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Agenda Item Summary 

 
Agenda Item:  F3 
Meeting Date: June 22, 2022 

Agenda Section: 
  Public Hearing  

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

Agenda Item Title:  
Adopting a resolution to approve a Precise Development Plan and Design Review (PD/DR 032-2019) for the 
Vista Oaks Subdivision. 

______________________________________________________________________________________ 

Recommended Council Action(s):  

Hold Public Hearing to Consider: 
 
Adoption of a Resolution entitled, “A Resolution of the City of Cloverdale City Council Approving a Precise 
Development Plan and Design Review for Construction of 33 Detached Single-Family Residences in the 42.62 
acre Vista Oaks Subdivision project located between the north end of Vista View Drive and N. Cloverdale 
Boulevard (APNs: 116-050-001, 116-060-012; -025; -027; -033; -063; -067; and 001-350-005; -038).” 

 
Background / Summary: 
Site Location. The 42.62 acre site is currently vacant and undeveloped. The project site lies at the end of 
existing Vista View Drive, which is currently an unpaved dirt road that ends prior to intersecting with North 
Cloverdale Boulevard approximately across the street from the Hamburger Ranch restaurant at 31195 North 
Redwood Highway (N. Cloverdale Boulevard). The 42.62 acre property is currently vacant and undeveloped.  

Project History. On August 3, 2005 the Planning Commission reviewed and recommended that the City 
Council approve a Tentative Map, Rezone to Planned Unit Development (P-D), and Preliminary Development 
Plan for a 19-lot single-family residential subdivision known as the Vista View Subdivision. The Commission 
also recommended adoption of a Mitigated Negative Declaration that was prepared for the project. 
Subsequently, on September 14, 2005, the City Council approved the Tentative Map, Preliminary 
Development Plan and adopted Ordinance No. 634-2005 to rezone the project site to the Planned Unit 
Development District (P-D). 

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

On April 5, 2006, the Planning Commission reviewed and recommended that the City Council approve a 
Precise Development Plan and Major Design Review of the precise locations and designs of 19 semi-custom 
single-family residences. Subsequently on May 10, 2006, the City Council approved the Precise Development 
Plan and Major Design Review applications.  

Although two separate one-year time extensions were approved for the Design Review application, it 
ultimately expired on April 5, 2009.   
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Similarly, the Precise Development Plan received a one-year time extension along with the 2nd Major Design 
Review time extension, but it to expired on April 5, 2009.  

Also, in 2009, in separate actions not associated with these permits, the City performed a comprehensive 
General Plan Update wherein the subject property’s land use designation was changed from Low Density 
Residential (LDR) to Rural Residential (RR). With that change in General Plan land use designation came a 
change in the allowable density for the property from 1-30 acres per dwelling unit to 1 dwelling unit per 5 
acres.   

The Tentative Map remained active after 2009 because after receiving two separate time extensions from the 
Planning Commission, in 2009 through 2013 the State passed four separate automatic time extensions for 
Tentative Maps that had not already expired. The cumulative effect of those extensions resulted in an 
expiration date of April 5, 2016 for the Tentative Map. The Planning Commission granted a 17-month time 
extension to the Tentative Map on April 5, 2016 extending the map to September 5, 2017, however it to 
ultimately expired.  

On September 18, 2018, the Planning Commission held a public hearing on the project proposal and 
requested that a condition of approval be added prohibiting construction vehicles and construction traffic 
from accessing the project site from Vista View Drive. This condition of approval has been included in the 
attached resolution, should the project be approved.  

Requested Actions. The Applicant is requesting approval of a Precise Development Plan and Design Review. If 
approved, the Vista Oaks subdivision project (“Project”) would allow for construction of a 33-lot single-family 
residential subdivision. The following is a description of the requested entitlements: 

 Precise Development Plan: In accordance with Zoning Ordinance Section 18.03.100, the applicant is 
requesting City Council approval of a Precise Development Plan. The precise development plan is the 
entitlement under the PD zoning district which approves a project or a phase of a project. The precise 
development plan process provides a greater level of detail and review of a “planned development” and 
follows the approval of a preliminary development plan. The precise development plan examines the precise 
location of uses, configuration of parcels and design of public improvements.  

 Design Review: The applicant is also seeking Design Review approval for 32 single-family residences on 32 lots 
in the 33-lot subdivision. The property owner of lot 33 will submit plans for a home on that lot at a future 
date.   
Planning Commission Recommendation. The Planning Commission reviewed the Vista Oaks subdivision 
project on May 3, 2022, where they voted unanimously (5-0) to recommend approval of the Precise 
Development Plan and Design Review. The Commission’s recommendations to the City Council are as follows: 

 Recommend City Council approval of a Precise Development Plan and Design Review (PDP/DR 032-2019)(PC 
Resolution No. 008-2022). 

 Include a condition of approval that would prohibit Vista View Drive from being used by construction vehicles, 
and as a result staff included Condition of Approval #140 to address this concern.  
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The Commission also had the following suggestions for the Council: 

 Add a condition requiring that where the landscaping plan calls for screening trees, only mature trees be 
planted as screening trees to help screen the homes.  

 Consider increasing the amount of the bond listed in Condition of Approval #28 

Environmental Assessment.  

In accordance with CEQA Guidelines Section 15070, an Initial Study/Mitigated Negative Declaration (IS/MND) 
and a Mitigation Monitoring and Reporting Program (MMRP) were prepared for the project and adopted by 
the City Council on October 23, 2018, with a finding that mitigation measures included in the IS/MND would 
reduce all potentially significant impacts to a less-than-significant level.  

