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CITY OF WOODLAND 
300 FIRST STREET 

WOODLAND, CALIFORNIA 
 

R E V I S E D 
 

CITY COUNCIL 
CLOSED SESSION AGENDA 

 
 

MARCH 19, 2013 
 

5:00 P.M. 
 
 

A. CALL TO ORDER 
 
B. CLOSED SESSION 

 
B.1 Conference with Real Property Negotiators, Pursuant to Section 

  54956.8 
Property:  APN 027-350-058; APN 005-223-001-000, APN 005-223-

002-000 and APN 005-223-003-000 (801 - 823 Main Street) 
Agency Negotiator:  City Manager, Economic Development Manager 

and City Attorney 
Negotiating Parties:  Paul Navazio, Wendy Ross, Andrew Morris, 

Panattoni Corporation and Petrovich Development Company 
 Under Negotiation:  Price and Terms of Payment 

 
 
 

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. COMMUNICATIONS–COUNCIL/STAFF STATEMENTS AND REQUESTS 
 
This is an opportunity for the Council Members and Staff to make comments and 
announcements, to express concerns, or to request Council’s consideration of any items a 
Council Member would like to have discussed at a future Council meeting. 
 
 
 F. PRESENTATIONS 
 
 1. Proclamation in Support of American Red Cross Month 2013 

 Recommendation:  that the City Council adopt a Proclamation 
declaring March 2013 as American Red Cross Month 

 
2. Proclamation Recognizing March 17-23, 2013 as National 

Agriculture Week 
 Recommendation:  that the City Council adopt a Proclamation 

declaring the week of March 17 – 23, 2013 as “National Agriculture 
Week” 

 
 
 G. CONSENT CALENDAR 
 

3. Final Acceptance and Notice of Completion for Parks Irrigation 
Rehabilitation Project, Phase 3, CIP 10-01 

 Recommendation:  that the City Council accept the Parks Irrigation 
Rehabilitation Project, Phase 3, CIP #10-01 as complete and 
authorize the City Clerk to file a Notice of Completion 

 
4. RFP for Citywide Landscaping Contract 
 Recommendation:  that the City Council approve the request to 

proceed with an RFP for a new two year/optional third year 
citywide landscape contract 
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5. Public Works Quarterly Status Report for the period of December 
2012 through February 2013 

 Recommendation:  that the City Council accept the Public Works 
Departments Quarterly Status Report Summary for the period of 
December 2012 through February 2013 

 
6. Approve On-Call Services Contract for Public Outreach – Municipal 

Utilities 
 Recommendation:  that the City Council authorize the City Manager 

to (1) execute a sole-source contract for On-Call Services for Public 
Outreach for Municipal Utilities with Kim Floyd Communications for 
a three-year period with options for awarding up to three additional 
one-year periods, and (2) authorize the City Manager to execute 
Task Orders as needed related to said Contract up to $200,000. 

 
7. Hensel Phelps Construction Co. Lease Agreement 
 Recommendation:  that the City Council authorize the City Manager 

to execute a lease agreement with Hensel Phelps Construction Co. 
for city owned property located at 1017 Main Street from April 1, 
2013 through June 30, 2015. 

 
8. Council Long Range Calendar 
 Recommendation:  Informational Item 

 
 
 H. PUBLIC HEARING 

 
9. 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 
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the Development Agreement between the City of Woodland and 
ALC IV Woodland Spring Lake, LLC 

 
 
 I. REPORTS OF THE CITY MANAGER 

 
10. Consider the establishment of an Irrevocable Trust for other Post-

Employment Benefits (retiree health costs) with the Public Agency 
Retirement Services (PARS) 

 Recommendation:  that the City Council take the following actions: 
1)  Adopt resolution which authorizes adoption of the PARS Public 
Agencies Post-Retirement Health Care Plan Trust Agreement, 
effective March 19, 2013; 2)  Appoint the City Manager; and 3)  
Authorize Plan Administrator to execute the PARS legal and 
administrative documents on behalf of the City; to take whatever 
additional actions are necessary to maintain the City’s participation 
in the Program; to maintain compliance with any relevant 
regulation issued a or as may be issued for the Program; and to 
take whatever additional actions are required to administer the 
City’s PARS plan(s) 

 
11. Report from Council Sub-Committee regarding California Voting 

Rights Act (District Elections) 
 Recommendation:  that the City Council receive a report from the 

Council Sub-committee regarding the latest findings on the 
California Voting Rights Act 

