MEMORANDUM
DATE

July 6, 2021

TO

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

FROM

Bruce Brubaker, Abe Sheppard, Logan Woodruff
PlaceWorks

SUBJECT

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

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

Goals. The goals of the Downtown Zoning Districts Update project are to reduce obstacles to new housing
in downtown Cloverdale. More housing in downtown will bring several benefits to the city:


Address the acute housing shortage in Sonoma County




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




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



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



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


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



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



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



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



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

Multi-family Residential - Studio unit: 1 covered space per unit and 0.5 unrestricted
shared parking space per unit. One bedroom unit: 1 covered space per unit and 1
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unrestricted shared parking space per unit. 2+ bedroom units: 1 covered space per unit
and 2 unrestricted shared spaces per unit.
o

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

o

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

o

Restaurants and Bars - 1 parking space/100 sq. ft. of public area (any area accessible by
the public).
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Opportunity Site 1: Cloverdale Blvd. West
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Opportunity Site 2: Cloverdale Blvd. East
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