palla and Mayor Brigham) – Councilmember Palla reported
that Police Chief Cramer and Fire Chief Jenkins are planning an earthquake simulation tabletop exercise
tentatively set for November. Next Meeting: TBA.

• Joint City/School District (Chair, Councilmember Palla and Councilmember Cox) – Councilmember Palla
reported that funding sources for two student liaisons are being developed. Next Meeting: September
19, 2016, 5:00 p.m.

COUNCIL REPORTS (INCLUDING STUDENT LIAISON): (VERBAL REPORTS: 15 minutes)
Student Liaison, Guadalupe “Lupita” Gonzalez gave a report identifying new teachers, reporting on sports, ASB
and student government data collection, Back to School Night, planning for Homecoming, Project Grad, and Cash
for College Night.

Councilmember Russell gave a report that included information on the Regional Climate Protection Authority,
SMART and the need for contact with bicycle coalitions and mobile ticketing.

Councilmember Cox reported that he and Councilmember Palla attended the League of California Cities Division
meeting in Arcata and that Councilmember Palla was elected to Division Director. Councilmember Cox toured
two homeless facilities there. Councilmember Cox stated the Sonoma County Water Agency had a meeting at the
Cloverdale Veterans Hall displaying the reduction in summertime river flow and how it will affect recreation, fish
habitat, and water availability.

Councilmember Palla thanked the Council for their support in his election to the Division Director position. He
stated he is honored and looks forward to serving two more years.

Mayor Brigham gave a report on the ad hoc committee on cannabis. She stated an in-favor-of statement was
received for Measure P but no statement in opposition was submitted. Mr. Cayler added that the impartial
analysis has been submitted and endorsed, so everything regarding Measure P is completed.

ACM/CDD Kelley reported that, as of the date of this meeting, Dollar General has been issued their Certificate of
Occupancy and plan a soft opening by the end of this week.

LEGISLATIVE REPORT: None.

CITY MANAGER/CITY ATTORNEY REPORT: None.

COUNCIL DIRECTION ON FUTURE AGENDA ITEMS:

ADJOURNMENT: Adjourned at 8:56 p.m. to a regular meeting of the City Council and Cloverdale Community
Development Successor Agency, Tuesday, September 13, 2016, for Closed Session at 5:30 p.m. (at the City Hall
Conference Room 124 N. Cloverdale Blvd., Cloverdale, CA 95425) and Public Business Session at 6:30 p.m. (at the
Cloverdale Performing Arts Center 209 N. Cloverdale Blvd., Cloverdale, CA 95425).
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DRAFT MINUTES
REGULAR MEETING OF THE CITY COUNCIL AND

JOINT MEETING OF THE CLOVERDALE COMMUNITY DEVELOPMENT SUCCESSOR AGENCY BOARD OF DIRECTORS

TUESDAY, SEPTEMBER 27, 2016

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

CLOVERDALE, CA 95425

CONVENE PUBLIC BUSINESS SESSION – 6:30 p.m.
OPENING:

• Call to Order: Mayor Brigham called the meeting to order at 6:30 p.m.

• Pledge of Allegiance

• Roll Call: Present-Councilmember Palla, Vice Mayor Wolter, Councilmember Cox, Councilmember Russell, and
Mayor Brigham

• Conflict of Interest Declaration: None

• Agenda Review – Regular Session (Changes and/or Deletions): None

PUBLIC COMMENTS:
Larry Brown, Cloverdale, expressed disappointment that the Sonoma County Transit bus no longer stops at the
Chase Bank. He commented that the current stops require too much walking for those with mobility challenges.
City Manager Cayler offered to contact Bryan Albee, with Sonoma County Transit, to request that a bus stop at
the Chase Bank be added and follow up with Mr. Brown regarding Mr. Albee’s response.

PROCLAMATIONS / PRESENTATIONS:
1. Proclamation for Fall Prevention Awareness Week

Mayor Brigham presented the proclamation to Tracy Repp, Manager for Area Agency on Aging. Ms. Repp
thanked the Council for recognizing the Fall Prevention Awareness Week. Another representative from the Area
Agency on Aging, Lia Black, also addressed the Council thanking them for the proclamation and discussed the
most common reasons older adults fall and the ways to lessen the chance of a fall.

2. Proclamation honoring Mr. Arturo Ibleto upon his 90th Birthday for his lifetime of achievements
Chris Smith, writer for the Press Democrat, accepted the proclamation on behalf of Mr. Ableto who could not be
present. He shared some details of Mr. Ibleto’s lifetime and journey to the U.S. Mr. Smith praised Mr. Ableto’s
many achievements, stating that Mr. Ableto is a Titan of Sonoma County.

3. Proclamation proclaiming October 5 through October 15, 2016, as International Jack London Museum
Remembrance Days

Mayor Brigham presented the proclamation to Elissa Morrash, Executive Director for the Cloverdale History
Museum. Ms. Morrash thanked the Council for their continued and long-time support of the museum. She
acknowledged and thanked City Manager Cayler for his assistance. Ms. Morrash discussed Jack London’s
accomplishments and the upcoming celebrations honoring him, which includes a classic film and lecture series
that commences on October 5th. She introduced Joaquin Espinosa who came to the podium to share
information on Jack London and upcoming events.
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4. Strategic Planning Presentation.
Sue Haun, consultant from Strategies by Design, provided a PowerPoint presentation giving the highlights of the
Five Year Strategic Plan for the City of Cloverdale. She discussed the results of an employee survey and a meeting
with key community leaders and media, which gathered information used to create a new vision and mission for
the City. Ms. Haun defined five focal areas and twelve performance measures. She discussed the importance of a
framework for implementation and accountability and steps to measure success, which include an online
customer survey and monthly reviews and reports. Council voiced approval of the plan, noting some of the
performance measurements are already in place, such as department written reports on a regularly scheduled
basis. City Manager Cayler reported that the next step would be to bring the Strategic Plan back to the Council to
formally adopt the plan by resolution.

PUBLIC COMMENTS:
Theresa Mahoney, Cloverdale, asked if implementing this strategic plan and creating subcommittee would create
another layer of bureaucracy. City Manager Cayler responded that the subcommittees already exist and meet
regularly, adding that he does not believe the strategic plan will create another layer of bureaucracy but instead
will serve as a tool to assist the City in setting and reaching goals. The Council explained the subcommittees and
invited Ms. Mahoney to attend.
A Cloverdale resident, commented that he did not approve of his property taxes increasing and asked for an
explanation. City Manager Cayler and Finance Manager Cavallari explained the background and rate increase for
the Ad Valorem tax.

CONSENT CALENDAR:
5. Minutes of Previous Meeting September 13, 2016
6. Ordinance 709-2016, approving Council Compensation

Councilmember Cox requested to pull item number 6 for a separate vote.

Action: Motion was made by Vice Mayor Wolter to approve the consent calendar minus item 6; seconded by
Councilmember Palla. The motion passed by roll call vote (5-ayes – Councilmember Palla, Vice Mayor Wolter,
Councilmember Cox, Councilmember Russell, and Mayor Brigham; 0-noes).

Discussion ensued regarding Council Compensation. Councilmember Palla asked for confirmation that individual
Councilmembers may decline the added compensation if they so choose. City Attorney Sanchez confirmed that
the Ordinance set the amount of allowable compensation but Councilmembers are free to decline the additional
compensation.

Action: Motion was made by Vice Mayor Wolter to approve Ordinance 709-2016, of the City of Cloverdale,
Amending Cloverdale Municipal Code Section 2.04.010, “Compensation for Council Members,” to Increase Council
Member Compensation; seconded by Councilmember Palla. The motion passed by roll call vote (3-ayes –
Councilmember Palla, Vice Mayor Wolter, and Mayor Brigham; 2-noes (Councilmember Cox, Councilmember
Russell).

COMMUNICATIONS: None.

PUBLIC HEARINGS: None

NEW BUSINESS: None

SUBCOMMITTEE ITEMS: None
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SUBCOMMITTEE REPORTS:

• Airport (Chair, Councilmember Cox and Vice Mayor Wolter) - Next Meeting, which was scheduled for
October 4, 2016, 9:00 a.m. was cancelled. City Manager Cayler reported that the Red Bull event that was
to be discussed was cancelled, adding that although the Red Bull executives wished to return to
Cloverdale for an event in November, the weather at that time is too risky for the event.

• Finance, Administration & Police (Chair, Mayor Brigham and Vice Mayor Wolter) - Next Meeting: October
13, 2016, 2:00 p.m.

• Planning & Community Development (Chair, Vice Mayor Wolter and Mayor Brigham) - Next Meeting:
October 12, 2016, 4:00 p.m.

• Public Works (Chair, Councilmember Russell and Councilmember Cox) - Next Meeting: November 22,
2016, 10:30 a.m. The Committee met and discussed the purchase of a new mower, Main Street striping,
crosswalks, and a City Plaza reconfiguration, which the Committee recommended taking to full Council for
discussion. Councilmember Palla requested the Committee look at the Treadway Dr.-Cloverdale Blvd.
intersection and the possibility of a future signal light being installed at the intersection.

• Joint City/Fire District (Chair, Councilmember Palla and Mayor Brigham) - Next Meeting: TBA.

• Joint City/School District (Chair, Councilmember Palla and Councilmember Cox) – Next Meeting:
November 28, 2016, 5:00 p.m. The Committee met and discussed a pedestrian safety crosswalk, the
partnering of the school district and library, the Boys and Girls Club building and membership funding, the
student liaison program and publicity.

COUNCIL REPORTS (INCLUDING STUDENT LIAISON):
Councilmember Russell shared that she was interviewed by the Bay Area Reporter newspaper. She discussed the
coordination with Health Action and the Boys and Girl’s Club. She provided news from the Health Action Council
and information on SMART, including the General Manager’s Report.

Councilmember Cox reported that he attended an event honoring the POWs and MIAs at the Memorial Cemetery
in Santa Rosa, commenting that only two City Councilmembers from the County were present.

LEGISLATIVE REPORT: None

CITY MANAGER/CITY ATTORNEY REPORT: City Manager Cayler reported that staff had been monitoring the saw
mill fire closely and was impressed with the expedient work of CAL FIRE and the local fire protection agency,
adding that the local airport was instrumental in supporting CAL FIRE aviation.

COUNCIL DIRECTION ON FUTURE AGENDA ITEMS: None

ADJOURNMENT: Mayor Brigham adjourned the meeting at 7:58 p.m. to a regular meeting of the City Council and
Cloverdale Community Development Successor Agency, Tuesday, October 11, 2016, for Closed Session at 5:30
p.m. (at the City Hall Conference Room 124 N. Cloverdale Blvd., Cloverdale, CA 95425) and Public Business Session
at 6:30 p.m. (at the Cloverdale Performing Arts Center 209 N. Cloverdale Blvd., Cloverdale, CA 95425).
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(Rev. 07/12)

City Council/Successor Agency
Agenda Item Summary

Agenda Item:
Meeting Date: October 11, 2016

Agenda Section

Consent

Staff Contact

Paul Cayler, City Manager

Agenda Item Title

Adoption of Resolution No. 074-2016, of the City Council of the City of Cloverdale approving the City of
Cloverdale Strategic Plan for 2016-2021.

Summary

During a goal setting workshop, the Council designated developing a five-year strategic plan as the number
two goal for the City of Cloverdale for fiscal year 2015-2016. The City responded by enlisting the services of
Sue Haun, with Strategies by Design, to facilitate the process to develop a five-year strategic plan for the City
of Cloverdale. On October 28, 2016, the Council accepted a proposal presented by Strategies by Design to
facilitate in the development of a five-year strategic plan for the City of Cloverdale. Ms. Haun recommended
utilizing workshops with the City Council, employee and customer surveys, and meetings with staff and the
community to gather input to be used in the development of a five-year plan.

The City Council participated in a strategic planning workshop with Sue Haun and City Staff on February 3,
2016, to discuss the City’s vision, mission, key service areas, and to develop a framework for creating a
strategic plan, which included gathering input from employees, customers, and community stakeholders. City
Staff held a meeting with key community stakeholders on March 24, 2016, for the purpose of gathering their
input. Strategies by Design conducted an anonymous online survey to gather and compile data from City
employees and met with employees on April 26, 2016, to share and discuss the survey results and prioritize
employee’s concerns and desires. The City Council then participated in second strategic planning workshop
on May 26, 2016, to discuss the results from the employee survey and meeting, customer survey, and the
community stakeholders’ meeting. Council and City Staff discussed priorities and set a plan direction for the
City

Sue Haun, developed and presented the proposed City of Cloverdale Strategic Plan for 2016-2021 to the City
Council on September 27, 2016. The Council voiced approval of the plan and directed staff to agendize the
plan for formal approval by resolution.

Options

1) Adopt the City of Cloverdale Strategic Plan for 2016-2021, as attached.
2) Revise the City of Cloverdale Strategic Plan for 2016-202, for adoption at a future meeting.

Budget/Financial Impact

None.

Recommended Council Action

Adopt Resolution No. 074-2016, of the City Council of the City Of Cloverdale approving the City of Cloverdale
Strategic Plan for 2016-2021.

Attachments:

1) Resolution No. 074-2016, a Resolution of the City Council of the City of Cloverdale, adopting the City of
Cloverdale Strategic Plan for 2016-2021.

2) City of Cloverdale Strategic Plan for 2016-2021.
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CITY OF CLOVERDALE
CITY COUNCIL

RESOLUTION NO. 074-2016

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CLOVERDALE APPROVING
THE CITY OF CLOVERDALE FIVE YEAR STRATEGIC PLAN FOR 2016-2021

WHEREAS, the City Council’s number two goal for the City of Cloverdale for the fiscal year
2015-2016, was to prepare a five-year strategic plan to serve as a road map as the City moves
forward; and

WHEREAS, the City of Cloverdale embarked on a strategic planning process to establish
priorities for the five year period of 2016- 2021, which included the recommendation to hire Sue
Haun, with Strategies by Design, to assist with the preparation of a strategic plan; and

WHEREAS, at the October 28, 2016, City Council meeting, the Council accepted a proposal
presented by Strategies by Design to facilitate in the development of a five-year strategic plan for
the City of Cloverdale; and

WHEREAS, the City Council participated in a strategic planning workshop with Sue Haun on
February 3, 2016, to discuss the City’s vision, mission, key service areas, and to develop a
framework for creating a strategic plan, which included gathering input from employees,
customers, community stakeholders; and

WHEREAS, City Staff held a meeting with key community stakeholders on March 24, 2016,
for the purpose of gathering their input; and

WHEREAS, Strategies by Design conducted an anonymous online survey to gather and
compile data from City employees and met with employees on April 26, 2016, to share and discuss
the survey results and prioritize employee’s concerns and desires; and

WHEREAS, the City Council participated in second strategic planning workshop on May 26,
2016, to discuss the results from the employee survey and meeting, customer survey, and the
community stakeholders’ meeting. Council and City Staff discussed priorities and set a plan
direction for the City; and

WHEREAS, Sue Haun, developed and presented the proposed City of Cloverdale Strategic
Plan for 2016-2021 to the City Council on September 27, 2016.

NOW, THEREFORE BE IT RESOLVED, the City Council of the City of Cloverdale does hereby
adopt the City of Cloverdale Strategic Plan for 2016- 20121 as attached.
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It is hereby certified that the foregoing Resolution No. 074-2016 was duly introduced and legally
adopted by the City Council of the City of Cloverdale at its regular meeting held on this 11th day of
October, 2016, by the following roll call vote: (Ayes– ; Noes-0)

AYES:
NOES:
ABSENT:
ABSTAIN:

APPROVED: ATTESTED:

________________________________ _________________________________
Mary Ann Brigham, Mayor Linda Moore, Deputy City Clerk
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City Council/Successor Agency
Agenda Item Summary

Agenda Item:
Meeting Date:

5
October 11, 2016

Agenda Section

Consent

Staff Contact

David Kelley, Assistant City Manager/ Community Development
Director

Agenda Item Title

Waive the second reading and adopt Ordinance No. 711-2016 amending the adopted Zoning Map and Zoning
Ordinance, Title 18 of the Cloverdale Municipal Code to Rezone a 0.52 acre property from “P-D/15 Rink
Mixed use” to “R-2 Two-Family Residential” and eliminate “P-D/15 Rink Mixed Use” from Section 18.08.020
of the Zoning Ordinance for the for the Rink Parcel Map Project located at 531 N. Cloverdale Boulevard (APN
001-021-021).

Summary

On September 13, 2016, the City Council held a noticed public hearing to introduce and waive the first

reading of Ordinance No. 711-2016 amending the adopted Zoning Map and Zoning Ordinance, Title 18 of
the Cloverdale Municipal Code to Rezone a 0.52 acre property from “P-D/15 Rink Mixed use” to “R-2 Two-
Family Residential” and eliminate “P-D/15 Rink Mixed Use” from Section 18.08.020 of the Zoning Ordinance
for the for the Rink Parcel Map Project located at 531 N. Cloverdale Boulevard (APN 001-021-021). On a vote
of 5-0, the City Council waived the first reading and introduced the ordinance.

The Ordinance amends the Cloverdale Municipal Code to eliminate the P-D/15 Zoning District from the
Zoning Ordinance and Zoning Map and rezones the property to the Two-Family Residential (R-2) Zoning
District. The Ordinance to amend the property to the R-2 Zoning District is consistent with the density range
provided by the property’s current Medium Density Residential (MDR) General Plan Land Use Designation,
which allows for a maximum of 8 dwelling units per acre.

Background

The P-D/15 Rink Mixed Use project and Zoning District were originally approved and adopted by the City
Council in 2007. The P-D/15 Mixed Use zoning allowed the property owner to subdivide the property into
eight lots for the construction of four townhomes, three live-work units that featured first floor office space
and common space amenities on the eighth lot. In June of 2015, the City received an application from the
property owner’s representative for a Tentative Parcel Map, rezoning and PUD Permit to subdivide the
property at 531 N. Cloverdale Boulevard into four parcels (Attachment 1). On August 2nd, the Planning
Commission held a public hearing on the project on August 2, 2016 and recommended approval of the
project to the City Council.

Discussion

The Rink Parcel Map project (“Project”), allows a four-lot residential subdivision with an exception to the
minimum lot size and lot depth requirements and creates a small lot single-family detached subdivision.
Adoption of the Ordinance deletes the P-D/15 Zoning District from the Zoning Ordinance and Zoning Map
and rezones the property to the Two-Family Residential (R-2) Zoning District.

The Ordinance rezoning the property is necessary because the site is currently zoned Planned Development
(P-D/15 Rink Mixed Use) on the City’s Official Zoning Map and is specifically identified as a Planned Unit
Development (PD) Zoning district in Section 18.08.020.P of the Cloverdale Zoning Ordinance. A Zoning
Ordinance Text and Map Amendment are necessary to allow for the Project. The zoning amendment from
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“P-D/15 Rink Mixed use” to “R-2 Two-Family Residential” is consistent with the density range provided by the
property’s MDR General Plan Land Use Designation, which allows for a maximum of 8 dwelling units per acre.

Environmental Assessment. In accordance with CEQA Guidelines section 15063, staff prepared an Initial Study
to evaluate the potential impacts of the project on the environment and surrounding properties. Based on
the result of the Initial Study, staff prepared a Mitigated Negative Declaration. A Notice of Intent to adopt a
Mitigated Negative Declaration for the project was posted with the Sonoma County Clerk for 30 days
beginning on February 23, 2016 and concluded on March 23, 2016. No public comments were received. A
Mitigating Monitoring and Reporting Program was subsequently prepared for reporting on and monitoring of
all of the proposed mitigation measures included in the Mitigated Negative Declaration. All mitigation
measures and requirements as listed in the Mitigation Monitoring and Reporting Program for the Rink Parcel
Map are incorporated as Conditions of Approval for this project. At the close of the Public Hearing on
September 13, 2016, City Council adopted Resolution No. 070-2016, adopting a Mitigated Negative
Declaration and Mitigation Monitoring and Reporting Program (MMRP) for the project.

Tentative Parcel Map, PUD permit, and Zoning Ordinance Amendment Rezone. At the close of the Public
Hearing on September 13, 2016, the City Council adopted Resolution No. 071-2016 (Attachment 4),
approving a Tentative Parcel Map, PUD Permit, Zoning Ordinance Amendment and Zoning Map Amendment
for the 0.52-acre parcel located at 531 N. Cloverdale Boulevard (APN 001-021-021). Findings for the approval
of the Tentative Map, PUD Permit and Zoning Amendment as required by Section 17.48.140, Section
18.03.130 and Section 18.03.080 of the Zoning Ordinance were included in the resolution.

Ordinance. City staff recommends waiving the second reading of Ordinance No. 711-2016 (Attachment 5),
amending the adopted Zoning Map and Zoning Ordinance, Title 18 of the Cloverdale Municipal Code to
Rezone a 0.52-acre property from “P-D/15 Rink Mixed use” to “R-2 Two-Family Residential” and eliminate “P-
D/15 Rink Mixed Use” from Section 18.08.020 of the Zoning Ordinance for the for the Rink Parcel Map Project
located at 531 N. Cloverdale Boulevard (APN 001-021-021).

Options

1. Adopt Ordinance No. 711-2016, amending the adopted Zoning Map and Zoning Ordinance to delete
the Planned Development (P-D/15 Rink Mixed Use Project) Zoning District and rezone the parcel
located at 531 N. Cloverdale Boulevard to the Two-Family Residential (R-2) Zoning District.

2. Provide alternative direction to Staff.

Budget/Financial Impact

If approved, there would be no immediate fiscal (budgetary or financial) impact associated with the project.
Upon future construction of the project, the assessed valuation of the property could increase, which in turn
could increase local property tax revenues.

Subcommittee Recommendation

None.

PAGE 50



3

Recommended Council Action

Waive the second reading and adopt Ordinance No. 711-2016 amending the adopted Zoning Map and Zoning
Ordinance, Title 18 of the Cloverdale Municipal Code to Rezone a 0.52 acre property from “P-D/15 Rink
Mixed use” to “R-2 Two-Family Residential” and eliminate “P-D/15 Rink Mixed Use” from Section 18.08.020
of the Zoning Ordinance for the for the Rink Parcel Map Project located at 531 N. Cloverdale Boulevard (APN
001-021-021).

Attachments:

1. Tentative Parcel Map (date stamped June 2, 2016)
2. Council Resolution 070-2016, adopting a Mitigated Negative Declaration and Mitigation Monitoring and

Reporting Program (MMRP) for a Tentative Parcel Map, PUD Permit, Zoning Ordinance Amendment and
Zoning Map Amendment for the 0.52-acre parcel located at 531 N. Cloverdale Boulevard (APN 001-021-
021).

3. Council Resolution 071—2016, approving a Tentative Parcel Map, PUD Permit, Zoning Ordinance
Amendment and Zoning Map Amendment for the 0.52-acre parcel located at 531 N. Cloverdale
Boulevard (APN 001-021-021).

4. Ordinance No. 711-2016

X:\Agenda Development\COUNCIL\2016 REPORTS\10.11.16\B. Consents\Ord 711-2016 second reading (Rink Rezoning)\City Council Agenda
Report - Rink Parcel Map and Rezone Ordinance_10-11-2016.docx
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CITY OF CLOVERDALE 

ORDINANCE NO. 711-2016 

 

AN ORDINANCE OF THE CITY OF CLOVERDALE AMENDING THE ADOPTED ZONING MAP 
AND ZONING ORDINANCE, TITLE 18 OF THE CLOVERDALE MUNICIPAL CODE, TO REZONE 
A 0.52-ACRE PROPERTY FROM “P-D/15 RINK MIXED USE” TO “R-2 TWO-FAMILY 
RESIDENTIAL” AND ELIMINATE “P-D/15 RINK MIXED USE” FROM SECTION 18.08.020 OF 
THE ZONING ORDINANCE FOR THE RINK PARCEL MAP PROJECT LOCATED AT 531 N. 
CLOVERDALE BOULEVARD (APN 001-021-021) 

 
THE CITY COUNCIL OF THE CITY OF CLOVERDALE HEREBY ORDAINS AS FOLLOWS: 

 
SECTION 1. RECITALS 
 
A. The Rink Parcel Map project (“Project”), is located at 531 N. Cloverdale Boulevard. 

 
B. The property owner is requesting an amendment to the Zoning Ordinance and 
Map to rezone the 0.52-acre site from “P-D/15 Rink Mixed Use” to “R-2 Two-Family 
Residential”.  The Zoning Ordinance amendment designating the 0.52-acre site as R-2 
would allow detached single-family residential uses to be developed on the 0.52-acre site.   

 
C. The California Environmental Quality Act (“CEQA”), together with the State 
Guidelines and City environmental regulations, require that certain projects be reviewed 
for environmental impacts and that environmental documents be prepared.  To comply 
with CEQA, the City prepared an Initial Study for the Project dated February 2016, to 
determine whether additional environmental review is required. Pursuant to CEQA 
Guidelines Section 15064 the City determined that with the incorporation of mitigation 
measures any impacts to the environment would be reduced to a less than significant 
level and posted a Notice of Intent to adopt a Mitigated Negative Declaration for the 
Project with the Sonoma County Clerk and was open for public comment from February 
23, 2016 through March 14, 2016 during which no public comments were received 

 
D. The City Council makes the following findings listed in Section 18.030.080.E 
related to (1) rezoning the parcel of land located at 531 N. Cloverdale Boulevard and 
described as County Assessor’s Parcel Number (APN) 001-021-021 to the R-2 Zoning 
District; (2) the amendment to Section 18.08.020 of the Zoning Ordinance to eliminate 
the “P-D/15 Rink Mixed Use”: 

 
1. The proposed amendment is consistent with the adopted General Plan. 

 
The project will remove the P-D/15 Zoning District and replace it with the Two-
Family Residential (R-2) Zoning District. The R-2 Zoning District is most compatible 
with the Medium Density Residential (MDR) General Plan Land Use Designation 
as the density range for the MDR designation provides for a maximum of eight 
dwelling units per acre, an increase from the Low Density Residential (LDR) 
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General Plan Land Use Designation which allows for a maximum of four dwelling 
units per acre.  

The project would subdivide an approximately 0.52 acre property into four single-
family residential lots. The proposed density of 8 dwelling units per acre falls 
within the allowable density range of the Medium Density Residential (MDR) 
General Plan Land Use Designation. The project provides a limited number of 
small lots within a conventional single-family area and contributes to the variety 
of housing within the City in accordance with General Plan  Implementation LU 1-
1.c. Additionally, although the project creates smaller lots than would normally 
be allowed, usable rear yards generally consistent with a private rear yard that 
could be expected in a standard single-family residential subdivision are provided 
for in accordance with General Plan Implementation LU 1-6.d. Therefore, the 
amendment is determined to be consistent with the goals, policies and 
implementation measures of the General Plan. 
 

2. The proposed amendment is internally consistent with other applicable 
provisions of the Zoning Ordinance. 
 
The amendment would remove the P-D/15 Zoning District from the Zoning 
Ordinance Text and Zoning Map. This amendment is internally consistent with all 
applicable provisions of the Zoning Ordinance as the P-D/15 Zoning District was 
created for a specific mixed use development project for which all land use 
entitlements have since expired. The previous project included a Tentative Map 
to subdivide the property into eight lots to allow for seven dwelling units, three of 
which were live/work units featuring ground floor office space. Removing the P-
D/15 Zoning District and replacing it with the R-2 Zoning District is internally 
consistent with the project as the proposed use is an allowed use in the R-2 Zoning 
District. 

 
3. The proposed amendment will not be detrimental to the public health, safety, or 

welfare or to the use of land in any adjacent zone. 
 
Conditions of approval require that prior to construction the homes go through 
the Design Review process by the Planning Commission to ensure compatibility 
with the existing neighboring uses. The Building Permit process would also help 
to ensure that the development would not be detrimental to the public health, 
safety, or welfare or materially injurious to properties and improvements in the 
vicinity as the homes would be required to be constructed in compliance with the 
latest adopted CA Building and Fire codes. 
 

4. The site is suitable (including absence of physical constraints, access, 
compatibility with adjoining land uses, and provision of utilities) for the requested 
Zoning District and anticipated land uses/developments. 
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The project would subdivide an approximately 0.52 acre property into four single-
family residential lots. The proposed density of eight dwelling units per acre falls 
within the allowable density range of the MDR General Plan Land Use 
Designation. A minimal amount of grading would be required as the project site 
is relatively flat and direct access onto North Cloverdale Boulevard will be 
provided to each lot. The site is large enough to support four new lots of 
approximately 5,613 square-feet each. The project site does not support stands 
of trees, waterways, wetlands or wildlife habitat and is entirely surrounded by 
urban uses. City services and utilities will be provided to the project site including 
sewer and water, and a fire hydrant will be relocated slightly to the south in order 
to make room for the shared driveway. 

E. On September 13, 2016 the City Council held a properly noticed public hearing
regarding this Zoning Ordinance and Zoning Map Amendment and considered all
comments received in writing and all testimony received at the public hearing.

SECTION 2.  PURPOSE AND INTENT 

The purpose and intent of these changes is to amend the Zoning Ordinance and Zoning 
Map to rezone the 0.52-acre site located at 531 N. Cloverdale Boulevard from “P-D/15 
Rink Mixed Use” to “R-2 Two-Family Residential” as shown on Exhibit A. 

SECTION 3.  FINDINGS 

The above recitals are hereby declared to be true and correct and hereby incorporated 
herein as the required Findings of the City Council of the City of Cloverdale. 

SECTION 4. AMENDMENTS TO TITLE 18 OF THE CLOVERDALE MUNICIPAL CODE 

Section 18.08.020.P P-D/15 Rink Mixed Use, is eliminated as set forth in Exhibit B.  

SECTION 5. RECLASSIFIED PROPERTIES  

Title 18, “Zoning,” of the City of Cloverdale Municipal Code is hereby amended by 
amending the “Zoning Map of the City of Cloverdale” so as to reclassify the 0.52 acre site 
located at 531 N. Cloverdale Boulevard to the Two-Family Residential (R-2) Zoning District, 
as shown in Exhibit C. 

SECTION 6.  SEVERABILITY  

If any section, subsection, sentence, clause or phrase of this Chapter is for any reason held 
to be invalid or unconstitutional by a decision of any court of competent jurisdiction, such 
decision shall not affect the validity of the remaining portions of this Chapter.  The City 
Council hereby declares that it would have passed the ordinance codified in this Chapter, 
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and each and every section, subsection, sentence, clause or phrase not declared invalid 
or unconstitutional without regard to whether any portion of this Chapter would be 
subsequently declared invalid or unconstitutional. 

SECTION 7. EFFECTIVE DATE  

This Ordinance shall be and the same is hereby declared to be in full force and effect from 
and after thirty (30) days after the date of its passage and shall be published once before 
the expiration of fifteen (15) days after said passage, with the names of the Council 
Members voting for or against the same, in a newspaper of general circulation published 
in the County of Sonoma, State of California. 

I hereby certify that the foregoing is a true and complete copy of an Ordinance 
duly and regularly adopted by the City at a regular meeting thereof held on: 
_______________ by the following vote: 

PASSED, APPROVED AND ADOPTED this 11th day of October, 2016 by the following vote: 
(Ayes- ; Noes- ; Absent- ) 

AYES: 

NOES: 

ABSENT: 

ABSTAIN: 

Approved Attested 

______________________   ___________________________ 
Mary Ann Brigham, Mayor Linda Moore, Deputy City Clerk 

Attached Exhibits: 

Exhibit A – Amended Zoning Text  
Exhibit B – Eliminated Zoning Text 
Exhibit C – Amended Zoning Map 
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Chapter 18.08 

SPECIAL ZONING DISTRICTS 

Section 18.08.010 Planned Unit Development (PD) Zoning District 

A. Purpose and Intent

The purpose of the PD Zoning District is to provide flexibility in land use development
standards for well-planned developments that conform to the General Plan land use provisions 
and achieve one or more of the following purposes. 

1. Permit the clustering of single-family or multifamily dwellings in order to
preserve unique features on a property or provide for public parks and/or
buildings.

2. Allow master planning of sites with multiple property owners in order to provide
predictable land use expectations for individual owners.

3. Allow master planning of large sites over two acres so that the property can be
developed in phases, providing predictable land use expectations for each phase
of the development.

4. Allow City-initiated PD zoning to achieve goals such as historic preservation,
neighborhood conservation, or phasing of development.

B. Establishment of District

A PD Zoning District may be combined with any district shown in the Residential,
Commercial or Industrial Zoning Districts in accordance with the provisions of this Section and 
Section 18.03. Each PD Zoning District shall be numbered. The Zoning Map shall identify the 
underlying Zoning District and the PD Zoning District number (e.g. R-1-PD/1). A PD Zoning 
District may include more than one underlying Zoning District. The application for a PD  Zoning 
District shall include Development Standards for the Planned Unit Development. The standards 
shall include, but not be limited to, information regarding allowable uses, parking, setbacks, 
building heights, lot coverage, grading, landscaping, and other issues appropriate to the Zoning 
District. 

A PD Zoning District may be established as an amendment to this Title in accordance with 
Chapter 18.03 upon application of the property owner or owners or upon recommendation of a 
majority of the Planning Commission and/or action of the City Council on parcels of land which 
are suitable for, and of sufficient acreage (minimum two acres) to contain a Planned Unit 
Development. 