 
12. Adopt Resolution No. ____, Authorization for the Design and 

Construction of the Woodland-Davis Clean Water Agency Project 
Facilities 

 Recommendation:  that the City Council Adopt Resolution No. ____, 
Authorization for the Design and Construction of the Woodland-
Davis Clean Water Agency Project Facilities 

 
13. PERS Employer Paid Member Contribution (EPMC) for Woodland 

City Employees Association (WCEA) 
 Recommendation:  that the City Council Adopt Resolution No. ____ 

PERS Employer Paid Member Contribution (EPMC) for Woodland 
City Employees Association (WCEA) 
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 J. 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 19, 2013 was posted on March 15, 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 American Red Cross Month 2013 

DATE:  March 19, 2013 

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

 
 
Recommendation for Action 
 
Staff recommends that the City Council adopt a Proclamation declaring March 2013 as American 
Red Cross Month. 
 
 
Background 
 
The Yolo County Chapter of the American Red Cross is requesting that the Council acknowledge 
their organization by proclaiming March 2013 as American Red Cross Month.  Amber Garcia of the 
American Red Cross Capital Region Chapter will be present to receive the Proclamation. 
 
Red Cross month is a time when we acknowledge those who have contributed in helping to achieve 
the Red Cross mission of providing disaster relief to those in need. 
 
 
Conclusion 
 
Staff recommends that the City Council adopt a Proclamation declaring March 2013 as American 
Red Cross Month. 
 
 

 Prepared by: Ana Gonzalez 
  City Clerk 

 
 
  
Paul Navazio 
City Manager 
 
Attachment 



 
 

CITY OF WOODLAND 
AMERICAN RED CROSS MONTH 2013 

PROCLAMATION 
 

WHEREAS, March is American Red Cross Month - a special time to recognize and thank our heroes – 
those who volunteer, donate blood, take life-saving courses or provide financial donations 
to support an organization whose mission is to help those in need. 

 
WHEREAS, We would like to remember those who help all of us here in the Yolo County community by 

giving their time to help their neighbor, and thank our heroes – our volunteers, blood 
donors, class takers and financial supporters who help us assist those in need. 

 
WHEREAS, In Yolo County, the Red Cross works tirelessly through its 4 employees and 40 volunteers 

to help when disaster strikes, when someone needs life-saving blood, or the comfort of a 
helping hand. It provides 24-hour support to members of the military, veterans and their 
families, and provides training in CPR, aquatics safety, and first aid. 

 
WHEREAS, Across the country, the American Red Cross responds to nearly 70,000 disasters a year. It 

provides some 400,000 services to military members, veterans and civilians, collects and 
distributes about 40 percent of the nation’s blood supply and trains more than seven 
million people in first aid, water safety and other life-saving skills every year. 

 
WHEREAS, Our community depends on the American Red Cross, which relies on donations of time, 

money and blood to fulfill its humanitarian mission. Despite these challenging economic 
times, the American Red Cross continues to offer help and comfort to those in need. 

 
NOW, THEREFORE, the City Council of the City of Woodland does hereby proclaim the month of 

March 2013 as American Red Cross Month and urges recognition of the appropriate 
activities and educational opportunities that have been held and will continue throughout 
the year by the Yolo County Red Cross in their efforts to benefit the entire Yolo County 
Community. 

 
Dated this 19th day of March 2103 
 
 
   
 Marlin H. “Skip” Davies, Mayor 
 
 
 Tom Stallard, Vice-Mayor William L. Marble, Council Member 
 
 Jim Hilliard, Council Member Sean R. Denny, Council Member 



 
 
 
 
 
 
 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: Proclamation Recognizing March 17-23, 2013 as National Agriculture 
Week 

DATE:  March 19, 2013 

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

 
 
 
Recommendation for Action 
 
It is recommended that Council adopt a Proclamation declaring the week of March 17 - 23, 2013 as 
“National Agriculture Week” recognition in the City. 
 
 
Background 
 
Annually since 1995, the City Council has acknowledged National Agriculture Week in the City of 
Woodland via a Proclamation.  This request comes forth on behalf of the Yolo County Farm Bureau 
and the Woodland Chamber of Commerce. 
 
