CITY OF COTATI
AGENDA for the Regular Meeting of the Planning Commission

DATE OF MEETING: Monday, July 18, 2011

TIME OF MEETING: 7:00 p.m.

PLACE OF MEETING: Cotati City Hall, City Council Chambers
201 West Sierra Avenue, Cotati, CA 94931

L CALL TO ORDER
II. ROLL CALL

1.  APPROVAL OF MINUTES
A. For the Regular Meeting of May 16, 2011

IV.  CHANGES TO THE AGENDA

V. ORAL AND WRITTEN COMMUNICATIONS - Public is asked to please step to the podium
and state your name and address for the record. Please limii your comments to items not
already agendized for discussion.

VI.  MATTERS AT HAND

A.. General Plan Update meeting #1: Housing
VIL. REPORTS BY STAFF
VII. REPORTS BY COMMISSION

IX.  ADJOURNMENT

Any writings or documents provided to a majority of the Cotati Planning Commission regarding any
item on this agenda will be made available for public inspection in the Planning Division located at
201 West Sierra Avenue, Cotati, California, during normal business hours.

STATE OF CALIFORNIA, COUNTY OF SONOMA, CITY OF COTATIL, 1 declare under penalty of
perjury that I am employed by the City of Cotati in the Planning Division; and that I posted this agenda
on the bulletin boards of City Hall, U.S. Post Office, and Veteran’s Memorial Building on or before
July 14, 2011.

Ko L Hom

Keri L! Pajon, Administrative Secretary




CITY OF COTATI '
MINUTES for the Regular Meeting of the Planning Commission

DATE OF MEETING: Monday, May 16, 2011
TIME OF MEETING: 7:00 pm
PLACE OF MEETING: Cotati City Hall, City Council Chambers
201 West Sierra Avenue, Cotati, CA 94931
I CALL TO ORDER
Chair Moore called the meeting to order at 7:04 pm

IL ROLL CALL

Commissioners Present: Brady, Ford, Hancock, R1tter and Moore
Commissioners Absent: None

Staff Present: Lustig, Harris, and_?ajon
II1. APPROVAL OF MINUTES

A. For the Regular Meeting of March 21, 2011

Motion: | Commissioner Hancock made a-motion and Comm15310ner Ford seconded the
motion to approve the March 21 2011 mmutes '

Yes: 4 Noes | 0 | . Abstam:- | h Absent: 0
IvV.  CHANGES TO THE AGBNDA E
There were no changes to. the agenda ”
V. ORAL AND WRITTEN COMMUNICATIONS
There Were no orai of written commumca’uons
VL MATTERS ATHAND
A Request fora Uée Permit for off-sale alcoholic beverages (beer and wine) within
an existing Walgreen's located at 7800 Old Redwood Highway. This application
is exempt from the California Environmental Quality Act (CEQA) under Section

15301 (Existing Facilities).

PA# 21710 Applicant: Walgreen’s/Robia Chang
APNs: 144-680-052 & 144-080

Assistant Planner Harris presented the staff report, reviewing Walgreen’s request to sell
beer and wine. Staff recommends approval of the Use Permit and adoption of PC
Resolution No. 11-02 with Conditions of Approval.



In response to Commissioner Ford, Assistant Planner Harris and Acting Community
Development Director Lustig explained the definition of Public Convenience and
Necessity.

Commissioner Hancock asked about Condition No. 9, which would require Walgreens to
have the lights on during all hours of darkness.

Assistant Planner Harris explained the Police Department’s concern with security and
safety issues.

Discussion ensued about having lights on 24 hours of day, the area of concern in the rear
by of the building by the drive thru pharmacy, and the possibiiity of using motion lights.

Acting Community Development Director said that they- could institute the motion lights
but it would require the City Engineer’s approval. - =

Commissioner Hancock commented on Conditlon H, public telephones, which prohibits
from receiving incoming calls,

Assistant Planner Harris explained that Condmons A through Iare standard Conditions
taken out of the Land Use Code.- 5t

In response to Chair Moore, Actmg Commumly Development Director Lustig explamed
Condition 11, accepting the southern driveway and the discussion with property owners
along Old Redwood nghway regardmg upcoming lmprovements

Applicant Robia Chang stated that she has nothmg to add to the staff report and that she’s
worked with staff-and the public health department to clear up any issues. She asked that
the Planning Commission approve the Use Permit.

In response to __Vice."(f-ha;ifRitter, Applic-ént Chang said that she 1s not aware of any
suspensions of WalgreenjsA_BC license.

In response to Commissioner Hancock, Applicant Chang explained that the district
manager manages the process of bringing fresh fruit and fresh vegetables into the store.

CLOSED PUBLIC HEARING

Commissioner Hancock stated that the change made by Walgreens to bring healthy food
into their store is a good change.

Vice Chair Ritter stated that he has a small issue understanding how allowing Walgreens
to sell beer and wine is a necessity.

Commissioner Ford appreciated the way the applicant worked with staff. He stated that
in the future he would like to have a clearer definition of necessity. Also, he would hike
to add “motion activated” to Condition 9.

Commissioner Brady stated that Walgreens has already added the fresh fruit and
vegetables to this store.



Acting Community Development Director Lustig clarified the definition of Public
Necessity and Convenience and stated that a definition is located on page 4 of the
resolution. She stated that this can be developed more n the future.

Chair Moore stated and Commissioner Ford agreed that any change for Public Necessity
and Convenience should be handied during the General Plan Update process.

Language to be added to Condition No. 9, ...lighting remains on, (or motion activated)

Motion: | Commissioner Hancock made a motion and Commissioner Ritter seconded
the motion to approve a Use Permit for off-sale alcoholic beverages (beer
and wine) within an existing Walgreen's located at. 7800 Old Redwood
Highway, with the recommended change and Conditions of Approval.

Yes: 5 Noes: 0 Abstain;’. 0 Absent:

Conditions of Approval

Plannmg Division

1. Pursuant to the City of Cotatt Land Use Code Sec’uon 17 62.050, this Use Permit is
issued to allow off-sale beer and Wwine sales, defined as “alcoholic beverage sales” as an
ancillary use to the existing approx:mateiy 13,000 square foot Walgreen’s drugstore,
defined as “general retail,” at 7800 Old Redwood Highway. This Use Permit shali not be
vajid until all Conditions of Approval are completed The: orzgmal Conditions of
Approval from 1992, attached as “Exhibit B,” shall remain in full force and effect i m
addition to the Conditions approved with this application. o

2. The sales area shall not exceed 45 square feet and the stock area shall not exceed 20
square feet, as shown on the site plan (excerpt below). The alcoholic beverages shall not

be stacked or displayed tailer than su:rroundrri% meﬂrchand;se
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3. The applicant shall not exceed typical business hours as defined in the Land Use Code
(6:00 a.m. — 11:00 p.m.).



A

10.

11.

12.

I3,

14.
15.
16.

The applicant shall comply with Alcoholic Beverage Control (ABC) laws and
regulations. Suspension of the applicant’s license by the ABC may constitute sufficient
cause or basis for review and possible revocation of the Use Permit.

The sale of alcoholic beverages shall not occur at the drive-through.

The applicant shall install mirrors or video cameras near the beer and wine sales area to

“reduce theft, prior to issuance of the ABC license to the satisfaction of the Police Chief.

The applicant shall remove all banners and temporary signs, or obtain the required sign
permit, prior to issuance of the ABC license to the satisfaction of the Community
Development Director.