C. Permitted Uses

All provisions of the underlying Zoning District shall apply unless specifically modified
by a Preliminary and/or Precise Development Plan. The following modifications to underlying 
Zoning District provisions may be allowed. 

1. Clustering of single-family or multifamily dwellings in Residential Zoning
Districts in order to preserve unique features on a property or provide for public
parks and/or buildings. Development shall not exceed General Plan densities;
however, clustering may be used to achieve the allowable General Plan density

Exhibit A - Amended Zoning Text 
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for the entire site including the land area of features preserved. Undevelopable 
lands shall not count toward allowable densities. 

2. Master planning of a site or area with multiple property owners in order to provide 
predictable land use expectations for individual owners. Land uses shall be
consistent with underlying General Plan land uses; however, residential densities
may be distributed throughout the master planned area as if it were a single
property.

3. City-initiated PD zoning to achieve goals such as historic preservation,
neighborhood conservation, or phasing of development or to:

a. Enhance and preserve unique features on a property, such as historical
significance, unusual topographic or physiographic characteristics.

b. Allow provision for or development of parks, public buildings, and
public amenities.

D. Variation from Zoning District Regulations

The regulations and requirements of the Zoning District with which the PD Zoning
District is combined shall apply, except as may be modified or changed by the approved 
development plan or policy statement. In a PD Zoning District, the Precise Development Plan 
approved and adopted by the City Council may allow variation from the strict application of 
Zoning District regulations with respect to fences, walls and hedges; screening and landscaping; 
front and side yards; distances between structures (building separations may be reduced to zero 
feet (0') provided that firewalls are provided per UBC standards); heights; internal street rights- 
of-way, pavement widths and sidewalks; lot coverage, lot size, and the determination of usable 
open space. Where variation from lot size is proposed, no more than 25% of lots in any 
development may be less than 4,000 square feet and no lots may be less than 3,000 square feet. 
All such variations from Zoning District regulations shall be noted in the approved  development 
plan. Variations from the following regulations shall not be allowed: residential floor area ratio 
and residential rear yard setbacks. 

E. Residential Densities

Residential densities in a PD Zoning District shall not exceed the residential densities
permitted by the General Plan, including undevelopable lands as defined. 

Section 18.08.020 Individual PD Zoning District Development Standards 

The following PD Zoning Districts have been established by appropriate action of the City 
Council, subject to the following deviations from base Zoning District standards. If a Preliminary 
Development Plan or Precise Development Plan has expired per chapter 18.03, a new Precise 
and/or Preliminary Development Plan must be filed and approved prior to any use of the 
property within the PD Zoning District. 

A. P-D/1   Jefferson Springs

All provisions of the R-1 Single Family Residential Zoning District shall apply. All
structures built in conformity with the adopting site plan shall be legal conforming structures. 

B. P-D/2   Jefferson Villas

All provisions of the R-1 Single Family Residential Zoning District shall apply. All
structures built in conformity with the adopting site plan shall be legal conforming structures. 

PAGE 119



City of Cloverdale Zoning Code 

85 

C. P-D/3   Solar Park

All provisions of the R-3 Multi-Family Residential Zoning District as it exists or may be
modified shall apply. All structures built in conformity with the adopting site plan shall be legal 
conforming structures. 

D. P-D/4 Kings Valley

All provisions of the R-3 Multi-Family Residential Zoning District as it exists or may be
modified shall apply. All structures built in conformity with the adopting site plan shall be legal 
conforming structures. 

E. P-D/5 Bandiera Winery

1. Permitted Uses

• Winery with total annual production of 50,000 cases.
• Addition to existing winery building to be used exclusively for small

wood aging.
• A small retail sales area.
• Crushing, fermenting, aging, bottling and shipping of all wine produced

as bottled case goods.
2. Operating Provisions

• No tasting or tours.
• Storage and/or fermenting tanks shall not be visible outside of buildings.
• Maximum of five full-time employees.
• All company owned equipment shall be parked off street in the crushing- 

fermenting area.
• Operating hours during the crushing season shall not exceed a 10 to 12

hour work day. All other work days shall be standard 8 hour days.
F. P-D/6   Clover Springs

All provisions of the R-1 Single Family Residential Zoning District shall apply with the
following exceptions: 

1. The following are the only permitted uses, provided that uses shall also comply
with the permitting requirements set forth in Chapter 18.03 entitled Land Use Permits and 
Approvals. 

• Single family dwellings
• Accessory buildings
• Home Occupations
• Accessory uses per the R-1 Zoning District
• Open space/Passive parks
• Private recreation facilities
• Guest quarters/in-law residence

2. Residential Siting and Planning Design Guidelines

a. Encroachments into Required Yards – Architectural features such as roof
eaves, fireplaces, box-outs, built-in shelves, bay windows and similar
features are permitted to extend up to two feet six inches (2’ 6”) into the
minimum front, rear and side yard setbacks.
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b. Ground-Level Air Conditioning Unit Screening and Locations – Ground 
air conditioning units are to be within a fenced yard, or otherwise screened 
with walls, fencing or landscaping. Air conditioning units that are located 
within a solid fenced side or rear yard are not required to be screened. 
Ground level air conditioning units and their enclosures are permitted 
within the side or rear yard setback, provided enclosures do not exceed 
five feet (5’) in height and are located at least two feet (2’) from the side 
property line and five feet (5’) from the rear property line. 

c. Fencing Standards 

Side and rear yard, interior lots: Side and rear yard fencing may be 
constructed up to six feet (6’) in height, as measured from the high side of 
the fence. The fencing in the side and rear yard shall conform to the privacy 
fence standard. 

Side yard on corner lots: Fencing is permitted in the side yard abutting a 
street with a minimum setback of eight feet (8’) from the back of the 
property line. 

Front yard:  Courtyard walls are permitted in the front yard, up to ten  feet 
(10’) from the back of the walk. Courtyard walls encroaching into the 
required front yard setback may not exceed three feet (3’) in height. 

Open Space lots: Open fencing will be utilized along lot edges common  to 
open spaces, as well as to define community areas. Provided regulations 
contained within the project CC&Rs are complied with, homeowners have 
the following options for open fencing: 

• Two foot (2’) knee-high wall (a short masonry wall) 
• Two foot (2’) knee-high wall with four foot (4’) wrought-iron style 

fence on top. 
• Six foot (6’) wrought iron style fence may be utilized in the side 

yard areas of open space lots, along interior property lines. 
Wrought-iron style fencing is to be of a consistent design 
throughout the project. 

• A three and one-half foot (3’6”’) split rail fence will be constructed 
as part of the landscaping along Porterfield Creek. 

 
Fencing adjacent to streets: There are a number of areas  within  the project 
that back up to streets that require fencing, the following fencing standards 
have been established for these areas: 

• Six foot (6’) wooden barrier fence will be constructed adjacent to 
Cloverdale Boulevard. 

• Six foot (6’) perimeter wood fence will be constructed along the 
Foothills Boulevard landscape corridor and the lots that back up to 
the existing Hot Springs Road. 

All solid wood fences will be painted/stained to be consistent with 
the criteria established within the CC&Rs for the project. 
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d. Trash Receptacle Storage – trash receptacle storage is restricted to the 
garage within a non-fenced yard, or within a screened area located behind 
the leading edge of the house. 

3. Residential Housing Siting Criteria 

Setbacks Estate Premier Classic 

Front Yard, Living Space 15’ 15’ 15’ 
Front Yard, Garage Door (3, 7) 18’ 18’ 18’ 
Side Yard, Interior (6) 5’ 5’ 5’ 
Side Yard, Adjacent to Street (8)        12.5’ 12.5’ 12.5’ 
Rear Yard (3, 4, 6) 15’ 15’ 15’ 
Building Coverage (5) 50% 50% 50% 

Height Limit 

Maximum Building Height 35’ 

Attached Shade Structures 

All shade structures shall conform to a minimum twelve foot (12’) rear yard 
setback and a five foot (5’) side yard setback. The three foot (3’) encroachment into 
the standard fifteen (15’) setback shall not be enclosed by more than 20% of its 
perimeter and shall not exceed 50% of the required usable rear yard area. 

The number of lots within Phase I which would be allowed to utilize this provision 
for a reduction in the rear yard setback shall be in accordance with the parcels 
detailed in the August 19, 1997 letter submitted by the Del Webb California 
Corporation to the City, and in no case, shall the number  of  lots exceed 40% of 
the total lot count of Phase I. The number of lots within Phase II which would be 
allowed to utilize this provision shall not exceed 40% of the total lot count of Phase 
I. The number of lots within Phase II which would be allowed to utilize this 
provision shall not exceed 40% of the total lot count unless otherwise approved by 
the City through the adoption of the Precise  Development Plan for Phase II. 

Accessory Structures 

Permitted outside of the required front yard; 5 foot (5’) setback required from a 
side or rear property line for detached structures; may be further regulated by the 
project CC&Rs. 

Off-Street Parking 

Two spaces per dwelling unit 

Footnotes (Siting Criteria) 

i. Lot width is measured eighteen feet (18’) from the back of the front property line. 
Cul-de-sac, elbow lots and lots on curved streets may have a width less than 
specified provided they meet lot area and building setback requirements. 

ii. Required lot depth may be reduced up to ten feet (10’) in some cases, provided the  
lots  otherwise  meet  lot  area  and  building  setback  requirements.      Some 
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examples of such cases are lots on cul-de-sacs or elbows and constrained by trees 
or natural features. 

iii. Driveway length is measured from property line to face of garage door.
Architectural projections of up to two feet (2’) will be allowed to project into the
front and side yard setbacks.

iv. The rear yard setback is exclusive of roof overhangs and architectural projections.

v. Roof overhangs, patios, covered porches, shade structures, driveways, walkways
and the like are exempted from the building coverage calculation.

vi. Air conditioning units can encroach up to three feet (3’) into the side and rear yard
setbacks.

vii. The front yard setback will be staggered a minimum of two feet (2’) on every third
unit. This requirement will not apply where the street centerline radius is 1,000
feet or less, on the bulb area of cul-de-sac lots or on elbow lots.

viii. The measurement for minimum sideyard setbacks for corner lots will be taken
from the back of the sidewalk. All corner lots will have a minimum corner sideyard
setback of twelve and a half feet (12’6”) with the exception of lots 74, 114, 159 and
160 which will have a minimum fifteen foot (15’) setback from the back of the
sidewalk. These lots differ in setback due to their location adjacent to a collector or
arterial street.

4. Recreation Facility Siting Criteria

Setbacks

Building Setback from Street Right-of-Way 30’ 
Building Setback from Adjacent Residential Property Line 30’ 
Building Setback from Open Space 10’ 
Outdoor Recreation Facility Setback from Street Right-of-Way 10’ 
Outdoor Recreation Facility Setback from Residential Lots 10’ 
Outdoor Recreation Facility Setback from Open Space 10’ 
Parking Lot Setback from Residential Property Line 25’ 
Parking Lot Setback from Street Right-of-Way 10’ 
Building, Parking and Outdoor Recreation Facility Setback 

From the Flowline of Porterfield Creek 60’ 

Height Limit 

Maximum Building Height One-Story (40’) 

Parking Requirements 

Parking Requirements 1 space/250 sf of building area 

G. P-D/7   Rancho de Amigos – Residential Portions

All provisions of the R-1 Single Family Residential Zoning District shall apply to the
single-family lots. 
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Provisions of the R-3 Multi-Family Residential District shall apply to the townhouse 
portion of the site. All structures built in conformity with the adopting site plan shall be legal 
conforming structures within the townhouse development. 

H. P-D/7   Rancho de Amigos – Shopping Center/Business Park 

For the shopping center portion of the site, all provisions of the General Commercial (G- 
C) Zoning District shall apply. New development is subject to the Architectural Design 
Guidelines and Sign Program on file in the Planning Department. For the business park portion 
of the site, an assisted living project is compatible with the business park designation. 

I. P-D/8 Furber II – The Preliminary Development Plan for this P-D expired and is null 
and void. 

J. P-D/9   Citrus Gardens 

All provisions of the R-3 Multi-Family Residential Zoning District as it exists or may be 
modified shall apply. All structures built in conformity with the adopting site plan shall be legal 
conforming structures. 

K. P-D/10  The Cottages 

All provisions of the R-1 Single Family Residential Zoning District shall apply with the 
following exceptions: 

1. Sideyard Setbacks 

a. A minimum separation of twenty feet (20’) between two-story wall to two-
story wall of adjoining residential units. 

b. A minimum separation of fifteen feet (15’) between single story wall to two 
story wall of adjoining residential units. 

c. A minimum separation of ten feet (10’) between single story wall to single 
story wall of adjoining residential units. 

2. Height limitations 

a. All residences placed on Lots 12 – 24 and 42-48 of Area I and Lots 140, 141, 
154, 155, 166, 167 and 180 of Area II are single story in height. If the height 
of any residential unit listed above is desired to be increased beyond single 
story, the applicant shall submit a visual analysis containing a minimum 
of two cross-sections for each area that extend across the width of the 
property. The visual analysis shall depict the height and orientation of the 
residential unit, location of any retaining walls, roads, building pads, and 
integration of all proposed landscaping. The visual analysis shall be 
submitted to the Planning Commission for their review and approval. 

3. Open Space 

a. All properties adjoining the northerly property line (Lots 11 – 20) shall 
maintain a thirty foot (30’) open space buffer area in which no development 
may occur. “Development” shall include the construction or placement of 
any permanent structure that would be subject to the issuance  of  a  
building  permit  including,  but  not  limited  to        decks, 
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platforms, accessory buildings and swimming pools or the construction  of 
any temporary structure not subject to the Building Code such as, but not 
limited to, accessory structures, play equipment and saunas. 

L. P-D/11 Ioli Ranch 

All provisions of the R-3 Multi-Family Residential Zoning District as it exists or may be 
modified shall apply. All structures built in conformity with the adopting site plan shall be legal 
conforming structures. 

M. P-D/12  Vineyards At Cloverdale 

All provisions of the R-1 Single Family Residential Zoning District shall apply. All 
structures built in conformity with the adopting site plan shall be legal conforming structures. 

N. P-D/13  Sunrise Hills 

All provisions of the R-1 Single Family Residential Zoning District shall apply. All 
structures built in conformity with the adopting site plan shall be legal conforming structures. 

O. P-D/14 Sunrise Hills II 

All provisions of the R-1 Single Family Residential Zoning District shall apply, with the 
following exceptions: 

Setbacks 

Front Yard, Living Space 10’ 
Front Yard, Garage Door 20’ 
Side Yard, Interior  1-story = 5’; 2-story = 10’ 
Rear Yard 10’ to rear of house or detached garage 

P. Reserved 

Q. P-D/16 Creekside 

The following standards adopted with the Precise Development Plan shall apply: 
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Lot # Lot Size 

(sf) 

Unit Size 

(sf) 

Lot 
Coverage 

FAR Front 
Setback 

Right 
Side 

Setback 

Left Side 
Setback 

Rear 
Setback 

1 3,774 1,858 38% .49 21’ 5’ 4’6” 22’ 

2 3,774 1,858 38% .49 21’ 5’ 4’6” 22’ 

3 3,774 1,858 38% .49 21’ 5’ 4’6” 22’ 

4 3,774 1,858 38% .49 21’ 5’ 4’6” 22’ 

5 3,650 1,858 39.3% .51 21’ 5’ 4’6” 18’ 

6 3,798 1,858 37.8% .49 21’ 5’ 5’9” 18’ 

7 13,000 2,110 11.1% .16 24’ 26’ 5’ 47’ 

8 5,563 1,978 25.6% .36 24’ 5’ 5’ 45’ 

9 8,445 2,406 17.7% .28 45’2” 5’ 5’ 104’ 

10 36,060 3,713 7.4% .10 135’9” 83’ 5’ 150’ 

 
Section 18.08.030 Specific Plan (SP) Zoning District 

A. Purpose and Intent 

It is the purpose of this Section to provide a method for the zoning of lands with adopted 
Specific Plans for which customized development and use regulations have been approved by 
the City Council.  The creation of a Specific Plan (SP) Zoning District is necessary  to provide 
adequate development flexibility for innovation in residential building types, land use mixes, site 
design, and development concepts. 

B. Applicability 

This Section shall apply to the properties designated in the Cloverdale General Plan Land 
Use Element as requiring preparation of a Specific Plan and to any other project site for which the 
applicant believes that implementation of a Specific Plan will benefit the project and the City. 

All Specific Plan applications shall be accompanied by a zone change application 
requesting a change from the existing Zoning District to the Specific Plan Zoning District. The 
Specific Plan Zoning District shall be designated on the Zoning Map by the symbol "SP" followed 
by a number to designate the Specific Plan (e.g. SP-3.1, SP-3.2, etc.). Each Specific Plan Zoning 
District shall be a logical geographical unit and may include one or more parcels. Any Specific 
Plan Zoning District may be broken down into subareas for the purpose of assigning specific 
development standards and regulations. 

A Specific Plan Zoning District shall conform to the policies of the General Plan 
designation for the area. The minimum size for a Specific Plan Zoning District shall be five (5) 
acres. Smaller parcels may be combined in an application to meet minimum qualification for land 
area. 
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C. Establishment of a Specific Plan Zoning District

A Specific Plan Zoning District shall be established by recommendation of the Planning
Commission and approval of an ordinance by the City Council and include the following 
information: 

1. Identification of the geographical area where Zoning District standards and
subarea standards shall apply.

2. Description of the intent and character of area development.

3. Identification of environmental mitigation measures and important features to be
preserved.

4. Identification of uses permitted and uses requiring Conditional Use Permits.

5. Identification of street and right-of-way standards and easements for provisions
of utilities and pathways.

6. Identification of standards for weight and bulk, set-back, parking, lot size,
percentage of open space and type of landscaping.

D. Adoption of Specific Plan Zoning District

Adoption of a Specific Plan District shall be as follows:

1. The Planning Director shall determine that the proposal for a Specific Plan Zoning
District includes the information required.

2. The Planning Director shall propose acceptance of a completed environmental
document prepared pursuant to CEQA or shall otherwise demonstrate compliance 
with CEQA.

3. The Planning Commission shall hold a public hearing after providing a minimum
of 10 days notice published in a newspaper of local circulation and by mailing first
class to the owners of property within 300 feet of the Specific Plan area as their
names and addresses are shown on the latest adopted County Tax Roll.

4. The Planning Commission shall recommend Zoning District adoption to the City
Council through resolution with a minimum affirmative vote of the majority of the
total voting membership of the Planning Commission.

5. The City Council shall hold a public hearing in accordance with the notice
requirements above.

6. The City Council shall adopt a Specific Plan Zoning District by amendment of this
Title. Any changes proposed by the City Council not previously considered by the
Planning Commission must be referred to the Planning Commission for
consideration and recommendation prior to City Council action.

Section 18.08.040 Individual Specific Plan Zoning District Development Standards 

The following SP Zoning Districts have been established by appropriate action of the 
City Council, subject to the following provisions. 
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A. SP-1 Alexander Valley Resort Specific Plan 

This Section provides regulations and standards for the development of the Alexander 
Valley Resort Project site and the SP-1 Zoning District. 

B. Precise Development Plan Required 

1. A Precise Development Plan shall be required prior to any development in each of 
the six (6) land use designations in this Plan: Resort Hotel/Spa, Golf Course, Resort 
Residential, Single-Family Residential, Estate Residential, and Entry Commercial. 
Each Precise Development Plan shall be consistent with the Alexander Valley 
Resort Specific Plan and the phasing provisions below. 

2. A visual “gateway” or entrance theme shall be submitted by the Developer and 
approved by the City prior to or with the first Precise Development Plan approval. 
A visual analysis of the rough grading plan for the site, including the grading for 
the proposed western hill with the serpentine outcropping shall be prepared prior 
to or with the first Precise Development Plan, together with the proposed 
“gateway” theme. 

3. A Precise Development Plan amendment, as specified in this Section, shall be 
required for any change to the approved Precise Development Plan, except for 
minor changes in golf course design and alignment. 

4. The project shall meet all requirements of the Cloverdale Inclusionary Housing 
Ordinance as it exists or is amended. 

5. Precise Development Plans for all phases of the development may be submitted 
and approved simultaneously, provided that no temporary or permanent 
occupancy permits for the Resort Residential, Single-Family Residential and Estate 
Residential units shall be issued until: 1) an occupancy permit is issued for the 
Hotel: and 2) nine holes of the golf course, west of the NWP rail line, are complete. 

6. Construction of the first nine (9) holes of the golf course is dependent on the 
availability of recycled wastewater (“Recycled Water”), transportation of that 
water to the west side of the NWP tracks, annexation to the City of Cloverdale, 
and City entitlements. The timing of the construction of the second nine (9) holes 
contemplated by this Specific Plan (“Regulation Course”) is dependent, in part, on 
the rescission or expiration of the Williamson Act Contract (“Contract”) on a 
portion of the Project property that is included as a part of the second nine (9) 
holes, the availability of Recycled Water and obtaining permanent railroad 
crossing rights from the North Coast Railroad Authority ("Crossing Rights"). 

If the Developer is unable to achieve rescission of the Contract, obtain sufficient 
Recycled Water, and/or obtain Crossing Rights in a timely manner, so as to  allow 
for completion of the Regulation Course, the Developer shall amend the Precise 
Development Plan for the golf course to provide for a nine  (9)  hole course, 
including a driving range and clubhouse, on property owned by the Developer 
that is not subject to the Contract, dependent on Recycled Water, or dependent on 
Crossing Rights (“9-Hole Course”). Developer shall propose an alternate use for 
the remaining acreage. Such use may require an amendment to the Alexander 
Valley Resort Specific Plan. 
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C. Relationship to the Zoning Ordinance 

All provisions of this Title shall apply in the SP-1 Zoning District, except as specifically 
modified by this Section. 

D. Pedestrian/Bicycle Trails 

Each Precise Development Plan shall provide for pedestrian/bicycle trails to complete the 
trails system identified in the Specific Plan. 

E. Resort Hotel/Spa 

The 100-150 room hotel and a full-service spa facility will function together as a wine 
country destination resort and as the anchor of the Alexander Valley Resort project. Amenities 
will include, those normally found in a resort complex, including, but not limited to, a restaurant, 
conference center and gift shop. The Resort shall be consistent with all aspects of the Cloverdale 
General Plan Destination Commercial land use designation and applicable goals of the Land Use 
and Community Design Elements. 

The hotel will be sited on a knoll overlooking Resort Residential and Golf Course areas 
and capitalizing on Alexander Valley/Russian River vistas. The European wine country style 
architectural theme described in this Specific Plan shall be consistent throughout the Resort.  The 
hotel is assigned a visually prominent location on the Project site and shall be designed to quality 
resort style standards. The mass of the building(s) shall be broken up by favoring terraced roofs 
and offsets in wall planes. The maximum height for the hotel shall be 62 feet above ground level, 
including towers and similarly distinct architectural elements. The spa shall be confined within 
the hotel complex. Outdoor facilities, consisting of a swimming pool and other recreational 
activity areas shall be sited and buffered to reduce noise intrusion on the hotel. 

Parking areas shall be off-street, landscaped and screened from view. It is anticipated that 
parking for the Resort complex, the Resort Residential units and the Golf Course facilities will 
share parking areas, particularly during off-peak hours. For example, the hotel may use  golf club 
parking in the evening when the golf course is not in use. 

F. Golf Course 

1. The Alexander Valley Golf Club will be a regulation 18-hole golf course, with 
multiple tee areas providing varying overall lengths up to 6500 yards. A clubhouse, 
practice facility and maintenance area, natural resource preserves, and 
pedestrian/bicycle trails are included as a part of the golf course project. The 
Alexander Valley Golf Club will be open to Golf Club members, guests of the Resort 
and the general public on a daily fee basis. 

2. Clubhouse uses and standards: 

a. Maximum height of the clubhouse building shall be 35 feet. 

b. Allowable uses are golf course management offices, pro shop, men and 
women’s locker rooms, restaurant and banquet facilities and golf cart storage. 
Any expansion or change after Precise Development Plan approval shall 
require a Precise Development Plan amendment. 

c. The Precise Development Plan for the golf clubhouse shall provide adequate 
parking  to  serve  peak  demand  for  banquet  activities  and  shall    include 
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parking that complies with the City of Cloverdale standards. Shared parking 
may be proposed between golfing and banquet facilities if the uses have 
different peaking characteristics. Shared parking may only be allowed based 
on a shared parking analysis, using Urban Land Institute or similar 
methodologies, and approved by the City’s Planning Director. 

3. Practice facilities:

a. The practice facilities, which include a driving range and a putting green, will
be sited so as to buffer the hotel and Resort Residential areas from the adjacent
industrial uses.

b. The driving range will be recessed from the hotel site and heavily buffered,
on all sides, by landscaping.

c. Protective netting will be installed to protect adjacent uses from errant golf
balls.

4. Maintenance facilities:

a. Maximum height of maintenance building structures shall be 24 feet.

b. All activities and equipment storage shall be within enclosed buildings,
except for sand, gravel and similar bulk construction materials, which shall be
screened from public view with fences, landscaping, buildings or similar
features.

5. Natural resource areas shall meet requirements of the Alexander Valley Resort
Specific Plan.

6. Accessory structures, including snack shop, restrooms and a maintenance building
shall be allowed on the golf course.

7. All Golf Course improvements shall conform to the “gateway” design concept.

G. Resort Residential

1. Resort Residential units shall meet the provisions of the R-CT or R-3 Multi-Family
Residential Zoning Districts as they exist or may be modified.

2. The Precise Development Plan for Resort Residential shall conform to Specific Plan
policies to mitigate impacts from the adjoining industrial area.

3. An Acoustic Study shall be submitted, and building assemblies shall be designed so
that interior noise levels shall not exceed 45dBA inside all living units.

H. Single-Family Residential

1. Single-Family Residential units shall meet the requirements of the R-2 Zoning
District, as it exists or may be amended, except that lot sizes may be reduced to  4,000
square feet and the lot width, depth and setback requirements reduced based on the
PUD Permit provisions in Chapter 18.03. No more than one dwelling unit may be
built on each lot.

2. A visual analysis shall be submitted with the Precise Development Plan application
for the Single-Family Residential area. Steps to minimize views of houses from the
City shall be detailed.
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3. Site and building design shall conform to the gateway design concept. 

4. A Precise Development Plan amendment shall be required for any addition to or 
expansion of housing units after initial construction, including accessory structures. 

I. Estate Residential 

1. Estate Residential units shall meet the requirements of the R-1 Zoning District, except 
that setbacks and lot sizes may be modified to save significant trees and oak forest 
groupings. 

2. A visual analysis shall be submitted with the Precise Development Plan application 
for the Estate Residential area. Steps to minimize views of houses from the City and 
Alexander Valley shall be detailed. 

3. An arborist report shall be provided with Precise Development Plan submittal. The 
report shall identify significant individual trees and significant groupings of trees 
(oak forest). Houses and lots shall be sited to preserve trees and forest groupings to 
the extent possible. 

4. A Precise Development Plan amendment shall be required for any addition to or 
expansion of housing units after initial construction, including accessory structures 
and removal of significant trees identified in the arborist report. 

J. Entry Commercial 

1. An entry design theme and visual analysis shall be submitted with the Precise 
Development Plan application for the Entry Commercial area. Design shall include  a 
visual buffer, such as landscape and berms, between Asti Road and the development 
on the site. 

2. Design shall conform to the “gateway” design concept. 

3. Entry Commercial development shall meet the requirements of the G-C Zoning 
District.  Additionally, the following uses shall be permitted by right: 

a. Restaurants: without entertainment 
serving  alcoholic  beverages 
with indoor and outdoor seating 
with catering 

b. Wine Tasting Facility 

c. Administrative and Executive Offices 

d. Clerical and Professional Offices 

Service stations, drive-through uses and internally illuminated signs shall not be 
allowed. 

4. A Precise Development Plan amendment shall be required for any expansion of buildings 
after initial construction. A use permit shall be required for any uses that require a use 
permit in the G-C Zoning District, with the exception of the permitted uses listed in the 
preceding paragraph. 
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Chapter 18.08 

SPECIAL ZONING DISTRICTS 

Section 18.08.010 Planned Unit Development (PD) Zoning District 

A. Purpose and Intent

The purpose of the PD Zoning District is to provide flexibility in land use development
standards for well-planned developments that conform to the General Plan land use provisions 
and achieve one or more of the following purposes. 

1. Permit the clustering of single-family or multifamily dwellings in order to
preserve unique features on a property or provide for public parks and/or
buildings.

2. Allow master planning of sites with multiple property owners in order to provide
predictable land use expectations for individual owners.

3. Allow master planning of large sites over two acres so that the property can be
developed in phases, providing predictable land use expectations for each phase
of the development.

4. Allow City-initiated PD zoning to achieve goals such as historic preservation,
neighborhood conservation, or phasing of development.

B. Establishment of District

A PD Zoning District may be combined with any district shown in the Residential,
Commercial or Industrial Zoning Districts in accordance with the provisions of this Section and 
Section 18.03. Each PD Zoning District shall be numbered. The Zoning Map shall identify the 
underlying Zoning District and the PD Zoning District number (e.g. R-1-PD/1). A PD Zoning 
District may include more than one underlying Zoning District. The application for a PD  Zoning 
District shall include Development Standards for the Planned Unit Development. The standards 
shall include, but not be limited to, information regarding allowable uses, parking, setbacks, 
building heights, lot coverage, grading, landscaping, and other issues appropriate to the Zoning 
District. 

A PD Zoning District may be established as an amendment to this Title in accordance with 
Chapter 18.03 upon application of the property owner or owners or upon recommendation of a 
majority of the Planning Commission and/or action of the City Council on parcels of land which 
are suitable for, and of sufficient acreage (minimum two acres) to contain a Planned Unit 
Development. 

C. Permitted Uses

All provisions of the underlying Zoning District shall apply unless specifically modified
by a Preliminary and/or Precise Development Plan. The following modifications to underlying 
Zoning District provisions may be allowed. 

1. Clustering of single-family or multifamily dwellings in Residential Zoning
Districts in order to preserve unique features on a property or provide for public
parks and/or buildings. Development shall not exceed General Plan densities;
however, clustering may be used to achieve the allowable General Plan density

Exhibit B - Eliminated Zoning Text
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for the entire site including the land area of features preserved. Undevelopable 
lands shall not count toward allowable densities. 

2. Master planning of a site or area with multiple property owners in order to provide 
predictable land use expectations for individual owners. Land uses shall be
consistent with underlying General Plan land uses; however, residential densities
may be distributed throughout the master planned area as if it were a single
property.

3. City-initiated PD zoning to achieve goals such as historic preservation,
neighborhood conservation, or phasing of development or to:

a. Enhance and preserve unique features on a property, such as historical
significance, unusual topographic or physiographic characteristics.

b. Allow provision for or development of parks, public buildings, and
public amenities.

D. Variation from Zoning District Regulations

The regulations and requirements of the Zoning District with which the PD Zoning
District is combined shall apply, except as may be modified or changed by the approved 
development plan or policy statement. In a PD Zoning District, the Precise Development Plan 
approved and adopted by the City Council may allow variation from the strict application of 
Zoning District regulations with respect to fences, walls and hedges; screening and landscaping; 
front and side yards; distances between structures (building separations may be reduced to zero 
feet (0') provided that firewalls are provided per UBC standards); heights; internal street rights- 
of-way, pavement widths and sidewalks; lot coverage, lot size, and the determination of usable 
open space. Where variation from lot size is proposed, no more than 25% of lots in any 
development may be less than 4,000 square feet and no lots may be less than 3,000 square feet. 
All such variations from Zoning District regulations shall be noted in the approved  development 
plan. Variations from the following regulations shall not be allowed: residential floor area ratio 
and residential rear yard setbacks. 

E. Residential Densities

Residential densities in a PD Zoning District shall not exceed the residential densities
permitted by the General Plan, including undevelopable lands as defined. 

Section 18.08.020 Individual PD Zoning District Development Standards 

The following PD Zoning Districts have been established by appropriate action of the City 
Council, subject to the following deviations from base Zoning District standards. If a Preliminary 
Development Plan or Precise Development Plan has expired per chapter 18.03, a new Precise 
and/or Preliminary Development Plan must be filed and approved prior to any use of the 
property within the PD Zoning District. 

A. P-D/1   Jefferson Springs

All provisions of the R-1 Single Family Residential Zoning District shall apply. All
structures built in conformity with the adopting site plan shall be legal conforming structures. 

B. P-D/2   Jefferson Villas

All provisions of the R-1 Single Family Residential Zoning District shall apply. All
structures built in conformity with the adopting site plan shall be legal conforming structures. 

PAGE 133



City of Cloverdale Zoning Code  

85 

 

 

 
 
C. P-D/3   Solar Park 

All provisions of the R-3 Multi-Family Residential Zoning District as it exists or may be 
modified shall apply. All structures built in conformity with the adopting site plan shall be legal 
conforming structures. 

D. P-D/4 Kings Valley 

All provisions of the R-3 Multi-Family Residential Zoning District as it exists or may be 
modified shall apply. All structures built in conformity with the adopting site plan shall be legal 
conforming structures. 

