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CITY OF WOODLAND 
300 FIRST STREET 

WOODLAND, CALIFORNIA 
 
 

CITY COUNCIL 
CLOSED SESSION AGENDA 

 
 

MARCH 5, 2013 
 

5:00 P.M. 
 
 

A. CALL TO ORDER 
 
B. CLOSED SESSION 

 
B.1 Conference with Labor Negotiators, Pursuant to Section 54957.6 
 Agency Designated Representatives:  Paul Navazio, Sheila 

McShane, Kimberly McKinney and Dania Torres Wong 
 Employee Organization(s):  Woodland City Employees Association 
  and Firefighters’ Association 
 
B.2 Public Employee Performance Evaluation, Pursuant to Section 

  54957 
Title:  City Attorney 

 
 
 

JOINT REGULAR CITY COUNCIL/ 
WOODLAND FINANCE AUTHORITY 

 
 

6:00 P.M. 
 
 
 

 A. CALL TO ORDER 
 
B. ROLL CALL 
 
C. PLEDGE OF ALLEGIANCE 
 

 D. COMMUNICATIONS-PUBLIC COMMENT 
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This an opportunity for the public to speak to the Council on any item other than those 
listed for public hearing on this agenda.  Speakers are requested to use the microphone 
in front of the Council and to begin by stating their name, whether they reside in 
Woodland and the name of the organization they represent if any.  The Mayor may 
impose a time limit on any speaker depending on the number of people wanting to 
speak and time available for the rest of the agenda.  In the event comments are related 
to an item scheduled on the agenda, speakers may be required to wait to make their 
comments until that item is considered. 
 
 
 E. PRESENTATIONS 
 
 1. Proclamation in Support of Arbor Day 2013 

 Recommendation:  that the City Council approve the proclamation 
proclaiming March 9, 2013 as Arbor Day in the City of Woodland 

 
 
 F. CONSENT CALENDAR 
 

2. Approval of Resolution Approving the Administrative Guidelines for 
Allocation and Distribution of BUAs in Spring Lake; Collection of 
SLIF Fee, and Processing and Refunding of Private Placement 
Bonds 

 Recommendation:  that the City Council approve Resolution No.  __ 
adopting the “Administrative Guidelines for Allocation and 
Distribution of BUA’s in Spring Lake; the Collection of SLIF Fees, 
and the Processing and Refunding of Private Placement Bonds”.  It 
is further recommended that the City Council Authorize the City 
Manager to make minor changes, clarifications and interpretations 
to these Administrative Guidelines 

 
3. Approve Lease Agreement for City property in Yolo Bypass 
 Recommendation:  that the City Council approve the lease of the 

City of Woodland property in the Yolo Bypass with Miramontes 
Farms LLC, and authorize the City Manager to execute the 
agreement 

 
4. Parks Irrigation Rehabilitation Project, CIP 10-01; Approve 

Amendment to Consultant Services Agreement 
 Recommendation:  that the City Council approve an amendment to 

the consultant services agreement for Callander Associates, 
Landscape Architecture, Inc., in the additional amount of $38,098 
for a total agreement amount of $271,040 and authorize the City 
Manager to execute the amendment 
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5. Senate Bill 2 – Emergency Shelter Ordinance 
 Recommendation:  that the City Council take the following actions:  

1) Confirm a General Rule Exemption under the California 
Environmental Quality Act and 2) Conduct the second reading of 
and adopt an Ordinance No.   to make the following 
amendments to Chapter 25 of the Woodland Municipal Code and 
the East Street Corridor Specific Plan pertaining to emergency 
shelters, transitional housing, and supportive housing as required 
by Senate Bill 2; and a) Amend Woodland Municipal Code Section 
25-3-10 to add definitions for Emergency Shelters, Transitional 
Housing, Supportive Housing, and Target Population that directly 
correspond with the definitions included in the California Health and 
Safety Code Sections 50801(e), 50675.2(h), 50675.14(b), and 
53260(d); b) Amend Table 1 (Residential Land Use Table) in 
Woodland Municipal Code Section 25-4-10 to include emergency 
shelters as a conditional use in the R-M zone; c) Amend Woodland 
Municipal Code Section 25-4-10 to include transitional and 
supportive housing in Table 1 (Residential Land Use Table) as a 
permitted use; d) Amend Section 2.5 (Land Use Table) in the East 
Street Corridor Specific Plan by adding “Emergency Shelters” to the 
list of permitted uses in Areas C and E; e) Amend Table 2 
(Commercial Land Use Table) in Woodland Municipal Code Sections 
25-13-10 to include emergency shelters as a conditional use in the 
R-M Zone and f) Add Article 32 titled “Emergency Shelters” to 
Woodland Municipal Code Chapter 25 

 
6. Second Reading of Ordinance No.  “An Ordinance of the City 

Council of the City of Woodland Amending Chapter 26 of the 
Woodland Municipal Code relating to the Spring Lake Plan Building 
Unit Allocation Program” 

 Recommendation:  that the City Council adopt, Ordinance No.  
 , “An Ordinance of the City Council of the City of Woodland 
Amending Chapter 26 of the Woodland Municipal Code relating to 
the Spring Lake Plan Building Unit Allocation Program” 

 
7. Approval of CalHome Grant Application for First Time Homebuyers 

Assistance and Owner-Occupied Rehabilitation 
 Recommendation:  that the City Council take the following actions: 

1) Adopt a Resolution No. ___, approving the submittal of a 
$450,000 CalHome grant application to fund first time homebuyer 
assistance and residential owner-occupied rehabilitation; and 2) 
Authorize the City Manager to execute any and all documents 
needed for the City to implement the project 
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8. General Plan Land Use Map Consistency Update 
 Recommendation:  that the City Council Adopt Resolution No. ___ 

approving the General Plan Land Use Map Consistency Update 
 
9. Adopt Resolution to Approve Terms and Conditions for Woodland 

City Employee Association 
 Recommendation:  that the City Council Adopt Resolution No.____ 

to implement a four year agreement (July 1, 2012 to June 30, 
2016) with the Woodland City Employees Association as described 
herein 

 
10. Council Long Range Calendar 
 Recommendation:  Informational Item 

 
 
 G. PUBLIC HEARING 

 
11. Parkview, by ALC IV Woodland Spring Lake, LLC – Spring Lake 

Specific Plan Amendment, Tentative Subdivision Map #5004 and 
Development Agreement 

 Recommendation:  that the City Council 1) Conduct a public 
hearing; 2) Adopt Resolution No. ____ certifying the CEQA EIR 
Addendum together with the previously Certified Turn of the 
Century EIR as the appropriate level of environmental review in 
accordance with the California Environmental Quality Act; 3) Adopt 
Resolution No. _____ amending the Spring Lake Specific Plan land 
use designations (rezone), on 16.22 acres, from multi-family R-20 
and School designations to a single family R-8 designation; 4) 
Adopt Resolution No. ____  amending the Housing Element list of 
available sites; 5) Adopt the proposed “Findings” for approval of 
the Tentative Subdivision map No. 5004 and “Conditions of 
Approval”, to be incorporated in the Development Agreement 
between the City of Woodland and the Developer and 6) Waive the 
first reading and read by title only Ordinance No. ___, approving 
the Development Agreement between the City of Woodland and 
ALC IV Woodland Spring Lake, LLC 

 
 
 H. REPORTS OF THE CITY MANAGER 

 
12. FY 2012/13 Mid-Year Budget Update 
 Recommendation:  that the City Council receives report for 

informational purposes only; no action required 
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 I. ADJOURN 
 
I declare under penalty of perjury that the foregoing Agenda for the Joint City 
Council/Woodland Finance Authority Regular meeting of the City of Woodland 
scheduled for Tuesday, March 5, 2013 was posted on March 1, 2013 in the outside 
display case at City Hall, 300 First Street, Woodland, CA, and was available to the public 
during normal business hours. 
 
 

  
Ana B. Gonzalez, City Clerk 

 
 
Upon request, agendas and documents in the agenda packet will be made available in appropriate alternative 
formats to persons with a disability, as required by law.  Any such request must be made in writing to the Office of 
the City Clerk of the City of Woodland.  Requests will be valid for the calendar year in which the request is received, 
and must be renewed prior to January 1st. 
Persons needing disability-related modifications or accommodations in order to participate in public meetings, 
including persons requiring auxiliary aids or services, may request such modifications or accommodations by calling 
the Office of the City Clerk (530-661-5806) at least 48 hours prior to the meeting. 



 
 
 
 
 
 
 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: Proclamation in Support of Arbor Day 2013  

DATE: March 5, 2013 

 

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

 
 

 
 
Recommendation for Action  
 
Staff recommends that the City Council approve the proclamation proclaiming March 9, 2013 as 
Arbor Day in the City of Woodland. 
 
Report in Brief 
 
Each year the City of Woodland celebrates Arbor Day in order to recognize the community benefits 
of trees and the community’s heritage as “The City of Trees”. 
 
Staff recommends that the City Council approve the attached proclamation proclaiming March 9, 
2013 as Arbor Day in the City of Woodland. 
 
Background 
 
Arbor Day is a nationally-celebrated observance that encourages tree planting and care. The 
observance and celebration of Arbor Day is one of the requirements of Woodland’s designation as a 
“Tree City USA.” 
 
Founded by J. Sterling Morton in Nebraska in 1872, National Arbor Day is usually celebrated each 
year on the last Friday in April, but this date varies depending on the climate of the state in which it 
is being held. 
 
The observance of Arbor Day not only shows the City of Woodland’s commitment to its urban 
forest, but will also increase awareness of the importance of trees in urban areas and provide 
educational opportunities to promote and improve the practice of urban tree planting and care. 
 
As part of the day’s festivities, the Urban Forestry Group (UFG) and Woodland Tree Foundation 
(WTF) will be planting 55 trees in various new locations around the City or where trees have 
previously been removed. The majority of the trees will be donated by the WTF. Furthermore, the 
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public will be educated at City Park in proper planting techniques by our City Municipal Arborist, 
Westley Schroeder. 
 
In addition to the plantings, Rosie Ledesma and Marshall Echols from Environmental Services will 
be onsite to promote their services. Their booth will be providing information and giveaways on 
water conservation, green waste, composting, and other conservation related topics. 
 
Discussion 
 
Support of this resolution reflects the City’s continuing commitment to our urban forest and the 
quality of life that these assets provide the community.  
 
Public Contact 
 
Posting of the City Council agenda. 
 
Commission Recommendation 
 
Arbor Day is supported yearly by the Parks and Recreation Commission. 
 
Alternative Courses of Action  
 
Approve: 
City Council support staffs decision proclaiming March 9, 2013 as Arbor Day in the City of 
Woodland. 
 
Alternative Course: 
City Council does not support staffs decision proclaiming March 9, 2013 as Arbor Day in the City of 
Woodland. 
 
 
 

 Prepared by: Robert G. Sanders 
ROW Infrastructure Superintendent 
 

 Reviewed by: Gregor G. Meyer 
  Director Public Works 
 
 
  
Paul Navazio 
City Manager 
 
Attachments: Proclamation 



 
 
 
 

PROCLAMATION - ARBOR DAY 2013 
 
 

WHEREAS, in 1872 J. Sterling Morton proposed that a special day be set aside for the planting of trees; and, 
 
WHEREAS, this holiday, Arbor Day, was first observed with the planting of more than a million trees in Nebraska; and, 
 
WHEREAS, 2013 is the 141st anniversary of the holiday, and Arbor Day is now observed throughout the nation and the 

world; and, 
 
WHEREAS, trees can reduce the erosion of our precious topsoil by wind and water, cut heating and cooling costs, 

moderate the temperature, clean the air, produce life-giving oxygen, and provide habitat for wildlife; and, 
 
WHEREAS, trees are a renewable resource, giving us paper, wood for our homes, and fuel for our fires and beautifying 

our community; and, 
 
WHEREAS, trees, wherever they are planted, are a source of joy and spiritual renewal. 
 
NOW, THEREFORE, the City Council of the City of Woodland does hereby proclaim Saturday, March 9, 2013 as Arbor 

Day in the City of Woodland, and urges all citizens to celebrate and support efforts to protect our trees and 
woodlands, to plant trees to gladden the heart and promote the well-being of this and future generations. 

 
PASSED AND ADOPTED this 5th day of March, 2013. 
 
 
        

    Marlin H. “Skip” Davies, Mayor 
 

Tom Stallard, Vice-Mayor        Sean Denny, Council Member 
 
William L. Marble, Council Member  Jim Hilliard, Council Member 
 



 
 
 
 
 
 
 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: Approval of Resolution No. ____ Approving the Administrative 
Guidelines for Allocation and Distribution of BUAs in Spring Lake; 
Collection of SLIF Fees and Processing and Refunding of Private 
Placement Bonds 

DATE:  March 5, 2013 

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

 
 
Recommendation for Action 
 
It is respectfully recommended that the City Council approve Resolution No.   adopting the 
“Administrative Guidelines for Allocation and Distribution of BUA’s in Spring Lake; the Collection 
of SLIF Fees, and the Processing and Refunding of Private Placement Bonds”.  It is further 
recommended that the City Council Authorize the City Manager to make minor changes, 
clarifications and interpretations to these Administrative Guidelines.   
 
Fiscal Impact 
 
There is no Fiscal impact related directly to this action. 
 
Background 
 
Development in Spring Lake is governed by a number of very complex documents and agreements 
that have become increasingly difficult to manage due to the changed economy.  Due to the changes 
in the economy the City has evaluated, on behalf of the development community, alternate methods 
of managing the reimbursements that don’t require the issuance of land secured financing, through 
Mello Roos debt.  These alternate methods need some more detailed documentation that provide for 
a common understanding of administrative processes. 
 
During the regular meeting of February 19, 2013 the City Council received and information item and 
draft copy of the “Administrative Guidelines for Allocation and Distribution of BUA’s in Spring 
Lake; the Collection of SLIF Fees, and the Processing and Refunding of Private Placement Bonds”.   
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Discussion 
 
During the regular meeting of February 19, 2013 the City Council received an information item and 
draft copy of the “Administrative Guidelines for Allocation and Distribution of BUA’s in Spring 
Lake; the Collection of SLIF Fees, and the Processing and Refunding of Private Placement Bonds”.   
 
The attached Administrative Guidelines do not change any structures to the existing Spring Lake 
financing program; they only provide written documentation of the processes already in place.  
These Administrative Guidelines are not an ordinance, but rather a policy statement of how the City 
will administer a program of private placement bonds and cash payments within the Spring Lake 
Specific Plan Area.  The Administrative Guidelines should be adopted by resolution at a future 
meeting. 
 
Staff believes with the adoption of the final administrative guidelines as a reference document this 
will facilitate development within the Spring Lake Specific Plan Area, and fulfill the development 
communities request to have a set of documented “rules” that they can reference. 
 
Conclusion 
 
It is respectfully recommended that the City Council approve Resolution No.   adopting the 
“Administrative Guidelines for Allocation and Distribution of BUA’s in Spring Lake; the Collection 
of SLIF Fees, and the Processing and Refunding of Private Placement Bonds”.  It is further 
recommended that the City Council Authorize the City Manager to make minor changes, 
clarifications and interpretations to these Administrative Guidelines.   
 
 
 Prepared by: Bruce Pollard, PE, TE 
  Senior Civil Engineer 
 
 Reviewed by: Kim McKinney,  
  Finance Officer 
 
  
 Reviewed by: Nicholas J. Ponticello 

 CDD Director 
 
 
 
  
Paul Navazio 
City Manager 
 
 
Attachments: Administrative Guidelines for BUA’s and Private Placement Bonds 
  Resolution No.   
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Administrative Guidelines for the Allocation and Distribution of BUA’s in 
Spring Lake; The collection of SLIF Fees, and the processing and refunding of 

Private Placement Bonds. 

Part I Introduction 
 

These guidelines primarily apply to the implementation and administration of funding 
mechanisms necessary to support City of Woodland Code Sections 26-1-1 et seq., which 
establishes the Spring Lake Building Unit Application Program.   

Should any situations arise which are not covered by the guidelines, the City Manager or 
the City Manager’s designee shall have the authority to make a written decision as to how 
the ordinance, these administrative guidelines, and any corresponding resolution are to be 
administered.  

Any applicant dissatisfied with the decision of the City Manager may appeal such 
decision to the City Council by filing written notice thereof with the City Manager within 
ten (10) days of receipt of the City Manager’s decision. 

 

Part II Allocation of 2nd and 3rd Release BUA’s 

A) Release and Allocation of BUA’s for the 2nd and 3rd release of BUA’s shall be in 
accordance with Chapter 26 of the municipal code 

Part III Determination of pay back to previous release in a pay as you go 
format and priority for reimbursement. 

 

A. Payment of fees at final map.  At final map all projects shall pay the amount equivalent to 
the amount generated per lot based on the max tax formula.  These funds shall be used to 
reduce the reimbursement accounts of the first release developers and or previous phases 
of the 2nd release developers.  The amount per map may be paid through a) a public 
offering, b) private placement bonds, c) cash payment.  Properties located outside of the 
Community Facilities District may only make cash payments.  Properties that are 
within the Community Facilities District make a cash prepayment of Bond debt will 
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have a significant majority of that money prioritized to pay first release bond 
holders (as high as 80%).  This will satisfy the requirement to pay back the first 
release, however, reimbursement accounts/SLIF credits will only reflect the amount 
of money received, and additional money (or reimbursement account SLIF credits) 
will need to be paid at building permit.  New cash SLIF Payment need not be 
prorated per building permit.  Money paid at final map may be put into each 
developer’s reimbursement account as detailed below.  The reimbursement account may 
also be increased by the value of backbone (SLIF) improvements constructed by the 
project.  Money that is paid to at final map meet pay back to the first release 
requirements (instead of private placement bonds) without requesting removal from 
the bond district will be treated the same as money that is spent on SLIF backbone 
improvements.  In certain cases these money can be reimbursed to the projects. 

B. Reimbursement. Reimbursement of fees can be funded from 1) Public Bond sales, 2) 
SLIF Payments from future projects either at map or at building permit. 

Generally order of priority for Reimbursement is: 

1. First Release “over sizing” reimbursement accounts via a pro rata proportional share of 
accounts. 

2. First Release non “over sizing” accounts in order of establishment by calendar year.  

3. Second release reimbursement accounts in order of establishment by calendar year.  With 
accounts established in the same year receiving proportional payments. 

Accounts established within the same year shall be reimbursed on a pro rata basis. 

Projects that qualify for reimbursement are as follows: 

1. Case A: Project pays Cash (bond prepayment) at final map and constructs no SLIF 
improvements, or SLIF improvements that are less than amount of SLIF fee credits that 
may be taken at building permit. 

No reimbursements are due. 

2. Case B: Project pays Cash at final map but construct SLIF improvements that amount to 
more than the SLIF fee credits that may be taken at building permit 

Reimbursement account will be for construction amount only and Reimbursement is in priority 
of order of establishment by year by funds generated by either a public bond offering that 
generates new proceeds (not refunding of private placement bonds) or by future project cash 
payments. 
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3. Case C: Project pays final map costs with private placement bonds and constructs no 
SLIF improvements, or SLIF improvements that are less than amount of SLIF fee credits 
that may be taken at building permit 

Private placement bond amount may be refunded/reimbursed through a public offering as 
detailed in Part III (B) below. 

4. Case D: Project pays final map costs with private placement bonds but construct SLIF 
improvements that amount to more than the SLIF fee credits that may be taken at 
building permit 

Private Placement bond costs can be refunded by a public offer, amounts over and above the 
private placement bonds (i.e. construction of SLIF improvements) can be reimbursed from new 
bond proceeds or future cash payments in priority of establishment of account by year. 

5. Case E: Project pays final map costs with public placement bonds and constructs no SLIF 
improvements, or SLIF improvements that are less than amount of SLIF fee credits that 
may be taken at building permit 

No additional reimbursement is necessary. 

6. Case F: Project pays final map costs with public placement bonds but construct SLIF 
improvements that amount to more than the SLIF fee credits that may be taken at 
building permit 

Amounts over and above the amount of credit that can be take building permit (i.e. generated by 
construction of SLIF improvements) can be reimbursed from new bond proceeds or future cash 
payments in priority of establishment of account by year. 

Part IV Processing and Refunding of Private Placement Bonds. 

A. Sale of Private Placement Bonds.  Private placement bonds may be sold by the City 
generally following the procedure outlined below. 

(1) Developer to deposit advance funds with the City’s finance department to process bonds 
(and be paid back from proceeds) for items such as: 

a. Special Tax Consultant 
b. Appraisal 
c. Legal review 
d. Financial Advisor / other consultants 
e. Staff time 
f. Other costs necessary for the issuance of the bonds 

(2) The Finance Department retains consultants and professionals necessary for the 
preparation of bond documents. 
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(3) The City determines the Valuation Requirement 
a. MAI appraisal 
b. Assessed value 

(4) The City determines if Issuance Requirements are met. 
a. Minimum 3:1 Value-to-Lien Ratio (appraised or assessed) 
b. Minimum 1.10x Debt Service Coverage from subordinate Developed Maximum 

Special Taxes 
c. Fully funded reserve fund 
d. Amount limited to Maximum Special Taxes of Developed properties 

(5) If the above criteria are met, then the City (Finance Department) will initiate the bond 
issuance process.  The process is generally as follows. 

a. The City meets with applicant/developers to determine amount of issuance, 
interest rates and discuss refinancing risk 

b. Draft individual plan of finance specific to the development 
c. Obtain developer approval / developer certificates 
d. Prepare all bond documentation including: 

i. Resolutions 
ii. Trust Agreement / Indenture of Trust 

iii. Bond Purchase Agreement 
e. Initiate appraisal (if required) to determine valuation 
f. Agenda deadline for City Council meeting 
g. City Council meeting (adopt resolution approving issuance and all related 

documents) 
h. Execute all documents 
i. Close the transaction 

 

The transaction shall be complete and the City in receipt of funds prior to approval of final map. 

B. Refinancing Subordinate Private Placement Bonds with Publicly Offered Bonds. 
 

The City, at its sole discretion, may refinance Subordinate Private Placement Bonds under the 
following conditions: 

 

1. If less than 1,400 building permits issued, the City is in the process of preparing a public 
bond sale and: 

a. more than $10,000,000 of total bond issuance including at least $5,000,000 of 
new money with the full cooperation of all current release developers 

b. the market is receptive to the City’s public bond offering 
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c. the owner(s) of the Subordinate Private Placement Bonds consent to the 
refinancing 

d. the Subordinate Private Placement Bonds refinancing does not delay the public 
bond sale timeline 

2. If more than 1,400 building permits have been issued providing: 

a. Subordinate Private Placement Bonds are outstanding in an amount not less than 
$5,000,000. 

b. the market is receptive to the City’s public bond offering  

c. Current interest rates will return 90% or more of the developer capital investment 
(*). 

d. the owner(s) of the Subordinate Private Placement Bonds consent to the 
refinancing 

3. An individual developer or group of developers may request to have their Subordinate 
Private Placement Bonds refinanced provided:  

a. more than 1,400 building permits have been issued 

b. the total public bond sale size exceeds $5,000,000 with any combination of 
refinancing and new money 

c. the market is receptive to the City’s public bond offering 

 

(*)  The developer capital investment is defined as the outstanding par amount of Subordinate 
Private Placement Bonds to the size of the public bond offering attributable to the 
refinancing.  If the return on the bonds is less than 100% due to the requirement to save 
money on an issuance, the developer will be required to supply equity to complete the 
refinance/refund of the bonds.  

 



RESOLUTION NO. ______ 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF WOODLAND 
ADOPTING ADMINISTRATIVE GUIDELINES FOR THE ALLOCATION AND 

DISTRIBUTION OF BUAS IN SPRING LAKE; THE COLLECTION OF SLIF FEES, 
AND THE PROCESSING AND REFUNDING OF PRIVATE PLACEMENT BONDS 

 
 
 

 WHEREAS, on April 16, 2002, the City Council of the City of Woodland adopted an 
ordinance requiring a Building Unit Allocation for development of single family houses within 
the Spring Lake Specific Plan area, and 
  
 WHEREAS, the Building Unit Allocation Ordinance originally anticipated large releases of 
Building Unit Allocations in specifically timed releases to coincide  with the sale of  public 
bonds to fund infrastructure and infrastructure reimbursements, and 
  
 WHEREAS, the funding and development model is no  longer  appropriate for current 
market conditions, and the development community has requested more flexibility in the timing 
and methods of payment, and 
  
 WHEREAS, on March 5, 2013 the City Council adopted an ordinance amending Chapter 26 
of the Woodland Municipal Code regarding Spring Lake Building Unit Allocation , and 
 
 WHEREAS, the City has identified methods for repayment of infrastructure costs in an 
incremental fashion including private placement bonds, prepayment of bond debt, and lump sum 
cash payments, and 
 
 WHEREAS, documentation of the management of these payment processes is necessary for  
regular and consistent application of reimbursement procedures, and 
 
 WHEREAS, the City Council of the City of Woodland has considered and now wishes to 
adopt a set of Administrative Guidelines for the Allocation and Distribution of BUAs in Spring 
Lake; the Collection of SLIF Fees, and the Processing and Refunding of Private Placement 
Bonds. 
  
 NOW, THEREFORE, BE IT RESOLVED, by the City Council of the City of Woodland 
that the “Administrative Guidelines for the Allocation and Distribution of BUAs in Spring Lake; 
the Collection of SLIF Fees, and the Processing and Refunding of Private Placement Bonds,” be 
adopted, a copy of which is attached hereto, and 
 
 NOW, THEREFORE, BE IT FURTHER RESOLVED, by the City Council of the City of 
Woodland that the City Manager is authorized to make minor changes, clarifications and 
interpretations of the “Administrative Guidelines for the Allocation and Distribution of BUAs in 
Spring Lake; the Collection of SLIF Fees, and the Processing and Refunding of Private 
Placement Bonds”. 
 
PASSED AND ADOPTED this 5th day March, 2013 by the following vote: 



 
AYES: 
NOES: 
ABSTAIN: 
ABSENT: 
         ___________________________ 
  Marlin H. Davies, Mayor 
 
ATTEST: 
 

        

Ana Gonzalez, City Clerk 



 
 
 
 
 
 
 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: Approve Lease Agreement for City property in Yolo Bypass 

DATE:  March 5, 2013 

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

 
Recommendation for Action 
 
Staff recommends that the City Council approve the lease of the City of Woodland property in the 
Yolo Bypass with Miramontes Farms LLC, and authorize the City Manager to execute the 
agreement.  
 
Fiscal Impact 
 
This lease agreement will reduce the operational costs incurred by the sewer operations fund by 
$10,000 to $15,000 and the annual lease payment will increase sewer revenues over the five year 
lease period.  The lease payment will be 23% ($90,000 estimated) of the gross receipts from the 
agricultural activities on the 427 acre parcel after the first year.  The first year lease payment will be 
12 % of the gross receipts as the risk is higher because the ground has been out of production for 
quite some time.  The first year lease is estimated to be approximately $40,000; the lessee will pay 
10% of the amount within 30 days of the lease signature. 
 
Report in Brief 
 
Presently, the Sewer Operations fund spends between $10,000 and $15,000 to maintain hydraulic 
conveyance and manage vegetation on its 427 acre Yolo Bypass Property.  The City of Woodland 
has received two unsolicited offers to lease the property for the next five to six years.  One offer is a 
fixed price offer of $30,000 per year after a reduced first payment and the second offer is for a return 
of 23% of the annual gross receipts with a reduction in the first year payment.  The second offer has 
the greatest potential return.  Both offers eliminate the annual $10,000 and $15,000 cost of 
ownership to the sewer fund in addition to the lease payments. 
 
Background 
 
The City owns an approximately 420 acre parcel in the Yolo Bypass that was part of the City of 
Woodland’s waste disposal system.  That use of the parcel has not occurred for at least 30 years and 
the site is no longer part of the City of Woodland’s Waste Discharge Requirements NPDES Permit.  
Ownership responsibilities for lands in the Yolo Bypass require annual disking of the property for 
weed control and flood conveyance.  The cost for disking to the sewer operations fund is about 
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$10,000 to $15,000 per year.  The City of Woodland has leased this parcel for sheep grazing in the 
past.  Leasing for farming has a better economic return to the City.  It will also meet the ownership 
responsibilities for weed control and flood conveyance at no additional cost.  The agricultural 
community has not indicated any great interest in leasing the property until recently.  There have 
also been offers in the past for hunting but the City of Woodland did not choose to develop leases for 
this activity. 
 
The City Attorney provided the lease agreement format.  
 
Discussion 
 
Two local farmers have offered to lease this land for between $30,000 (fixed) and up to $90,000 
(23% of estimated gross receipts) per year after the first year.  The first year lease price is reduced 
because the land needs to be brought into a farmable condition.  Miramontes Farms LLC is offering 
the most potential return to the City of Woodland for the land and their offer is the one that Staff 
recommends for acceptance by Council.  This lease will be for a term of five years.  After that time, 
Council can choose to renew, renegotiate, or reopen the lease to other farmers. 
 
Either lease offer will reduce operations costs and increase earned income to the Sewer Enterprise 
Fund. 
 
Conclusion 
 
Staff recommends that the City Council approve the lease of the old City of Woodland property in 
the Yolo Bypass with Miramontes Farms LLC, and authorize the City Manager to execute the 
agreement. 
 
 
 Prepared by: Mark Cocke 

 Senior Civil Engineer 
 

 Reviewed by: Brent Meyer 
 Principal Civil Engineer 
 
Reviewed by: Nicholas J Ponticello  
 Director CDD 

 
 
 
  
Paul Navazio 
City Manager 
 
Attachment:  Miramontes Farms LLC’s lease offer 
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CITY OF WOODLAND 
LEASE AGREEMENT 

WITH MIRAMONTES FARMS LLC 
 

1. Parties and Date. 
 
This Lease Agreement (“Lease”) is made as of     by and between the City of 
Woodland, a municipal corporation (“City”) and Miramontes Farms LLC, a California LLC 
(“Lessee”).  City and Lessee are sometimes referred to collectively as the “Parties” or 
individually as a “Party.” 
 
2. Recitals. 
 
2.1 Description of Leased Land.  The City is the record owner of a piece of property 
generally located at North of the Railroad Trestle in the Yolo Bypass, County of Yolo, 
Assessor’s Parcel Number 157-171-003, legally described in the attached Exhibit “A” 
incorporated by this reference (“City Property”).  As set forth in this Lease, Lessee desires to 
lease a portion of the City Property as more 

 

particularly depicted in Exhibit “A” (“Leased 
Land”).  

2.2 Purpose of Lease.  City and Lessee desires to enter into this Lease in exchange for due 
and adequate consideration, the receipt and sufficiency of which are acknowledged by Parties 
and further described and set forth in this Lease.   
 
3. Terms. 
 
3.1 Leased Land.  City hereby leases to Lessee the Leased Land on the terms and conditions 
contained in this Lease.  The grant of this Lease shall not relieve Lessee from the requirement to 
obtain, at its expense, any land use permits or other approvals for Lessee’s use of the Leased 
Land. 
 
3.2 Use.  Subject to the terms and conditions of this Lease, Lessee may use the Leased Land 
solely for farming and related purposes including leveling it; disking it; planting it; cultivating, 
fertilizing, irrigating and harvesting crops on it; removing weeds and other growth from it; and 
laying temporary water lines for the irrigation of crops on it. 
 
3.3 Term. 
 
3.3.1 The initial term of this Lease shall be for five (5) years, commencing on the Effective 
Date, as defined below (“Initial Term”). 
 
3.3.2 In their sole and absolute discretion, City and Lessee may agree to extend the term of this 
Lease for additional one (1) year terms (each an “Additional Term”).  In the event City and 
Lessee wish to extend the Lease for any Additional Term, they shall both provide written notice 
to the other Party of their desire to do so. 
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3.4 Rent.  Lessee shall pay to the City annual rental payments of 23% of the property’s gross 
receipts (“Rent”).  Ten percent (10%) of the estimated annual rental payments ($9,100) for the 
Initial Term shall be due within thirty (30) days of the Effective Date and annually on each 
anniversary of the Effective Date.  The estimated crop payment will be based on the acreage of 
crop types and payment history for similar crops grown by the lessee.  The remainder of the 
rental payment shall be due within 30 days of the receipt of payment for sale of the crops grown 
on the property.  Rent for any Additional Term shall be due thirty (30) days of the 
commencement of that term in the same manner as the original term.  Rental payments shall be 
sent to the City in the same manner as other notices.  Notwithstanding the forgoing, the first 
year’s rental payment shall be 12% of the property’s gross receipts (“First Year Rent”) because 
the ground has not been farmed for some time and needs to be “cleaned up” before cropping can 
proceed. The estimated annual rental payments ($4,100) for the Initial Term shall be due within 
thirty (30) days of the first Effective Date of the lease.  Lessee currently anticipates planting 150 
acres of organic rice and 250 acres of safflower as an initial cropping plan.  Lessee shall submit 
records of crop acreage and yields as part of the payment. 
 
3.5 Termination.  This Lease may be terminated by either Party upon the other Party’s 
breach of any of its obligations under this Lease and failure to cure such breach

 

 within thirty (30) 
days after receipt of written notice from the non-breaching Party or, if such cure cannot be 
completed within thirty (30) days, the breaching Party’s failure to commence such cure within 
thirty (30) days after its receipt of written notice and failure to diligently prosecute such cure to 
completion. 

3.6 Improvements.  Except as otherwise provided herein, no improvements shall be 
constructed and/or maintained on the Leased Land or City Property without City’s prior written 
approval.  The City may grant such approval in its sole and complete discretion. 
 
3.7 Vacating the Property.  At the termination of this Lease, Lessee shall quit and surrender 
possession of the Leased Land and shall return the Leased Land and City Property to their 
condition as they existed on the Effective Date, excepting any weed or brush removal.  Lessee 
agrees to pay any costs incurred by City if Lessee fails to comply with this provision, including 
reasonable attorneys’ fees and costs expended on any action by City to compel Lessee to do so.  
At its option, if Lessee does not restore the Leased Land and City Property as required, City may 
do so at Lessee’s sole cost and expense.   
 
3.8 Maintenance.  Lessee shall, at its sole cost and expense, keep the Leased Land free of 
noxious weeds and trash, and in good and proper condition in compliance with all applicable 
laws and regulations concerning the use of the Leased Land.  Lessee shall also not cause trash or 
other debris to be placed on the Leased Land or City Property.  In addition, Lessee shall make 
any repairs to the Leased Land caused by or incident to Lessee’s use of the Leased Land or 
implementation of this Lease. 
 
3.9 Additional Requirements. 
 
3.9.1 For purposes of this Lease, the term “Hazardous Substances” means:  (a) any substance, 
products, waste, or other material of any nature whatsoever which is or becomes listed, 
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regulated, or addressed pursuant to the Comprehensive Environmental Response, Compensation, 
and Liability Act (CERCLA), 42 United States Code Section 9601 et seq.; the Resources 
Conservation and Recovery Act, 42 United States Code Section 6901 et seq.; the Hazardous 
Materials Transportation Conservation and Recovery Act, 42 United States Code Section 1801 et 
seq.; the Clean Water Act, 33 United States Code Section 1251 et seq.; the Toxic Substances 
Control Act, 15 United States Code Section 2601 et seq.; the California Hazardous Waste 
Control Act, Health and Safety Code Section 25100 et seq.; the Hazardous Substance Account 
Act, Health and Safety Code Section 25330 et seq.; the California Safe Drinking Water and 
Toxic Enforcement Act, Health and Safety Code Section 25249.5 et seq.; California Health and 
Safety Code Section 25280 et seq. (Underground Storage of Hazardous Substances); the 
California Hazardous Waste Management Act, Health and Safety Code Section 25170.1 et seq.; 
California Health and Safety Code Section 25501 et seq. (Hazardous Materials Release Response 
Plans and Inventory); or the California Porter-Cologne Water Quality Control Act, Water Code 
Section 13000 et seq., all as amended (the above cited California state statutes are hereinafter 
collectively referred to as “the State Toxic Substances Law”); or any other federal, state, or local 
statute, law, ordinance, resolution, code, rule, regulation, order or decree regulating, relating to, 
or imposing liability or standards of conduct concerning any Hazardous Substance, now or at any 
time hereinafter in effect; (b) any substance, product, waste or other material of any nature 
whatsoever which may give rise to liability under any of the above statutes or under any statutory 
or common law theory based on negligence, trespass, intentional tort, nuisance or strict liability 
or under any reported decisions of a state or federal court; (c) petroleum or crude oil, other than 
petroleum and petroleum products which are contained within regularly operated motor vehicles; 
and (d) asbestos. 
 
3.9.2 City makes no warranty or representation whatsoever concerning the Leased Land or City 
Property, including without limitation, the condition, fitness or utility for any purpose thereof, of 
any improvements thereto with applicable laws, ordinances or governmental regulations.  
Lessee’s right to use the Leased Land and City Property is strictly on an “as is” basis with all 
faults.  City hereby disclaims all warranties whatsoever, express or implied, regarding the 
condition of the soil (or water), geology, and any warranty of merchantability or habitability or 
fitness for a particular purpose. 
 
3.9.3 Except as otherwise specifically permitted under the terms of this Lease, Lessee shall not 
use, create, generate, store, deposit, dispose of or allow any Hazardous Substances on, under, 
about or within the City Property or Licensed Land in violation of any federal, state, or local law, 
rule, regulation, order, decree or other requirement listed in subsection 3.9.1.  The storage, use 
and application of usual and customary agricultural pesticides is excepted from the preceding 
prohibition of use by Lessee of Hazardous Substances on the Leased Land, so long as Lessee 
complies with all applicable federal, state and local laws rules and regulations governing the use 
of such items. 
 
3.9.4 City or its officers, employees, contractors, or agents shall at all times have the right to go 
upon and inspect the Leased Land and the operations conducted thereon to assure compliance 
with the requirements herein stated.  This inspection may include taking samples for chemical 
analysis of substances and materials present and/or testing soils on the Leased Land and taking 
photographs. 



 4 

 
3.9.5 Lessee shall, within forty-eight (48) hours of the discovery by Lessee of the presence of, 
or believed presence of, a Hazardous Substance as defined herein, give written notice to City in 
the event that Lessee knows or has reasonable cause to believe that any release of Hazardous 
Substance has come or will come to be located on, under, about or within the Leased Land or 
City Property.  The failure to disclose in a timely manner the release of a Hazardous Substance, 
including but not limited to, an amount which is required to be reported to a state or local agency 
pursuant to law (e.g., California’s Hazardous Materials Storage and Emergency Response Act, 
Health and Safety Code Section 25550 et seq.) shall be grounds for termination of this Lease by 
City in addition to actual damages and other remedies provided by law.  Lessee shall 
immediately clean up and completely remove all Hazardous Substances placed by Lessee on, 
under, about or within the Leased Land or City Property, in a manner that is in all respects safe 
and in accordance with all applicable laws, rules and regulations. 
 
3.9.6 In the event Hazardous Substances are discovered, Lessee shall disclose to City the 
specific information regarding Lessee’s discovery of any Hazardous Substances placed on, 
under, about or within the Leased Land or City Property by Lessee or its employees or agents, 
and provide written documentation of its safe and legal disposal. 
 
3.9.7 Breach of any of the covenants, terms, and conditions contained in this Section 3.9 shall 
give City the authority to either immediately terminate this License or to require the shutdown of 
Lessee’s operations thereon, at the sole discretion of City.  In either case, Lessee will continue to 
be liable under this Lease to remove and mitigate all Hazardous Substances placed by Lessee on, 
under, about or within Leased Land or City Property.  Lessee shall be responsible for, and bear 
the entire cost of removal and disposal of, all Hazardous Substances introduced to the Leased 
Land and City Property by Lessee during Lessee’s period of use and possession of the Leased 
Land or City Property.  Upon termination of this Lease, Lessee shall, in accordance with all laws, 
remove from the Leased Land or City Property any equipment or improvements placed on the 
Leased Land or City Property by Lessee that may be contaminated by Hazardous Substances. 
 
3.9.8 Lessee shall defend, indemnify and hold City and its officials, officers, employees, 
contractors and agents free and harmless from any and all claims, liability, injury, damage, costs, 
or expenses (including, without limitation, the cost of attorney’s fees) arising as a result of the 
presence of use of any Hazardous Substances placed or caused to be placed by Lessee or its 
agents, contractors or employees on the City Property or Leased Land. The foregoing indemnity 
is intended to operate as an agreement pursuant to, among other requirements, Section 107, 
subdivision (e) of CERCLA, 42 United States Code Section 9607, subdivision (e), and California 
Health and Safety Code Section 25364, to insure, protect, hold harmless and indemnify each 
Party from any liability created by the other Party pursuant to such sections.  
 
3.10 Risk of Loss.  Except as expressly provided in Section 3.11 and without limiting the 
scope of Section 3.19, Lessee shall bear the sole and complete risk of loss or damage to its 
agricultural operations and auxiliary equipment while on City Property or the Leased Land, 
including but not limited to damage from flooding.  Lessee understands and acknowledges that 
the primary use of the City Property and the Leased Land is for flood control purposes, that City 
or other regulatory agencies may use the City Property and the Leased Land for this purpose as 
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necessary, notwithstanding this Lease, and that the Leased Land and/or City Property may flood 
or become impassable without notice. 
 
3.11 Entry by Owner.  Lessee shall permit City to enter upon the Leased Land at any time, 
and City shall be liable for any damage to Lessee’s personal property in the course thereof, but 
only to the extent that damage was caused by the negligence of City or its personnel.  This access 
includes the right to inspect the property to verify crop acreages, and estimate yields.  Pursuant to 
section 3.10, damage to Lessee’s personal property from flooding and/or stormwater retention 
shall not be deemed to be due to the City’s negligence regardless of its cause.  
 