The applicant shall remove the shipping container and debris in the rear parking lot prior

to issuance of the ABC license to the satisfaction of the Community Development

Director.

AMENDED. The applicant shall ensure that all exterior hghtmg is in good working

condition and that all exterior lighting remains on (or motion activated) during all hours

of darkness, prior to issuance of the ABC license to the satisfaction of the City Engineer.

The applicant shall ensure the dumpster is Iocated in the existing- 1rash enclosure at all

times. o

The applicant shall accept a relocated southern drlveway approach if'it can be

demonstrated that the site still adequately provides customer and delivery access.

The applicant shall provide the City with the-name, address, phone number, and email for

the property owner, the store manager, and a corporate contact at Walgreen’s prior to

1issuance of the ABC license. :

The applicant shall complete a lot 1 merger or other mechamsm to combine parcels 144-

680-052 and 144-080-024 prior to 1ssuance of the ABC hceuse to the satisfaction of the

City Engineer.

No outdoor storage, display, or sales are permnted

The apphcant shall maintain a valid City. busmess hcense

Code section 17, 42 030.B at all times:

a) Complaints. The owner shall designate him or herself, or one or more persons
responsible for addressing complaints about operations and maintenance, and for
responding 10 concerns of adjacent property owners and other members of the

. community. No diquor establishment shall have an unlisted phone number. Written
notice of the designated person shall be on file with the City at all times.

b) Employee training. All employees shall, within 90 days of employment, complete an
approved course in responsible beverage service training, including a review of
pertinent - State laws (e.g., Alcoholic Beverage Control [ABC] and Penal Code
provisions) dealing with sale to minors; the effects of alcohol, including the
impairment of driving skills; and methods of dealing with intoxicated customers and
recognizing minors.

c) Laws. The establishment shall be maintained and operated in a manner that complies
with all applicable laws, rules, and regulations.

d) Noise. Each establishment shall comply with the noise standards in Section 17.30.050
(Noise Standards).

) Nuisance. The establishment shall be maintained and operated in a manner that does
not create or allow a public or private nuisance.

f) Operation. The establishment shall be maintained and operated in a manner that
minimizes the congregation of individuals, littering, loitering, loud noise, on-site
drunkenness, public urination, solicitation, and violence.



g) Permit posting. A copy of the planning permit for alcohol sales shall be posted on the
premises in a conspicuous place where it may be readily viewed by the public.

h) Telephones. Each public telephone located on an off-sale premises (or located in an
adjacent area under the control of the off-sale licensee) shall be equipped with
devices or mechanisms that prevent persons from calling into that public telephone.

i) Trash. Off-sale establishments shall have litter and trash receptacles at convenient
indoor and outdoor locations, and the operators shall remove trash and debris on a

daily basis to an enclosed trash receptacle.

Police Department
17. To reduce loitering and consumption on and/or near the site, the applicant shall not sell
single-serving alcoholic beverages.

Building Division

18. The applicant shall update parking lot striping, signage, and bulldlng and site access
features to current State and Federal handicap access standards, prior to issuance of the
ABC license to the satisfaction of the Building_Qfﬁciai.

ORIGINAL CONDITIONS OF APPROVAL i
DESIGN REVIEW AND USE PERMIT" GRANT ED ON AUGUST 17 1992

BUYTOTNE DEPARTHEND
1. The drive-throush shall have directional sigmage.
POLICHE DEPARTHENT ' ‘

2. fThis bﬂ&&ﬁ*ng shall be monstrhdt%ﬁ dn &aaoxﬁamca with the
hty's Bullding Sscourity Ordinanca.

3, In addition 5 a burgiary alamm, a robbery alarm needs o
be installed.

4, Becurity lighting shall be utilized around the puilding's
exterior. Flutures shall e pozitioned arcund doorways and win-
dows Lo aveld glare, ie lighting stall be divected down o
fowatds the buildinq‘

B, ?arking Lot 1ighting ghall be at an acgeptable level. To
abtain thiy, double lighb stanchions peed o e utilized. These
poles shall be pmammnm al @ distance nob Lo excesd 150 fest.
Additional Iighting can be placed sn the asides of the building.

PUBLIC HEALTH

&. Prior to the issuance of building permits, plans mist be
apgmvad oy the Department of Public Health.

7. This facility will need an annual opesrational permit from
the Department of Pibllec Bsalth.




VATER AGERCY

g, Site grading and drainage for the proeject shall be de-
zigned in conformance with the Sonomz County Water Agency Flood
Lontrol Design Critevia.

BLANKING DEPARTMENT

8, Tyrash enslosure shall have anple Coom Poy pecyele corw
rainers and must be approved by Plamning sztaff prior te lssuance
of ilding pemits.

15, fwading and unloading acbivity shall be Iimited to times
which do not soincids with the hours of operation of the drive-up
whndon . & chain shall be installed which will be locabed at the
seuthwestern cormer of the bulliding to clome off the drive-up
window éﬁ the event a delivery truck iz off scheduls.

DEEETED:  Ll. A gmblmc acoess easewent shall be provided to the
east of the building on the proposed lﬁtexﬁal shrest exiting onte
Gravenstein ¥ay.

pegioN REVIEW

C 12, The one-way circuiation pattern be appropriately
striped. ‘

13, The parking spade at the north end of the walkway alony
the front of the bdudlding be sliminated and striped fop pedas-
trisn use.

i4. The perking spsces ab the rear of the bullding bo desig-
nated For emplovss uss only,

18, The applxcant shall provide a temporary landscaping hedge’
fFrom the sidewslk o the rear of the bullding alend the south
beundary. The plant material is to be approved by staff. If the
property owner will not allow this, then the applicants shall come
back te desion review with an alternativs. The hedge may be
removed Upon d@velapman% of the adjacent paroel.

_ 1. The iigh ifg standapds shall be move in keeping with the
Dowrtown Specific Plan design guidelines and approved by stafg,

DELETED: 17, If the Planning Copnission decides to ewbend the
Downhown Speuﬁxia Plan design guideiines along the 0ld Redwsed
Highway corrider to Gravenstein Highway, that the applicants be
held to these design regquirsments as far as cosmetic
ephallighments are conserped {i.e. exterior lLighting and strseh
lapdsosps treatment).




ERGINEERTHG DEFPARTMENT

18. Storm drain and water main re~logaticn shall bo approvesd
by the CQliy Bngineer prior to issuance of building permits.

19,  The geubberly drivewsy on 014 Hedwood Highway shall de a
minimum of 181 feoet south of the southerly orosswalk line of 5t.
Joseph Way and 378 feel southerly of the southerly crosswalk line
of Gravenstein Higlway.

2%. Drivewsy channelization for the no?thaxly xiveway on 01ld
Redwood Highway shall be dagmgneﬁ By the traffic enginesr and
approved by the City Engineer prior to issuance of bullding per-
mita,

23, A11 whilities to the site shall bs uwnderground.

2%. Onesibte lighting of parking and drlﬁ@way axes shall meet
City of Cotati and Pelice Department standards

23, Curb and gubter exists along the frontags. The devaloper
shall be responsible for ranlaaamant and repalr of amy existing
public inprovemsnts damaged during censtruction,

24. A sidewalk shall be placed along the froptage whick will
conform to Cldy of Cotabti ard Plamning Department standaris.

25, Landscaplng shsil meet Design Review Committees resguire~
manes . .

28. Fire protectics such as on-slte hydrants and/or sprinklisr
syster shall meet Cotatl Fire Proteciion ﬂiqﬁriﬂ% standards.