Agriculture has been a significant way of life and source of income to this area for decades.  
Farming was one of the primary occupations for the Yolo County and continues to provide a large 
part of the food supply to the State.  The annual income from agriculture in the County during 2011 
was $549,249,669.  By comparison, the chart below shows the fluctuations in the income: 
 

Year Income Generated 
 
2000 $302,736,000 
2001 $288,579,000 
2002 $299,781,000 
2003 $304,520,000 
2004 $338,128,000 
2005 $332,720,000 
2006 $370,195,973 
2007 $453,539,019 
2008 $505,588,750 
2009 $462,132,949 
2010 $443,541,692 
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Agriculture Week 

SUBJECT: 
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The figures rise and fall comparatively relative to the economy and other factors facing agriculture 
today. 
 
Each Council Member should have received an invitation to the 33rd Annual Farm City Festival 
Breakfast on March 21, 2013 from 7:00 a.m. to 9:00 a.m. at the Hotel Woodland.  The Farm Bureau 
would like one of the Council Members to present this Proclamation at this breakfast. 
 
 
Conclusion 
 
It is recommended that Council Proclaim the week of March 17 - 23, 2013 as National Agriculture 
Week and select a Member of Council who would be attending the March 21st breakfast to present 
the Proclamation. 
 
 
 
 
  
Paul Navazio 
City Manager 
 
Attachment:  Proclamation 



 
Proclamation 

 

NATIONAL AGRICULTURE WEEK 
 
 
WHEREAS, agriculture is the Nation’s most basic industry and its associated production, processing, and marketing 

segments together provide more jobs than any other industry; and, 
 
WHEREAS, it is also very important to the local economy with Yolo County generating $549,249,669 in agricultural sales 

in 2011; and, 
 
WHEREAS, American agriculture deserves special recognition for its incredible achievements in feeding, clothing and 

sheltering the citizens of our country and the world; and, 
 
WHEREAS, maintaining a healthy agricultural industry necessitates that all American consumers understand agriculture’s 

effect on their lives and well-being; and, 
 
WHEREAS, spring is an ideal time of year to recognize the contributions of the agricultural industry to the world; 
 
NOW, THEREFORE, the City Council of the City of Woodland does hereby proclaim the week of March 17-23, 2013 as 

NATIONAL AGRICULTURE WEEK in the City of Woodland in recognition of the importance of agriculture to our 
Community. 

 
Dated this 19th day of March, 2013 
                

 Marlin H. “Skip” Davies, Mayor 
 

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



 
 
 
 
 
 
 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: Final Acceptance and Notice of Completion for Parks Irrigation 
Rehabilitation Project, Phase 3, CIP 10-01 

DATE:  March 19, 2013 

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

 
 
Recommendation for Action 
 
Staff recommends City Council accept the Parks Irrigation Rehabilitation Project, Phase 3, CIP #10-
01 as complete and authorize the City Clerk to file a Notice of Completion. 
 
 
Fiscal Impact 
 
The project was fully funded in the Capital Budget.  The total budget set aside for phase 3 was 
$688,000; which consists of $257,000 from Measure E and $431,000 from Proposition 50 (grant). 
The Pioneer Avenue & Springlake Court work was funded by Gibson Ranch CFD in the amount of 
$85,000.  The total construction contract amount is $510,869, including change orders. 
 
The difference between the total budget (including phase 3 and the Gibson Ranch CFD) and the 
construction cost was the amount budgeted for design and construction management.  Any leftover 
funding was returned to the original program fund balances.  All Measure E project savings were 
included in the most recent Measure E spending plan update. There was no impact to the General 
Fund.  
 
Background 
 
The contractor began construction of the Parks Irrigation Rehabilitation Project, Phase 3 in June, 
2012 and finished the work in February 2013. 
 
Seven (7) change orders were issued in the amount of $44,830.  The change orders were for 
installing several lights for added safety at Tredway Park and on Bourn Court, additional fencing and 
concrete work and replacement of unsuitable soils. 
 
This project replaced aging irrigation systems at Tredway Park and Palm/Keystone traffic circle 
island located in Beamer Park, and completed the landscape improvements at Spring Lake Circle. It 
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Irrigation Rehabilitation Project, Phase 3, CIP 10-01 
SUBJECT: 

PAGE: 
ITEM: 

included installation of irrigation controllers at Everman Park, Clark Field, Roddy Park, Traynham 
Park, Streng Pond, Woodland Cemetery, and Buchignani Field. Clark Field received a new 
controller and booster pump as well as piping improvements to eliminate the need for multiple 
metered water services. This project is the third of four project phases using Measure E funding and 
Proposition 50 grant funding to rehabilitate park irrigation systems.  
 
This project also completed the landscaping along the west side of Pioneer Avenue, south of 
Springlake Court, along the south edge of Springlake Court and including the pathway connection 
with Bourn Court. This work is funded by the Gibson Ranch CFD.  
 