E. P-D/5 Bandiera Winery 

1. Permitted Uses 

• Winery with total annual production of 50,000 cases. 
• Addition to existing winery building to be used exclusively for small 

wood aging. 
• A small retail sales area. 
• Crushing, fermenting, aging, bottling and shipping of all wine produced 

as bottled case goods. 
2. Operating Provisions 

• No tasting or tours. 
• Storage and/or fermenting tanks shall not be visible outside of buildings. 
• Maximum of five full-time employees. 
• All company owned equipment shall be parked off street in the crushing- 

fermenting area. 
• Operating hours during the crushing season shall not exceed a 10 to 12 

hour work day. All other work days shall be standard 8 hour days. 
F. P-D/6   Clover Springs 

All provisions of the R-1 Single Family Residential Zoning District shall apply with the 
following exceptions: 

1. The following are the only permitted uses, provided that uses shall also comply 
with the permitting requirements set forth in Chapter 18.03 entitled Land Use Permits and 
Approvals. 

• Single family dwellings 
• Accessory buildings 
• Home Occupations 
• Accessory uses per the R-1 Zoning District 
• Open space/Passive parks 
• Private recreation facilities 
• Guest quarters/in-law residence 

2. Residential Siting and Planning Design Guidelines 

a. Encroachments into Required Yards – Architectural features such as roof 
eaves, fireplaces, box-outs, built-in shelves, bay windows and similar 
features are permitted to extend up to two feet six inches (2’ 6”) into the 
minimum front, rear and side yard setbacks. 
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b. Ground-Level Air Conditioning Unit Screening and Locations – Ground 
air conditioning units are to be within a fenced yard, or otherwise screened 
with walls, fencing or landscaping. Air conditioning units that are located 
within a solid fenced side or rear yard are not required to be screened. 
Ground level air conditioning units and their enclosures are permitted 
within the side or rear yard setback, provided enclosures do not exceed 
five feet (5’) in height and are located at least two feet (2’) from the side 
property line and five feet (5’) from the rear property line. 

c. Fencing Standards 

Side and rear yard, interior lots: Side and rear yard fencing may be 
constructed up to six feet (6’) in height, as measured from the high side of 
the fence. The fencing in the side and rear yard shall conform to the privacy 
fence standard. 

Side yard on corner lots: Fencing is permitted in the side yard abutting a 
street with a minimum setback of eight feet (8’) from the back of the 
property line. 

Front yard:  Courtyard walls are permitted in the front yard, up to ten  feet 
(10’) from the back of the walk. Courtyard walls encroaching into the 
required front yard setback may not exceed three feet (3’) in height. 

Open Space lots: Open fencing will be utilized along lot edges common  to 
open spaces, as well as to define community areas. Provided regulations 
contained within the project CC&Rs are complied with, homeowners have 
the following options for open fencing: 

• Two foot (2’) knee-high wall (a short masonry wall) 
• Two foot (2’) knee-high wall with four foot (4’) wrought-iron style 

fence on top. 
• Six foot (6’) wrought iron style fence may be utilized in the side 

yard areas of open space lots, along interior property lines. 
Wrought-iron style fencing is to be of a consistent design 
throughout the project. 

• A three and one-half foot (3’6”’) split rail fence will be constructed 
as part of the landscaping along Porterfield Creek. 

 
Fencing adjacent to streets: There are a number of areas  within  the project 
that back up to streets that require fencing, the following fencing standards 
have been established for these areas: 

• Six foot (6’) wooden barrier fence will be constructed adjacent to 
Cloverdale Boulevard. 

• Six foot (6’) perimeter wood fence will be constructed along the 
Foothills Boulevard landscape corridor and the lots that back up to 
the existing Hot Springs Road. 

All solid wood fences will be painted/stained to be consistent with 
the criteria established within the CC&Rs for the project. 
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d. Trash Receptacle Storage – trash receptacle storage is restricted to the
garage within a non-fenced yard, or within a screened area located behind
the leading edge of the house.

3. Residential Housing Siting Criteria

Setbacks Estate Premier Classic 

Front Yard, Living Space 15’ 15’ 15’ 
Front Yard, Garage Door (3, 7) 18’ 18’ 18’ 
Side Yard, Interior (6) 5’ 5’ 5’ 
Side Yard, Adjacent to Street (8)     12.5’ 12.5’ 12.5’ 
Rear Yard (3, 4, 6) 15’ 15’ 15’ 
Building Coverage (5) 50% 50% 50% 

Height Limit 

Maximum Building Height 35’ 

Attached Shade Structures 

All shade structures shall conform to a minimum twelve foot (12’) rear yard 
setback and a five foot (5’) side yard setback. The three foot (3’) encroachment into 
the standard fifteen (15’) setback shall not be enclosed by more than 20% of its 
perimeter and shall not exceed 50% of the required usable rear yard area. 

The number of lots within Phase I which would be allowed to utilize this provision 
for a reduction in the rear yard setback shall be in accordance with the parcels 
detailed in the August 19, 1997 letter submitted by the Del Webb California 
Corporation to the City, and in no case, shall the number  of  lots exceed 40% of 
the total lot count of Phase I. The number of lots within Phase II which would be 
allowed to utilize this provision shall not exceed 40% of the total lot count of Phase 
I. The number of lots within Phase II which would be allowed to utilize this
provision shall not exceed 40% of the total lot count unless otherwise approved by
the City through the adoption of the Precise  Development Plan for Phase II.

Accessory Structures 

Permitted outside of the required front yard; 5 foot (5’) setback required from a 
side or rear property line for detached structures; may be further regulated by the 
project CC&Rs. 

Off-Street Parking 

Two spaces per dwelling unit 

Footnotes (Siting Criteria) 

i. Lot width is measured eighteen feet (18’) from the back of the front property line.
Cul-de-sac, elbow lots and lots on curved streets may have a width less than
specified provided they meet lot area and building setback requirements.

ii. Required lot depth may be reduced up to ten feet (10’) in some cases, provided the
lots  otherwise  meet  lot  area  and  building  setback  requirements.      Some
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examples of such cases are lots on cul-de-sacs or elbows and constrained by trees 
or natural features. 

iii. Driveway length is measured from property line to face of garage door.
Architectural projections of up to two feet (2’) will be allowed to project into the
front and side yard setbacks.

iv. The rear yard setback is exclusive of roof overhangs and architectural projections.

v. Roof overhangs, patios, covered porches, shade structures, driveways, walkways
and the like are exempted from the building coverage calculation.

vi. Air conditioning units can encroach up to three feet (3’) into the side and rear yard
setbacks.

vii. The front yard setback will be staggered a minimum of two feet (2’) on every third
unit. This requirement will not apply where the street centerline radius is 1,000
feet or less, on the bulb area of cul-de-sac lots or on elbow lots.

viii. The measurement for minimum sideyard setbacks for corner lots will be taken
from the back of the sidewalk. All corner lots will have a minimum corner sideyard
setback of twelve and a half feet (12’6”) with the exception of lots 74, 114, 159 and
160 which will have a minimum fifteen foot (15’) setback from the back of the
sidewalk. These lots differ in setback due to their location adjacent to a collector or
arterial street.

4. Recreation Facility Siting Criteria

Setbacks

Building Setback from Street Right-of-Way 30’ 
Building Setback from Adjacent Residential Property Line 30’ 
Building Setback from Open Space 10’ 
Outdoor Recreation Facility Setback from Street Right-of-Way 10’ 
Outdoor Recreation Facility Setback from Residential Lots 10’ 
Outdoor Recreation Facility Setback from Open Space 10’ 
Parking Lot Setback from Residential Property Line 25’ 
Parking Lot Setback from Street Right-of-Way 10’ 
Building, Parking and Outdoor Recreation Facility Setback 

From the Flowline of Porterfield Creek 60’ 

Height Limit 

Maximum Building Height One-Story (40’) 

Parking Requirements 

Parking Requirements 1 space/250 sf of building area 

G. P-D/7   Rancho de Amigos – Residential Portions

All provisions of the R-1 Single Family Residential Zoning District shall apply to the
single-family lots. 
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Provisions of the R-3 Multi-Family Residential District shall apply to the townhouse 
portion of the site. All structures built in conformity with the adopting site plan shall be legal 
conforming structures within the townhouse development. 

H. P-D/7   Rancho de Amigos – Shopping Center/Business Park 

For the shopping center portion of the site, all provisions of the General Commercial (G- 
C) Zoning District shall apply. New development is subject to the Architectural Design 
Guidelines and Sign Program on file in the Planning Department. For the business park portion 
of the site, an assisted living project is compatible with the business park designation. 

I. P-D/8 Furber II – The Preliminary Development Plan for this P-D expired and is null 
and void. 

J. P-D/9   Citrus Gardens 

All provisions of the R-3 Multi-Family Residential Zoning District as it exists or may be 
modified shall apply. All structures built in conformity with the adopting site plan shall be legal 
conforming structures. 

K. P-D/10  The Cottages 

All provisions of the R-1 Single Family Residential Zoning District shall apply with the 
following exceptions: 

1. Sideyard Setbacks 

a. A minimum separation of twenty feet (20’) between two-story wall to two-
story wall of adjoining residential units. 

b. A minimum separation of fifteen feet (15’) between single story wall to two 
story wall of adjoining residential units. 

c. A minimum separation of ten feet (10’) between single story wall to single 
story wall of adjoining residential units. 

2. Height limitations 

a. All residences placed on Lots 12 – 24 and 42-48 of Area I and Lots 140, 141, 
154, 155, 166, 167 and 180 of Area II are single story in height. If the height 
of any residential unit listed above is desired to be increased beyond single 
story, the applicant shall submit a visual analysis containing a minimum 
of two cross-sections for each area that extend across the width of the 
property. The visual analysis shall depict the height and orientation of the 
residential unit, location of any retaining walls, roads, building pads, and 
integration of all proposed landscaping. The visual analysis shall be 
submitted to the Planning Commission for their review and approval. 

3. Open Space 

a. All properties adjoining the northerly property line (Lots 11 – 20) shall 
maintain a thirty foot (30’) open space buffer area in which no development 
may occur. “Development” shall include the construction or placement of 
any permanent structure that would be subject to the issuance  of  a  
building  permit  including,  but  not  limited  to        decks, 
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platforms, accessory buildings and swimming pools or the construction  of 
any temporary structure not subject to the Building Code such as, but not 
limited to, accessory structures, play equipment and saunas. 

L. P-D/11 Ioli Ranch 

All provisions of the R-3 Multi-Family Residential Zoning District as it exists or may be 
modified shall apply. All structures built in conformity with the adopting site plan shall be legal 
conforming structures. 

M. P-D/12  Vineyards At Cloverdale 

All provisions of the R-1 Single Family Residential Zoning District shall apply. All 
structures built in conformity with the adopting site plan shall be legal conforming structures. 

N. P-D/13  Sunrise Hills 

All provisions of the R-1 Single Family Residential Zoning District shall apply. All 
structures built in conformity with the adopting site plan shall be legal conforming structures. 

O. P-D/14 Sunrise Hills II 

All provisions of the R-1 Single Family Residential Zoning District shall apply, with the 
following exceptions: 

Setbacks 

Front Yard, Living Space 10’ 
Front Yard, Garage Door 20’ 
Side Yard, Interior  1-story = 5’; 2-story = 10’ 
Rear Yard 10’ to rear of house or detached garage 

P. P-D/15 Rink Mixed Use 

Development shall be as shown on adopted site plan as follows: 

1. Setbacks: 

a. Minimum side yard from adjacent properties: 9 feet 

b. Rear setback from adjacent property:  20.58 feet 

c. Front setback from North Cloverdale Boulevard: 18.64 feet 

2. Height limits:  Shall comply with requirements of R-2 district. 

3. Parking:  21 off-street space; uncovered spaces to be shared with office uses. 

Q. P-D/16 Creekside 

The following standards adopted with the Precise Development Plan shall apply: 
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Lot # Lot Size 

(sf) 

Unit Size 

(sf) 

Lot 
Coverage 

FAR Front 
Setback 

Right 
Side 

Setback 

Left Side 
Setback 

Rear 
Setback 

1 3,774 1,858 38% .49 21’ 5’ 4’6” 22’ 

2 3,774 1,858 38% .49 21’ 5’ 4’6” 22’ 

3 3,774 1,858 38% .49 21’ 5’ 4’6” 22’ 

4 3,774 1,858 38% .49 21’ 5’ 4’6” 22’ 

5 3,650 1,858 39.3% .51 21’ 5’ 4’6” 18’ 

6 3,798 1,858 37.8% .49 21’ 5’ 5’9” 18’ 

7 13,000 2,110 11.1% .16 24’ 26’ 5’ 47’ 

8 5,563 1,978 25.6% .36 24’ 5’ 5’ 45’ 

9 8,445 2,406 17.7% .28 45’2” 5’ 5’ 104’ 

10 36,060 3,713 7.4% .10 135’9” 83’ 5’ 150’ 

Section 18.08.030 Specific Plan (SP) Zoning District 

A. Purpose and Intent

It is the purpose of this Section to provide a method for the zoning of lands with adopted
Specific Plans for which customized development and use regulations have been approved by 
the City Council.  The creation of a Specific Plan (SP) Zoning District is necessary  to provide 
adequate development flexibility for innovation in residential building types, land use mixes, site 
design, and development concepts. 

B. Applicability

This Section shall apply to the properties designated in the Cloverdale General Plan Land
Use Element as requiring preparation of a Specific Plan and to any other project site for which the 
applicant believes that implementation of a Specific Plan will benefit the project and the City. 

All Specific Plan applications shall be accompanied by a zone change application 
requesting a change from the existing Zoning District to the Specific Plan Zoning District. The 
Specific Plan Zoning District shall be designated on the Zoning Map by the symbol "SP" followed 
by a number to designate the Specific Plan (e.g. SP-3.1, SP-3.2, etc.). Each Specific Plan Zoning 
District shall be a logical geographical unit and may include one or more parcels. Any Specific 
Plan Zoning District may be broken down into subareas for the purpose of assigning specific 
development standards and regulations. 

A Specific Plan Zoning District shall conform to the policies of the General Plan 
designation for the area. The minimum size for a Specific Plan Zoning District shall be five (5) 
acres. Smaller parcels may be combined in an application to meet minimum qualification for land 
area. 
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C. Establishment of a Specific Plan Zoning District 

A Specific Plan Zoning District shall be established by recommendation of the Planning 
Commission and approval of an ordinance by the City Council and include the following 
information: 

1. Identification of the geographical area where Zoning District standards and 
subarea standards shall apply. 

2. Description of the intent and character of area development. 

3. Identification of environmental mitigation measures and important features to be 
preserved. 

4. Identification of uses permitted and uses requiring Conditional Use Permits. 

5. Identification of street and right-of-way standards and easements for provisions 
of utilities and pathways. 

6. Identification of standards for weight and bulk, set-back, parking, lot size, 
percentage of open space and type of landscaping. 

D. Adoption of Specific Plan Zoning District 

Adoption of a Specific Plan District shall be as follows: 

1. The Planning Director shall determine that the proposal for a Specific Plan Zoning 
District includes the information required. 

2. The Planning Director shall propose acceptance of a completed environmental 
document prepared pursuant to CEQA or shall otherwise demonstrate compliance 
with CEQA. 

3. The Planning Commission shall hold a public hearing after providing a minimum 
of 10 days notice published in a newspaper of local circulation and by mailing first 
class to the owners of property within 300 feet of the Specific Plan area as their 
names and addresses are shown on the latest adopted County Tax Roll. 

4. The Planning Commission shall recommend Zoning District adoption to the City 
Council through resolution with a minimum affirmative vote of the majority of the 
total voting membership of the Planning Commission. 

5. The City Council shall hold a public hearing in accordance with the notice 
requirements above. 

6. The City Council shall adopt a Specific Plan Zoning District by amendment of this 
Title. Any changes proposed by the City Council not previously considered by the 
Planning Commission must be referred to the Planning Commission for 
consideration and recommendation prior to City Council action. 

Section 18.08.040 Individual Specific Plan Zoning District Development Standards 

The following SP Zoning Districts have been established by appropriate action of the 
City Council, subject to the following provisions. 

PAGE 141



City of Cloverdale Zoning Code  

93 

 

 

 
 
A. SP-1 Alexander Valley Resort Specific Plan 

This Section provides regulations and standards for the development of the Alexander 
Valley Resort Project site and the SP-1 Zoning District. 

B. Precise Development Plan Required 

1. A Precise Development Plan shall be required prior to any development in each of 
the six (6) land use designations in this Plan: Resort Hotel/Spa, Golf Course, Resort 
Residential, Single-Family Residential, Estate Residential, and Entry Commercial. 
Each Precise Development Plan shall be consistent with the Alexander Valley 
Resort Specific Plan and the phasing provisions below. 

2. A visual “gateway” or entrance theme shall be submitted by the Developer and 
approved by the City prior to or with the first Precise Development Plan approval. 
A visual analysis of the rough grading plan for the site, including the grading for 
the proposed western hill with the serpentine outcropping shall be prepared prior 
to or with the first Precise Development Plan, together with the proposed 
“gateway” theme. 

3. A Precise Development Plan amendment, as specified in this Section, shall be 
required for any change to the approved Precise Development Plan, except for 
minor changes in golf course design and alignment. 

4. The project shall meet all requirements of the Cloverdale Inclusionary Housing 
Ordinance as it exists or is amended. 

5. Precise Development Plans for all phases of the development may be submitted 
and approved simultaneously, provided that no temporary or permanent 
occupancy permits for the Resort Residential, Single-Family Residential and Estate 
Residential units shall be issued until: 1) an occupancy permit is issued for the 
Hotel: and 2) nine holes of the golf course, west of the NWP rail line, are complete. 

6. Construction of the first nine (9) holes of the golf course is dependent on the 
availability of recycled wastewater (“Recycled Water”), transportation of that 
water to the west side of the NWP tracks, annexation to the City of Cloverdale, 
and City entitlements. The timing of the construction of the second nine (9) holes 
contemplated by this Specific Plan (“Regulation Course”) is dependent, in part, on 
the rescission or expiration of the Williamson Act Contract (“Contract”) on a 
portion of the Project property that is included as a part of the second nine (9) 
holes, the availability of Recycled Water and obtaining permanent railroad 
crossing rights from the North Coast Railroad Authority ("Crossing Rights"). 

If the Developer is unable to achieve rescission of the Contract, obtain sufficient 
Recycled Water, and/or obtain Crossing Rights in a timely manner, so as to  allow 
for completion of the Regulation Course, the Developer shall amend the Precise 
Development Plan for the golf course to provide for a nine  (9)  hole course, 
including a driving range and clubhouse, on property owned by the Developer 
that is not subject to the Contract, dependent on Recycled Water, or dependent on 
Crossing Rights (“9-Hole Course”). Developer shall propose an alternate use for 
the remaining acreage. Such use may require an amendment to the Alexander 
Valley Resort Specific Plan. 

PAGE 142



City of Cloverdale Zoning Code 

94 

C. Relationship to the Zoning Ordinance

All provisions of this Title shall apply in the SP-1 Zoning District, except as specifically
modified by this Section. 

D. Pedestrian/Bicycle Trails

Each Precise Development Plan shall provide for pedestrian/bicycle trails to complete the
trails system identified in the Specific Plan. 

E. Resort Hotel/Spa

The 100-150 room hotel and a full-service spa facility will function together as a wine
country destination resort and as the anchor of the Alexander Valley Resort project. Amenities 
will include, those normally found in a resort complex, including, but not limited to, a restaurant, 
conference center and gift shop. The Resort shall be consistent with all aspects of the Cloverdale 
General Plan Destination Commercial land use designation and applicable goals of the Land Use 
and Community Design Elements. 

The hotel will be sited on a knoll overlooking Resort Residential and Golf Course areas 
and capitalizing on Alexander Valley/Russian River vistas. The European wine country style 
architectural theme described in this Specific Plan shall be consistent throughout the Resort.  The 
hotel is assigned a visually prominent location on the Project site and shall be designed to quality 
resort style standards. The mass of the building(s) shall be broken up by favoring terraced roofs 
and offsets in wall planes. The maximum height for the hotel shall be 62 feet above ground level, 
including towers and similarly distinct architectural elements. The spa shall be confined within 
the hotel complex. Outdoor facilities, consisting of a swimming pool and other recreational 
activity areas shall be sited and buffered to reduce noise intrusion on the hotel. 

Parking areas shall be off-street, landscaped and screened from view. It is anticipated that 
parking for the Resort complex, the Resort Residential units and the Golf Course facilities will 
share parking areas, particularly during off-peak hours. For example, the hotel may use  golf club 
parking in the evening when the golf course is not in use. 

F. Golf Course

1. The Alexander Valley Golf Club will be a regulation 18-hole golf course, with
multiple tee areas providing varying overall lengths up to 6500 yards. A clubhouse,
practice facility and maintenance area, natural resource preserves, and
pedestrian/bicycle trails are included as a part of the golf course project. The
Alexander Valley Golf Club will be open to Golf Club members, guests of the Resort
and the general public on a daily fee basis.

2. Clubhouse uses and standards:

a. Maximum height of the clubhouse building shall be 35 feet.

b. Allowable uses are golf course management offices, pro shop, men and
women’s locker rooms, restaurant and banquet facilities and golf cart storage.
Any expansion or change after Precise Development Plan approval shall
require a Precise Development Plan amendment.

c. The Precise Development Plan for the golf clubhouse shall provide adequate
parking  to  serve  peak  demand  for  banquet  activities  and  shall    include
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parking that complies with the City of Cloverdale standards. Shared parking 
may be proposed between golfing and banquet facilities if the uses have 
different peaking characteristics. Shared parking may only be allowed based 
on a shared parking analysis, using Urban Land Institute or similar 
methodologies, and approved by the City’s Planning Director. 

3. Practice facilities: 

a. The practice facilities, which include a driving range and a putting green, will 
be sited so as to buffer the hotel and Resort Residential areas from the adjacent 
industrial uses. 

b. The driving range will be recessed from the hotel site and heavily buffered, 
on all sides, by landscaping. 

c. Protective netting will be installed to protect adjacent uses from errant golf 
balls. 

4. Maintenance facilities: 

a. Maximum height of maintenance building structures shall be 24 feet. 

b. All activities and equipment storage shall be within enclosed buildings, 
except for sand, gravel and similar bulk construction materials, which shall be 
screened from public view with fences, landscaping, buildings or similar 
features. 

5. Natural resource areas shall meet requirements of the Alexander Valley Resort 
Specific Plan. 

6. Accessory structures, including snack shop, restrooms and a maintenance building 
shall be allowed on the golf course. 

7. All Golf Course improvements shall conform to the “gateway” design concept. 

G. Resort Residential 

1. Resort Residential units shall meet the provisions of the R-CT or R-3 Multi-Family 
Residential Zoning Districts as they exist or may be modified. 

2. The Precise Development Plan for Resort Residential shall conform to Specific Plan 
policies to mitigate impacts from the adjoining industrial area. 

3. An Acoustic Study shall be submitted, and building assemblies shall be designed so 
that interior noise levels shall not exceed 45dBA inside all living units. 

H. Single-Family Residential 

1. Single-Family Residential units shall meet the requirements of the R-2 Zoning 
District, as it exists or may be amended, except that lot sizes may be reduced to  4,000 
square feet and the lot width, depth and setback requirements reduced based on the 
PUD Permit provisions in Chapter 18.03. No more than one dwelling unit may be 
built on each lot. 

2. A visual analysis shall be submitted with the Precise Development Plan application 
for the Single-Family Residential area. Steps to minimize views of houses from the 
City shall be detailed. 
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3. Site and building design shall conform to the gateway design concept. 

4. A Precise Development Plan amendment shall be required for any addition to or 
expansion of housing units after initial construction, including accessory structures. 

I. Estate Residential 

1. Estate Residential units shall meet the requirements of the R-1 Zoning District, except 
that setbacks and lot sizes may be modified to save significant trees and oak forest 
groupings. 

2. A visual analysis shall be submitted with the Precise Development Plan application 
for the Estate Residential area. Steps to minimize views of houses from the City and 
Alexander Valley shall be detailed. 

3. An arborist report shall be provided with Precise Development Plan submittal. The 
report shall identify significant individual trees and significant groupings of trees 
(oak forest). Houses and lots shall be sited to preserve trees and forest groupings to 
the extent possible. 

4. A Precise Development Plan amendment shall be required for any addition to or 
expansion of housing units after initial construction, including accessory structures 
and removal of significant trees identified in the arborist report. 

J. Entry Commercial 

1. An entry design theme and visual analysis shall be submitted with the Precise 
Development Plan application for the Entry Commercial area. Design shall include  a 
visual buffer, such as landscape and berms, between Asti Road and the development 
on the site. 

2. Design shall conform to the “gateway” design concept. 

3. Entry Commercial development shall meet the requirements of the G-C Zoning 
District.  Additionally, the following uses shall be permitted by right: 

a. Restaurants: without entertainment 
serving  alcoholic  beverages 
with indoor and outdoor seating 
with catering 

b. Wine Tasting Facility 

c. Administrative and Executive Offices 

d. Clerical and Professional Offices 

Service stations, drive-through uses and internally illuminated signs shall not be 
allowed. 

4. A Precise Development Plan amendment shall be required for any expansion of buildings 
after initial construction. A use permit shall be required for any uses that require a use 
permit in the G-C Zoning District, with the exception of the permitted uses listed in the 
preceding paragraph. 
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P.O. Box 217 • 124 North Cloverdale Blvd. • Cloverdale, CA 95425-0217 • Telephone (707) 894-2521 • FAX (707) 894-3451

(Rev. 07/12)

City Council/Successor Agency
Agenda Item Summary

Agenda Item:
Meeting Date:

6
October 11, 2016

Agenda Section

Public Hearings

Staff Contact

David Kelley. Assistant City Manager/ Community Development
Director

Jerry Haag, Planning Consultant

Agenda Item Title

Proposed Annexation, General Plan Amendment, Prezoning and CEQA document for an approximate 42.5-acre
area lying east of existing City boundaries in an unincorporated portion of Sonoma County. The properties all lie
within the City of Cloverdale Sphere of Influence and City’s Urban Growth Boundary. The Project also includes
consideration of a Conditional Use Permit and Major Design Review for Nu Forest Products, Inc. on
approximately 26.85 acres of the overall annexation area.

Summary

Site Location. East side of Asti Road, south of current City limits, north of the City’s Public Works Corporation
Yard and west of the Russian River. Attachment 1 shows the regional location of the project area.

Property Owners and Assessor Parcel Numbers (APNs). Attachment 2 shows the area in relation to the City of
Cloverdale. The property owner and Assessor’s Parcel numbers are as follows:

1. Nu Forest Products, Inc. - APNs 116-260-004 & -055
2. Richard Cerasoli - APN 116-260-033
3. Charles Schwartzler Trust - APN 116-260-030
4. Gladys Matovich Trust - APN 116-260-050
5. M. Poustinchian - APN 116-260-046
6. PG&E - APN 116-260-045

Project History. In August, 2015, the owner of the majority of the property within the proposed annexation
area, Nu Forest Products Inc. (NFP), previously addressed the City and requested support for this annexation.

Requested Actions. Nu Forest Products has requested City support to file an annexation application with
Sonoma County Local Agency Formation Commission (LAFCO) in order to obtain City services. This will
require City prezoning prior to filing an application for annexation to LAFCO. Nu Forest Products desires to
relocate their existing lumber operations from Healdsburg and consolidate all facilities in Cloverdale. Other
property owners have been included in the proposed annexation to preclude creation of a unincorporated
“County island.”

Various property owners within the annexation area have requested approval of a General Plan Amendment
(GPA) to change the current General Plan land use designations for their respective property.

Approval of a Mitigated Negative Declaration pursuant to the California Environmental Quality Act (CEQA)
and implementing Guidelines is recommended and required in order to process and approve the requested
entitlements.

The Project includes consideration of a Conditional Use Permit (CUP) and Major Design Review (MDR) for the
expansion of Nu Forest’s existing lumber milling operation.

The project was reviewed by the Planning Commission at a public hearing held on September 6, 2016 and all
of the project components were unanimously recommended for City Council approval.
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Key components of the Project include:

General Plan Amendment: The GPA would apply to the five intervening properties located west of the NFP
site and east of the current City boundary along Asti Road. The NFP site itself is designated for “General
Industrial” which would be consistent with the proposed expansion of lumber milling and storage
operations. However, the General Plan designates the five intervening properties as either “CF-Conservation
Features” or “TOD-Transit Oriented Development.” None of the property owners with a CF land use
designation desire to continue with this designation. They’ve indicated to staff that the CF General Plan land
use designation is very restrictive and allows a comparatively limited range of land uses than currently
allowed by the Sonoma County General Plan Light Industrial land use designation. One property owner with
an existing TOD designation (Mr. Poustinchian) desires a “General Industrial” land use designation for
potential future industrial development. The existing PG&E electric substation at the southern end of the
annexation area is currently designated as “TOD” and a changed designation of “Public/Quasi-Public” is
recommended for this site recognizing the existing and future use of this property. The proposed General
Plan land use designations for the annexation area are depicted in Attachment 3.

On July 26, 2016, the City Council adopted City Council Resolution No 058-2016, initiating this GPA. This
proposed action would be the subsequent action to the Council’s initiation.

Prezoning Ordinance: State annexation law (the Knox-Cortese-Herzberg Act) requires local agencies to
prezone properties prior to annexation. The prezoning then becomes effective upon completion of the
annexation process. The prezoning portion of the project also includes a proposal to amend the text of the
M-1 zoning district in the Zoning Oordinance to allow “live-work” uses subject to the issuance of a
conditional use permit by the Planning Commission. The proposed zoning designations for the properties
included in the annexation are described in detail below.

- Proposed Zoning Designations: Each of the subject properties within the annexation area would be
prezoned under the current proposal. The proposed zoning designations were assigned to the seven
properties in the annexation area based on discussions with each of the owners, existing County
land use property designations and regulations along with existing site conditions. The proposed
prezoning is identified on Attachment 4. Attachment 13 is a resolution of the Planning Commission
recommending City Council approval of a prezoning Ordinance (Attachment 5):

1. Nu Forest Properties: These two properties are proposed to be prezoned as General
Industrial (M-1). The M-1 zoning district allows lumber mills as a conditional use and a CUP
has been requested by NFP.

2. Cerasoli Property: Proposed M-1 zoning based on property owner desire and existing
residential and light industrial use on the site.

3. Schwartzler Trust Property: Proposed for Rural Residential (RR), based on an existing
residence and property owner desire.

4. Matovich Trust Property: Proposed for Rural Residential (RR), based on property owner
desire.

5. Poustinchian Property: Proposed for M-1 based on property owner desire.

6. PG&E Property: Proposed for Public Institutional (P-I), consistent with the existing electrical
substation on the site.

- Proposed Live-Work Uses: At the request of one owner (Mr. Cerasoli), staff is proposing that the M-
1 Ordinance be amended to allow live-work units subject to the issuance of a conditional use
permit. If approved, a mix of limited residential and light industrial uses would be conditionally
permitted on a single parcel of land. Currently the M-1 District only permits caretaker-type
residential use as an accessory use. The M-1 ordinance is proposed to allow greater flexibility in
future residences in the General Industrial District as well as provide development standards to
ensure future live-work uses are properly planned and implemented. A summary of the proposed
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standards are as follows. The full text of the proposed prezoning ordinance and live-work standards
are included as Attachment 5:

1. Definitions are provided in the updated ordinance for live-work uses and spaces;

2. Per the Planning Commission’s direction, the total amount of live-work space on a
parcel of land could not exceed the current 60% coverage as set forth in the M-1
ordinance with up to 50% of building(s) devoted to residential use and the remainder to
otherwise permitted industrial uses;

3. Occupancy: a live-work unit shall be occupied and used by the operator of the business
on the site or at least one member of a household shall be the business operator. No
portion of a live-work unit shall be rented or sold separately. Up to two persons may be
employed within a live-work business who do not live on the site, unless more
restrictive requirements are imposed as a condition of the Conditional Use Permit.

4. Parking shall be as specified in the Zoning Ordinance for each individual use, but could
be modified by the Planning Commission through the use permit process for special
circumstances.

5. Building sizes, setbacks and heights shall be as specified in the current M-1 ordinance.

6. A special finding would need to be made by the Planning Commission before approving
a live-work application, in addition to other existing findings included in the Zoning
Ordinance.

If approved, the live-work provisions would be applied to all M-1 zoned properties in the city, not
just to the properties adjacent to Nu Forest.

Annexation: As previously noted, the owner of Nu Forest Products has requested annexation to the City of
Cloverdale to receive municipal services to support the proposed lumber mill. The City Council previously
informally expressed support for the annexation. After preliminary land use applications have been acted
on by the City, annexation requires review and approval by the Local Agency Formation Commission
(LAFCO). A formal application for annexation will be submitted to LAFCO upon completion of review and
approval by the City Council.