27, Parking shall weet reguirements of Cotati Land Use Qrdi-
CnAnE,

. 28, ‘Trzsh enclmanze shall be soresned in amuorﬂ witky Degxgq
Review Commizsion reguirements,

28, A grading plan shall be submitted teo the Bullding Depart-
ment for review and zpproval prior to issuance of any permids.

3g,  Any existing septio “ank, leach field or waler wells
shall be abandensd in accord with Coundy and Health Departaesnt
reqiranents,

31. ‘Fhe Department of Poblic Works shall inspect sanditary
sewey connections from adjasent properties to ensure that no sewer
lateralts from adiacent properties cross the proposed development.




32. All storm water shall be collected en-sits and discharged
o the City of Oobati storm draln systen by means of underground
storm draln piping. No water shall be alloweéd to drain over
public sidewalk ared.

33, R water backflow preventics device shall be installed on
the water service,

34. A samitexy sewer applieation permit shall be made with
Fegard to propoged sodupaney.,

a5, appreval shall be woided after one year from dsbe of
approval if no building permit has been applied Ffox.

36, peveloper shall pay all appropriate City fees in accord
with fee schedule and Land Use Ordinance,

_ 37, stors drain relocation shall be approved by Sonoma CQounty
Wakar Agencay. '

38, All susements Foy storm drain and water maln shall be
granbed to the Clty.

ABDED: 39. The developer shall guitelaim the transpertation
sazement to bhe City of Cotati which currently ewists over the 20
foolk strip of land owned by &he City which runs throssh the
prodect, prior o buliding pewmit issuasnce.

AUDED: 4G. the applicagpt shall comply with all regiidivements of

the Cotati Pire frotection District.

B.  Request for a Use Permit for extended hours of operatlon and outdoor display at
an existing coffee shop located at 8225 Old Redwood Highway. This application
is exempt fromthe California Env1ronmenta1 ‘Quality Act (CEQA) under section
15301, Exast:ng Famhtzes

PA# 10111 ?j'  Applicant: Kelly Clark/Holy Roast, LLC
APN: 144-263-003

Assistant Planner Harris .pfe;_s@nted the staff report and recommends adoption of PC
Resolution 11-05 with Conditions of Approval.

In response to Commissioner Brady, Acting Community Development Director Lustig
stated that it ig difficult to revoke or modify a Use Permit once it has been issued.

In response to Commissioner Hancock, Acting Community Development Director Lustig
clarified Condition 9, explaining that the purpose of this condition is to make sure that the
display doesn’t encroach on City property.

PUBLIC HEARING opened at 7:25 pm

Applicant Kelly Clark, Cotati Coffee, explained her request to be open until 3:00 am,
stating that she would like the opportunity to stay open if it is financially feasible and
offer coffee and snacks to those leaving the bars. She stated her agreement with the
outdoor display conditions.



In response to Commissioner Hancock’s question on the process of the Use Permt,
Applicant Clark said that Cotati is a tough town and very thorough. She said that she
feels that there are ways to streamline the process.

In response to Commissioner Ritter, Assistant Planner Harris explained that outdoor
dining is related and is being handled concurrently under a license agreement.

PUBLIC HEARING closed at 7:30 pm

Chair Moore said that she understands why the applicant requested to stay open until 3:00
am and she is okay with the request. She stated that if it becomes an issue, it could be
brought back to Planning Commission for review.

Vice Chair Ritter and Commissioner Hancock agreed Wi_th".Chair Moore.

Commissioner Ford stated that he understands the reason for tﬁe -applicant’s request, but
doesn’t feel that people need to hang out for an hour after the bars ciose He stated that he
supports a closure time of 2:30 am.

Commissioner Brady stated that having the applicant’s business open until 3:00 am
doesn’t appear to cause a huge change in the dOWthWi}; area.

Acting Community Development Dlrectol Lustig saxd that last call is 1:30 am. She stated

that she supports the Chief in his reasoning for the change in hours. She also supports the
apphcant in wanting to prov1de somethmg other than alcohol late in the evening and early
morning hours. L ‘

PUBLIC HEARING opened at 7:37 pm

In response to Chair.'Mooth,?‘--fhe' applicant said that she would be okay with a closing time
of 2:30.am. She explained that she lives in the downtown area and feels confident that
she and her husband or 'the_ii:r employees could police their business.

PUBLIC HEARING closed at 7:38 pm

Commissioner Ford thanked the applicant for their donation for Bike to Work Day.

Motion: | Commissioner Ritter made a motion and Commissioner Ford seconded the

motion to approve PC Resolution 11-05, to approve a Use Permit for
extended hours of operation with recommended changes and Conditions of
Approval.

Yes: 5 Noes: 0 Abstain: 0 Absent: 0

Conditions of Approval

Pursuant to the City of Cotati Land Use Code Section 17.62.050, this Use Permit is
issued to allow extended hours of operation and outdoor display and sales at Cotati
Coffee, located at 8225 Old Redwood Highway. The coffee shop occupies
approximately 500 square feet. This Use Permit shall not be valid until all Conditions of




Approval are completed,

AMENDED. The hours of operation shall not exceed 5:30 a.m. to-2:00-2:30 a.m. daily.
All merchandise and displays shall be removed from the outdoor display area by 12:00
a.m. daily to prevent gathering crowds.

Deliveries from vehicles weighing less than 3 tons (i.¢., a car, van, pickup truck, or SUV)
may be permitted during business hours. Deliveries from vehicles larger than 3 tons shall
be limited to 7:00 a.m. to 7:00 p.m. daily.

At a minimum, the applicant shall serve similar food to the existing menu at all times
during business hours. This includes coffee beverages, cold drinks, baked goods, frozen
yogurt, and yogurt. The apphcant shall obtain approval from the Health Department for
any food preparation or service expansion. No alcohol sales are permitted.

The applicant shall obtain building permits as reqmred for any Work to be performed.
Any interior work will trigger ADA upgrades in accordance with the Bulldlng Code and
the Building Official.

The applicant shall implement a cleanup plan for the immediate area surrounding this
business. At a minimum, the plan shall include the following:
a. Provide at least one trash can inside the buSizless with signage directing patrons to -
utilize receptacles to “keep Cotati clean.”
b. Ensure employees clean the storefront.and nearby area every morning, paying
‘extra attention to cleanliness followmg busy nights, ‘The area to be cleaned up
shall extend at. least 30 feet in- all d1rect10ns including the street.

Other than requir_ed asa Cond;;t’a_on of Ap‘proval, there shall be no exterior changes or
modifications made to the exiSﬁing building in association with the proposed
use/operation. Minor exterior modifications require approval of the Planning and/or
Building Departmems ‘Major exterior modifications would require approval by the
Design Rev1ew Committee m accordance with section 17.62.040.B of the Land Use
Code.

All signage in association with the proposed use shall be established in conformance with
the provisions of Chapter 17.38 of the City’s Land Use Code. The A-board sign shall be
removed. The applicant may submit a sign permit application for the A-board sign to be
located on private property in accordance with the Land Use Code.

The outdoor display area shall be located entirely on private property adjacent to the front
of the building. The area shall not exceed the length of the tenant space and shall have a
maximum depth of three (3) feet so it does not encroach into the public right-of-way.