 
3.12 Subordinate Rights.   
 
3.12.1 This Lease is subject and subordinate to the prior and future rights and obligations of 
City, its successors and assigns, to use the City Property in the exercise of its powers and in the 
performance of its duties.  Accordingly, there is reserved and retained unto City, its successors, 
assigns, grantees, and permittees, the right to construct and reconstruct facilities and 
appurtenances in, upon, over, under, across, and along City Property, and in connection 
therewith, the right to grant and convey to others, rights and interests to City Property. 
 
3.12.2  This Lease is subject to all leases, easements, restrictions, conditions, covenants, 
encumbrances, liens, claims, and other matters of title (“Title Exceptions”) which may affect the 
Leased Land now or hereafter.  
 
3.12.3  Lessee further acknowledges that the City may grant licenses to community groups and 
others permitting recreational uses of the Leased Land, including cross country training, 
provided that these uses do not unreasonable interfere with Lessee’s agricultural operations on 
the Leased Land. 
 
3.13  Assignment or Subletting.  Lessee shall not assign or sublease this Lease without the 
prior express written consent of the City, which consent may be withheld in the City’s sole 
discretion, notwithstanding sections 1995.260 and 1995.270 of the California Civil Code, as they 
may be amended.   
 
3.14 Taxes.  The possessory property interest created by this Lease may be subject to property 
taxation, and Lessee may be subject to the payment of property taxes levied on such interest by 
the appropriate taxing authority.  Lessee is required to pay any such tax directly to the 
appropriate taxing authority. 
 
3.15 Mechanic’s Liens.  Lessee shall keep the Leased Land and the City Property free from 
any liens arising out of any work performed, material furnished, or obligations incurred by 
Lessee.  Lessee shall not be considered in violation of this provision if it provides a bond in lieu 
of the lien which is in conformance with applicable law and which is in an amount and form 
reasonably acceptable to the City. 
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3.16 Waiver.  The waiver by City or Lessee of any breach of any term, covenant, condition or 
provision contained herein (“Terms”), shall not be deemed to be a waiver of such Terms for any 
subsequent breach of the same or any other Terms contained herein.   
 
3.17 Attorneys’ Fees.  The prevailing party in any action brought by either party hereto, based 
on any claim arising under this Lease, shall be entitled to reasonable attorneys’ and/or 
consultants’ fees. 
 
3.18 Insurance. 
 
3.18.1 Types; Amounts

 

. Lease shall obtain, and shall require any subcontractor to obtain, 
insurance in the amounts described below unless specifically altered or waived by City 
(“Required Insurance”). If any of the Required Insurance contains a general aggregate limit, 
such insurance shall apply separately to this Lease or be no less than two times the specified 
occurrence limit. 

(i)  General Liability Insurance. Lessee shall maintain occurrence version general liability 
insurance, or equivalent form, with a combined single limit of not less than Two Million Dollars 
($2,000,000) per occurrence, which limit may be satisfied by a combination of primary and 
umbrella policies. 
 
(ii)  “All Risk” Property Insurance. Lessee shall maintain a policy of property insurance for 
perils usual to a standard “all risk” insurance policy on all its improvements or alterations in, on, 
or about the Leased Land, with limits equal to the value of all such improvements or alterations. 
 
3.18.2 General Provisions

 

. The general liability insurance policy shall name City, its elected 
officials, officers, employees, agents, and volunteers as additional insureds. The Required 
Insurance shall be primary as to Lessee’s defense and indemnification obligations herein with 
respect to any insurance or self-insurance programs covering City, its elected officials, officers, 
employees, agents, and volunteers, or if in excess stand in an unbroken chain of coverage in 
excess of Lessee’s scheduled underlying coverage. The Required Insurance shall contain 
standard separation of insureds provisions, and shall contain no special limitations on the scope 
of its protection to City, its elected officials, officers, employees, agents, and volunteers. 

3.18.3 Certificates; Insurer Rating; Cancellation Notice

 

. On the Effective Date, Lessee shall 
furnish to City properly executed certificates of insurance which evidence all Required 
Insurance. Lessee shall maintain the Required Insurance at all times while this Lease is in effect, 
and shall replace any certificate, policy, or endorsement which will expire prior to that date. All 
policies shall be endorsed to provide the Required Insurance shall not be suspended, voided, 
reduced, canceled, or allowed to expire except on thirty (30) days prior written notice to City. 
Unless approved in writing by City, Lessee shall place the Required Insurance with insurers 
Leased to do business in the State of California and with a current A.M. Best rating of at least A-
:VII. 

3.18.4 Waiver of Subrogation. City and Lessee release each other and their respective officials, 
directors, employees, representatives, and agents from any claims for damage or harm to any 
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person or the Leased Land caused by, or which result from, risks insured under any insurance 
policy carried by the Parties at the time of such damage or harm. City and Lessee shall cause 
each insurance policy obtained by them to provide the insurance company waives all right of 
recovery by way of subrogation against the other in connection with any damage or harm 
covered by such policy. 

 
3.19 Indemnity.  Lessee hereby agrees to defend, indemnify and hold City and its directors, 
officials, officers, agents  and employees free and harmless from and against any and all claims, 
demands, causes of action, costs, liabilities, expenses, losses, damages or injuries of any kind in 
law or equity, to persons or property, including wrongful death, in any manner to the extent 
caused by the negligence or willful misconduct of Lessee, its agents or employees in 
performance of this Lease or use of the Leased Land or the City Property.  Lessee shall defend, 
with counsel selected by City, at Lessee’s sole expense, any and all aforesaid suits, actions or 
proceedings, legal or equitable, which may be brought or instituted against City, its directors, 
officials, officers, agents or employees.  Lessee shall pay and satisfy any judgment, award or 
decree that may be rendered against City, its directors, officials, officers, agents or employees.  
Lessee shall reimburse such parties for any and all legal expenses and costs incurred by one or 
all of them in connection with this Lease or the indemnity herein provided.  Lessee’s obligation 
shall survive termination or expiration of this Lease, and shall not be restricted to insurance 
proceeds, if any, received by City or its directors, officials, officers, agents or employees. In no 
event shall Lessee’s be obligated to indemnify, defend and/or hold City harmless for claims to 
the extent such claims are caused by City’s negligence or willful misconduct. 
 
3.20 Amendments.  The provisions of this Lease may be amended only by mutual written 
consent of the Parties. 
 
3.21 No Relocation Assistance.  Lessee acknowledges that Lessee is not entitled to relocation 
assistance or any other benefits under the Uniform Relocation Assistance Act or any other 
applicable provision of law upon termination of this Lease. 
 
3.22 Time.  Time is of the essence of this Lease. 
 
3.23 Notices.  All notices permitted or required under this Lease shall be given to the 
respective parties at the following address, or at such other address as the respective parties may 
provide in writing for this purpose: 
 
Lessee: 
Miramontes Farms LLC 
PO Box 607 
Woodland CA 95776 
 
 
City: 
City of Woodland 
300 First Street  
Woodland, California 95695 
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Attn:  Paul Navazio, City Manager 
 
Such notice shall be deemed made when personally delivered or forty-eight (48) hours after 
deposit in the U.S. Mail, first class postage prepaid and addressed to the party at its applicable 
address.  Actual notice shall be deemed adequate notice on the date actual notice occurred, 
regardless of the method of service. 
 
3.24 Entire Agreement.  This Lease constitutes the entire agreement and understanding 
between the parties, and supersedes all offers, negotiations and other agreements concerning the 
subject matter contained herein.  Any amendments to this Lease must be in writing and executed 
by both parties. 
 
3.25 Invalidity.  If any provision of this Lease is invalid or unenforceable with respect to any 
party, the remainder of this Lease or the application of such provision to persons other than those 
as to whom it is held invalid or unenforceable, shall not be affected and each provision of this 
Lease shall be valid and enforceable to the fullest extent permitted by law. 
 
3.26 Successors and Assigns.  This Lease shall be binding on and inure to the benefit of the 
successors and permitted assignees of the respective parties. 
 
3.27 Governing Law and Venue.  This Lease shall be governed by the laws of the State of 
California.  Any action to interpret or enforce this Lease shall be brought and maintained 
exclusively in the courts of and for Yolo County, California. 
 
3.28 Execution of Lease.  This Lease may be executed in duplicate counterparts, each of 
which shall be deemed an original. 
 
3.29 Survival.  All obligations of Lessee hereunder not fully performed as of the completion 
or termination of this Lease shall survive such completion or termination, including without 
limitation all obligations concerning the condition of the Leased Land and the City Property. 
 
3.30 Authority to Enter Agreement.  Both Parties represent to the other that they have the 
requisite power and authority to conduct their business and to execute, deliver, and perform the 
requirements of, this Lease.  Each party warrants that the individuals who have signed this Lease 
have the legal power, right, and authority to enter into this Lease and bind each respective party. 
 
3.31 Discrimination.  Lessee covenants by and for itself, its heirs, executors, administrators, 
and assigns, and all persons claiming under or through it, and this Lease

 

 is made and accepted 
upon and subject to the requirement that there shall be no discrimination against or segregation 
of any person or group of persons, on account of race, color, creed, religion, sex, marital status, 
national origin, or ancestry, in the leasing, use, occupancy, tenure, or enjoyment of the premises, 
nor shall Lessee, or any person claiming under or through Lessee, establish or permit any such 
practice or practices of discrimination or segregation with reference to the selection, location, 
number, use, or occupancy, of the Leased Land. 

[Signature page follows] 
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The effective date of this Lease Agreement is the date of execution by the last party to 
sign (the “Effective Date”). 

 
 
CITY: 
City of Woodland, a municipal corporation 
 
 
By:  

Paul Navazio 
City Manager 
 

Date:  
 
Attest: 
By:  

Ana Gonzalez 
City Clerk 

 LESSEE: 
Miramontes Farms LLC 
 
 
By: Tim Miramontes 

 
 
Date:  
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Exhibit “A” 
 

Description and Site Map of Leased Land 
 
 

 
82093.00006\7643381.1  





 
 
 
 
 
 
 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: Parks Irrigation Rehabilitation Project, CIP 10-01; Approve 
Amendment to Consultant Services Agreement 

DATE:  March 5, 2013 

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

 
Recommendation for Action 
 
Staff recommends that the City Council approve an amendment to the consultant services agreement 
for Callander Associates, Landscape Architecture, Inc., in the additional amount of $38,098 for a 
total agreement amount of $271,040 and authorize the City Manager to execute the amendment.  
 
Fiscal Impact 
 
The project is funded in the FY 12/13 Capital Budget in the amount of $2,458,262 which consists of 
$1,601,965 from Measure E and $856,297 from Proposition 50 grant. The City was awarded a State 
Housing and Community Development (HCD) grant in the amount of $97,700 to make additional 
improvements at Freeman Park. Callander Associates has provided landscaped design services for 
all phases of this project. This contract covers previous phases of the Parks Irrigation Project as well 
as paying for the completion of the design work for Freeman Park. 
 
There is no impact to the General Fund. 
 
Background 
 
The City Council adopted an update to the City Procurement Ordinance (Chapter 17B of the 
Municipal Code) in September 2012. Under the updated provisions, City Council approval is 
required for professional services contracts with a total value of more than $50,000, including any 
amendments. The Callander Associates Agreement was originally approved under the prior version 
of the Code in which city staff were authorized to approve the Agreement and Amendments. 
 
The City obtained a grant from the State Department of Water Resources in 2007 using Proposition 
50 funds for the purpose of making water efficiency improvements at City parks. The City executed 
the grant agreement in January 2008. Under the terms of the Grant, the city is required to upgrade 
the seven manually irrigated parks: Southland, City, Harris, Christiansen, Camarena, Tredway and 
Freeman Parks. Southland Park was rehabilitated prior to this grant using Measure E funds. 
 



 
 2  Parks Irrigation Rehabilitation Project, CIP 10-01; 

Approve Amendment to Consultant Services Agreement  SUBJECT: 
PAGE: 
ITEM: 

The original scope of work did not include the additional features being funded by the HCD grant. 
These include benches, picnic tables, additional paths, landscaping of the parking lot (rebuilt by the 
Well 28 project) and possibly a basketball half-court depending on bid prices. 
 
In 2008-2009, the City constructed the first phase of irrigation efficiency improvements at 
Christiansen Park. In 2011, the City constructed the second phase of irrigation efficiency 
improvements at City and Harris Parks and installed irrigation system improvements at Woodside, 
John Ferns, Crawford, Campbell, Klenhard, Douglass, Schneider, and Wayne Cline Parks. In 2012, 
the City constructed the third phase of irrigation efficiency improvements at Tredway Park and at the 
Palm/Keystone island and installed irrigation system improvements at Everman Park, Clark Field, 
Roddy Park, Traynham Park, Streng Pond, Woodland Cemetery and Buchignani Field. 
 
Freeman Park is the final and fourth phase and is scheduled for a complete irrigation system 
replacement during summer 2013. Freeman Park was delayed due to Water Well 28 construction. 
 
Discussion 
 
Under the terms of the Proposition 50 Grant Agreement, the city is obligated to replace the manual 
systems with automated irrigation control systems. Freeman Park is the last park with a manual 
system. The Grant Agreement requires that all work be completed and invoiced to the State by Dec. 
31, 2013. 
 
Conclusion 
 
Staff recommends that the City Council approve an amendment to the consultant services agreement 
for Callander Associates, Landscape Architecture, Inc., in the additional amount of $38,098 for a 
total agreement amount of $271,040 and authorize the City Manager to execute the amendment.  
 

Prepared by: Michael Karoly, PE 
Sr. Civil Engineer 

 
Reviewed by: Brent Meyer 

City Engineer 
 

Reviewed by: Nicholas J. Ponticello 
Community Development Director 

  
Paul Navazio 
City Manager 
 
Attachments: Sixth Amendment to Callander Associates Agreement, Callander Associates Proposal 



Sixth Amendment To Professional Services Agreement Between The City Of Woodland 
And Callander Associates, Landscape Architecture, Inc. 

City of Woodland  1  

Parks Irrigation Rehabilitation, CIP 10-01  

ARTICLE 1. PARTIES AND DATE 

This Sixth Amendment to the Professional Services Agreement (“Sixth Amendment”) 

dated February 4, 2013 is entered into by and between the City of Woodland (“City”) and 

Callander Associates, Landscape Architecture, Inc., (“Callander”). 

 

ARTICLE 2. RECITALS 

2.1 City and Callander entered into that certain Professional Services Agreement, 

dated April 18, 2008, whereby Callander agreed to provide professional design services for the 

City Park and Harris Park Irrigation Refurbishment Project. City and Callander have also entered 

into Amendments to the original agreement: 

• First Amendment dated June 10, 2008, 

• Second Amendment dated April 18, 2008, 

• Third Amendment dated September 1, 2010, 

• Fourth Amendment dated November 16, 2010, 

o Amendment 4.A dated January 11, 2011, 

o Amendment 4.B revised dated January 11, 2012, 

• Fifth Amendment dated November 16, 2010. 

2.2 City and Callander now desire to amend the Agreement to provide additional 

design services for Freeman Park Irrigation Rehabilitation to include additional preliminary 

planning and design as well as to include additional features such as pathways, benches, picnic 

tables, bike parking, planting and irrigation at the new Water Well building and parking lot, and 

half-court basketball court. 

Callander shall provide services as detailed in their proposal dated January 30, 2013, 

attached hereto and included as a part hereof. The total additional compensation for these 

services shall not exceed THIRTY-EIGHT THOUSAND NINETY-EIGHT DOLLARS 

($38,098), except as extended by side letter to this Amendment from time to time, and shall be  

billed in accordance with the terms of the original Professional Services Agreement. The total 

value of services for the Third Amendment through this Sixth Amendment shall not exceed 

TWO HUNDRED SEVENTY-ONE THOUSAND FORTY DOLLARS ($271,040). 

ARTICLE 3. TERMS 

3.1  Continuing Effect of Agreement. Except as amended by this Amendment, all 

provisions of the Agreement shall remain unchanged and in full force and effect.  From and 
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after the date of this Amendment, whenever the term “Agreement” appears in the Agreement, 

it shall mean the Agreement as amended by this Amendment. 

3.2  Adequate Consideration.  The Parties hereto irrevocably stipulate and agree that they 

have each received adequate and independent consideration for the performance of the 

obligations they have undertaken pursuant to this Amendment. 

3.3  Counterparts.  This Amendment may be executed in duplicate originals, each of which 

is deemed to be an original, but when taken together shall constitute but one and the same 

instrument. 

 

 

CITY OF WOODLAND CALLANDER ASSOCIATES, Landscape 
Architecture, Inc. 

By: ___________________________ By: ___________________________ 

Paul Navazio Benjamin W. Woodside, ASLA 

City Manager Principal 

ATTEST: 

_______________________________ 

Ana B. Gonzalez, City Clerk 
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11180 Sun Center Drive, Suite 104
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Benjamin W. Woodside, ASLA, Principal
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Via Email and US Mail        
 
January 30, 2013 
 
ADDITIONAL SERVICES AUTHORIZATION # 3 
 
Mr. Michael Karoly 
City of Woodland, Public Works Department 
300 First Street 
Woodland, CA  95695 
Email: michael.karoly@cityofwoodland.org 
 
      
RE: WOODLAND PARKS IRRIGATION – FREEMAN PARK/bid package preparation 

services 
 
Dear Michael: 
 
Thank you again for the opportunity to assist the City in finishing the Woodland Parks Irrigation 
Rehabilitation Project funded by Prop 50 funds. Per our recent conversations and our meeting on 
January 11th, 2013, the City would like to revisit the original proposed scope for the Freeman Park 
Irrigation Rehab project as well as incorporate some of the park’s future master plan amenities into 
the overall design. The City has received additional grant funding to implement some of these 
additional site amenities. 
 
The City’s priority list of site amenities added to the Irrigation Rehabilitation project includes: 

 10 foot wide concrete path running north/south along the west side of the park. 
 Accessible path to Well Building 
 Accessible path to Restroom 
 Picnic area with 3 tables 
 Bench seating area with 2 benches 
 Bike parking area 
 Rehabilitation of existing eastern decomposed granite path 
 Planting and irrigation at Well Building parking lot 

 
The City would also like Callander Associates (CALA) to assist with updating City Standard Details 
based on new City Requirements. This task will be included as an hourly allowance to this scope 
amendment. 
 
Based on the above our scope of services assumes the following: 

 City “front-end-boiler-plate” contract specifications to be completed by City staff.  
Callander Associates to provide limited assistance.  

 A project Storm Water Pollution Prevention Plan (SWPPP) will be prepared. It is 
anticipated that Callander Associates will prepare the Notice of Intent and the City will pay 
the associated fee. 
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The following is our proposed scope of services. Items shown in boldfaced italics represent the 
deliverables or work documents to be provided for that task. 

 
1.0 NOT USED 

 
2.0 CONSTRUCTION DOCUMENTS 
 
2.01 Kick-off Meeting:  Attend one conference call with project team to discuss project.  Provide 

meeting summary, schedule and agenda.  
 

2.02 Review Available Reference Materials:  Coordinate and obtain available existing site and 
planning information from City records. 
 

2.03 Site Reconnaissance:  Conduct independent site reconnaissance of site.  Take 
measurements for base plan, and photograph and prepare digital photo log for in-house use.   
 

2.04 50% Submittal:  prepare 50% progress set of construction documents for improvements at 
Freeman Park.  Documents to meet City standards and include:   
A. Title sheet with notes and maps 
B. Site demolition plan  
C. Site construction plan 
D. Grading and drainage plan (only for minor apparent drainage problems) 
E. Erosion control plan 
F. Irrigation plan (conforming to AB1881 requirements) 
G. Planting plan 
H. Electrical plan  
I. Details 
J. Technical specifications 
K. Bid form outline 
L. Estimate of probable construction costs. 

 
2.05 City Staff Meeting:  Review above documents with City in a single work session.  Resolve 

outstanding issues and proceed; provide written agenda and meeting summary.   
 

2.06 90% Submittal:  Proceed to prepare 90% complete set of construction documents and 
estimate and submit to City staff for review and building plan check if necessary.   
 

2.07 SWPPP Erosivity Waiver:  This project will disturb less than 5 acres of land and is currently 
schedule to be constructed prior to the rainy season.  Based on current requirements, this 
project will likely qualify for an Erosivity Waiver. CALA will prepare calculations for waiver and 
assist the City with the application and upload of information onto SMARTS.  
 

2.08 SWPPP Preparation (Optional): If the project does not qualify for the Erosivity Wavier, CALA 
will prepare a Storm Water Pollution Prevention Plan in accordance with the current 
requirements of the State Water Resources Control Board’s Construction General Permit.  
 
Based on the project size, location, and construction window we will assume that this will 
receive a Risk Level 1 determination.  If during the design process, additional information 
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becomes available and the site is required to have a Risk Level 2 or 3 determinations, 
additional services may be required. 
 
CALA will serve as the Qualified SWPPP Developer and upload documents to the Stormwater 
Multiple Application and Report Tracking System (SMARTS) as the Data Submitter (DS).  A DS 
can only upload documents to SMARTS and not officially submit to the SWRCB.   CALA to 
provide services as follows:  
 
a. Assist City with sign up and log in to SMARTS.  District must log in as the Legally 

Responsible Person and will link the DS to the project in order to upload project specific 
information to the site. 
 

b. Prepare and submit the Notice of Intent for the project site through SMARTS.  City will be 
responsible for submitting the permit fee. Once fee is paid, City will receive a receipt with 
the project’s Waste Discharge Identification number (WDID).   

 
c. Prepare SWPPP permit registration documents based on the SWRCB requirements 

including all required sections pertaining to Risk Level 1 projects.  Submit one (1) hard 
copy of the SWPPP document for review at the 90% submittal. 

 
d. Revise document as needed and upload SWPPP document and attachments to the 

SMARTS system.  Submit two (2) hard copies of the SWPPP document in a binder for 
use on site.  All other updates to the SWPPP during construction and Notice of 
Termination will become the responsibility of the City.   

 
2.09 Bid Documents:  Revise documents to conform to redline comments from City in preparation 

of a final bid set; complete bid form quantities and estimate.  Provide City with stamped and 
signed reproducible documents for bidding purposes.   

 
3.0 CITY STANDARD DETAILS 
 
3.01 Revise City Standard Details: Based on direction from City, allow up to twenty-four (24) 

hours of time to review, coordinate and revise various City Standard Details in AutoCAD file 
format. Submit one (1) copy of final details on CD-ROM. 

 
4.0 CONSTRUCTION ASSISTANCE 
 
4.01 Bidding and Construction (estimated 64 hours):  During the bidding and construction 

period we will, at your request provide the following services: response to bidder inquiries, 
preparation of addenda, and change orders (as warranted), bid evaluation, submittal reviews, 
site visits, and meetings during the course of construction.  The scope for this phase can be 
better defined and quantified as needed.   
 

4.02 Post Construction (estimated 40 hrs): 
1. Receive Contractor prepared as-built drawings from the City. 
2. Convert as-built drawings to record drawings in AutoCAD file format. 
3. Provide City with one (1) copy of Record Drawings on CD-ROM, and one (1) hard 

copy mylar print.   
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4.03 Landscape Irrigation Audits:  We will allow up to twenty-four (24) hours of time to prepare 
Landscape Irrigation Audits.  If a site does not pass the initial audit we can provide additional 
audits as part of 5.0 Additional Services (below). Provide City with one (1) electronic copy 
of the final Landscape Documentation Package. 

 
5.0 ADDITIONAL SERVICES 
 
5.01 All tasks not specifically noted above could be performed as additional services. These tasks 

include, but are not limited to, all revisions or additional submittals required by the City or any 
other agency’s review, other meetings, additional design studies, or other tasks not specifically 
noted in the foregoing scope.  These services would be billed hourly or on a lump sum fee 
basis to be documented in a written amendment to this agreement. 

 
6.0 REIMBURSABLE EXPENSES: 
 
6.01 All costs for printing, reproductions, soil nutritional analysis, special delivery, and all other costs 

directly related to the project would be billed as a reimbursable expense per the attached 
Standard Schedule of Compensation.  The actual total amount for reimbursable expenses 
incurred would be billed monthly against the allowance.  The allowance does not include bid 
sets, or more than six copies of review documents at each level of review.  Receipts for all 
expenditures will be retained by Callander Associates and will be forwarded upon request.   

 
7.0 COMPENSATION SUMMARY 
 
1.0 Not Used 

 
2.0 Construction Documents 

Callander Associates (lump sum) ................................................................................................. $33,604 
Electrical Engineer (hourly, not to exceed)................................................................................ $  4,800 
Optional Task – Callander Associates (lump sum) ............................................................... $  5,000 
 

3.0 City Standard Details- Callander Associates (hourly, not to exceed)  ................................ $2,656 
 

4.0 Construction Assistance  
Bidding & Construction- CALA (hourly, not to exceed) ............................................................ $7,696 
Post Construction- CALA (hourly, not to exceed) ...................................................................... $4,012 
Irrigation audits - CALA (hourly, not to exceed) .......................................................................... $2,998 
Electrical Engineer (hourly, not to exceed)................................................................................... $2,500 
 

5.0 Additional Services ............................................................................................................ to be determined 
 
6.0 Reimbursable Expenses (allowance) ............................................................................................. $3,800 
 
Total Estimated Compensation for Tasks 2.0, 3.0, 4.0 and, 6.0 ............................................. $67,066 
Remaining Budget under Current Contract ....................................................................................... ($28,968) 
 
Additional Consultant Compensation for ASA #3 ........................................................................... $38,098 
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The tasks outlined above are my understanding of the requirements discussed in our conversations. If 
you have any further thoughts or questions please call. 
 
Sincerely, 
 
   
 

Benjamin W. Woodside, Principal, ASLA
Callander Associates 
Landscape Architecture, Inc. 

Michael Karoly
City of Woodland 

Attachments:  Standard Schedule of Compensation 2013 RC (Rancho Cordova) 
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Standard Schedule of Compensation 2013 RC (Rancho Cordova) 
 
General 
The following list of fees and reimbursable expense items shall be used in providing service in 
the agreement. These amounts shall be adjusted in January, upon issuance of an updated 
Standard Schedule of Compensation: 
 
Hourly Rates 
 Senior Principal $211/hour  Construction Manager $126/hour 
 Principal $154/hour  Assistant 1 $113/hour 
 Associate 1 $149/hour  Assistant 2 $105/hour 
 Associate 2 $137/hour  Assistant 3 $96/hour 
 Associate 3 $123/hour  Assistant 4 $89/hour 
 Project Manager 1 $137/hour  Assistant 5 $77/hour 
 Project Manager 2 $123/hour  Assistant 6 $71/hour 
 Project Manager 3 $119/hour  Word Processor $89/hour 
 Project Manager 4 $113/hour  Accounting $105/hour 
 Project Manager 5 $105/hour 
 
Reimbursable Expenses 
All costs for photography, printing and plotting, special delivery, insurance certificate charges, 
charges for waivers of subrogation, local business licenses, sales taxes, assessments, fees, 
mileage, all CADD and visual simulation ancillary costs, such as data transfers, tapes and 
outside services, and all other costs directly related to the project will be billed as a 
reimbursable expense at our cost plus a fifteen percent (15%) administration charge. The cost of 
professional liability insurance and all costs associated with cell phones, electronic mail, faxes, 
long distance phone charges and related telecommunications shall be charged as a combined 
surcharge of 2.5% on the total fees. 
 
Payments 
Payments are due within ten days after monthly billing with amounts more than thirty days 
past due subject to a 1.5% per month interest charge.  Retainer amounts, if indicated, are due 
upon signing the agreement and shall be applied to the final invoice for the project. 



 
 
 
 
 
 
 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: Senate Bill 2 – Emergency Shelter Ordinance 

DATE:  March 5, 2013 

 
 

 
 
 

TO:  THE HONORABLE MAYOR AND 
    CITY COUNCIL 
 
 

 
 
Recommendation for Action 
 
Staff recommends that the City Council take the following actions. 
 

1. Confirm a General Rule Exemption under the California Environmental Quality Act; 
 

2. Conduct the second reading of and adopt an Ordinance No.   to make the following 
amendments to Chapter 25 of the Woodland Municipal Code and the East Street Corridor 
Specific Plan pertaining to emergency shelters, transitional housing, and supportive housing 
as required by Senate Bill 2; and 
 

a. Amend Woodland Municipal Code Section 25-3-10 to add definitions for Emergency 
Shelters, Transitional Housing, Supportive Housing, and Target Population that 
directly correspond with the definitions included in the California Health and Safety 
Code Sections 50801(e), 50675.2(h), 50675.14(b), and 53260(d). 

b. Amend Table 1 (Residential Land Use Table) in Woodland Municipal Code Section 
25-4-10 to include emergency shelters as a conditional use in the R-M zone. 

c. Amend Woodland Municipal Code Section 25-4-10 to include transitional and 
supportive housing in Table 1 (Residential Land Use Table) as a permitted use. 

d. Amend Section 2.5 (Land Use Table) in the East Street Corridor Specific Plan by 
adding “Emergency Shelters” to the list of permitted uses in Areas C and E. 

e. Amend Table 2 (Commercial Land Use Table) in Woodland Municipal Code 
Sections 25-13-10 to include emergency shelters as a conditional use in the R-M 
Zone. 

f. Add Article 32 titled “Emergency Shelters” to Woodland Municipal Code Chapter 
25.  

 
Fiscal Impact 
 
The City will incur a minor cost estimated at less than $400 to publish a copy of Ordinance No.  
once it has been adopted by the City Council. 
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Senate Bill 2 – Emergency Shelter Ordinance SUBJECT: 
PAGE: 
ITEM: 

Background 
 
The City Council at its February 19, 2013 meeting conducted a public hearing; waived the first 
reading of an Ordinance No.    to make amendments to Chapter 25 of the Woodland 
Municipal Code and East Street Corridor Specific Plan pertaining to emergency shelters, transitional 
housing, and supportive housing as required by Senate Bill 2; and scheduled the second reading and 
adoption of the ordinance for the March 5, 2013 City Council meeting. 

 
Discussion 
 
SB 2 requires all jurisdictions to have at least one zoning district that permits at least one year-round 
emergency shelter without a conditional use permit or any other discretionary permit requirements.  
The zoning district must provide sufficient opportunities for new emergency shelters in the planning 
period to meet the need identified in the Housing Element Update.  Through the identification of six 
sites with a minimum size of one-half acre in the East Street Corridor Specific Plan (ESCSP) Areas 
C and E, staff has demonstrated that the ESCSP has the capacity to accommodate at least one 
emergency shelter.  An applicant for an emergency shelter is not limited to the six identified sites.  
Moreover, any applicant purposing an emergency shelter as a permitted use within the ESCSP Areas 
C and E would need to comply with written, objective development and management standards that 
include but are not limited to the maximum number of persons/beds, size and location of waiting and 
client intake areas, and the provision of on-site management and safety.        
 
Environmental Review 
 
The ordinance changes under consideration in this report have been reviewed in accordance with the 
California Environmental Quality Act (CEQA) and are considered exempt under General Rule 
exemption 15061(b)(3). Under Section 15061(b)(3) of the CEQA Guidelines, the activity is covered 
by the general rule that CEQA applies only to projects, which have the potential for causing a 
significant effect on the environment. Where it can be seen with certainty that there is no possibility 
that the activity in question may have a significant effect on the environment, the activity is not 
subject to CEQA.  
 
The proposed ordinance proposes policy changes for transitional and supportive housing and 
emergency shelters. Because these types of uses are present already in the City and the policy 
changes are being made in response to State law requirements, there is not a potential that the policy 
changes would result in significant effects on the environment. Moreover, the Housing Element 
Policies, which cover the preservation, improvement, and development of housing, do not cover 
activities that were not anticipated in the Woodland General Plan and the General Plan EIR. 
 
Public Contact 
 
Posting of the City Council agenda. 
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Conclusion 
 
Staff recommends that the City Council take the following actions. 
 

1. Confirm a General Rule Exemption under the California Environmental Quality Act;  
 

2. Conduct the second reading of and adopt an Ordinance No.   to make the following 
amendments to Chapter 25 of the Woodland Municipal Code and the East Street Corridor 
Specific Plan pertaining to emergency shelters, transitional housing, and supportive housing 
as required by Senate Bill 2; and 
 

a. Amend Woodland Municipal Code Section 25-3-10 to add definitions for Emergency 
Shelters, Transitional Housing, Supportive Housing, and Target Population that 
directly correspond with the definitions included in the California Health and Safety 
Code Sections 50801(e), 50675.2(h), 50675.14(b), and 53260(d). 

b. Amend Table 1 (Residential Land Use Table) in Woodland Municipal Code Section 
25-4-10 to include emergency shelters as a conditional use in the R-M zone. 

c. Amend Woodland Municipal Code Section 25-4-10 to include transitional and 
supportive housing in Table 1 (Residential Land Use Table) as a permitted use. 

d. Amend Section 2.5 (Land Use Table) in the East Street Corridor Specific Plan by 
adding “Emergency Shelters” to the list of permitted uses in Areas C and E. 

e. Amend Table 2 (Commercial Land Use Table) in Woodland Municipal Code 
Sections 25-13-10 to include emergency shelters as a conditional use in the R-M 
Zone. 

f. Add Article 32 titled “Emergency Shelters” to Woodland Municipal Code Chapter 
25.  

 
 
Prepared by: Dan Sokolow 
 Senior Planner 

  
 Reviewed by: Cindy Norris 
  Principal Planner 

 
Reviewed by: Nicholas J. Ponticello 
 CDD Director  

 
  
Paul Navazio 
City Manager 
 
Attachments: 
1. Ordinance No.  
2. Notice of Exemption 
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ORDINANCE NO. ________ 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF WOODLAND 
AMENDING CHAPTER 25 OF THE WOODLAND MUNICIPAL CODE AND THE 
EAST STREET CORRIDOR SPECIFIC PLAN PERTAINING TO EMERGENCY 

SHELTERS, TRANSITIONAL HOUSING, AND SUPPORTIVE HOUSING REQUIRED 
BY SENATE BILL 2 

 

      WHEREAS, the City of Woodland (“City”) is required by State Law, Article 10.6, Housing 
Elements, of the Government Code to have a Housing Element and in accordance with 
Government Code Section 65588 to conduct periodic review and update and shall be consistent 
with state guidelines and review; 

      WHEREAS, Chapter 633, Statutes of 2007 (SB 2) clarifies and strengthens housing element 
law to ensure that zoning encourages and facilitates emergency shelters as well as transitional 
and supportive housing and limits the denial of these facilities under the Housing Accountability 
Act; 

      WHEREAS, the City of Woodland 2008 Housing Element Update  includes Policies 2.16 
and 2.17 that identifies amendments to Chapter 25 of the Woodland Municipal Code and the East 
Street Corridor Specific Plan pertaining to the zoning and development of emergency shelters, 
transitional housing and supportive housing; 

      WHEREAS, the proposed amendments to Chapter 25 of the Woodland Municipal Code and 
East Street Corridor Specific Plan will complete Policies 2.16 and 2.17 of the 2008 Housing 
Element Update; 

      WHEREAS, the proposed amendments to the Woodland Municipal Code and East Street 
Corridor Specific Plan are consistent with the goals and policies in the General Plan in that the 
outlined regulations will further bring the Zoning Ordinance and the East Street Corridor 
Specific Plan into compliance with the outlined Policies necessary through the 2008-2013 
Housing Element Planning Period; 

      WHEREAS, this ordinance is exempt from CEQA Guidelines Section 15061(b)(3) because 
it can be seen with certainty that the ordinance will not have a significant effect on the 
environment and is, therefore, not subject to CEQA. 

NOW, THEREFORE, The City Council of the City of Woodland, State of California, does 
hereby ordain as follows: 

Section 1. Purpose.  The purpose of this ordinance is to amend Chapter 25 of the Woodland 
Municipal Code and Section 2.5 of the East Street Corridor Specific Plan: 

1. Amend Woodland Municipal Code Section 25-3-10 to add definitions for Emergency 
Shelters, Transitional Housing, Supportive Housing, and Target Population that directly 
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correspond with the definitions included in the California Health and Safety Code 
Sections 50801(e), 50675.2(h), 50675.14(b), and 53260(d). 

2. Amend Table 1 (Residential Land Use Table) in Woodland Municipal Code Section 25-
4-10 to include emergency shelters as a conditional use in the R-M zone. 

3. Amend Woodland Municipal Code Sections 25-4-10 and 25-4-20 to include transitional 
housing and supportive housing in Table 1 (Residential Land Use Table) 

4. Amend Table 2 (Commercial Land Use Table) in Woodland Municipal Code Section 25-
13-10 to include emergency shelters as a conditional use in the R-M zone 

5. Amend Section 2.5 (Land Use Table) in the East Street Corridor Specific Plan by adding 
“Emergency Shelters” to the list of permitted uses in Areas C and E. 

6. Add Article 32 titled “Emergency Shelters” to Woodland Municipal Code Chapter 25. 
 
Section 2. Authority.  The City of Woodland has authority to adopt this ordinance pursuant to 
the general police power granted to cities by Article 11, Section 7 of the California Constitution. 

Section 3. Severability, If any provision or clause of this Ordinance or any application of it to 
any person, firm, organization, partnership or corporation is held invalid, such invalidity shall 
not affect other provisions of this Ordinance which can be given effect without the invalid 
provision or application.  The this end, the provisions of this Ordinance are declared to be 
severable.   

Section 4.  Section 25-3-10 of the Woodland Municipal Code is hereby amended to read as 
follows: 

SEC. 25-3-10  DEFINITIONS 

“Emergency shelter” means housing with minimal supportive services for homeless 
persons that is limited to occupancy of six months or less by a homeless person.  No individual 
or household may be denied emergency shelter because of an inability to pay. 

“Transitional Housing” and “transitional housing development” means buildings 
configured as rental housing developments, but operated under program requirements that call 
for the termination of assistance and recirculation of the assisted unit to another eligible 
program recipient at some predetermined future point in time, which shall be no less than six 
months. 

“Supportive Housing” means housing with no limit on length of stay, that is occupied by 
the target population, and that is linked to on- or off-site services that assist the supportive 
housing resident in retaining the housing, improving his or her health status, and maximizing his 
or her ability to live and, when possible, work in the community. 

“Target Population” means adults with low-income having one or more disabilities 
including mental illness, HIV or AIDS, substance abuse, or other chronic health conditions, or 
individuals eligible for services provided under the Lanterman Developmental Disabilities 
Services Act, and may, among other populations, include families with children, elderly persons, 
young adults aging out of the foster care system, individuals exiting from institutional settings, 
veterans, or homeless people. 
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Section 5.  Sections 25-4-10 and 25-4-20 of the Woodland Municipal Code are hereby amended 
to read as follows: 

SEC. 25-4-10 

Table 1 – Residential Land Uses 

Uses Zones 

A-1 O-S R-1 R-2 N-P R-M C-1 CBD ESD C-3 C-H I 

Emergency Shelter      d   n    

Supportive Housing q q q q q q q q q q q q 

Transitional Housing q q q q q q q q q q q q 

 

SEC. 25-4-20  SPECIAL CONDITIONS 

The following special conditions apply to those land uses indicated by corresponding letter in 
Table 1: 

q. Transitional and supportive housing shall be considered a residential use and only 
subject to those restrictions that apply to other residential uses of the same type in the 
same zone. 

Section 6.  Section 25-13-10 of the Woodland Municipal Code is hereby amended to read as 
follows: 

SEC. 25-13-10 

Table 2 – Commercial Land Uses 

Uses  Zones 

A-1 O-S R-1 R-2 N-P R-M C-1 CBD ESD EOZ C-2 C-3 C-H 

Emergency Shelter      c   o     

 

 
 
 
 
 
 



4 
 

Section 7.  Section 2.5 (Land Use Table) of the East Street Corridor Specific Plan is hereby 
amended to read as follows: 

 
2.5 Land Use Table 

USES ZONES 

A B C D E F 

Emergency Shelter   x  x  

 

Section 8.  Article 32 is hereby added to the Woodland Municipal Code to read as follows: 
 
ARTICLE 32  EMERGENCY SHELTERS 
 
Sec. 25-32-10. – Purpose. 
Sec. 25-32-20. – Definitions. 
Sec. 25-32-30. – Location of emergency shelters. 
Sec. 25-32-40. – Standards. 
 
Sec. 25-32-10. – Purpose. 

This article establishes use and development regulations for emergency shelter facilities 
in accordance with state law and the city’s adopted housing element. In accordance with state 
law, local communities have a responsibility to provide adequate sites for emergency shelters 
that serve homeless individuals and families. The goal of emergency shelters is to address acute 
needs of individuals and families by providing basic residential facilities and may include 
programs that help residents find available social services. Consistent with the findings of the 
state legislature, the city recognizes the need for, and the benefit of, temporary housing and 
services for homeless persons and families. This article is intended to allow for the development 
of emergency shelter facilities in specific zoning districts, subject to development and 
operational standards that minimize potential adverse impacts on nearby properties and the 
community as a whole.  

 
Sec. 25-32-20. – Definitions. 

For the purposes of this article, the following words and phrases shall have the meaning 
respectively ascribed to them in this section. 

“Emergency shelter” means housing with minimal supportive services for homeless 
persons that is limited to occupancy of six months or less by a homeless person.  No individual 
or household may be denied emergency shelter because of an inability to pay. 
 