Conditional Use Permit/Major Design Review: A part of the application includes a Conditional Use Permit
and Major Design Review approval for Nu Forest to expand current limited uses on the site. Attachment 6 is
a full-size copy of the plans and elevations included in the agenda packet. In addition to wood storage,
future operations would include wood milling and processing. Table 18.06.030-A of the Cloverdale Zoning
Code requires approval of a conditional use permit for heavy manufacturing uses in the M-1 District. The
Zoning ordinance further defines heavy manufacturing to include planing mills, sawmills and wood
products. Section 18.03.150 of the Zoning Code requires Major Design Review for industrial development
projects that encompasses review of overall building design, use of materials and similar features.

Proposed improvements would include demolition of a number of older structures on the site and
construction of four 100-ft x 100-ft industrial canopy structures on a portion of the property, totaling up to
40,000 square feet. Two canopy structures have been approved by Sonoma County prior to annexation and
are under construction. These structures would only allow storage of equipment until the annexation is
complete and permits are issued by the City and Fire District. Each canopy structure would have a concrete
foundation and floor, a solid roof supported by large uprights and beams, but would not include
surrounding walls. Lumber milling, planing and related activities would occur under the canopy structures. A
portion of the site would be devoted to open storage of raw and milled lumber, awaiting shipment.

Large semi-trucks would be used to haul raw lumber onto the site and transport finished milled lumber to
customers throughout Northern California and beyond. Preliminarily, it is estimated that up to 8 truck trips
per day would occur.
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The site entrance is a small private road shared with All Coast Products and would not change. Private
passenger vehicles entering the site would park along the northern or western property lines with a small
handicap-access space adjacent to future industrial buildings. On-site driveways would consist of
compacted gravel with parking area surface being asphaltic concrete. The applicant proposes a pedestrian
path between the main parking area and the future sawmill building canopies. Much of the site would be
covered with crushed gravel and used for lumber storage.

The project site has two existing small freestanding signs including a directional sign at the private road
drive at Asti Road and another sign at the property entrance off of the private roadway. No changes are
proposed to signage. The applicant is proposing limited landscaping that would include planting of four
native oak trees within planter areas in the west parking lot.

Building elevations submitted by the applicant indicate that four metal frame canopies would be installed
under which milling activities would occur. Two of the four buildings have been previously approved under
County jurisdiction, but no milling operations can occur until the site is annexed. The buildings would have a
height of 32-ft. 4-in to the roof peak and would be painted grey. Each canopy building would measure 100
ft. by 100 ft. for a total of 10,000 square feet each. The four buildings would total 40,000 square feet. A
number of existing NFP office and administrative buildings located on the eastern portion of the site would
remain “as is.”

A number of other project features remain somewhat undefined at this point and will be subject to future
reviews and approval as details are submitted by NFP. These include a final design of the propane storage
and handling system for fork lifts, final design for the sawdust “hopper” collector and final design of solar
collectors. Other improvements on the Nu Forest site would include construction of a water quality and
drainage basin on the south side of site to meet City and regional water quality standards.

Upon completion of the annexation process, the City water and sewer lines would be extended to the site
to support the expansion of lumber operations. The precise location of water and sewer extensions to serve
the annexation properties is being determined; however, it is anticipated that a water line would be
extended in an easterly direction from Asti where an existing 16-in. diameter line currently exists to connect
to an existing City water line on the All-Coast property to the west, providing a looped water system. A
sewer line is anticipated to be constructed from the approximate center of the Nu Forest site in a western
direction to Asti Road, then south to connect to the City’s wastewater treatment plant. The sewer line
extension is anticipated to require construction of one lift (pumping) station on the Nu Forest site.

Stormwater runoff would be directed to an onsite water quality and retention pond located on the south
side of the Nu Forest site to accommodate stormwater and release it into the nearby Russian River via an
open swale. The pond would also be designed to provide water quality features per City of Cloverdale
standards prior to release into the river.

An existing pond exists in the easterly portion of the annexation area. This pond is jointly owned by Nu
Forest Products and the property owner to the east, All-Coast and provides a reservoir for fire suppression
purposes. The pond is primarily owned and maintained by All-Coast and may remain after construction of
planned improvements on the Nu Forest site. With the provision of City water, the pond will no longer be
needed by NFP.

At build out, the Nu Forest facility would have up to 73 full-time and seasonal employees on the site
(including millworkers and office staff) and would operate 5 days per week (plus two Saturdays per month
during the peak summer season). Conditions of approval would limit hours of production operation from 6
a.m. to 8 p.m. The applicant notes that milling operations would not be active during all of this time period,
but the hours would allow for overload orders and potential for delivery delays. Maintenance of machinery
and shipping operations could occur in non-production hours.

Prior to development, other properties in the annexation area (excluding Nu Forest) would be required to
complete Plot Plan Reviews, Design Reviews, Conditional Use Permits and other municipal review
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procedures prior required by the Cloverdale Zoning Code prior to building permit issuance by the City,
following completion of the annexation process.

Environmental Assessment. Since the proposed annexation, general plan amendment and other related actions
constitute a “project” under the California Environmental Quality Act and implementing guidelines, the City
completed an Initial Study, as mandated by CEQA. The Initial Study is Attachment 7 to this staff report and is in
the form of a bound document. Based on the analysis included in the Initial Study, a Mitigated Negative
Declaration is recommended to be adopted for this project. The Initial Study examined all of the environmental
topics required to be analyzed in this type of document. Several topics were determined to have “less-than-
significant” or to have “no impact” on the environment. These topics are: agricultural/forestry resources, air
quality, cultural resources, greenhouse gas emissions, hydrology and water quality, land use and planning,
mineral resources, population and housing, public services, recreation, transportation and circulation and
utilities and service systems. For other topics, the Initial Study determined that there would be potentially
significant environmental impacts and mitigation measures were included in the Initial Study. A summary of the
Mitigation Measures are included in the Mitigation Monitoring and Reporting Program document, Attachment 8
to the staff report.

The Initial Study/Mitigated Negative Declaration was circulated to the State of California Clearinghouse for a
30-day period in June of this year. The Clearinghouse sends copies of the CEQA document to appropriate state
agencies that could have jurisdiction over some or parts of the project. Notification of the CEQA document was
also provided to potentially affected local agencies, such as LAFCO, the Regional Water Board, the local Air
Quality District and others.

The City received responses from 3 agencies (State Clearinghouse, Caltrans and LAFCO) and letters have been
sent to these agencies responding to their concerns. Comment letters and responses are included as
Attachment 9.

Minor technical changes are recommended to be included by reference into the Initial Study are included in the
Initial Study document. The City also completed an SB18 Native American Tribal Consultation with no responses
from affected local tribal representatives.

Planning Commission Recommendation. The Planning Commission held a public hearing on the Project on
September 6, 2016. The Planning Commission voted unanimously (5-0) to recommend approval of the project to
the City Council. A summary of Commission action is as follows.

• Recommend City Council adoption of a Mitigated Negative Declaration (MND) and Mitigation Monitoring
and Reporting Program (MMRP) (PC Resolution No. 013-2016)

• Recommend City Council direction to City staff to file the annexation request with LAFCO (PC Resolution
No. 014-2016)

• Recommend City Council approval of the requested General Plan Amendment (PC Resolution No. 015-
2016)

• Recommend City Council approval of the prezoning ordinance, with an amendment to the M-1 District to
conditionally allow live-work units (PC Resolution No 016-2016)

• Recommend City Council approval of a Conditional Use Permit (CUP) and Major Design Review (MDR) to
allow the expansion of Nu Forest Products, Inc., subject to conditions (PC Resolution No. 017-2016).

• Copies of the approved Planning Commission Resolutions are attached (Attachments 10 through 14).
Attachment 15 is a set of Planning Commission meeting minutes from the September 5, 2016 meeting.

Analysis.
Environmental Review (CEQA). Staff believes the City complied with all applicable provisions of CEQA and the
CEQA implementing Guidelines by preparing an impartial Initial Study, circulating to all potentially affected
agencies, conducting appropriate legal notification, responding to commenting agencies and completing a
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Mitigation Monitoring and Reporting Plan. All identified impacts of the Project can be mitigated to a less-
than-significant level. Attachment 16 is a Resolution of the Council adopting the Mitigated Negative
Declaration and Mitigation Monitoring and Reporting Program.

Annexation. All of the properties included in the proposed annexation are located within the City’s Sphere of
Influence and within the Urban Growth Boundary Area. This means that these properties have been
determined to be ultimately annexed by Cloverdale when desired by the various owners and when services
are nearby. As documented in the Initial Study, City water and wastewater services are nearby and the NFP
desires to connect to these services to support additional industrial employment on the site, consistent with
the General Plan. The cost to extend utilities would be borne by local land owners. Attachment 17 is a draft
Resolution of the City Council directing staff to file the Nu Forest annexation with the Sonoma County Local
Agency Formation Commission.

General Plan Amendment. The GPA is proposed based on a number of discussions with individual property
owners within the annexation area who desire differing land use designations than exist under the current
General Plan Land Use map.

The proposed annexation and associated development of the expanded Nu Forest lumber mill would be
consistent with a number of goals and policies contained in the Land Use Element. Some of these include:

• Land Use Goal LU-1, provide a balance of land uses within the General Plan Study Area for housing, jobs,
economic development, recreation, conservation and destination commercial uses.

Discussion: The proposed project would add a significant number of new, relatively higher paying jobs to
the community.

• Land Use Goal LU-6, new development will be coordinated with the provision of infrastructure and
public services.

Discussion: The project applicant has been working with the City to plan the extension of municipal
water and sewer service to this portion of Cloverdale.

• Land Use Goal LU-7, encourage a jobs-housing nexus.

Discussion: The proposed annexation would increase Cloverdale’s job base and would also add in a “live-
work” component to allow more flexibility in places of local employment. Many of the current Nu Forest
work force live in or near Cloverdale and commute to Healdsburg. If the project is approved and
constructed, this would no longer be the case.

A portion of the project would also change the General Plan land use designation from Industrial to Rural
Residential on the Matovich Trust property that would slightly reduce peak hour vehicle trips and be
consistent with the Circulation Element of the General Plan.

In sum, staff believes the proposed project would be consistent with the General Plan. Attachment 18 is a
draft resolution recommending the City Council approval the General Plan Amendment. Proposed findings to
support the GPA are included in the draft resolution.

Prezoning Ordinance. As noted above, prezoning of all of the annexation area is required by State annexation
law. Proposed prezoning districts are consistent with the proposed GPA, as required by other portions of
state law.

In term of the proposed addition of “live-work” uses on properties zoned for General Industrial, staff believes
this has the potential to allow more opportunity for local artists to work in the community, rather than have
separate and more expensive housing and studio space. Other small businesses could take advantage of
these regulations too, including but not limited to local contractors, small laboratories and offices/homes for
professionals needing small office space. The Cities of Healdsburg, Windsor and Santa Rosa all currently allow
live-work uses subject to a Conditional Use Permit. Attachment 5 is the actual draft ordinance with the

PAGE 152



7

proposed development standards for live-work attached to the ordinance.

Conditional Use Permit & Major Design Review. In terms of consistency with the development standards for
industrial uses, staff’s analysis is that it is fully consistent with the dimensional criteria for buildings and
required off-street parking. Staff believes the required findings can be for approval of the Conditional Use
Permit as set forth in the draft Resolution (Attachment 19).

Staff believes that due to the relatively remote location of the NFP site from a public road or substantially
from public views, the proposed site development plan is generally consistent with the Industrial
Development Guidelines. The proposed site layout makes provision for future solar collectors and would not
remove many major trees. Although limited on-site landscaping is proposed, the facility is not open to the
public and is not visible to the public at large and therefore extensive landscaping is not required.

Staff is proposing a number of suggested conditions of approval (see Resolution Attachment 19) to ensure
the proposed NFP development is fully consistent with the Industrial Development Guidelines, as follows:

• Lighting: a condition of approval would require the height of freestanding light poles not to exceed 25
feet in height and that all fixtures be pointed downward to minimize light and glare spillover. A related
condition would require exterior lights be turned off when the facility is closed, except for any security
lighting required by the Police Department.

• Landscaping: a condition of approval to require approximately 150 square feet of landscaping at the
property entrance off of the private access road to “dress up” the entrance.

• Future review of solar collectors and sawdust hopper: The Assistant City Manager/CDD shall review and
approve the final location, height, design and exterior color(s) of the sawdust hopper to ensure general
consistency with other site improvements. This could be referred to the Commission at the Director’s
discretion.

• Signs: limitation on total signs to 150 square feet. Although current signs are likely smaller than this, the
condition would limit any expansion

A copy of the Fiscal Impact Report prepared by Economic &Planning Systems identifying the fiscal impacts of
the proposed annexation is attached (Attachment 20). In addition, Staff received letters from five property
owner’s (Attachment 21) within the annexation area including Max and Agenda Cordova (Matovich parcel),
Mrs. JoAnn Tankersly (Schwartzler Parcel), Mohammed Poustinchian, Richard Cerasoli and Pacific Gas &
Electric. All property owners are in favor of the annexation with the exception of Mr. Cerasoli, who is
opposed to the annexation.

Options

1) Adopt the attached proposed Resolutions directing staff to file an annexation application with LAFCO for
the Nu Forest Products parcels and adjacent properties and approving a General Plan Amendment for
properties in the annexation area, a prezoning Ordinance and a Conditional Use Permit and Major Design
Review for the Nu Forest properties; or

2) Deny the above applications which will preclude Nu Forest Properties from expanding their operations.

Budget/Financial Impact

If approved and constructed, the Project would result in increased property tax to the City but limited sales
tax revenues, since the Nu Forest operations is not considered a retail “point of sale.” A Fiscal Impact Report
was prepared for this project and included as Attachment 21 to this staff report.

Subcommittee Recommendation

None.

Recommended Council Action

1) Open the public hearing and take testimony.

2) Adopt City Council Resolution No. 075-2016, adopting a Mitigated Negative Declaration (MND) and
Mitigation Monitoring and Reporting Program (MMRP) for the Project.
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3) Adopt City Council Resolution No. 076-2016, directing City staff to file an annexation application with
Sonoma County Local Agency Formation Commission (LAFCO) for the Nu Forest Products and adjacent
properties to the City of Cloverdale.

4) Adopt City Council Resolution No. 077-2016, approving an amendment to the Cloverdale General Plan
relating to five properties lying adjacent to the Nu Forest site.

5) Adopt City Council Resolution No. 078-2016, approving the Conditional Use Permit and Major Design
Review for Nu Forest Products.

6) Introduce and waive the first reading of Ordinance No. 710-2016, of the City Council of the City of
Cloverdale amending Cloverdale Municipal Code zoning, making certain changes to Chapters 18.06 and
Chapter 18.09 to add live work units as a conditionally permitted use in the M--1 District and zoning
approximately 42.5-acres of land lying east of Asti Road, south of existing City limits, generally west of
the Russian River and north of the City of Cloverdale wastewater treatment plant and corporation yard
(APNs 116-260-04, -030, -033, -045, -046 -050 & -55) as a combination of M-1 (General Industrial), R-R
(Rural Residential) and P-1 (Public Institutional).

Attachments
1. Project Location Map
2. Proposed Annexation Area Map
3. Proposed General Plan Designations
4. Proposed Prezoning Districts
5. Draft Prezoning Ordinance
6. Proposed Site Development Plan & Elevations (separate attachment)
7. CEQA Initial Study (separate attachment)
8. Mitigation Monitoring & Reporting Program (MMRP)
9. CEQA Comment Letters & City Responses
10. Planning Commission Resolution No. 13 Recommending the City Council Approval of an Initial

Study/Mitigated Negative Declaration and Mitigation Monitoring & Reporting Plan (MMRP)
11. Planning Commission Resolution No. 14-2016 Recommending the City Council Direct Staff to File

Annexation with LAFCO
12. Planning Commission Resolution No. 15-2016 Recommending City Council Approval of a General

Plan Amendment
13. Planning Commission Resolution No. 16-2016 Recommending City Council Approval of Area

Prezoning.
14. Planning Commission Resolution No. 17-2016 Recommending City Council Approval of a

Conditional Use Permit & Major Design Review for the Nu Forest Products Project
15. Minutes from the September 6, 2016 Planning Commission meeting
16. City Council Resolution adopting an Initial Study/Mitigated Negative Declaration and Mitigation

Monitoring & Reporting Plan (MMRP)
17. City Council Resolution Directing Staff to File Annexation with LAFCO
18. City Council Resolution Approving a General Plan Amendment
19. City Council Resolution Approving a Conditional Use Permit & Major Design Review for the Nu

Forest Products Project
20. Fiscal Impact Report (FIR)
21. Letters from property owners

cc: Property Owners
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ATTACHMENT 5

CITY OF CLOVERDALE
CITY COUNCIL

ORDINANCE NO. 710- 2016

AN ORDINANCE OF THE CITY OF CLOVERDALE AMENDING TITLE 18, “ZONING,” OF THE
CITY MUNICIPAL CODE, PREZONING CERTAIN PROPERTIES CONTAINING
APPROXIMATELY 42.5 ACRES OF LAND GENERALLY LOCATED EAST OF ASTI ROAD,
WEST OF THE RUSSIAN RIVER AND NORTH OF THE CITY OF CLOVERDALE
CORPORATION YARD TO A COMBINATION OF RR (RURAL RESIDENTIAL), M-1
(GENERAL INDUSTRIAL) AND P-I (PUBLIC INSTITUTIONAL DISTRICTS AND MAKING
CERTAIN CHANGES TO THE STANDARDS OF THE M-1 (LIGHT INDUSTRIAL) ZONING
DISTRICT TO ALLOW LIVE-WORK UNITS WITH THE ISSUANCE OF A CONDITIONAL USE
PERMIT (APNs 116-260-004, -030, -033, -045, -046 -050 & -055)

THE CITY COUNCIL OF THE CITY OF CLOVERDALE HEREBY ORDAINS AS FOLLOWS:

SECTION 1. RECITALS

A. The owner of the Nu Forest Products property (APNs 116-260-004 & -055),
containing approximately 26.85 acres of land located in unincorporated Sonoma County
territory has requested annexation to the City of Cloverdale.

B. As required by California State Law, California Government Code Sec. 56375 (a)
(7), all requests for annexation must not create “county islands” which would not
promote the local or efficient expansion of communities in California. In this instance,
other properties lying west of the Nu Forest Products land and east of the current
boundary of the City of Cloverdale to ensure that a logical municipal boundary is
created. Smaller properties included in the proposed annexation in addition to the Nu
Forest ownership include the following:

• APN 116-260-033, Cerasoli, 0.45 acre (proposed M-1 zoning);
• APN 116-260-030, Schwartlzler Fam. Trust, 0.73 acre (proposed RR zoning);
• APN 116-260-050, Matovich Trust, 6.3 acres (proposed RR zoning).
• APN 116-260-046, Poustinchian, 4.07 acres (proposed M-1 zoning);
• APN 116-260-045, PG &E, 4.05 acres (proposed P-I zoning); and
• APNs 116-260-004 &-055, Nu Forest, 26.85 acres (proposed M-1 zoning).

C. As mandated by state law and Sonoma County Local Agency Formation
Commission (LAFCO) requirements, the City of Cloverdale is obligated to prezone the
affected properties identified above prior to annexation. Proposed prezoning includes
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classifying individual properties within the annexation area to a combination of RR
(Rural Residential), M-1 (General Industrial) and P-I (Public Institutional) districts as
summarized above and as shown on Exhibit 1, which is hereby incorporated by
reference to this ordinance.

D. The ordinance also includes revisions to Chapter 18.06 of the Cloverdale
Municipal Ordinance conditionally permitting “live-work units” in the M-1 District,
amending Chapter 18.09 of the Cloverdale Municipal Code to provide development
standards for live-work land uses and amending Chapter 18.14 of the Cloverdale
Municipal Code to include a definition of the term “live-work.”

E. The California Environmental Quality Act (“CEQA”), together with the State
guidelines and City environmental regulations, require that certain projects be reviewed
for environmental impacts and that environmental documents be prepared. To comply
with CEQA, the City prepared a Mitigated Negative Declaration for this project with the
finding that with adherence to mitigation measures included in the Initial Study for the
project, there would be no significant or potentially significant impacts associated with
the project.

F. The City Council has makes the following findings related to (1) the prezoning the
properties, described as County Assessor’s Parcel Numbers (APNs) 116-260-033, 116-
260-046, 116-260-004 & 116-260-055 to the M-1 (General Industrial) District; APNs 116-
260-030 and 116-260-050 to the RR (Rural Residential) District; and APN 116-260-045 to
the P-I (Public-Institutional) District; (2) amending Chapter 18.06 of the Municipal Code
to add a “Live-Work units” as a conditionally approved use in the M-1 District; (3)
amending Chapter 18.09 of the Municipal Code to provide development standards for
live-work units in the M-1 District; and (4) amending Chapter 18.14 of the Municipal
Code to add a definition of “live-work in the Municipal Code:

1. The proposed prezoning is consistent with the goals, objectives, policies and
programs of the Cloverdale General Plan and is necessary and desirable to
implement the provisions of the General Plan.

a. The proposed prezoning of properties within the Nu Forest annexation
area, as described above and shown on Exhibit 1, is consistent with the
amended Land Use Map of the Cloverdale General Plan.

b. Proposed development standards to be added to the M-1 District will
expand opportunities for future employment opportunities in the
community as well as potentially increasing available places for artists in
the community to maximize studio and living spaces.

2. The proposed prezoning will not adversely affect the public health, safety and
welfare or result in an illogical land use pattern.
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a. The Initial Study/Mitigated Negative Declaration prepared for this project
has evaluated the public health, safety and welfare issue, and mitigation
measures included in the Initial Study will eliminate or mitigate all such
impacts to a less than significant level.

b. The land use pattern proposed for the annexation is generally consistent
with existing development patterns within the annexation area and with
existing County of Sonoma zoning as applied to these properties.

3. The proposed prezoning is consistent with the purpose and intent of Chapter
18.03.080.D of the Cloverdale Municipal Code, as follows.

a. The proposed prezoning has been requested prior to annexation of the
properties requested for annexation to the City of Cloverdale and will not
become effective until the annexation process is complete.

4. The proposed prezoning is consistent with the purpose and intent of Chapter
18.03.080.E of the Cloverdale Municipal Code, as follows.

a. The proposed prezoning is consistent with the Cloverdale General Plan, as
amended by this project.

b. The proposed project is consistent with all other provisions of the
Cloverdale Municipal Code, as revised by this project to include live-work
units as a conditionally permitted use in the M-1 zoning district.

c. The proposed prezoning will not be detrimental to the public health,
safety or welfare to the use of land in the annexation area or adjacent
lands as documented by finding #2, above.

d. The properties proposed for prezoning are suitable for the proposed used
that will be allowed by the City of Cloverdale zoning districts with the
application of certain CEQA mitigation measures contained in the Initial
Study/Mitigated Negative Declaration prepared for this project.

G. On October __, 2016, the City Council held a properly noticed public hearing
regarding this Zoning Ordinance Amendment and considered all comments received in
writing and all testimony received at the public hearing.

SECTION 1. PURPOSE AND INTENT

PAGE 161



4

The purpose and intent of these changes is to amend the City of Cloverdale Zoning Map
(18.01.060 (b) CMC) to prezone the 42.5-acre area lying east of Asti Road, south of the
current City limits in this portion of Cloverdale, generally west of the Russian River and
north of the City’s wastewater treatment plant and corporation yard to M-1 (General
Industrial (M-1), Rural Residential (RR) and Public Institutional (P-I) Districts as shown on
Exhibit 1, which prezoning will become effective when the zoning of the sites becomes
effective upon completion of the annexation process pursuant to Government Code
section 65859(a) and to amend the M-1 District Zoning Ordinance text to add a “live-
work units” as a conditionally permitted use in the M-1 District, adding appropriate
definitions to the Municipal Code and development standards as shown for this land use
on Exhibit 2.

SECTION 2. FINDINGS

The above recitals are hereby declared to be true and correct and hereby incorporated
herein as the required Findings of the City Council of the City of Cloverdale.

SECTION 3. AMENDMENTS TO TITLE 18 OF THE CLOVERDALE MUNICIPAL CODE

Sections 18.14.030, Definitions, is amended as set forth in Exhibit 1, Section 18.060.30,
is amended by revising Table 18.06.030A to conditionally allow live-work units in the M-
1 District and amending Section 10.090.200 to establish development standards for live-
work units, as set forth in Exhibit 2.

SECTION 4. RECLASSIFIED PROPERTIES

The City of Cloverdale Zoning Map (18.01.060 (b) CMC) is hereby amended so as to zone
individual properties located east of Asti Road, south of current City boundaries,
generally west of the Russian River and north of the City of Cloverdale Corporation Yard
and Wastewater Treatment Plant M-1 (General Industrial), RR (Rural Residential) and P-I
(Public Institutional) zoning districts, each property to be zoned as shown in Exhibit 2.
Pursuant to the provisions of Government Code section 65859, the zoning established
for the properties by this ordinance shall become effective at the same time that the
annexation becomes effective.

SECTION 4. SEVERABILITY

If any section, subsection, sentence, clause or phrase of this Chapter is for any reason
held to be invalid or unconstitutional by a decision of any court of competent
jurisdiction, such decision shall not affect the validity of the remaining portions of this
Chapter. The City Council hereby declares that it would have passed the ordinance
codified in this Chapter, and each and every section, subsection, sentence, clause or
phrase not declared invalid or unconstitutional without regard to whether any portion
of this Chapter would be subsequently declared invalid or unconstitutional.
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SECTION 5. EFFECTIVE DATE

This Ordinance shall be and the same is hereby declared to be in full force and effect
from and after thirty (30) days after the date of its passage and shall be published once
before the expiration of fifteen (15) days after said passage, with the names of the
Council Members voting for or against the same, in a newspaper of general circulation
published in the County of Sonoma, State of California. Said zoning shall not be deemed
effective until completion of the annexation pursuant to Government Code Section
65859(a).

I hereby certify that the foregoing ordinance was introduced before the City
Council of the City of Cloverdale at a regular meeting thereof on the ___ day of _____
2016 and duly and regularly adopted by the City at a regular meeting thereof held on
October __, 2016, by the following vote:

Ordinance No. 710 -2016 was duly adopted on this the ___th day of _____________
2016, by the following roll call vote: (_-ayes, _-noes)

Ayes:
Noes:
Abstain:
Absent:

_____________________________
Mary Ann Brigham, Mayor

ATTEST:

___________________________________
Linda Moore, Deputy City Clerk

Exhibits Attached:

Exhibit 1 – Prezoning Districts
Exhibit 2 – Section 10.090.200 of the Municipal Code establishing development

standards for live-work units

PAGE 163



Exhibit 1 - 
Prezoning Districts 

Proposed Use 

GI - General Industrial 

RR - Rural Residential 

P-1 - Public Institutional
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Exhibit 2 to Nu Forest Prezoning Ordinance

October 11, 2016

Definitions. Section 18.14.030 is amended as follows to add a definition for “live-
work” uses.

“Live-work unit” or “live-work space” means a building or spaces within a
building used jointly for commercial and residential purposes where the
residential use of the space is secondary or accessory to the primary use as a
place of work.

“Live-work unit” means a structure or portion of a structure:
(a) That combines a commercial or manufacturing activity allowed in the zone
with a residential living space for the owner of the commercial or manufacturing
business, or the owner's employee, and that person's household;
(b) Where the resident owner or employee of the business is responsible for the
commercial or manufacturing activity performed; and
(c) Where the commercial or manufacturing activity conducted takes place
subject to a valid business license and applicable zoning permit(s) associated
with the premises.

Uses Permitted: Section 18.060.30 is amended by revising Table 18.06.030A, as
follows:

“Add Live-Work units as a conditionally permitted use (C) in the M-1 District.”

Development Standards. Section 18.090.200 is hereby amended to include special
development standards for live-work land uses.

“Live-work units may be allowed on property zoned as M-1 (General Industrial)
subject to the following minimum standards to minimize land use interface
impacts. Additional standards may be imposed through the conditional use
permit process.

1. Maximum Lot Coverage. Maximum Lot Coverage shall be sixty (60) percent
of a lot for live-work uses, which shall include both residential and work
(industrial) components.

2. Residential Area Requirements. A maximum of 50 percent of a live-work
total square footage shall be devoted to residential use.

3. Location of living and working space. Living and working spaces on
individual lots may either be integrated or two separate structures. Proper
separation shall be provided as required by the Building Code. Live/Work
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units containing 2,000 square feet of gross square feet or greater shall have a
minimum of two exits as defined by the California Building Code.

4. Occupancy. A live-work unit shall be occupied and used by the operator of
the business on the site or at least one member of a household shall be the
business operator. No portion of a live-work unit shall be rented or sold
separately. Up to two persons may be employed within a live-work business
who do not live on the site, unless more restrictive requirements are
imposed as a condition of the conditional use permit issued pursuant to
Section 18.03.110 of the Cloverdale Municipal Code.

5. Parking. Parking shall be provided on a live-work site based on the parking
requirements in Table 18.11.050-A of the Cloverdale Municipal Code. Parking
requirements for uses not specifically set forth in Table 18.11.050-A shall be
based upon similar uses, or evidence of actual demand bases on traffic
engineering or planning data or as approved through the conditional use
permit process.

6. Building Sizes, Height and Setbacks. Structures constructed for the purpose
of housing live-work occupancies shall conform to all building requirements
of the M-1 zoning district.

7. Required Findings. Approval of a conditional use permit for a live-work unit
shall require the Planning Commission to make the following findings in
addition to the normally required findings as set forth in Section 18.03.110
(D) of the Cloverdale Municipal Code.

a. The proposed residential use of a property does not detract from the
primary industrial use of the property or interrupt the continuity of
businesses n an industrial area.
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ATTACHMENT 7

City of Cloverdale
Nu Forest Annexation & Development Project

Mitigation Monitoring and Reporting Program

September 2016

Mitigation Measure Implementing
Responsibility

Monitoring
Responsibility

Monitoring
Schedule

Verification

Aesthetics-1. Future grading and/or

development on any parcels of land

fronting on Asti Road in the annexation

area shall be reviewed by a California-

certified arborist to identify methods to

provide for maximum tree protection.

These methods shall be reflected in final

development plans. If mature trees cannot

be protected, replacement native trees

shall be planted on the site at a 2:1 ratio

with adequate measures to ensure

successful growth of the replacement

trees. No Certificate of Occupancy shall be

granted on any lot with required

replacement tree plantings until tree

replantings are reviewed and approved by

the Cloverdale Community Development

Department.

Project Applicant(s) Cloverdale Planning
Department

Prior to approval of
grading plans for
parcels of land
fronting on Asti Road

Aesthetics-2. Future development on parcels of land

in the annexation area with substantial tree cover

shall include measures identified by a California-

certified arborist that ground disturbing activities will

Project Applicant(s) Cloverdale Planning
& Building
Departments

Prior to approval of
grading plans and
during grading and
construction for
parcels of land
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Mitigation Measure Implementing
Responsibility

Monitoring
Responsibility

Monitoring
Schedule

Verification

Nu Forest Annexation & Development project/MMRP Page 2 of 5

City of Cloverdale September 2016

not significantly impact native trees on the lot. This

shall include installation of exclusion fencing at

locations approved by the arborist during project

construction, provision of adequate irrigation of

trees during construction, limitations on grading

within exclusion areas and limitations of use (e.g. no

storage of construction materials) under tree drip

lines and other protection measures as may be

recommended by the arborist.

fronting on Asti Road

Aesthetics-3. Future development on parcels of land

fronting on Asti Road should be screened from view

to the fullest extent feasible by landscape buffers or

fences that limit views of new development from

adjacent streets and roadways.

Project Applicant(s) Cloverdale Planning
Department

Prior to issuance of
building permits

Aesthetics-4. The design of future structures on

properties fronting on Asti Road shall exclude use of

highly reflective materials, including but not limited

to window glass, porch railings or other accent

materials. Other exterior building materials shall be

of neutral colors and tones to minimize visibility.

Project Applicant(s) Cloverdale Planning
Department

Prior to approval of
building permits for
parcels of land
fronting on Asti Road

BIO-1. Prior to issuance of a grading and/or a

building permit for parcels located on the east side

of Asti Road, a site-specific biological

reconnaissance shall be completed by a qualified

biological firm as approved by the Cloverdale

Community Development Department. The

reconnaissance shall include a literature search

and site inspection of the presence of special-

status plants or wildlife. If no special-status species

are identified, no further action is required. If

special-status species are identified, the biologist

shall recommend an action plan to ensure that any

Project Applicant(s) Cloverdale Planning
Department

Prior to approval of
grading plans for
parcels of land
fronting on Asti Road
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Mitigation Measure Implementing
Responsibility

Monitoring
Responsibility

Monitoring
Schedule

Verification

Nu Forest Annexation & Development project/MMRP Page 3 of 5

City of Cloverdale September 2016

special-status species are fully protected.

Protective actions may include first, avoiding the

species during construction and post –construction

or relocation of the species to an alternative

suitable site. Any relocation actions shall occur in

consultation with the California Department of

Fish & Wildlife and/or the U.S. Fish & Wildlife

Service. Necessary permits and approvals shall be

obtained prior to relocation. No work on portions

of the affected site may occur until clearances are

granted by the City of Cloverdale, the California

Department of Fish & Wildlife or the U. S. Fish &

Wildlife Service, as appropriate.