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 Woodland’s 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. In 2008/09, 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. Southland Park was rehabilitated prior to this grant using Measure E funds. 
 
Per the State Agreement, the City is required to monitor and report on irrigation usage at all 
rehabilitated or improved parks. The City will be adding the Phase 3 projects to the monitoring 
programs and assessing water savings. All of the parks city-wide are on meters except for Freeman 
Park. Freeman Park will be rehabilitated during the summer of 2013. 
 
Conclusion 
 
Staff recommends City Council accept the Parks Irrigation Rehabilitation Project, Phase 3, CIP 10-
01 as complete and authorize the City Clerk to file a Notice of Completion. 
 
 

Prepared by: Tamera Burnham, PMP 
  Assistant Engineer 
 
Reviewed by: Nicholas J. Ponticello 

Community Development Director 
 
 
 
  
Paul Navazio 
City Manager 
 



 
 
 
 
 
 
 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT:  RFP for Citywide Landscaping Contract 

DATE:  March 19, 2013 
 
 
 

 
 

 
 
 

TO:   THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

 
 
Recommendation for Action 
 
Staff recommends that the City Council approve the request to proceed with an RFP for a new two 
year/optional third year citywide landscape contract. 
 
 
Fiscal Impact 
 
Staff anticipates that bids will stay within plus or minus 5% of our current contract; this would put 
the cost of a new landscape contract between $451K and $499K per year. Funding for general 
landscape maintenance and general fund park maintenance was included in the submitted FY 2013-
2014 budget. 
 
 
Report in Brief 
 
City staff is requesting permission to move forward with a request for proposal (RFP) for a two 
year/optional third year landscape agreement to maintain our City’s infrastructure.  Our current 
landscape contract is set to expire on June 30th 2013. This is a citywide landscaping contract that 
provides services to general fund parks, City facilities, sound wall vegetation, median strips and 
lighting and landscaping districts.    
 
Staff recommends that the City Council affirm staffs request to proceed with a RFP for a new two 
year/optional third year citywide landscape contract. 
 
 
Background 
 
The Public Works Department is responsible for maintaining City landscapes, including street 
landscapes, median strips, landscapes around city buildings and other facilities and parklands.  
Funding to maintain these landscapes comes from the general fund, landscape and lighting districts, 
and other non general funds programs. For the past three years the City has contracted with 
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Dominguez Landscapes Inc. to maintain our landscape and parkland areas; this was a result of severe 
reductions made to the park maintenance programs in prior years.  The term of this contract will end 
on June 30th 2013 and the City will need to solicit new bids for this service. 
 
The level of landscape maintenance is determined by the type of plantings in an area and the 
frequency and type of use. Three levels of landscape maintenance were defined in current contract. 
Mode I is the highest level of service, represented by well maintained landscapes that are highly 
visible and frequently visited by the public. Mode II is a lower level of service compared to Mode I 
and represents a level of maintenance where some tolerance is allowed to maintenance problems 
such as litter, weeds, pruning and irrigation repairs. Mode III is the lowest level of service compared 
to Mode I and II and represents a level of maintenance typically associated with lower level of 
development, low levels of public visitation, areas adjacent to highways or roads at the outer edges 
of the community and/or areas where budget restrictions prevent a higher level of maintenance.  
 
 
Discussion 
 
This RFP will define the scope of work required to maintain approximately 150 acres of parkland 
and general landscape, and will mirror our current contract with some minor adjustments to areas 
served, i.e. emptying of the trash receptacles at our high volume parks and clarification of language. 
Our current contract is running approximately $475K annually and staff anticipates bids coming 
back within plus or minus 5% of this value with approximately $257K being charged to General 
Fund (GF) programs.  
 
Contracting out this service has proven to be a cost effective method of maintaining our City 
landscape. This work was previously performed in combination with in-house staff and outside 
contracts, but was moved to 100% contract services when the City greatly reduced its parks 
maintenance staff in FY2010 as a cost savings measure. However, the scope of work identified in the 
RFP will not provide all of the necessary maintenance required to fully maintain our parks. Routine 
and special maintenance of park structures, bathrooms, picnic area furnishings, various trash 
receptacles and play structures are not included; this work will continued to be performed by our 
remaining parks personnel and some seasonal temporary staff.   
  
Our current contract does provide for additional payment for maintenance and/or repair of landscape 
and irrigation equipment damaged by other than normal circumstances. 
 