The merchandise display(s) shall be reviewed and approved by the Community
Development Director prior to use. Displayed merchandise shall not exceed a height of
six (6) feet above natural grade.
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VIL REPORTS BY STAFF

Actmg Commumty Develapmen’s Director Lustig spoke about the following:

¢ General Plan Update Rev1ewed potential meeting dates and Commission agreed to start
at 6:00 pm.

¢« CEQA workshop - June 2,2011

e Introduction of the newest Planning Commissioner, Jami Brady

[ ]

Five applications received for the open Council seat

VIII. REPORTS BY COMMISSION

Commissioner Ford stated that Bike to Work Day was a success
MEETING ADJOURNED by Chair Moore at 7:47 pm

Submitted by

Keri L. Pajon
Administrative Secretary



City of Cotati

Sonoma County, California

MEMORANDUM

July 18, 2011
TO: Chair Moore and Members of the Planning Commission
FROM: Marsha Sue Lustig, Assistant to the City Manager, Beth Thompson and

Ben Ritchie, De Novo Planning Group
SUBJECT:  Planning Commission General Plan Meeting #1: Housing

WELCOME AND INTRODUCTION
Over the next year and a half, the Planning Commission will meet 15 or so times to collaboratively help
guide the direction of the City’s General Plan Update.

A general plan is a broad and comprehensive document that covers a diverse set of topics. Prior to each
meeting, cach of you will be provided with a meeting packet that includes reading materials, an agenda
for the upcoming meeting, and key issues to consider prior to each meeting. These packets are meant to
prepare you to discuss the scheduled topics for each meeting, and to ensure that all Commission members
have access to all pertinent materials and resources.

Our first meeting will provide an opportunity for introductions, an overview of how these meetings will
function, and will specifically address the General Plan topic of Housing. In addition fo the attached
Housing-related reading materials and the work exercise, we have also included links to some background
information regarding the City’s General Plan Update.

WHAT IS A GENERAL PLAN?

Every city and county in California is required by state law to prepare and maintain a planning document
called a general plan. A general plan is designed to serve as the jurisdiction’s “constitution™ or
“blueprint” for future decisions concerning land use, infrastructure, public services, and resource
conservation. All specific plans, subdivisions, public works projects, and zoning decisions made by the

City must be consistent with the General Plan.

General plans provide guidance on reaching a future envisioned 20 or more years in the future (the
proposed General Plan will look out 20 years to the year 2030). To reach this envisioned future, the
updated General Plan will include goals, policies and actions that address both immediate and long- term
needs.

The General Plan will be organized into individual elements that address the “built environment” and
“resource management”.

201 west Sierra Avenue, Cotatl, CA 94931-4217 » TELEPHONE 707792#4800 » FAX 7077957067



Planaing Commission

General Plan Update: Housing
July 18,2011
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The built environment elements will address:

o Land Use, including land use designations, patterns, and community character, which provides a
roadmap for where and how growth may occur over the next 20 years;

e Circulation, including methods to accommodate all modes and users of the transportation system
and encourage alternative mode travel using the City’s transportation network;

e Public Services and Facilities, including policies to ensure that the City is planning for adequate
police and fire protection, water service, sewer service, parks, and other facilities such schools
and libraries;

» Safety and Noise, including policies to protect the public from hazards such as fires, flooding, and
geologic hazards, as well as policies related to noise-generating uses and noise-sensitive land uses
such as residences, hospitals and schools;

s Economic Development, including policies to promote the creation and retention of local jobs and
to encourage a vibrant economy; and

e Housing, including measures to address housing affordable to all segments of the community and
maintain the City’s existing housing stock.

Resource management elements will address:
¢ Conservation, including measures to protect and improve air quality, biological resources, water
management, and scenic resources; and
e  Open Space, including measures to ensure that open space resources, inciuding scenic resources,
habitat, and resource preservation areas, are protected and enhanced throughout the City.

HOUSING ELEMENT BACKGROUND

State law mandates that each city and county update their Housing Element no less than every five years,
with specific deadlines established by the State Department of Housing and Community Development
(HCD). The Housing Element is considered one of seven mandatory elements that comprise a local
agency’s General Plan according to Section 65302(c) of the Government Code. The Housing Element is
considered to be the primary policy document to guide the development, rehabilitation and preservation
of housing for all economic segments of the local population.

Both the federal and state governments consider the availability of housing and the provision of a suitable
living environment to be priority issues. State housing law and its policies make local jurisdictions the
primary implementers of state housing policy and provide a detailed outline for directing these efforts.
The problems which most seriously threaten the attainment of the state’s housing goal are the increasing
cost of housing and the imbalance between the location of jobs and available housing.

The Housing Element Update will include analysis of the City’s population, housing, and employment
characteristics, housing development during the previous Housing Element cycle, characteristics of the
housing market, and housing needs of special populations. The document will also inventory available
resources, including financial resources, the City’s available Jand inventory for residential development,
and programs available for housing assistance. Existing constraints to housing development and
affordability, including governmental and non-governmental constraints will be discussed.

YAPLANNING\General Plan 20100GP PC staff report7_16_11_1.do¢
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The Housing Element will include a five-year implementation plan with goals, policies, and programs
developed to meet the housing needs of the City as identified from the public outreach as well as our
research. The Housing Element will be prepared consistent with the requirements of Government Code
Section 65583 and will be prepared to address specific needs and issues relevant to the City.

Cotati’s Housing Element is required to identify existing and projected housing needs, through analysis of
population, household, employment, and housing stock characteristics, and to establish goals, policies,
objectives and programs for the preservation, improvement and development of housing to meet the needs
of all economic sectors of the community. Housing needs are required to be identified for five income
groups: extremely low, very low, low, moderate, and above moderate. Housing needs of special
populations, including seniors, disabled, large families, single female heads of household, farmworkers,
homeless persons, and households at-risk of homelessness must also be addressed.

Legal Requirements

In order for a housing element to be found in compliance with state law it has to meet the detailed and
increasingly specific mandates of state planning law and be consistent with the other elements of the
General Plan. Cotati’s current Housing Element was adopted by the City Council and certified by HCD
in 2003.

State law requires that every City have a legally compliant General Plan Housing Element. If the City’s
Housing Element is found not to be in compliance with the law then the City’s General Plan is not legally
adequate. This can ultimately result in the courts suspending the City’s authority to issue almost all
development and use related permits (such as zone changes, use permits, variances and subdivision
maps). A legally compliant Housing Element is also a prerequisite for a host of state funding programs.

HOUSING-RELATED READING MATERIALS
This first meeting packet includes the following items, in preparation for the July 16 meeting:

1. Housing Element Background Information: Select data and information regarding housing needs,
resources available to provide housing, and constraints to accommodating housing. This is an
overview of information; a more detailed discussion of housing needs, constraints, and resources
will be provided in the draft Housing Element Update and Background Report.

2. Review of City of Cotati goals, objectives, and policies from our existing 2002 Housing Element.

WORK EXERCISE
After reading the materials provided in this packet, please consider following questions which will be a
focus of our meeting: '

1. In addition to the City’s fair share of the regional housing needs allocation, the special needs
populations, and existing housing discussed in the background information, are there other
housing needs which should be addressed?

2. Are there constraints to providing housing that need to be identified in the Background Report
and addressed in the Housing Element?

3. In your mind, what are the top three priorities related to housing that the General Plan Update
should address?

4. Inreviewing the Goals, Objectives, Policies and Programs of the 2002 Housing Element, have the
priorities you identified been addressed?

a. Which goals, objectives, and policies best address the priorities you identified?