BIO-2. Prior to issuance of a grading and/or a

building permit for any parcel of land in the project

area, a qualified wetland biologist as approved by the

Cloverdale Community Development Department

shall survey the site for the potential presence of

wetlands, other waters or riparian habitat. If none is

found, no further action shall be required. If

wetlands, other waters or riparian habitat is

identified, the wetland biologist shall prepare an

action plan for the approval of the City of Cloverdale.

The action plan shall identify specific steps to be

taken to ensure that any future impacts to wetlands,

other waters or riparian habitat is less-than-

significant. These methods may include, but are not

limited to, preparing a formal wetland delineation,

permanent on-site protection of wetlands or off-site

relocation of wetlands to an approved alternative

site. If relocated off-site, the applicant or property

owner shall obtain necessary permits and approvals

from the Regional Water Quality Control Board, the

Project Applicant(s) Cloverdale Planning
Department

Prior to approval of
grading plans for app
parcels of land in
project area
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Mitigation Measure Implementing
Responsibility

Monitoring
Responsibility

Monitoring
Schedule

Verification

Nu Forest Annexation & Development project/MMRP Page 4 of 5

City of Cloverdale September 2016

California Department of Fish & Wildlife, the U. S.

Army Corps of Engineers or other agencies. No

construction near wetlands, other waters or riparian

habitat areas may proceed until the approval action

plan is approved and implemented.

GEO-1. Prior to issuance of a grading and/or a

building permit for any parcel of land in the

annexation area where no recent soils or

geotechnical report has been prepared, a qualified

California-registered engineering geologist or

equivalent, as approved by the Cloverdale

Community Development Department, shall prepare

a report analyzing soil and geologic conditions on

that particular property. The report shall include

specific construction methods to be undertaken to

reduce potential soil hazards to a less-than-

significant level, including but not limited to

landslides, ground failure and other potential

hazards. The recommendations of the soils and

geotechnical report shall be incorporated into all

project grading and construction plans to ensure that

future hazards from landsliding or similar hazards are

reduced to a standard level of care.

Project Applicant(s) Cloverdale Public
Works Department

Prior to issuance of a
grading or building
permit, whichever is
first

HAZ-1. Prior to issuance of a demolition permit for

any existing residence or other major structure in the

annexation area (as determined by the Cloverdale

Building Official), a licensed contractor shall

determine the presence or absence of lead based

paints or asbestos material on the site. If found in

quantities at or above actionable levels as

determined by the Cloverdale Building Department

or Fire District, these materials shall be safely

removed consistent with the Occupational Safety and

Project Applicant(s) Cloverdale Building
Department

Prior to issuance of a
demolition permit, if
needed, or
demolition of
existing structures, if
no demolition permit
needed
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Mitigation Measure Implementing
Responsibility

Monitoring
Responsibility

Monitoring
Schedule

Verification

Nu Forest Annexation & Development project/MMRP Page 5 of 5

City of Cloverdale September 2016

Health Administration (OSHA) and other applicable

standards and disposed of in an appropriate location.

Necessary permits and approvals shall be secured

from appropriate regulatory agencies.

Noise-1. Prior to issuance of a building permit for

future residential and major industrial uses in the

annexation area, a qualified acoustical consultant as

approved by the City of Cloverdale shall conduct a

site-specific analysis to ensure that future uses and

site activities comply with City standards set forth in

the Noise Element of the Cloverdale General Plan and

other applicable local noise regulations. Each analysis

shall contain, at minimum, a summary of recent 24-

hour noise measurements and specific measures to

be incorporated into final building plans and

specifications to reduce exterior and interior noise to

City standards.

Project Applicant(s) Cloverdale Planning
Department

Prior to approval of
building permits

Noise-2. All future construction activities for

properties in the annexation area shall be limited to

the hours of 7 a.m. to 6 p.m. Monday through

Saturdays. No construction shall occur on state or

federal holidays. Exceptions to these restrictions may

be granted by the Cloverdale Community

Development Director for unusual or emergency

conditions.

Project Applicant(s) Cloverdale Building
Department

During all phases of
project construction
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CITY OF CLOVERDALE
PLANNING COMMISSION

RESOLUTION NO. 013-2016

RECOMMENDING TO THE CITY COUNCIL THAT A MITIGATED NEGATIVE DECLARATION
AND MITIGATION MONITORING AND REPORTING PLAN (MMRP) BE APPROVED FOR
THE NU FOREST ANNEXATION AND DEVELOPMENT PROJECT A ON APPROXIMATELY
42.5 ACRES OF LAND GENERALLY LYING EAST OF ASTI ROAD, WEST OF THE RUSSIAN
RIVER, SOUTH OF EXISTING CITY BOUNDARIES AND NORTH OF THE CLOVERDALE
WASTEWATER TREATMENT FACILITY AND CORPORATION YARD (APNs 116-260-004,-
030, -033, -045, -046 -050 & -055)

WHEREAS, the City of Cloverdale desires to annex approximately 42.5 acres of land into
the City, all located within the City’s sphere of influence, Urban Growth Boundary and Urban
Service Area; and

WHEREAS, the City has undertaken a General Plan Amendment and associated
prezoning for the affected properties, that includes a mix of M-1 (General Industrial), R-R (Rural
Residential) and PI (Public Institutional) districts that are generally compatible with existing
County of Sonoma zoning for the properties and current area development patterns; and

WHEREAS, the largest property owner within the annexation area, Nu Forest Products,
desires to expand and existing lumber storage and office complex on the site to also include
lumber milling and planing operation. Other uses that would be permitted on certain properties
in the annexation area after the effective date of the prezoning would include a single family
dwellings and light industrial and live-work units; and

WHEREAS, CEQA, together with the State guidelines and City environmental regulations,
require that certain projects be reviewed for environmental impacts and that environmental
documents be prepared; and

WHEREAS, the City caused an Initial Study to be prepared to assess the impacts of the
project, which is identified as the “Nu Forest Annexation and Development Project Initial
Study/Mitigated Negative Declaration, Cloverdale, Sonoma County, California” dated June 2016
(Exhibit 1); and

WHEREAS, the Initial Study analyzed all of the environmental topics required in
Appendix G of the CEQA Implementing Guidelines; and

WHEREAS, the Initial Study identified potentially significant impacts with respect to the
following topics: aesthetics, biological resources, hazards and hazardous materials and noise;
and
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ATTACHMENT 16

CITY OF CLOVERDALE
CITY COUNCIL

RESOLUTION NO. 075-2016

RESOLUTION OF THE CITY COUNCIL ADOPTING A MITIGATED NEGATIVE DECLARATION (MND)
AND MITIGATION MONITORING AND REPORTING PLAN (MMRP) FOR THE NU FOREST
ANNEXATION AND DEVELOPMENT PROJECT ON APPROXIMATELY 42.5 ACRES OF LAND
GENERALLY LYING EAST OF ASTI ROAD, WEST OF THE RUSSIAN RIVER, SOUTH OF EXISTING
CITY BOUNDARIES AND NORTH OF THE CLOVERDALE WASTEWATER TREATMENT FACILITY
AND CORPORATION YARD (APNs 116-260-004, -030, -033, -045, -046 -050 & -055)

WHEREAS, the City of Cloverdale desires to annex approximately 42.5 acres of land into
the City, all located within the City’s sphere of influence, Urban Growth Boundary and Urban
Service Area; and

WHEREAS, the City has undertaken a General Plan Amendment and associated
prezoning for the affected properties, that includes a mix of General Industrial (M-1), Rural
Residential (R-R) and Public Institutional (PI) districts that are generally compatible with existing
County of Sonoma zoning for the properties and current area development patterns; and

WHEREAS, the largest property owner within the annexation area, Nu Forest Products,
desires to expand and existing lumber milling and related uses on the site. Other uses that
would be permitted on certain properties in the annexation area after the effective date of the
prezoning would include a single family dwellings and light industrial and live-work units; and

WHEREAS, CEQA, together with the State Guidelines and City environmental
regulations, require that certain projects be reviewed for environmental impacts and that
environmental documents be prepared; and

WHEREAS, the City caused an Initial Study to be prepared to assess the impacts of the
project, which is identified as the “Nu Forest Annexation and Development Project Initial
Study/Mitigated Negative Declaration, Cloverdale, Sonoma County, California” dated June 2016
(Exhibit 1); and

WHEREAS, the Initial Study analyzed all of the environmental topics required in
Appendix G of the CEQA Implementing Guidelines; and

WHEREAS, the Initial Study identified potentially significant impacts with respect to the
following topics: aesthetics, biological resources, hazards and hazardous materials and noise;
and

WHEREAS, the Initial Study also sets forth a number of mitigation measures to reduce
all potentially significant impacts to a less-than-significant level; and
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WHEREAS, since the Initial Study determined that all potentially significant impacts can
be reduced to a less-than-significant level, adoption of a Mitigated Negative Declaration has
been recommended to satisfy CEQA requirements for the Nu Forest Annexation and
Development Project; and

WHEREAS, the Initial Study/Mitigated Negative Declaration was circulated for public
review for a 30-day period between June 3, 2016 and July 6, 2016; and

WHEREAS, the City received two comments during the review period that did not raise
any new issues or require additional analysis that was not included in the Initial Study; and

WHEREAS, on September 6, 2016, the Planning Commission held a properly noticed public
hearing on the Project, at which time all interested parties had the opportunity to be heard; and

WHEREAS, a Staff Report dated September 6, 2016, and incorporated herein by reference
described and analyzed the Project and related CEQA documentation for the Planning Commission and
recommended City Council adoption of the Mitigated Negative Declaration and MMRP by adoption of
Planning Commission Resolution No. 013-2016; and

WHEREAS, the Planning Commission considered the Initial Study and Mitigated Negative
Declaration and all above-referenced reports, recommendations, and testimony before making a
recommendation on the Project; and

WHEREAS, on October 11, 2016, the City Council held a properly noticed public hearing on the
MND and MMRP and the related Project, at which time all interested parties had the opportunity to be
heard; and

WHEREAS, a Staff Report dated October 11, 2016, and incorporated herein by reference
described and analyzed the Project and related MND and MMRP for the City Council and recommended
adoption of the MND and MMRP and approval of the Project by the City Council.

WHEREAS, following the close of the public comment period, the City has made a
number of small technical changes to the text of the Initial Study that do not materially change
the scope or effectiveness of the Mitigation Measures or the level or severity of impacts
identified in the Initial Study. No new impacts have been identified after the close of the CEQA
comment period. These are included as Exhibit 2 to this Resolution; and

WHEREAS, the City of Cloverdale has prepared a Mitigation Monitoring and Reporting
Program as required by CEQA (Exhibit 3) that includes the updated Mitigation Measures as well
as agencies and organizations responsible for implementing the various mitigation measures;
and

NOW, THEREFORE BE IT RESOLVED that the foregoing recitals are true and correct and
are part of this resolution.

BE IT FURTHER RESOLVED that the City Council makes the following findings to support
the determination that a Mitigated Negative Declaration is required under CEQA for the
proposed project. These findings are based on information contained in the Initial Study, the
staff report, and all other information contained in the record before the City Council. These
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findings constitute a summary of the information contained in the entire record. The detailed
facts to support the findings are set forth in the Mitigated Negative Declaration and elsewhere
in the record. Other facts and information in the record that support each finding that are not
included below are incorporated herein by reference:

1. The City Council has reviewed and considered the Initial Study/Mitigated Negative
Declaration, the associated staff report and other associated material pertinent to
the project.

2. The Initial Study/Mitigated Negative Declaration adequately described the
environmental impacts of the proposed project. On the basis of the whole record
before it, the Planning Commission finds that there is no substantial evidence that
the project, as mitigated, will have a significant effect on the environment.

3. The Initial Study/Mitigated Negative Declaration and MMRP have been completed in
compliance with CEQA and the CEQA Guidelines.

4. The Initial Study/Mitigated Negative Declaration and MMRP are complete, adequate
and reflects the City’s independent judgment and analysis as to the environmental
effects of the proposed project.

BE IT FURTHER RESOLVED that the City Council of the City of Cloverdale does hereby
adopt a Mitigated Negative Declaration for the Nu Forest Annexation and Development Project
as noted in the recitals above. A Mitigation Monitoring and Reporting Program (MMRP) is also
adopted, which lists all mitigation measures, the time frame for compliance and the agency or
organization responsible for implementation.

It is hereby certified that the foregoing Resolution No. 075-2016 was duly introduced and duly adopted
by the City Council of the City of Cloverdale at its regular meeting held on October 11, 2016, by the
following roll call vote: (Ayes-; Noes-).

Ayes:
Noes:
Absent:
Recuse:

APPROVED: ATTESTED:

_____________________ ______________________
Mary Ann Brigham, Mayor Linda Moore, Deputy City Clerk

Exhibits Attached:
Exhibit 1 - Nu Forest Annexation and Development Project CEQA Initial Study/Mitigated Negative Declaration
Exhibit 2 - Corrections and Modifications to Initial Study/Mitigated Negative Declaration
Exhibit 3 - CEQA Mitigation Monitoring and Reporting Program
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Resolution - Exhibit 2

Corrections and Modifications to the Nu Forest Annexation & Development
Project

Initial Study/Mitigated Negative Declaration (IS/MND)

August 5, 2016

The following changes are made by reference into the Initial Study document
dated June 2016. None of the changes to the project would change any of the
impact analyses or conclusions of the Initial Study document.

1) The General Plan land use designation for the Schwartzler Trust property
(APN 116-260-030) is proposed to be changed from “CF-Conservation Feature”
to “RR-Rural Residential. The Initial Study described the proposed General Plan
Amendment from “CF-Conservation Feature” to “GI-Light Industrial.” After
further discussions with the property owner, the owner desires a Rural
Residential land use designation.

Since the property currently is developed with a single family dwelling and the
proposed RR designation would continue to allow this use, the proposed
General Plan change would result in fewer and less intensive environmental
impacts in terms of traffic generation, noise, air quality and similar impacts.

2) The General Plan land use designation for the PG&E property (APN 116-260-
45) is proposed to be changed from “TOD-Transit Oriented Development” to
“Public/Quasi-Public” to reflect the existing PG&E electric substation. There
would be no changes to the environmental analysis contained in the Initial Study
since there would be no changes to the status of the substation. The intent of the
project is to include this property in the annexation to avoid creating a county
island.
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Exhibit 3

City of Cloverdale
Nu Forest Annexation & Development Project

Mitigation Monitoring and Reporting Program

September 2016

Mitigation Measure Implementing
Responsibility

Monitoring
Responsibility

Monitoring
Schedule

Verification

Aesthetics-1. Future grading and/or

development on any parcels of land

fronting on Asti Road in the annexation

area shall be reviewed by a California-

certified arborist to identify methods to

provide for maximum tree protection.

These methods shall be reflected in final

development plans. If mature trees cannot

be protected, replacement native trees

shall be planted on the site at a 2:1 ratio

with adequate measures to ensure

successful growth of the replacement

trees. No Certificate of Occupancy shall be

granted on any lot with required

replacement tree plantings until tree

replantings are reviewed and approved by

the Cloverdale Community Development

Department.

Project Applicant(s) Cloverdale Planning
Department

Prior to approval of
grading plans for
parcels of land
fronting on Asti Road

Aesthetics-2. Future development on parcels of land

in the annexation area with substantial tree cover

shall include measures identified by a California-

certified arborist that ground disturbing activities will

not significantly impact native trees on the lot. This

Project Applicant(s) Cloverdale Planning
& Building
Departments

Prior to approval of
grading plans and
during grading and
construction for
parcels of land
fronting on Asti Road
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Mitigation Measure Implementing
Responsibility

Monitoring
Responsibility

Monitoring
Schedule

Verification

Nu Forest Annexation & Development project/MMRP Page 2 of 5

City of Cloverdale September 2016

shall include installation of exclusion fencing at

locations approved by the arborist during project

construction, provision of adequate irrigation of

trees during construction, limitations on grading

within exclusion areas and limitations of use (e.g. no

storage of construction materials) under tree drip

lines and other protection measures as may be

recommended by the arborist.

Aesthetics-3. Future development on parcels of land

fronting on Asti Road should be screened from view

to the fullest extent feasible by landscape buffers or

fences that limit views of new development from

adjacent streets and roadways.

Project Applicant(s) Cloverdale Planning
Department

Prior to issuance of
building permits

Aesthetics-4. The design of future structures on

properties fronting on Asti Road shall exclude use of

highly reflective materials, including but not limited

to window glass, porch railings or other accent

materials. Other exterior building materials shall be

of neutral colors and tones to minimize visibility.

Project Applicant(s) Cloverdale Planning
Department

Prior to approval of
building permits for
parcels of land
fronting on Asti Road

BIO-1. Prior to issuance of a grading and/or a

building permit for parcels located on the east side

of Asti Road, a site-specific biological

reconnaissance shall be completed by a qualified

biological firm as approved by the Cloverdale

Community Development Department. The

reconnaissance shall include a literature search

and site inspection of the presence of special-

status plants or wildlife. If no special-status species

are identified, no further action is required. If

special-status species are identified, the biologist

shall recommend an action plan to ensure that any

special-status species are fully protected.

Project Applicant(s) Cloverdale Planning
Department

Prior to approval of
grading plans for
parcels of land
fronting on Asti Road
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Mitigation Measure Implementing
Responsibility

Monitoring
Responsibility

Monitoring
Schedule

Verification

Nu Forest Annexation & Development project/MMRP Page 3 of 5

City of Cloverdale September 2016

Protective actions may include first, avoiding the

species during construction and post –construction

or relocation of the species to an alternative

suitable site. Any relocation actions shall occur in

consultation with the California Department of

Fish & Wildlife and/or the U.S. Fish & Wildlife

Service. Necessary permits and approvals shall be

obtained prior to relocation. No work on portions

of the affected site may occur until clearances are

granted by the City of Cloverdale, the California

Department of Fish & Wildlife or the U. S. Fish &

Wildlife Service, as appropriate.

BIO-2. Prior to issuance of a grading and/or a

building permit for any parcel of land in the project

area, a qualified wetland biologist as approved by the

Cloverdale Community Development Department

shall survey the site for the potential presence of

wetlands, other waters or riparian habitat. If none is

found, no further action shall be required. If

wetlands, other waters or riparian habitat is

identified, the wetland biologist shall prepare an

action plan for the approval of the City of Cloverdale.

These methods may include, but are not limited to,

preparing a formal wetland delineation, permanent

on-site protection of wetlands or off-site relocation

of wetlands to an approved alternative site. If

relocated off-site, the applicant or property owner

shall obtain necessary permits and approvals from

the Regional Water Quality Control Board, the

California Department of Fish & Wildlife, the U. S.

Army Corps of Engineers or other agencies. No

construction near wetlands, other waters or riparian

Project Applicant(s) Cloverdale Planning
Department

Prior to approval of
grading plans for app
parcels of land in
project area
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Mitigation Measure Implementing
Responsibility

Monitoring
Responsibility

Monitoring
Schedule

Verification

Nu Forest Annexation & Development project/MMRP Page 4 of 5

City of Cloverdale September 2016

habitat areas may proceed until the approval action

plan is approved and implemented.

GEO-1. Prior to issuance of a grading and/or a

building permit for any parcel of land in the

annexation area where no recent soils or

geotechnical report has been prepared, a qualified

California-registered engineering geologist or

equivalent, as approved by the Cloverdale

Community Development Department, shall prepare

a report analyzing soil and geologic conditions on

that particular property. The report shall include

specific construction methods to be undertaken to

reduce potential soil hazards to a less-than-

significant level, including but not limited to

landslides, ground failure and other potential

hazards. The recommendations of the soils and

geotechnical report shall be incorporated into all

project grading and construction plans to ensure that

future hazards from landsliding or similar hazards are

reduced to a standard level of care.

Project Applicant(s) Cloverdale Public
Works Department

Prior to issuance of a
grading or building
permit, whichever is
first

HAZ-1. Prior to issuance of a demolition permit for

any existing residence or other major structure in the

annexation area (as determined by the Cloverdale

Building Official), a licensed contractor shall

determine the presence or absence of lead based

paints or asbestos material on the site. If found in

quantities at or above actionable levels as

determined by the Cloverdale Building Department

or Fire District, these materials shall be safely

removed consistent with the Occupational Safety and

Health Administration (OSHA) and other applicable

standards and disposed of in an appropriate location.

Project Applicant(s) Cloverdale Building
Department

Prior to issuance of a
demolition permit, if
needed, or
demolition of
existing structures, if
no demolition permit
needed
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Monitoring
Responsibility

Monitoring
Schedule

Verification
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Necessary permits and approvals shall be secured

from appropriate regulatory agencies.

Noise-1. Prior to issuance of a building permit for

future residential and major industrial uses in the

annexation area, a qualified acoustical consultant as

approved by the City of Cloverdale shall conduct a

site-specific analysis to ensure that future uses and

site activities comply with City standards set forth in

the Noise Element of the Cloverdale General Plan and

other applicable local noise regulations. Each analysis

shall contain, at minimum, a summary of recent 24-

hour noise measurements and specific measures to

be incorporated into final building plans and

specifications to reduce exterior and interior noise to

City standards.

Project Applicant(s) Cloverdale Planning
Department

Prior to approval of
building permits

Noise-2. All future construction activities for

properties in the annexation area shall be limited to

the hours of 7 a.m. to 6 p.m. Monday through

Saturdays. No construction shall occur on state or

federal holidays. Exceptions to these restrictions may

be granted by the Cloverdale Community

Development Director for unusual or emergency

conditions.

Project Applicant(s) Cloverdale Building
Department

During all phases of
project construction
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ATTACHMENT 17

CITY OF CLOVERDALE
CITY COUNCIL

RESOLUTION NO. 076-2016

RESOLUTION OF THE CITY COUNCIL DIRECTING STAFF TO FILE ANNEXATION
APPLICATION FOR “CLOVERDALE REORGANIZATION NO. 2016-01 (NU FOREST) FOR
THE NU FOREST PRODUCTS PROPERTIES AND ADJACENT PROPERTIES CONSISTING OF
APPROXIMATELY 42.5 ACRES OF LAND GENERALLY LYING EAST OF ASTI ROAD, WEST
OF THE RUSSIAN RIVER, SOUTH OF EXISTING CITY BOUNDARIES AND NORTH OF THE
CLOVERDALE WASTEWATER TREATMENT FACILITY AND CORPORATION YARD (APNs
116-260-004, -030, -033, -045, -046, -050 & -055)

WHEREAS, the Applicant, Nu Forest Products, has requested annexation of two adjacent properties
owned by them lying east of the current boundary of the City of Cloverdale (APNs 116-260-004 & -055) to
the City; and

WHEREAS, to create a more logical boundary to the City, several other properties lying west of the
Nu Forest properties and between the Nu Forest properties and the current City boundary are also proposed
for annexation to the City. These additional properties include:

• Cerasoli (0.45 acre), APN 116-260-033
• Schwartzler Trust (0.45 acre), APN 116-260-030
• Matovich Trust (6.3 acres), APN 116-260-050
• Poustinchian (4.07 acres), APN 116-260-046
• PG & E (4.05 acres), APN 116-260-045; and

WHEREAS, all of the properties proposed for annexation to the City are shown on the attached
Attachment 1, which is hereby incorporated by reference into this resolution; and

WHEREAS, all of the properties proposed for annexation to the City lie within the Sphere of Influence
and Urban Service Boundary of the City of Cloverdale; and

WHEREAS, the California Environmental Quality Act (CEQA), together with the State Guidelines and
City environmental regulations, require that certain projects be reviewed for environmental impacts and that
environmental documents be prepared; and

WHEREAS, to comply CEQA, the City of Cloverdale prepared an Initial Study/Mitigated Negative
Declaration for this project, including annexation of properties and development of the Nu Forest Products
site, with the finding that all potentially significant impacts associated with the project could be mitigated to
a less-than-significant level and would be subject to mitigation measures identified in the initial study that
will be made project conditions of approval; and

WHEREAS, the City of Cloverdale has determined that all requisite municipal services can be
provided to the Nu Forest site and adjacent properties; and

WHEREAS, on September 6, 2016, the Planning Commission held a properly noticed public hearing
on the Project, at which time all interested parties had the opportunity to be heard; and
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WHEREAS, a Staff Report to the Planning Commission dated September 6, 2016, and incorporated
herein by reference described and analyzed the proposed annexation to the City of Cloverdale; and

WHEREAS, on September 6, 2016, the Planning Commission adopted Resolution No. 013-2016,
recommending that the City Council adopt a Mitigated Negative Declaration for the Project and Resolution
No. 014-2016 which recommends that City staff file the Nu Forest annexation with the Sonoma County Local
Agency Formation Commission, both resolutions are incorporated herein by reference and is available for
review at City Hall during normal business hours; and

WHEREAS, on October 11, 2016, the City Council held a properly noticed public hearing on the
proposed annexation and other related Project applications, at which time all interested parties had the
opportunity to be heard; and

WHEREAS, prior to taking action on the annexation, the City Council approved City Council
Resolution No. 013-2016, adopting a Mitigated Negative Declaration for the annexation of the Nu Forest
properties and related properties to the City of Cloverdale as well as other related applications; and

NOW, THEREFORE BE IT RESOLVED that the foregoing recitals are true and correct and made a part
of this resolution.

BE IT RESOLVED that the City Council makes the following findings and directs City staff to file the Nu
Forest Annexation with the Sonoma County Local Agency Formation Commission:

1. The proposed annexation area lies within the City of Cloverdale LAFCO-approved Sphere of
Influence and the City’s Urban Service Area as identified in the Cloverdale General Plan and the Urban
Growth Boundary area.

2. Future development of the annexation area will be consistent with the Cloverdale General Plan, as
amended as part of this project.

3. The annexation action and City of Cloverdale prezoning is not in conflict with any City or County
policies.

It is hereby certified that the foregoing Resolution No. 076-2016 was duly introduced and duly adopted by
the City Council of the City of Cloverdale at its regular meeting held on October 11, 2016, by the following
roll call vote: (Ayes-; Noes-).

Ayes:
Noes:
Absent:
Recuse:

APPROVED: ATTESTED:

_____________________ ______________________
Mary Ann Brigham, Mayor Linda Moore, Deputy City Clerk
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ATTACHMENT 18

CITY OF CLOVERDALE
CITY COUNCIL

RESOLUTION NO. 077-2016

RESOLUTION OF THE CITY COUNCIL APPROVING AN AMENDMENT TO THE GENERAL PLAN FOR
FIVE PROPERTIES ON APPROXIMATELY 11.27 ACRES OF LAND GENERALLY LYING EAST OF ASTI
ROAD, WEST OF THE RUSSIAN RIVER, SOUTH OF EXISTING CITY BOUNDARIES AND NORTH OF
THE CLOVERDALE WASTEWATER TREATMENT FACILITIES AND CORPORATION YARD
(APNs 116-260-030, -033, -045 -046 & -050)

WHEREAS, on July 26 2016, by Resolution No 058-2016, the City Council initiated a General Plan
Amendment to change the land use designation for approximately 11.27 +/- acres of land located on
the east side of Asti Drive approximately at the easterly terminus of Citrus Fair Drive and north of the
City Corporation Yard and wastewater treatment plant from “CF-Conservation Features,” “General
Industrial” and “Transit Oriented Development” to a combination of “General Industrial” and “Rural
Residential” within the proposed Nu Forest Annexation and Development project area; and

WHEREAS, the five properties are identified by the following property owner names and
Assessor Parcel Numbers (APNs): Richard Cerasoli - APN 116-260-033, Charles Schwartzler Trust - APN
116-260-030, Gladys Matovich Trust - APN 116-260-050, M. Poustinchian - APN 116-260-046 and PG&E
- APN 116-260-045; and

WHEREAS, Exhibit 1 shows existing City of Cloverdale General Plan land use designations and
Exhibit 2 shows proposed General Plan land use designations and both Attachments are hereby
incorporated by reference into this Resolution; and

WHEREAS, the project area consists of five parcels of record containing approximately 11.27
acres of land located east of Asti Road, south of existing City of Cloverdale limits, generally west of the
Russian River and north of the City of Cloverdale corporation yard and wastewater treatment plan; and

WHEREAS, the California Environmental Quality Act (CEQA), together with the State Guidelines
and City environmental regulations, require that certain projects be reviewed for environmental
impacts and that environmental documents be prepared. To comply with CEQA, the City prepared an
Initial Study and Mitigated Negative Declaration with the finding that all potentially significant
environmental impacts can be reduced to a less-than-significant level by adherence to mitigation
measures included in the IS/MND; and

WHEREAS, on September 6, 2016, the Planning Commission held a properly noticed public
hearing on the Project, at which time all interested parties had the opportunity to be heard; and

WHEREAS, a Staff Report dated September 6, 2016 and incorporated herein by reference
described and analyzed the Project and related Mitigated Negative Declaration for the Planning
Commission and recommended adoption of the General Plan Amendment for the Project; and
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WHEREAS, on September 6, 2016, the Planning Commission adopted Resolution No. 013-2016,
recommending that the City Council adopt a Mitigated Negative Declaration for the Project, and
Resolution No. 015-2016 recommending that the Cloverdale City Council approve the requested
General Plan Amendment, both resolutions are incorporated herein by reference and is available for
review at City Hall during normal business hours; and

WHEREAS, on October 11th, 2016, the City Council held a properly noticed public hearing on the
requested General Plan Amendment at which time all interested parties had the opportunity to be
heard; and

WHEREAS, prior to taking action on the General Plan Amendment, the City Council approved
City Council Resolution No. 075-2016, adopting a Mitigated Negative Declaration for the General Plan
Amendment and the associated Nu Forest Annexation and Development Project; and

WHEREAS, based on the staff report, public testimony and other relevant information available
to the City Council, the Council voted to approve the General Plan Amendment for the Project that
would change land use designations from “CF-Conservation Features,” “General Industrial” and “Transit
Oriented Development” to a combination of “General Industrial” and “Rural Residential” within the
proposed Nu Forest Annexation and Development project area.

NOW, THEREFORE, BE IT RESOLVED, by the City Council of the City of Cloverdale, that the City Council
hereby makes the following findings and determination with respect to the approval of the General Plan
Amendment:

1. That approval of the General Plan Amendment would not make the General Plan internally
inconsistent as demonstrated in City Council staff report dated October 11, 2016 and
incorporated by reference into this Resolution.

2. That approval of the General Plan Amendment would not be detrimental to the public health,
safety or welfare of the City because potential public health and safety issues associated with
the Project were fully examined and mitigated to a level of less-than-significance where needed
as documented in the Initial Study and Mitigated Negative Declaration prepared for the project.
In terms of providing positive effects of welfare to Cloverdale, the proposed Project will result in
employment opportunities for local residents as well as increasing tax revenues to the City.

3. The Project site is physically suitable for the proposed General Plan Amendment because the
proposed Amendment would allow uses similar to what is currently found on the properties
included in the Amendment.

NOW, THEREFORE, BE IT FURTHER RESOLVED, by the City Council, that the City Council hereby
approves the General Plan Amendment for a portion of the Nu Forest Products Annexation and
Development project area, site generally located east of Asti Road, south of existing City limits along the
All-Coast/Nu Forest access road, west of the Russian River and north of the City of Cloverdale
wastewater treatment plant and corporation yard attached hereto as Attachments 1 and 2.
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It is hereby certified that the foregoing Resolution No. 077-2016 was duly introduced and duly adopted
by the City Council of the City of Cloverdale at its regular meeting held on October 11, 2016, by the
following roll call vote: (Ayes-; Noes-).