 
Public Contact 
 
Posting of the City Council agenda. 
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Alternative Course of Action 
 
Approve: 
Approve the request to proceed with an RFP for a new two year/optional third year citywide 
landscape contract.   
 
Alternative Course: 
Deny the request to proceed with a RFP for a new two year/optional third year citywide landscape 
contract and provide further direction to staff. 
 
 
 
 
 Prepared by: Robert G Sanders 
  ROW/Parks O&M Superintendent, 
  Public Works Department 
 
 Reviewed by: Gregor G Meyer 
  Director of Public Works 
 
 
  
Paul Navazio 
City Manager 



 
 
 
 
 
 
 

 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT:  Public Works Quarterly Status Report for the period of December 
2012 through February 2013 

DATE:  March 19, 2013 
 

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

Recommendation for Action 
 
Staff recommends that the City Council accept the Public Works Department’s Quarterly Status 
Report Summary for the period of December 2012 through February 2013. 
 
 
Background 
 
The Public Works Department’s Quarterly Status report includes a summary of the activity of all 
divisions with the Department.  In lieu of providing comprehensive monthly status reports to the 
City Council via the Agenda packet, the City Council will now be receiving Summary Reports on a 
quarterly basis.  Specific information about items in the status report are available on request. 
 
In addition, the monthly status reports are now available on the City’s website under Public Works. 
 
 
 

Prepared by: Johanna Currie 
 Senior Management Analyst 
 
 
Reviewed by: Gregor G. Meyer 
 Public Works Director 

 
  
Paul Navazio 
City Manager 
 
Attachment 



 

 

Public Works Department  

Quarterly Status Report 

December 2012 through February 2013 

 
 

For the Months of Dec 2012-Feb 2013 

Division Service 
Requests 

Work 
Orders 

Administration 1,070 - 
Electrical 103 178 

Environmental 
Services* 

- 45 

Facilities 137 211 

Fleet** - 466 

Parks 10 286 

Pretreatment* - 38 

Sewer 59 409 

Signs & Markings 10 210 

Storm Drain 19 56 

Streets 48 86 

Urban Forestry 48 148 

WPCF*** - 99 

Water 904 439 

Grand Total 2,408 2,671 
 
 
61 Working Days This Quarter =   
 
 
*Capturing Service Request data is currently in the process of being developed. 
 
**Fleet Services track their work orders on a separate system called Faster.  Fleet Work Order totals are not 
included in Calendar to Date totals. 
 
***WPCF uses MP2, a maintenance management software that tracks work orders similar to the way we track 
work orders in Cityworks.  WPCF totals are not included in Calendar to Date totals. 
 

Service Request – Every time a request for 
Public Works services is made by phone call, 
written request, emailed request, or an actual 
one-on-one request to a PW employee, a 
‘Service Request’ is generated. This builds a 
computerized record of all requests made. 
 

Work Order – A ‘Work Order’ is created each 
time a work crew or individual is assigned a task  
as a result of either service requests, pre-planned 
maintenance projects, or by other situations as 
they arise. This produces a database of work 
accomplished and the time and materials it took 
to do the work.

Total for Calendar Year 2013  
Through 2/28/2013 

Service Requests 

1,739 
Work Orders 

1,385 

40 Requests for Service per Day 



 
 
 
 
 
 
 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: Approve On-Call Services Contract for Public Outreach – Municipal 
Utilities 

DATE:  March 19, 2013 

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

 
Recommendation for Action 
 
Staff recommends that the City Council authorize the City Manager to (1) execute a sole-source 
contract for On-Call Services for Public Outreach for Municipal Utilities with Kim Floyd 
Communications for a three-year period with options for awarding up to three additional one-year 
periods, and (2) authorize the City Manager to execute Task Orders as needed related to said 
Contract up to $200,000.   
 
 
Council Goal 
 
This recommendation is consistent with the City’s goal for Governance/Organizational Effectiveness 
which includes improving public information and outreach to engage the community in City issues and 
activities. 
 
 
Fiscal Impact 
 
The On-Call Services Contract will allow the City to prepare a scope of work specific to the type of 
public outreach needed.  Individual task orders will be issued on a “not to exceed” basis based on the 
proposed budget for the scope of work.  Costs will be based on actual expenses incurred to meet the 
requirements of the scope.  The specific funding source and budget will be identified with each task 
order.  It is anticipated that the water and sewer enterprise funds will be the source of most funding 
as the outreach is targeted at our municipal utilities.  We currently have proposals from Ms. Floyd 
for water, sewer, and flood feasibility public outreach with a total not to exceed budget of $116,500.  
We have requested that Council authorize a not to exceed budget authority of $200,000 to allow task 
orders to be issued through the City Manager giving us the ability to focus public outreach efforts as 
needed in a timely and responsive manner. 
   