“Homeless person” means:  
i. People who are living in a place not meant for human habitation, in emergency 

shelter, in transitional housing, or are exiting an institution where they temporarily 
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resided if they were in shelter or a place not meant for human habitation before 
entering the institution.  

ii. People who are losing their primary nighttime residence, which may include a motel 
or hotel or a doubled up situation, within 14 days and lack resources or support 
networks to remain in housing.  

iii. Families with children or unaccompanied youth who are unstably housed and likely 
to continue in that state.  

iv. People who are fleeing or attempting to flee domestic violence, dating violence, 
sexual assault, stalking, or other dangerous or life-threatening situations related to 
violence; have no other residence; and lack the resources or support networks to 
obtain other permanent housing.  

 
Sec. 25-32-30. – Location of emergency shelters. 

Emergency shelters are permitted by right in Areas C and E of the East Street Corridor 
Specific Planning (ESCSP) area as a permitted use without a conditional use or other 
discretionary permit.  Emergency shelters are permitted with a conditional use permit in the 
Multiple Family (R-M) zone.  Emergency shelters shall not be located within three hundred 
(300) feet of an existing emergency shelter facility, measured from the closest point on each 
property line. 

 
Sec. 25-32-40. – Standards. 

Emergency shelters shall comply with the standards of this Section. 

A. Property Development Standards.  Emergency shelters shall conform to all property 
development standards of the zoning district in which it is located except as modified by 
these development standards. 
 

B. Maximum Number of Persons/Beds.   The maximum number of beds permitted shall be 
based on the carrying capacity of the property, up to a maximum of 40 pursuant to 
fire/building code capacity.  
 

C. Minimum Off-Street Parking Requirements.  Emergency shelters shall provide one 
parking space for each employee or volunteer on duty when the shelter is fully open to 
clients, plus one parking space for every family sheltered and .35 parking spaces for each 
non-family bed.  The Community Development Director may grant modifications to 
parking requirements per Section 25-23-30(I). 
 

D. Bicycle Parking.  The shelter shall provide bicycle parking per Section 25-23-30(B). 
 

E. Size and location of exterior and interior on-site waiting and client intake areas.  
Emergency shelters shall provide 10 square feet of interior waiting and client intake 
space per bed.  In addition, there shall be two offices or cubicles for shelters with fewer 
than 20 beds.  For every additional bed, there shall be an additional 0.1 office, rounded 
up.  At least 25 percent of the offices, rounded up, shall be private.  Waiting and intake 
areas may be used for other purposes as needed during operations of the shelter. 
 



6 
 

F. Provisions of on-site management and safety.  On-site management shall be present at 
all times that the emergency shelter is in operation.  Prior to the operation of the 
emergency shelter and annually thereafter, the shelter shall prepare and file a 
management plan with the Community Development Department that discusses 
operational rules and standards, including, but not limited to, standards governing client 
supervision, client services, food services, and maintenance of surrounding property.  The 
plan shall also include a floor plan that demonstrates compliance with the physical 
standards required by this article. 
 

G. Length of client stay.  Temporary shelter shall be available to residents for no more than 
six (6) months in any consecutive twelve (12) month period. 
 

H. Lighting. Adequate external lighting shall be provided for security purposes. The 
lighting shall be stationary, directed away from adjacent properties and public rights-of-
way, and of intensity compatible with the neighborhood. 
 

I. Required Common Facilities.  The shelter shall provide central cooking and dining 
room(s) and laundry facilities adequate for the maximum number of residents. 
 

J. Optional Common Facilities. The shelter may provide one or more of the following 
specific common facilities for the exclusive use of the residents and staff: 

a. Recreation room. 
b. Counseling center. 
c. Child care facilities. 
d. Other support services 

 
K. Nondiscretionary design review.  In addition to non-discretionary design standards 

required for other housing in the zone, emergency shelters shall meet the following 
requirements: 

a. Emergency shelters shall have a designated outdoor smoking area not visible from 
the street. 

b. Emergency shelters shall not provide outdoor public telephones or space for 
outdoor congregating in front of the building or visible from the street. 

c. Shelters shall provide a trash and recycle enclosure that is consistent with the 
City’s trash and recycle enclosure specifications.  

d. The design of the shelter shall comply with the City’s Community Design 
Standards. 

 
 
 

Section 9.  Effective Date and Notice.  This ordinance shall take effect thirty (30) days 
after its adoption and, within fifteen (15) days after its passage, shall be published at least once in 
a newspaper of general circulation published and circulated within the City of Woodland.  
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PASSED, AND ADOPTED by the City Council of Woodland this _________ day of 
___________, 2013, by the following vote: 

AYES: 
NOES 
ABSENT: 
ABSTAIN: 
 
 
 
_____________________________ 
Marlin H. Davies, Mayor 
 
 
 
ATTEST:       APPROVED AS TO FORM: 
 
 
_____________________________    ______________________________ 
Ana Gonzalez, City Clerk     Andrew J. Morris 

City Attorney 





 
 
 
 
 
 
 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: Second Reading of Ordinance No.  “An Ordinance of the City Council 
of the City of Woodland Amending Chapter 26 of the Woodland Municipal 
Code relating to the Spring Lake Plan Building Unit Allocation Program” 

DATE:  March 5, 2013 

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

 
 
Recommendation for Action 
 
Staff recommends that the City Council adopt, Ordinance No.   , “An Ordinance of the 
City Council of the City of Woodland Amending Chapter 26 of the Woodland Municipal Code 
relating to the Spring Lake Plan Building Unit Allocation Program.” 
 
Fiscal Impact 
 
There is no fiscal impact related to the adoption of this ordinance. 
 
Background 
 
This is the second reading of the ordinance to amend Chapter 26 of the Woodland Municipal code 
relating to the Spring Lake Plan Building Unit Allocation Program.  The first reading of the 
ordinance occurred during the February 19, 2013 City Council meeting.  The City Council voted to 
approve the Ordinance which is attached. 
 
Discussion 
 
The following sections of Chapter 26 of the Woodland Municipal Code – Spring Lake Specific Plan 
Building Unit Allocation Program have been modified or added new:  
 
26-2-25 is a new section allowing for additional first release BUAs to be created when Multi Family 
land that paid into CFD 2004-1 is rezoned to single family land. 
 
26-4-20 is amended to revise the BUA process to allow for an initial and final assignment of BUAs 
with final assignment contingent on payment of special taxes or the equivalent, BUAs that are not 
“finaled” will be held in reserve until needed for a project. 
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26-4-30 is amended to have the 3rd release of BUAs process to be a continuation of the 2nd release of 
BUAs process.  
 
26-7-5 is a new section that requires that a final map cannot be approved until a financial obligation 
is met. 
 
These changes will facilitate the continuation of development in Spring Lake by allowing smaller, 
incremental projects to move forward without a waiting for a large public bond sale, but instead 
using either cash payments or private placement bonds to finance infrastructure and reimbursements.  
Guidelines for these other funding mechanisms are being addressed separately but concurrently with 
the Administrative Guidelines for BUAs and Private Placement Bonds Council report. 
 
Conclusion 
 
Staff recommends that the City Council adopt, Ordinance No.   , “An Ordinance of the 
City Council of the City of Woodland Amending Chapter 26 of the Woodland Municipal Code 
relating to the Spring Lake Plan Building Unit Allocation Program.” 
 
 
 Prepared by: Bruce Pollard, PE, TE 
  Senior Civil Engineer 
 
 
 Reviewed by: Kim McKinney  
  Finance Officer 
 
  
 Reviewed by: Nicholas J. Ponticello 

 CDD Director 
 
 
 
  
Paul Navazio 
City Manager 
 
 
Attachments: Ordinance No.   
 
 



ORDINANCE NO. __________ 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY 
OF WOODLAND AMENDING CHAPTER 26 OF THE 

WOODLAND MUNICIPAL CODE RELATING TO  
SPRING LAKE BUILDING UNIT ALLOCATIONS 

 

WHEREAS, the City Council has previously adopted an ordinance establishing a 
program for the issuance of “building unit allocations” (“BUAs”) within the Spring Lake 
Specific Plan area; and 

WHEREAS, the existing BUA program was created based on several assumptions 
concerning the pace of development in the Spring Lake Specific Plan area which have turned out 
to be incorrect due to the general slowdown in the real estate market; and 

WHEREAS, City staff and Spring Lake developers have discussed how the BUA 
ordinance can be best be amended in order to reflect actual patterns of development in the Spring 
Lake Specific Plan area; and 

WHEREAS, the City Council finds that the BUA ordinance amendments set forth in this 
ordinance will address existing drawbacks of the BUA program and will encourage development 
in the Spring Lake Specific Plan area; 

The City Council of the City of Woodland, California, does hereby ordain as follows: 

Section 1. Recitals.  The above recitals are incorporated as though set forth in this 
section. 

Section 2. Section 26-2-25 is hereby added to the Woodland Municipal Code to read 
in full as set forth below: 

 Section 26-2-25.  Additional First Release BUAs for Rezoned Multi-Family Parcels. 

Notwithstanding any other provision of this chapter, and notwithstanding the 
BUA assignment procedure in Section 26-4-10 of this chapter, the city may 
release additional first release BUAs to parcels zoned for single family residential 
development that were initially zoned as multi-family residential, under the 
conditions set forth in this section.  The developer/parcel owner shall have been a 
participant in the first release funding of infrastructure.  Prior to rezoning to single 
family residential, the original multi-family parcel must have been subject to and 
paid the CFD 2004-1 special taxes.  The maximum amount of BUAs assigned 
shall equal the number of single family residential parcels created on the original 
multi-family parcel.   

Section 3. Section 26-4-20 of the Woodland Municipal Code is hereby amended to 
read as follows: 



 

 Sec. 26-4-20. Assignment procedure--Second release BUAs. 

The BUAs in the second release group shall be assigned using the following 
procedure: 

(1) The City will make an initial assignment of BUAs to projects with specific 
numbers of second release BUAs specified in the development agreement 
between the developer and the City. 

(2)  The City will initially assign the remainder of the Second Release BUAs 
using the assignment procedure specified in Section 26-4-10 for first release 
BUAs, subject to the rescission of the BUA assignment as provided in paragraph 
4 below. 

(3)  City will notify each parcel owner of the initial assignment of BUAs to the 
owner’s parcel(s) and the quantity of BUA’s assigned to the parcel(s). 

(4)  A parcel owner wishing to retain the assigned BUAs shall notify the City 
within 90 days of the City’s notification that: (i) the parcel has both a 
development agreement and tentative map, and (ii)  the parcel owner is paying the 
CFD 2004-1 special taxes upon the parcel(s), or the parcel or parcels have been 
annexed into CFD 2004-1, or that the parcel owner has prepaid the special tax 
obligations under CFD 2004-1 for the parcel(s).  If a parcel owner does not notify 
the City within 90 days, or if representations contained in the parcel owner’s 
notification are false or inaccurate, the City will rescind the initial assignment of 
the BUAs and redesignate the BUAs for that parcel or parcels as unassigned.  
Notwithstanding the foregoing, no rescission of BUAs shall be made with respect 
to any parcel that is the subject of a development agreement providing for a fixed 
number of second release BUAs, and the assignment of BUAs for any such parcel 
which has not yet met the criteria for receiving BUAs shall be considered 
suspended and those BUA’s shall be held in a separate reserve account (and shall 
not be eligible for assignment to other parcels) until the criteria for final 
assignment are met.  

(5)  The City will notify each parcel owner who has provided the City with the 
notification required by paragraph 4 and for which the City has not rescinded the 
assignment of BUAs of the final assignment of BUAs.  The “final assignment” of 
a given BUA shall make the parcel to which the BUA is assigned eligible to 
obtain a building permit (if all other building permit criteria are satisfied), and 
shall the BUA shall be considered “assigned” within the meaning of that term for 
purposes of the CFD 2004-1 tax formula.   

(6)   Following the initial assignment, if BUAs become available as a result of 
rescissions of initial BUA assignments by the City pursuant to paragraph 4, the 
City will notify all property owners that BUAs are available from the BUA 
Release.  Within 60 days of the notification from the City, parcel owners desiring 
to receive additional BUAs shall so notify the City within 60 days.  Parcel owners 



 

will be required to provide evidence that their parcel or parcels meet the 
requirements in paragraph 4 above. 

(7)  If a property owner requests additional BUAs and meets the requirements in 
paragraph 4, City will provide a final assignment of BUAs to the property owner.  
If more requests are received than BUAs are available, the City will distribute the 
BUAs based on the priority classes set forth in Article III of this chapter, and in 
proportion to each parcel’s remaining maximum density. 

(8)   If some second release BUAs remain unassigned, the City will notify 
property owners with remaining entitled lots that lack BUAs by January 15th of 
each year that there are BUAs available.  The City will use the process above to 
assign the BUAs to parcel owners requesting the additional BUAs. 

Section 4. Section 26-4-30 of the Woodland Municipal Code is hereby amended to 
read as follows: 

 Sec. 26-4-30. Assignment procedure--Third release BUAs. 

After all second release BUAs have been finally assigned to parcels, the City will 
repeat the process described above for the third release, first assigning third 
release BUAs to projects with specific numbers of third release BUAs specified in 
the development agreement between the developer and the City. 

Section 5. Section 26-7-5 is hereby added to the Woodland Municipal Code to read 
in full as set forth below: 

 Sec. 26-7-5. Payment of Financial Obligation. 

No final map depicting buildable parcels in a final configuration (i.e. not further 
subdividable) shall be approved until all financial obligations imposed in 
connection with the assignment of BUAs for the parcels included within the map 
have been met to the satisfaction of the City.  The financial obligation may be 
satisfied through the parcel’s participation in CFD 2004-1, participation in a 
different CFD formed by the City, or a cash payment equal to the amount of bond 
proceeds for construction that would have been yielded by the parcel’s 
participation in CFD 2004-1. 

 
Section 6. Severability

Section 7. 

.  If any provision or clause of this Ordinance or any 
application of it to any person, firm, organization, partnership or corporation is held invalid, such 
invalidity shall not affect other provisions of this Ordinance which can be given effect without 
the invalid provision or application.  To this end, the provisions of this Ordinance are declared to 
be severable. 

Effective Date and Notice. This Ordinance shall take effect thirty (30) 
days after its adoption and, within fifteen (15) days after its passage, shall be published at least 
once in a newspaper of general circulation published and circulated within the City of Woodland. 



 

PASSED AND ADOPTED by the City Council of the City of Woodland this 18th day of 
February, 2013, by the following vote: 

AYES: 
NOES: 
ABSENT: 
ABSTAIN: 
 

      _______________________________ 
      Marlin H. "Skip" Davies, Mayor 

ATTEST: 

_______________________________ 
Ana Gonzalez, City Clerk 

 

APPROVED AS TO FORM: 

_______________________________ 
Andrew Morris, City Attorney 
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REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: Approval of CalHome Grant Application for First Time Homebuyers 
Assistance and Owner-Occupied Rehabilitation 

DATE:  March 5, 2013 

 
 

 
 
 

TO:  THE HONORABLE MAYOR AND 
    CITY COUNCIL 
 
 

 
 
Recommendation for Action 
 
Staff recommends that the City Council take the following actions. 

 
1. Adopt a Resolution No. , approving the submittal of a $450,000 CalHome grant 

application to fund first time homebuyer assistance and residential owner-occupied 
rehabilitation; and   
 

2. Authorize the City Manager to execute any and all documents needed for the City to 
implement the project. 

 
 
Fiscal Impact 
 
The City will incur activity delivery costs for underwriting of the first time homebuyer loans and 
rehabilitation inspections/project management for the owner-occupied rehabilitations.  These are 
permitted costs under the CalHome program.    
 
 
Background 
 
The City has received a number of grants (CalHome, HOME, and BEGIN) and used other funding 
sources (CDBG and Redevelopment Agency housing funds) to provide loans to first time 
homebuyers.  Most recently, in 2011, the City was awarded a HOME grant to provide first time 
homebuyer assistance.  To date, the City has assisted five low-income buyers with loans through the 
HOME grant, HOME program income, or a combination of the two.  The City’s HOME grant will 
expire on July 31 of this year.  For residential owner-occupied rehabilitations, the City has relied 
primarily on the repayment of CDBG loans to fund a limited number of rehabilitations for low-
income households.  The last owner-occupied rehabilitation was completed in 2010.   
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Discussion 
 
City staff purposes to apply for $450,000 in CalHome grant funds split between first time 
homebuyer assistance ($300,000) and owner-occupied rehabilitation ($150,000).  The maximum 
first time homebuyer loan amount or owner-occupied rehabilitation is $60,000 which includes 
payment of the City’s activity delivery costs.  It is estimated that the $300,000 for first time 
homebuyer assistance will allow the City to fund five loans.  The $150,000 for owner-occupied 
rehabilition will allow the City to fund three to four loans.  Owner-occupied loans are typically less 
than first time homebuyer loans.  Potentially, the City may be able to supplement the grant funds for 
the first time homebuyer assistance with program income (repaid first time homebuyer loans).  
Currently, the City has approximately $45,000 available and staff estimates than an additional 
$30,000 may be available within a few months. 
 
 
Public Contact 
 
Posting of the City Council agenda. 
 
 
Conclusion 
 
Staff recommends that the City Council take the following actions. 

 
1. Adopt a Resolution No. , approving the submittal of a $450,000 CalHome grant 

application to fund first time homebuyer assistance and residential owner-occupied 
rehabilitation; and   
 

2. Authorize the City Manager to execute any and all documents needed for the City to 
implement the project. 

 
 

Prepared by: Dan Sokolow 
 Senior Planner 

  
Reviewed by: Nick Ponticello 
  CDD Director  

 
 
  
Paul Navazio 
City Manager 
 
Attachments: 
1. Resolution No.  
2. CalHome Notice of Funding Availability 



RESOLUTION _____ 
 

 
THE CITY COUNCIL OF THE CITY OF WOODLAND DOES HEREBY AUTHORIZE 
THE SUBMITTAL OF AN APPLICATION TO THE CALIFORNIA STATE 
DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT FOR FUNDING 
UNDER THE CALHOME PROGRAM; THE EXECUTION OF A STANDARD 
AGREEMENT IF SELECTED FOR SUCH FUNDING AND ANY AMENDMENTS 
THERETO; AND ANY RELATED DOCUMENTS NECESSARY TO PARTICIPATE IN 
THE CALHOME PROGRAM. 
 
WHEREAS: 
 

A. The City of Woodland, a political subdivision of the State of California, wishes to apply 
for and receive an allocation of funds through the CalHome Program; and 
 

B. The California Department of Housing and Community Development (hereinafter 
referred to as “HCD”) has issued a Notice of Funding Availability (“NOFA”) for the 
CalHome Program established by Chapter 84, Statutes of 2000 (SB 1656 Alarcon), and 
codified in Chapter 6 (commencing with Section 50650) of Part 2 of Division 31 of the 
Health and Safety Code (the “statute”).  Pursuant to the statute, HCD is authorized to 
approve funding allocations utilizing monies made available by the State Legislature to 
the CalHome Program, subject to the terms and conditions of the statute and the 
CalHome Program Regulations adopted by HCD in April 2004; and 
 

C. The City of Woodland wishes to submit an application to obtain from HCD an allocation 
of CalHome funds in the amount of $450,000.  

 
IT IS NOW THEREFORE RESOLVED THAT: 
 

1.   The City of Woodland shall submit to HCD an application to participate in the CalHome 
Program in response to the NOFA issued on January 22, 2013 which will request a 
funding allocation for the following activities in the City of Woodland: 
 

a. First Time Homebuyer Assistance, $300,000 in grant funding requested. 
b. Owner-Occupied Rehabilitation, $150,000 in grant funding requested. 

 
2.   If the application for funding is approved, the City of Woodland hereby agrees to use the 

CalHome funds for eligible activities in the manner presented in the application as 
approved by HCD and in accordance with program regulations cited above.  It also may 
execute any and all other instruments necessary or required by HCD for participation in 
the CalHome Program. 
 

3.    The City of Woodland authorizes the City Manager to execute in the name of the City of 
Woodland, the application, the Standard Agreement, and all other documents required by 
HCD for participation in the CalHome Program, and any amendments thereto. 



   
PASSED AND ADOPTED this 5th day of March, 2013, by the following vote: 
 
AYES: 
NOES: 
ABSENT: 
ABSTAIN: 

 
______________________________ 
Marlin H. Davies, Mayor 

 
ATTEST: 
 
 
______________________________ 
Ana B. Gonzalez, City Clerk 

 
 
APPROVED AS TO FORM: 
 
 
______________________________ 
Andrew Morris, City Attorney 

 
 

The undersigned      of the City of Woodland there before named does 
hereby attest and certify that the foregoing is a true and full copy of a resolution of the City 
Council of the City of Woodland adopted at a duly convened meeting on the date above-
mentioned, which has not been altered, amended or repealed. 
 
              

  Signature      Date 
 





 
 
 
 
 
 
 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: General Plan Land Use Map Consistency Update 

DATE:  March 5, 2013 

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

 
 
Recommendation for Action 
 
Staff recommends that the City Council  
 

1. Adopt Resolution No. ___ approving the General Plan Land Use Map Consistency Update. 
 
Fiscal Impact 
 
There is no fiscal impact associated with the adoption of this Resolution. 
 
 
Background 
 
The approved 1996 General Plan included a land use map that provided a depiction of various land 
use categories within the city in a black and white format.  This map was last comprehensively 
updated in May of 2005. Since that time there have been additional amendments and actions that 
have not been updated on the map exhibit including the passage of the Voter enacted Urban Limit 
Line in 2006.  
 
Since December of 2012, the City Council has taken actions to embark upon a General Plan update.  
It is essential to update the General Plan land use map in order to provide a baseline document for 
this effort.  To further this end, staff has prepared a modified map that depicts the land use categories 
in a colorized version to provide clarity in the visual identification of land uses. 
   
 
Discussion 
 
When approved in 1996, the black and white format of the General Plan Land Use Map allowed an 
ease of updating and the ability to copy at lower cost at a time when it was technologically more 
difficult and costly to copy in color.  However, a land use map in black and white does not allow a 



 
                            General Plan Land Use Map Consistency Update 
  

2 
SUBJECT: 

PAGE: 
ITEM: 

visually conceptual understanding of land use allocations.   As a result, staff has translated the black 
and white map version using standard accepted colors to depict land use citywide.  
 
The updated map also captures more recently approved land use changes including the Urban Limit 
Line, Woodland Gateway II, Gibson and Ogden, Farm Credit West, and to depict approved land use 
changes Spring Lake.   
 
The colorized map will also provide a more readily understandable visual land use exhibit that can 
be used as a baseline map as the city considers land use options as part of the General Plan Update.  
This map has been provided within the City’s GIS mapping system. Additional corresponding 
information layers can be shown, as example, the land use map with the 200-year flood zone 
overlay. 
 
The Planning Commission reviewed the proposed map amendments and recommended approval.  
 
Conclusion 
 
Staff recommends that the City Council  
 
 

1. Adopt Resolution No. ___ approving the General Plan Land Use Map Consistency Update.  
 
 
 Prepared by: Cynthia A. Norris 
  Principal Planner 
 
 
 Reviewed by: Nicholas J. Ponticello 
  CDD Director 
 
 
 
  
Paul Navazio 
City Manager 
 
Attachments: 
A. Resolution Approving the General Plan land Use Consistency Update with Updated Colorized 

Map as Exhibit1 
B. Current Black and White Land Use Map 
C. Land Use Map with 100 year and 200 year flood layers 



RESOLUTION NO. _________ 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF WOODLAND 

APPROVING THE GENERAL PLAN LAND USE MAP CONSISTNECY UPDATE 
 
WHEREAS, the City of Woodland ("City") is proposing to take action to approve an update and 
correction to the General Plan Land Use Map; and, 
 
WHEREAS, the City intends to provide a consistency update to depict amendments that have be 
approved but not updated on the map exhibit including the addition of the Voter enacted Urban Limit 
Line approved in 2006; and  
 
WHEREAS, the City has translated the previously approved General Plan Land Use map from a black 
and white map to a colorized version using standard accepted colors to depict land use citywide; and 
 
WHEREAS, the City Council has taken actions to embark upon a General Plan update.  It is essential to 
update the existing General Plan land use map in order to provide a baseline document for the upcoming 
General Plan 2035 update; and 
 
WHEREAS, The Planning Commission held a public hearing on October 18, 2012 concerning 
the Land Use Map update and recommended approval of the update to the City Council; and    
 
WHEREAS, the City of Woodland City Council at their meeting on March 5, 2013 reviewed the 
Planning Commission recommendation and took action on the Map Update; and 
 
WHEREAS, the City of Woodland City Council, now finds it proper authorize the General Plan 
Land Use Map consistency update and correction as provided in the attached  Exhibits; and 
 
NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Woodland 
ordains AS FOLLOWS:  
 

1. The foregoing recitals are hereby true and correct. 
 

2. The City of Woodland City Council finds that the actions as set forth in this Resolution 
are in the public interest and necessary to the public health, safety, and welfare. 

 
3. The City Council hereby approves a consistency update to the General Plan Land Use 

Map. 
 
 
PASSED AND ADOPTED by the City Council on March 5, 2013 by the following vote: 
 
 
AYES: 
 
NOES: 
 
ABSTAIN: 



 
 

 
ABSENT: 
 
             

Skip ‘Marlin’ Davies, Mayor 
 
 
 

ATTEST:       APPROVED AS TO FORM: 
 
              
Ana Gonzalez, City Clerk    Andrew Morris, City Attorney 
 
Dated:  
 
 
 
Exhibit "1" – Land Use Map Update 
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REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: Adopt Resolution to Approve Terms and Conditions for Woodland City Employee 
Association  

 
 

 
 
 

TO:  THE HONORABLE MAYOR      DATE: March 5, 2013 
AND CITY COUNCIL 
 

Recommendation for Action 
 
Staff recommends that the City Council Adopt Resolution No. ____ to implement a four year agreement (July 
1, 2012 to June 30, 2016) with the Woodland City Employees Association (WCEA) as described herein. 
 
 
Fiscal Impact 
 
The proposed agreement achieves ongoing budgetary savings by implementing cost-sharing of health benefit 
premiums and employee contributions to pension benefits.  The term of this agreement is four years and will 
expire on June 30, 2016.  By the end of the contract, the changes in this agreement will result in ongoing 
annual, all-funds savings of approximately $1.1 million. The WCEA staff is funded approximately 25% by 
the General Fund; the savings to the General Fund by the end of the contract is estimated at $275,000.  Over 
the term of the agreement, savings equal to approximately 9% of total compensation are expected to be 
realized for the 118 positions represented by this bargaining group.  
 
 
Background 
 
On July 10, 2012, the City engaged with Woodland City Employee Association (WCEA) to resume 
negotiations, as the prior agreement had expired on October 31, 2011. This was the second attempt on 
bargaining this agreement.  On October 4, 2012, the City declared the negotiations at impasse.  The City and 
WCEA held two sessions with a mediator which resulted in reaching tentative agreement on a contract 
settlement. However, this mediated tentative agreement was rejected by WCEA membership.   
 
The state-required process for resolving the impasse proceeded to the fact-finding phase.  A fact-finding panel 
was convened on January 22, 2013.  At the conclusion of the fact-finding hearing, and at the request of the 
Administrative Hearing Officer, both parties agreed to mediate resolution of the contract.  A subsequent 
mediation session was held on January 29, 2013, wherein representatives from both parties, again, agreed to a 
mediated tentative agreement.   
 
This tentative agreement was ratified by the WCEA members on February 15, 2013. 
 
 
 
 
 



 
 2  Adopt Resolution to Approve Terms and Conditions for Woodland City 

Employee Association SUBJECT: 
PAGE: 
ITEM: 

Discussion 
 
The City entered into negotiations seeking specific structural changes to how health and pension benefits are 
funded with the goal of reducing benefit costs and providing a degree of control over long-term costs.  In 
addition, following multiple years of budget reductions, savings from a reduction in personnel benefit costs 
were sought in order provide resources needed to restore selected services and positions lost in prior year 
budget reductions. 
 
Terms of the negotiated agreement are summarized as follows: 
 
 Year 1 Year 2 Year 3 Year 4 
 
Pension 
Contributions 

 
Employees pays 4% towards 
Employee Contribution 

 
Employees pays 
an additional 2%  

 
Employees pays 
an additional 2%  
 

 
Employees pay an 
additional 1%  

Medical 
Benefits 

The City pays up to 90% of 
the third highest CalPERS 
premium; future premium 
increases capped at 12% 
 
Elimination of employee 
“cash back” Reduction in 
medical opt-out payment 

The City pays up to 85% of the third 
highest CalPERS premium; future 
premium increases capped at 12% 

The City pays up to 
80% of the third 
highest CalPERS 
premium; future 
premium increases 
capped at 12% 

 
COLA 

 
0% 

 
0% 

 
2% 

(7/1/2014) 

 
1% (3/1/2015) 
1%  (1/1/2016) 

 
Other Changes include: 
 
Overtime Modifies existing language to provide that overtime shall be paid on hours in paid 

status (excluding sick leave). 
 

Retiree Medical 
Benefit 

For employees hired prior to July 1, 2006, the new agreement requires 10-years of 
consecutive service with the City of Woodland for eligibility to receive retiree 
medical benefits under CalPERS. (The previous agreement required 5-years of 
CalPERS service). 
 
Parties further agree to meet and confer to impasse and imposition on restructuring 
the retiree medical program. 

  
   
Conclusion 
 
This agreement a significant step in working with employee bargaining groups on restructuring personnel 
benefits to further the City’s goal long-term fiscal stability.   
 
Staff recommends that the City Council adopt the Resolution No ____ to implement a four year agreement 
(July 1, 2012 through June 30, 2016) with the Woodland City Employee Association.   
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 Prepared by: Sheila McShane 
  Human Resources Manager  
 
 Reviewed by: Kimberly McKinney 
  Finance Officer  
  
Paul Navazio 
City Manager 
 
Attachment:  Woodland City Employees Association Resolution 







































































 
 
 
 
 
 
 

 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: Long Range Calendar 

DATE:  March 5, 2013 

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

 
 
Recommendation for Action 
 
Staff recommends that the City Council receive the Long Range Calendar for informational purposes 
only. 
 
 
Background 
 
This calendar is being provided for planning purposes only and is intended to keep the Council 
apprised of upcoming agenda items and better plan for upcoming Council meetings. 
 
 
 Prepared by: Ana Gonzalez 
  City Clerk 
 
 Reviewed by: Paul Navazio 
  City Manager 
 
 
 
  
Paul Navazio 
City Manager 
 
Attachment 
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COUNCIL LONG RANGE CALENDAR 
Items subject to removal and/or rescheduling 

 
 
 
Tuesday, March 19, 2013 Reports due 3/5 Regular Meeting   
 
Presentations 
American Red Cross Proclamation 
 
 
Consent 
Water Meter Project Phase 3 Award Contract, CIP 12-09 
Award Construction Contract for the Water Meter Pavement Mntnc Project, CIP 12-10 
Accept Construction Contract for Parks Irrigation Rehabilitation Phase 3, CIP 10-01 
Approve Final map and Subdiv. Improvement Agreement for Map No. 5019 Meikle 4C & A 
Landscape RFP – PW 
Vehicle Funding – PW 
Conflict of Interest Code 
 
 
Public Hearing 
Parkview – Specific Plan Amendment, Tentative Map #5004 and DA 
 
 
Reports of the City Manager 
Authorization to Establish Retiree Medical Trust Fund – HR 
Report from Council Sub-Committee: California Voting Rights Act (District Elections)  
 
 
 
Tuesday, March 26, 2013 Reports due 3/5 Study Session   
 
Spring Budget Workshop (Tentative) 
 
 
 
Tuesday, April 2, 2013 Reports due 3/20 Regular Meeting   
 
Adopt an Intent to Vacate and Set Public Hearing for excess land on Oak Ave. and Sixth St. 
YMCA Fitness & Wellness Center Lease 
Hensel-Phelps Lease (United Way) 
 
 
Tuesday, April 16, 2013 Reports due 3/20 Regular Meeting   
 
Hold Public Hearing & Adopt Resolution Vacating Property 
CDD Quarterly Status Report 
Measure E Spending Plan 



2 
 

WOODLAND GENERAL PLAN UPDATE – UPCOMING EVENTS 
 
2013 
May 21 City Council #2 (submit draft Housing Element to HCD) 
Jun 11 Combined CC#3/PC #4 (direction for alternatives) 
Sep 17 City Council #4 (adopt Housing Element) (submit to HCD no later than 10/18) 
Oct 10 Combined CC#5/PC#6 (preferred land use plan; policy development) 
Oct 15 Combined CC#6/PC#7 (preferred land use plan; policy development) (if needed) 
 
 
2014 
Jun City Council #7 and 8 (hearings and adoption) 
 
 
 
 
 
 
FUTURE AGENDA ITEMS – DATE TO BE DETERMINED: 
Annual Housing Element Progress Report (Apr) 
Annual General Plan Progress Report (Apr) 
WDCWA Joint Intake Schedule - Consider and Approve Construction – (Apr) 
WDCWA DBO Procurement Schedule – Authorization to Proceed w/Proj Final Eng and Const – Aug/Sep 2013 
Purchase and Sale Agreement for Old Wastewater Treatment Plant – TBD 
Regional Parksite Analysis Status Report – TBD 
Weed Abatement Ordinance 
Verizon Cell Tower Communication License Agreement 
 
 
 
FUTURE STUDY SESSIONS (TBD): 
City Council Goals/Progress Report 
Street/Sidewalk Annual Status Report 
Climate Action Plan 
Update Economic Development Strategic Plan 
Redevelopment Bond Proceeds 
 
 



 
 
 
 
 
 
 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: Parkview, by ALC IV Woodland Spring Lake, LLC – Spring Lake 
Specific Plan Amendment, Tentative Subdivision Map #5004, and 
Development Agreement 

DATE:  March 5, 2013 

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

 
 
Recommendation for Action 
 
Staff recommends that the City Council take the following actions: 
 

1.  Conduct a public hearing; 
 

2. Adopt Resolution No. ____ certifying the CEQA EIR Addendum together with the 
previously Certified Turn of the Century EIR as the appropriate level of environmental 
review in accordance with the California Environmental Quality Act;  
 

3. Adopt Resolution No. _____ amending the Spring Lake Specific Plan land use designations 
(rezone), on 16.22 acres, from multi-family R-20 and School designations to a single family 
R-8 designation; 
 

4. Adopt Resolution No. ____  amending the Housing Element list of available sites; 
 

5. Adopt the proposed “Findings” for approval of the Tentative Subdivision map No. 5004 and 
“Conditions of Approval”, to be incorporated in the Development Agreement between the 
City of Woodland and the Developer. 
 

6. Waive the first reading and read by title only Ordinance No. ___, approving the Development 
Agreement between the City of Woodland and ALC IV Woodland Spring Lake, LLC.  
 

 
Fiscal Impact 
 
The City will incur a minor cost estimated at less than $400 to publish a copy of Ordinance No. ___ 
after City Council adoption.  If approved, the project would result in a net increase of Dwelling Unit 
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Equivalents (DUEs) of 25.5 units and $1,004,113 Spring Lake Infrastructure Financing fee 
equivalents, at $39,377 per single family unit (before application of fee credit). 
 
Background 
 
The entire SLSP area had been pre-zoned under Ordinance No. 1346 adopted July 2, 2002 by the 
City Council of the City of Woodland. The original subdivision of the two subject parcels was 
approved on August 19, 2003 as part of the Turn of the Century, TOC, 160 West Tentative Parcel 
Map #4649 in which  Lot N and Lot O were set aside for a 10 acre school site and a 6.25 acre multi-
family site. As part of prior actions, some of the development requirements have been satisfied, 
including affordable housing for the 6.25 acre R-20 site and the Agricultural and Hawk mitigations.  
Additionally, much of the key surrounding infrastructure has been constructed.  
 
The project application request is for approval of a Specific Plan Amendment, Tentative Subdivision 
Map #5004, Development Agreement as well as modification to the Housing element list of 
affordable sites.  The proposed project results in the elimination of a 10-acre elementary school site 
and the rezoning of an R-20 multi-family site to single family.  The application results in an increase 
in single-family R-8 acreage at a net density of 6.67 dwelling units per acre resulting in 108 single 
family lots.  
 
On January 19, 2012, the Planning Commission recommended approval of the proposed project by a 
vote of 7 to 0. 
 
At the meeting, area residents spoke with some in favor of the project and some to express their 
concern with regard to the loss of a neighborhood school site and the addition of new housing that 
would compete with existing home sales.   
 
On February 19, 2013 the City Council reviewed the proposed changes to Chapter 26 of the 
Woodland Municipal Code relating to the Spring Lake Building Unit Allocation program and the 
proposed Administrative Guidelines for Allocation and Distribution of BUA’s in Spring Lake; the 
Collection of SLIF Fees and the Processing and Refunding of Private Placement Bonds.  The action 
in the February 19, 2013 proposal allows the project to move forward. 
 
Discussion 
 
A discussion of the key issues related to the application is provided below: 
 
Specific Plan Amendment 
The applicant has proposed rezoning both the 6.25-acre, R-20 multi-family (16-20 dwelling 
units/acre) site and 10-acre school site to an R-8 single family (6-8 dwelling units per acre) 
designation.  The action to rezone the designated school site would result in the second school site 
within the Spring Lake Master Plan to be designated for development. These two sites have been 
released for development by the Woodland Joint Unified School District. One elementary site 
remains and is located south of East Heritage Parkway.  A possible future site south of Pioneer High 
School, north of Farmers Central Road exists, previously been designated as a middle school site.   
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The Woodland Joint Unified School District Governing Board determined, by vote, April 14, 2011, 
that the elementary school site is not necessary based upon a School Needs Report and has released 
the site for other development.  Staff and Planning Commission determined that even with 
elimination the school site, the neighborhood still complies with the overall intent of the Spring Lake 
Specific Plan (SLSP), in that the existing neighborhood park provides the required neighborhood 
focal point.  Staff and Planning Commission have deferred to the School District in the 
determination of the need for a school site. 
 
Housing Element List of Available Sites 
The proposed action to rezone the R-20 multi-family site will require modification to the list of 
potential affordable development sites in the Housing Element. This site qualified to be included in 
Housing Element due to its default density of R-20 (R-20 was default density required in the existing 
Housing Element approved in 2009). Down zoning this site will require designation of a suitable 
alternate affordable housing site.  The potential affordable units from the mapped R-20 site located 
in the Spring Lake Central Unit 1 have been identified as the replacement site. This site has recently 
become a viable alternative with construction of the extension of Parkland Avenue, south of Farmers 
Central Roadway.  The replacement site will be added to the list of approved/online units in Table 5 
of the Housing Element. 
 
Tentative Subdivision Map #5004 
The project applicant proposes to split the subject map into three phases. Overall, the development 
will provide 108 single-family, R-8 density lots which have lot widths ranging from 40 to 107 feet 
with an average lot width of 55 feet. This meets the minimum requirements of Table 2.4, Spring 
Lake Specific Plan Area Requirements, which requires a minimum lot size of 40 feet and an average 
of 45 feet.  Lot depths range from 72 to 145 feet with an average lot depth of 92 feet. The 
development has a minimum lot size of 3,758 square feet, maximum of 9,000 square feet and an 
average of 5,117 square feet.  The applicant has proposed to develop at the lower end of the density 
range allowed under the R-8 category which has a range of 6 to 8 dwelling units/acre.  The project 
will have an overall net density of 6.67 dwelling units/acre.   
 
Spring Lake Financing Plan 
In order to maintain the fiscal feasibility of the Spring Lake Specific Plan, it is required that the 
number of constructed units be as close as possible to the number of planned units. A December 
2008 amendment to the Spring Lake Infrastructure Fee (SLIF) plan increased the assumed 
constructed density requirement to 100 percent of planned density. This requirement effectively 
reduced the SLIF fees by calculating fees as being spread over a larger number of units. This change 
was made at the request of the development community and has been added to the assumptions in 
the Spring Lake Capital Improvement Plan (CIP). For projects that downzone and loose Dwelling 
Unit Equivalents (DUEs), the criteria on which fees are based, a “make-up” of fees would be 
required to achieve the 100 percent development requirement. In this situation, due to the school 
rezone and thereby an increase in residentially zoned land in plan area, this project will result in a 
net increase in Dwelling Unit Equivalents, by 25.5 DUEs, and no “make up” of fees would be 
required. 
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First Release Request 
Being designated a First Release property has significance, particularly with the advent of the “Pay 
as you go” financial system.  The First Release properties may use a larger proportion of the fee 
credit and may be reimbursed sooner. The former multi-family site was a first release multi-family 
property.  As such, in accordance with recent amendments to the Building Unit Allocation (BUA) 
Ordinance, it will remain first release and will receive an allocation of 41 First Release BUAs.  The 
rezoned school site will be allotted 67 additional BUA’s subject to the City’s Building Unit 
Allocation Ordinance, Chapter 26, as amended. 
 
Development Agreement 
The SLSP requires that each developer enter into a Development Agreement with the City. A 
Development Agreement was approved as part of the original TOC 160 West project on August 19, 
2003 by the City Council.  A revised agreement is included with this project review that will replace 
the original agreement for these two properties.    
 
CEQA Clearance 
 
An EIR Addendum has been prepared for this project.  It has been determined, in accordance with 
Section 15162 of the California Environmental Quality Act (CEQA), that there will be no substantial 
increase in the severity of previously identified impacts as a result of the proposed Specific Plan 
Amendment (Rezone).  As a result, no subsequent EIR or Negative Declaration is required for any 
residential project undertaken in conformity with an adopted Specific Plan for which an EIR has 
been certified. 
 