Y APLANNING\General Plan 2010\GP PC staff report7_16_11_1.doc
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b.  Which priorities are not addressed in the current Housing Element?

ADDITIONAL BACKGROUND MATERIALS

The Cotati General Plan Update website is an excellent source of information for this project. The 1998
General Plan and various background materials can be viewed and downloaded from the website located
at: http://eotati.generalplan.org.

YAPLANNING\General Plan 2010\GP PC staff report7_t6_11_l.doc



Housing Element Update - Background Information

The following is a brief overview of some of the information from the Housing Element
Background Report, which will be published in August 2011 for the Planning Commission and
public to review.

Demographic and Housing Characteristics

The Housing Element Update Background Report will include a detailed discussion of
demographic, household, and housing characteristics, as well as data pertinent to the special
needs groups. Data sources include the US Census Bureau, California Department of Finance
(DOF), US Department of Housing and Urban Development (HUD), California Employment
Development Department, Association of Bay Area Governments {ABAG) Projections 2009,
Center for Economic Development, various City documents, ESRI Market Profile, and other
sources. Limited data categories have been released from the 2010 Census, and this data will
be incorporated into the Housing Element Background Report to the greatest extent feasible.

The population of Cotati has increased steadily over the years, growing from 3,346 persons in
1980 to 7,265 in 2010. The decade from 1980 to 1990 experienced the greatest population
increase, 71 percent. From 2000 to 2010, the population increased from 6,471 to 7,265
persons, an increase of 1.2 percent per year. It is projected that the population of Cotati will
increase at a slightly lower annual rate of 0.8 percent to reach a population of approximately
7,560 persons in 2015.

In 2000, there were 2,620 households in the City of Cotati. During the 2000 to 2010 decade,
households increased by 13.7 percent to reach 2,978. Household growth is anticipated to occur
at an annual average of 1.2 percent through 2015. Table 1 identifies projected household
growth from 2000 through 2015. '

" TABLE 1: HOUSEHOLD GROWTH

- 0 2018
Househoids | 2,620 | 2978 | 3,008
Percent Change | L137% 1 4.0%
Annual Percent Change | L 1.3% : 0.8%

Source: US CeNsUs, 2000; US Census, 2010; DE Novo PLanning Group, 2011

The average household size in Cotati is approximately 2.44. The average household size has
decreased slightly since 2000. Approximately 41 percent of households in Cotati rent and 59
percent own their home.

For the past five or so years, sub-prime loans have caused a decline in the residential real estate
market. The resuiting foreciosures and short sales have increased the available housing
inventory and led to a decrease in housing prices. The median sales price of homes in the City
peaked in 2005 at $529,500. From 2005 to 2011, the median sales price dropped 53 percent to
$250,000. In June 2011, 34 homes were for sale in Cotati. While almost 25 percent of the units
are priced at $500,000 or more, a large percentage (41 percent) are priced at less than
$250,000. No homes were listed for less than $100,000.

Based on a review of rental ads at craigslist.org, pressdemocrat.com, and assorted property
management companies in June 2011, the median rent in Cotati is $1,195 per month. Median
rents range from $900 for a one bedroom unit and $1,100 for a two bedroom unit to $2,600 for
a five bedroom unit.

Vacancy rates have increased from 2.1 percent in 2000 to 5.3 percent in 2010.
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Residential Construction Trends
The majority of Cotati’s housing stock, 65 percent, was constructed after 1970, with the period
from 1980 to 1989 having the largest amount of construction of any period. Only 2 percent of

the housing stock was constructed prior to 1939. Table 2 identifies the number of housing units
by decade built.

)

© TABLE2: AGE OF HOUSING STOCK (2010

Sl umber ai-:PgQ_rcen AC;‘;T;E::”
Built 1939 or earlier 3%

Built 1940 to 1959 8%

Built 1960 to 1969 18%

Built 1970 to 1979 36%

Built 1980 to 1989 65%

Built 1990 to 1999 81%

Built 2000 to 2010 100%

Source: S ICENSU:.?, 2000; US CEnsus, 2610

Table 3 identifies housing permitted by type of housing from 2000 through 2010. Housing
permits issued each year ranched from. 44 to 168 during the 2000 to 2006 timeframe. The
number of permitted units peaked in 2003, with a total of 168 units permitted including 103
single family, 57 multifamily, 6 live/work, and two second units. Permits issued declined

- significantly in 2007, with only three units' permitted each year in 2007 and 2008 and.no. .
" permits requested from 2009 to present. The number of permitted units does not always®
- match the number of units constructed in a specific time frame; while most housing units are.

completed within a year, permits can be issued a year or more before a unit is completed and -
available on the housing market. : ' R

2000 28 0 79 | 107
2001 A7 13 0 60
2002 36 5 0 45
2003 103 2 57 168
2004 61 2 0 63
2005 19 2 16 14 51
2006 38 6 0 0 44
2007 3 0 0 0 3
2008 3 0 0 0 3
2009 0 0 0 0 0
2010 0 0 0 0 G
2011 0 0 O 0 0

C TOTAL 338 30 152 24 544

Source: Crry oF CotaTi, 2011
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Housing Affordability

The California Department of Housing and Community Development (HCD) publishes household
income data annually for areas in California. Table 4 shows the maximum annual income level
for each income group adjusted for household size for Sonoma County. The maximum annual
income data is then utilized to calculate the maximum affordable housing payments for
different households {varying by income level} and their eligibility for federal housing
assistance.

TABLE 4: STATE INCOME L1MITS - SONOMA COUNTY (2010)

e ‘i1 Persor Py i 3Person i 4 Person 5 Person i 6 Person i 7 Person i:8Person”
Extremelytow | $16,900 | $19,300 | $21,700 | $24,100 | $26,050 | $28,000 | $29,900 ! $31,850
Very Low 828,150 | $32,200 | $36,200 | 540,200 | $43,450 | $46,650 | 349,850 | $53,100
Low | 545050 | $51,450 | $57,900 | $64,300 | $69,450 | $74,600 | $79,750 | $84,900
Moderate 1 $67,550 | $77,200 : $86,850 | $96,500 | $104,200 : $111,950 | $119,650 | $127,400
Above Moderate : $67,550+ | $77,200+ | $86,850+ i $96,500+ i $104,200+ ; $111,950+ ; $119,650+ | 5127,400+

SoURCE: HOUSING AND COMMUNITY DEVELOPMENT DEPARTMENT, 2010

Table 5 shows the maximum rents and sales prices, respectively, that are affordable to
extremely low, very low, low, moderate, and above moderate-income households.
Affordability is based on a household spending 30 percent or less of their total household
income for shelter. Affordability is based on the maximum household income fevels established
by HCD. The annual income limits established by HCD are similar to those used by-the US
Department of Housing and Urban Deveiopment for administering various affordable housing
programs. The HUD income limits appear to exceed actual median income limits. This primarily
“occurs because the lack of timely family incomeé data prevents HUD from capturing recent:
declines in income. HUD uses the most current income data available to update its median -
" family incomes, the basis for income limits. The 2009.and 2010 HUD income limits were based - -
~on American Community Survey data collected in 2007 when the economy was in better shape .-
and unempioyment was much lower. S ‘ S
In order to provide an idea of affordable housing costs by income group, affordable home sales
prices are estimated for one and two person households, which are the two largest household
size groups in Cotati, and also for four and six person households for reference {see Table 5).
Maximum affordable sales price is based generally on the following assumptions: 6% interest
rate, 30-Year fixed loan, 10% down payment, 2% closing costs, and homeowners insurance.