Precise Development Plan and Design Review. City Staff recommends that the Council adopt the attached 
resolution (Attachment 1) approving a Precise Development Plan and Design Review for the Vista Oaks 
Subdivision on the 42.62-acre project site located between the end of existing Vista View Drive and N. 
Cloverdale Boulevard. Findings for the approval of the Precise Development Plan and Design Review as 
required by Sections 18.03.100 & 18.03.150 of the Municipal Code are included in the attached draft 
resolution approving the Precise Development Plan and Design Review for the Vista Oaks Subdivision project 
located on the 42.62-acre project site. Outlined below is additional analysis regarding the proposed project: 

 Precise Development Plan. - Public vs. Private Street / Project Layout 
The Precise Development Plan (Attachments 3-5) proposal delineates the location of the proposed detached 
single-family residences on the lots. Lots 3, 5, 7-15, 17, 19-22, 25, 28, 30, 32 & 33 would have open space 
easements, along with one single-family home each. The proposed homes have been designed to be smaller 
than the existing pads to help reduce the amount of grading required.   

The 33-lot subdivision was designed to include a new private road that would connect to the end of existing 
Vista View Drive by the proposed 20-foot wide private driveway and emergency vehicle access. The proposed 
design also includes public utilities, such as sewer and water lines, to be located underneath the private road 
(yet to be named). The connection between the existing Vista View Drive and the project site is a proposed 
20’ wide driveway, which would provide access for emergency vehicles only. Signs would be installed 
indicating that the 20’ driveway is for emergency vehicles only/through traffic prohibited.   

The project design is based on General Plan Hillside policies which encourage development at the base of the 
hills, preserving visual open space on hillsides and ridgelines, and providing for natural open space. Most of 
the development is clustered on lower elevations to the north of the site, and there are eight sites at higher 
elevations. Twenty of the lots would contain areas of open space, wherein development would be limited by 
deed restriction. The clustered housing would have some grading and tree removal impacts, which is 
considered acceptable in exchange for the large areas of visual open space. It should also be noted that the 
applicant is attempting to utilize existing, previously graded pads and pathways in order to minimize 
additional grading and excessive tree removal.  

Visual Impacts 
The project is located on steep to gently sloping hillsides. A portion of the project would be located adjacent 
to Cloverdale Boulevard, which is designated as a scenic road pursuant to the Cloverdale General Plan, and 
portions of the project could be seen from Highway 101 and the valley floor. A visual simulation was 
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performed for the previously approved 19-lot project in 2005 from various viewpoints which indicated that 
some of the homes would be partially visible from the valley floor. A more recent site visit of those same 
viewpoints was conducted by staff to determine if the proposed home sites might still be visible. In 2019 it 
was evident that natural vegetation grew enough so that where a home site may have been visible from 
Highway 101, parts of Cloverdale Boulevard or elsewhere on the valley floor in 2005, it would have been 
significantly less visible in 2019 and even less so presently.  

Nevertheless, in 2019 during the Preliminary Development Plan entitlement process the applicant provided 
an updated photographic visual analysis (Attachment 6) from N. Cloverdale Boulevard across from the 
Hamburger Ranch restaurant as well as near the intersection with Shahan Drive. A site visit and the visual 
analysis confirm that, sensitively sited homes using natural colors together with a single-level or two-level 
design, depending on the slope of the land and visibility of the site, would create a less than significant 
impact on scenic vistas. In addition, the large size of the lots would allow for a significant amount of 
existing and proposed landscaping between properties, helping to further mitigate any potential impact to 
scenic vistas. 

2. Design Review.  
Design Review is intended to promote high-quality design and well-built and maintained buildings, 
landscaping and public amenities in order to further the relationship between the appearance of buildings 
and structures. Design Review is required for residential applications of five (5) or more units involving 
development of vacant land with site and building improvements. In addition to the Residential Design 
Standards listed in Zoning Ordinance Section 18.10.050, the project is also subject to the City’s adopted 
Residential Development Design Guidelines. The project has been designed in substantial compliance with 
the Residential Design Standards and the Residential Development Design Guidelines.   

The project architect explains that their design inspirations for the homes are simple gable roofed 
farmhouses. In part due to the varied site topography, the wide variation in site shapes and sizes combined 
with the large mature trees, 11 different house plans for 32 of the 33 lots have been selected, each suited 
to their specifically chosen site. The eleven different home designs is a large number of unique floor plans 
relative to the total number of lots. 

The houses all share the simple, clean, understated farmhouse aesthetic. They vary by color, material 
selections and form in response to the specific characteristics of each site. In addition to the 11 unique 
home types, we have also proposed five unique exterior treatments to further increase the diversity of 
housing stock in the development and will avoid creating a “cookie cutter” subdivision.   

All the houses will follow WUI guidelines for fire resistant construction, and will have energy conscious 
features including high levels of insulation, all electric appliances and a solar upgrade option for all 
homeowners.  

_______________________________________________________________________________________ 

Alternative Options:  
1. Modify the Resolution; or 
2. Reject the Resolution; or 
3. Provide alternative direction to City Staff. 

________________________________________________________________________________________ 
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Subcommittee Recommendation: N/A.  
________________________________________________________________________________________ 

Budget/Financial Impact: N/A  
________________________________________________________________________________________ 

Attachments: 
1. Resolution approving a Precise Development Plan and Design Review of Vista Oaks Subdivision  
2. Planning Commission Agenda Report dated May 3, 2022   
3. Precise Development Plan 
4. Civil Plan Set 
5. Architectural Plan Set 
6. Visual Analysis 
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