Ayes:
Noes:
Absent:
Recuse:

APPROVED: ATTESTED:

______________________ ______________________
Mary Ann Brigham, Mayor Linda Moore, Deputy City Clerk

Exhibits Attached:
Exhibit 1 – Existing General Plan Designations
Exhibit 2 – Proposed General Plan Designations
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ATTACHMENT 19
CITY OF CLOVERDALE

CITY COUNCIL
RESOLUTION NO. 078-2016

RESOLUTION OF THE CITY COUNCIL APPROVING A CONDITIONAL USE PERMIT (FILE NO. CUP
029-2015) AND A MAJOR DESIGN REVIEW (FILE NO. DR 029-2015) FOR NU FOREST PRODUCTS,
INC. LOCATED AT 280 ASTI ROAD (APNs 116-260-004 & -055)

WHEREAS, Nu Forest Products submitted an application to the City of Cloverdale to expand
their current limited lumber mill and wood storage operations on a 26.85-acre site located west of
the Russian River, north of the City’s wastewater treatment plant, and east of Asti Road in the
unincorporated portion of Sonoma County; and

WHEREAS, Nu Forest Products has requested annexation to the City of Cloverdale and the
City Council has adopted a Resolution (Resolution No. 014-2016) directing the Cloverdale City staff
to file an annexation application with the Sonoma County Local Agency Formation Commission
(LAFCO); and

WHEREAS, the Nu Forest site is designated General Industrial (GI) on the City’s adopted
General Plan Land Use Map. The property owner has requested prezoning of the property to the
General Industrial (M-1) district, which permits heavy manufacturing uses such as lumber and
planing mills with the approval of a Conditional Use Permit (see Zoning Ordinance Table 18.06.030-
A); and

WHEREAS, the property owner also desires to expand existing lumber storage and office on
the site to include lumber milling and planing, lumber storage, administrative offices, parking, solar
collectors and related uses within a maximum of four 10,000 square foot open canopy structures
and related uses including but not limited to open parking lots and a water quality and retention
pond and similar ancillary uses, which require City approval of Major Design Review pursuant to
Zoning Ordinance Section 18.03.150.C.1; and

WHEREAS, the proposed Conditional Use Permit and Major Design Review long with all
other project components, including a General Plan Amendment, prezoning, and annexation are
considered a project under the California Environmental Quality Act (CEQA) and CEQA Guidelines
and the City has prepared an Initial Study/Mitigated Negative Declaration and a Mitigation
Monitoring and Reporting Program (MMRP) for the proposed project; and

WHEREAS, as required by California Government Code Section 65091, the Planning
Commission of the City of Cloverdale gave legal notice of a public hearing on the Conditional Use
Permit and Major Design Review applications; and

WHEREAS, the Planning Commission held a public hearing on September 6, 2016, for the
purpose of reviewing the application for a Conditional Use Permit and Major Design Review for the
proposed expansion of the Nu Forest lumber mill and considered all written and verbal
communication, including the staff report; and
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WHEREAS, the applicant and members of the public were present to speak on the
application; and

WHEREAS, on September 6, 2016, the Planning Commission adopted Resolution No. 013-
2016, recommending that the City Council adopt a Mitigated Negative Declaration and Mitigated
Monitoring and Reporting Program for the Project, and this resolution is incorporated herein by
reference and is available for review at City Hall during normal business hours; and

WHEREAS, the Planning Commission has determined that the findings required for the
Conditional Use Permit required by Section 18.03.110 of the Zoning Ordinance have been met.
Based on the application information and the information contained in the staff report, the
following findings have been made:

1. The proposed use is conditionally permitted within the M-1 District pursuant to the
provisions of this Section (18.03.110) and complies with all the applicable provisions of this
ordinance, goals and objectives of the Cloverdale General Plan, applicable Industrial
Development Guidelines and other development policies and standards of the City.

According to Chapter 18.14 (Zoning Ordinance Definitions) of the Zoning Ordinance, the
proposed expansion of the Nu Forest operation is considered as a “heavy manufacturing
use” and requires Conditional Use Permit approval. The proposed use is consistent with the
General Industrial General Plan land use designation in that this designation allows for
employment opportunities in Cloverdale and specifically identifies lumber mills as an allowed
land use. Therefore, approval of the proposed project would be consistent with the General
Plan, the Zoning Ordinance, the City’s Industrial Development Guidelines and other
development policies of the City.

2. The proposed use would not impair the integrity and character of the Zoning District in
which it is to be established or located.

The proposed use is compatible with the proposed M-1 (General Industrial) zoning district,
which conditionally permits lumber mills in this district. To ensure that the proposed lumber
and planing mill would not impair the integrity or character of the M-1 district as applied to
the subject site, the City has completed an environmental analysis pursuant to the California
Environmental Quality Act and has determined that all potentially significant impacts can be
reduced to a less-than-significant level. Therefore, the proposed use would not impair the
integrity or character of the M-1 District in which the use will be located.

3. The site is suitable for the type and intensity of use or development that is proposed.

The project site is generally flat and currently contains exiting storage facilities and offices
for Nu Forest Products, Inc. Approximately one-half of the property is vacant, contains no
significant stands of trees and could accommodate the proposed Nu Forest expansion.
Another lumber facility, All Coast Forest Products, is established immediately east of the Nu
Forest property.

4. There are adequate provisions for water, sanitation and public utilities and services to
ensure public health and safety.

The proponent of the annexation, Nu Forest Products, has agreed to extend municipal water,
wastewater and drainage facilities. Adequate provisions for water, sanitation, storm
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drainage and other public utilities and services exist to ensure public health and safety.
Installation of such facilities will be required prior to occupancy for future buildings in the
annexation area.

5. The proposed use will not be detrimental to the public health, safety, or welfare or
materially injurious to properties and improvements in the vicinity.

The proposed expanded lumber mill is located in a remote portion of Cloverdale with few
sensitive receptors near the project site. An existing lumber mill (All Coast Forest Products) is
located immediately adjacent to the Nu Forest site and the City of Cloverdale is unaware of
any complaints regarding health, safety or the general welfare from nearby property owner
or residents. In addition, the City has conducted a thorough analysis of potential
environmental effects of the proposed project consistent with the California Environmental
Quality Act and has determined that all potentially significant.

WHEREAS, the Planning Commission has also determined that the findings required for the
Major Design Review required by Section 18.03.150 (E) of the Zoning Ordinance have been met.
Based on the application information and the information contained in the staff report, the
following findings have been made:

1. The proposal is consistent with the general plan, any applicable specific plan and the
provisions of this title, including but not limited to development standards and design
review standards for the zoning district in which the property is located and with the design
guidelines for the City of Cloverdale and/or design guidelines in which the project is located.

The proposed expansion of the Nu Forest Products lumber mill is consistent with the General
Plan land use designation of “General Industry” that specifically notes that lumber mills,
warehousing and distribution are allowed uses in this designation. Review of the Nu Forest
site plan and building elevations indicate that the proposed facility is consistent with City
development standards and with applicable design guidelines.

2. The proposal will not be detrimental to the health, safety, comfort and general welfare of
the persons residing or working in the neighborhood of the proposed project.

The proposed expanded lumber mill is located in a remote portion of Cloverdale with few
sensitive receptors near the project site. An existing lumber mill (All Coast Forest Products) is
located immediately adjacent to the Nu Forest site and the City of Cloverdale is unaware of
any complaints regarding health, safety or the general welfare from nearby property owner
or residents. In addition, the City has conducted a thorough analysis of potential
environmental effects of the proposed project consistent with the California Environmental
Quality Act and has determined that all potentially significant impacts can be reduced to a
less-than-significant level.

3. The general appearance of the proposal is in keeping with the character of the
neighborhood.

The proposed general appearance of the expanded Nu Forest Products facility would be
generally consistent with current Nu Forest uses on the site as well as being consistent with
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a similar use to the east on the All Coast Forest Products site. Therefore, the appearance of
the expanded facility would be in keeping with the appearance of the neighborhood.

WHEREAS, the City Council of the City of Cloverdale gave legal notice of a public hearing on
the Conditional Use Permit and Major Design Review applications; and

WHEREAS, the City Council held a public hearing on October 11, 2016, for the purpose of
reviewing the application for a Conditional Use Permit and Major Design Review for the proposed
expansion of the Nu Forest lumber mill 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 the
application.

WHEREAS, the City Council concurs with the findings made by the Planning Commission on
September 6, 2016 for the Conditional Use Permit and Major Design Review required by Cloverdale
Zoning Ordinance; and

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 City Council of the City of Cloverdale
does hereby approval a Conditional Use Permit and Major Design Review for a lumber and planing
mill consisting of up to 40,000 square feet of canopy space, lumber storage, parking areas, a water
quality pond with solar collectors and other ancillary buildings on approximately 26.85 acres of land
located on Assessors Parcels 116-200-004 & -055 to take effect when the zoning of the site to M-1
becomes effective pursuant to Government Code section 65859(a), with the further
recommendation that the Conditional Use Permit and Major Design Review be made subject to the
attached Conditions of Approval attached hereto in Exhibit A, which is incorporated herein by
reference.

It is hereby certified that the foregoing Resolution No. 078-2016 was duly introduced and duly
adopted by the City Council of the City of Cloverdale at its regular meeting held on October 11,
2016, by the following roll call vote: (Ayes-; Noes-).

Ayes:
Noes:
Absent:
Recuse:

APPROVED: ATTESTED:

______________________ ______________________
Mary Ann Brigham, Mayor Linda Moore, Deputy City Clerk

Attached Exhibit:
Exhibit A – Nu Forest Conditions of Approval
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EXHIBIT A - CONDITIONS OF APPROVAL
Nu Forest Products Inc,

280 Asti Road
APNs 116-200-04 & -055

Planning:

1. A Conditional Use Permit approval is granted to allow expansion and continued
operation of a lumber mill, lumber storage and office complex at the site identified
above. Development shall be in substantial conformance with the plans submitted to
the City of Cloverdale dated 9/31/16. The applicant shall adhere to the Conditional Use
Permit conditions of approval as set forth in this resolution. Any deviation from the
conditions of approval requires Community Development Department or Planning
Commission approval.

2. All conditions of this Conditional Use Permit 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.

3. This permit shall be subject to revocation or modification by the Planning Commission if
the Commission finds that there has been a) noncompliance with any of the foregoing
conditions, or b) the Commission finds that the use for which this permit is hereby
granted is so exercised as to be substantially detrimental to persons or property in the
neighborhood of the use. Any such revocation shall be preceded by a public hearing
noticed and heard pursuant to the City of Cloverdale Municipal Code.

4. This Conditional Use Permit shall expire, and become null and void, two years from the
date of approval unless exercised through the commencement of the business
operations or a written request for an extension of time is submitted to the Community
Development Department prior to the expiration date and an extension is granted by
the Planning Commission.

5. The approval of this permit shall be subject to the latest adopted ordinances,
resolutions, policies and fees of the City of Cloverdale. Applicant shall be responsible for
any and all costs associated with any required special inspections and environmental
monitoring necessary for the project.

6. The applicant and property owner shall defend, indemnify, and hold harmless the City of
Cloverdale and its agents, officers, and employees from any claim, action, or proceeding
against the City of Cloverdale or its agents, officers, or employees to attack, set aside,
void, or annul an approval of the City of Cloverdale or its advisory agency, appeal board,
Planning Commission, City Council, Community Development Director, or any other
department, committee, or agency of the City to the extent such actions are brought
within the time period required by Government Code Section 66499.37 or other
applicable law; provided, however, that the Developer's duty to so defend, indemnify,
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and hold harmless shall be subject to the City's promptly notifying the applicant and
property owner of any said claim, action, or proceeding and the City's full cooperation in
the defense of such actions or proceedings.

7. The future on-site sawdust hopper shall be limited to a height of 65 feet above the final
grade. The hopper is subject to City administrative design review regarding the location,
design and exterior color of the hopper. Final approval may be referred to the Planning
Commission, at the Director’s discretion.

8. The location and design of the future propane fueling facility, solar collectors and
refuse/recycling facilities shall be consistent with existing City of Cloverdale standards
(Zoning Ordinance section 18.09.240 for solar collectors and Section 18.05.050 for
lighting are subject to administrative design review by the City of Cloverdale. Final
approval may be referred to the Planning Commission, at the Director’s discretion.

9. Building and other necessary permits and approvals shall be obtained for the sawdust
hopper, fueling facility and solar collector array prior to installation of these facilities.

10. Hours of lumber milling operation shall be limited to 6 am to 8 pm during spring and
summer months and from 7 am to 5 pm during fall and winter months (October –
March). Delivery and shipping of products, administrative office use and maintenance of
equipment are not included in these hour limitations.

11. A final landscape plan shall be submitted for City of Cloverdale Community
Development Department review and approval, prior to issuance of a building permit.
The final permit shall include:

a. All material shall be native plant material and identified as “drought tolerant.”
Appropriate decorative hardscaping may also be used in lieu of plantings.

b. A minimum 150 square feet of landscape/hardscape material, or equivalent
decorative material, shall be provided at the site’s main entrance along the
private access road.

12. Freestanding light poles shall be limited to a height of 25 feet above final grade. Light
fixtures shall be directed in a downward direction to minimize spill over of light and glare
from the site.

13. All exterior lights shall be turned off when the facility is closed, except for any security
lighting required by the Cloverdale Police Department.

14. All permits and approvals granted by the City and all activities undertaken by the
applicant on the Property shall implement and be subject to the following mitigation
measures each of which shall be continuing conditions of approval for any and all uses
made at the Property from and after the date of the approval of this CUP and Major
Design Review. City costs associated with administering the MMRP shall be
reimbursable to the City. Mitigation measures include:

Mitigation Measure Aesthetics-1: Future grading and/or development on any
parcels of land fronting on Asti Road in the annexation area shall be reviewed by a
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California-certified arborist to identify methods to provide for maximum tree
protection. These methods shall be reflected in final development plans. If mature
trees cannot be protected, replacement native trees shall be planted on the site at a
2:1 ratio with adequate measures to ensure successful growth of the replacement
trees. No Certificate of Occupancy shall be granted on any lot with required
replacement tree plantings until tree replantings are reviewed and approved by the
Cloverdale Community Development Department.

Mitigation Measure Aesthetics-2: Future development on parcels of land in the
annexation area with substantial tree cover shall include measures identified by a
California-certified arborist that ground disturbing activities will not significantly
impact native trees on the lot. This shall include installation of exclusion fencing at
locations approved by the arborist during project construction, provision of
adequate irrigation of trees during construction, limitations on grading within
exclusion areas and limitations of use (e.g. no storage of construction materials)
under tree drip lines and other protection measures as may be recommended by the
arborist.

Mitigation Measure Aesthetics-3: Future development on parcels of land fronting
on Asti Road should be screened from view to the fullest extent feasible by
landscape buffers or fences that limit views of new development from adjacent
streets and roadways.

Mitigation Measure Aesthetics-4: The design of future structures on properties
fronting on Asti Road shall exclude use of highly reflective materials, including but
not limited to window glass, porch railings or other accent materials. Other exterior
building materials shall be of neutral colors and tones to minimize visibility.

Mitigation Measure BIO-1: Prior to issuance of a grading and/or a building permit
for parcels located on the east side of Asti Road, a site-specific biological
reconnaissance shall be completed by a qualified biological firm as approved by the
Cloverdale Community Development Department. The reconnaissance shall include
a literature search and site inspection of the presence of special-status plants or
wildlife. If no special-status species are identified, no further action is required. If
special-status species are identified, the biologist shall recommend an action plan to
ensure that any special-status species are fully protected. Protective actions may
include first, avoiding the species during construction and post –construction or
relocation of the species to an alternative suitable site. Any relocation actions shall
occur in consultation with the California Department of Fish & Wildlife and/or the
U.S. Fish & Wildlife Service. Necessary permits and approvals shall be obtained prior
to relocation. No work on portions of the affected site may occur until clearances
are granted by the City of Cloverdale, the California Department of Fish & Wildlife or
the U. S. Fish & Wildlife Service, as appropriate.
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Mitigation Measure BIO-2: Prior to issuance of a grading and/or a building permit
for any parcel of land in the project area, a qualified wetland biologist as approved
by the Cloverdale Community Development Department shall survey the site for the
potential presence of wetlands, other waters or riparian habitat. If none is found, no
further action shall be required. If wetlands, other waters or riparian habitat is
identified, the wetland biologist shall prepare an action plan for the approval of the
City of Cloverdale. The action plan shall identify specific steps to be taken to ensure
that any future impacts to wetlands, other waters or riparian habitat is less-than-
significant. These methods may include, but are not limited to, preparing a formal
wetland delineation, permanent on-site protection of wetlands or off-site relocation
of wetlands to an approved alternative site. If relocated off-site, the applicant or
property owner shall obtain necessary permits and approvals from the Regional
Water Quality Control Board, the California Department of Fish & Wildlife, the U. S.
Army Corps of Engineers or other agencies. No construction near wetlands, other
waters or riparian habitat areas may proceed until the approval action plan is
approved and implemented.

Mitigation Measure GEO-1: Prior to issuance of a grading and/or a building permit
for any parcel of land in the annexation area where no recent soils or geotechnical
report has been prepared, a qualified California-registered engineering geologist or
equivalent, as approved by the Cloverdale Community Development Department,
shall prepare a report analyzing soil and geologic conditions on that particular
property. The report shall include specific construction methods to be undertaken to
reduce potential soil hazards to a less-than-significant level, including but not limited
to landslides, ground failure and other potential hazards. The recommendations of
the soils and geotechnical report shall be incorporated into all project grading and
construction plans to ensure that future hazards from landsliding or similar hazards
are reduced to a standard level of care.

Mitigation Measure HAZ-1: Prior to issuance of a demolition permit for any existing
residence or other major structure in the annexation area (as determined by the
Cloverdale Building Official), a licensed contractor shall determine the presence or
absence of lead based paints or asbestos material on the site. If found in quantities
at or above actionable levels as determined by the Cloverdale Building Department
or Fire District, these materials shall be safely removed consistent with the
Occupational Safety and Health Administration (OSHA) and other applicable
standards and disposed of in an appropriate location. Necessary permits and
approvals shall be secured from appropriate regulatory agencies.

Mitigation Measure Noise-1: Prior to issuance of a building permit for future
residential and major industrial uses in the annexation area, a qualified acoustical
consultant as approved by the City of Cloverdale shall conduct a site-specific analysis
to ensure that future uses and site activities comply with City standards set forth in
the Noise Element of the Cloverdale General Plan and other applicable local noise
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regulations. Each analysis shall contain, at minimum, a summary of recent 24-hour
noise measurements and specific measures to be incorporated into final building
plans and specifications to reduce exterior and interior noise to City standards.

Mitigation Measure Noise-2: All future construction activities for properties in the
annexation area shall be limited to the hours of 7 a.m. to 6 p.m. Monday through
Saturdays. No construction shall occur on state or federal holidays. Exceptions to
these restrictions may be granted by the Cloverdale Community Development
Director for unusual or emergency conditions.

15. No City of Cloverdale permits or approvals shall be effective until the annexation to the
City of Cloverdale is complete and the associated prezoning ordinance has taken legal
effect in accordance with Government Code Section 65859(a).

16. Prior to issuance of a Certificate of Occupancy, the applicant shall have received
approval of a Transportation Demand Management (TDM) program by the Cloverdale
Community Development Department. The contents of the TDM may include but shall
not be limited to implementation of an employee shuttle, encouragement of employee
ridesharing and other techniques to reduce peak hour commute trips.

Public Works/Engineering:

Prior to issuance of a building permit, the following conditions shall be satisfied:

17. The applicant shall submit to the City of Cloverdale for review and approval, grading and
utility plans prepared by a Registered Civil Engineer; and shall post sufficient surety
guaranteeing the construction of any public improvements.

18. The applicant shall submit to the City of Cloverdale for review and approval, a detailed
Soils Report certified by a Geotechnical Engineer registered in the State of California and
qualified to perform geotechnical investigations. The report shall include a minimum of
geotechnical investigation with regard to liquefaction, bearing capacity, compressibility,
expansive soils, and seismic safety. The grading and foundation plans shall incorporate
the recommendations of the approved Soils Report.

19. The applicant shall submit the applicable FIRM map and hydrology and hydraulic
calculations with the improvement plans per current City and Sonoma County Water
Agency Standards.

20. The applicant shall submit to the City of Cloverdale for review and approval, drainage
plans and hydraulic calculations prepared by a Registered Civil Engineer; shall enter into
an agreement with the City of Cloverdale to complete the improvement and shall post
sufficient surety guaranteeing the construction of the improvements. The drainage
plans and calculations shall indicate the following conditions:

a. Post development runoff shall be limited to predevelopment levels. Post-
development storm drain flows shall be limited to pre-development flows. Any
facilities needed to accommodate this (i.e. oversized pipes, detention basins,
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etc.) shall be installed within the development and be privately owned and
maintained.

21. The applicant shall design the project to include storm water post-construction low­
impact development (LID) best management practices (BMPs), CMC Section 16.10 et.
seq. Refer to the City of Santa Rosa Low-Impact Development Manual and calculator for
details. Both references are available online at:

http://srcity.org/departments/utilities/stormwatercreeks/swpermit/Pages/swLIDtec
Manual.aspx

22. The applicant shall submit to the City of Cloverdale for review and approval, evidence of
provisions for ongoing maintenance of LID BMPs.

23. The applicant shall indicate, in writing, to the City of Cloverdale the disposition of any
water well(s) and any other water that may exist within the site. If any wells are
proposed to be abandoned, or if they are abandoned and have not been properly
sealed, they must be destroyed per Sonoma County Environmental Health Standards
and/or Department of Health Services.

24. All haul routes shall be approved by the City Director of Public Works.

25. Handicap ramps and parking shall be provided as required by State of California Title 24.

In conjunction with issuance of the Building Permit, the following conditions shall be
satisfied:

26. The applicant shall offer to dedicate to the City of Cloverdale for public use, all new
sewer service mains constructed to serve the parcel(s) and located in the public right-of-
way.

During Construction, the following shall apply:

27. That prior to any work being conducted within the public right-of-way, the applicant
shall obtain an Encroachment Permit from the appropriate agency.

28. If any hazardous waste is encountered during the construction of this project, all work
shall be immediately stopped and the Sonoma County Environmental Health
Department, the Fire Department, the Police Department, and the City Inspector shall
be notified immediately. Work shall not proceed until clearance has been issued by all of
these agencies.

29. Prior to final preparation of the subgrade and placement of base materials, all
underground utilities shall be installed and service connections stubbed out behind the
sidewalk. Public utilities, Cable TV, sanitary sewers, and water lines, shall be installed in
a manner which will not disturb the street pavement, curb, gutter and sidewalk, when
future service connections or extensions are made.

30. The California Construction General Permit requires preparation of a storm water
pollution prevention plan (SWPPP) for the project. SWPPP must be prepared by a State
licensed QSD and implemented by a State licensed QSD or QSP.
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31. If grading is to take place between October 15 and April 15, both temporary and
permanent erosion control plans shall be submitted for review and approval along with
the grading plan. Permanent erosion control measures shall include hydro­ seeding of all
graded slopes within 60 days of completion of grading.

32. The developer shall keep adjoining public streets free and clean of project dirt, mud,
materials, and debris during the construction period, as is found necessary by the City
Director of Public Works.

33. If any street damage occurs during construction of this project, applicant shall be
responsible for repair at no cost to the City.

34. The applicant shall perform dust control at the project site to the City's satisfaction.

35. Where soil or geologic conditions encountered in grading operations are different from
that anticipated in the soil and/or geologic investigation report, or where such
conditions warrant changes to the recommendations contained in the original soil
investigation, a revised soil or geologic report shall be submitted for approval by the City
Engineer. It shall be accompanied by an engineering and geological opinion as to the
safety of the site from hazards of land slippage, erosion, settlement, and seismic
activity.

36. Prior to placing the final lift of asphalt, all public sanitary sewer lines shall be video
inspected at the expense of the contractor/developer. All video tapes shall be submitted
to the City. If any inadequacies are found, they shall be repaired prior to the placement
of the final lift of asphalt.

37. Work hours are limited to Monday through Friday from 7:00 a.m. to dark, but in no case
shall work continue later than 7:00 p.m. Work hours on Saturdays shall be from 8:00
a.m. to 5:00 p.m. No work shall occur on Sundays. Inspection will be available Monday
through Thursday from 1:00 p.m. to 4:00 p.m. Contractors shall schedule inspections 48
hours in advance by calling the Building Department at (707) 894-1725.

38. Prior to acceptance of public improvements and bond exoneration, the following
conditions shall be satisfied:

38. Sufficient surety (maintenance bond) guaranteeing public improvements constructed
for the proposed project for a period of one year shall be provided by the applicant.

40. If substantial changes in the size, alignment, grades, etc. during construction, original
"as-built" plans on the standard size sheets will be certified by the Civil Engineer and
returned to the City Engineering Department.

Other special conditions:

STREETS

41. If any damage occurs to existing City streets during construction, the
contractor/developer shall be responsible for repair at no cost to the City. All repairs
shall meet current City Standards.
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STORM DRAIN

42. Lot-to-lot drainage will not be permitted without adequate easements. Drainage
facilities constructed for the proposed project shall be designed to intercept any
drainage and route it into an approved storm drain system.

43. All storm drain systems will be sized for the 10-year storm event, except for overland
100-year overflows. 100-year overflows shall be provided between the necessary lots
and permanent structures shall be prohibited from being built within the overflow area.
No regarding of overflows will be allowed. 100-year overflow easement shall be shown
on the final map.

GRADING

44. Erosion control plan must be submitted with the grading plan. All measures must be
implemented no later than Oct. 1of any given year.

45. Dust control must be maintained to the City's satisfaction for the duration of the
project.

WATER

46. Any existing valve or newly installed valve in the water system shall not be turned by the
contractor. All valves connected to the public system must be operated by City Water
Department personnel. Applicant shall include this condition on the improvement
plans.

47. Testing of all water improvements must be observed by City water department.

48. All on-site water improvements shall be privately owned and privately maintained.
Backflow devices shall be installed as close as practical to the connection points with the
City water mains.

49. The applicant shall submit with the improvement plans a water analysis demonstrating
that the size of service lateral(s) proposed for the project are adequate for fire
protection. Plans and calculations shall be submitted to both the City and Cloverdale
Fire Protection District (CFPD).

50. Water lines for the project shall connect to the existing 16-inch water main in Asti Road.

51. Water meter(s) shall be located in the public right-of-way.

52. Fire hydrant requirement and placement shall be per the Cloverdale Fire Protection
District (CFPD). If any new hydrants are required on the site, they shall be privately
owned and maintained.

SEWER

53. The proposed development may require the construction of a private force main. All
private force mains shall empty into a private manhole and gravity feed into the public
portion of the sewer system. The private system shall be considered private until its
entrance into the City's sewer main.

PAGE 368



13

54. All force main sewer line lateral(s) serving the parcel(s) shall be privately owned and
privately maintained. The maintenance of these lines shall be specified in either a
maintenance agreement recorded with each parcel or in the CC&R's.

55. If any non-gravity systems require pumps to lift the sewage from the lot into the City's
main, the design of the pump stations shall be submitted to the City for review and
approval. Improvement plans shall include volume and flow calculations, pump sizes,
etc.

56. Sewer stub(s) shall be provided where the new sewer lateral enters the public right-of-
way on Asti Road to permit future connection from developments located north of the
Nu Forest parcel(s).

57. New sewer segment constructed under Asti Road shall be sized to accommodate
anticipated future development on parcels located north of the proposed project.

58. The City shall consider the formation of an Area of Benefit for any benefiting properties
to pay back costs associated with the oversizing costs associated with construction of
the new gravity sewer main under Asti Road. Any reimbursements shall be in
accordance with the City's policies.

Building Department:

59. The applicant shall submit a plot plan with setbacks from property line and adjacent
structures

60. The plot plan shall identify the occupancy group/ construction type for proposed
structures.

61. A foundation plan with structural details shall be submitted to the Cloverdale Building
Department.

62. A roof framing plan with structural details shall be submitted to the Cloverdale Building
Department.

63. Submitted plans shall include building elevations, structural sections and ADA
accessibility details (i.e., pedestrian parking path of travel and other accommodations).

Fire District:

64. Fire Department access and water supply is required per Chapter 5 of the adopted CA Fire
Code.

65. Provide premise identification on the building and at the connection of private drives to
public streets for the benefit of first responders.

66. New buildings shall be equipped with automatic fire sprinklers per Chapter 9 of the
adopted CA Fire Code.

67. A water supply test (hydrant flow) shall be performed on nearest available fire hydrant
to determine the capability of the water system to supply fire protection water for this
project.
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68. A fire flow analysis of the proposed building (total build out) is needed to determine the
project demand.

69. The on-site fire protection water supply system shall comply with NFPA 24 “Private Fire
Service Mains”

70. The access road shall comply with Chapter 5 of the adopted CA Fire Code and a fire
department “Knox” padlock shall be provided on gates across fire department access
roads.

71. The relocated LPG tank shall comply with Chapter 61 of the adopted CA Fire Code.

72. The facility shall comply with Chapter 28 of the adopted CA Fire code “Lumber Yards &
Woodworking Facilities.”

73. The fueling station shall comply with the adopted CA Fire Code Chapter 23 on “Motor
Vehicle (fleet) Fuel Dispensing” and Chapter 57 for “Flammable Liquids” and Chapter 27
for “Hazardous Materials.”

74. Ground mount or solar canopy photovoltaic installations shall comply with Section
605.11 of the adopted CA Fire Code.

75. Permits Required for:

a. Private fire main installation

b. Automatic fire sprinkler installation

c. Fire alarm (sprinkler monitoring) installation

d. Liquid Petroleum Gas installation

e. Lumber Yards & Woodworking

f. Above-ground fuel storage & fuel dispensing

*******
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1. INTRODUCTION 

This report presents a fiscal analysis of the potential annexation of the Nu Forest area 
(annexation area) to the City of Cloverdale.  Currently, the County of Sonoma provides municipal 
services to the unincorporated area.  The division of property taxes, and potentially sales taxes, 
from the area would be governed by a Tax Sharing Agreement to be negotiated between the City 
and the County.  The City would also receive other revenues from the area to help in funding the 
municipal services that would transfer to City responsibility.  

This analysis evaluates the potential annual fiscal impacts of the annexation on the City’s 
General Fund.  It compares the costs to provide services to the Nu Forest area to the annual 
revenues that could be generated to the City.  The impacts of capital facility and infrastructure 
funding are not included in this analysis.  The methodology is summarized in this report, and 
detailed calculations and assumptions are further documented in Appendix A.   

The impacts of the potential annexation area are considered at three time periods:  

1. Immediately after annexation 

2. At buildout of vacant parcels after annexation  

3. After buildout reflective of continued business growth of Nu Forest operation   

The results during and after buildout will depend on future market conditions and external 
factors not known at this time.  The fiscal estimates in this analysis could change as a result of 
policy changes, actual service demands, and economic conditions.  Fiscal results (annual 
surpluses or deficits) are simply indicators of fiscal performance; they do not mean that the City 
will automatically have surplus revenues or deficits because the City must have a balanced 
budget each year.  Persistent surpluses shown in the fiscal analysis will provide the City with 
resources to improve service levels or reduce liabilities such as deferred maintenance or improve 
service levels.  Weaker fiscal performance will cause the City to reduce or defer costs. 

Key  F ind ings  

Key findings of the annexation analysis are described below and shown in Table 1. 

1. Following annexation, the City’s revenues required to serve the Nu Forest area will 
exceed the expenditures generated from this area.   

Net revenues generated from the annexation area would be sufficient to fund additional 
public services.  The General Fund surplus is estimated at $8,200 a year, largely driven by 
the Nu Forest operation and consolidation (see Table 2).  The annexation is estimated to 
generate $20,300 in proceeds and $12,100 in costs to the City.   

2. The fiscal impacts will improve as Nu Forest builds out its annexed parcels and new 
growth occurs on vacant residential parcels.   

As the buildout of the Nu Forest area occurs, the revenues to the City will continue to exceed 
the costs associated with the annexation area.  The fiscal benefit at buildout is estimated at 
$16,500 to the General Fund.  These annual impacts include $30,600 in revenues and 
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$14,100 in costs at buildout, as shown in Table 3.  This fiscal improvement is largely driven 
by new assessed value generated by Nu Forest growth as well as new residential 
development.  

3. The fiscal impacts will improve as Nu Forest continues to expand its operation after 
the build out of the area.    

As a growing company, Nu Forest is expected to continue growth in its business operation.  
Although the rate of growth is not certain, based on the Company’s forecast, fiscal impacts 
after build out are estimated to improve to $19,700 to the General Fund.  These annual 
impacts include $35,000 in revenues and $15,300 in costs at buildout, as shown in Table 4.   
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Table 1
Summary of Fiscal Impacts on the Cloverdale General Fund*
Nu Forest Annexation Study; EPS #151125

Item At Annexation At Buildout After Buildout (1)

Revenues $20,300 $30,600 $35,000

Expenditures $12,100 $14,100 $15,300

Net General Fund Impact $8,200 $16,500 $19,700

(1) Assumes additional growth in Nu Forest revenue after the buildout of its consolidated
facility in Cloverdale.

Sources: City of Cloverdale and Economic & Planning Systems, Inc.

Economic & Planning Systems, Inc.   09/15/2016 P:\151000s\151125Cloverdale\Model\151125mod1.xls
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Table 2
General Citywide Revenues and Expenditures at Annexation*
Nu Forest Annexation Study; EPS #151125

Item Nu Forest Other Parcels Total

Revenues
Property Tax $11,300 $600 $11,900
Property Tax In Lieu of VLF $2,300 $0 $2,300
Sales and Use Tax $3,500 $0 $3,500
Franchise Fees $1,200 $0 $1,200
Utility User Tax $900 $0 $900
License, Permit, and Fees $400 $0 $400
Fines and Forfeits $100 $0 $100

Total Revenues $19,700 $600 $20,300

Expenditures
Parks and Recreation $0 $0 $0
Facilities, Streets and Storm 
Drain Maintenance (1) $3,900 $2,300 $6,200

Police (2) $5,900 $0 $5,900
Total Expenditures $9,800 $2,300 $12,100

Net General Fund Impact $9,900 ($1,700) $8,200

*Note: the property is located and will remain within the County Special Area Fire District #40 
and the annexation will have no fiscal impact on the District; rounded.

(1) Net of gas tax proceeds for road maintenance.
(2) Net of Prop 172 sales tax proceeds for public safety.

Sources: City of Cloverdale and Economic & Planning Systems, Inc.