Sale
Pricé*

345,551 3422 $52,999 $483 $67,974 5603

$80,192 $700

Extremely Low

Very Low $80,663 3704 $105,965 $5035 $118,562  $1,005 $138,898 $1,166
Low $133,511 $1,126 $174,409 31,448 $§194,626  $1,608 $227,178 $1,865
Maoderate $204,896 31,689 £265,509 $2,171 §296,428  $2,413 $345,301 $2,799

x i
H 1
+ ]
1 1
b

| i
' 1
1 i
' H
| ]
1 1
i © 1
' +
1 1
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1 !
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i 1
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!
'
]
:
i
i
i

Above Moderate | $204,896+  $1,689+ | $265,909+ $2,171+ | $296,428+ $2413+ | 5345301  $2,799+
* MAXIMUM AFFORDABLE SALES PRICE IS BASED ON THE FOLLOWING ASSUMPTIONS: 6% INTEREST RATE, 28/36 DEBT RATIO, 30-YEAR FIXED LOAN,
10% DOWNPAYMENT, 1.025% PROPERTY TAX, 2% CLOSING COSTS, MORTGAGE INSURANCE, AND HOMEQWNERS INSURANCE.

Souvrce: DE Novo PLANNING Group, 2011 MORTGAGENET.COM
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According to the 2000 Census, 36 percent of Cotati’s owner households and 35 percent of
renter households are overpaying for housing, which is considered paying in excess of 30
percent of household income toward housing costs. Lower income households have much
higher overpayment rates than moderate and above moderate income households. Extremely
low income households, those earning up to 30 percent of the area median income (AMI),
overpay at the highest rate, with 100 percent of renters overpaying and 82 percent of owners.
Extremely low income households also have the highest rate of extreme overpayment, with
almost 80 percent of extremely low income households paying more than 50 percent of their
income to housing costs. Over three-quarters of very low income renter households overpay,
compared to 55 percent of owner households. However, in the low and moderate income
groups, a higher percentage of owner households overpays compared to renter households.
Table 6 identifies overpayment by income group and tenure, illustrating that those households
in the extremely low and very low income categories are those that overpay the most.

E 6: HOUSEHOLDS BY INCOME LEVEL AND OVERPAYMENT (2000)

Extremély Low Income Households &1+ :
Percent with Cost Burden >30%
Percent with Cost Burden >50%
“[Very Low income Households = 0 7
Percent with Cost Burden >30%

Percent with Cost Burden >50%
“iPercent with Cost Burden >30%
Percent with Cost Burden >50%
Total Extremely Low, V

Income Households Paying >30
M derate and Above Moder
Households: -~ i SnEA =
Percent with Cost Burden >30% 4%
Percent with Cost Burden >50% 0%
Total Households =+ 50 pei i gg3 s
Percent with Cost Burden >30% 35%

Percent with Cost Burden >50% 20%
Source: HUD, 2000 (SPECIAL AGGREGATION OF 2000 CENSUS DATA}

Regional Housing Needs Assessment

Housing element faw requires every jurisdiction to quantify existing and projected housing
needs, and requires that jurisdictions provide their fair share of regional housing needs. This is
accomplished, in part, through the Regional Housing Needs Assessment (RHNA} process
(Government Code Section 65584). The RHNA defines each city’s exiting and future housing
needs in a regional context. Cotati’s share of the RHNA, as determined by the Association of
Bay Area Governments (ABAG), is the projected housing need that must be addressed in the
Housing Element. Each city’s RHNA is distributed among five income categories {extremely low,
very low, low, moderate, and above moderate) to enable cities to address the requirement to
provide for the housing needs of all income levels.
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The City of Cotati was allocated 257 housing units as part of the RHNA process. Of the 257
units allocated, 13 units have been constructed to date. 110 housing units have been approved
and 11 units are planned. Table 7 identifies the allocation from the 2007-2014 cycle and the
number of units constructed or permitted to date.

TABLE : REGIONAL HOUSING NEEDS ALLOCATION ~ 2007 THROUGH 2014

o MGderate ove

Housing Units Constructed 4 7
Housing Units Approved” 11 80
Housing Units Planned 0 0
TOTAL ©0 oo Lo BRI

UNACOMMODATED NEED - = 30 22

12 VERY LOW ~ 100 VALPARAISO; LOW ~ VALPARAISO AND STANDARD PACIFIC; MODERATE - STANDARD PACIFIC DUPLEX AND TRIPLEX UNITS
2ALL PLANNED PROJECTS (HABITAT FOR HUMANITY AND HOUSING LAND TRUST HAVE FUNDS COMMITTED BY THE REDEVELOPMENT AGENCY]
Sourci: ABAG, 2008; City oF Cotati, 2011; D Novo PLannInG, 2011 ’

Special Housing Needs

Household groups with special needs include seniors, mentally and physically disabled persons,
targe family households, female-headed households, agricultural workers, and homeless
persons. Households with special housing needs often have greater difficulty in finding decent
and affordable housing. As a result, these households may experience a higher prevalence of
overpaying, overcrowding, and other housing problems. - Special housing needs are projected
through 2014. The special housing needs are a subset of the overall housing needs‘identified in
Table 7, unless otherwise noted. _ o Co

Seniors: The senior population increased from 493 persons in 2000 to 613 in 2010. Senior
households increased from 299 in 2000 to 439 in. 2010. An additional 26 senior households are :
projected in Cotati by 2015. Slightly more than half of senior households, 55 percent, are in'the
lower income groups and almost one out of five senior households is in the extremely low
income group based on a special tabulation of 2000 US Census data. :

Disabled Persons: Approximately 10 percent of the population in Cotati is disabled. As of the
2000 Census, there were 647 disabled persons, 73 percent aged 16 to 64, 26 percent aged 65
and over, and less than one percent up to 15 years in age. Of the disabled persons in the 16 to
64 age bracket, 61 percent were employed and the remaining 39 percent were unemployed.
Based on 2000 Census data, 18 percent of households in Cotati have a disabled member with
physical or self-care limitations. Applying this figure to the RHNA, approximately 46 new
households will have one or more disabled members by 2014. These households will require a
mixture of housing units with accessibility features, in-home care, or group care housing
facilities.

Large Families: In Cotati, 326 households, 11 percent of all households, have five or more
persons. Approximately 28 units of the regional housing needs allocation will be needed to
accommodate large householids.

Single Female-Headed Households: While the majority of households in the Cotati are either
two-spouse couples or single person households, 19 percent of family households are headed
by a single male or single female. There are 161 male heads of household with no wife present
(5 percent) and 399 female heads of household with no husband present (13 percent). As
Cotati’s population and households grow, there will be a continued need for supportive services
for single parent households with children present.
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Agricultural Workers: According to the 2010 Census, less than one percent of Cotati’s residents
{10 persons) were employed in the agriculture, forestry, fishing/hunting, and mining industries
and none of these persons were farmworkers. While there is a significant amount of
agricultural production in Sonoma County and a demand for farmworker housing in the
unincorporated areas of the County as well as communities with agricultural land, there are no
agriculturally designated parcels in Cotati. Cotati is anticipated to continue to urbanize in the
future and farming operations are not projected within the City limits. The majority of
farmworkers in Sonoma County are employed in the unincorporated area and their needs are
addressed in the Sonoma County Housing Element. It is therefore anticipated that the need for
farmworker housing in Cotati will not increase in the coming years.