The SLSP requires that each development application include certain project-level and property 
specific technical analyses (traffic and infrastructure) to demonstrate consistency with the 
performance thresholds and requirements of the SLSP and SLSP Mitigation Monitoring Plan.  It was 
determined that environmental impacts would be similar or lessened with the proposed revisions. 
 
Public Contact 
 
A public notice was published in the Daily Democrat on or before February 23, 2013, mailed to 
property owners within a 300-foot radius, and the City Council agenda was posted. 
 
 
Conclusion 
 
Staff recommends that the City Council take the following actions: 
 

1.  Conduct a public hearing 
 

2. Adopt Resolution No. ____ certifying the CEQA EIR Addendum together with the 
previously Certified Turn of the Century EIR as the appropriate level of environmental 
review in accordance with the California Environmental Quality Act;  
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3. Adopt Resolution No. _____ amending the Spring Lake Specific Plan land use designations 
(rezone), on 16.22 acres, from multi-family R-20 and School designations to a single family 
R-8 designation; 
 

4. Adopt Resolution No. ____  amending the Housing Element list of available sites; 
 

5. Adopt the proposed “Findings” for approval of the Tentative Subdivision map No. 5004 and 
“Conditions of Approval”, to be incorporated in the Development Agreement between the 
City of Woodland and the Developer. 
 

6. Waive the first reading and read by title only Ordinance No. ___, approving the Development 
Agreement between the City of Woodland and ALC IV Woodland Spring Lake, LLC.  

 
 
 
 
 
 Prepared by: Cynthia A. Norris 
  Principal Planner 
 
 
 Reviewed by: Nick Ponticello 
  CDD Director 
 
 
 
  
Paul Navazio 
City Manager 
 
Attachments: 

A. Resolution approving the CEQA Addendum with Exhibit 
B. Resolution Amending the Spring Lake Specific Plan with Exhibits 
C. Resolution Amending Housing Element Sites List with Exhibits 
D. Ordinance for Development Agreement with Findings and Conditions 
E. January 19, 2012 Planning Commission Staff Report cover 

 





 



RESOLUTION NO. ______ 
RESOLUTION OF THE CITY COUNCIL OF THE CITY OF WOODLAND ADOPTING 

CEQA EIR ADDENDUM #9 TO THE TURN OF THE CENTURY EIR AND 
APPROVING SPRING LAKE AMENDMENT #7 TO THE SPRING LAKE SPECIFIC 
PLAN FOR THE PARKVIEW PROJECT TO REZONE A 10 ACRE SCHOOL SITE 

AND 6.22 ACRE R-20 MULTI-FAMILY SITE TO 16.22 ACRES OF R-8 SINGLE 
FAMILY 

 
WHEREAS, on August 12, 2000, the City Council adopted Resolution No. 4215 Certifying the 
Environmental Impact Report (EIR)(SCH#99022069) for the Spring Lake Specific Plan (SLSP); 
and 
 
WHEREAS, on December 18, 2001, the City Council adopted Resolution No. 4330 adopting 
EIR Addendum #1 to the Certified EIR and approved the Spring Lake Specific Plan; and 
 
WHEREAS, on November 19, 2002, the City Council adopted Resolution No. 4399 adopting 
EIR Addendum #2 to the Certified EIR and approved Amendment #1 to the Spring Lake 
Specific Plan; and 
 
WHEREAS, on December 17, 2002, the City Council adopted Resolution No. 4406 adopting 
EIR Addendum #3 to the Certified EIR and approved Amendment #2 to the Spring Lake 
Specific Plan; and 
 
WHEREAS, on April 15, 2003, the City Council adopted EIR Addendum #4 for the proposed 
Williamson Act Rescission Agreement for the Russell Property; and 
 
WHEREAS, on August 19, 2003, the City Council adopted Resolution No. 4467 adopting the 
Final Supplemental EIR to the Certified EIR and approved the Spring Lake Specific Plan Off-
Site Infrastructure Facilities. 
 
WHEREAS, on May 4, 2004, the City Council adopted Resolution No. 4537 adopting EIR 
Addendum #1 to the Supplement to the Turn of the Century Specific Plan EIR to address offsite 
infrastructure facilities: and 
 
WHEREAS, on October 19, 2004, the City Council held a noticed public hearing to consider the 
proposed EIR Addendum #5 and Spring Lake Specific Plan Amendment #3. 
 
WHEREAS, on February 27, 2007, the City Council held a noticed public hearing to consider 
the proposed EIR Addendum #6 and Spring Lake Specific Plan Amendment #4, for the purposes 
of amending the plan based on a request by Reynen and Bardis for the Spring Lake Central 
project. 
 
WHEREAS, on November 16, 2010, the City Council held a noticed public hearing to consider 
the proposed EIR Addendum #7 and Spring Lake Specific Plan Amendment # 5 for the purposes 
of amending the plan based on a request by the Gibson Ogden Investors, LLC to remove a bike 
overcrossing on Gibson Road and a bike path east of the High School. 
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2 
City Council March 5, 2013 

 
WHEREAS, on December 14, 2010, the City Council held a noticed public hearing to consider 
the proposed EIR Addendum # 8 and Spring Lake Specific Plan Amendment #6 for the purposes 
of amending the plan based on a request by Cal West Investors, LLC to modify land use 
designations and rezone a school site.  
 
NOW, THEREFORE, IT IS HEREBY RESOLVED, that the City Council of the City of 
Woodland hereby takes the following actions: 
 
1. Affirms that EIR Addendum #9 is hereby included in or attached to the Certified EIR as 
required by Section 15164 of the State CEQA Guidelines. 
 
2. Affirms that EIR Addendum #9 has been considered with the Certified EIR as required by 
Section 15164 of the State CEQA Guidelines. 
 
3. Affirms the Findings of Fact previously made in Resolution 4215 (August 15, 2000) and 4330 
(December 19, 2001). 
 
4. Adopts EIR Addendum #9 dated March 5, 2013, as attached 
 
PASSED AND ADOPTED by the City Council on March 5, 2013, by the following vote: 
 
AYES: 
 
NOES: 
 
ABSTAIN: 
 
ABSENT: 
 
             

Skip ‘Marlin” Davies, Mayor 
 
 
 

ATTEST:       APPROVED AS TO FORM: 
 
              
Ana Gonzalez, City Clerk    Andrew Morris, City Attorney 
 
 
Dated:  
 
Exhibit "1" - CEQA EIR Addendum 
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1 
Addendum to the Turn of the Century 
Specific Plan Environmental Impact 

Report for the Parkview project 
 
 
CEQA Requirements 
 
This document has been prepared as an Addendum to the SLSP, Turn of the Century EIR (SCH# 
99022039) in accordance with the CEQA Guidelines, Section 15164. CEQA Guidelines Section 
15164(a) states “The lead agency or a responsible agency shall prepare an addendum to a 
previously certified EIR if some changes or additions are necessary but none of the conditions 
described in Section 15162 calling for preparation of a subsequent EIR have occurred.” Pursuant 
to Section 15164(e) a brief explanation is provided herein documenting the City’s decision that 
preparation of a subsequent EIR is not required. 
 
The CEQA Guidelines Sections 15164(c) and (d) state that an addendum need not be circulated 
for public review, but can be included or attached to the Final EIR or adopted negative 
declaration and the decision-making body shall consider the addendum with the Final EIR or 
adopted negative declaration prior to making a decision on the project. 
 
Section 15164 was created in response to Public Resources Code Section 21166, which provides 
that no subsequent or supplemental EIR shall be required unless “substantial changes” in the 
project or the circumstances under which the project is being undertaken will necessitate, “major 
revisions” of the EIR, or “new information” which was not known and could have not been 
known at the time the EIR was certified, becomes available. 
 
The requirements of the CEQA Guidelines are described in more detail in the matrix below. 
Under the subject Parkview Specific Plan Amendment, use of an Addendum is not only justified, 
but required by Public Resources Code (Section 21166). 
 
This addendum demonstrates that the circumstances, impacts, and mitigation measures identified 
in the SLSP, Turn of the Century EIR remain substantively unchanged by the situation described 
herein, and supports the finding that the proposed modification does not raise any new issues and 
does not cause the level of impacts identified in the previous EIR to be exceeded. 
 
Background 
 
The City of Woodland is seeking to appropriately document the changes that have been proposed 
with the ALC IV Woodland and Spring Lake, LLC Specific Plan Amendment for the Parkview 
project as it relates to the Turn of the Century Specific Plan Environmental Impact Report.1

 
 

                                                 
1 The Turn of the Century Specific Plan was subsequently renamed the “Spring Lake Specific Plan.” Both terms are 
used in this Addendum. The terns “Turn of the Century EIR”, “Spring Lake Specific Plan EIR”, and “Spring Lake 
EIR” are also used interchangeably. 



 
 

The Spring Lake Specific Plan (SLSP), Turn of the Century EIR, has evaluated 1,097 acres of 
development located primarily south of Gibson Road, west of CR 102 and east of SR 113. 
Buildout of the SLSP will be comprised of approximately 4,037 dwelling units on 665 acres, 11 
acres of neighborhood commercial uses, over 280 acres of public and quasi-public land uses, 34 
acres of parkland, and over 100 acres of major streets and roads. 
 
The Spring Lake Specific Plan sets forth specific goals, policies and objectives for achieving, to 
the best extent possible, a balance between the market demand for residential growth and the 
need for corresponding commercial development, and the ability of the City of Woodland to 
absorb residential and commercial development over a fifteen year planning horizon. 
 
Project Description 
 
The Parkview Specific Plan Amendment proposes an amendment to the land uses identified in 
the SLSP. The applicant proposes to rezone approximately 16.22 acres. The proposed project 
results in the elimination of a 10-acre elementary school site and the rezoning of a multi-family 
site to single family.  The application includes an increase in R-8 acreage. 
 
A comparison based on existing and proposed land uses designations for units and Dwelling unit 
equivalents (DUE) are shown in Table 1.  This is based on the approximate density proposed by 
the applicant (6.66 du/ac), which is less than the possible maximum density (8 du/ac) that could 
be developed in an R-8 zone.  
 

Table 1 
Existing Specific Plan Proposed Specific Plan 

Land Use 
Existing 

Land Use  Land Use 
Proposed Land 

Use/Acreage 
Net Change 

Units 
Units Acres Units Acres Units Acres 

R-20  
Multi-Family 

Residential (15 du/ac) 
125  6.22 

R-8  
Single-Family 

Residential (6 - 8 
du/ac) 

41  -84  

SCHOOL 
Elementary School 0 10.0 

R-8  
Single-Family 

Residential (6 - 8 
du/ac) 

67 0 67 -10.0 

        
Total Units 125   108  -17 -.03 

Dwelling Unit 
Equivalent (DUE) 

0.66* 
82.5   108  25.5  

•  Multi-family has a Dwelling unit equivalent of 0.66 as compared to single family.  This DUE is used for 
purposes of SLIF calculations. 

 
The proposed rezone, (at an estimated 6.66 du/ac for the proposed project) results in a net 
decrease in the total number of units (-17), but for purposes of calculating Spring Lake 



 
 

Infrastructure Fees (SLIF), (which is based on DUE), the project results in a net increase in of 
25.5 DUE 
 
Multi Family vs Single Family in the Spring Lake Plan 
At the time the Spring Lake plan was developed, there was a requirement in the 1998 Housing 
Element for a Citywide ratio of 35% multi-family and 65% single family.   This requirement has 
since been removed from the last two housing element updates.  Instead a growth cap has been 
enacted that limits single family production to a maximum of 5000 single family units but places 
no limit on multi-family or infill development. 
 
In response to the original Housing Element policy, the Spring Lake Specific Plan land use 
categories were developed to achieve a unit mix of 29% multi-family and 71% single-family. 
 
The proposed project will be remove a multi-family designation and units and will add single 
family zoned land and units.   
 
Staff has provided a review assessing all units that have been built, approved and proposed in the 
plan to date.  The review shows that at this time, with the project amendment included, that there 
will be 2,963 single family units and 1,186 multi family units in the plan, with a resulting plan 
ratio of 71.4% single family to 28.6% multi-family.   
 
While this project is proposing to reduce the number of multi-family units, more units than 
expected were provided in the Terracina project (31 units) and in R-15 clusters (30 units) that 
were provided in the Heritage and KB home areas.  
 
Therefore the proposed rezoning will not result in a significant change to the single-family/multi-
family ratio indentified in the Spring Lake Specific Plan.  
 
Affordable production 
In April of 2005, an affordable housing agreement was entered into between the City and several 
development interests, (HTW West Ventures, a Deleware LLC; Turn of the Centrury, a 
Delaware LLC; Russell Ranch Development, Inc) agreed to dedicate a multi-family parcel of 
land for the purpose of construction of affordable housing.   This dedication satisfied all or a 
portion of the affordable obligation for four (4) multi-family parcels (TOC North, TOC South, 
Beeghly and Russell)  The TOC North property was dedicated and satisfied the entire affordable 
obligation for the TOC South parcel (subject parcel) and the 20% very low obligation for the 
Russell and Beeghly parcels.    The TOC North property was eventually developed by USA 
properties (Terracina).   The site was originally intended to be developed at the maximum 
allowed density of 125 units (The affordable obligation include transfers was 85 very low and 26 
low-income units).  However, when it was developed by USA properties, an additional density 
bonus was included, which resulted in a total of 156 units being built, or 31 additional units.  The 
site was developed as a 100% affordable project.  There are 85 very low and 71 low income units 
on the property.  
 



 
 

The R-20 multi-family site in question with this proposal transferred their entire affordable 
obligation to the offsite location.   The 20% very low (25 units) and 10% low (13) -income units 
were “relocated” to the dedication site.    
 
However, the 10 acre school site was not a part of the affordable dedication agreement.  
Therefore, if it is rezoned to a single family designation from a previous public / quasi-public 
designation it will then be obligated to provide the required 10% low income affordable units.    
 
Housing Element Consistency: The housing element is one of the seven State mandated 
elements of the City's General Plan. The proposed project does not affect the City's ability to 
meet its Regional Housing Needs Allocation (RHNA) for very low-income units as the City is 
able to identify a qualified replacement site in accordance with Housing Element Policy 2.21. 
 
 Housing Element Policy 2.21.   
The City shall provide flexibility on the identification of sites for accommodating its Regional 
Housing Needs Plan Allocation.  A rezone request of a site counted towards meeting the City’s 
RHNP Allocation shall include findings that justify the rezone and identify an adequate 
replacement site(s) that will provide the minimum number of units by income level for 
accommodating the City’s RHNP Allocation and is developable during the term of the Housing 
Element planning period.   
 
Staff feels that the proposed site rezoning and development at the R-8 density will provide for an 
attractive development that will provide additional housing options and will be compatible with 
the existing development in the area.  Further, there has been some concern with 
overconcentration of larger type multi-family affordable development projects in this immediate 
area.  The USA properties site has a total of 156 affordable units and the Sacramento Mutual 
Housing R-25 site was approved to allow 100 affordable units.    
 
Staff feels that there is adequate basis to make findings to allow the R-20 site in the Spring Lake 
Central Unit 1 project area to substitute as an identified replacement site that will meet the 
Housing Element affordability criteria as a default density site.   This replacement site has 
become more viable with the award of the construction contract on June 21, 2011 for the 
Pioneer/Parkland road improvements.  Further, this is a like for like replacement with regard to 
zoning and size:  the Parkview R-20 site is 6.25 acres at 125 units while the Spring Lake Central 
site is 7.61 acres at 125 units.  
  
Further, there is adequate basis to make findings to allow the R-20 site within the Spring Lake 
Central Unit 1 project site to be the replacement site for the affordable unit allocation due to the 
rezone.   The R-20 site in the Spring Lake Central project site (SLC),  at 7.61 acres, was 
approved for 125 units.  These units were not counted as possibly meeting an affordability factor 
in the Housing Element.  However, this project site is at the Housing Element Law’s minimum 
default density of 20 dwelling units per acre.  As a result, we can replace the possible yield of 
100 very low income units for the 6.25 acre site with the possible yield of 125 very low income 
units for the SLC 7.61 acre site.  Tables 4, 5 and 7 in the City’s Housing Element will be 
modified to reflect this determination. 
 



 
 

One note however, is that the City may find an increased burden in future housing element 
cycles to find adequate land that is zoned for multi-family.    
 



 
 

Determination 
 
In review of the Parkview Specific Plan Amendment and Rezoning, staff has concluded that the 
project does not represent a substantive change in the approval of the Turn of the Century 
Specific Plan project as analyzed under the SLSP, Turn of the Century EIR. Similarly, all 
impacts and standards of significance described in the SLSP, Turn of the Century EIR are 
applicable to the Parkview Specific Plan Amendment. Mitigation measures adopted with the 
SLSP, Turn of the Century EIR likewise apply. 
 
According to the SLSP, Turn of the Century EIR, implementation of the proposed project is 
anticipated to result in significant impacts in the areas of land use, agricultural resources, 
hydrology, biological resources, traffic and circulation, air quality, noise, visual resources, 
cultural resources, affordable housing, public health, public services, and community services. 
The EIR has concluded that project impacts can likely be fully mitigated except in the following 
areas: 
 

• Loss of farmland; 
• Cumulative loss of farmland; 
• Impacts to groundwater; 
• Loss of Swainson’s Hawk foraging habitat; 
• Cumulative impacts to wildlife habitat; 
• Project air quality emissions; 
• Increased ambient noise; 
• Cumulative traffic noise; 
• Project nuisance impact from black gnats; and; 
• Cumulative nuisance impacts from black gnats. 

 
None of the significant environmental impact identified above in the SLSP, Turn of the Century 
EIR are worsened due to the proposed land uses changes as part of the application. 
 
In order to access whether additional CEQA review is required for the Parkview Specific Plan 
Amendment, an analysis of CEQA Guidelines Section 15162 has been prepared. The matrix 
below provides verbatim wording from the CEQA Guidelines and a corresponding analysis of 
the applicability of each section to the proposed Parkview Specific Plan Amendment. 



 
 

 
Table XX 

Comparison of 15162 CEQA Requirements and Project 
CEQA Requirement (Section 15162) Relationship to Request 

(a) When an EIR has been certified or negative 
declaration adopted for a project, no 
subsequent EIR shall be prepared for that 
project unless the lead agency determines, on 
the basis of substantial evidence in the light 
of the whole record, one or more of the 
following: 

In conjunction with the approval of requested entitlements, Specific Plan Amendment and 
Rezone, the ALC IV Woodland-Spring Lake, LLC, Specific Plan Amendment includes a 
request for certification of an Addendum to SLSP, Turn of the Century EIR. Such certification 
includes adopting a “Finds of Fact” and substantiating compliance with CEQA. 
 
The current specific plan, in accordance with the SLSP, Turn of the Century EIR, evaluated 
125 multi-family residential dwelling units and an elementary school on the project site. 
Although, the project includes rezoning of an elementary school site for residential uses and 
would result in the development of 108 single family residential dwelling units, the reduction 
in total units and elimination of the elementary school would not result in substantial changes 
or new information requiring a subsequent EIR. The information below summarizes the 
substantial evidence in support of the City’s determination that the preparation of a 
Subsequent EIR is not required. 

(1) Substantial changes are proposed in the 
project which will require major 
revisions of the previous EIR or negative 
declaration due to the involvement of 
new significant environmental effects or 
a substantial increase in the severity of 
previously identified significant effects; 

The proposed land use changes to the SLSP, Turn of the Century EIR would include rezoning 
of residential densities and elimination of an elementary school within the Spring Lake 
Specific Plan (SLSP). On the specific project site, proposed changes would include rezone of 
ten acres of elementary school and 6.22 acres of multi-family residential area (R-20 du/ac). 
The area would instead be used for 16.22 acres of single-family residential (8 du/ac).  At 
maximum density this project could possibly include up to 130 units of single family.  The 
applicant has indicated a desire to develop at the lower end of the density range with 
approximately 108 single family units.  Even at the maximum density the project will have a 
similar number of total possible units to the previous approval, without the impacts of a school 
facility.  There will not be a significant increase in demand for public services and utilities, or 
increase traffic, noise, and air quality.   
 
Multi-Family vs. Single Family Ratio 
The Spring Lake Specific Plan identifies a single-family to multi-family ratio of 71% single 
family (R-3 through R-8) and 29% multi-family (R-15 through R-25) for the overall plan.  
This ratio was included in the initial plan analysis because the Housing Element at that time, 



 
 

required 35% multi-family housing in the City overall.  Since that time, the two following 
Housing Element updates have eliminated this requirement in lieu of policies that limit the 
City’s overall single family growth, through a growth Cap as well as policies that encourage 
higher density by encouraging infill development.  
 
The proposed project will be removing a multi-family designation and possible multi-family 
units and adding single family units.  However, based on a review of all units that have been 
built, approved and proposed in the plan show that at this time with the project amendment 
that there will be 2,963 single family units and 1,186 multi family units for a ratio of 71.4% 
single family to 28.6% multi-family.   
 
While this project is proposing to reduce the number of multi-family units, more units than 
expected were provided in the Terracina project and in the R-15 cluster units were provided in 
the Heritage and KB home areas.  
 
Therefore the proposed rezoning will not result in a significant change to the single-
family/multi-family ratio as highlighted in the plan.  
 
Plan Wide Density 
 
Plan policies describe a plan wide density of 6.1 du/net acres.   The result of prior changes and 
the contemplated project modifications for the Parkview project will result in a net density of 
6.1du/ac.  This amount is based on the addition of the 20 acres of school site that have been 
(10 acres at Cal West) and are proposed to be (10 acres at Parkview) rezoned to residential  
uses.  The net acres in the plan were originally estimated at 664.9.   The addition of 20 acres 
from the rezoned school sites provide for a total of 684.9 acres.   This results in a net density 
overall in the plan of 6.05 du/net acre.  (4,149 units/684.9 acres = 6.05 du/net ac). 
 
Schools 
 
The project includes elimination of a 10-acre elementary school site. This follows the 
elimination of the 10-acres school site north of Heritage Parkway.    In action minutes of the 
Woodland Joint Unified School District, dated April 28, 2011, it is stated that on April 14, 



 
 

2011, the Governing Board of the Woodland Joint Unified School District voted to release the 
subject Spring Lake school site. The Governing Board decision was based on a Schools Needs 
Report prepared by School Site Solutions, Inc. on November 23, 2009. The Schools Needs 
Report determined that the existing student yield rates in the Spring Lake Specific Plan area 
were less than the projections made for the SLSP in 2001. The report concluded that the SLSP 
area would generate the need for two elementary schools sites, one of which can possibly be 
combined with the middle school site located at the south east corner of Farmers Central and 
Pioneer. 
 
Sewer, Drainage, and Water Supply 
 
A memorandum analyzing the increase to sewer, drainage, and water supply for the project 
was prepared by Cunningham Engineering on April 27, 2011.  
 
Sewer 
 
The Spring Lake Specific Plan ISR includes a 10” pipe along the south boundary of the site in 
Heritage Parkway and a 21” pipe along the west boundary of the site in Miekle Avenue.  Short 
segments of 8” sewer pipe have been installed in Mack Way at the east and west ends of the 
site’s frontage.   Under the current land use configuration the wastewater demand calculations 
are split into 2 zones, both of which outfall into the 21” pipe in Miekle Avenue.  The north 
parcel has a negligible increase in the design peak flow while the south parcel has a decrease 
in the design peak flow.  Therefore, the proposed land use changes would result in an overall 
reduction in the design peak flow for the project. The proposed project would not require 
upsizing of any sewer pipes or sewer treatment facilities beyond those anticipated in the 
SLSP, Turn of the Century EIR. 
 
Drainage 
 
Storm drain infrastructure adjacent to the site as identified int eh Spring Lake Specific Plan 
ISR consists of a 42”, 48” and a 54” pipe along the west property boundary of the site in 
Miekle Avenue ad 2 parallel 66” pipes along the southern boundary in Heritage Parkway.  In 
Mack Way a 24” pipe extends from Miekle Avenue approximately 100 feet east and a 30” 



 
 

pipe extends from the Village 3 subdivision approximately 70 feet west.  No substantial 
changes are anticipated to the existing drainage sheds or conveyance routing for either the 
north or south parcels.  The proposed land use change results in a net decrease in the area 
weighted runoff coefficient, this correlates to a net decrease in storm water runoff.   Therefore, 
the project would not require the development of additional drainage infrastructure beyond 
those anticipated in the SLSP, Turn of the Century EIR. 
 
Water Supply 
 
The water infrastructure adjacent to the site as identified in the Spring Lake Specific Plan ISR 
consists of a 12” pipe along the south boundary of the site in East Heritage Parkway and a 12” 
pipe along the west boundary of the site in Miekle Avenue.  An 8” pipe is located in Mack 
Way.   Due to a reduction in the required fire flow demand for the north parcel, the proposed 
land use change results in a reduced maximum day plus fire flow demand.  The maximum day 
plus fire flow demand equation is based on Section 7.04 of the City of Woodland Engineering 
Standards, 2010 edition.  
 
Based on the analyses prepared, the proposed changes in land use from school/R-20 to R-8 
decrease anticipated wastewater, storm drainage, and water demands.  The modification will 
not place any additional demands on the installed and/or planned Spring Lake Backbone 
Infrastructure.  
 
Traffic 
 
The project site is surrounded by completed road improvements on Miekle Avenue and Mack 
Way.  The only new roads to be installed will be internal to the project.  A trip generation 
assessment was prepared by KD Anderson on May 18, 2011 to assess the proposed land use 
changes from School/R-20 to a total R-8 zoning with an anticipated 108 single family housing 
units.   Trip generation is determined by identifying the type and size of use to calculate the 
total number of trip ends.  The trip generation for the project was computed using the Trip 
Generation 8th Edition, 2008, published by the Institute of Transportation Engineers.    
 
As part of the assessment and comparison two scenarios were proposed for the school size, 



 
 

one at 450 students and one at 850 students.  The 450 student scenario would be expected to 
generate 1,412 daily trips with 266 a.m. and 145 p.m. peak trips.  The 850 student scenario 
would be expected to generate 1,928 daily trips with 446 a.m. and 205 p.m. peak trips.  Under 
the R-8 zoning the site is expected to generate 1,034 daily trips with 81 a.m.  and 109 p,m. 
peak hour trips.  The R-8 zoning is expected to decrease the daily traffic between 27% and 
46%, depending on the school’s student population.   The am peak hour traffic could decrease 
by to to 82% without the school site while in the p.m. peak hour the traffic generated by the 
proposed rezone is expected to decrease the traffic generated by up to 47%.   The modification 
will result in a decrease in the expected traffic and will not result in any new requirements for 
traffic mitigation.  
 
Air Quality 
 
As stated above, the proposed project land uses would result in a reduction in vehicle trips. 
Therefore, impacts related to air quality would be similar to those anticipated in the SLSP, 
Turn of the Century EIR. In addition, the School District has determined that adequate school 
sites exist within the SLSP area to support the residential development.  
 
Housing Element Consistency  
The housing element is one of the seven State mandated elements of the City's General Plan. 
The proposed project does not affect the City's ability to meet its Regional Housing Needs 
Allocation (RHNA) for very low-income units as the City is able to identify a qualified 
replacement site in accordance with Housing Element Policy 2.21. 
 
 Housing Element Policy 2.21.   
The City shall provide flexibility on the identification of sites for accommodating its Regional 
Housing Needs Plan Allocation.  A rezone request of a site counted towards meeting the 
City’s RHNP Allocation shall include findings that justify the rezone and identify an adequate 
replacement site(s) that will provide the minimum number of units by income level for 
accommodating the City’s RHNP Allocation and is developable during the term of the 
Housing Element planning period.   
 
Staff feels that there is adequate basis to make findings to allow the R-20 site in the Spring 



 
 

Lake Central Unit 1 project area to substitute as an identified replacement site that will meet 
the Housing Element criteria.   This replacement site has become more viable with the award 
of the construction contract on June 21, 2011 for the Pioneer/Parkland road improvements.  
Further, this is a like for like replacement with regard to zoning and size:  the Parkview R-20 
site is 6.25 acres at 100 units while the Spring Lake Central site is 7.61 acres at 125 units.  
  
One note however, is that the City may find an increased burden in future housing element 
cycles to find adequate land that is zoned for multi-family.    
 
Conclusion 
 
Because the proposed land uses are similar to those studied in the SLSP, Turn of the Century 
EIR, the changes proposed are not substantial and would not require major revisions. 
Furthermore, the proposed changes would not create new or significant environmental effects 
which have not already been analyzed.   

(2) Substantial changes occur with respect to 
the circumstances under which the 
project is undertaken which will require 
major revisions of the previous EIR or 
negative declaration due to the 
involvement of new significant 
environmental effects or a substantial 
increase in the severity of previously 
identified significant effects; or  

Because the proposed land uses are similar to the existing plan, the circumstance under which 
the project is undertaken has not changed substantially, and would not require major revisions 
to the SLSP, Turn of the Century EIR. Furthermore, as described above, the proposed changes 
would not create new or significant environmental effects beyond those anticipated in the 
SLSP, Turn of the Century EIR. 

(3) New information of substantial 
importance, which was not known and 
could not have been known with the 
exercise of reasonable diligence at the 
time of the previous EIR was certified as 
complete or the negative declaration was 
adopted, shows any of the following: 

All previously identified impacts in the SLSP, Turn of the Century EIR would occur with 
implementation of the Parkview project. The SLSP, Turn of the Century EIR requires that 
each development application include project-level and property-specific technical analysis to 
demonstrate consistency with the performance thresholds in the Spring Lake Specific Plan and 
Spring Lake Specific Plan Mitigation and Monitoring Plan.  The following studies have been 
submitted with the CEQA Addendum: 
 

• Memorandum Land Use Modifications – Infrastructure Capacity, Cunningham 
Engineering. April 26, 2011.  



 
 

• Woodland Joint Unified School District, Action minutes from April 14, 2011. 
• Trip Generation Memorandum, KD Anderson & Associates Inc. May 18, 2011 

 
In addition, at the time of submittal for a tentative map application, additional site specific 
studies will be prepared. 

(A) The project will have one or more 
significant effects not discussed in 
the previous EIR or negative 
declaration; 

See response under (1) above. New significant effects would not occur. 

(B) Significant effects previously 
examined will be substantially more 
severe than shown in the previous 
EIR; 

See response under (1) above. Significant effects will not be more severe than identified in the 
SLSP, Turn of the Century EIR. 

(C) Mitigation measures or alternatives 
previously found not to be feasible 
would in fact be feasible and would 
substantially reduce one or more 
significant effects of the project, but 
the project proponents decline to 
adopt the mitigation measure or 
alternative; or 

The status of mitigation measures in the SLSP, Turn of the Century EIR would not change as 
a result of the proposed land uses changes. 

(D) Mitigation measures or alternatives 
which are considerably different 
from those analyzed in the previous 
EIR would substantially reduce one 
or more significant effects on the 
environment, but the project 
proponents decline to adopt the 
mitigation measure or alternative. 

Mitigation measures analyzed in the SLSP, Turn of the Century EIR would remain 
unchanged, and would substantially reduce significant effects on the environment.  New 
mitigation that would substantially reduce impacts more than the SLSP, Turn of the Century 
EIR are not available, because the proposed changes are not substantial. 

(b) If changes to a project or its circumstances 
occur or new information becomes available 
after adoption of a negative declaration, the 
lead agency shall prepare a subsequent EIR if 

The City of Woodland, as the lead agency, determined the project would not result in 
substantial changes or circumstances after adoption of the Turn of the Century Specific Plan 
EIR that would require the preparation of a subsequent EIR. As a result, the City of 
Woodland, as the lead agency, has determined that an Addendum to the SLSP, Turn of the 



 
 

required under subdivision (a).  Otherwise, 
the lead agency shall determine whether to 
prepare a subsequent negative declaration, 
and addendum, or no further documentation. 

Century EIR is the appropriate documentation prepared for the project. 

(c) Once a project has been approved, the lead 
agency’s role in project approval is 
completed, unless further discretionary 
approval on that project is required.  
Information appearing after an approval does 
not require reopening of that approval.  If 
after the project is approved, any of the 
conditions described in subdivision (a) 
occurs, a subsequent EIR or negative 
declaration shall only be prepared by the 
public agency which grants the next 
discretionary approval for the project, if any.  
In this situation no other responsible agency 
shall grant an approval for the project until 
the subsequent EIR has been certified or 
subsequent negative declaration adopted. 

The Spring Lake Specific Plan was approved December 18, 2001.  None of the conditions as 
described in subdivision (a) have occurred.  As such, a new EIR would not be required. 

(d) A subsequent EIR or subsequent negative 
declaration shall be given the same notice 
and public review as required under Section 
15087 or Section 15072.  A subsequent EIR 
or negative declaration shall state where the 
previous document is available and can be 
reviewed. 

A subsequent EIR or Negative Declaration is not required and therefore, an additional public 
review period pursuant to CEQA Guidelines sections 15087 and 15072 would not be 
necessary. 





 



RESOLUTION NO. _________ 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF WOODLAND 

AMENDING THE SPRING LAKE SPECIFIC PLAN LAND USE DESIGNATIONS FOR 
THE PARKVIEW SPRING LAKE PROJECT by ALC IV WOODLAND SPRING LAKE, 
LLC, TO REZONE A 10 ACRE SCHOOL SITE AND 6.22 ACRE R-20 MULTI-FAMILY 

SITE TO R-8 SINGLE FAMILY 
 
WHEREAS, the City of Woodland ("City") is proposing to take action to amend the Spring 
Lake Specific Plan Land Use Designations for the Parkview Spring Lake Project; and, 
 
WHEREAS, the City is proposing to take action to adopt an amendment to the Spring Lake 
Specific Plan, consisting of the re-designation of the land use category in the Specific Plan for 
properties identified as the Spring Lake Cal-West Investors Project as described in more detail in 
Exhibit "1" (the "Amendment"); and 
 
WHEREAS, the City of Woodland Planning Commission held a duly noticed public hearing on 
January 19, 2012, to receive public testimony concerning the Amendment; and 
 
WHEREAS, the City of Woodland City Council held a duly noticed public hearing on March 5, 
2013 to receive public testimony concerning the Amendment, consider the Planning 
Commission's recommendations, and take action on the Amendment; and 
 
WHEREAS, the City of Woodland City Council, based on oral testimony and documentary 
evidence submitted during the public hearing, and amending the conditions of approval, now 
finds it proper to amend the Spring Lake Specific Plan as described in Exhibit "1"; and 
 
WHEREAS, the City of Woodland has taken action to approve all entitlements necessary for 
implementation of the Amendment for the Spring Lake Parkview Project. 
 
NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Woodland 
ordains AS FOLLOWS:  
 
1. The foregoing recitals are hereby true and correct. 
 
2. The City of Woodland City Council finds that the actions as set forth in this Resolution are in 
the public interest and necessary to the public health, safety, and welfare. 
 
3. The City Council hereby certifies that its members have reviewed and considered the 
information in the CEQA EIR Addendum and find the document to be adequate, complete and in 
full compliance with the California Environmental Quality Act (CEQA) as set forth in the CEQA 
Guidelines. 
 
4. 'The City Council hereby amends the Spring Lake Specific Plan for the Spring Lake Parkview 
Project as described in Exhibit "1," provided that this Amendment shall take effect only upon 
execution by the City and the owner of the Property of an amendment to the development 
agreement governing the Property. No final map shall be recorded or approved for the Property 
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in conformance with the Amendment until the Amendment has taken effect pursuant to this 
paragraph. 
 
PASSED AND ADOPTED by the City Council on March 5, 2013 by the following vote: 
 
AYES: 
 
NOES: 
 
ABSTAIN: 
 
ABSENT: 
 
             

Skip ‘Marlin’ Davies, Mayor 
 
 
 

ATTEST:       APPROVED AS TO FORM: 
 
 
              
Ana Gonzalez, City Clerk    Andrew Morris, City Attorney 
 
 
Dated:  
 
 
 
Exhibit "1" - Spring Lake Specific Plan Amendment Exhibit 
 







 



RESOLUTION NO. _________ 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF WOODLAND 

AMENDING THE HOUSING ELEMENT SUMMARY OF VACANT AND 
REDEVELOPABLE LAND INVENTORY AND RESIDENTIAL HOLDING CAPACITY  
A REZONE REQUEST AND IDENTIFICATION OF A REPLACEMENT SITE FOR A 

6.25 ACRE R-20 MULTI-FAMILY SITE IN THE SPRING LAKE SPECIFIC PLAN. 
 
WHEREAS, the City of Woodland ("City") is proposing to take action to amend the Spring 
Lake Specific Plan Land Use Designations for the Parkview Spring Lake Project to rezone an 
identified 6.25 acres R-20 multi-family site to an R-8 single family density; and, 
 
WHEREAS, the City is proposing to allow a substitute site to be identified as capable of 
meeting development capacity in meeting the City’s Regional Housing Need Allocation 
(RHNA); and 
 
WHEREAS, the City is proposing to allow a substitute site to be identified as capable of 
meeting development capacity in meeting the City’s Regional Housing Need Allocation 
(RHNA); and 
 
WHEREAS, the City’s Housing Element provided for flexibility in allowing sites to be rezoned 
as long as findings to justify the rezone are provided and an adequate replacement site is 
identified that will meet the minimum number of units by income level for accommodating the 
City’s RHNA and is developable during the term of the Housing Element Period; and 
 
WHEREAS, the existing 6.25 acre R-20 site is proposed to be rezoned as an R-8 single family 
product and developed along with a previously designated school site to create a logical and 
consistent development which is surrounded by existing single family and duplex homes and a 
park; and 
 
WHEREAS, the City has identified a replacement site that is of similar zoning and development 
quality to provide the minimum units by income level for accommodating the City’s RHNA, in 
that the site is also zoned multi-family, R-20, is 7.61 acres in size and has a larger development 
potential of 125 units based on a proposed layout approved on February 27, 2007; and 
 
WHEREAS, the identified replacement site is now considered to be developable within the term 
of the existing Housing Element as the City has constructed street improvements on Parkland 
Avenue that provide access to the site; and 
 
WHEREAS, The R-20 site in the Spring Lake Central project site (SLC), at 7.61 acres, was 
approved for 125 units.  These units were not counted as possibly meeting an affordability factor 
in the Housing Element.  However, this project site is at the Housing Element Law’s minimum 
default density of 20 dwelling units per acre.  As a result, we can replace the possible yield of 
100 very low income units for the 6.25 acre site with the possible yield of 125 very low income 
units for the SLC 7.61 acre site.  This site has been added to Table 5 as Approved/On-line units; 
and    
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WHEREAS, the City of Woodland City Council held a duly noticed public hearing on March 5, 
2013 to receive public testimony concerning the Amendment, consider the Planning 
Commission's recommendations, and take action on the Amendment; and 
 
WHEREAS, the City of Woodland City Council, based on oral testimony and documentary 
evidence submitted during the public hearing, and amending the conditions of approval, now 
finds it proper to amend the Housing Element as provided in the attached  Exhibits; and 
 
WHEREAS, the City of Woodland has taken action to approve all entitlements necessary for 
implementation of the Amendment for the Spring Lake Parkview Project. 
 
NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Woodland 
ordains AS FOLLOWS:  
 
1. The foregoing recitals are hereby true and correct. 
 
2. The City of Woodland City Council finds that the actions as set forth in this Resolution are in 
the public interest and necessary to the public health, safety, and welfare. 
 
3. The City Council hereby certifies that its members have reviewed and considered the 
information in the CEQA EIR Addendum and find the document to be adequate, complete and in 
full compliance with the California Environmental Quality Act (CEQA) as set forth in the CEQA 
Guidelines. 
 
4. 'The City Council hereby amends the Housing Element Inventory of Vacant and Potentially 
Developable Sites as shown in Table II.4; Table II.6 and Appendix A – Parcel Inventory, Table 
A-1. 
 