Economic & Planning Systems, Inc.   09/15/2016 P:\151000s\151125Cloverdale\Model\151125mod1.xls4
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Table 3
General Citywide Revenues and Expenditures at Buildout*
Nu Forest Annexation Study; EPS #151125

Item Nu Forest Other Parcels Total

Revenues
Property Tax $12,500 $6,600 $19,100
Property Tax In Lieu of VLF $2,700 $2,000 $4,700
Sales and Use Tax $3,500 $0 $3,500
Franchise Fees $1,200 $400 $1,600
Utility User Tax $900 $200 $1,100
License, Permit, and Fees $400 $100 $500
Fines and Forfeits $100 $0 $100

Total Revenues $21,300 $9,300 $30,600

Expenditures
Parks and Recreation $0 $400 $400
Facilities, Streets and Storm 
Drain Maintenance (1) $3,900 $2,000 $5,900

Police (2) $5,900 $1,900 $7,800
Total Expenditures $9,800 $4,300 $14,100

Net General Fund Impact $11,500 $5,000 $16,500

*Note: the property is located and will remain within the County Special Area Fire District #40 
and the annexation will have no fiscal impact on the District; rounded.

(1) Net of gas tax proceeds for road maintenance.
(2) Net of Prop 172 sales tax proceeds for public safety.

Sources: City of Cloverdale and Economic & Planning Systems, Inc.

Economic & Planning Systems, Inc.   09/15/2016 P:\151000s\151125Cloverdale\Model\151125mod1.xls5
PAGE 378



Table 4
General Citywide Revenues and Expenditures after Buildout*
Nu Forest Annexation Study; EPS #151125

Item Nu Forest Other Parcels Total

Revenues
Property Tax $15,000 $6,600 $21,600
Property Tax In Lieu of VLF $3,500 $2,000 $5,500
Sales and Use Tax $4,200 $0 $4,200
Franchise Fees $1,400 $400 $1,800
Utility User Tax $1,000 $200 $1,200
License, Permit, and Fees $400 $100 $500
Fines and Forfeits $200 $0 $200

Total Revenues $25,700 $9,300 $35,000

Expenditures
Parks and Recreation $0 $400 $400
Facilities, Streets and Storm 
Drain Maintenance (1) $3,900 $2,000 $5,900

Police (2) $7,100 $1,900 $9,000
Total Expenditures $11,000 $4,300 $15,300

Net General Fund Impact $14,700 $5,000 $19,700

(1) Net of gas tax proceeds for road maintenance.
(2) Net of Prop 172 sales tax proceeds for public safety.

Sources: City of Cloverdale and Economic & Planning Systems, Inc.

Economic & Planning Systems, Inc.   09/15/2016 P:\151000s\151125Cloverdale\Model\151125mod1.xls6
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2. PROJECT DESCRIPTION 

The City of Cloverdale is located in northern Sonoma County and has a population of 8,700 
residents.  The City is surrounded by unincorporated areas, one of which—Nu Forest area—is 
being considered for annexation to the City.  The area proposed for the annexation is located 
adjacent to the City with services currently provided by Sonoma County. 

Nu Fores t  A rea  

Nu Forest area consists of five parcels: two owned and operated by Nu Forest as lumber 
wholesale and three low-density residential parcels owned by various private owners.  The area 
is located on the east side of Interstate 101 adjacent to Asti Road, adjacent to the City’s eastern 
edge (see Figure 1).  Annexation is envisioned to provide economies of scale for the City’s 
service providers.  The area is estimated to contain minimal public roads maintained by the City. 

The annexation area currently has no residents and five Nu Forest employees.  It has an 
assessed value of about $2.5 million (see Table 5).  At annexation, Nu Forest employment is 
expected to increase to 70 due to consolidation with its Healdsburg operation.  At buildout, the 
area is projected to increase to 12 residents due to the expected residential development on 
non-Nu Forest parcels.  After buildout, the analysis assumes Nu Forest continues to grow its 
employment base to 84 workers as the company benefits from consolidation and continues to 
establish itself in the logging wholesale business.  At that point, the assessed value is estimated 
to reach $10.8 million associated with Nu Forest’s building expansion, unsecured tax roll, and 
residential development in the annexation area.  This analysis does not include any potential 
value reduction associated with demolition plans of the existing Nu Forest space. 
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Table 5
Proposed Annexation Area Description
Nu Forest Annexation Study; EPS #151125

Item Nu Forest Other Parcels Total

Total Parcels 2 5 7

Existing Total
Population 0 0 0

Employment 5 0 5

Assessed Value
   Secured $2,163,700 $293,400 $2,457,100
   Unsecured $0 $0 $0
      Total $2,163,700 $293,400 $2,457,100

At Annexation (2016)
Population 0 0 0

Employment 70 0 70

Assessed Value (1)
   Secured $3,163,700 $293,400 $3,457,100
   Unsecured $2,500,000 $0 $2,500,000
      Total $5,663,700 $293,400 $5,957,100

Buildout Total 
Population (2) 0 12 12

Employment 70 0 70

Assessed Value (3)
   Secured $3,763,700 $3,300,000 $7,063,700
   Unsecured $2,500,000 $0 $2,500,000
      Total $6,263,700 $3,300,000 $9,563,700

Post-Buildout
Population (2) 0 12 12

Employment (4) 84 0 84

Assessed Value (5)
   Secured $4,516,440 $3,300,000 $7,816,440
   Unsecured $3,000,000 $0 $3,000,000
      Total $7,516,440 $3,300,000 $10,816,440

(1) Reflects addition of four canapys estimated at the cost of $1.0 million and new equipment estimated at $2.5 million.
(2) An unincorporated county average of 2.49 per household is assumed.
(3) Reflects addition of a new access road and 114 parking spaces estimated at the cost $600,000 by Nu Forest and 
   completion of single family homes on other parcels assumed at $660,000 each based on recent sales of new homes 
   in the City.
(4) This analysis assumes that employment growth will increase by 20% over the next 10 years after the buildout of the 
   Nu Forest properties reflective of the company's long-term growth.
(5) Reflects addition of new office space and other improvements associated with business growth assumed 
   proportional to employment increase. Residential uses are assumed as single family homes with the value of 1.0 
   million for each property.

Sources: City of Cloverdale; Nu Forest; and Economic & Planning Systems, Inc.

Economic & Planning Systems, Inc.  09/15/2016 P:\151000s\151125Cloverdale\Model\151125mod1.xls8
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3. REVENUES 

This chapter summarizes key revenues that will be generated to the City as annexation occurs.  
Revenues at annexation and buildout are shown in Table 1, with the City’s budget summary and 
estimating factors shown in Table A-1.  Additional details regarding assumptions and 
calculations are included in Appendix A. 

Proper ty  Tax  

Property tax based on 1.0 percent of assessed value is currently collected by Sonoma County.  
The City of Cloverdale will share in a portion of the County’s tax share based on a Property Tax 
Transfer Agreement between Sonoma County and the City.1  Per the agreement, the City 
captures 75 percent of the existing highest City capture of the 1 percent property tax total in the 
City.  Based on this methodology, the City of Cloverdale would receive 20.0 percent of the 
current property tax base total in the annexation area.  The County’s property tax capture will 
change from 32.2 percent to 12.2 percent.  These rates are assumed fixed going forward and 
assume the area will continue to receive fire service from the County Special Area Fire District 40 
(see Table A-2).   

Proper ty  Tax  In -L ieu  o f  Veh i c le  L i cense  Fees   

Recent changes in the State budget converted a significant portion of Motor Vehicle License Fee 
(VLF) subventions, previously distributed by the State based on a per-capita formula, into 
property tax distributions.  These distributions increase over time based on assessed value 
growth, though the increase in assessed value in the initial year of annexation would not be 
reflected in the citywide assessed value formula.  Although the City’s Property Tax In-Lieu of VLF 
does not increase because of the initial bump in assessed value, future revenue will be generated 
by the assessed value growth after annexation from new residential and commercial 
development.  This growth will increase the City’s property tax in-lieu of VLF revenue, as shown 
in Table A-2.   

Sa les  Tax  

Nu Forest is largely a wholesale operation and therefore does not generate substantial sales tax 
outside of limited business to business sales.  Although sales tax revenues will likely improve 
slightly from new population growth and employment consolidation in the short term, the site’s 
annexation will not affect the sales dynamics substantially and is excluded from this analysis.  
Additional sales are expected to be generated to the City from increased business to business 
and employee sales over long-term as employment and business to business sales generated by 
Nu Forest increase. EPS estimates that the City’s sales tax will improve from $3,500 a year to 
$4,200 a year after buildout, as shown in Table A-3.   

                                            

1 Resolution 89-0270. 
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Ut i l i t y  User  Tax  

Cloverdale residents approved Measure O on November 2014, imposing a 3 percent general tax 
on telecommunications, electricity, gas, and video services.  Although Measure O has an 8-year 
limit, this analysis assumes the tax will remain going forward.  EPS applies the tax to Nu Forest’s 
existing electricity usage as well as typical household utility expenses, as shown in Table A-4.  

L i c ens e ,  Pe rmi ts ,  a nd  Fees  

Annexation of the Nu Forest area will result in additional revenue to the City from license, 
permits, and fees generated by the logging operation as well as new population and 
employment.  A service population approach is used to estimate these revenues based on the 
existing citywide average; the resulting factor is multiplied by the estimated service population 
total for the Nu Forest area. 

F ines  and  For fe i t s  

Fines and forfeits is a general tax generated by residents and businesses within a local 
jurisdiction.  For estimating purposes, the fiscal analysis uses a per-service population approach 
based on the existing citywide average. 

Other  Revenues  

The City collects other revenues that fund the General Fund. These revenues include the 
Transient Occupancy Tax, Business License Tax, and Document Transfer Tax, among others. The 
annexation of the Nu Forest area is not anticipated to require additional resources from these 
sources; therefore, their impact is not calculated.  

Services funded by fees and/or provided by other agencies will continue after annexation, 
including the County Special Area Fire District 40 and County Special Area 41 for lighting.  These 
services, or future changes to service, are assumed to have no impact on the City’s General 
Fund. 
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4. EXPENDITURES 

This chapter summarizes the key public costs for services that will be required as annexation 
occurs.  This analysis applies the average cost approach and is based on the existing citywide 
cost averages.  The costs are shown in Table 1 with more detail shown in Tables 2 through 4. 

Currently, municipal services are provided by Sonoma County.  Following the annexation, 
municipal services, such as police, community development, and public works, will be provided 
by Cloverdale.  Services like the Healthcare district will continue to be provided by the County.  
Other agencies will also continue to provide services, including wastewater service provided by 
special districts.  

Genera l  Government  

The City’s General Government includes City Council, Manager, Clerk, Community Support, 
Human Resources, Risk Management, Finance, and General Services.  The potential annexation 
is assumed to have no significant impact on the General Government costs. 

Parks  and  Recrea t ion  

The City provides parks and recreation services through its General Fund. Although the Project 
does not include any park space, the increase in service population growth is expected to 
increase demand and usage of existing space.  Because the use of parks and recreation by 
employees tends to be minimal, this analysis is focused on the residential portion of the growth.  
The cost is estimated based on the existing per capita cost applied to new population growth 
applied to the Nu Forest annexation area. 

Fac i l i t i es ,  S t ree ts ,  a nd  S to rm Dra in  Ma in tenance  

The City provides services for facility maintenance, street and road maintenance, and storm 
drain maintenance.  Maintenance of roadways includes routine maintenance, striping and signs, 
and street sweeping, as well as resurfacing and reconstruction as roads age.  These services are 
assumed to be extended to the Nu Forest annexation area.  The General Fund service cost is 
estimated based on the pro rata of the area’s acreage relative to the area of the City as a whole. 
The cost estimate assumes a revenue offset generated by Highway User Taxes (gas taxes) as 
shown in Table A-5. These costs will depend on the level of maintenance service provided by 
the City. 

Po l i ce  Serv i ces  

Cloverdale police department provides public safety service to the City with 11 sworn officers.  
Upon annexation, police service responsibility would be transferred from the County Sheriff’s 
Office to the City’s Police Department.  The current level of City staffing is expected to be 
adequate to cover capacity given the minimal number of calls likely to be generated by the Nu 
Forest annexation area.  This analysis is based on the existing citywide average police cost per 
service population applied to the annexation area service population.  Only the operations 
portion of the total departmental cost is considered as annexation is not expected to affect the 
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fixed component of the police department’s budget.2  A portion of police operation costs 
associated with annexation is assumed to be offset by the Proposition 172 proceeds, which is a 
statewide sales tax dedicated to public safety.  Police service costs are shown in Table A-6.   

Other  Serv i ces  

Costs associated with police administration and community development are not estimated.  The 
annexation will not significantly affect these items because they are assumed to be largely fixed.  
The City’s water and sewer services are provided through special funds and will therefore have 
no impact on the General Fund evaluated in this analysis. 

                                            

2 The fixed component of the police budget is assumed to consist of communications and records and 
auxiliary services. 
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Table A-1
Budget Summary and Estimating Factors
Nu Forest Annexation Study; EPS #151125

FY2015-16
Item Budget

General Fund Revenues
Property Tax $1,399,130
Property Tax In Lieu of VLF $608,927
Sales and Use Tax $787,790
Transient Occupancy Tax $180,000 - not affected
Business Licenses $67,000 - not affected
Franchise Fees $316,200 $33.01 per service population (5)
Document Transfer Tax $40,000 - not affected
Utility User Tax (1) $375,000
License, Permits, and Fees $98,000 $10.23 per service population (5)
Fines and Forfeits $36,000 $3.76 per service population (5)
Intergovernmental $149,600 - not affected
Charges for Service $81,120 - not affected
Miscellaneous Revenue $269,500 - not affected

Total Revenues $4,408,267

General Fund Expenditures
General Government (2) $1,489,423 - not affected
Parks and Recreation $273,972 $31.46 per capita
Facilities, Streets and Storm Drain Maintenance $357,495
Police
   Operations $1,627,198
   Administration and Other (3) $1,506,556 - not affected
Community Development (4) $327,888 - not affected

Total Expenditures $5,582,532

Other Sources of Funds
Highway User Taxes $188,759 $21.68 per capita
Prop 172 Proceeds $75,000 $8.61 per capita

Subtotal $263,759

Note: excludes operating and capital transfers. The annexation is also assumed to transfer fire service from 
the County Special Area Fire District #40 to the Cloverdale Fire District. This service shift is not expected to 
have a fiscal impact on the City.
(1) Reflects revenue from Measure O approved in 2014. While this revenue source may terminate automatically on
 January 1, 2023, this analysis assumes it will be extended by voters.
(2) Includes City Council, Manager, Clerk, Community Support, Human Resources, Risk Management, Finance, and 
   General Services.
(3) Includes communications and records and auxiliary services.
(4) Includes planning commission, planning, engineering services, and building plan checks and inspections.
(5) Reflects a service measure based on the sum of total population and half of employment.

Sources: City of Cloverdale and Economic & Planning Systems, Inc.

Table A-6

Table A-3

Allocation Factor

Tables A-2
Tables A-2

Table A-4

Table A-5
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Table A-2
Property Tax and Property Tax In Lieu of VLF Calculation
Nu Forest Annexation Study; EPS #151125

Item Nu Forest Other Parcels Total

Existing Property Tax Revenue
Base Assessed Value (current value) $2,163,700 $293,400 $2,457,100
Property Tax 1.0% of base assessed value $21,637 $2,934 $24,571
Existing County Tax (1) 32.17% of the existing property tax $6,961 $944 $7,904

Property Tax at Annexation
Property Tax
Assessed Value $5,663,700 $293,400 $5,957,100
Property Tax 1.0% of base assessed value $56,637 $2,934 $59,571
New County Share (1) 12.2% of the property tax $6,919 $358 $7,277
City Share (2) 20.0% of the property tax $11,301 $585 $11,887

Property Tax In Lieu of VLF
Increase in Eligible Basis for Property Tax In Lieu of VLF (3) 0.4% 0.0% 0.4%
New Revenue $2,271 $0 $2,271

Property Tax at Buildout
Property Tax
Assessed Value $6,263,700 $3,300,000 $9,563,700
Property Tax 1.0% of base assessed value $62,637 $33,000 $95,637
New County Share (1) 12.2% of the property tax $7,652 $4,031 $11,683
City Share (2) 20.0% of the property tax $12,498 $6,585 $19,083

Property Tax In Lieu of VLF
Increase in Eligible Basis (3) 0.4% 0.3% 0.8%
New Revenue $2,661 $1,951 $4,612

Property Tax After Buildout
Property Tax
Assessed Value $7,516,440 $3,300,000 $10,816,440
Property Tax 1.0% of base assessed value $75,164 $33,000 $108,164
New County Share (1) 12.2% of the property tax $9,182 $4,031 $13,214
City Share (2) 20.0% of the property tax $14,998 $6,585 $21,583

Property Tax In Lieu of VLF
Increase in Eligible Basis (3) 0.6% 0.3% 0.9%
New Revenue $3,474 $1,951 $5,425

(1) Post ERAF; existing countywise share is based on the TRA 065-001. New countywide share reflects the difference between the
   existing share and the new City share per the Master Property Tax Agreement (Resolution 89-0270).
(2) Post ERAF; City share based on 75% of the existing highest City share per the Master Property Tax Agreement (Res. 89-0270).
(3) Excludes the base assessed value at the time of annexation per AB 2115.

Sources: City of Cloverdale; Sonoma County Auditor's Office; and Economic & Planning Systems, Inc.

Assumption/Factor
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Table A-3
Sales Tax Calculations
Nu Forest Annexation Study; EPS #151125

Item Assumption (1) Nu Forest Other Parcels Total

Existing Performance
Total Sales $35,000,000 $0 $35,000,000
Taxable Sales (1) 1.0% $350,000 $0 $350,000
Sales Tax to the City 1.0% $3,500 $0 $3,500

At Annexation
Taxable Sales (1) $350,000 $0 $350,000

Sales Tax to the City 1.0% $3,500 $0 $3,500

At Buildout
Taxable Sales (1) $350,000 $0 $350,000

Sales Tax to the City 1.0% $3,500 $0 $3,500

After Buildout
Taxable Sales (2) $420,000 $0 $420,000
Sales Tax to the City (2) 1.0% $4,200 $0 $4,200
*Note: due to the sunset of the Triple Flip in 2017, the City's sales tax may reduce to 0.75% thereafter.

(1) Nu Forest is largely a wholesale operation and therefore does not generate substantial sales tax outside of business to business
   and limited employee sales captured in town. These sales are assumed at 1% of total sales based on the sales tax of roughly 
   $1,000 per quarter reported to be generated in Healdsburg by Nu Forest and assumed to be shifted to Cloverdale.
(2) Reflects a 20% increase in taxable spending associated with future business and new employment growth.

Sources: City of Cloverdale, and Economic & Planning Systems, Inc.
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Table A-4
Utility User Tax Calculations
Nu Forest Annexation Study; EPS #151125

Item Assumption Nu Forest Other Parcels Total

Existing Performance
Total Utility Bill (1) $28,980 $0 $28,980
Cloverdale Portion (1) $14,490 $0 $14,490

Sales Tax to the City 3.0% $435 $0 $435

At Annexation
Total Utility Bill $28,980 $0 $28,980

Sales Tax to the City 3.0% $869 $0 $869

At Buildout
Taxable Sales $28,980 $6,000 $34,980

Sales Tax to the City 3.0% $869 $180 $1,049

After Buildout
Taxable Sales (2) $34,776 $6,000 $40,776
Sales Tax to the City (2) 3.0% $1,043 $180 $1,223

(1) Based on 115,900 kilowatt hours reported to be used by Nu Forest in 2015 with an average cost of $0.25 per hour. Nu Forest's other 
   utilities, such as cable and natural gas are minimal and are excluded from this analysis. This expense is currently assumed to be 
   evenly split between Cloverdale and Healdsburg.
(2) Reflects a 20% increase in the use of electricity associated with future business and new employment growth.

Sources: City of Cloverdale, and Economic & Planning Systems, Inc.
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Table A-5
Facilities, Streets and Storm Drain Maintenance at Buildout
Nu Forest Annexation Study; EPS #151125

Item Nu Forest Other Parcels Total

Acreage 27 16 42
Share of Existing Citywide Area 1.6% 0.9% 2.6%

Expenditures
Total Annual Budget

Facilities Maintenance $75,958
Streets Maintenance $252,640
Storm Drain Maintenance $28,897

Variable Budget Share (1)
Facilities Maintenance 92%
Streets Maintenance 59%
Storm Drain Maintenance 89%

Cost Increase at Annexation (2) $3,931 $2,284 $6,215
Revenues (at annexation)
Highway User Taxes (Gas Taxes) (3) $0 $0 $0

Net Cost $3,931 $2,284 $6,215

Revenues (at and after buildout) $0 $260 $260

Net Cost $3,931 $2,024 $5,955

(1) Based on the services and supplies share of the total cost used as a proxy for the variable cost portion. 
(2) Assumed to be proportional to the acreage increase.
(3) Based on the City's budgeted amount of $21.68 per capita.

Sources: City of Cloverdale, and Economic & Planning Systems, Inc.
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Table A-6
Police Department Service and Cost Estimate
Nu Forest Annexation Study; EPS #151125

Item
Citywide 

Total Nu Forest Other Parcels Total

Sworn Officers 11
Cost per Sworn Officer (rounded) (1) $148,000
Officers per 1,000 Service Population 1.1

Annexation Total
Service Population 35 0 35
Project-Related Officer Increase 0.04 0.00 0.04

Expenditures
Total Project Cost $5,949 $0 $5,949
(less) Prop 172 Proceeds (2) $0 $0 $0

Net Project Cost $5,949 $0 $5,949

Buildout Total
Service Population 35 12 47
Project-Related Officer Increase 0.04 0.01 0.05

Expenditures
Total Project Cost $5,949 $2,040 $7,989
(less) Prop 172 Proceeds (2) $0 ($103) ($103)

Net Project Cost $5,949 $1,936 $7,885

After Buildout Total
Service Population 42 12 54
Project-Related Officer Increase 0.05 0.01 0.06

Expenditures
Total Project Cost $7,139 $2,040 $9,179
(less) Prop 172 Proceeds (2) $0 ($103) ($103)

Net Project Cost $7,139 $1,936 $9,075

(1) Provided by the Cloverdale Police Department.
(2) Based on the citywide per capita distribution in FY2015-16 budget.

Sources: City of Cloverdale and Economic & Planning Systems, Inc.

Economic & Planning Systems, Inc.   09/15/2016 P:\151000s\151125Cloverdale\Model\151125mod1.xls
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Table A-7
Cloverdale Citywide 2015 General Assumptions and Data
Nu Forest Annexation Study; EPS #151125

Item Amount Sources

Housing Units 3,427 DOF 2015
Occupied Households 3,182 DOF 2015
Population 8,708 DOF 2015
Persons/Household 2.7 DOF 2015
Jobs 1,740 ABAG 2013
Service Population (1) 9,578 DOF/ABAG

(1) Calculated by adding total residential population and half of total employment. It represents a
   measure of public service demand in which employees are given one-half the weight of residents 
   because of more limited service requirements.

Sources: Department of Finance (2015), ABAG Projections 2013,  and Economic & Planning Systems, Inc.

Economic & Planning Systems, Inc.   09/15/2016 P:\151000s\151125Cloverdale\Model\151125mod1.xls
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1

From: Jerry Haag 
Thursday, July 14, 2016 10:20 AM
David Kelley; Carole Cooper
Fwd: FW:  Nu Forest Annextion to City of Cloverdale

From: "Harris, Bradley" <BGH2@pge.com> 
Date: July 13, 2016 11:54:31 AM PDT 
To: "'jphaag@pacbell.net'" <jphaag@pacbell.net> 
Subject: FW:  

Jerry – 

Providing the annexation does not propose any changes to the facility as the letter states, PG&E consents to 
the annexation. 

Brad  Harris 
Land Agent 
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P.O. Box 217 • 124 North Cloverdale Blvd. • Cloverdale, CA 95425-0217 • Telephone (707) 894-2521 • FAX (707) 894-3451

(Rev. 02/12)

City Council
Agenda Item Summary

Agenda Item:
Meeting Date:

7
10/11/16

Agenda Section

New Business

Staff Contact

Stephen Cramer, Police Chief

Agenda Item Title

Resolution Opposing Proposition 57 (“The Public Safety and Rehabilitation Act of 2016”)

Summary

Nonpartisan Background:

According to the nonpartisan Legislative Analyst’s Office, “a yes vote on this measure means:
certain state prison inmates convicted of nonviolent felony offenses would be considered for
release earlier than otherwise. The state prison system could award additional sentencing credits to
inmates for good behavior and approved rehabilitative or educational achievements. Youths must
have a hearing in juvenile court before they could be transferred to adult court.”

Opposition:

Cloverdale Police Chief Cramer, in conjunction with the Sonoma County Law Enforcement
Chiefs’ Association, including Police Chiefs in Sonoma County, the Sonoma County Sheriff, the
Sonoma County District Attorney, and Federal law enforcement partners, urge the public to vote
NO on Proposition 57 because we have determined that it will increase crime and victimization.

Proposition 57 is a ballot measure deceptively titled, “The Public Safety and Rehabilitation Act of
2016”. There is nothing safe about Proposition 57.

Proposition 57 will release dangerous prisoners early and result in reduced incarceration of career
criminals, drug dealers and gang members. A dramatic reduction in the number of state prison
inmates per a federal mandate, which began in 2011, and 2014’s Proposition 47, which reduced
numerous felonies to misdemeanors, including theft of firearms, has caused a significant increase
in crime. Proposition 57 would be a third strike against the safety of Californians.

We understand the intent of Proposition 57 is to reduce prison overcrowding; however, Proposition
57 includes drastic changes to our parole system that will release thousands of dangerous felons
into our communities. California is currently experiencing a double digit spike in crime. Passing a
new initiative to release more felons from prison will further erode public safety.

This initiative grants the politically appointed Board of Parole Hearings full authority over release
decisions once an inmate has served time for their primary offense only, thereby reducing
sentences that were imposed for enhancements such as gang involvement, drug dealing, and assault
with a deadly weapon, or prior convictions. In doing so, sentencing enhancements essentially
become “points of consideration” for the parole board, rather than impactful enhancements that
have a measurable effect on time served. Repeat offenders can earn the same release date as those
incarcerated for the first time.
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Proposition 57 claims to apply only to nonviolent offenders. However, the initiative’s definition of
“nonviolent” is in stark contrast to the public’s idea of nonviolent. This initiative allows for early
parole consideration for prisoners convicted of rape of an unconscious person, assault with a
deadly weapon, vehicular manslaughter, domestic violence causing trauma, solicitation of murder
and other violent crimes. Additionally, Proposition 57 diminishes the sentencing severity of an
inmate charged for multiple offenses. For example, under this new system, someone convicted of
one burglary can do the same amount of time as someone convicted of dozens. This initiative
ignores the victims who have constitutional rights to participate in the criminal justice process, and
oftentimes have appeared at the sentencing and been informed of the term of imprisonment. If this
initiative passes, victims may find the offender that they thought was going to be incarcerated for
many years, is suddenly back in their community.

Centralizing all authority away from local law enforcement, prosecutors and judges to the parole
board is of paramount concern and dismantles the checks and balances in our criminal justice
system. We would be remiss if we did not also raise concerns about how this initiative allows the
Secretary of California Department of Corrections and Rehabilitation to have full authority over
the prisoner credit earning system which shortens inmate’s sentences. Granting this authority to a
political appointee raises serious concerns about the influence in sentencing determinations.

For these reasons, Police Chief Cramer and City Manager Cayler along with crime victims and
survivors, the California Police Chiefs’ Association, the California District Attorneys’ Association
and others, are recommending that City Council adopt the attached Resolution opposing
Proposition 57 and supporting the “No on Proposition 57” campaign.

Options

1) Adopt the attached Resolution opposing Proposition 57; or

2) Reject the attached Resolution opposing Proposition 57.

Budget/Financial Impact

None.

Subcommittee Recommendation

None.
Recommended Council Action

The Cloverdale Police Department and the City Manager recommend that the Cloverdale City Council
adopt the attached Resolution opposing Proposition 57 and supporting the “No on Proposition 57”
campaign.
Attachments:

1. Resolution No. 079-2016

cc:

2713623.1
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CITY OF CLOVERDALE

CITY COUNCIL

RESOLUTION NO. 079-2016

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CLOVERDALE TO
OPPOSE PROPOSITION 57 AND SUPPORT THE “NO ON PROPOSITION 57”

CAMPAIGN

WHEREAS, Proposition 57 would undo four decades of Criminal Justice Reform by allowing the
early release of criminals convicted of “non-violent” felonies and reduced incarceration of career
criminals, drug dealers and gang members; and

WHEREAS, the following crimes would be considered “non-violent” and be eligible for early
parole and release from custody under Proposition 57:

• Rape by intoxication
• Rape of an unconscious person
• Human trafficking involving sex act with minors
• Drive-by shooting
• Assault with a deadly weapon
• Hate crime causing physical injury
• Domestic violence involving trauma
• Arson causing great bodily injury
• Lewd acts upon a child
• False imprisonment of an elder; and

WHEREAS, Proposition 57 would overturn key provisions of the Victims' Bill of Rights, Marsy's
Law, and the Californians Against Sexual Exploitation Act; and

WHEREAS, Proposition 57, by disregarding sentences imposed by judges for repeat and career
criminals, would treat the worst criminals the same as first time offenders; and

WHEREAS, Proposition 57 would give the California Department of Corrections and
Rehabilitation unlimited constitutional authority to reduce sentences for "good behavior," even for
inmates previously convicted of murder, mayhem, and rape; and

WHEREAS, Attorney General Kamala Harris has noted that California is experiencing a
resurgence in crime rates. Specifically, in the last year California has experienced the following:

• Violent Crime has increased by 10.0%.
• Property Crime has increased by 8.1%.
• The Homicide Rate has increased to 4.8 homicides per 100,000 people; and

WHEREAS, Proposition 57 would exacerbate the current increase in crime rates by releasing more
violent felons into our communities; and
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WHEREAS, Sonoma County Law Enforcement Chiefs’ Association, the Sonoma County District
Attorney and Federal law enforcement partners support the “No on Proposition 57” campaign.

WHEREAS, no public funds shall be used by the City of Cloverdale to support the “No on
Proposition 57” campaign.

NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF CLOVERDALE FINDS
AND RESOLVES AS FOLLOWS:

The Council hereby publicly opposes Proposition 57 and endorses the “No on Proposition
57” campaign (FPPC ID # 1386627).

It is hereby certified that the foregoing Resolution No. 079-2016, was duly introduced and duly
adopted by the City Council of the City of Cloverdale at its regular meeting held on the 11th day
of October, 2016 by the following roll call vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

Approved Attested

________________________________ ____________________________________
Mary Ann Brigham, Mayor Linda Moore, Deputy City Clerk
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City Council
Agenda Item Summary

Agenda Item:
Meeting Date:

8
October 11, 2016

Agenda Section

New Business

Staff Contact

Paul Cayler, City Manager

Agenda Item Title

Discussion and Possible Action on a Resolution No. 080-2016, of the Cloverdale City Council Authorizing the
City Manager to Execute an Agreement Amendment for Professional Services with RRM Design Group for
Professional Services for Additional Engineering Services Related to Trailhead and Pre-Engineered Trail Bridge
Construction Documents, and Trail Design Details for the Clover Springs Open Space Preserve

Summary

The Sonoma County Agricultural Preservation and Open Space District (“District”) purchased the 249-acre
Clover Springs property in the fall of 2007 with the intent to convey it to the City of Cloverdale (“City”) for
use as a public park and open space preserve. The District transferred fee title to the City in 2011 for scenic
and natural resource protection, and recreational and educational use. At transfer, the District retained a
conservation easement that protects the natural resources and scenic open space values of the property,
while allowing for low-intensity outdoor public recreation.

In June of 2011, the District commissioned a draft trail and native plant regeneration plan that was provided
to the City at the time of transfer. The plan was intended to assist the City in their planning for recreational
and educational uses of the property. The City of Cloverdale would like to complete and implement the draft
plan and construct improvements in order to provide initial public access and ensure the protection of the
property’s natural resources.

In 2014, the District granted $313,250 of funding to the City. The funding is intended to:

• Provide project management and administration

• Finalize project plans

• Conduct CEQA analysis and obtain permits

• Construct a trail system that includes a bridge crossing and 1.8 miles of new trail

• Improve informal Creekside trail to allow for year-round public access

• Create a staging area with parking and associated elements

• Design and install signage

In order to receive District funding, the City and the District executed a Funding Agreement that specifies the
types of eligible costs, such as project planning, design, CEQA, permitting, and construction. Reimbursement
for planning expenses may begin upon execution of the Funding Agreement and Recreation Covenant and be
paid on a rolling basis. No reimbursement for construction activities will occur until the City submits, and the
District approves, a Work Plan that more specifically describes the activities and costs associated with the
project, and until the City’s environmental review process, including District’s review thereof, have been
completed.

It was a challenge to find a qualified consultant to work on the project. The City reached out to a number of
consultants, and found that most engineering consultants were not interested or qualified for the project.
There are few qualified consultants that do trail and open space design and planning work. RRM Design
Group is an experienced landscape architectural and engineering firm with background in trail design. Due to
the challenge finding a qualified consultant, the City Manager recommends that the project be sole sourced
to RRM Design Group. The Cloverdale Municipal Code permits contracting with specialized consultants, such
as engineers and architects, without competitive bidding per Section 3.08.050(A).
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On February 11, 2015, the City Council authorized contracting with RRM Design Group for the Pre-Design,
Design Development, and Environmental Documentation. This work included a community workshop after
the completion of the draft project layout in order to seek community input, and then presentation of a final
schematic design to the City Council on October 14, 2015. The final schematic design was then used to set
forth the project description for the California Environmental Quality Act (CEQA) Initial Study and Mitigated
Negative Declaration, which was adopted by the City Council on March 22, 2016.