Homeless Persons: In January 2011, the City assisted in funding a County-wide count of
homeless persons. The City's Police Department and local service providers were contacted as
part of the survey to ensure a thorough count of the homeless. The 2011 Sonoma County
Homeless Census and Survey identified 19 homeless persons in Cotati. Seven of the homeless
persons were in a shelter and the remaining 12 were unsheltered. None of the homeless were
families; all were single individuals. The point in time survey conducted County-wide in 2009
identified 26 homeless individuals, six of whom were housed in a shelter. The City has two
transitional and assisted housing programs that assist homeless persons or persons at-risk of
homelessness. Based on known information, it is estimated that there are 12 to 20 unsheltered
homeless persons in Cotati at any given point in time that are in need of emergency shelter or
transitional housing. An additional 35 to 75 households may need homeless -prevention
services such as temporary utilities assistance, food bank, and temporary assistance with -

housing costs at any given point in time.

Inventory of Sites o
State housing element law requires every city to provide a site inventory and analysis in its
Housing Element. The purpose of this inventory s to identify specific sites suitable: for
residential development that will enable the city to compare its RHNA new construction need -

with its residential development capacity. The site inventory and analysis helps-determine if - . :

additional governmental actions are needed to provide enough sites with appropriate zoning
and development standards to accommodate the amount of new construction identified in the
RHNA. The City must demonstrate that it has adequate high density sites to meet its lower
income needs and adeguate other sites to address the moderate and above moderate income .
needs. When reviewing the adequacy of sites, HCD scrutinizes the lower income sites to ensure
that the City is adequately accommodating the lower income needs.

Currently, the City has four pending projects that include a total of 30 lower income units (Table
8 and Figure 1). The City has additional pending projects that include moderate and market
rate units. The City has the capacity to accommodate 727 higher density units; however, many
of the commercial and mixed-use sites may eventually be developed with fewer units than the
maximum capacity, or with no residential uses. The Downtown Specific Plan (DSP} anticipates a
specific number of housing units will be developed in each DSP district, so while the capacity of
individual sites may be high, there is a cap on the total number of units that can be developed
in each individual DSP district and in the DSP as a whole. Table 9 summarizes the capacity of
higher density residential sites on vacant or underutilized parcels within the City; sites are
shown on Figure 1.

For these sites to be considered acceptable lower income sites by HCD, the City must
demonstrate that the sites can either accommodate 20 units per acre, or that the density
allowed on the sites is adequate to accommodate lower income housing. The Housing Element
will include a discussion of the zoning and land use regulations, as well as the densities of past
affordable projects.
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CHR : Ne:ghborhood Urban Zone - H]gh Densnty Resndential Sltes 3
S 144-282-030 NU HDR 20 dufac 1.02 Underdeveloped - duplex 18

Underdeveloped - 1 single family unit
pius small outbuitdings.

Underdeveloped. This site currently
has 19 muitifamily units that are
7 144-282-008 NU HDR 20 du ac 2.91 clustered in two areas of the site. The 52
remainder of the site is undeveloped.
Utilities and site access are in place.

Subtotal H:gh Densrty Resrdentml Capacity

SR " Downtown Specific Plan ~Multifamily Residential e e
9 144-060-014 SPD GC 28 du/ac 0.3 Vacant. Northern Gateway d:strlct 7

Underdeveloped. St. Joseph's Cathoiic
church property. Site is partially
- developed; approximately 10.8 acres -
. ) are vacant. It is not anticipated thata
16 144-170-009 SPD GC 28 dufac 10.8 project over 144 units would be 1490

developed on the site based on
historical development. Interest has
been expressed in providing
affordable housing on this parcel.

_ _ Underdeveloped - accessory building,
22 144-274-009  SPD Gc  28dufac  0pp |2 Fiazadistrict. Smallsite could .2
: - accommeodate a duplex with twe one :
or two bedroom units.

Subtota! Downtown Spec:ﬁc P!an —Mult:fam:ly Resndentra! Capacity’ 160

20 du/ac Oliver's Project — grocery store, 14
apartment units; not yet approved.
4h -

13/14 :tttliﬁll_/??) %1018/ SPD GC 6.94 APNs 144-170-011 (3.24 acraes) and 14

144-170-008 {3.9 acres). Northern

_____________________________ Gateway district. _

15 144-200-004 SPD GC 206 du/fac 2.91 Underdeveloped - 10 residential units 52
17 144-190-030 SPD GC 20 du/ac 0.84 Vacant, Northern Gateway district 15
18 144-272-016 SPD GC 20 du/ac 0.24 Vacani. Northern Gateway district 4
i9 144-274-002 SpD GC 15 du/fac 0.18 Vacant. La Plaza district 3
20 144-274-015 SPD GC 15 du/ac 0.29 Vacant, La Plaza district 4
21 144-274-014 SPD GC 15 dufac 0.41 Vacant. La Plaza district 6

15 du/ac Underdeveloped - very small single
23 144-351-004 SPH GC 0.44 family home or structure. Historic 6

Core district.
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nslty Acres

Subtotal Downtown Spec:ﬁc P!an —Mult:fam:ly Resrdent:al Capacity' . 103
PRI “General Commercial - Mixed-Use Multifamily: Residential Sites ~
24 144 (}SO 009 G GC 15 du/ac 7.19  Vacant 107
T oasaseo2l | 6 o isduac 066 vacant s
T2 0a6286-019 G oc T isdwac 688 vaent a0
T T oaezge00 6 cc Tisduac 128 vaeamt 19
28 oas286017 6 6o Tisduec o6l vaant e
T laaos0-005 6 o isdwac oz Vawmt s
730 1aa0s0-004 G 6c  isduac 047 vacant 7
731 Tiaso0s0005 G o Tisawac 24 Vaemt 3
T3 1asa30026 0 G o Tisauac oaz vaeamt 1
""""""""""""""""""""""""""""""""""""""""""""""""""""""""""""""""""""" Underdeveloped - Residential
33 144-261-003 cb GC 15 du/ac 0.15 accessory structure {no dweliing 2
units)

44 144-320-008 SPSW GC 10 du/ac 0.41 Vacant il

Santero Way Spec:fic P!an MlXEd Use Capacrty
TOTALS o

Total High' Den51ty Residential ~ Mixed Use Parceis '

! Capacity of individual parcels in the Downtown Specrﬁc Planis 392 however each district only allows a
maximum number of dwelling units (HC-71, LP-89, NG-229, CA -61). When the caps are applied to each district,
a total af 263 units can be accommodated.

2Capacity of individual parcels in the Santero Way Specific Plan is 84 units; however, the plan limits total
residential development to 198 units, 100 units have been constructed, so capacity remains for 98 units.
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In addition to the higher density sites identified [HETNETIE TN .
in Tables 9, Table 10 identifies rural, low density, SITES BY ACREAGE AND UNIT YIELD
and medium density residential sites that will —. ;

: ©Realistic + -
most likely accommodate market rate and |Zoning | - D Uit vield -
moderate income development and may also RRiB " 7f3 15
accommodate inclusionary units. These sites are e :
shown on Figure 2. RR-1 8.83 8

RVL-.66 7.899 9
RVL-.5 65.03 111
NL 60.73 330

Constraints

The Housing Element Update must evaluate potential constraints, including governmental and
non-governmental, to the City accommodating its housing needs. In particular, the City’s
development standards, permit requirements, and project processing methods must be
evaluated to determine whether there are constraints that should be removed. The City's
General Plan, Land Use Code, and Specific Plans accommodate a range of housing types. Table
11 identifies which residential uses are permitted in each zoning district. Table 12 summarizes
the City’s development standards for single family, multi-family, and mixed-use housing types.