 
PASSED AND ADOPTED by the City Council on March 5, 2013 by the following vote: 
 
 
AYES: 
 
NOES: 
 
ABSTAIN: 
 
ABSENT: 
 
             

Skip ‘Marlin’ Davies, Mayor 
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ATTEST:       APPROVED AS TO FORM: 
 
              
Ana Gonzalez, City Clerk    Andrew Morris, City Attorney 
 
Dated:  
 
 
Exhibit "1" – Policy Document Table 4- Summary of Vacant and Redevelopable Land 
Inventory 
Exhibit “2” – Policy Document Table 5 – Approved/On line Units as of July 2008 
Exhibit “3” – Policy Document Table 7 - Holding Capacity Analysis 2006-2013 
Exhibit “4” – Background Table II.4 – Summary of Vacant and Redevelopable Land 
Exhibit “5” – Background Table II.6 – Summary of Spring Lake Holding Capacity 
Exhibit “6” – Appendix A, Table 1A – Parcel Inventory 
 



 



TABLE 4  
SUMMARY OF VACANT AND REDEVELOPABLE LAND INVENTORY 

BY GENERAL PLAN DESIGNATION 
REVISED MARCH5, 2013 

GP DESIGNATION  L.U. ZONE  MAXIMUM 
DENSITY 
(UNITS/ 
ACRE) 

VACANT 
ACREAGE 

REDEVELOPABLE 
ACREAGE 

TOTAL 
ACREA

GE 

RESIDENTIAL 
HOLDING 
CAPACITY 

(UNITS) 

CENTRAL 
COMMERCIAL 

CC CBD 12 N/A 0.18 0.18 2 

EAST STREET 
CORRIDOR SPECIFIC 

PLAN ESCSP 

ESD ESD 25  2.72 18.33 21.05 421 

GENERAL 
COMMERCIAL 

GC C-2 N/A 1.91 9.1 11.01 N/A 

HIGH DENSITY 
RESIDENTIAL 

HDR R-M 25 7.59 1.82 9.41 188 

MEDIUM DENSITY 
RESIDENTIAL 

MDR R-2 16 2.17 N/A 2.17 28 

MEDIUM-LOW 
DENSITY RESIDENTIAL 

MLDR R-1 12 0.68 0.59 1.27 12 

NEIGHBORHOOD 
COMMERCIAL 

NC C-1 N/A 0.46 N/A 0.46 N/A 

NEIGHBORHOOD 
PRESERVATION 

NP N-P 8 0.33 0.59 0.92 6 

SERVICE COMMERCIAL SC C-3 N/A 0.46 N/A 0.46 N/A 

SPRING LAKE SPECIFIC 
PLAN  

SLSP R-25 25 5.14 N/A 5.14 103 

        

TOTAL  - -  -  21.64 30.43 52.07 760 

  Notes: 1) Vacant/redevelopable parcels in all residential and commercial land use designations are included in this inventory.  
             2) Numbers for the Residential Holding Capacity have been rounded. 
               3) Residential units are allowed within the C-1, C-2 and C-3 Zones with a conditional use permit. Since there are certain criteria and 

restrictions that must be met to obtain a use permit, the projected unit count was not included with this survey. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



TABLE 5 
APPROVED/ON-LINE UNITS AS OF JULY 2008 

  Extremely Low 
Income 

Very 
Low 

Low Moderate 
and 
Above  

Combined 
Extremely, Very 
Low, Low, 
Moderate, and 
Above Moderate 

Notes 

Southeast Area Specific Plan (1) 
 Gibson/Ogden 0 0 9 81 90 Approved  
 Hanson Ranch 0 0 0 24 24 Construction completed for 12 units, 

12 units unconstructed.  
Spring Lake Specific Plan (6) 
 Arbors (Centex Homes: 

AKA-Beeghly Ranch) 
0 0 19 63 82 Design Review pending. 

 Reynen & Bardis 0 43 + 
125 

68 427 663 Tentative Subdivision Map approved. 
Final Map pending.  

 DR Horton (AKA-Solara 
Ranch) 

0 0 10 84 94 Site Plan and Design Review 
approved.   

 Rochdale Grange 
(Neighborhood Partners) 

0 See 
Note 

0 See Note See Note Site Plan and Design Review 
approved.  (Units – 43 very low and 1 
above moderate – included in Reynen 
& Bardis entry.)  

 Parkside 0 0 17 145 162 Site grading in progress.  
 Heidrick Ranch Phase I 0 0 6 33 39 Construction completed for 10 units  
Downtown Specific Plan (3) 
 Capitol Hotel/Saloon 0 0 0 5 5 Under Construction (residential and 

commercial uses).  
 City Center Lofts 0 0 17 153 170 Planning Commission approved 

project at its June 19, 2008 meeting. 
Other 
 Maxwell School 0 0 0 8 8 Tentative maps approved. Final Map 

pending.  
 3 College Street 0 0 0 2 2 Conditional Use Permit approved. 

Design Review approval pending.  
 Castro Apartments 0 0 0 5 5 Approved by Zoning Administrator. 

Building plans also approved. Property 
is being marketed.  

 Hutchinson Valley Lane  0 0 2 20 22 Construction completed for 10 units, 
12 units unconstructed.  

 Arjmand Duplexes 0 0 0 4 4 Building permits pending.  
 Country Oaks 0 0 4 34 38 Approved Tentative Subdivision Map 

and Conditional Use Permit. Final 
Map pending.  

 Ordonez  0 0 0 1 1 Tentative Map approval. Final Map 
pending.  

 Tovar Mixed Use (417 
West)* 

0 0 0 2 2 Tentative Map approved. Two-year 
Map Extension of time approved.  

 Tovar Mixed Use (304 
Main)* 

0 2 1 7 10 Site Plan and Design Review 
approved. Applicant to file CUP or 
meet new downtown parking 
standards. 

 Fair Plaza East (35 West 
Clover Street) 

0 14 53 1 68 Senior complex to be rehabilitated. 

 Casa Del Sol 0 94 39 23 156 Mobile home park proceeding with 
rehabilitation project financing.  
Construction on Phase I of the project 
began in June 2008. 

 Total 0 278 245 1,122 1,645  

Source: City of Woodland Community Development, 2008 



TABLE 7 
WOODLAND RESIDENTIAL HOLDING CAPACITY ANALYSIS 2006-2013       

REVISED MARCH 5, 2013 
 Very Low Low Moderate  Combined 

Very Low, 
Low, and 
Moderate 

Above 
Moderate  

Total 

Total RHNP Allocation (2006-
2013) (see Table I.25) 

425 266 238 929 942 1,871 

Units Built/Under Construction: 
July 2007- March 2008  

85 71 0 156 44 200 

Approved/On-Line Units (see 
Table II.5) 

278 245 23 421 1,224 1,475 

Holding Capacity - Vacant and 
Redevelopable Land (see Table 
II.4) (1) 

- - - - - 760 

 
Remaining Need (2) -62 +33 -215 -369 +173 +564 (3) 
(1)  Vacant/redevelopable parcels in all residential and commercial land use designations are included in this inventory.  Of the commercial 

designations, only the CC designation permits residential development. 
(2)  The deficit of 62 units for the very low income category can be addressed with the R-25 (5.14 acres in size) site located in the Spring Lake 

Specific Plan Area (Table 4 of Policy Document and Appendix A of Background Report). 
(3)  The net surplus of 564 units is calculated as follows: 760 – 62 (deficit of very low income units) + 33 (surplus of low income units) – 215 

(deficit of moderate income units) + 173 (surplus of above moderate income units).   
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 



TABLE II.4    
SUMMARY OF VACANT AND REDEVELOPABLE LAND INVENTORY 

BY GENERAL PLAN DESIGNATION 

REVISED MARCH 5, 2013 
 

GP DESIGNATION  LU (2) ZONE (2)  MAXIMUM 
DENSITY 
(UNITS/ 
ACRE) 

VACANT 
ACREAGE 

REDEVELOPABLE 
ACREAGE 

TOTAL 
ACREAGE 

RESIDENTIAL 
HOLDING 
CAPACITY 
(UNITS) (1) 

CENTRAL 
COMMERCIAL 

CC CBD 12 0.18 N/A 0.18 2 

EAST STREET 
CORRIDOR SPECIFIC 

PLAN (ESCSP) 

ESD ESD 25  2.72 18.33 21.05 421 

GENERAL 
COMMERCIAL 

GC C-2 N/A 1.91 9.1 11.01 N/A 

HIGH DENSITY 
RESIDENTIAL 

HDR RM 25 7.59 1.82 9.41 188 

MEDIUM DENSITY 
RESIDENTIAL 

MDR R-2 16 2.17 N/A 2.17 28 

MEDIUM-LOW 
DENSITY 

RESIDENTIAL 

MLDR R-1 12 0.68 0.59 1.27 12 

NEIGHBORHOOD 
COMMERCIAL 

NC C-1 N/A 0.46 N/A 0.46 N/A 

NEIGHBORHOOD 
PRESERVATION 

NP N-P 8 0.33 0.59 0.92 6 

SERVICE 
COMMERCIAL 

SC C-3 N/A 0.46 N/A 0.46 N/A 

SPRING LAKE 
SPECIFIC PLAN 

(SLSP) 

SLSP R-25 25 5.14 N/A 5.14 103 

        

TOTAL  - -  -  21.64 30.43 52.07 760 

Note:   1) Vacant/redevelopable parcels in all residential and commercial land use designations are included in this inventory.  
2)  Numbers for the Residential Holding Capacity have been rounded.  The residential yield was calculated at 80% of maximum 
density.  Based on typically constructed densities, a residential yield of 80% is a conservative approach. 
3)  Residential units are allowed within the C-1, C-2 and C-3 Zones with a conditional use permit. Since there are certain criteria and 
restrictions that must be met to obtain a use permit, the projected unit count was not included with this survey. 

 
 
 
 
 
 
 



TABLE II.6 
SPRING LAKE SPECIFIC PLAN 

SUMMARY OF RESIDENTIAL HOLDING CAPACITY BY ZONE 
REVISED MARCH 5, 2013 

 
Zone Maximum Density 

(Units/ Acre) 
Acreage Residential Holding Capacity 

(Units) 
Single Family - 592.3 2,971 
R-3 3.0 127.0 381 
R-4 4.0 73.0 292 
R-5 5.0 315.9 1,579 
R-8 8.0 92.65 719 
    
Multifamily - 60.5 971 
R-15 15.0 32.7 491 
R-20 20.0 16.55 355 
R-25 25.0 5.0 125 
    
Total - 652.8 3,942 

             Source: City of Woodland Spring Lake Specific Plan. 
 
 
 
 
 
 
  



Appendix A: Parcel Inventory 
TABLE A.1 

PARCEL INVENTORY 
REVISED ____2012 

# ADDRESS Parcel # Acreage GP Zoning Status Realistic Capacity* Notes 

Zone R-1 
1 1022 WEST ST 006-281-30-1 0.27 MLDR R-1 Redevelopable 2   

2 1006 COTTONWOOD ST 065-175-21-1 0.16 MLDR R-1 Redevelopable 2   

3 506 CHAPMAN CIR 065-211-22-1 0.16 MLDR R-1 Redevelopable 2 Duplex 

4 11 AMHERST PL 039-361-05-1 0.33 MLDR R-1 Vacant 3   

5 883 W SOUTHWOOD DR 065-370-06-1 0.35 MLDR R-1 Vacant 3   

Zone R-2 
6 ELLIOT ST 005-540-29-1 0.43 MDR R-2 Vacant 6   

7 318 BEAMER ST 005-604-06-1 0.52 MDR R-2 Vacant 7   

8 COLLEGE ST 005-615-17-1 0.21 MDR R-2 Vacant 3   

9 
270 PALM AVE/808 
KENTUCKY 005-692-59-1 0.27 MDR R-2 Vacant 3   

10 268 PALM AVE 005-692-61-1 0.22 MDR R-2 Vacant 3   

11 225 FREEMAN ST 005-715-07-1 0.26 MDR R-2 Vacant 3   

12 316 WOODLAND AVE 005-716-09-1 0.13 MDR R-2 Vacant 2   

13 204 N COLLEGE ST 005-716-10-1 0.13 MDR R-2 Vacant 2   

Zone RM 
14 609 COMMUNITY LN 065-300-04-1 0.89 HDR R-M Redevelopable 18   

15 622 CALIFORNIA ST 065-300-24-1 0.23 HDR R-M Redevelopable 5   

16 626 CALIFORNIA ST 065-300-25-1 0.48 HDR R-M Redevelopable 10   

17 509 CALIFORNIA ST 065-290-39-1 0.22 HDR R-M Redevelopable 5   

18 ELIZABETH WAY 065-221-05-1 0.26 HDR R-M Vacant 6   

19 ELIZABETH WAY 065-221-06-1 0.14 HDR R-M Vacant 3   

20 ELIZABETH WAY 065-221-07-1 0.14 HDR R-M Vacant 3   

21 ELIZABETH WAY 065-221-08-1 0.14 HDR R-M Vacant 3   

22 ELIZABETH WAY 065-221-09-1 0.14 HDR R-M Vacant 3   

23 ELIZABETH WAY 065-221-10-1 0.14 HDR R-M Vacant 3   

24 ELIZABETH WAY 065-221-11-1 0.27 HDR R-M Vacant 6   

25 CALIFORNIA ST 065-221-12-1 0.2 HDR R-M Vacant 4   

26 CALIFORNIA ST 065-221-13-1 0.26 HDR R-M Vacant 6   

27 531 COMMUNITY LN 065-290-07-1 0.44 HDR R-M Vacant 9   

28 MATMOR RD 066-030-33-1 1.09 HDR R-M Vacant 22   

29 136 WOODLAND AV 005-720-08-1 4.37 MDR R-M Vacant 87 
Vacant Part 
of Parcel 

SLSP (Zone R-20) 
         

SLSP (Zone R-25) 
31 FARMERS CENTRAL AV 042-533-01-1 5.14 SLSP R-25 Vacant 103 In SLSP 



Zone C-1 
32 335 FREEMAN ST 005-705-07-1 0.46 NC C-1 Vacant n/a   

Zone C-2 

33 
384-392 W MAIN ST & CR 
99 064-170-06-1 4.29 GC C-2 Redevelopable n/a   

34 276 CR 98 064-170-48-1 4.81 GC C-2 Redevelopable n/a   

35 420 GRAND AVE & 419 1/2 006-024-01-1 0.21 GC C-2 Vacant n/a   

36 W LINCOLN AVE 065-250-57-1 1.2 GC C-2 Vacant n/a   

37 CALIFORNIA ST 065-280-23-1 0.48 GC C-2 Vacant n/a   

38 CALIFORNIA ST 065-290-27-1 0.02 GC C-2 Vacant n/a   

Zone C-3 
39 327 N WALNUT ST 005-703-04-1 0.46 SC C-3 Vacant n/a   

CBD 
40 514-518 MAIN ST 006-561-06-1 0.18 CC CBD Redevelopable 2 In RDA 

N-P 
41 149 5TH ST 005-162-45-1 0.25 NP N-P Redevelopable 2   

42 528 WALNUT ST 006-582-07-1 0.34 NP N-P Redevelopable 2   

43 170 1ST ST 005-632-14-1 0.14 NP N-P Vacant 1   

44 167 1ST ST 005-633-12-1 0.19 NP N-P Vacant 2   

ESD 
45 119-123 EAST ST 063-060-01-1 1.4 ESCSP ESD Redevelopable 28   

46  LEMEN AV 063-060-05-1 4.35 ESCSP ESD Redevelopable 87   

47 25 EAST ST 063-090-31-1 0.97 ESCSP ESD Redevelopable 19   

48 301 EAST ST 063-071-04-1 0.14 ESCSP ESD Redevelopable 3   

49 303 EAST ST 063-071-05-1 0.14 ESCSP ESD Redevelopable 3   

50 308 A ST 063-071-06-1 0.14 ESCSP ESD Redevelopable 3   

51 306 A ST 063-071-07-1 0.14 ESCSP ESD Redevelopable 3   

52 306 B ST 063-071-09-1 0.14 ESCSP ESD Redevelopable 3   

53 308 B ST 063-071-10-1 0.14 ESCSP ESD Redevelopable 3   

54 309 B ST 063-071-11-1 0.14 ESCSP ESD Redevelopable 3   

55 307 B ST 063-071-12-1 0.14 ESCSP ESD Redevelopable 3   

56 306 C ST 063-071-13-1 0.14 ESCSP ESD Redevelopable 3   

57 308 C ST 063-071-14-1 0.14 ESCSP ESD Redevelopable 3   

58 301 C ST 063-072-01-1 0.1 ESCSP ESD Redevelopable 2   

59 309 C ST 063-072-04-1 0.14 ESCSP ESD Redevelopable 3   

60 311 C ST 063-072-12-1 0.14 ESCSP ESD Redevelopable 3   

61 318 D ST 063-072-06-1 0.07 ESCSP ESD Redevelopable 2   

62 310 D ST 063-072-08-1 0.59 ESCSP ESD Redevelopable 12   

63 305 C ST 063-072-12-1 0.15 ESCSP ESD Redevelopable 3   

64 313 C ST 063-072-13-1 0.14 ESCSP ESD Redevelopable 3   

65 309 D ST 063-073-01-1 0.33 ESCSP ESD Redevelopable 6   

66 311 D ST 063-073-02-1 0.21 ESCSP ESD Redevelopable 4   

67 313 D ST 063-073-03-1 0.21 ESCSP ESD Redevelopable 4   



68 316 1/2 D ST 063-073-04-1 0.1 ESCSP ESD Redevelopable 2   

69 316 D ST 063-073-05-1 0.1 ESCSP ESD Redevelopable 2   

70 318 D ST/1243 ARMFIELD 063-074-01-1 0.13 ESCSP ESD Redevelopable 2   

71 1246 ARMFIELD AVE 063-074-02-1 0.11 ESCSP ESD Redevelopable 2   

72 1247-49 ARMFIELD AVE 063-074-03-1 0.24 ESCSP ESD Redevelopable 5 
Remodel in 
Progress 

73 1233 ARMFIELD AVE 063-075-01-1 0.26 ESCSP ESD Redevelopable 6   

74 1237 ARMFIELD AVE 063-075-02-1 0.13 ESCSP ESD Redevelopable 2   

75 
1240 ARMFIELD AV/1239 
1/2 063-075-03-1 0.13 ESCSP ESD Redevelopable 2   

76 1242 ARMFIELD AVE 063-075-04-1 0.13 ESCSP ESD Redevelopable 2   

77 1223-29 ARMFIELD AVE 063-076-01-1 0.53 ESCSP ESD Redevelopable 10   

78 313 C ST 063-076-02-1 0.13 ESCSP ESD Redevelopable 2   

79 1211 ARMFIELD AVE 063-077-01-1 0.26 ESCSP ESD Redevelopable 6   

80 1213 ARMFIELD AVE 063-077-02-1 0.13 ESCSP ESD Redevelopable 2   

81 1215 ARMFIELD AVE 063-077-03-1 0.13 ESCSP ESD Redevelopable 2   

82 1219 ARMFIELD AVE 063-077-04-1 0.13 ESCSP ESD Redevelopable 2   

83 316 EAST ST 063-078-01-1 0.13 ESCSP ESD Redevelopable 2   

84 1208 ARMFIELD AVE 063-078-02-1 0.4 ESCSP ESD Redevelopable 8   

85 311 A ST 063-078-03-1 0.13 ESCSP ESD Redevelopable 2   

86 535 JOHNSTON ST 066-021-04-1 2.14 ESCSP ESD Redevelopable 43   

87 1225 EAST OAK ST 066-021-27-1 1.17 ESCSP ESD Redevelopable 23   

88 1237 EAST OAK ST 066-021-28-1 1.52 ESCSP ESD Redevelopable 30   

89 145 EAST ST 063-060-10-1 1.5 ESCSP ESD Vacant 30   

90 145 EAST ST 063-060-12-1 0.94 ESCSP ESD Vacant 19   

91 613 EAST ST 066-021-25-1 0.28 ESCSP ESD Vacant 6   

TOTAL ACREAGE 52.07       764 TOTAL UNITS 
Note:  A residential yield of 80% was used for the properties on Appendix A (Parcel Inventory).  Based on typically constructed densities, a 

residential yield of 80% is a conservative approach. 
 





 



ORDINANCE NO. _________ 
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF WOODLAND, 

CALIFORNIA, APPROVING A DEVELOPMENT AGREEMENT BETWEEN THE 
CITY OF WOODLAND AND ALC IV WOODLAND SPRING LAKE, LLC FOR THE 

PARKVIEW IN SPRING LAKE DEVELOPMENT. 
 
WHEREAS, pursuant to Government Code Section 65864 et seq., the City of Woodland 
(“City”) is authorized to enter into development agreements providing for the development of 
land under the terms and conditions set forth herein; and, 
 
WHEREAS, the City has found that development agreements will strengthen the public 
planning process, encourage private participation in comprehensive planning by providing a 
greater degree of certainty in that process, reduce the economic costs of development, allow for 
the orderly planning of public improvements and services, allocate costs to achieve maximum 
utilization of public and private resources in the development process, and ensure that 
appropriate measures to enhance and protect the environment are achieved; and 
 
WHEREAS, ALC IV Woodland Spring Lake, LLC (“Developer”) propose to develop certain 
real property located in the City of Woodland (“Property”), more particularly described in 
Exhibit “A” attached hereto and incorporated herein by reference, for residential use (“Project”); 
and 
 
WHEREAS,  Developer’s interest in the Property constitutes a legal or equitable interest in real 
pproperty pursuant to Government Code Section 65865 ; and 
 
WHEREAS,  Developer proposes the Project to achieve the goals of the City’s General Plan 
(“General Plan”) and the Spring Lake Specific Plan (“SLSP), as further described and 
conditioned in the development agreement attached hereto as Exhibit “   “ and incorporated 
herein by reference; and 
 
WHEREAS, the City desires timely, efficient, orderly and proper development of the Project in 
furtherance of the goals of the General Plan and SLSP; and 
 
WHEREAS, the City Council has found that the Development Agreement is consistent with the 
City’s General Plan and the SLSP; and 
 
WHEREAS, because of the logistics, magnitude of the expenditure and considerable lead time 
prerequisite to planning and developing the Project, the Developer requires assurances that the 
Project can proceed without disruption caused by a change in the City’s planning policies and 
requirements, except as provided in the Development Agreement, which assurances will thereby 
reduce the actual or perceived risk of planning for and proceeding with development of the 
Project; and 
 
WHEREAS, City has determined that by entering into the Development Agreement City will (i) 
promote orderly growth and quality development on the Property in accordance with the goals 
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and policies set forth in the General Plan and the SLSP and (ii) benefit from increased housing 
opportunities created by the Project for residents of the City; and 
 
WHEREAS, it is the intent of the City and Developer to establish certain conditions and 
requirements related to review and development of the Project that are or will be the subject of 
subsequent development applications for the Project; and  
 
WHEREAS, the City and Developer have reached mutual agreement and desire to voluntarily 
enter into the Development Agreement to facilitate development of the Project, subject to 
conditions and requirements set forth herein; and  
 
WHEREAS, the City of Woodland City Council held a duly noticed public hearing on March 5 
2013 to receive public testimony concerning the Amendment, consider the Planning 
Commission's recommendations, and take action on the Amendment; and 
 
WHEREAS, on March 5, 2013 the City Council conducted a public hearing pursuant to 
Government Code section 65867, not less than ten (10) days notice of which was provided in 
accordance with Government Code sections 65090 and 65091, at which hearing all persons 
wishing to testify in connection with the Development Agreement were heard and at which time 
the Development Agreement was comprehensively reviewed; and  
 
WHEREAS, March 5, 2013 the City Council introduced this Ordinance through a first reading 
of this Ordinance; and  
 
WHEREAS; pursuant to the California Environmental Quality Act (CEQA) Public Resources 
Code section 21000 et seq. on March 5, 2013, the City Council certified an EIR addendum to the 
EIR previously certified for the Spring Lake Specific Plan, for the Project and Development 
Agreements; and 
 
WHEREAS, the terms and conditions of he Development Agreements have undergone review 
by the City at publicly noticed hearings and have been found to be fair, just and reasonable and 
consistent with the General Plan and the SLSP.  Further, City finds that (i) the economic interests 
of the City’s citizens and the public health, safety, and welfare will be best served by entering 
into the Development Agreement; (ii) the Development Agreement are consistent with the 
General Plan and SLSP; (iii) the Development Agreements are in conformity with the public 
convenience, general welfare and good land use practice; (iv) the Development Agreement will 
not be detrimental to the public health, safety and general welfare; and (v) the Development 
Agreement will not adversely affect the orderly development or the preservation of property 
values for the Property or any other property. 
 
THE CITY COUNCIL OF THE CITY OF WOODLAND DOES ORDAIN AS FOLLOWS:  
 
Section 1. Pursuant to California Government Code Sections 65865 et seq., the City Council 
hereby approves the Development Agreement attached hereto as Exhibit “A” 
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Section 2.  Based on the entire record before the City Council and all written and oral evidence 
presented to the City Council, the City Council finds this Ordinance promotes the public health, 
safety and welfare of the community because the Development Agreement will permit land uses 
that best reflect the community needs, including the need for affordable housing and will allow 
for the most logical and efficient development of the real property governed by the Development 
Agreement in the City. 
 
Section 3.  The City Council hereby incorporates by reference the recitals set forth herein and 
adopts those recitals as its own as though fully set forth in this Ordinance.  Pursuant to 
Government Code section 65867.5 (b) and based on the entire record before the City Council, 
including all written and oral evidence presented to the City Council, the City Council hereby 
finds that the Development Agreement will result in the development of the Property at the 
intensity and density allowed under the General Plan and SLSP and with the restrictions and 
standards set forth in the City’s Municipal Code and the Development Agreements.   
 
Section 4.  The City Council hereby expressly determines that all of the procedures of CEQA 
have been met with respect to the Agreement because, on March 5, 2013, the City Council 
certified an EIR Addendum to the EIR previously certified for the Spring Lake Specific Plan, for 
the Project Development Agreement.  
 
Section 5.  The City Clerk shall cause to be recorded with the Yolo County Recorder a copy of 
the executed Development Agreement within ten (10) days following execution thereof. 
 
Section 6.  This Ordinance shall take effect thirty (30) days after its adoption and, within fifteen 
(15) days after its passage, shall be published at least once in a newspaper of general circulation 
published and circulated within the City of Woodland. 
 
 
PASSED AND ADOPTED by the City Council on March 5, 2013 by the following vote: 
 
AYES: 
 
NOES: 
 
ABSTAIN: 
 
ABSENT: 
 
             

Skip ‘Marlin’ Davies 
Mayor 
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ATTEST:       APPROVED AS TO FORM: 
 
              
Ana Gonzalez, City Clerk    Andrew Morris, City Attorney 
 
Dated:  
 
 
Exhibit "A” – Development Agreement 
 



 
82093.0018A\3562869.4  

Recorded at request of:    ) 
  City Clerk     ) 
  City of Woodland    ) 
      ) 
When recorded return to:   ) 
 City of Woodland    ) 
 300 First Street    ) 
 Woodland, CA 95695    ) 
 Attention:  City Clerk    ) 
      ) 
______________________________________________________________________________ 

Exempt from filing fees pursuant to Government Code §6103 
 
 

DEVELOPMENT AGREEMENT NO. [_____] 
 
 
 

A DEVELOPMENT AGREEMENT BETWEEN 
 

CITY OF WOODLAND 
 

and 
 

ALC IV WOODLAND-SPRING LAKE, LLC 
2.11.13 Draft 
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DEVELOPMENT AGREEMENT NO. [_____] 
 
This Development Agreement (hereinafter “Agreement”) is entered into as of this 5th day of 

March, 2013 by and between the City of Woodland, California (“CITY”), and ALC IV Woodland-
Spring Lake, LLC, a California limited liability company (“OWNER”): 
 

RECITALS 
 

WHEREAS, CITY is authorized to enter into binding development agreements with persons 
having legal or equitable interests in real property for the development of such property, pursuant to 
Section 65864, et seq. of the Government Code; and 

 
 WHEREAS, CITY has approved the Spring Lake Specific Plan (“Plan”) which encompasses 
OWNER’s property, more fully described on Exhibit “A” and shown on Exhibit “B” to this 
Agreement (“Property”), and which requires owners of property within the Plan area to enter into 
development agreements as a precondition of development; and 
 
 WHEREAS, the then owner of the Property, Turn of the Century, LLC, and CITY entered 
into a development agreement approved by the Woodland City Council on August 19, 2003 (“TOC 
160 Development Agreement”); and 
 
 WHEREAS, OWNER and CITY wish to enter into a project specific development agreement 
pursuant to the Plan, which shall replace the TOC 160 Development Agreement as it pertains to the 
Property allowing for the construction of a project as described herein (“Project”); and 
 
 WHEREAS, OWNER has applied to CITY for certain entitlements for development of its 
Property, including this Agreement, and proceedings have been taken in accordance with the rules 
and regulations of CITY; and 
 

WHEREAS, the terms and conditions of this Agreement have undergone extensive review by 
CITY and OWNER and have been found to be fair, just and reasonable; and 
 

WHEREAS, the best interests of the citizens of the City of Woodland and the public health, 
safety and welfare will be served by entering into this Agreement; and 

 
WHEREAS, the City Council hereby finds and determines that this development agreement  

is of major significance because it will enable the City to fund much needed capital improvements 
and provide much needed public services and will therefore also have a major, beneficial economic 
impact on the City; and 

 
WHEREAS, all of the procedures of the California Environmental Quality Act have been met 

with respect to the Project and the Agreement, with the Woodland City Council’s certification of 
Environmental Impact Report for the Spring Lake Specific Plan (Turn of the Century EIR, SCH 
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#99022069, August 15, 2000) and adoption of addenda to the Turn of the Century EIR dated 
December 18, 2001, November 19, 2002, December 17, 2002 and April 15, 2003; and 
 

WHEREAS, this Agreement and the Project are consistent with the Woodland General Plan 
and the Spring Lake Specific Plan; and 
 

WHEREAS, all actions taken and approvals given by CITY have been duly taken or 
approved in accordance with all applicable legal requirements for notice, public hearings, findings, 
votes, and other procedural matters; and 
 

WHEREAS, development of the Project in accordance with this Agreement will provide 
substantial benefits to CITY and will further important policies and goals of CITY; and 
 

WHEREAS, this Agreement will eliminate uncertainty in planning and provide for the 
orderly development of OWNER’s Property, ensure progressive installation of necessary 
improvements, provide for public services appropriate to the development of the Project, and 
generally serve the purposes for which development agreements under Section 65864, et seq. of the 
Government Code are intended; 

 
COVENANTS 

 
NOW, THEREFORE, in consideration of the above recitals and of the mutual covenants 

hereinafter contained and for other good and valuable consideration, the receipt and adequacy of 
which are hereby acknowledged, the parties agree as follows: 
 
1. DEFINITIONS AND EXHIBITS

1.1 

. 

Definitions

1.1.1 “Agreement” means this Development Agreement. 

.  The following terms when used in this Agreement shall be defined as 
follows: 

1.1.2 “CITY” means the City of Woodland, a California municipal corporation. 

1.1.3 “City Council” means the duly elected city council of the City of Woodland. 

1.1.4 “Commencement Date” means the date the Term of this Agreement 
commences. 

1.1.5 “Development” means the improvement of the Property (as defined herein) for 
the purposes of completing the structures, improvements and facilities comprising the Project 
including, but not limited to: grading; the construction of infrastructure and public facilities related to 
the Project whether located within or outside the Property; the construction of buildings and 
structures; and the installation of landscaping.  “Development” does not include the maintenance, 
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repair, reconstruction or redevelopment of any building, structure, improvement or facility after the 
construction and completion thereof. 

1.1.6 “Development Approvals” means all permits and other entitlements for use 
subject to approval or issuance by CITY in connection with development of the Property including, 
but not limited to: 

(a) specific plans and specific plan amendments; 
 

(b) tentative and final subdivision and parcel maps; 
 

(c) conditional use permits, public use permits and plot plans; 
 

(d)  zoning; 
 

(e) grading and building permits. 
 
1.1.7 “Development Exaction” means any requirement of CITY in connection with 

or pursuant to any Land Use Regulation or Development Approval for the dedication of land, the 
construction of improvements or public facilities, or the payment of fees in order to lessen, offset, 
mitigate or compensate for the impacts of development on the environment or other public interests. 

1.1.8 “Development Impact Fee” a monetary exaction other than a tax or special 
assessment, whether established for a broad class of projects by legislation of general applicability or 
imposed on a specific project on an ad hoc basis, that is charged by a local agency to the applicant in 
connection with approval of a development project for the purpose of defraying all or a portion of the 
cost of public facilities related to the development project, and which may be increased or updated 
from time to time, but does not include fees for processing applications for governmental regulatory 
actions or approvals, fees collected under development agreements adopted pursuant to Article 2.5 of 
the Government Code (commencing with Section 65864) of Chapter 4, or fees collected pursuant to 
agreements with redevelopment agencies which provide for the redevelopment of property in 
furtherance or for the benefit of a redevelopment project for which a redevelopment plan has been 
adopted pursuant to the Community Redevelopment Law (Part 1 (commencing with Section 33000) 
of Division 24 of the Health and Safety Code). 

1.1.9 “Development Plan” means the plan for development of the Property as set 
forth in Exhibit “C”. 

1.1.10 “Effective Date” means the date the ordinance approving and authorizing this 
Agreement becomes effective. 

1.1.11 “Land Use Regulations” means all ordinances, resolutions, codes, rules, 
regulations and official policies of CITY governing the development and use of land, including, 
without limitation, the permitted use of land, the density or intensity of use, subdivision 
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requirements, the maximum height and size of proposed buildings, the provisions for reservation or 
dedication of land for public purposes, and the design, improvement and construction standards and 
specifications applicable to the development of the Property. “Land Use Regulations” does not 
include any CITY ordinance, resolution, code, rule, regulation or official policy, governing: 

(a) the conduct of businesses, professions, and occupations; 
 
(b)  taxes (special or general) and assessments; 
 
(c)  the control and abatement of nuisances; 
 
(d)  the granting of encroachment permits and the conveyance of rights and 

interests that provide for the use of or the entry upon public property; 
 
(e)  the exercise of the power of eminent domain. 

 
1.1.12  “Mortgagee” means a mortgagee of a mortgage, a beneficiary under a deed of 

trust or any other security-device lender, and their successors and assigns. 

1.1.13  “OWNER” means the persons and entities listed as OWNER on page 1 of this 
Agreement and their successors in interest to all or any part of the Property.   

1.1.14 “Project” means the development of the Property contemplated by the 
Development Plan as such Plan may be further defined, enhanced or modified pursuant to the 
provisions of this Agreement. 

1.1.15 “Property” means the real property described on Exhibit “A” and shown on 
Exhibit “B” to this Agreement.  The Property consists of two separate parcels:APN 042-010-083 
(former school site) and APN: 042-010-084 (Former multi-family parcel). 

1.1.16 “Reservation of Rights” means the rights and authority excepted from the 
assurances and rights provided to OWNER under this Agreement and reserved to CITY under 
Section 3.3 of this Agreement. 

 
1.2 Exhibits

Exhibit “A” – Legal Description of the Property 

.  The following documents are attached to, and by this reference made a part 
of, this Agreement: 

 
Exhibit “B” – Map showing Property and its location 

 
Exhibit “C” – Development Plan and Conditions of Approval 
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Exhibit “D” – Development Impact Fees 
 

 
2. GENERAL PROVISIONS

2.1 

. 

Binding Effect of Agreement

2.2 

.  The Property is hereby made subject to this 
Agreement.  Development of the Property is hereby authorized and shall be carried out in accordance 
with the terms of the Development Plan and this Agreement. 

Ownership of Property

2.3 

.  OWNER represents and covenants that it is the owner of the 
fee simple title to, or has an equitable interest in, the Property or a portion thereof. 

Term

2.4 

.  The term of this Agreement shall commence on the date (the “Commencement 
Date”) that is the Effective Date, and shall continue for a period of 20 years thereafter, unless this 
term is modified or extended pursuant to the provisions of this Agreement.  Thereafter, the OWNER 
shall have no vested right under this Agreement, regardless of whether or not OWNER has paid any 
Development Impact Fee.  Any tentative map approved by CITY for the Property shall have a 
duration co-extensive with the duration of this Agreement. 

Assignment

2.4.1 

. 

Right to Assign. OWNER shall have the right to sell, transfer or assign the 
Property in whole or in part (provided that no such partial transfer shall violate the Subdivision Map 
Act, Government Code Section 66410, et seq

(a) No sale, transfer or assignment of any right or interest under this 
Agreement shall be made unless made together with the sale, transfer or assignment of all or a part of 
the Property. 

.) to any person, partnership, joint venture, firm or 
corporation at any time during the Term of this Agreement; provided, however, that any such sale, 
transfer or assignment shall include the assignment and assumption of the rights, duties and 
obligations arising under or from this Agreement and be made in strict compliance with the 
following conditions precedent: 

 
(b) Concurrent with any such sale, transfer or assignment, OWNER shall 

notify CITY, in writing, of such sale, transfer or assignment and shall provide CITY with an 
executed agreement (“Assignment and Assumption Agreement”), in a form reasonably acceptable to 
CITY, by the purchaser, transferee or assignee and providing therein that the purchaser, transferee or 
assignee expressly and unconditionally assumes all the duties, obligations, agreements, covenants, 
waivers of OWNER under this Agreement, including, without limitation, the covenants not to sue 
and waivers contained in Sections 7.2 and 8.4 hereof. 

 
Any sale, transfer or assignment not made in strict compliance with the foregoing conditions 

shall constitute a default by Owner under this Agreement.  Notwithstanding the failure of any 
purchaser, transferee or assignee to execute the agreement required by Paragraph (b) of this 



  
-6- 

82093.0018A\3562869.4  

Subsection 2.4.1, the burdens of this Agreement shall be binding upon such purchaser, transferee or 
assignee, but the benefits of this Agreement shall not inure to such purchaser, transferee or assignee 
until and unless such agreement is executed. 
 

2.4.2 Release of Transferring Owner

(a) OWNER no longer has a legal or equitable interest in all or any part of 
the Property subject to the transfer. 

.  Notwithstanding any sale, transfer or 
assignment, a transferring OWNER shall continue to be obligated under this Agreement with respect 
to the transferred Property or any transferred portion thereof, unless such transferring OWNER is 
given a release in writing by CITY  (which written confirmation may be in the form of execution and 
recordation of the Assignment and Assumption Agreement), which release shall be provided by 
CITY upon the full satisfaction by such transferring OWNER of the following conditions: 

 
(b) OWNER is not then in default under this Agreement. 
 
(c) OWNER has provided CITY with the notice and executed agreement 

required under Paragraph (b) of Subsection 2.4.1 above. 
 
(d) The purchaser, transferee or assignee provides CITY with security 

equivalent to any security previously provided by OWNER to secure performance of its obligations 
hereunder. 
 

2.4.3 Subsequent Assignment

2.4.4 

.  Any subsequent sale, transfer or assignment after an 
initial sale, transfer or assignment shall be made only in accordance with and subject to the terms and 
conditions of this Section. 

Utilities

2.4.5 

. The Project shall be connected to all utilities necessary to provide 
adequate water, sewer, gas, electric, and other utility service to the Project, prior to the issuance of a 
certificate of occupancy for any portion of the Project. 

Sale to Public and Completion of Construction
2.4.1

. The provisions of Subsection 
 shall not apply to the sale or lease (for a period longer than one year) of any lot that has been 

finally subdivided and is individually (and not in "bulk") sold or leased to a member of the public or 
other ultimate user.  This Agreement shall terminate with respect to any lot and such lot shall be 
released and no longer be subject to this Agreement without the execution or recordation of any 
further document upon satisfaction of both of the following conditions: 

(a) The lot has been finally subdivided and individually (and not in 
"bulk") sold or leased (for a period longer than one year) to a member of the public or other ultimate 
user; and 

 
(b) A certificate of occupancy has been issued for a building on the lot, 
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and the fees for such lot set forth in this Agreement have been paid. 
 
2.5 Amendment or Cancellation of Agreement

2.6 

. This Agreement may be amended or 
canceled in whole or in part only by written consent of all parties in the manner provided for in 
Government Code Section 65868.  This provision shall not limit any remedy of CITY or OWNER as 
provided by this Agreement. 

Termination

(a) Expiration of the stated Term of this Agreement as set forth in Section 

. This Agreement shall be deemed terminated and of no further effect 
upon the occurrence of any of the following events: 

2.3. 
 

(b) Entry of a final judgment setting aside, voiding or annulling the adoption of 
the ordinance approving this Agreement. 
 

(c) The adoption of a referendum measure overriding or repealing the ordinance 
approving this Agreement. 
 

(d) Completion of the Project in accordance with the terms of this Agreement 
including issuance of all required occupancy permits and acceptance by CITY or applicable public 
agency of all required dedications. 

 
Termination of this Agreement shall not constitute termination of any other land use 

entitlements approved for the Property.  Upon the termination of this Agreement, no party shall have 
any further right or obligation hereunder except with respect to any obligation to have been 
performed prior to such termination or with respect to any default in the performance of the 
provisions of this Agreement that has occurred prior to such termination or with respect to any 
obligations that are specifically set forth as surviving this Agreement.  Upon such termination, any 
Development Impact Fees paid by OWNER to CITY for residential units on which construction has 
not yet begun shall be refunded to OWNER by CITY. 
 

2.7 Notices

(a) As used in this Agreement, "notice" includes, but is not limited to, the 
communication of notice, request, demand, approval, statement, report, acceptance, consent, waiver, 
appointment or other communication required or permitted hereunder. 

. 

 
(b) All notices shall be in writing and shall be considered given either: (i) when 

delivered in person to the recipient named below; or (ii) on the date of delivery shown on the return 
receipt, after deposit in the United States mail in a sealed envelope as either registered or certified 
mail with return receipt requested, and postage and postal charges prepaid, and addressed to the 
recipient named below; or (iii) on the date of delivery shown in the records of the telephone company 
after transmission by facsimile to the recipient named below. All notices shall be addressed as 
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follows: 
 
 
If to CITY:  
 City of Woodland 
 300 First Street 
 Woodland, CA 95695 
 Attn:  City Manager  
 Telephone: (530) 661-5800 
 Facsimile: (530) 661-5848 
 
Copy to:    
 Best, Best & Krieger, LLP 
 400 Capitol Mall, Suite 1650 
 Sacramento, CA 95814 
 Attn: Woodland City Attorney  
 Telephone: (916) 325-4000 
 Facsimile: (916) 325-4010 
 
If to OWNER: 
 ALC IV Woodland-Spring Lake, LLC 
 8678 Carey Court 
 Stockton, CA 95212 
 Attn: William R. Zech 
 Telephone: (209) 405-1259 
 Facsimile: (209) 931-4918 
 
Copy to: 
 Robert J.S. Fowler 
 PO Box 1008 
 Santa Margarita, CA 93453 
 Telephone: (805) 701-5702 
 

(c) Either party may, by notice given at any time, require subsequent notices to be 
given to another person or entity, whether a party or an officer or representative of a party, or to a 
different address, or both. Notices given before actual receipt of notice of change shall not be 
invalidated by the change. 
 