In July 2016, RRM provided a revised engineering, permitting and bid document preparation cost estimate,
and construction cost estimate, which equaled $342,975. As of the writing of this staff report, there is
$224,995 remaining in the grant from the District. The City and District began work to address this challenge
of the funding shortfall, because the District cannot provide more funding for the project.

The City worked with RRM to reduce the scope of the project. The priority of the project is viewed as the
completion of trailhead staging area at the end of Skyview Drive. The City coordinated with the District to
come to consensus to reduce the trail building expense by the initial installation of a revised trail alignment
that combines the lower section of the Blue Trail and the upper section of the Pink Trail Alignment, and
installing one prefabricated footbridge across Porterfield Creek at the Blue Trail alignment.

The plan is for a general engineering contractor to build the trailhead staging area and the one prefabricated
footbridge through competitive bidding. This work will be subject to the State Public Contract Code
provisions for prevailing wage.

The District and City came to consensus that the trail installation, trail abandonment and trail restoration
work could be done through a partnership with the non-profit Sonoma County Trails Council (SCTC). The
SCTC Executive Director, Mr. Ken Wells, has visited the open space preserve and reviewed the preliminary
trails. Mr. Wells is in favor of SCTC doing the trail installation and restoration work. In order for the
partnership with the SCTC to work, the City Council will need to make a determination to exclude the trail
building work from competitive bidding because the work may be performed by volunteers, thus resulting in
substantial savings to the City. Where competitive bidding would not produce an advantage to the City, and
advertisement for bids would therefore be undesirable and impractical, the City Council may waive
competitive bidding the principles set forth in California lawsuit known as Graydon v. Pasadena. In order to
make this finding, the City must show that difference in an engineer’s estimate and the cost for the SCTC to
do the work is a substantial savings and bidding is impractical.

Based on the reduced project scope and a potential non-profit partnership with SCTC, the City requested that
RRM Design Group amend their original project proposal for additional engineering and permitting services
to get the project to construction. The primary project areas are: 1) Trailhead Design Plans; 2) One Pre-
Engineered Trail Bridge; 3) Typical Trail Construction Details for the combined Blue and Pink Trail Alignment
(approximately 1,900 feet; and 4) Restoration Work at seven project locations.

This project scope will be amended to the original professional services agreement with RRM Design Group
by adding five new tasks for: Project Management, Pre-Construction Assessment, Construction Documents,
Construction Administration and Resource Permitting. The increased project engineering cost estimate from
RRM Design Group equals $140,108.

The RRM Design Group proposal has been reviewed by the District. The District finds that the proposal is
consistent with the Funding Agreement, and expenses related to the proposal will be eligible for
reimbursement, except for expenses related to trail restoration and abandonment work. The engineering
and permitting for the restoration and abandonment work is estimated to be $15,000.
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There is concern though that the cost to complete engineering and construction for the project is greater
than budgeted in the funding agreement. There may continue to be a budget gap that needs to be
reconciled, however the exact about of the budget gaps will not be known until the detailed engineering
construction plans and trail details are completed.

Due to the significant challenges encountered by this project, the District has extended the project
completion date under the funding agreement to June 30, 2018.

Options

1) Reject RRM Design Group’s proposal; or 2) Approve RRM Design Group’s proposal.

Budget/Financial Impact

The estimated cost for the RRM Design Group proposal equals $140,108, for which the Open Space District
has stated that the City will be eligible of reimbursement under the Funding Agreement, except for expenses
related to trail restoration and abandonment work. It is estimated that trail restoration and abandonment
equals $15,000 of the above estimated cost. Therefore, the best estimate of the amount remaining in the
District funding agreement as the conclusion of the trail facilities engineering work will be $99,887. If this
remaining funding is not sufficient to construct the project, then the City will need to look to supplemental
funding sources, such as the Open Space Endowment Fund or the City’s General Fund.

Subcommittee Recommendation

None.

Recommended Council Action

The City Manager recommends that the City Council review the RRM Design Group proposal for Clover
Springs Open Space engineering and permitting services, and adopt the resolution, authorizing the City
Manager to execute with form approval by the City Attorney of an amendment to the professional service
agreement with RRM Design Group.

Attachments:

1. RRM Design Group’s Clover Springs Trail Plan Scope of Work and Proposal of Engineering and Permit
Services.

2. Proposed Resolution.

cc:
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ADD. SERVICE AUTHORIZATION 
Client: 
City of Cloverdale 
 

Project Number: 
0131-02-RC15 
 

Project Name: 
Clover Springs Open Space Preserve Trail 

Date: 
September 27, 2016 
 

 
Method: 
☐ Letter  ☐ Email authorization attached to parties  
☒ Client authorization required  ☐ Included in contract, authorization not required  
☐ Other:         
 
Fee Type(s): 

☐ Fixed Fee  
☒ Time & Materials/Not to Exceed 

(T&M/NTE) 

☐Time & Materials (T&M) - Hourly  
☐ Time & Materials (T&M) - Hourly 
    

 

DESCRIPTION OF WORK TO BE PERFORMED 
RRM Design Group, a California Corporation ("RRM Design Group"), has entered into an 
agreement with the city of Cloverdale (the "Client") dated April 21, 2015 (the "Prime 
Agreement") for the project: Clover Springs Open Space Preserve (the "Project"). Additional 
Services Authorized by the Client are subject to the Terms and Conditions of the Prime 
Agreement. 
 
RRM Design Group (RRM) will provide construction document preparation services for the 
following portions of the Clover Springs Open Space Preserve Trailhead facility.  
 

I. Primary Project Areas 
PROJECT 1 (Attachment Exhibit 1) 

o (Trailhead Design Plans)–Prepare Construction Documents for a Design-
Bid-Build Contractor for the pavement extension to the end of Skyview Drive 
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Clover Springs Open Space Preserve 
Additional Service Authorization 

September 27, 2016 
Page 2 of 13 

 

 

 

to accommodate accessible on-street parking, extend existing sidewalks, 
grading, drainage, and trailhead amenities shown in the approved Schematic Plan. 
 

PROJECT 2 (Attachment Exhibit 2) 
o One Pre-Engineered Trail Bridge - Design assistance with bridge 

manufacturer for contractor to construct for abutments and assemble one 45-
foot long (approx.), six-foot wide pre-engineered pedestrian bridge over 
Porterfield Creek. Pre-engineered bridge-by-bridge manufacturing company. 

 
PROJECT 3 (Attachment Exhibit 3) 

o Typical Trail Construction Details –Prepare Typical Trail Design Details for 
trail contractor in coordination with the city of Cloverdale to construct a 
natural surface trail. The trail design plans will include flagged field layout of 
horizontal centerline alignment and typical trail tread details. To construct the 
trail from the new trailhead at Skyview Drive to the existing bridge and from 
the existing bridge to the new alignment through the property, is outlined in 
Attachment 3. 

o Blue and Pink Trail Alignment – Prepare the horizontal center line 
alignment and typical trail tread details for construction by Sonoma Trail 
Council group, to construct the Phase I backcountry trail segments, known as 
the Pink Alignment and the Blue Alignment (approx.) 1,900 linear feet. 

 

Other Restoration Work Incorporated in Project 2, Identified in Waypoint Map 
Exhibit (Exhibit 4) Include: 
 

 WP#4 Fence along Porterfield Creek – 1,000 linear feet of split-rail fence, match exiting 
open space fence material and construction  

 WP#5 Split in trail (fork) east of existing footbridge – reclaim upper eroded trail 
segment and reroute trail to sustainable grade 

 WP#6 Two (2) failed culverts east of existing footbridge – replace two existing 18” by 
12’ long culverts  

 WP#8 and WP#11 Filling in steep section of trail – reroute trail to sustainable grade, 
use spoils from reroute trail on eroded segment 

 WP#12 Reclaim (decommission) steep social trail – reclaim trail tread 50’ up from 
stream bank, scarify, reseed, install closure sign, provide natural barrier parallel with 
creek bank 

 WP#14 Creekside Trail wet crossing at Porterfield Creek - reclaim reroute trail to 
sustainable grade and rolling dips, rework drainage at existing trail crossing 

 WP#15 Area past end of Creekside Trail – install small fence section and sign for 
closure 
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Clover Springs Open Space Preserve 
Additional Service Authorization 

September 27, 2016 
Page 3 of 13 

 

 

 

 

II. Scope of Services Outline 
TASK D - PROJECT MANAGEMENT AND COORDINATION 
Subtask D.01:  Project Management and Coordination  
Subtask D.02: Project Conference Call Meetings 
 
TASK E – PRE-CONSTRUCTION ASSESSMENT  
Subtask E.01:  Geotechnical Investigation 
Subtask E.02:  Pre-Design Field Meeting  
 
TASK F: CONSTRUCTION DOCUMENTS 
Subtask F.01:  75% Draft Construction Documents 
Subtask F.02:   100% Construction Documents  
Subtask F.03:   Bid-Ready Construction Documents 
Subtask F.04:  Bidding Assistance 
 
TASK G – CONSTRUCTION ADMINISTRATION 
Subtask G.01:  Pre-Bid Site Walk (1) 
Subtask G.02:  Construction Administration 
Subtask G.03:  Construction Observation Field Meetings (2)  
 
TASK H –RESOURCE PERMITTING  
Subtask H.01: Resource Agency Permitting and Coordination 

 

III. Detailed Scope of Services 
Task D: Project Management and Coordination 
Subtask D.01: Project Management and Coordination  
Construction Document and implementation duration. RRM’s project manager will 
coordinate with city and design staff, sub-consultants, and other agencies as necessary 
on an on-going basis throughout construction design and implementation of the Project.  
Conferencing with city staff at the spur-of-the-moment needs. For example, to discuss 
design issues and plan check comments, or to coordinate with local agency staff are very 
likely occurrences during the life of the Project.  This task also includes internal quality 
control, plan review, day-to-day project coordination efforts, including general 
correspondence, telephone conferencing, and update and summary reports likely to be 
required in supporting city staff as we move the plans through Construction 
Documents. Permitting, and Construction Administration.  
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Additional Service Authorization 

September 27, 2016 
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Deliverables:  
 Memos, meeting minutes, and general correspondence for document control, compiled in a 

three-ring binder located in our office and available for access by city staff 
 Prepare for and participate in conferencing staff update meetings  
 Coordination with environmental consultants on the permitting and plan requirements 

 
Subtask D.02: Project Conference Call Meetings 
RRM will conduct up to four (4) construction design review session with the City.  The design 
review session will be conducted via conference call to be mindful of the Project budget. These 
meeting will provide a forum to discuss construction plan edits and comments through the 
submittal phases through the construction document phase. 
 

Deliverable:   

 Conduct up to four (4) design review conference call meetings with city staff  
 Prepare and distribute meeting minutes 

 

Task E: Site Assessment  
Subtask E.01: Geotechnical Investigation 
RRM’s geotechnical engineer, Ninyo & Moore, will prepare a draft and final geotechnical report. 
Work will include literature review, site reconnaissance and field marking of test boring 
locations for two areas of work: 
 
 Street Parking Area 

Ninyo & Moore will collect one (1) core soil sample from Skyview Drive at the end of the block. 
The core will provide the sample for the new road edge paving. 
 

 Pedestrian Bridge 
Ninyo & Moore will drill and sample two (2) subsurface borings at the proposed pre-engineered 
pedestrian bridge abutment location to develop finding for use in bridge foundation design.  

 
The field work and laboratory testing will be used to prepare a draft geotechnical investigation 
report. Following one round of review by the Client and design team, review comments will be 
incorporated into a final design-level geotechnical investigation report. 
 

Deliverables:  
 Draft geotechnical report 
 Final geotechnical report 
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Subtask E.02: Pre-Design Field Meeting  
RRM will spend two (2) days reflagging and obtaining GPS coordinates for the trail alignments 
and checking design elements to include in the Construction Documents. The second day of the 
trail field alignment, RRM will conduct an on-site pre-design kick-off meeting.  This meeting will 
be attended by key design team members and primary city and county staff, and will afford an 
opportunity to review and refine the Project schedule, key milestones, and permitting process.  
This meeting will also identify any remaining data needs.  
 

Deliverables:  
 Pre-design trail field layout - two (2) days 
 Prepare for and conduct one (1) pre-design kick-off meeting site tour  
 Prepare and distribute meeting minutes 
 
Note: The consultant team attending the two (2) day pre-design meeting and field work will be   

staying in town for up to three to four days to accommodate for travel time and preparation. 
 
 
Task F: Construction Documents 
Subtask F.01: 75% Draft Construction Documents 
RRM will prepare 75% draft Construction Documents (see Construction Document Package 
contents listed in Section VI) for Project 1 based on the approved schematic design package. 
The 75% draft Construction Documents will be submitted to the city project manager for 
distribution to and review by, staff. 
 

Deliverables:  
 Two (2) hardcopy sets 75% draft Construction Document Package 

 
Subtask F.02: 100% Construction Documents  
RRM will prepare 100% draft Construction Documents that address plan-check comments 
generated from the City’s review of the 75% draft Construction Documents submittal. The 
100% draft Construction Documents will be submitted to the city project manager to perform a 
back-check.  
 

Deliverables:  
 Two (2) sets 100% draft construction document package 
 75% comment response memo 

 
Subtask F.03: Bid-Ready Construction Documents for Project 1 Trailhead Design 
RRM will prepare the bid-ready Construction Documents for Project 1 Trailhead Design that 
address any back-check comments generated from the City review of the 100% construction 
document submittal. Once the final revisions are complete, one (1) signed reproducible bid-
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ready set of Construction Documents will be submitted to the city project manager for final 
agency signatures and bidding. 
 

Deliverables:  
 One (1) signed reproducible bid-ready Construction Document package 

 
Subtask F.04: Bidding Assistance for Project 1 Trailhead Design 
RRM’s team will support the City during the bidding phase for Project 1 Trailhead Design. 
RRM will respond to requests for clarifications as determined by the City to be reasonable or 
necessary for the bidding process. All bidder questions will be received by the City and 
forwarded in writing to RRM for response back to the City in writing. 
 

Deliverables:  
 Prepare written responses to bidder’s questions for Project 1 Trailhead Design 

 
 
Task G: Construction Observation 
Subtask G.01:  Pre-Bid Site Walk for Project 1 
Following the plan approvals and the advertisement for construction bids, RRM team will 
participate and attend a mandatory pre-bid meeting with contractors, city staff, and county to 
walk the Project trail alignments and proposed construction areas for field questions and 
clarifications.  
 

Deliverables:  
 Prepare for and attend one-day preconstruction bid field walk for Project 1 

 
Subtask G.02:  Construction Administration for Project 1 
Following award of the general construction contract, RRM’s team will support the City during 
the construction phase of the Project.  We will review and respond to Requests for Information 
(RFI), Change Orders (CO), submittals, and contractor supplied shop drawings.  Under this task, 
we will also prepare and issue Supplemental Instructions as necessary to clarify technical details 
and prepare preliminary and final punch lists.  We will also coordinate with consultants, agency, 
and city staff as necessary. 
 

 
Deliverable:   
 RFI, CO, submittal reviews, shop drawings responses, supplemental instructions, and general 

record keeping documents 
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Subtask G.03:  Construction Observation Field Meetings (Project 1, Project 2, 
Project 3) 
RRM’s project manager, and/or designated representative, will prepare for and attend two (2) 
field construction observation meetings at intervals appropriate to the stage of construction to 
observe construction progress.  Field observation meetings will be planned to coordinate with 
key milestones during the construction process.  In the interest of cost efficiency, we will 
encourage meeting consolidation by strategically scheduling meetings to maximize productivity 
whenever possible, such as meeting with city staff, construction inspector, contractor and any 
other agency representatives in a single visit.   
 
RRM shall not be responsible for any acts or omissions of the contractor, subcontractor, any 
entity performing any portion of the work, or any agents or employees of any of them.  RRM 
does not guarantee the performance of the contractor and shall not be responsible for the 
Contractor’s failure to perform work in accordance with the Contract Documents or any 
applicable laws, codes, rules, or regulations. 
 

Deliverable:   
 Prepare for and attend two (2) field construction observation meetings 

 

Task H: Resource Permitting  
Subtask H.01: Resource Agency Permitting and Coordination 
RRM’s sub-consultant First Carbon will provide monitoring and agency permitting assistance 
through the construction document submittal phase of the Project. 
We understand that the Project has numerous proposed activities that may be implemented in 
areas under the jurisdiction of the agencies listed above, including one pre-fabricated bridge and 
eight (8) individual projects to reduce erosion and sedimentation and to prevent or minimize 
impacts on water quality and stream habitat. The 8 erosion and sedimentation control projects 
are listed in the Sonoma County Agricultural Preservation and Open Space District’s letter to 
the city of Cloverdale (City) dated November 16, 2015. As most activities will occur in or in 
close proximity to Porterfield Creek, Prunuske Chatham Inc. (PCI) will submit one application 
package to each agency that will include all of the proposed activities within agency jurisdiction 
rather than numerous application packages to each agency. PCI proposes to conduct the 
services outlined below. 
 
Site Visit 
PCI will conduct a site assessment to evaluate current conditions of biological habitats within 
the disturbance area for each activity to determine the project specific avoidance and 
minimization measures required to protect resources; photo-points will be established for use in 
monitoring and reporting to the resource agencies, which will be a requirement of the permits. 
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A map of the individual activity areas with the ordinary high water mark identified will be 
created for submittal with the permit application packages.  
  
Project Description Development 
PCI will work with the City or its representative to define the activities in sufficient detail for 
permitting purposes and will develop a project description for each agency that describes the 
proposed actions within their jurisdiction; see Permitting discussion below for details. The 
application packages will require submittal of design sheets and quantities of materials to be 
introduced or “discharged” into the creek and other regulated areas. To gather the necessary 
information, PCI will initiate communications with the project engineer. 
  
Permitting 
PCI will prepare and submit applications for regulatory permits to the Corps pursuant to 
Section 404 of the federal Clean Water Act (CWA); CDFW pursuant to the California Fish and 
Game Code (1600 et seq.); Regional Water Board Pursuant Section 401 of the federal CWA 
and state Porter-Cologne Act. Application requirements of each of the agencies differ, but there 
is a great deal of overlap such as providing a project description, discussion of avoidance and 
minimization measures, and inclusion of a monitoring and reporting plan. The following provides 
detailed descriptions of individual agency permit requirements. 
  
Corps Section 404 Clean Water Act (CWA) Pre-construction Notification 
For this task, PCI assumes that Corps Nationwide Permits (NWPs) rather than Standard 
Individual Permits will be used. PCI will complete and submit a pre-construction notification 
(PCN) to the Corps in compliance with Section 404 of the CWA under NWP 13 for bank 
stabilization, NWP 27 for aquatic habitat restoration, establishment, and enhancement activities, 
and NWP 33 for temporary construction, access, and dewatering. The PCN will contain 
necessary information about the project including project description, a discussion of impact 
avoidance and minimization measures, associated figures (vicinity map, project site map, impact 
area maps, jurisdictional delineation, etc.) and copies of the aquatic resources permit 
applications submitted to Regional Water Board and CDFW. The PCN will also include an 
application package to NMFS for “take” authorization under the federal Endangered Species Act 
(ESA) and information to assist the Corps’ in consultation with SHPO under Section 106 of the 
National Historic Preservation Act. Certain engineering graphics and calculations will be 
required from the City or the project engineer in order to complete this application.  
  
Regional Water Board 401 Water Quality Certification 
PCI will complete and submit an application for a Section 401 Water Quality Certification to the 
Regional Water Board. The application will include a project description, discussion of impact 
avoidance and minimization measures, impacts analysis, discussion of beneficial uses, Best 
Management Practices (BMPs) to minimize impacts, a copy of the CEQA document, associated 
figures (vicinity maps, project site map, etc.), the filing fee, and a monitoring and reporting plan. 
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Certain engineering graphics and calculations will be required from the City in order to 
complete this application. The City will provide any required permit fees. 
  
CDFW 1600 Streambed Alteration Agreement 
PCI will submit to CDFW an application for a Section 1602 Streambed Alteration Agreement. 
The application will include a project description, discussion of avoidance and minimization of 
impacts, impacts to sensitive plants and wildlife, a copy of the CEQA document, the filing fee, 
associated figures (vicinity maps, project site map, etc.), and a monitoring and reporting plan. 
Engineering graphics and calculations developed for the Water Quality Certification package will 
be used. The City will provide any required permit fees. 
  
National Marine Fisheries Service Consultation Materials 
As part of the PCN to the Corps, PCI will prepare an application and accompanying materials 
for submittal to NMFS for use of the programmatic Biological Opinion for the Corps’ NWP 
program. The package will include a Species Relocation and Protection Plan outlining specific 
measures to protect steelhead and other aquatic species should they be present during project 
activities. Consultation with NMFS will result in “take” authorization under Section 7 of the 
Federal ESA. 
  
Agency Coordination 
PCI will coordinate one field visit with agency staff. Applications will be coordinated with the 
regulatory agencies throughout processing to answer questions and resolve issues at the earliest 
possible opportunity. Coordination may include telephone, email, or written correspondence, 
or meetings with the agencies. This scope of work includes up to 12 hours of agency 
coordination time in addition to the field visit. 
  

Deliverable:  
 Draft permit application package for the Corps, Regional Water Board, and CDFW for review, 

including the necessary attachments 
 Revise the permit applications following receipt of comments and submit them along with the 

filing fees 
 Prepare a draft copy electronically for the City’s review and a final copy for the City’s signature. 

The City is responsible to provide all filing fees 
 Once the permit packages are submitted, coordinate with the regulators to facilitate the 

application review 
 Review permit conditions from each agency permit and negotiate changes, as necessary, and 

then summarize permit conditions for incorporation into Construction Documents 
 
 

 

PAGE 422



Clover Springs Open Space Preserve 
Additional Service Authorization 

September 27, 2016 
Page 10 of 13 

 

 

 

Title and Reference Sheets  
RRM will prepare title and reference sheets, as necessary, to convey all pertinent general project 
information. These sheets may include project name, location, approval blocks, agency contact 
information, USA alert, basis of survey statement, list of abbreviations, phasing and/or additive 
alternate instructions. 
 
Construction Staging Plan (Project 1 and Project 2 only) 
RRM will prepare construction staging plans for the Project. The plans will identify construction 
access points, construction trailer location(s), equipment storage yards, and material lay-down 
areas.  

 
Demolition Plans (Project 1 and Project 2 only) 
RRM will prepare demolition plans, at an appropriate scale, for structures and elements 
requiring removal in order to implement the Project’s design. The plans will locate, identify, and 
describe the removal items and provide instructions for the safe disposal of the demolished 
work. Additionally, the plans will indicate items to salvage or stockpile. 
 
Erosion Control Plans (Project 1, Project 2 and Project 3) 
RRM will prepare Erosion Control Plans for the site depicting proposed construction Best 
Management Practice’s (BMP’s) in conformance with the State Construction General Permit. 
The plans will include plan views with locations of proposed BMP’s, and details of the BMP’s. 
This scope assumes the Contractor will prepare the SWPPP. 
 
Construction Keynote Plans (Project 1, Project 2 and Project 3) 
RRM will prepare construction keynote plans, at an appropriate scale, for the approved design. 
The plans will present the overall Project’s layout with a keynoting system that identifies 
construction items, references to appropriate details, and drawing series directions.  
 
Site Construction Details (Project 1, Project 2 and Project 3) 
As a companion to the construction plans, RRM will prepare details for all the construction 
items illustrated on the site construction plans. The details will specify materials, dimensions, 
colors, and finishes. 
 
Horizontal Control Plans (Project 1 and Project 2 only) 
RRM will prepare horizontal control plans, at an appropriate scale, for the approved design. The 
plans will establish all horizontal control for the Project. The plans will also establish 
construction layout control points and establish a coordinate system for locating site elements.  
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Grading and Drainage Plans (Project 1, Project 2) 
RRM will prepare grading and drainage plans and details, at an appropriate scale, for the 
approved design. The plans will build on the topographic survey information and will show 
vertical control of the Project’s elements, contour grading, spot elevations, and cut and fill 
estimates within the Project site. The plans will detail the proposed bio-retention areas, swales, 
and other drainage facilities within the Project’s development area. 
 
Storm Culvert Plans and Profiles (Project 3 only) 
RRM will prepare plan and profile sheets of proposed stormwater culverts at 1”-20’ horizontal 
scale and an appropriate vertical scale, identifying the existing ground, proposed grades, culvert, 
and crossing utilizes. 
 
Striping and Signage Plans (Project 1 only) 
RRM will prepare striping and signage plans for the proposed access roadway and parking lot 
improvements. The plans will clearly delineate all proposed striping and signs per City and local 
standards. 
 
Pre-Fabricated Bridge Foundation Plans and Details (Project 2 only) 
RRM will prepare plans, details, and calculations for a foundation system for one (1) pre-
fabricated bridge. The bridge will be designed to span a distance of approximately 45 feet. The 
pre-fabricated bridge manufacturer will be responsible for design of the super structure 
including any supporting structural calculations. 
 
Specifications (Project 1 and Project 2 only) 
RRM will prepare technical specifications (formatted and based CSI specifications). This scope 
assumes the City will prepare all general provision specification sections related to this Project 
and assemble the specifications book. 

CLIENT RESPONSIBILITIES 
 One contact person who will serve as the city representative and will consolidate all 

agency review comments into one list of official comments to which RRM can respond. 
 Prepare bid and contract “boiler plate” documents, such as bid form, invitation, 

instructions, general and special conditions, contract forms, insurance, forms, etc. 
 Document distribution for design reviews, bidding, and construction. 
 All Necessary Permit Fees 
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LIMITATION OF SCOPE 
Please note the tasks to be performed by RRM team are limited to those outlined above. This 
scope of services excludes the following: 

 
 This scope of services excludes the following: 
 Custom (site-built) bridge structure design and engineering services. 
 Irrigation system and planting design services. 
 Electrical engineering services. 
 Off-site utility analysis 
 Preparation of the SWPPP and SMARTS registration (Contractor’s responsibility) 
 Additional CEQA and NEPA document preparation services. 
 Permit Fees 
 Construction cost estimation services. 
 Payment of fees (permit, processing, noticing, etc.) 

 
V. Compensation 
Task D: Project Management  T&M NTE Fee:   $ 15,044 
Task E: Site Assessment / Geotech. T&M NTE Fee:   $ 23,656 
Task F: Construction Documents  T&M NTE Fee:   $ 44,960 
Task G: Construction Administration T&M NTE Fee:   $ 17,808 
Task H: Resource Permitting  T&M NTE Fee:   $ 32,340 
Reimbursable Expenses   T&M NTE Fee:   $   6,300 
 
Total Amended Contract:      $140,108 
 
 
Fee Footnote   

Estimated fees for tasks shown as “Time and Materials - Not to Exceed" (T&M/NTE) 
establish the maximum that will be billed for each task. Amounts billed will reflect actual 
hours, and will not exceed the maximum amount shown without prior approval by the 
Client. 
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Reimbursable Expenses 
Reimbursable expenses include such things as document reproduction, plotting services, public 
workshop materials, travel, lodging, meals, car mileage (current federal rate), and overnight 
delivery and will be billed at cost (10% markup). 
 
 
 
Estimated RRM Additional Service Fees: $ 133,808 
Estimated Reimbursable Fees:  $     6,300  
Total Estimated Additional Fees  $ 140,108 
 
Any work outside the scope of the original agreement between RRM Design Group and the Client and authorized by 
Client, is subject to the Terms and Conditions of the Prime Agreement. 

AUTHORIZATION TO PROCEED BY CLIENT REPRESENTATIVE: 
 
_____________________________  ____________  
Sign      Date 
 
________________________________________________   
Print Name, Title   
 
________________________________________________    
Tasks Authorized OPTIONAL 
(All tasks authorized unless otherwise noted.) 
 
mlrN:\0001\0131-01-RC15-Clover-Springs-Open-Space-Preserve\Project-Management\Contracts\Contract Amendment 01\Add Service 9.27.16.docx 
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CITY OF CLOVERDALE
CITY COUNCIL

RESOLUTION NO. 080-2016

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CLOVERDALE
AUTHORIZING THE CITY MANAGER TO EXECUTE

A PROFESSIONAL SERVICES AGREEMENT AMENDMENT WITH RRM DESIGN GROUP
FOR PROJECT ENGINEERING AND PERMITTING SERVICES FOR THE

CLOVER SPRINGS OPEN SPACE PRESERVE TRAIL PROJECT

WHEREAS, in May 2011, the Sonoma County Agricultural Preservation and Open Space District
(District) conveyed fee title of the approximately 250-acre property located in Cloverdale, known as
Assessor Parcel numbers 115-230-026, 115-230-041 and 115-230-042 (Property), to the City of Cloverdale
(City); and

WHEREAS, the Property is also known as the Clover Springs Open Space Preserve; and

WHEREAS, the City requested that the District provide funds to assist with planning and
recreation development costs associated with the provision of public access to the Property; and

WHEREAS, consistent with District policy, the District provided funding on a reimbursement basis
to assist in “jumpstarting” public access to recreation property purchased with open space sales tax
revenues; and

WHEREAS, the City provided the District a Preliminary Work Plan for Property access
improvements, including planning, permitting, engineering and constructing of new trails that create loops
by eliminating dead ends, and improve the Creek-side trail to allow for a year-round sustainable trail; and

WHEREAS, in consideration of the City granting a recreation covenant over the Property, the
District agreed to provide the City up to $313,250 for public access improvements through a funding
agreement; and

WHEREAS, the City Council of the City of Cloverdale reviewed and approved a funding agreement
with the District for the Property on June 25, 2014; and

WHEREAS, qualified consultants in the area of trail design and open space facility development are
limited, and finding a qualified consultant is a challenge; and

WHEREAS, RRM Design Group is a landscape architecture and engineering company with
experience consulting in the development of trails and open space areas; and

WHEREAS, RRM Design Group is familiar with the Property, and understands the scope of the
project; and

WHEREAS, the City Council approved Resolution 005-2015 on February 11, 2015, which authorized
a professional services agreement with RRM Design Group for schematic design services and environmental
documentation for a $91,740; and
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WHEREAS, RRM Design Group completed schematic designs and conducted public workshops on
various options to develop a preliminary conceptual design and project description; and

WHEREAS, the City Council approved the project conceptual design and project description
including the trail map, the trailhead, the amenities and footbridge locations on October 14, 2015, after
receiving much public feedback; and

WHEREAS, RRM Design Group then proceeded with the completion of an Initial Study and
Mitigated Negative Declaration for the project, which was circulated for a 30 day public review, and then
the City Council conducted a noticed public hearing before adopted the project’s mitigated negative
declaration on March 22, 2016, by Resolution No. 022-2016; and

WHEREAS, further work on the next phase of project engineering for the trailhead, footbridge, trail
design and restoration was delayed to resolve project budgetary challenges with the District; and

WHEREAS, the City and District came to consensus that the scope of the project may be reduced by
eliminating one of the two trail footbridges and reducing the length of trail to be installed in the initial
project construction, and further, a partnership with the non-profit Sonoma County Trails Council will be
formed for trail installation and restoration work; and

WHEREAS, RRM Design Group submitted a proposal for additional professional services for
engineering and permitting services to provide construction level plans and permits for the trailhead, one
pre-engineered trail footbridge, typical trail construction details and a horizontal alignment for 1,900 feet
of trail installation, and other trail restoration work; and

WHEREAS, the District reviewed and approved RRM Design Group’s proposal for additional
professional services for engineering and permitting services, and agreed to reimburse for RRM Design
Group’s services, except for work related to restoration services, from the funding agreement; and

WHEREAS, the Cloverdale Municipal Code Section 3.08.050(A) permits contracting with specialized
consultants, such as engineers and architects, without competitive bidding; and

WHEREAS, the City Manager reviewed RRM Design Group’s proposal for additional engineering and
permitting services, and finds the proposal to be fair and reasonable.

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF CLOVERDALE AS FOLLOWS:

1. The above recitals are true and correct and are hereby incorporated into this Resolution as findings of
the City Council of the City of Cloverdale.

2. The City Manager, with agreement as to form by the City Attorney, is hereby authorized and directed
to execute agreement amendment with RRM Design Group for providing additional engineering and
permitting services at the Clover Springs Open Space Reserve, for a maximum amount not to exceed
$140,108.

3. Said authorization is granted under the provisions of the Cloverdale Municipal Code Section
3.08.050(A).

4. This Resolution shall become effective immediately.
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It is hereby certified that the foregoing Resolution No. 080–2016 was duly introduced and duly adopted by
the City Council of the City of Cloverdale at its regular meeting held on the 11th day of October, 2016, by
the following vote: (Ayes –X; Noes –X)

AYES:
NOES:
ABSENT:
ABSTAIN:

APPROVED: ATTESTED:

_____________________________ ___________________________________
Mary Ann Brigham, Mayor Linda Moore, Deputy City Clerk
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