Potential Constraints - . B
Parking — Parking standards are the same for studio through four bedroom units; this may pose
a hardship for market-rate studio and one bedroom units. .

Family — State statutes give groups of up to six persons the right to live in residential.
neighborhoods without conditional or special use permits. Government Code Section-15955(1)
prohibits discrimination on the basis of familial status. The Land Use Code does not define
“family”. S

Adequate Sites and Residential Densities — State law requires that a suburban jurisdiction, such
as Cotati, identify adequate sites that allow densities of 20 units or more to accommodate the
very low and low income component of the RHNA or to provide market analysis that
demonstrates that the City’s very low and low income needs can be accommodated at lower
densities. This increase in minimum densities is a change to state Housing Element law since
the City adopted its current Housing Element in 2002. The state looks at the allowed uses on
parcels included in a jurisdiction’s inventory of vacant sites to determine whether it is likely that
the parcels in the inventory can realistically be developed with affordable housing. While the
City’s inventory of sites for lower income housing (see Tables 8 and 9} includes many sites, most
of these sites: 1) allow multifamily uses only but are already partially developed (the
Neighborhood Urban sites); 2) only allow multifamily or high density residential uses as part of
a mixed use project (the General Commercial, Santero Way Specific Plan, and most Downtown
Specific Plan sites); or 3) allow multifamily uses but do not identify minimum or maximum
residential densities {the Downtown Specific Plan sites). In order to demonstrate adequate
capacity to accommodate the City’s lower income housing needs, the inventory should include
multiple parcels that will allow at least 25 to 40 multifamily units at densities of 20 units per
acre or higher. While the City’s 2002 Housing Element did include a program to ensure that
residential uses could occur in mixed use commercial zones, the current Housing Element was
prepared prior to the Downtown Specific Plan and, thus, did not address development within
the Downtown Specific Plan. The City’s Land Use Code does not identify any districts that allow
over 15 dwelling units per acre. While the Downtown Specific Plan’s land use standards
accommodate fairly high densities, which could reach 25 to 30 units per acre, the DSP does not
establish minimum or maximum residential densities but rather identifies the number of units
permitted in each district and also includes very few sites that can accommodate a solely
residential project.
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Second Units — Government Code Section 65852.2 identifies the requirements for a second unit
ordinance adopted by local jurisdictions. Consistent with state law, the City allows second units
by right with ministerial approval in all residential zones. However, state law requires that off-
street parking for second units be allowed in setback areas, as determined by the City, or
through tandem parking unless specific findings are made. These parking allowances are not
addressed in the City’s Land Use Code.

Supportive and Transitional Housing - State law requires the consideration of both supportive
and transitional housing as residential uses that must only be subject to the same restrictions
that apply to similar housing types in the same zone. While the Land Use Code does identify
provisions for transitional shelters, these uses are considered comparable to emergency
shelters rather than the definition provided by the state Health and Safety Code.

Emergency Shelters - The Land Use Code allows emergency shelters as a permitted use in the
CD and PF zones, but limits the use to a specific site identified in the 2003 Housing Element.
State law requires every local agency to identify a zone or zones where emergency shelters are
allowed as a permitted use without a conditional use or other discretionary permit. The
identified zone or zones must include sufficient capacity to accommodate the need for
emergency shelter as identified in the housing element and must accommodate at least one
year-round shelter.

Disabled Persons - While the Land Use Code requires that new development provide units that
are accessible to disabled households, it does not fully address potential needs, such. as
rehabilitation, of disabled households that already reside in Cotati. Section 17.62.060(F)(2) of
the Land Use Code establishes reasonable accommodation procedures, which allow the review
authority to grant a variance or minor variance to site planning and development standards of. -
the Land Use Code, based on the finding that the variance or minor variance is necessary to

accomplish a reasonable accommodation of the needs of a disabled person in compliance with -

the ADA. Housing rehabilitation assistance and accessibility improvements are provided to

eligible households, to the extent that funding is available, through the Sonoma County ‘

Community Development Commission housing rehabilitation program for qualified residents,
see Chapter 1. The City does not specifically exempt or waive any permit requirements for
minor accessibility improvements. Walks and platforms, which could include wheelchair ramps,
not more than 30 inches above grade are exempt from planning and building permits. While
interior improvements that do not increase the gross floor area, change the permitted use, or
change an exterior feature of the structure are exempt from planning permits, there is not a list
of interior improvements exempt from a building permit. it would be appropriate to identify
which accessibility improvements for a disabled household are exempt from Land Use Code
and/or building permit requirements rather than requiring a variance or minor variance.

Affordable Housing Reguirements — Chapter 17.31 of the Land Use Code, Affordable Housing
Requirements, is a critical component of the City’s housing program and an active means of
providing housing affordable to a broad range of income levels. Inclusionary requirements
have been adopted by other jurisdictions in Sonoma County, including Santa Rosa, Petaluma,
Healdsburg, Sonoma, Sebastopol, and Windsor. Each of these jurisdictions has an affordable
housing requirement ranging from 15 to 20 percent of units. However, most of the other
jurisdictions only require low and moderate income units be provided. Where very low income
units are required, it is at a lesser percentage than Cotati’s. While the Affordable Housing
Requirement does not appear to price households out of the market, it may reduce the amount
of residential development that occurs in Cotati relative to other jurisdictions in the County
since the City's requirement is higher than most other jurisdictions, particularly related to the
provision of very low income units. This may be perceived as a constraint to market-rate
development.
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Housing Element Update - Background Information

Growth Management — The City adopted Chapter 17.52, Growth Management, of the Land Use
Code to phase development so that it does not exceed the resource, infrastructure, and public
service capabilities of the City and so that the rate of development is compatible with the
character of the City. The Growth Management ordinance allocates 100 residential units to be
permitted each calendar year, with a minimum of 25 units reserved exclusively for housing
affordable very low and low income households. Second units are exempt and do not require
an allocation. Allocations that are unassigned at the end of a calendar year are carried over and
added to the number of dwelling units allocated for the following year, unless the City Council
determines that water or sewer capacity will be insufficient to serve the additional units. An
unassigned unit allocation that is carried over from one year to the next shall expire if not
assigned during the third year after it was originally allocated. There are 244 units remaining of
the City’s share of the regional housing needs allocation through 2014. To accommodate the
remaining 244 units from July 2011 through 2014, an average of 70 units per year will need to
be accommodated; this is within the annual growth allocation. Due to the minimal number of
allocations requested in recent years, it is likely 175 to 200 total allocations, including
carryovers will be available each year. Given Cotati’s historical growth trends and the current
recession, it is unlikely that there will be demand for all of the allocations in any given year. The
Growth Management ordinance appears to provide adequate capacity to accommodate the
City’s remaining share of the regional housing needs allocation.

Permitting and Processing — The state considers whether a jurisdiction’s permitting and
processing procedures for residential projects provide reasonable timeframes for processing,
are not overly burdensome in terms of the required number of hearings, and utilize standards
that are objective. The City’s permitting procedures are generally straightforward and a project
applicant can process multiple permits/approvals concurrently. A design review process can he
considered. a constraint if it results in multiple reviews {(or back and forths} between an
applicant and the design review committee due to subjective standards that are open for
interpretation. -
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