3. DEVELOPMENT OF THE PROPERTY

3.1 

. 

Rights to Develop.   
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3.1.1   Subject to the terms of this Agreement including the Reservation of Rights, 
OWNER shall have a vested right to develop the Property in accordance with, and to the extent of, 
this Agreement.  Except as expressly provided otherwise herein, the Project shall remain subject to 
all Land Use Regulations and Development Approvals, whether in effect on the Effective Date or 
subsequently adopted or amended, that are required to complete the Project as contemplated by the 
Development Plan.  Except as otherwise provided in this Agreement, and notwithstanding the 
authority of the CITY to further revising the Land Use Regulations pursuant to Government Code 
section 65866, the permitted uses of the Property, the density and intensity of use, the maximum 
height and size of proposed buildings, and provisions for reservation and dedication of land for 
public purposes shall be those set forth in the Land Use Regulations and Development Approvals, 
whether in effect on the Effective Date or subsequently adopted or amended.  OWNER shall comply 
with all mitigation measures required to be undertaken pursuant to any document prepared in 
compliance with the California Environmental Quality Act with respect to the Project.   

3.1.2 CITY and OWNER acknowledge that this Agreement has been prepared and 
executed in order to comply with the requirement in the Spring Lake Specific Plan. OWNER 
acknowledges that the rezone, Specific Plan Amendment and Tentative Subdivision Map #5004 
which is the subject of this Agreement will result in 108 additional R-8 single family units being 
added to the Spring Lake Specific Plan, OWNER is simultaneously reducing the number of 
multifamily units that it is currently entitled to construct within the Spring Lake Specific Plan by 125 
units. 

3.2 Effect of Agreement on Land Use Regulations

3.3 

.  Except as otherwise provided under 
the terms of this Agreement including the Reservation of Rights, the rules, regulations and official 
policies governing permitted uses of the Property, the density and intensity of use of the Property, the 
maximum height and size of proposed buildings, and the design, improvement and construction 
standards and specifications applicable to development of the Property shall be the Land Use 
Regulations and Development Approvals, whether in effect on the Effective Date or subsequently 
adopted.  In connection with any subsequently imposed Development Approvals and except as 
specifically provided otherwise herein, CITY may exercise its discretion in accordance with the Land 
Use Regulations then in effect, as provided by this Agreement, including, but not limited to, the 
Reservation of Rights.  CITY shall accept for processing, review and action all applications for 
subsequent development approvals, and such applications shall be processed in the same manner and 
the CITY shall exercise its discretion, when required or authorized to do so, to the same extent it 
would otherwise be entitled in the absence of this Agreement. 

Reservation of Rights

3.3.1 

. 

Limitations, Reservations and Exceptions

(a) Processing fees and charges of every kind and nature imposed by 
CITY to cover the estimated actual costs to CITY of processing applications for Development 

. Notwithstanding any other 
provision of this Agreement, the following regulations shall apply to the development of the 
Property: 
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Approvals or for monitoring compliance with any Development Approvals granted or issued. 
 

(b) Procedural regulations relating to hearing bodies, petitions, 
applications, notices, findings, records, hearings, reports, recommendations, appeals and any other 
matter of procedure. 
 

(c) Regulations, adopted policies and rules governing engineering and 
construction standards and specifications applicable to public and private improvements, including, 
without limitation, all uniform codes adopted by the City and any local amendments to those codes 
adopted by the CITY, including, without limitation, the CITY's Building Code, Plumbing Code, 
Mechanical Code, Electrical Code, and Grading Ordinance. 
 

(d)  Regulations imposing Development Exactions; provided, however, 
that no such subsequently adopted Development Exaction shall be applicable to development of the 
Property unless such Development Exaction is applied uniformly to development, either throughout 
the CITY or within a defined area of benefit which includes the Property. No such subsequently 
adopted Development Exaction shall apply if its application to the Property would physically prevent 
development of the Property for the uses and to the density or intensity of development set forth in 
the Development Plan. In the event any such subsequently adopted Development Exaction fulfills the 
same purposes, in whole or in part, as the fees set forth in Section 4 of this Agreement, CITY shall 
allow a credit against such subsequently adopted Development Exaction for the fees paid under 
Section 4 of this Agreement to the extent such fees fulfill the same purposes. 

 
(e)  Regulations that may be in material conflict with this Agreement but 

that are reasonably necessary to protect the residents of the project or the immediate community from 
a condition perilous to their health or safety.  To the extent possible, any such regulations shall be 
applied and construed so as to provide OWNER with the rights and assurances provided under this 
Agreement. 
 

(f) Regulations that are not in material conflict with this Agreement or the 
Development Plan.  Any regulation, whether adopted by initiative or otherwise, limiting the rate or 
timing of development of the Property shall be deemed to materially conflict with the Development 
Plan and shall therefore not be applicable to the development of the Property. 
 

(g) Regulations that are in material conflict with the Development Plan; 
provided OWNER has given written consent to the application of such regulations to development of 
that Property in which the OWNER has a legal or equitable interest. 

 
(h) Regulations that impose, levy, alter or amend fees, charges, or Land 

Use Regulations relating to consumers or end users, including, without limitation, trash can 
placement, service charges and limitations on vehicle parking. 

 
(i) Regulations of other public agencies, including Development Impact 
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Fees adopted or imposed by such other public agencies, although collected by CITY. 
 

3.3.2 Subsequent Development Approvals

3.3.3 

.  This Agreement shall not prevent 
CITY, in acting on subsequent development approvals and to the same extent it would otherwise be 
authorized to do so absent this Agreement, from applying subsequently adopted or amended Land 
Use Regulations that do not materially conflict with this Agreement. 

Modification or Suspension by State or Federal Law

3.3.4 

.  In the event that State, 
County or Federal laws or regulations, enacted after the Effective Date of this Agreement, prevent or 
preclude compliance with one or more of the provisions of this Agreement, such provisions of this 
Agreement shall be modified or suspended as may be necessary to comply with such State or Federal 
laws or regulations; provided, however, that this Agreement shall remain in full force and effect to 
the extent it is not inconsistent with such laws or regulations and to the extent such laws or 
regulations do not render such remaining provisions impractical to enforce. 

Intent

3.4 

.  The parties acknowledge and agree that CITY is restricted in its 
authority to limit certain aspects of its police power by contract and that the foregoing limitations, 
reservations and exceptions are intended to reserve to CITY all of its police power that cannot be or 
are not expressly so limited. This Agreement shall be construed, contrary to its stated terms if 
necessary, to reserve to CITY all such power and authority that cannot be or is not by this 
Agreement's express terms so restricted. 

Regulation by Other Public Agencies

3.5 

.  It is acknowledged by the parties that other 
public agencies not within the control of CITY may possess authority to regulate aspects of the 
development of the Property separately from or jointly with CITY and this Agreement does not limit 
the authority of such other public agencies. 

Timing of Development. The parties acknowledge that OWNER cannot at this time 
predict when or the rate at which phases of the Property will be developed. Such decisions depend 
upon numerous factors which are not within the control of OWNER, such as market orientation and 
demand, interest rates, absorption, completion and other similar factors. Since the California 
Supreme Court held in Pardee Construction Co. v. City of Camarillo 

3.6 

(1984) 37 Ca1.3d 465, that the 
failure of the parties therein to provide for the timing of development resulted in a later adopted 
initiative restricting the timing of development to prevail over such parties' agreement, it is the 
parties' intent to cure that deficiency by acknowledging and providing that OWNER shall have the 
right to develop the Property in such order and at such rate and at such times as OWNER deems 
appropriate within the exercise of its subjective business judgment, subject only to any timing or 
phasing requirements set forth in the Development Plan. 

Public Works. If OWNER is required by this Agreement to construct any public 
works facilities which will be dedicated to CITY or any other public agency upon completion, and if 
required by applicable laws to do so, OWNER shall perform such work in the same manner and 
subject to the same requirements as would be applicable to CITY or such other public agency should 
it have undertaken such construction. 
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3.7 Acquisition of Property for Construction of Improvements Off-Site

3.8 

.  OWNER shall, 
in a timely manner as determined by CITY and consistent with the requirements of the Specific Plan, 
acquire the property rights necessary to construct or otherwise provide the public improvements 
contemplated by the Specific Plan. 

Acquisition of Real Property Interests

3.9 

. In any instance where OWNER is required to 
construct any public improvement on land not owned by OWNER, OWNER shall at its sole cost and 
expense provide or cause to be provided, the real property interests necessary for the construction of 
such public improvements.  If and to the extent this section 3.8 conflicts with Section 66462.5 of the 
Subdivision Map Act, this section will control. 

Credits and/or Reimbursement for Dedication of Property or Construction of 
Infrastructure

3.10 

.  To the extent OWNER dedicates land, funds or constructs public facilities that 
exceed the size or capacity required to serve the Property for the benefit of other properties, or if 
such dedication or improvements benefit other properties regardless of its size or capacity, the CITY 
shall enter into a Funding and Reimbursement Agreement to reimburse OWNER to the extent of 
such benefit as determined by CITY.  Such reimbursement may take the form of cash, fee credits 
and/or benefit assessments, special taxes, or other fees or assessments collected from benefiting 
properties, as the CITY may determine.  Notwithstanding the foregoing, the CITY shall not 
reimburse the OWNER for costs of interim temporary improvements, nor shall City require OWNER 
to pay for interim temporary improvements installed by others on OWNER’s Property.  The CITY 
has previously entered into a Funding and Reimbursement Agreement, dated September 7, 2005 with 
the then owner of the Property, HTW West Ventures, LLC.   

Water Supply Planning

4. 

.  To the extent the Development Plan includes one or more 
tentative maps totaling more than 500 dwelling units, and to the extent the Project, or any part 
thereof, is not exempt under Government Code Section 66473.7(i), each such tentative map shall 
comply with the provisions of Government Code Section 66473.7. 

PUBLIC BENEFITS

4.1 

. 

Intent

4.2 

.  The parties acknowledge and agree that development of the Property will 
result in substantial public needs that will not be fully met by the Development Plan and further 
acknowledge and agree that this Agreement confers substantial private benefits on OWNER that 
should be balanced by commensurate public benefits.  Accordingly, the parties intend to provide 
consideration to the public to balance the private benefits conferred on OWNER by providing more 
fully for the satisfaction of the public needs resulting from the Project. 

Development Impact Fees

4.2.1 

.  

Amount of Fee.  The Development Impact Fees set forth in Exhibit “D” shall 
be charged to the Project. 
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4.2.2 Time of Payment 4.2.1. The fees required pursuant to Subsection  shall be paid 
to CITY prior to the issuance of building permits for each residential unit.  No fees shall be payable 
for building permits issued prior to the Effective Date of this Agreement, but the fees required 
pursuant to Subsection 4.2.1 shall be paid prior to the re-issuance or extension of any building permit 
for a residential unit for which such fees have not previously been paid. 

4.2.3 Fee Credits and Reimbursements

4.2.4 

.  OWNER shall be entitled to credit or 
reimbursement against the fees required pursuant to Subsection 4.2.1 for the dedication of land, the 
construction of improvements or the payment of fees as specifically set forth in the Funding and 
Reimbursement Agreement dated September 7, 2005 entered into between CITY and OWNER 
pursuant to Section 3.9.  Once the OWNER has satisfied the Former School Parcel’s financial 
obligation pursuant to the CITY’S building unit allocation ordinance pursuant to Section 5 below, 
OWNER shall be entitled to a credit-equal to the amount received in payment by the First Release 
Property Owners. 

Future Development Impact Fees

4.2.5 

.  The Parties hereby agree that, in addition to 
the Development Impact Fees included in Exhibit “D”, the Project shall be subject to the imposition 
of any Development Impact Fee that becomes effective after the Effective Date.  In addition, the 
Project shall be subject to any increase, decrease, amendment or alteration of any Development 
Impact Fee that becomes effective after the Effective Date. 

Prepayment

4.2.5

.  In no event shall the prepayment of any Development Impact 
Fees required hereunder establish a vested right on the part of OWNER or any other owner of the 
Property or any person or entity with an interest therein to develop the Project or the Property 
following the expiration, cancellation or termination of the Term of this Agreement.  Following the 
expiration, cancellation or termination of this Agreement, all Development Impact Fees then in effect 
shall be applicable to the Project and Property notwithstanding any provision of this Agreement and 
notwithstanding the prepayment of the Development Impact Fees set forth in Exhibit “D”, any 
increase or amendment of any Development Impact Fee, or any combination thereof.  Nothing 
contained in this Subsection  shall be construed as limiting the right of OWNER to a credit 
against any Development Impact Fees as set forth in Section 4.2.3 hereof. 

4.3 Agricultural Conservation Easements. Swainson’s Hawk Mitigation

4.4 

.  CITY has 
established specific criteria for agricultural conservation easements, as provided in CITY’s 
Agricultural Mitigation Program.  Pursuant to Section 4.4 of the TOC 160 Development Agreement, 
 agricultural conservation easements as required by the Agricultural Mitigation Program were 
provided which satisfy the requirements for mitigation of agricultural uses as well as Swainson’s 
hawk habitat mitigation related to the Property. 

Dedication of On-Site Easements and Rights of Way.  OWNER shall dedicate to 
CITY all on-site rights of way and easements deemed necessary for public improvements, in CITY's 
sole discretion, within 15 days of receipt of written demand from CITY.   



  
-14- 

82093.0018A\3562869.4  

4.5 Timing of Construction of Off-Site Infrastructure

4.6 

.  Approval of any building permits 
on the Property shall be conditioned upon CITY's determination, in its sole discretion, that sufficient 
progress is being made on construction of off-site infrastructure serving development of OWNER's 
Property. 

Assigned Building Unit Allocations

4.7 

.  OWNER agrees that CITY shall not approve 
any final subdivision map unless each lot to be subdivided thereby has a building unit allocation 
assigned to it pursuant to CITY’s building unit allocation ordinance.  Once OWNER has satisfied the 
Former School Parcel’s financial obligation pursuant to the CITY’s building unit allocation 
ordinance pursuant to Section 5 below, the CITY shall assign the Project 41 first release building 
unit allocations and 67 additional BUA’s subject to Chapter 26 of the Woodland Municipal Code 
and the City’s Administrative Guidelines for Allocation and Distribution of BUAs in Spring Lake. 

Inclusionary Housing Agreement

4.8 

.  In April of 2005, CITY entered into that certain 
Affordable Housing Land Dedication Agreement with three developers which included the then title 
holder to the Property, HTW West Ventures, LLC.  Prior to submittal of any final map and 
improvement plan package to CITY, OWNER and CITY shall enter into an Inclusionary Housing 
Agreement consistent with the Spring Lake Specific Plan Affordable Housing Plan.  Such 
Inclusionary Housing Agreement shall mandate that 7 affordable single family homes be constructed 
throughout the Project and will include a cash payment for the Spring Lake Offsite Affordable 
Housing fee on a per market rate single family lot basis for the 10 acre Former School Parcel. 

Financing Plan Cost Estimates

4.9 

.  Notwithstanding any fee amounts listed in Exhibit 
“D,” OWNER acknowledges and agrees that the cost estimates contained in the Spring Lake Specific 
Plan Financing Plan and Capital Improvement Plan (CIP) are estimates only, and that OWNER shall 
pay its share of the costs of improvements and amenities identified in the Financing Plan in amounts 
to be determined by CITY, which may be more or less than the estimates contained in the Financing 
Plan. 

Infrastructure and Improvements

5. 

.  Prior to receiving a building permit for the Project, 
OWNER shall either have: (i) applied for and received a subdivision map for the Property, and have 
entered into a new development agreement with CITY or an amendment to this Agreement, or (ii) 
submitted plans for infrastructure and improvements necessary to serve the Project in accordance 
with CITY standards, and received approval of such plans by the City Engineer.  

FINANCING OF PUBLIC IMPROVEMENTS.  CITY and OWNER will cooperate in, the 
formation of any special assessment district, community facilities district or alternate financing 
mechanism to pay for the construction and/or maintenance and operation of public infrastructure 
facilities required as part of the Development Plan.  OWNER acknowledges that the Property is 
already part of an existing community facilities and special assessment district.  OWNER further 
acknowledges that when its Property is rezoned for R-8 single family use, the Property will be 
obligated to pay more than its current allocated share of existing special assessment district and 
community facilities district assessments in the future, including the financial obligation pursuant to 
the CITY’s building unit allocation ordinance to bring the Former School parcel to par with other 
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similarly situated R-8 properties.  To the extent any such district or other financing entity is formed 
and sells bonds or bond equivalents in order to finance such reimbursements, OWNER may be 
reimbursed to the extent that OWNER spends funds or dedicates land for the establishment of public 
facilities. Notwithstanding the foregoing, it is acknowledged and agreed by the parties that nothing 
contained in this Agreement shall be construed as requiring CITY or the City Council to form any 
such district or to issue and sell bonds. 

6. REVIEW FOR COMPLIANCE

6.1 

. 

Periodic Review

 

.  The CITY shall review this Agreement annually, on or before the 
anniversary of the Effective Date, in order to ascertain the compliance by OWNER with the terms of 
the Agreement.  OWNER shall submit an Annual Monitoring Report, in a form acceptable to the 
City Manager, within thirty (30) days after written notice from the City Manager.  The Annual 
Monitoring Report shall be accompanied by an annual review and administration fee sufficient to 
defray the estimated costs of review and administration of the Agreement during the succeeding year. 
 The amount of the annual review and administration fee shall be set annually by resolution of the 
City Council. 

6.2 Special Review

6.3 

.  The City Council may order a special review of compliance with 
this Agreement at any time. The Community Development Director, or his or her designee, shall 
conduct such special reviews. 

Procedure

(a) During either a periodic review or a special review, OWNER shall be required 
to demonstrate good faith compliance with the terms of the Agreement.  The burden of proof on this 
issue shall be on OWNER. 

.   

 
(b) Upon completion of a periodic review or a special review, the Community 

Development Director, or his or her designee, shall submit a report to the Planning Commission 
setting forth the evidence concerning good faith compliance by OWNER with the terms of this 
Agreement and his or her recommended finding on that issue. 
 

(c) If the Planning Commission finds and determines on the basis of substantial 
evidence that OWNER has complied in good faith with the terms and conditions of this Agreement, 
the review shall be concluded. 
 

(d) If the Planning Commission finds and determines on the basis of substantial 
evidence that OWNER has not complied in good faith with the terms and conditions of this 
Agreement, the Commission may recommend to the City Council modification or termination of this 
Agreement.  OWNER may appeal a Planning Commission determination pursuant to this Section 
6.3(d) pursuant to CITY’s rules for consideration of appeals in zoning matters then in effect.  Notice 
of default as provided under Section 7.3 of this Agreement shall be given to OWNER prior to or 
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concurrent with proceedings under Section 6.4 and Section 6.5. 
 

6.4 Proceedings Upon Modification or Termination

(a) The time and place of the hearing; 

. If, upon a finding under Section 6.3, 
CITY determines to proceed with modification or termination of this Agreement, CITY shall give 
written notice to OWNER of its intention so to do. The notice shall be given at least ten (10) 
calendar days prior to the scheduled hearing and shall contain: 

 
(b) A statement as to whether or not CITY proposes to terminate or to modify the 

Agreement; and, 
 

(c) Such other information that the CITY considers necessary to inform OWNER 
of the nature of the proceeding. 

 
6.5 Hearing on Modification or Termination

6.6 

. At the time and place set for the hearing on 
modification or termination, OWNER shall be given an opportunity to be heard. OWNER shall be 
required to demonstrate good faith compliance with the terms and conditions of this Agreement.  The 
burden of proof on this issue shall be on OWNER. If the City Council finds, based upon substantial 
evidence, that OWNER has not complied in good faith with the terms or conditions of the 
Agreement, the City Council may terminate this Agreement or modify this Agreement and impose 
such conditions as are reasonably necessary to protect the interests of the CITY.  The decision of the 
City Council shall be final. 

Certificate of Agreement Compliance

Whether or not the Certificate is relied upon by assignees or other transferees or OWNER, 
CITY shall not be bound by a Certificate if a default existed at the time of the Periodic or Special 
Review, but was concealed from or otherwise not known to the Community Development Director 
or City Council. 

. If, at the conclusion of a Periodic or Special 
Review, OWNER is found to be in compliance with this Agreement, CITY shall, upon request by 
OWNER, issue a Certificate of Agreement Compliance ("Certificate") to OWNER stating that after 
the most recent Periodic or Special Review and based upon the information known or made known 
to the Community Development Director and City Council that: (1) this Agreement remains in 
effect; and (2) OWNER is not in default. The Certificate shall be in recordable form, shall contain 
information necessary to communicate constructive record notice of the finding of compliance, shall 
state whether the Certificate is issued after a Periodic or Special Review and shall state the 
anticipated date of commencement of the next Periodic Review. OWNER may record the Certificate 
with the County Recorder. 

 
7. DEFAULT AND REMEDIES. 
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7.1 Remedies in General

(a) For any breach of this Agreement or for any cause of action that arises out of 
this Agreement; or 

. It is acknowledged by the parties that CITY would not have 
entered into this Agreement if it were to be liable in damages under this Agreement, or with respect 
to this Agreement or the application thereof.   In general, each of the parties hereto may pursue any 
remedy at law or equity available for the breach of any provision of this Agreement, except that 
CITY shall not be liable in damages to OWNER, or to any successor in interest of OWNER, or to 
any other person, and OWNER covenants not to sue for damages or claim any damages: 

 
(b) For the taking, impairment or restriction of any right or interest conveyed or 

provided under or pursuant to this Agreement; or 
 
(c) Arising out of or connected with any dispute, controversy or issue regarding 

the application or interpretation or effect of the provisions of this Agreement. 
 

7.2 Release

 

.  Except for non-monetary remedies, OWNER, for itself, its successors and 
assignees, hereby releases CITY, its officers, agents and employees from any and all claims, 
demands, actions, or suits of any kind or nature arising out of any liability, known or unknown, 
present or future, including, but not limited to, any claim or liability, based or asserted, pursuant to 
Article I, Section 19 of the California Constitution, the Fifth and Fourteenth Amendments to the 
United States Constitution, or any other law or ordinance which seeks to impose any other liability or 
damage, whatsoever, upon CITY because it entered into this Agreement or because of the terms of 
this Agreement.  OWNER hereby acknowledges that it has read and is familiar with the provisions of 
California Civil Code Section 1542, which is set forth below: 

"A GENERAL RELEASE DOES NOT EXTEND TO CLAIMS 
WHICH THE CREDITOR DOES NOT KNOW OR SUSPECT TO 
EXIST IN HIS OR HER FAVOR AT THE TIME OF EXECUTING 
THE RELEASE, WHICH IF KNOWN BY HIM OR HER MUST 
HAVE MATERIALLY AFFECTED HIS OR HER SETTLEMENT 
WITH THE DEBTOR." 
 
By initialing below, OWNER hereby waives the provisions of Section 1542 in 

connection with the matters that are the subject of the foregoing waivers and releases. 
 
 _______________ 

    Owner's Initials  
 

7.3 Termination or Modification of Agreement for Default of OWNER. CITY may 
terminate or modify this Agreement for any failure of OWNER to perform any material duty or 
obligation of OWNER under this Agreement, or to comply in good faith with the terms of this 
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Agreement (hereinafter referred to as "default"); provided, however, CITY may terminate or modify 
this Agreement pursuant to this Section only after providing written notice to OWNER of default 
setting forth the nature of the default and the actions, if any, required by OWNER to cure such 
default and, where the default can be cured, OWNER has failed to take such actions and cure such 
default within sixty (60) days after the effective date of such notice or, in the event that such default 
cannot be cured within such sixty (60) day period but can be cured within a longer time, has failed to 
commence the actions necessary to cure such default within such sixty (60) day period and to 
diligently proceed to complete such actions and cure such default. 

8. LITIGATION

8.1 

. 

General Plan Litigation

8.2 

.  CITY has determined that this Agreement is consistent with 
its General Plan, and that the General Plan meets all requirements of law. OWNER has reviewed the 
General Plan and concurs with CITY's determination.  CITY shall have no liability in damages under 
this Agreement for any failure of CITY to perform under this Agreement or the inability of OWNER 
to develop the Property as contemplated by the Development Plan of this Agreement as the result of 
a judicial determination that on the Effective Date, or at any time thereafter, the General Plan, or 
portions thereof, are invalid or inadequate or not in compliance with law. 

Third Party Litigation Concerning Agreement

8.3 

.  OWNER shall defend, at its expense, 
including attorneys' fees, indemnify, and hold harmless CITY, its agents, officers and employees 
from any claim, action or proceeding against CITY, its agents, officers, or employees to attack, set 
aside, void, or annul the approval of this Agreement, or the approval of any permit granted pursuant 
to this Agreement.  CITY shall promptly notify OWNER of any claim, action, proceeding or 
determination included within this Section 8.2, and CITY shall cooperate in the defense.  CITY may 
in its discretion participate in the defense of any such claim, action, proceeding or determination. 

Environmental Assurances

8.4 

.  OWNER shall indemnify and hold CITY, its officers, 
agents, and employees free and harmless from any liability, based or asserted, upon any act or 
omission of OWNER, its officers, agents, employees, subcontractors, predecessors in interest, 
successors, assigns and independent contractors for any violation of any federal, state or local law, 
ordinance or regulation relating to industrial hygiene or to environmental conditions on, under or 
about the Property, including, but not limited to, soil and groundwater conditions, and OWNER shall 
defend, at its expense, including attorneys' fees, CITY, its officers, agents and employees in any 
action based or asserted upon any such alleged act or omission.  CITY may in its discretion 
participate in the defense of any such action. 

Indemnity.  In addition to the provisions of sections 8.1, 8.2, and 8.3 above, OWNER 
shall indemnify and hold CITY, its officers, agents, employees and independent contractors free and 
harmless from any liability whatsoever, based or asserted upon any act or omission of OWNER, its 
officers, agents, employees, subcontractors and independent contractors, for property damage, bodily 
injury, or death (OWNER's employees included) or any other element of damage of any kind or 
nature, relating to or in any way connected with or arising from the activities contemplated 
hereunder, including, but not limited to, the study, design, engineering, construction, completion, 
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failure and conveyance of the public improvements, save and except claims for damages arising 
through the sole active negligence or sole willful misconduct of CITY. OWNER shall defend, at its 
expense, including attorneys' fees, CITY, its officers, agents, employees and independent contractors 
in any legal action based upon such alleged acts or omissions. CITY may in its discretion participate 
in the defense of any such legal action. 

8.5 Reservation of Rights

8.6 

.  With respect to Sections 8.1, 8.2, 8.3, and 8.4 herein, CITY 
reserves, the right to either (1) approve the attorney(s) that the indemnifying party selects, hires or 
otherwise engages to defend the indemnified party hereunder, which approval shall not be 
unreasonably withheld, or (2) conduct its own defense; provided, however, that the indemnifying 
party shall reimburse the indemnified party forthwith for any and all reasonable expenses incurred 
for such defense, including attorneys' fees, upon billing and accounting therefor. 

Challenge to Existing Land Use Approvals

(a) impose and recover (at any time, including after sale to a member of the public or 
other ultimate user) from the party breaching such covenant or waiver, the full 
amount of Development Impact Fees that the breaching party would have been 
required to pay in the absence of this Development Agreement; and 

.  By accepting the benefits of this 
Agreement, OWNER, on behalf of itself and its successors in interest, hereby expressly agrees and 
covenants not to sue or otherwise challenge any land use approval affecting the Property and in effect 
as of the Effective Date.  Such agreement and covenant includes, without limitation, the covenant 
against any direct suit by OWNER or its successor in interest, or any participation, encouragement or 
involvement whatsoever that is adverse to CITY by OWNER or its successor in interest, other than 
as part of required response to lawful orders of a court or other body of competent jurisdiction. 
OWNER hereby expressly waives, on behalf of itself and its successors in interest, any claim or 
challenge to any land use approval affecting the Property and in effect as of the Effective Date.  In 
the event of any breach of the covenant or waiver contained herein, CITY shall, in addition to any 
other remedies provided for at law or in equity, be entitled to: 

 
(b) impose any subsequently adopted land use regulation on those land use approvals for 

which the breaching party had not, as of the time of such breach, obtained a building 
permit. 

 
OWNER hereby acknowledges that it has read and is familiar with the provisions of 

California Civil Code Section 1542, which is set forth below: 
 

"A GENERAL RELEASE DOES NOT EXTEND TO CLAIMS 
WHICH THE CREDITOR DOES NOT KNOW OR SUSPECT TO 
EXIST IN HIS OR HER FAVOR AT THE TIME OF EXECUTING 
THE RELEASE, WHICH IF KNOWN BY HIM OR HER MUST 
HAVE MATERIALLY AFFECTED HIS OR HER SETTLEMENT 
WITH THE DEBTOR." 



  
-20- 

82093.0018A\3562869.4  

 
By initialing below, OWNER hereby waives the provisions of Section 1542 in 

connection with the matters that are the subject of the foregoing waivers and releases. 
 
 _______________ 

    Owner's Initials  
 
8.7 Survival

9. 

.  The provisions of this Section 8 shall survive the termination of this 
Agreement. 

MORTGAGEE PROTECTION

The parties hereto agree that this Agreement shall not prevent or limit OWNER, in any 
manner, at OWNER's sole discretion, from encumbering the Property or any portion thereof or any 
improvement thereon by any mortgage, deed of trust or other security device securing financing with 
respect to the Property.  CITY acknowledges that the lenders providing such financing may require 
certain Agreement interpretations and modifications and agrees upon request, from time to time, to 
meet with OWNER and representatives of such lenders to negotiate in good faith any such request 
for interpretation or modification.  CITY will not unreasonably withhold its consent to any such 
requested interpretation or modification provided such interpretation or modification is consistent 
with the intent and purposes of this Agreement.  Any Mortgagee of the Property shall be entitled to 
the following rights and privileges: 

. 

 
(a) Neither entering into this Agreement nor a breach of this Agreement shall 

defeat, render invalid, diminish or impair the lien of any mortgage on the Property made in good 
faith and for value, unless otherwise required by law. 

 
(b) The Mortgagee of any mortgage or deed of trust encumbering the Property, or 

any part thereof, which Mortgagee, has submitted a request in writing to the CITY in the manner 
specified herein for giving notices, shall be entitled to receive written notification from CITY of any 
default by OWNER in the performance of OWNER's obligations under this Agreement. 

 
(c) If CITY timely receives a request from a mortgagee requesting a copy of any 

notice of default given to OWNER under the terms of this Agreement, CITY shall provide a copy of 
that notice to the Mortgagee within ten (10) days of sending the notice of default to OWNER.  The 
Mortgagee shall have the right, but not the obligation, to cure the default during the remaining cure 
period allowed such party under this Agreement. 

 
(d) Any Mortgagee who comes into possession of the Property, or any part 

thereof, pursuant to foreclosure of the mortgage or deed of trust, or deed in lieu of such foreclosure, 
shall take the Property, or part thereof, subject to the terms of this Agreement.  Notwithstanding any 
other provision of this Agreement to the contrary, no Mortgagee shall have an obligation or duty 
under this Agreement to perform any of OWNER's obligations or other affirmative covenants of 
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OWNER hereunder, or to guarantee such performance; provided, however, that to the extent that any 
covenant to be performed by OWNER is a condition precedent to the performance of a covenant by 
CITY, the performance thereof shall continue to be a condition precedent to CITY's performance 
hereunder, and further provided that any sale, transfer or assignment by any Mortgagee in possession 
shall be subject to the provisions of Section 2.4 of this Agreement. 
 
10. MISCELLANEOUS PROVISIONS

10.1 

. 

Recordation of Agreement

10.2 

. This Agreement and any amendment or cancellation 
thereof shall be recorded with the Yolo County Recorder by the Clerk of the City Council within ten 
(10) days after the City enters into the Agreement, in accordance with Section 65868.5 of the 
Government Code.  If the parties to this Agreement or their successors in interest amend or cancel 
this Agreement, or if the CITY terminates or modifies this Agreement as provided herein for failure 
of the OWNER to comply in good faith with the terms and conditions of this Agreement, the City 
Clerk may have notice of such action recorded with the Yolo County Recorder. 

Entire Agreement

10.3 

.  This Agreement sets forth and contains the entire understanding 
and agreement of the parties, and there are no oral or written representations, understandings or 
ancillary covenants, undertakings or agreements that are not contained or expressly referred to 
herein.  No testimony or evidence of any such representations, understandings or covenants shall be 
admissible in any proceeding of any kind or nature to interpret or determine the terms or conditions 
of this Agreement. 

Severability

10.4 

. If any term, provision, covenant or condition of this Agreement shall be 
determined invalid, void or unenforceable, the remainder of this Agreement shall not be affected 
thereby to the extent such remaining provisions are not rendered impractical to perform taking into 
consideration the purposes of this Agreement.  Notwithstanding the foregoing, the provision of the 
Public Benefits set forth in Section 4 of this Agreement and Exhibit “D” to this Agreement, 
including the payment of the Development Impact Fees set forth therein, are essential elements of 
this Agreement and CITY would not have entered into this Agreement but for such provisions, and 
therefore in the event such provisions are determined to be invalid, void or unenforceable, this entire 
Agreement shall be null and void and of no force and effect whatsoever. 

Interpretation and Governing Law

10.5 

.  This Agreement and any dispute arising hereunder 
shall be governed and interpreted in accordance with the laws of the State of California.  This 
Agreement shall be construed as a whole according to its fair language and common meaning to 
achieve the objectives and purposes of the parties hereto, and the rule of construction to the effect 
that ambiguities are to be resolved against the drafting party shall not be employed in interpreting 
this Agreement, all parties having been represented by counsel in the negotiation and preparation 
hereof. 

Section Headings.  All section headings and subheadings are inserted for convenience 
only and shall not affect any construction or interpretation of this Agreement. 
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10.6 Singular and Plural

10.7  [reserved] 

.  As used herein, the singular of any word includes the plural. 

10.8 Time of Essence

10.9 

.  Time is of the essence in the performance of the provisions of this 
Agreement as to which time is an element. 

Waiver

10.10 

.  Failure by a party to insist upon the strict performance of any of the 
provisions of this Agreement by the other party, or the failure by a party to exercise its rights upon 
the default of the other party, shall not constitute a waiver of such party's right to insist and demand 
strict compliance by the other party with the terms of this Agreement thereafter. 

No Third Party Beneficiaries

10.11 

.  This Agreement is made and entered into for the sole 
protection and benefit of the parties and their successors and assigns.  No other person shall have any 
right of action based upon any provision of this Agreement. 

Force Majeure

10.12 

.  Neither party shall be deemed to be in default where failure or delay 
in performance of any of its obligations under this Agreement is caused by floods, earthquakes, other 
Acts of God, fires, wars, riots or similar hostilities, strikes and other labor difficulties beyond the 
party's control, (including the party's employment force), government regulations, court actions (such 
as restraining orders or injunctions), or other causes beyond the party's control. If any such events 
shall occur, the Term of this Agreement and the time for performance by either party of any of its 
obligations hereunder may be extended by the written agreement of the parties for the period of time 
that such events prevented such performance, provided that the Term of this Agreement shall not be 
extended under any circumstances for more than five (5) years. 

Mutual Covenants

10.13 

.  The covenants contained herein are mutual covenants and also 
constitute conditions to the concurrent or subsequent performance by the party benefited thereby of 
the covenants to be performed hereunder by such benefited party. 

Successors in Interest

10.14 

.  The burdens of this Agreement shall be binding upon, and the 
benefits of this Agreement shall inure to, all successors in interest to the parties to this Agreement.  
All provisions of this Agreement shall be enforceable as equitable servitudes and constitute 
covenants running with the land.  Each covenant to do or refrain from doing some act hereunder with 
regard to development of the Property: (a) is for the benefit of and is a burden upon every portion of 
the Property; (b) runs with the Property and each portion thereof; and (c) is binding upon each party 
and each successor in interest (including assignees) during ownership of the Property or any portion 
thereof. 

Counterparts.  This Agreement may be executed by the parties in counterparts, which 
counterparts shall be construed together and have the same effect as if all of the parties had executed 
the same instrument. 
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10.15 Jurisdiction and Venue

10.16 

.  Any action at law or in equity arising under this Agreement 
or brought by a party hereto for the purpose of enforcing, construing or determining the validity of 
any provision of this Agreement shall be filed and tried in the Superior Court of the County of Yolo, 
State of California, and the parties hereto waive all provisions of law providing for the filing, 
removal or change of venue to any other court. 

Project as a Private Undertaking

10.17 

.  It is specifically understood and agreed by and 
between the parties hereto that the development of the Project is a private development, that neither 
party is acting as the agent of the other in any respect hereunder, and that each party is an 
independent contracting entity with respect to the terms, covenants and conditions contained in this 
Agreement.  No partnership, joint venture or other association of any kind is formed by this 
Agreement.  The only relationship between CITY and OWNER is that of a government entity 
regulating the development of private property and the owner of such property. 

Further Actions and Instruments

10.18 

.  Each of the parties shall cooperate with and provide 
reasonable assistance to the other to the extent contemplated hereunder in the performance of all 
obligations under this Agreement and the satisfaction of the conditions of this Agreement.  Upon the 
request of either party at any time, the other party shall promptly execute, with acknowledgment or 
affidavit if reasonably required, and file or record such required instruments and writings and take 
any actions as may be reasonably necessary under the terms of this Agreement to carry out the intent 
and to fulfill the provisions of this Agreement or to evidence or consummate the transactions 
contemplated by this Agreement. 

Eminent Domain

10.19 

.  No provision of this Agreement shall be construed to limit or 
restrict the exercise by CITY of its power of eminent domain. 

Agent for Service of Process

10.20 

.  In the event OWNER is not a resident of the State of 
California or it is an association, partnership or joint venture without a member, partner or joint 
venturer resident of the State of California, or it is a foreign corporation, then in any such event, 
OWNER shall file with the Community Development Director, upon its execution of this 
Agreement, a designation of a natural person residing in the State of California, giving his or her 
name, residence and business addresses, as its agent for the purpose of service of process in any court 
action arising out of or based upon this Agreement, and the delivery to such agent of a copy of any 
process in any such action shall constitute valid service upon OWNER.  If for any reason service of 
such process upon such agent is not feasible, then in such event OWNER may be personally served 
with such process out of this County and such service shall constitute valid service upon OWNER.  
OWNER is amenable to the process so served, submits to the jurisdiction of the Court so obtained 
and waives any and all objections and protests thereto. 

Authority to Execute.  The person or persons executing this Agreement on behalf of 
OWNER warrants and represents that he or she/they have the authority to execute this Agreement on 
behalf of his or her/their corporation, partnership or business entity and warrants and represents that 
he or she/they has/have the authority to bind OWNER to the performance of its obligations 
hereunder. 
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10.21 Obligations Joint and Several.  The obligations of OWNER under this Agreement 
shall be joint and several with respect to the entities which, collectively, comprise OWNER.  Further, 
the obligations of OWNER under this Agreement shall apply with respect to the entire Property, as it 
may be subdivided, sold, transferred, or otherwise conveyed, and run with the land. 
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  IN WITNESS WHEREOF, the parties hereto have executed this Development 
Agreement on the last day and year set forth below. 

 
OWNER 

ALC IV WOODLAND-SPRING LAKE, 
LLC, a California limited liability company 

 

BY: ACCESS LAND COMPANY, LLC, a 
California limited liability company 
 

By: _________________________________       
      William R. Zech 
Its: Manager 
Dated: _______________  
 
CITY 
 
CITY OF WOODLAND, a California 
municipal corporation 
 
 
By:_________________________________ 
 Skip ‘Marlin’ Davies 
 Mayor 
Dated: _______________  
 
ATTEST: 
 
 
By:_________________________________ 
 Ana Gonzalez 
 City Clerk 
 
APPROVED AS TO LEGAL FORM: 
 
BEST BEST & KRIEGER LLP 

 
_______________________________ 
City Attorney 
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STATE OF CALIFORNIA  ) 
     ) ss. 
COUNTY OF ________________ ) 

 On _____________, 2013 before me,                                                   , Notary Public, 
personally appeared                                                                

I certify UNDER PENALTY OF PERJURY under the laws of the State of California that the 
foregoing paragraph is true and correct. 

, proved to me on the basis of 
satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument 
and acknowledged to me that he/she/they executed the same in his/her/their authorized capacity(ies), 
and that by his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of 
which the person(s) acted, executed the instrument. 

WITNESS my hand and official seal. 

Notary Public 
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STATE OF CALIFORNIA  ) 
     ) ss. 
COUNTY OF ________________ ) 

 On _____________, 2013 before me,                                                   , Notary Public, 
personally appeared                                                                

I certify UNDER PENALTY OF PERJURY under the laws of the State of California that the 
foregoing paragraph is true and correct. 

, proved to me on the basis of 
satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument 
and acknowledged to me that he/she/they executed the same in his/her/their authorized capacity(ies), 
and that by his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of 
which the person(s) acted, executed the instrument. 

WITNESS my hand and official seal. 

Notary Public 



  
-29- 

82093.0018A\3562869.4  

STATE OF CALIFORNIA  ) 
     ) ss. 
COUNTY OF ________________ ) 

 On _____________, 2013 before me,                                                   , Notary Public, 
personally appeared                                                                

I certify UNDER PENALTY OF PERJURY under the laws of the State of California that the 
foregoing paragraph is true and correct. 

, proved to me on the basis of 
satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument 
and acknowledged to me that he/she/they executed the same in his/her/their authorized capacity(ies), 
and that by his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of 
which the person(s) acted, executed the instrument. 

WITNESS my hand and official seal. 

Notary Public 
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EXHIBIT “A” 
 

(Legal Description of the Property) 
 
 

The land referred to is situated in the County of Yolo, City of Woodland, State of California and is 
described as follows: 
 
Lot N and O, as shown on that certain Map entitled, “Subdivision No. 4821, Turn of the Century, 
Large Lot Subdivision”, filed January 31, 2006, in the Office of the County Recorder of Yolo 
County, California, in Book 2006 of Maps, at Page(s) 18 through 20, inclusive. 
 
Excepting therefrom all minerals, mineral deposits and natural resources, including all oil, gas 
and other hydrocarbon substances in and under said land below a depth of five hundred (500) 
feet, without right of surface entry or entry into five hundred (500) feet below the surface of the 
Land, as the same was reserved by Turn of the Century, a Delaware limited liability company, in 
Grant deed recorded January 7, 2004, in Official Records under Recorder’s Serial Number 2004-
0000650. 
 
APN: 042-010-083 (Affects Lot N) 
APN: 042-010-084 (Affects Lot O) 
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EXHIBIT “B” 
 

(Map of the Property) 
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EXHIBIT “C” 
 

Development Map and Conditions of Approval 
 
 
 



 



FINDINGS AND CONDITIONS OF APPROVAL FOR THE PARKVIEW PROJECT 
INCLUDING A SPECIFIC PLAN AMENDMENT TO REZONE LAND FROM MULTI-
FAMILY RESIDENTIAL (R-20) AND SCHOOL TO SINGLE FAMILY RESIDENTIAL 
(R-8); TENTATIVE SUBDIVISION MAP #5004 , AND DEVELOPMENT AGREEMENT 

(As approved by the Woodland City Council March 5, 2013). 
 
FINDINGS 
 
CEQA Findings: 
1. On August 15, 2000 the City Council certified the Turn of the Century FEIR (SCH 

#99022069; Resolution No. 4215 adopted August 15, 2000).   
 

2. The City Council subsequently adopted the following CEQA Addendums to the Turn of the 
Century EIR:  a) Addendum #1 (Resolution No. 4330 adopted December 18, 2001) for the 
purposes of approval of the final SLSP; b) Addendum #2 (Resolution No. 4399 adopted 
November 19, 2002) for the purposes of amending the Plan to satisfy the Settlement 
Agreement and to make other staff-initiated errata; c) Addendum #3 (Resolution No. 4406 
adopted December 17, 2002) for the purposes of amending the Plan based on a request from 
the Spring Lake Planning Group LLC; and d) Addendum #4 (April 15, 2003) for the 
purposes of the Williamson Act Rescission Agreement for the Russell Property; e) 
Addendum #5 (Resolution No 4583 adopted October 19, 2004 for the purposes of amending 
the Plan based on a request form the Spring Lake Planning Group LLC); and  f) Addendum 
#6 (Resolution No 4806 adopted February 27, 2007, for the purposes of amending the Plan 
based on a request by Reynen and Bardis); and g); and Addendum #7 (Resolution No.  5146 
adopted November 16, 2010   for the purposes of amending the Plan based on a request by 
the Gibson Ogden Investors, LLC to remove a bike overcrossing and path); and Addendum # 
8 (Resolution No. 5159 adopted December 14, 2010 for the purposes of amending the Plan 
based on a request by Cal West Investors, LLC to modify land use designations and rezone a 
school site). 

 
3. Section 65457(a) of the California Government Code and Section 15182(a) of the California 

Environmental Quality Act (CEQA) provides that no EIR or Negative Declaration is required 
for any residential project undertaken in conformity with an adopted Specific Plan for which 
an EIR has been certified. 

 
4. The EIR for the SLSP has been written to qualify all of the planned SLSP residential projects 

for this exemption, assuming they are consistent with the SLSP and that they fulfill all 
conditions and CEQA mitigation measures.   

 
5. The SLSP requires that each development application include certain project-level and 

project-specific technical analyses to demonstrate consistency with the performance 
thresholds and requirements of the SLSP and SLSP Mitigation monitoring Plan (MMP).  All 
the required studies have been submitted for the subject project, reviewed by staff, and the 
following conclusions reached: a) the studies satisfy the SLSP requirements; b) applicable 
requirements or conditions recommended in the studies have been included in the conditions 
of approval for the subject project; c) the studies identify no environmental circumstances 
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specific to the subject site or the proposed project that were not previously anticipated and 
addressed in the original EIR and later addendums. 

 
6. The City of Woodland hereby finds that these studies provide the substantial evidence 

demonstrating that the project as conditioned is consistent with the adopted Specific Plan and 
fulfills all conditions and CEQA mitigation measures. 

 
7. Therefore, pursuant to Section 65457(a) of the California Government Code and Section 

15182(a) of the CEQA Guidelines, no other CEQA clearance is required for the City to take 
action to approve this project. 

 
General Plan Consistency Findings: 
1. The project is consistent with the General Plan. 

 
2. The project is consistent with the purpose and intent of Housing Element.  
 
Spring Lake Specific Plan Consistency Findings: 
1. The project is consistent with the policy language (goals, policies, and objectives) of the 

SLSP. 
 

2. The project is consistent with the land use designations, roadways, and bike paths identified 
in the SLSP. 

 
3. The project is consistent with the Land Use Summary and other relevant Plan text throughout 

the SLSP. 
 
4. The project is consistent with the Development Regulations in the SLSP including a 

determination of substantial consistency with Regulations 2.6, 6.1, 6.4, and 6.7 based on 
language in Section 4.29 of the Development Agreement which precluded submittal of final 
maps until infrastructure plans are completed and tentative maps made consistent, if 
applicable. 

 
5. The project is consistent with the figures and tables in the SLSP. 
 
6. The project is consistent with the SLSP Design Standards and SLSP Affordable Housing 

Plan.  
 
Zoning Consistency Findings: 
1. Single family Residential (R-1) zoning is identified on page 2-22 of the Specific Plan as a 

consistent zone within the R-8 Specific Plan land use categories. 
 

2. The project, as conditioned, meets all applicable regulatory requirements of the Zoning 
Ordinance. 

 
 
Tentative Subdivision Map Findings: 
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1. The tentative map is consistent with the goals and policies of the General Plan and Specific 
Plan. 
 

2. The tentative map is in conformance with the applicable provisions of the Subdivision 
Ordinance and Zoning Ordinance of the City. 

 
3. The tentative map is in conformance with the Subdivision Map Act. 
 
Findings Related to Community Design Guidelines: 

1. The project substantially satisfies the requirements of the Community Design Guidelines.     
 

Findings Related to Other Regulatory Requirements: 

1. The project substantially satisfies the relevant requirements of the City’s Standard 
Specifications and Details. 
 

2. The project substantially satisfies the Infrastructure Master Plans for streets, water, sewage, 
and storm drainage. 

 
3. The Development Agreement satisfies the City’s Development Agreement Resolution and 

the requirements of State law. 
 
  



 
Findings and Conditions of Approval for the Parkview Project TM #5004 – ALC IV Woodland Spring Lake LLC 

4 
 

CONDITIONS OF APPROVAL FOR THE PARKVIEW PROJECT SPECIFIC PLAN 
AMENDMENT, TM #5004, AND DEVELOPMENT AGREEMENT. 

 
Conditions of Approval:  The following conditions shall be fully satisfied prior to acceptance of 
Final Map (unless otherwise stated): 
 
General Conditions 

1. Project Approval.  The project shall be substantially (as determined by the City) 
developed as depicted on the maps and exhibits included in the March 5, 2013 City 
Council staff report, as approved by City Council, for the ALC IV Woodland Spring 
Lake, LLC project, except as modified by these conditions of approval.  Substantive 
modifications to the project description shall require modification of the Development 
Agreement, conditions and environmental documents. 

 
2. Indemnification.  The applicant shall defend, indemnify, and hold harmless the City of 

Woodland, its agents, officers or employees from any claim, action or proceeding against 
the City of its agents, officers or employees to attack, set aside, void or annul an approval 
of the subject application by the City, its legislative body, advisory agencies or 
administrative officers.  The City will promptly notify the applicant of any such claim, 
action or proceeding against the City and the applicant will either, at the City’s discretion, 
undertake defense of the matter and pay the City’s associated legal costs, or will advance 
funds to pay for the defense of the matter by the City Attorney.    

 
3. Deed Disclosures.  Deed Disclosures that satisfy Development Regulation 2.1 

(Disclosures) of the Spring Lake Specific Plan shall be submitted for review and approval 
by the Community Development Director and City Attorney.  These approved disclosures 
shall be placed on deeds for final lots as specified by the Development Regulation.  The 
deed disclosures for all lots shall include language that addresses Development 
Regulation 2.35.6 (Landscape Strips along local streets) within Spring Lake.  

 
4. Responsibility to Inform.  The applicant/developer shall be responsible for informing all 

subcontractors, consultants, engineers, or other business entities providing services 
related to the project of their responsibility to comply with all pertinent requirements of 
the City of Woodland Municipal Code, including the requirement that a business license 
be obtained by all entities doing business in the City as well as hours of operation 
requirements in the City in addition to applicable state and federal laws. 

 
5. Construction Management Plan.  Prior to issuance of any permit or inception of any 

construction activity on the site, the developer shall submit a construction impact 
management plan including a project development schedule and “good neighbor” 
information for review and approval by the Community Development Department.  The 
plan shall include but is not limited to public notice requirements for periods of 
significant impacts (noise/vibration/street closures, tree removal, etc.), special street 
posting, construction vehicle parking plan, phone listing for community concerns, names 
of persons who can be contacted to correct problems, hours of construction activity, noise 
limits, dust control measures, and security fencing and temporary walkways.  



 
Findings and Conditions of Approval for the Parkview Project TM #5004 – ALC IV Woodland Spring Lake LLC 

5 
 

 
6. Fee Notice.  The conditions of approval set forth herein include certain fees, dedication 

requirements, reservation requirements and/or other exactions.  Pursuant to Government 
Code, Section 66020(d), these conditions constitute written notice of the amount of such 
fees, and a description of the dedications, reservations and other exactions. 

 
The applicant is hereby notified that the 90-day protest period, commencing from the date 
of project approval, has begun.  If the applicant fails to file a timely protest regarding any 
of the fees, dedication requirements, reservation requirements and/or other exactions 
contained in this notice, complying with all the requirements of Government Code, 
Section 66020, the applicant will be legally barred from later challenging such fees, 
dedications requirements, reservation requirements and/or other such exactions.  
Notwithstanding the foregoing, the City does not waive any rights it may have to enforce 
any settlement agreement, memorandum of understanding or other agreement with the 
applicant which authorizes the City to impose certain fees, and which may waive the 
applicant’s right to challenge the imposition of some or all of the fees, dedication 
requirements, reservation requirements, and/or other exactions set forth in these 
conditions of approval.   

 
7. Coordination of Plans.  The applicant shall be responsible for coordinating all plans to 

ensure consistency with and including site plan, landscaping, and improvement plans, 
prior to submittal for review. 

 
8. Affordable Housing.  The project is subject to the Spring Lake Specific Plan Affordable 

Housing Plan (SLSP AFP), the City’s Inclusionary Housing Ordinance.  Under the SLSP 
AHP), any for sale residential project is required to provide 10 percent (%) of its units for 
Low-Income Households.    This project requires 7 single family affordable units, based 
on a total unit count of 67 single family lots on the previously zoned school site.   

 
The single family units should be dispersed throughout the project in terms of location 
and product type. Affordable dwelling units shall be constructed concurrently with, or 
prior to, market-rate units within the residential project.  In phased developments, 
inclusionary should be constructed and occupied in proportion to the number of units in 
each phase of the residential project. The Community Development Department and 
Housing Staff shall review and approve the location of the affordable sites prior to 
approval of the first Final Map.  

 
9. Inclusionary Housing Agreement.  Prior to the City approving the applicant’s first final 

map, the OWNER and City shall enter into an Inclusionary Housing Agreement as 
required by the SLSP Affordable Housing Plan (AHP).  This agreement shall be prepared 
by the City, shall be consistent with all applicable provisions of the SLSP AHP, and shall 
contain language inclusive of, but not limited to, the checklist in the SLSP AHP .  

 
10. SLSP AHP Compliance.   Prior to approval of tentative map(s), the OWNER shall show 

proof of compliance with the SLSP AHP. 
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11. Offsite Affordable Fee.  The off-site Affordable housing fee shall be paid for each single 
family market rate unit for units created on the former 10 acre school site.   

 
12. Affordable unit size.  The size (number of bedrooms) of affordable housing units shall be 

distributed throughout the subdivision at proportions similar to the market rate units.   In 
other words, if market rate homes in a particular subdivision are developed as 3 and 4 
bedroom units, the affordable units shall be developed as 3 and 4 bedroom units.  

 
13. Affordable quality of materials.  The design of affordable units and the materials used in 

construction of affordable units hall be of an equal standard; however, affordable for-sale 
units may feature different interior amenities than those of the market rate units.  

 
14. Fair Share Cost.  The applicant agrees to fund on a fair share basis, as determined by the 

City of Woodland nexus study, public facilities, services, and improvements including 
transit capital and operating costs, design and construction of transit stops, fire station 
construction and operations (Development Regulations 4.7.3, 4.9.5, 6.22 and 6.23), 
police operations (Development Regulations 6.30 and 6.31), park development 
(Development Regulation 5.6), greenbelts/pathways/trails (Development Regulation 
5.28), and library  services (Development Regulation 6.42 and 6.43) pursuant to 
Development Regulation 2.7 (Fair Share fees and Financing). 

 
15. Backbone infrastructure.  Prior to occupancy within any subdivision, necessary backbone 

infrastructure and services to serve the subdivision, as determined by the City of 
Woodland, must be in place, and adequate fire service must be demonstrated, pursuant to 
development regulation 2.8 (Infrastructure and service availability), 4..4 through 4.7 
(roadway improvements), 6.24 and 6.25 

 
16. Nexus Study.  The applicant must comply with the requirements of the SLSP Nexus 

Study.   
 

17. Funding Public Services.  Prior to issuance of a building permit, the funding of public 
services shall be addressed pursuant to Development Regulations 2.7, 6.23 and 6.37. 

 
18. Building Unit Allocations (BUA)s.  With the exception of affordable and multi-family 

housing, approval of the first final map requires that all lots have a building unit 
allocation.   No final map shall be accepted by the City unless BUAs are assigned.  This 
map will be assigned 101 single family market rate BUAs.  In this case, assignment may 
require requesting that additional BUAs be added to the Spring Lake Plan area.  If BUA’s 
are transferred from another site or if BUAs are requested to be added the transaction 
shall be in compliance with the BUA Ordinance.   

 
19. Reservation of Lots for public sale.  The requirements of Section 21-15-1 of the City 

Code relating to “Reservation of Lots for Public Sale” shall be met.  Lots shall be offered 
at a fair market price.  If the offered lots have not sold by the end of the 45-day period, 
the sub divider shall be required to demonstrate that the lots were offered at a fair market 
price.   This will entail the provision of an appraisal by a qualified professional appraiser.  
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If appraiser indicates that he offered price unreasonably exceeded the fair market price, 
the lots shall be re-offered for an additional 45- days at a fair market value.  

 
Finance Department 
 

1. Reapportionment Following reapportionment an analysis of the annual special tax generated 
will need to be completed.  Any shortfall in special tax could require a pre-payment.  
 

2. Administrative Guidelines.  The project shall comply with the provisions of Chapter 26 
of the Woodland Municipal Code and shall comply with the Administrative Guidelines 
for Allocation and Distribution of BUA’s in Spring Lake; the collection of SLIF fees, and 
the Processing and Refunding of Private Placement Bonds. 
  

Community Development 
1. Design Review.  For all residential uses, final site plans, architectural plans, elevations 

and landscape plans shall be submitted for review and approval by the Planning 
Commission to ensure consistency with the Spring Lake Specific Plan and Spring Lake 
Design Standards. (All mechanical equipment, whether roof mounted or on the ground, 
shall be fully screened from view (Development Regulation 2.21 Utility Facilities).  All 
antennas shall be placed in building interiors.  Satellite dish antennas are prohibited on 
roofs.  Units shall be energy efficient pursuant to Development Regulation 2.25 (Energy 
Efficiency).  Dwelling unit shall be oriented toward the street pursuant to Development 
Regulation 2.31 (street loading), Development Regulations 2.35.3 (separated entry 
walks)k, 7.5 (Fireplaces), 7.6 (air conditioning), 7.7 (wiring), 7.10 (energy efficiency), 
7.16 through 7.18 and 7.20 and 7.21.1 and 7.21.2 relating to energy conservation.)  
 

2. Setbacks and Lot standards.  Setbacks and other area requirements for all homes and 
related structures shall be consistent with the requirements of Table 2.4 (as amended) of 
the Spring Lake Specific Plan. 

 
3. Landscape Plan Submittal.  Detailed Landscape and Irrigation plans shall be submitted 

and approved by the Community Development, and Parks and Recreation Departments 
concurrent with public improvement plans and prior to issuance of building permits.  
Landscape plans shall specify the following: 
• Locations, size and quantity of all plant materials.  
• A plant legend specifying species type (botanical and common names), container 

size, maximum growth habit and quantity of all plant materials. 
• Location of all pavements, fencing, buildings, accessory structures, parking lot light 

poles, property lines and other pertinent site plan features.  
• Planting and installation details and notes including soil amendments. 
• Existing trees on site shall be identified.  Trees planned for removal or relocation 

shall be marked on the plans, methodology to preserve trees in place provided on 
plans.  

• Details of all irrigation (drip, sprinkler, bubbler) as well as equipment such as 
backflow controller and water meter devices identified.  
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4. Street Tree Master Plan.  Street Tree Master Planting Plan shall be approved prior to the 
issuance of the first building permit.   Shall be reviewed for conformance with the SL 
Design Standards and shall be reviewed and approved by the Community Development 
Department and the City’s Public Works Department – tree division.   A soils test shall 
be submitted that will assist in appropriate species selection. 

 
5. Public Landscaping.  Landscaping design, materials, installation and maintenance in 

roadways, medians, greenbelts, subdivision trails, and other public areas shall be 
consistent with applicable City requirements.  Landscaping shall satisfy and fully 
implement Development Regulations 2.15.1 and 4.16 (Tree Canopy), 2.22 (Drought –
tolerant plantings), 4.17 (Timing of landscaping), 4.17.1 (landscaping at intersections), 
4.18 and 4.19 (bikeway and landscaping) and 7.13 (public landscaping).   
 

6. Interconnecting Walks and Pathways. Interconnecting walks and pathways shall be a 
minimum of 25 feet wide and landscaped consistent with Section 6.9 of the SL Design 
Standards.  Details of the path design shall be provided on landscape plans prior to the 
issuance of building permits.  
 

7. Pedestrian Access Path to Park.  Applicant shall be responsible for constructing an 
appropriate connecting access path at the end of “B” court.  The pathway shall be 
designed to be ADA accessible. The pathway shall be installed at the time of construction 
of Phase 1.  

 
8. Utility Design.  The location of all utility structures shall be coordinated with and 

depicted on the landscaping plans.  Location and installation of utility structures shall be 
to the satisfaction of the Community Development Director and City Engineer.  Public 
utility lines, along public street frontages and /or landscaped areas shall be underground 
type unless otherwise approved by the Community Development Director and City 
Engineer.  The applicant shall ensure consistency with Development Regulation 2.11 
(Utilities), 2.13 (connectivity), 2.21 (utility facilities) and 6.17 through 6.19 (general 
utility requirements).   

 
9. Light pole location.  Light poles shall not be located so as to conflict with planting or 

future growth and shading of trees throughout the site.  Review shall be provided prior to 
issuance of final map. 

 
10. Street and Lot lighting.  Lights along local roads and I public use areas shall be consistent 

with SL Development Regulation 2.22.2. 
 

11. Compliance with State Water Conservation Ordinance.   The project shall comply with 
State water Conservation Ordinance, as well as water conserving requirements in the 
Spring Lake Specific Plan and SL Design Standards.  This applies to all yard and public 
landscaping.  Plans shall be reviewed for compliance prior to issuance of building 
permits.  
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12. Residential Fencing. All wood fence footings and foundations shall be constructed of 
galvanized steel, reinforced concrete, or masonry.  No treated wood materials in contact 
with the ground will be permitted. All wood fencing shall be stained with a water sealant 
to prevent water damage and staining. All required notes/details shall be provided on 
plans prior to the issuance of permits.  Fencing shall comply with Section 2.9 of the SL 
Design Standards.   

 
13. Park and Greenbelt Adjacent Fencing.  All fencing adjacent to the park shall be enhanced 

materially and aesthetically.  Fencing adjacent to the greenbelt shall be consistent with 
the existing fence concept utilized in the Village 3 development.  All wood fencing shall 
be stained with a water sealant. Fence design shall be submitted for review and approval 
prior to the issuance of building permits. 

 
14. Privacy / Sound Wall.  The required privacy/sound wall along north side of East Heritage 

Parkway shall be designed and constructed to be consistent with existing adjacent 
fencing.  The design, including location, height, materials, and color shall be reviewed for 
consistency prior to the issuance of building permits for Phase III.  Landscaping and 
construction of the public improvements shall occur concurrently with adjacent 
development. With a final map on Phase III, public improvements shall include the 
construction of the entire length of the privacy wall from the greenbelt to Meikle Avenue. 

 
15. Entry signs.   Per the Spring Lake Specific Plan and the Spring Lake Design Standards, 

the applicant shall establish neighborhood entry signs at the North East corner of 
Heritage Parkway and Miekle Avenue consistent with SL Design Standard 1.6.2, which 
may include small scale monument or themed art piece.   

 
A design specification for the sign or in-lieu art piece shall be prepared for review and 
approval by the Community Development and Public Works Director prior to approval of 
the final map.   

 
16. Prohibit RV Parking.  Provisions in the CC and Rs for the Single Family (R-8) 

Development shall be adopted that prohibit recreational vehicle parking in the front yard 
for longer than 24 hours.  This provision shall be enforced through mechanisms 
established in the CC & Rs.  

 
17. Prohibit Garage Conversions.  Provisions in the CC and Rs for all residential 

development shall be adopted that prohibit garages from being converted to residential 
use except for a model home sales office.  When the sales office is vacated, it must be 
converted back to a garage.  

 
18. No Restriction on Color.  Provisions in the CC&Rs shall be adopted that prohibit any 

restrictions of color on residential structures.  This provision shall be enforced through 
mechanisms established in the CC & Rs. 

 
19. Energy Efficiency.  All future development shall at a minimum meet the energy 

efficiency requirements included in Design Standard 2.11 and Development Standard 
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2.25.  Five (5%) Percent of all units shall have roof photovoltaic energy systems or other 
alternate energy systems.  The method and number of homes shall be identified prior to 
the issuance of building permits. 

 
20. Trash and Recycling Container Storage.  All future development shall meet the 

requirements for trash and recycling container storage as provided in Design Standard 
2.8.  Information shall be provided on plans prior to issuance of building permits. 

 
SLSP Mitigation Measures: 
 

1. Mitigation Requirements.  The project applicant shall comply with all mitigations 
required by the TOC EIR Mitigation Monitoring Program provided as Attachment A to 
the SLSP, as well as any further analysis provided through additional studies and 
evaluations required to ensure compliance with mitigations. 

 
2. Environmental Noise Analysis.   The design of the project shall comply with the exterior 

and interior noise level requirements of the Noise Element of the City of Woodland 
General Plan.  Prior to issuance of building permits, house plans shall be reviewed for 
consistency with interior noise level requirements, particularly for second floor 
bedrooms.  

 
3. Ground nesting Raptor Survey.   Pursuant to Mitigation Measure 4.5-3, thirty (30) days 

prior to commencement of grading or any site work, the applicant shall have prepared 
and submitted a survey for ground nesting raptors (e.g. northern harrier and burrowing 
owl).  This survey shall be prepared by a qualified raptor biologist using appropriate 
protocol acceptable to responsible agencies.  If survey nesting raptor species are found, 
then Mitigation Measures 4.5-3 (b-d) of the Spring Lake Specific Plan Mitigation 
Monitoring plan shall be followed.  Survey results shall be valid only for the season when 
construction activity occurs.   

 
4. Mitigation Easements.  Mitigation for loss of agricultural land and hawk habitat in the 

form of land set asides shall be fully executed and in place pursuant to Development 
Regulation 2.2 (Land Set Asides) and 7.2 related to the 1:1 mitigation requirement.  A 
fully executed, agreement, signed and recorded with the County shall be provided as 
evidence.  (This item has been satisfied through recordation on the Merritt Easement) 

 
5. Raptor Survey.  Each landowner or applicant shall conduct a pre-construction or pre-tree 

pruning or removal survey of trees greater than 30 feet tall during the raptor breeding 
season (March 1 through September 15).  This survey shall be conducted for a half mile 
around the proposed site at which any construction activity is proposed.   The survey 
shall be conducted by a qualified raptor biologist during the same calendar year that he 
proposed activity is planned to begin to determine if any nesting birds of prey would be 
affected.   

 
6. Geotechnical.  The recommendations contained in the Conclusions and 

Recommendations Section of the Geotechnical Engineering Report (Prepared by Engeo 
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Incorporated, dated November 9, 2010) shall be complied with in the development of this 
subdivision. 

 
7. Air Quality Directives.  Owner shall comply with Air Quality Management District 

directives as specified in Development Regulation 2.12 for both off-road and on-road 
low-emissions heavy duty vehicles and construction equipment during all grading and 
construction.  (SLSP page 7-4, Regulation 7.3). 

 
8. Mosquito Vector Control.  Prior to each construction season each landowner or applicant 

with a project under construction shall consult with, and implement the recommendations 
of the Mosquito Vector Control District regarding control of mosquitoes, black gnats, and 
other vectors.    

 
9. Construction Recycling.  Prior to the commencement of construction on any project, the 

applicant shall ensure that the construction contractor has established construction 
recycling measures pursuant to the requirements of the Mitigation Monitoring Plan and 
all other City requirements.  (MM 4.13-18) 

 
10. Dust Suppression.   Applicant shall comply with all dust suppression requirements during 

all grading and construction activities (SLSP Regulation 7.4) 
 

11. Off site improvements.  Off-site improvements must satisfy the requirements of SLSP 
and SLSP MM including but not limited to Development Regulation 6.13 and Mitigation 
Measure 4.5-7. 

 
12. Cultural Resources.  During grading or any site work development must comply with 

Development Regulation 7.22 (MM 4.10-1) 
 
Roadways 
 

1. The project with each final map shall construct street improvements within or 
immediately adjacent to, or required for connection to, the area defined by the final map 
including asphalt pavement, curb gutter, sidewalk, driveways, and landscaping all street 
lights, fire hydrants and appurtenances. 

 
2. The Applicant shall replace all cracked and broken sidewalk, and complete missing 

sections of sidewalk along, Meikle Avenue and Mack Way Any damage to the sidewalk 
on Heritage Parkway caused by construction of this subdivision shall be repaired by the 
Developer. 

 
3. Existing Speed hump is to remain or be relocated to a location not in conflict with 

proposed improvements to the satisfaction of the City Engineer and be maintained by the 
developer until accepted by City. 

 
4. Project improvement plans for Phases 2 and 3 shall include protection of, restoration of 

any damage to, the existing subdivision trail during construction of improvements.  Phase 
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2  plans shall include construction of and logical sidewalk connections to “E” Place, and 
“F” Place at the developer’s cost.  Phase 3 plans shall include construction of and a 
logical sidewalk connection to “C” Place at the developer’s cost.  Dedication of the 870 
square feet and any additional land if determined necessary to complete the 40- foot wide 
greenbelt adjacent to lot 49 shall be reimbursable in accordance with the CIP for the 
Spring Lake Specific Plan and any land dedication and improvements to complete the 40 
foot width greenbelt will be IFR reimbursable costs. 

 
5. ADA turnouts shall be constructed in the sidewalk, including a 5’ width of sidewalk 

every 400’ unless determined otherwise by the City Engineer. 
 

6. “F” Place shall have a minimum median width as shown on the tentative map; length of 
the median shall be determined by the City Engineer at the time of preparation of the 
improvement plans.  

 
7. Revise the Section D on page C02.  Sound wall is actually spring lake standard concrete 

privacy fence.  The cost of the privacy fence will be a SLIF Fee creditable cost. 
 

8. Pedestrian pathways lots (designated by letter) shall include a minimum of a 10’ PCC 
pedestrian pathway and landscaping design on each side of the path shall be approved by 
the City. 

 
9. The pedestrian pathway located at the north end B Court shall have logical pedestrian 

pathway connection to the existing park sidewalk system constructed at the developer’s 
cost.   
 

10. Public improvements for map phases 2 and 3 shall include maintenance restoration and 
construction of compatible public improvements to complete and insure a quality 40’ 
landscaped parkway along the eastern edge of the map.  Identification of improvements 
shall be determined by the City at the time of approval of public improvement plans. 

 
11. Sidewalk along Miekle Avenue shall have a root barrier installed along the front of 

sidewalk.  Design and depth subject to approval by the City. 
 

 
Easements and Right of Way 

1. Appropriate easements shall be required for City maintained facilities located 
outside of City owned property or the public right-of-way. 

 
2. A seven foot public utility easement back of separated sidewalk, adjacent to all public 

streets within the development shall be dedicated to the City and may be required 
elsewhere as requested by the utility companies and approved by the City.  Exception on 
Arterial roads with green belts of 20’ or greater. 
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3. Map phase 2 shall dedicate a right of way of approximately 870 s.f. adjacent to lot 49 so 
as allow the improvement of the existing greenbelt to a 40’ width at the northeastern edge 
of the map. Dedication of the 870 square feet and any additional land, if determined to be 
necessary to complete the 40 foot wide greenbelt,  shall be reimbursable in accordance 
with the CIP for the Spring Lake Specific Plan and any improvements to the greenbelt 
will be IFR reimbursable costs. 

 
Wastewater and Sewer Collection System  

 
1. The applicant shall obtain a no-cost Wastewater Discharge Permit from the Public Works 

Department prior to the issuance of a Building Permit. 
 

2. The property shall be connected to the City of Woodland’s sewer system, with a separate 
sewer lateral required for each parcel, in accordance with City of Woodland standards. 

 
3. Prior to approval of the first final map, a comprehensive on-site sewer collection system 

master plan shall be prepared by a registered civil engineer for project, for the entire 
tentative map area, and shall be submitted to the City for review and approval. The 
master plan shall include final sizing and location of on-site conveyance facilities, 
structures, and engineering calculations 
 

4. The Tentative Map Sewer Plan showing sewer routing, pipe slopes and sizing and 
locations, are preliminary only and do not constitute approval in any way.  Final approval 
for the Sewer Plan shall occur with the final improvements based on the requirements set 
forth in these conditions of approval. 

 
5. Construction of deep sewer mains shall be connected to laterals by a parallel main and 

connections at Manholes. 
 

6. Applicant shall obtain a discharge permit from the State Board of Reclamation prior to 
ground dewatering. 
 

7. Construction of Sewer mains and laterals for houses fronting on Meikle Avenue shall be 
in accordance with special detail on the tentative map (with a parallel main located below 
the sidewalk) unless otherwise determined by the City Engineer.  Sidewalk construction 
above the sewer line shall include root barriers at the front of walk. 

 
Storm Water 
 

1. Prepare, and submit for approval, a utility site plan prior to preparation of full 
improvement plans.  The proposed utility plan is considered conceptual only, final plans 
shall be subject to the approval of the City Engineer and shall be based on City standards 
and final storm drain, water and sewer studies. 
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2. When project phase 1 or phase 2 proceeds with first final map, the improvement plans 
shall include grading and drainage improvements on the adjacent property to insure that 
interim storm drain improvements can be managed without impacting adjacent property.  
Project shall obtain all necessary rights of entry and permissions from adjacent property 
owner to construct said improvements. 

 
Storm Water Quality Control 
 

1. Construction of projects disturbing more than one acre of soil shall prepare a Storm water 
Pollution Prevention Plan in accordance with National Pollution Discharge Elimination 
System (NPDES Construction General Permit). Applications/projects disturbing less than 
one acre of soil shall implement BMP’s to prevent and minimize erosion.  The 
improvement plans for construction of less than 1 acre shall include a BMP to be 
approved by the City Engineer. 

 
2. The Developer shall create a storm water phasing plan to be approved by City engineer 

prior to a grading permit or final map.   
 

Water Infrastructure Conditions  
 

1. All materials and installation of the water system shall be at the developer’s expense per 
City of Woodland Standard Specifications and Details.  

 
2. Until such time as actual service connections are approved for the subdivision, the water 

agency may withhold water service due to a water shortage declared by the water agency.  
 

3. The Tentative Map Water Plan showing water routing, sizing and locations, are 
preliminary only and do not constitute approval in any way.  Final approval for the Water 
Plan shall occur with the final improvements based on the requirements set forth in these 
conditions of approval.  

 
4. Per City of Woodland Cross Connection Control Program, all types of commercial 

buildings and landscape irrigation services are required to maintain an approved 
backflow prevention assembly, at the developer’s expense.  Service size and flow-rate for 
the backflow prevention assembly must be submitted.  Location of the backflow 
prevention assembly shall be per the City of Woodland Standard Specifications and 
Details.  Prior to the installation of any backflow prevention assembly between the public 
water system and the owner’s facility, the owner or contractor shall make application and 
receive approval from the City Engineer or his designated agent.   

 
5. Any fire hydrant installed will require, in addition to the blue reflector noted in Standard 

Drawings, an additional blue reflector and glue kit that is to be supplied to the City of 
Woodland Fire Department for replacement purposes. 
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6. Separate metered services shall be installed for the Median on F place and (unless 
connected to an existing metered system) and the pedestrian paths located on lots 
designated with letters. 

 
Grading 

1. A topographic survey of the entire site and a comprehensive grading and drainage plan 
prepared by a registered civil engineer, shall be required for the development.  The plan 
shall include topographic information on adjacent parcels.  In addition to grading 
information, the grading plan shall indicate all existing trees, and trees to be removed as a 
result of the proposed development, if any.  A statement shall appear on the site grading 
and drainage plan, which shall be signed by a registered civil engineer or land surveyor 
and shall read, “I hereby state that all improvements have been substantially constructed 
as presented on these plans”.  Reference the City of Woodland Engineering Design and 
Construction Standards for additional requirements. 

2. The Tentative map Grading and Drainage plan showing grading and drainage information 
including topographic information, drainage routing, pipe slopes and sizing and locations 
and excluding topographic information, and overland drainage routing are preliminary 
only and do not constitute approval in any way.  Final approval for the grading and 
Drainage Plan shall occur with the final improvements based on the requirements set 
forth in these conditions of approval.   

 
Fees 
 

1. The Owner shall pay all required fees for processing final maps (technical check) with 
final map submittal.   

 
2. Prior to approval of improvement plans, the Owner shall pay all fees for plan check and 

inspection of offsite infrastructure improvements, as approved by City Council and 
defined in the City Fee Schedule.  If Owner pays a deposit only at improvement plan 
submittal, the balance shall be paid prior to improvement plan approval by the City 
Engineer.   

 
3. All building shall pay applicable Development Impact Fees or connection fees in effect at 

the time of building permit issuance 
 

The conditions of approval set forth herein include certain fees, dedication requirements, 
reservation requirements and/or other exactions.  Pursuant to Government Code, Section 
66020(d), these conditions constitute written notice of the amount of such fees, and a 
description of the dedications, reservations and other exactions. 

 
The applicant is hereby notified that the 90-day protest period, commencing from the date 
of project approval, has begun.  If the applicant fails to file a timely protest regarding any 
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of the fees, dedication requirements, reservation requirements and/or other exactions 
contained in this notice, complying with all the requirements of Government Code, Section 
66020, the applicant will be legally barred from later challenging such fees, dedications 
requirements, reservation requirements and/or other such exactions.  Notwithstanding the 
foregoing, the City does not waive any rights it may have to enforce any settlement 
agreement, memorandum of understanding, or other agreement with the applicant which 
authorizes the City to impose certain fees, and which may waive the applicant's right to 
challenge the imposition of some or all of the fees, dedication requirements, reservation 
requirements, and/or other exactions set forth in these conditions of approval. 
 

4. Prior to final map applicant shall pay $208 per lot in transit capital fees and $35 per lot in 
transit operating fees. 

 
General Conditions 

1. Prior to final map the applicant shall submit and have approved a revised tentative map in 
compliance with these conditions.  The revised tentative map is subject to the approval of 
the City Engineer and Community Development Department. 

 
2. Developer shall document and show evidence that all tentative map conditions are met 

with submittal of final map. 
 

3. Enter into a (Subdivision) Improvement Agreement for the construction of public 
improvements prior to construction of any improvements, approval of improvement 
plans, approval of final map, or building permits. 

 
4. This Tentative Subdivision Map #5004 includes three phases.  The numbering of phases 

is for reference purposes only and landowner has no obligation to develop the property 
sequentially by number or in any particular order.  Each phase shall prepare improvement 
plans for any work within the public right-of-way and submit them to the Public Works 
department for review and approval. The improvement plan sheets shall include the title 
block as outlined in the City of Woodland Standard Specifications.  This submittal is 
separate from the building permit submittal. All public improvements shall conform to 
the current City of Woodland Standard Specifications. 

 
5. Submit proposed Street names to fire department for approval with a copy to Public 

Works prior to improvement plan or final map submittal. 
 

6. Public improvements in addition to roadway construction shall include water, sewer and 
storm drain mains, fire hydrants, street lights and railroad crossing improvements. 

 
7. All domestic water services to this site shall include backflow prevention devices and 

water meters, with meters located within the Public Utilities Easement (P.U.E.) adjacent 
to the public road, in a location approved by the Public Works Department. 
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8. Submit an application for reapportionment of assessments with the parcel map or 

subdivision map; unless determined unnecessary by the City’s finance department. 
 

9. All public landscape areas shall include a separate point of connection for water laterals 
with meters and PG&E power service points for automatic controllers. 

 
10. If improvements are constructed and/or installed by a party or parties other than the 

Developer, which improvements benefit Developer’s property, Developer shall pay a 
proportionate share of the costs of said improvements, including interest, prior to the 
approval of the final map to the City to refund the third party.    
  

11. If conditions for the project require Owner to construct improvements which benefit 
parties other than Owner, and are subject to reimbursement by others as determined by 
the City Engineer, Owner may request to enter into a reimbursement agreement drafted 
by the City.  City shall endeavor to collect reimbursements from the benefiting party(ies) 
including requiring payment prior to approval of any entitlements for benefiting 
party(ies).  All reimbursement agreements shall be executed prior to final map approval. 
 

12. If conditions for the project require the owner to construct improvements which serve the 
entire City and are included in the City’s Development Impact Fee Program, or other 
funded program; the applicant may request to enter into a reimbursement agreement 
drafted by the City.  The timing of reimbursements, if any, shall be subject to the City’s 
ability to program the project funding into the adopted Capital Improvement Program.  
All reimbursement agreements shall be executed prior to final map approval. 

 
13. If greater than 600 S.F. second units shall pay single family dwelling unit development 

fees. 
 

14. Final map shall tie into two City control network monuments in accordance with the 
City’s electronic submission ordinance 

 
15. This project is subject to the construction and demolition debris recycling and diversion 

ordinance. 
 

16. Joint trench/utility plans shall be submitted to the City Engineer for review, prior to 
approval of the final map and improvement plans including the location of AT& T 
facilities. 

 
17. U.S. Post Office mailbox locations shall be shown on the improvement plans 

subject to approval by the City Engineer and Postmaster. 
 

18. A registered landscape architect shall design all landscape and privacy wall 
improvements and improvements shall be per the SLSP and other City Standards, as 
applicable. 
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19. Landscaping of public areas is a public improvement.  Design and construction of public 

landscaping areas shall proceed concurrent with adjacent development. With a final map 
on Phase III, public improvements shall include the construction of the entire length of 
the privacy wall from the greenbelt to Meikle Avenue. Public improvements will not be 
formally accepted until a 90-day maintenance period on landscaping improvements is 
completed.  This requirement may be waived at time of acceptance of other public 
improvements with approval of the Parks, Public Works and Community Development 
departments, but if waived shall require submittal of a separate security to ensure 
landscaping completion. 

 
20. At the time of preparation of public improvement plans project shall include a lighting 

plan in accordance with the Spring Lake standards for review and approval of the City.  If 
necessary for proper luminance the City Engineer may require additional luminaries 
within pedestrian pathways. 

 
Fire Department 
 

1. Weed Abatement.   The project site shall comply with the City of Woodland Weed 
Abatement Ordinance.  The project, parcel map, along with any lots hall be maintained 
throughout the year so that all dead trees or any vegetation growing upon the streets, 
sidewalks, or upon private property which bears seeds of a wingy or downy nature shall 
be removed and maintained so as to meet the City of Woodland standards.   

 
2. Fire Flow- The minimum fire flow required shall be determined as specified by the City 

of Woodland Municipal Code, Chapter 9, 2010 California Fire Code and the City of 
Woodland Standard Specifications and Details, 2010 edition.  The applicant shall meet 
the required volume and duration at the project site prior to obtaining a building permit. 

 
3. Water Supply and Hydrants.  Water supply and fire hydrants shall be installed in 

accordance with CFC Article 9 (903). When any portion of the facility or building is in 
excess of 150 feet from a water supply on a public street, on site fire hydrants will be 
required. A plan shall be submitted to the Fire Department to determine the location of 
the fire hydrants. Plans shall be approved prior to the installation. 

 
Building Division 

1. The project will be required to conform to the current codes that are in effect at the time 
of plan submittal. 
 

2. Plans will need to be complete at the time of submittal as the City of Woodland does not 
accept deferred submittals.  

  
3. All sub-contractors/companies working on the project will be required to obtain a City of 

Woodland Business Registration.  
 

4. The project shall comply with FEMA regulations.   
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Police Department 
1. The project shall comply with the Uniform Security Code, Chapter 6 from the Building 

Code, Article 1, section 6-1-8. 
 

Yolo Solano Air Quality Management District 
1. Portable diesel fueled equipment greater than 50 horsepower (HP), such as generators or 

pumps, must be permitted with the District, or under specific circumstances as approved 
by the District, may be registered with the Air Resources Board’s (ARB’s) Portable 
Equipment Registration Program (PERP) (http://www.arb.ca.gov/perp/perp.htm. 

 
2. Dust emissions must be prevented from creating a nuisance to surrounding properties as 

regulated under District Rule 2.5 Nuisance.   
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EXHIBIT “D” 
 

(Development Impact Fees) 
May vary 

 
 

CITY may, in its sole discretion, collect any of the following fees either prior to the issuance of a 
building permit for the Project or concurrently with the approval of a final subdivision map for 
the Property.  The fees set forth herein do not include fees imposed by other agencies, such as the 
County of Yolo or Woodland Joint Unified School District. 
 
Development Impact Fees for the following categories and amounts are shown as of January 1, 
2013, but actual fee amounts owed by OWNER will be the then-current amounts of such fees at 
the time they are paid by OWNER. 
 
Development Impact Fee SFD MF 
General City $794 n/a 
Fire $1,224 n/a 
Library $49 n/a 
Police $1,047 n/a 
Wastewater $5,744 n/a 
Water $527 n/a 
Parks--Springlake $3,627 n/a 
Surface Water (a future fee for 
the development of surface 
water treatment facilities) 

2,742 n/a 

MPFP Admin Fee $158 n/a 
 
Other fees include all fees identified in this Agreement or conditions of approval which are 
linked to final map approval or issuance of a building permit.  These fees include, but are not 
limited to, the following: 

• SLIF fees for SFD $39,377 for the fair share of backbone infrastructure to the Spring 
Lake Specific Plan area (as of January 1, 2013, actual amounts will be the then-current 
amount of such fee at the time they are paid). 

• Spring Lake Fire Department Operation and Maintenance Funding Fee of $771.00/DUE; 
• Public transit capital fee of $208.00/DUE (more on some maps) for the construction of 

transit capital improvements 
• Public transit operations fee of $35.00  on the 9.78 acre parcel, APN 042-010-83 
• Fiscal Deficit mitigation fees of $1500 for SFD, and $1050 for MFD 
• The Project’s prorated share of the Habitat Monitoring and Farming Education Fees; 

amount to be determined at final map estimated @$56 per SFD, and $40 per MF unit 



 
82093.0018A\3562869.4  

• Off site affordable housing fee of $1,100 per market rate single family unit as required in 
Section 4.7. 

 
 





 







































































































































































































































































 
 
 
 
 
 
 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: FY2012/13 Mid-Year Budget Update 

DATE:  March 5, 2013  

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

 
 
Recommendation for Action 
 
Information purposes only; no action required. 
 
 
Fiscal Impact 
 
This informational item presents the Citywide revenue and expenditure results through the first six 
periods of fiscal year 2012/13, as well as updated General Fund projections through the end of this 
fiscal year. 
 
Discussion 
 
Based on revenue results through the first six months of fiscal year 2012/13, the City’s General Fund 
revenue estimates indicate an increase over the original budget of $627,402.  Included in this excess 
are $130,000 of revenues related to Measure E, which do not remain in the General Fund, but are 
instead transferred out to another, separate fund.  The remaining variance is due primarily to better 
than expected revenues related to development and issuance of building permits, and from property 
taxes in excess of budget.  During the budget preparation, staff assumed a 2.7% decline in assessed 
value and related property taxes; Yolo County published the tax roll in July, which showed a 1.3% 
decline.  Other revenues, such as franchise fees, motor vehicle in lieu and interest earnings, are 
projected to fall short of budget based upon FY11/12 results and/or current year trends. 
 
The results of the projections for both revenues and expenditures included herein are being used in 
development of the FY2013/14 budget, which is expected to be outlined with the Council during the 
March budget workshop, tentatively scheduled for March 26th. 
 
This report summarizes the All Funds revenue and expenditure results for the first six periods of 
fiscal year 2012/13.  In addition, the report highlights revenues and expenditures in the General Fund 
for the first half of 2012/13 and updated projections for General Fund results through the end of the 
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year.  Also included in this report are the preliminary, unaudited results for the fiscal year ended 
June 30, 2012.  Because the annual audit for FY2011/12 is underway but not yet completed, the 
results are considered preliminary and may be subject to auditor adjustments. 
 
The following represents selected highlights from the mid-year budget report: 
 

• All Funds revenues through the second quarter of 2012/13 are $34.02 million, or 23.8% of 
the adjusted All Funds budget of $142.9 million.  (See Attachment A, Table 1) 
 

• Through the second quarter of the current fiscal year, All Funds Expenditures total $52.94 
million or 36.9% of the budget of $143.48 million.  (See Attachment A, Tables 2-3). 

 
• Year-to-date FY2012/13 General Fund revenues through the second quarter of the fiscal year 

were $7.161 million or 18.85% of the $37,997,212 budget. 
 

o Property Taxes:  The first installment of property tax revenues is not received until 
January 2013.   Information received from Yolo County on citywide assessed 
valuations indicates that citywide assessed value decreased by 1.3% compared to a 
budget estimate of a 2.7% decline.  Staff has received revenues and completed an 
analysis of expected results for the current fiscal year, which show projections for a 
positive budget variance of $277,619. 
 

o Sales Tax:  The City works with a sales tax consultant to assist with monitoring of 
sales tax activity and projections, which are closely monitored throughout the year.  
Based upon the results for the current year, total sales taxes (including Measures E 
and V) are trending above budget by $143,629.  The majority of this increase is 
related to Measure E, which does not remain in the General Fund, but is instead 
transferred to a separate fund.  The FY2012/13 Sales Tax revenues include a one-time 
adjustment for retroactive reporting issues in the amount of $300k.  If not for this 
one-time revenues, General Fund sales taxes would have fallen short of budget. 

 
o Permit/License Fees:  The fees in this category are derived primarily from business 

licenses, planning fees and other building and miscellaneous permits.  The projected 
positive budgetary variance of $371,553 is the result of better than expected 
development activity, including non-residential development as well as single family 
residential development.  The fees in this category tend to be cyclical and are 
dependent in large part on continued development activity in the City. 

 
• Year-to-date FY2012/13 General Fund expenditures through the second quarter of the fiscal 

year were $15.88 million or 41.6% of the $38.17 million budget.   
 

o Projections through the end of the fiscal year indicate that expenditures will be very 
close to the original budget, with a small positive variance of $98k.  This variance is 
due primarily to savings from unanticipated vacancies, offset by overages in 
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operating transfers (from increased Measure E revenues), and supplies and services 
for various City consulting and contracting endeavors. 
 

• Preliminary results for FY2011/12 show the General Fund ended the year with an unreserved 
fund balance of $6.081 million (16.78% of expenditures), and represents an unfavorable 
variance of  $612,000 in comparison to the estimates used in the development of the FY13/14 
budget.  
 

o Preparation of the FY2011/12 budget assumed a net increase of $1 million in fund 
balance was assumed.  The originally budgeted net increase in fund balance was 
attributable to a one-time $1 million payment received from Waste Management that 
was paid for the signing of a contract extension.  All other revenues in the General 
Fund came in over budget by $810k.  This variance resulted primarily from better 
than anticipated sales tax and transient occupancy tax (TOT) revenues.   
 

o Expenditures ended the year under budget by $488k.  The largest savings occurred 
from savings related to unanticipated vacancies that resulted throughout the year, as 
well as additional savings in discretionary supplies and services by the departments. 
 

o Development of the FY2012/13 original budget assumed that the General Fund would 
end fiscal year 2011/12 with a positive variance of $1 million (as discussed above), 
and an ending fund balance of $6.57 million, or 17%.  Due to the additional revenues 
received and the expenditure savings achieved during the year, the actual ending fund 
balance is $8.58 million, or 23.6%. 

 
Based on the information presented herein, the General Fund is expected end the current fiscal year 
with an unreserved fund balance of $6.63 million, or 17.43% of expenditures.  This represents a 
favorable variance of $235,000 in comparison to the original FY12/13 budget estimates. 
 
In conjunction with the City Council’s consideration of the FY2013/14 budget, staff anticipates 
presenting policy recommendations related to the priorities for use of fund balances in excess of the 
City’s existing reserve policy level.  These will be limited to “one-time” uses, including – but not 
limited to – repayment of inter-fund loans, contributions toward unfunded liabilities, one-time 
priority capital project needs, as well as maintaining heightened reserve levels.  A recommendation 
will necessarily need to be considered within the context of the General Fund Five-Year forecast, 
and includes consideration of the scheduled expiration of the Measure V ¼ cent sales tax at the end 
of FY13/14.  
 
Conclusion 
 
This informational item presents the mid-year budget update for FY2012/13.  The information 
provided in this report includes year-to-date revenue and expenditure results through the first six 
months of this fiscal year, as well as more detailed General Fund information and preliminary 
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projections for year-end results.  The baseline budget for FY2013/14 will be the subject of the City 
Council’s budget workshop on March 26, 2013. 
 
 
 
 
 Prepared by: Kimberly McKinney 
  Finance Officer 
 
 
 
 
  
Paul Navazio 
City Manager 
 
Attachment A – All Funds Revenues and Expenditures 
Attachment B – General Fund Revenues and Expenditures 
 



ATTACHMENT A 

ALL FUNDS REVENUES AND EXPENDITURES 

 

Table 1 – All Funds FY2012/13 Revenues 

FY2012/13 Revenues 

  Original Budget Adjusted Budget 
Year-To-Date 

Actuals % 
General Fund 37,997,212 37,997,212 7,282,134 19.16% 
Special Revenue 9,078,135 9,078,135 3,222,783 35.50% 
Debt Service 6,358,819 6,358,819 2,029,664 31.92% 
Capital Projects 20,280,457 20,280,457 3,300,899 16.28% 
Enterprise Funds 50,893,105 50,893,105 13,790,216 27.10% 
Internal Service 12,123,572 12,123,572 4,110,110 33.90% 
Redevelopment 1,100,000 1,100,000 50,082 4.55% 
Agency 5,100,933 5,100,933 235,005 4.61% 
Total All Funds         142,932,232            142,932,232      34,020,893  23.80% 
          

 

• All Funds revenues through the second quarter of 2012/13 are $34.02 million, or 23.8% 
of the adjusted budget.  General Fund revenues are $7.28 million or 19.16% of the 
adjusted budget, with many of the City’s major tax revenues yet to be collected. 

• Special Revenue fund revenues include many special assessment districts (i.e. lighting 
and landscaping districts) that receive revenue disbursements with the property taxes 
received by the City in January and May each year. 

• Revenues in the Capital Projects funds include anticipated internal transfers to cover 
deficits within certain capital funds; these internal transfers will occur toward the end of 
the fiscal year, as actual results become known.  The Measure E funds is also included in 
this category, and only a portion of the sales tax revenues associated with Measure E 
have been received to date. 

• Enterprise Fund revenue budgets assumed nearly $24 million in revenues from the 
issuance of bonds.  No debt has been issued in this fiscal year, which causes the year to 
date percentages to appear low. 

• Agency funds are primarily pass-through special assessment funds.  The revenues are 
received with the City’s property tax distributions in January and May. 

 



Table 2 – All Funds 2012/13 Expenditures by Fund 

FY2012/13 Expenditures 

  Original Budget Adjusted Budget 
Year-To-Date 

Actuals % 
General Fund          38,151,825            38,169,825        15,915,704  41.70% 
Special Revenue            8,714,252            10,777,252          5,187,151  48.13% 
Debt Service            6,352,337              6,352,337          1,374,920  21.64% 
Capital Projects          22,116,316            22,116,316          5,951,066  26.91% 
Enterprise Funds          46,963,380            46,963,380        14,472,284  30.82% 
Internal Service          12,854,859            12,854,859          5,629,853  43.80% 
Redevelopment               835,225                 835,225             125,567  15.03% 
Agency            5,409,011              5,409,011          4,284,582  79.21% 
Total All Funds        141,397,205          143,478,205        52,941,127  36.90% 
          

   

• Through the second quarter of FY2012/13, All Funds expenditures (not including 
encumbrances) totaled $52.94 million, or 36.9% of the adjusted budget.  General Fund 
expenditures totaled $15.915 million, or 41.7% of the adjusted budget. 

• Operating expenditures appear to be tracking within budget for all categories. 
• Debt Service expenditures occur in large payments at various times of the year, with 

many of the payments due in February.  As a result, the year to date expenditure 
percentage appears low. 

• Expenditures related to Redevelopment are primarily for debt service payments, which 
will not be paid until May. 

• Agency Funds reflect expenditures of 79% of budget due to the timing of debt service 
payments made for the respective bond issues; many of these funds have payments due in 
September each year. 

 

 

 

 

 

 



Table 3 – All Funds Expenditures by Department 

 

 

• As of the end of the second quarter of fiscal year 2012/13, all departments appear to be 
tracking closely to budget, with savings in many departments occurring as a result of 
unanticipated vacancies. 

 

 

 

 

 

 

 

 

 

 

 

 

Original Budget Adjusted Budget
Year-To-Date

Actuals %
Administration 12,789,251    12,789,251      5,822,499         45.53%
Capital Improvements 26,949,981    29,412,981      12,406,930       42.18%
Community Development 7,650,601      7,650,601        2,861,299         37.40%
Fire 9,525,204      9,525,204        4,490,559         47.14%
Library 1,395,547      1,395,547        578,959            41.49%
Non-Departmental 38,776,583    38,376,583      9,404,096         24.50%
Police 15,121,021    15,139,021      7,008,340         46.29%
Public Works 27,086,786    27,086,786      9,487,838         35.03%
Recreation 2,102,231      2,102,231        880,605            41.89%
Total All Funds 141,397,205  143,478,205    52,941,125       36.90%

FY2012/13 Expenditures



ATTACHMENT B 

GENERAL FUND REVENUES AND EXPENDITURES 

Table 1 – General Fund Revenues 

 

• The City does not receive the first installment of property tax payments until January 
2013.  Information received from Yolo County indicates that the total assessed value 
decreased by 1.3% from the prior year; the FY2012/13 budget assumed a 2.7% decline. 

• Included in the Sales Tax revenues for FY2012/13 are two large “clean up” adjustments 
in the City’s sales taxes (totaling approximately $300k).  This payment is not calculated 
as part of the baseline assumption for sales tax revenues moving forward; if not for 
receipt of this one time money, the projections for sales tax would have fallen short of the 
budget.  The positive variance noted in the table is attributable to Measure E revenues, 
which to do remain in the General Fund, but are transferred out to a separate fund 
throughout the year. 

• The majority of Motor Vehicle In Lieu revenues are received in conjunction with the 
City’s property tax revenues, which do not get distributed until January and May, but 
based on final information from FY2011/12, the budget appears overstated. 

• The favorable variance is projected revenues from License/Permit fees is due to more 
development activity than originally anticipated, including some non-residential 
development as well as permits issued for single family homes. 

 

Original Budget Adjusted Budget
Year-To-Date

Actuals
FY2012/13
Projection

Variance
Favorable/

(Unfavorable)
Property Tax 8,565,392             8,565,392              -               8,843,011    277,619       
Sales Tax 15,864,275           15,864,275            4,004,581     16,007,904  143,629       
Other Taxes 888,414                888,414                 289,849        885,435       (2,979)          
Franchise Fees 1,921,220             1,921,220              478,860        1,701,708    (219,512)      
Licenses/Permits 1,219,349             1,219,349              939,057        1,590,902    371,553       
Fines and Penalties 127,677                127,677                 69,957          221,186       93,509         
Service Charges 524,615                524,615                 228,786        521,271       (3,344)          
Motor Vehicle In Lieu 3,818,795             3,818,795              29,327          3,718,080    (100,715)      
Intergovernmental 237,039                237,039                 34,289          430,389       193,350       
Lease/Interest Income 210,984                210,984                 11,761          89,450         (121,534)      
Miscellaneous 4,481,074             4,481,074              1,075,213     4,476,900    (4,174)          
Transfers 138,378                138,378                 -               138,378       -              
Total General Fund 37,997,212           37,997,212            7,161,680     38,624,614  627,402       

FY2012/13 General Fund Revenues



Table 2 – General Fund Expenditures by Category 

 

• Through the second quarter of FY2012/13, General Fund expenditures (not including 
encumbrances) total $15.88 million, or 41.61% of the adjusted budget.   

• Personnel costs are trending to be under budget, with 48.69% of the budget spent through 
the second quarter.  The savings are a result of some unanticipated vacancies during the 
fiscal year. 

• Operating Transfers consist primarily of the transfer of Measure E sales tax received to 
the capital projects fund, as well as the subsidy for the Storm Drain and Cemetery 
operations.  Because only a small portion of Measure E revenues have been received, the 
transfers recorded to date are low.  Other fund subsidies are typically recorded toward the 
end of the fiscal year, when more accurate information is available regarding the 
subsidies actually required. 

o The projection for Operating Transfers is over budget primarily as a result of 
better than expected revenues from Measure E, which is received as revenue into 
the General Fund and then transferred out to a separate fund. 

 

 

 

 

 

 

 

 

Original Budget Adjusted Budget
Year-To-Date

Actuals %
 FY2012/13
Projections 

Variance
Favorable/

(Unfavorable)
Personnel 22,916,568        22,916,568          11,158,827       48.69% 22,538,070        378,498            
Supplies & Services 5,294,029          5,294,029            1,770,878         33.45% 5,430,644          (136,615)           
Education & Training 151,577             151,577               59,717              39.40% 157,707             (6,130)               
Debt Service 210,140             210,140               105,070            50.00% 210,140             -                    
Capital Expenditures 26,743               26,743                 22,499              84.13% 26,743               -                    
Non-Discretionary 4,557,623          4,557,623            1,707,841         37.47% 4,490,382          67,241              
Operating Transfers 5,013,145          5,013,145            1,057,594         21.10% 5,217,890          (204,745)           
Total General Fund 38,169,825        38,169,825          15,882,426       41.61% 38,071,576        98,249              

FY2012/13 General Fund Expenditures



 

 

Table 3 – General Fund Expenditures by Department 

 

• After the second quarter of FY2012/13, all departments appear to be tracking in line with 
the adjusted budget amounts. 

• Non-Departmental expenditures consist primarily of the transfer of Measure E sales tax 
received to the capital projects fund, as well as the subsidy for the Storm Drain and 
Cemetery operations.  Because only a small portion of Measure E revenues have been 
received, the transfers recorded to date are low.  Other fund subsidies are typically 
recorded toward the end of the fiscal year, when more accurate information is available 
regarding the subsidies actually required. 

o The projection for Non-Departmental expenditures is over budget primarily as a 
result of better than expected revenues from Measure E, which is received as 
revenue into the General Fund and then transferred out to a separate fund. 

 
 

 

 

 

 

 

Original Budget Adjusted Budget
Year-To-Date

Actuals
 FY2012/13
Projections 

Variance
Favorable/

(Unfavorable)
Administration 2,463,256        2,463,256         928,895        37.71% 2,505,666      (42,410)         
Community Development 2,282,389        2,282,389         990,737        43.41% 2,177,482      104,907         
Recreation 1,712,544        1,712,544         714,390        41.72% 1,733,466      (20,922)         
Police 14,641,953      14,641,953       6,666,554     45.53% 14,619,659    22,294           
Fire 8,367,083        8,367,083         3,973,010     47.48% 8,241,802      125,281         
Library 1,175,246        1,175,246         494,763        42.10% 1,167,840      7,406             
Public Works 2,290,835        2,290,835         936,677        40.89% 2,173,712      117,123         
Non-Departmental 5,236,519        5,236,519         1,177,400     22.48% 5,451,949      (215,430)       
Total General Fund 38,169,825      38,169,825       15,882,426   41.61% 38,071,576    98,249           

FY2012/13 General Fund Expenditures



Table 4 

 
**The annual audit for fiscal year 2011/12 final results is currently underway and expected to be 
complete in the next month or two; until such time as the audit is complete, actual results from 
FY2011/12 are considered preliminary. 

Fiscal Year 2011/12 Results: 

• Preliminary results for FY2011/12 show the General Fund ended the year with an 
unreserved fund balance of $6.081 million (16.78% of expenditures), and represents an 
unfavorable variance of  $612,000 in comparison to the estimates used in the 
development of the FY13/14 budget.  
 

• The originally budgeted net increase in fund balance was attributable to a one-time $1 
million payment received from Waste Management that was paid for the signing of a 
contract extension. 
 

• During development of the FY2012/13 original budget, projections were made for the 
ending of FY2011/12; these projections are noted in the column above called 
“Anticipated FY2011/12”.  At the time of development, revenues were assumed to be 

General Fund Anticipated Unaudited Actual Difference Original Budget Projected Difference

FY2011/12 FY2011/12 FY2011/12 FY 2012/13 FY 2012/13 FY2012/13

Beginning Fund Balance 5,628,000$   5,987,045$           359,045$      6,572,178$          8,581,079$   2,008,901$ 

Revenues 38,395,000$ 38,843,664$         448,664$      37,997,212$        38,624,614$ 627,402$    

Expenditures 37,330,000$ 36,249,630$         (1,080,370)$ 38,169,825$        38,071,576$ (98,249)$     

Change in Fund Balance 1,065,000$   2,594,034$           1,529,034$   (172,613)$           553,038$      725,651$    

Ending Balance 6,693,000$   8,581,079$           1,888,079$   6,399,565$          9,134,117$   2,734,552$ 

Less: Reserved Fund Balance

  Internal Loan Repayments (2,500,000)$          (2,500,000)$  

Unreserved Fund Balance 6,693,000$   6,081,079$           6,399,565$          6,634,117$   

% of Expenditures 17.93% 16.78% 16.77% 17.43%

Reserve Policy % 13% 13% 13% 13%

Reserve Policy $ 4,852,900$   4,712,452$           4,962,077$          4,949,305$   

Balance over (under) Reserve Target 1,840,100$   1,368,627$           1,437,488$          1,684,812$   

City of Woodland
General Fund Forecast



$38.3 million; actual results came in over that target by $448,000.  This variance resulted 
primarily from better than anticipated sales tax and transient occupancy tax (TOT) 
revenues. 
 

• Expenditures ended the year under the projection by more than $1 million.  The largest 
savings occurred as a result of unanticipated vacancies throughout the year, as well as 
additional savings in discretionary supplies and services by the departments.  
 

• Total ending unaudited unreserved fund balance in the General Fund is preliminarily 
calculated at $6.081 million for FY2011/12.  This fund balance is “net” of amounts 
reserved for repayment of internal loans received by the General Fund in previous fiscal 
years and used as part of the balancing plans beginning in FY2007/08.  These include 
amounts borrowed from the City’s Vehicle Replacement Fund as well as various utility 
funds.  As these funds are required to be repaid by the General Fund, it is appropriate to 
recognize the obligation to repay those loans as a reservation of fund balance; hence the 
reserved portion of the fund balance will not be available for future discretionary 
spending.   
 

• The projections for FY2012/13 indicate an unreserved fund balance of $6.63 million, or 
17.43%.  This result, if achieved, represents a favorable variance of $235,000 from the 
results assumed at the time of adoption of the FY12/13 budget. 
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	5.1Parkview Development Agreement 2.12-13
	DEVELOPMENT AGREEMENT NO. [_____]
	1. UDEFINITIONS AND EXHIBITSU.
	1.1 UDefinitionsU.  The following terms when used in this Agreement shall be defined as follows:
	1.1.1 “Agreement” means this Development Agreement.
	1.1.2 “CITY” means the City of Woodland, a California municipal corporation.
	1.1.3 “City Council” means the duly elected city council of the City of Woodland.
	1.1.4 “Commencement Date” means the date the Term of this Agreement commences.
	1.1.5 “Development” means the improvement of the Property (as defined herein) for the purposes of completing the structures, improvements and facilities comprising the Project including, but not limited to: grading; the construction of infrastructure ...
	1.1.6 “Development Approvals” means all permits and other entitlements for use subject to approval or issuance by CITY in connection with development of the Property including, but not limited to:
	1.1.7 “Development Exaction” means any requirement of CITY in connection with or pursuant to any Land Use Regulation or Development Approval for the dedication of land, the construction of improvements or public facilities, or the payment of fees in o...
	1.1.8 “Development Impact Fee” a monetary exaction other than a tax or special assessment, whether established for a broad class of projects by legislation of general applicability or imposed on a specific project on an ad hoc basis, that is charged b...
	1.1.9 “Development Plan” means the plan for development of the Property as set forth in Exhibit “C”.
	1.1.10 “Effective Date” means the date the ordinance approving and authorizing this Agreement becomes effective.
	1.1.11 “Land Use Regulations” means all ordinances, resolutions, codes, rules, regulations and official policies of CITY governing the development and use of land, including, without limitation, the permitted use of land, the density or intensity of u...
	1.1.12  “Mortgagee” means a mortgagee of a mortgage, a beneficiary under a deed of trust or any other security-device lender, and their successors and assigns.
	1.1.13  “OWNER” means the persons and entities listed as OWNER on page 1 of this Agreement and their successors in interest to all or any part of the Property.
	1.1.14 “Project” means the development of the Property contemplated by the Development Plan as such Plan may be further defined, enhanced or modified pursuant to the provisions of this Agreement.
	1.1.15 “Property” means the real property described on Exhibit “A” and shown on Exhibit “B” to this Agreement.  The Property consists of two separate parcels:APN 042-010-083 (former school site) and APN: 042-010-084 (Former multi-family parcel).
	1.1.16 “Reservation of Rights” means the rights and authority excepted from the assurances and rights provided to OWNER under this Agreement and reserved to CITY under Section 3.3 of this Agreement.

	1.2 UExhibitsU.  The following documents are attached to, and by this reference made a part of, this Agreement:

	2. UGENERAL PROVISIONSU.
	2.1 UBinding Effect of AgreementU.  The Property is hereby made subject to this Agreement.  Development of the Property is hereby authorized and shall be carried out in accordance with the terms of the Development Plan and this Agreement.
	2.2 UOwnership of PropertyU.  OWNER represents and covenants that it is the owner of the fee simple title to, or has an equitable interest in, the Property or a portion thereof.
	2.3 UTermU.  The term of this Agreement shall commence on the date (the “Commencement Date”) that is the Effective Date, and shall continue for a period of 20 years thereafter, unless this term is modified or extended pursuant to the provisions of thi...
	2.4 UAssignmentU.
	2.4.1 URight to AssignU. OWNER shall have the right to sell, transfer or assign the Property in whole or in part (provided that no such partial transfer shall violate the Subdivision Map Act, Government Code Section 66410, UetU UseqU.) to any person, ...
	2.4.2 URelease of Transferring OwnerU.  Notwithstanding any sale, transfer or assignment, a transferring OWNER shall continue to be obligated under this Agreement with respect to the transferred Property or any transferred portion thereof, unless such...
	2.4.3 USubsequent AssignmentU.  Any subsequent sale, transfer or assignment after an initial sale, transfer or assignment shall be made only in accordance with and subject to the terms and conditions of this Section.
	2.4.4 UUtilitiesU. The Project shall be connected to all utilities necessary to provide adequate water, sewer, gas, electric, and other utility service to the Project, prior to the issuance of a certificate of occupancy for any portion of the Project.
	2.4.5 USale to Public and Completion of ConstructionU. The provisions of Subsection 2.4.1 shall not apply to the sale or lease (for a period longer than one year) of any lot that has been finally subdivided and is individually (and not in "bulk") sold...

	2.5 UAmendment or Cancellation of AgreementU. This Agreement may be amended or canceled in whole or in part only by written consent of all parties in the manner provided for in Government Code Section 65868.  This provision shall not limit any remedy ...
	2.6 UTerminationU. This Agreement shall be deemed terminated and of no further effect upon the occurrence of any of the following events:
	2.7 UNoticesU.

	3. UDEVELOPMENT OF THE PROPERTYU.
	3.1 URights to DevelopU.
	3.1.1   Subject to the terms of this Agreement including the Reservation of Rights, OWNER shall have a vested right to develop the Property in accordance with, and to the extent of, this Agreement.  Except as expressly provided otherwise herein, the P...
	3.1.2 CITY and OWNER acknowledge that this Agreement has been prepared and executed in order to comply with the requirement in the Spring Lake Specific Plan. OWNER acknowledges that the rezone, Specific Plan Amendment and Tentative Subdivision Map #50...

	3.2 UEffect of Agreement on Land Use RegulationsU.  Except as otherwise provided under the terms of this Agreement including the Reservation of Rights, the rules, regulations and official policies governing permitted uses of the Property, the density ...
	3.3 UReservation of RightsU.
	3.3.1 ULimitations, Reservations and ExceptionsU. Notwithstanding any other provision of this Agreement, the following regulations shall apply to the development of the Property:
	3.3.2 USubsequent Development ApprovalsU.  This Agreement shall not prevent CITY, in acting on subsequent development approvals and to the same extent it would otherwise be authorized to do so absent this Agreement, from applying subsequently adopted ...
	3.3.3 UModification or Suspension by State or Federal LawU.  In the event that State, County or Federal laws or regulations, enacted after the Effective Date of this Agreement, prevent or preclude compliance with one or more of the provisions of this ...
	3.3.4 UIntentU.  The parties acknowledge and agree that CITY is restricted in its authority to limit certain aspects of its police power by contract and that the foregoing limitations, reservations and exceptions are intended to reserve to CITY all of...

	3.4 URegulation by Other Public AgenciesU.  It is acknowledged by the parties that other public agencies not within the control of CITY may possess authority to regulate aspects of the development of the Property separately from or jointly with CITY a...
	3.5 UTiming of DevelopmentU. The parties acknowledge that OWNER cannot at this time predict when or the rate at which phases of the Property will be developed. Such decisions depend upon numerous factors which are not within the control of OWNER, such...
	3.6 UPublic WorksU. If OWNER is required by this Agreement to construct any public works facilities which will be dedicated to CITY or any other public agency upon completion, and if required by applicable laws to do so, OWNER shall perform such work ...
	3.7 UAcquisition of Property for Construction of Improvements Off-SiteU.  OWNER shall, in a timely manner as determined by CITY and consistent with the requirements of the Specific Plan, acquire the property rights necessary to construct or otherwise ...
	3.8 UAcquisition of Real Property InterestsU. In any instance where OWNER is required to construct any public improvement on land not owned by OWNER, OWNER shall at its sole cost and expense provide or cause to be provided, the real property interests...
	3.9 UCredits and/or Reimbursement for Dedication of Property or Construction of InfrastructureU.  To the extent OWNER dedicates land, funds or constructs public facilities that exceed the size or capacity required to serve the Property for the benefit...
	3.10 UWater Supply PlanningU.  To the extent the Development Plan includes one or more tentative maps totaling more than 500 dwelling units, and to the extent the Project, or any part thereof, is not exempt under Government Code Section 66473.7(i), ea...

	4. UPUBLIC BENEFITSU.
	4.1 UIntentU.  The parties acknowledge and agree that development of the Property will result in substantial public needs that will not be fully met by the Development Plan and further acknowledge and agree that this Agreement confers substantial priv...
	4.2 UDevelopment Impact FeesU.
	4.2.1 UAmount of FeeU.  The Development Impact Fees set forth in Exhibit “D” shall be charged to the Project.
	4.2.2 UTime of PaymentU. The fees required pursuant to Subsection 4.2.1 shall be paid to CITY prior to the issuance of building permits for each residential unit.  No fees shall be payable for building permits issued prior to the Effective Date of thi...
	4.2.3 UFee Credits and ReimbursementsU.  OWNER shall be entitled to credit or reimbursement against the fees required pursuant to Subsection 4.2.1 for the dedication of land, the construction of improvements or the payment of fees as specifically set ...
	4.2.4 UFuture Development Impact FeesU.  The Parties hereby agree that, in addition to the Development Impact Fees included in Exhibit “D”, the Project shall be subject to the imposition of any Development Impact Fee that becomes effective after the E...
	4.2.5 UPrepaymentU.  In no event shall the prepayment of any Development Impact Fees required hereunder establish a vested right on the part of OWNER or any other owner of the Property or any person or entity with an interest therein to develop the Pr...

	4.3 UAgricultural Conservation Easements. Swainson’s Hawk MitigationU.  CITY has established specific criteria for agricultural conservation easements, as provided in CITY’s Agricultural Mitigation Program.  Pursuant to Section 4.4 of the TOC 160 Deve...
	4.4 UDedication of On-Site Easements and Rights of WayU.  OWNER shall dedicate to CITY all on-site rights of way and easements deemed necessary for public improvements, in CITY's sole discretion, within 15 days of receipt of written demand from CITY.
	4.5 UTiming of Construction of Off-Site InfrastructureU.  Approval of any building permits on the Property shall be conditioned upon CITY's determination, in its sole discretion, that sufficient progress is being made on construction of off-site infra...
	4.6 UAssigned Building Unit AllocationsU.  OWNER agrees that CITY shall not approve any final subdivision map unless each lot to be subdivided thereby has a building unit allocation assigned to it pursuant to CITY’s building unit allocation ordinance....
	4.7 UInclusionary Housing AgreementU.  In April of 2005, CITY entered into that certain Affordable Housing Land Dedication Agreement with three developers which included the then title holder to the Property, HTW West Ventures, LLC.  Prior to submitta...
	4.8 UFinancing Plan Cost EstimatesU.  Notwithstanding any fee amounts listed in Exhibit “D,” OWNER acknowledges and agrees that the cost estimates contained in the Spring Lake Specific Plan Financing Plan and Capital Improvement Plan (CIP) are estimat...
	4.9 UInfrastructure and ImprovementsU.  Prior to receiving a building permit for the Project, OWNER shall either have: (i) applied for and received a subdivision map for the Property, and have entered into a new development agreement with CITY or an a...

	5. UFINANCING OF PUBLIC IMPROVEMENTSU.  CITY and OWNER will cooperate in, the formation of any special assessment district, community facilities district or alternate financing mechanism to pay for the construction and/or maintenance and operation of ...
	6. UREVIEW FOR COMPLIANCEU.
	6.1 UPeriodic ReviewU.  The CITY shall review this Agreement annually, on or before the anniversary of the Effective Date, in order to ascertain the compliance by OWNER with the terms of the Agreement.  OWNER shall submit an Annual Monitoring Report, ...
	6.2 USpecial ReviewU.  The City Council may order a special review of compliance with this Agreement at any time. The Community Development Director, or his or her designee, shall conduct such special reviews.
	6.3 UProcedureU.
	6.4 UProceedings Upon Modification or TerminationU. If, upon a finding under Section 6.3, CITY determines to proceed with modification or termination of this Agreement, CITY shall give written notice to OWNER of its intention so to do. The notice shal...
	6.5 UHearing on Modification or TerminationU. At the time and place set for the hearing on modification or termination, OWNER shall be given an opportunity to be heard. OWNER shall be required to demonstrate good faith compliance with the terms and co...
	6.6 UCertificate of Agreement ComplianceU. If, at the conclusion of a Periodic or Special Review, OWNER is found to be in compliance with this Agreement, CITY shall, upon request by OWNER, issue a Certificate of Agreement Compliance ("Certificate") to...

	7. UDEFAULT AND REMEDIESU.
	7.1 URemedies in GeneralU. It is acknowledged by the parties that CITY would not have entered into this Agreement if it were to be liable in damages under this Agreement, or with respect to this Agreement or the application thereof.   In general, each...
	7.2 UReleaseU.  Except for non-monetary remedies, OWNER, for itself, its successors and assignees, hereby releases CITY, its officers, agents and employees from any and all claims, demands, actions, or suits of any kind or nature arising out of any li...
	7.3 UTermination or Modification of Agreement for Default of OWNERU. CITY may terminate or modify this Agreement for any failure of OWNER to perform any material duty or obligation of OWNER under this Agreement, or to comply in good faith with the ter...

	8. ULITIGATIONU.
	8.1 UGeneral Plan LitigationU.  CITY has determined that this Agreement is consistent with its General Plan, and that the General Plan meets all requirements of law. OWNER has reviewed the General Plan and concurs with CITY's determination.  CITY shal...
	8.2 UThird Party Litigation Concerning AgreementU.  OWNER shall defend, at its expense, including attorneys' fees, indemnify, and hold harmless CITY, its agents, officers and employees from any claim, action or proceeding against CITY, its agents, off...
	8.3 UEnvironmental AssurancesU.  OWNER shall indemnify and hold CITY, its officers, agents, and employees free and harmless from any liability, based or asserted, upon any act or omission of OWNER, its officers, agents, employees, subcontractors, pred...
	8.4 UIndemnityU.  In addition to the provisions of sections 8.1, 8.2, and 8.3 above, OWNER shall indemnify and hold CITY, its officers, agents, employees and independent contractors free and harmless from any liability whatsoever, based or asserted up...
	8.5 UReservation of RightsU.  With respect to Sections 8.1, 8.2, 8.3, and 8.4 herein, CITY reserves, the right to either (1) approve the attorney(s) that the indemnifying party selects, hires or otherwise engages to defend the indemnified party hereun...
	8.6 UChallenge to Existing Land Use ApprovalsU.  By accepting the benefits of this Agreement, OWNER, on behalf of itself and its successors in interest, hereby expressly agrees and covenants not to sue or otherwise challenge any land use approval affe...
	8.7 USurvivalU.  The provisions of this Section 8 shall survive the termination of this Agreement.

	9. UMORTGAGEE PROTECTIONU.
	10. UMISCELLANEOUS PROVISIONSU.
	10.1 URecordation of AgreementU. This Agreement and any amendment or cancellation thereof shall be recorded with the Yolo County Recorder by the Clerk of the City Council within ten (10) days after the City enters into the Agreement, in accordance wit...
	10.2 UEntire AgreementU.  This Agreement sets forth and contains the entire understanding and agreement of the parties, and there are no oral or written representations, understandings or ancillary covenants, undertakings or agreements that are not co...
	10.3 USeverabilityU. If any term, provision, covenant or condition of this Agreement shall be determined invalid, void or unenforceable, the remainder of this Agreement shall not be affected thereby to the extent such remaining provisions are not rend...
	10.4 UInterpretation and Governing LawU.  This Agreement and any dispute arising hereunder shall be governed and interpreted in accordance with the laws of the State of California.  This Agreement shall be construed as a whole according to its fair la...
	10.5 USection HeadingsU.  All section headings and subheadings are inserted for convenience only and shall not affect any construction or interpretation of this Agreement.
	10.6 USingular and PluralU.  As used herein, the singular of any word includes the plural.
	10.7  [reserved]
	10.8 UTime of EssenceU.  Time is of the essence in the performance of the provisions of this Agreement as to which time is an element.
	10.9 UWaiverU.  Failure by a party to insist upon the strict performance of any of the provisions of this Agreement by the other party, or the failure by a party to exercise its rights upon the default of the other party, shall not constitute a waiver...
	10.10 UNo Third Party BeneficiariesU.  This Agreement is made and entered into for the sole protection and benefit of the parties and their successors and assigns.  No other person shall have any right of action based upon any provision of this Agreem...
	10.11 UForce MajeureU.  Neither party shall be deemed to be in default where failure or delay in performance of any of its obligations under this Agreement is caused by floods, earthquakes, other Acts of God, fires, wars, riots or similar hostilities,...
	10.12 UMutual CovenantsU.  The covenants contained herein are mutual covenants and also constitute conditions to the concurrent or subsequent performance by the party benefited thereby of the covenants to be performed hereunder by such benefited party.
	10.13 USuccessors in InterestU.  The burdens of this Agreement shall be binding upon, and the benefits of this Agreement shall inure to, all successors in interest to the parties to this Agreement.  All provisions of this Agreement shall be enforceabl...
	10.14 UCounterpartsU.  This Agreement may be executed by the parties in counterparts, which counterparts shall be construed together and have the same effect as if all of the parties had executed the same instrument.
	10.15 UJurisdiction and VenueU.  Any action at law or in equity arising under this Agreement or brought by a party hereto for the purpose of enforcing, construing or determining the validity of any provision of this Agreement shall be filed and tried ...
	10.16 UProject as a Private UndertakingU.  It is specifically understood and agreed by and between the parties hereto that the development of the Project is a private development, that neither party is acting as the agent of the other in any respect h...
	10.17 UFurther Actions and InstrumentsU.  Each of the parties shall cooperate with and provide reasonable assistance to the other to the extent contemplated hereunder in the performance of all obligations under this Agreement and the satisfaction of t...
	10.18 UEminent DomainU.  No provision of this Agreement shall be construed to limit or restrict the exercise by CITY of its power of eminent domain.
	10.19 UAgent for Service of ProcessU.  In the event OWNER is not a resident of the State of California or it is an association, partnership or joint venture without a member, partner or joint venturer resident of the State of California, or it is a fo...
	10.20 UAuthority to ExecuteU.  The person or persons executing this Agreement on behalf of OWNER warrants and represents that he or she/they have the authority to execute this Agreement on behalf of his or her/their corporation, partnership or busines...
	10.21 UObligations Joint and SeveralU.  The obligations of OWNER under this Agreement shall be joint and several with respect to the entities which, collectively, comprise OWNER.  Further, the obligations of OWNER under this Agreement shall apply with...
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