There are no anticipated costs to the general fund. 
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Discussion 
 
Kim Floyd Communications (Kim Floyd) has worked with the City for the past several years on 
public outreach related to the Surface Water Supply Project and the associated water rates required 
to support the regional and local projects.  Not only did she coordinate all the public meetings and 
community outreach, but she crafted the successful Proposition 218 process that secured our water 
rates for the next four years.  The previous public outreach effort was coordinated as part of the 
Woodland-Davis Clean Water Agency and as such Ms. Floyd’s contract was issued through the Joint 
Powers Authority. 
 
The City of Woodland now has a need to continue Ms. Floyd’s work in public outreach to further 
our education, information and general community awareness related to all of our municipal utilities.  
We believe that the overall background, knowledge of our community and continuity that she brings 
is critical to continued successful civic engagement.  It is for these reasons that we are 
recommending the sole source contract with Kim Floyd Communications. 
 
There are three specific areas where we want initial focus:  water, sewer, and our flood feasibility 
project.  Continued outreach is needed to support our water utility as the Surface Water Supply 
Project moves forward and our consumption based billing continues.  With the majority of our 
residential properties now on water meters, it is critical that the community understand how to read 
their utility bills and what efforts they can make towards managing water usage.  Outreach will focus 
on water conservation, local water projects and on-going changes to water regulations. 
 
The City has been working with HDR Engineering on an updated Sewer Rate Study and we are 
preparing to share those efforts with our Water Utility Advisory Committee.  Based on their 
feedback and direction we will be requesting that the City Council move forward with adjustments 
to the sewer rates.  It will be imperative that we educate our community through this process and that 
we proceed with a Proposition 218 process in a well informed and coordinated manner. 
 
Finally, the City has been working with Fran Borcalli and a study team to look at alternatives to 
address flood issues associated with Cache Creek.  The project is now at a point where stakeholders 
need to be identified to help review the study findings, answer questions, gain consensus on the 
issues, and solicit ideas on the potential alternatives.  Extensive public outreach will be needed to 
facilitate this effort. 
 
The City’s Water Utility Advisory Committee has continually requested that the City ensure 
thorough community outreach and civic engagement.  Staff agrees with this recommendation and 
believes that Ms. Floyd will successfully lead a consistent, well crafted approach.   
 
Conclusion 
 
Staff recommends that the City Council authorize the City Manager to (1) execute a sole-source 
contract for On-Call Services for Public Outreach for Municipal Utilities with Kim Floyd 
Communications for a three-year period with options for awarding up to three additional one-year 
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periods, and (2) authorize the City Manager to execute Task Orders as needed related to said 
Contract up to $200,000.   
 
 
 
 Prepared by: Lynn Johnson 
  Senior Management Analyst 
 
 
 
 
  
Paul Navazio 
City Manager 
 
 
Attachment:  Professional Services Agreement for Public Outreach for Municipal Utilities 





































 
 
 
 
 
 
 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: Hensel Phelps Construction Co. Lease Agreement 

DATE:  March 19, 2013 

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 

 
 
Recommendation for Action  
 
Staff recommends that the City Council authorize the City Manager to execute a lease agreement 
with Hensel Phelps Construction Co. for city owned property located at 1017 Main Street from April 
1, 2013 through June 30, 2015.  
 
 
Fiscal Impact 
 
Hensel Phelps Construction Co. will pay $1150/month to lease city property located at 1017 Main 
Street from April 1, 2013 through June 30, 2015 ($13,800/year).  
 
 
Background 
 
The Parks & Recreation Department previously occupied 1017 Main Street, adjacent to Freemen 
Park, until the space was too small, through approximately 1995. United Way then leased the 
property from 1995 through January 2013. The property has been vacant since United Way 
terminated their lease.  
 
 
Discussion 
 
With the upcoming construction of the new Yolo County Courthouse, the construction management 
firm, Hensel Phelps Construction Co., will need a construction management office near the project 
site. The City’s property located at 1017 Main Street is an ideal location for the construction 
management office because of its proximity to the project site. It should be noted that no 
construction equipment would be parked on this property. This property would solely be used for 
office purposes. Additionally, as part of the lease agreement, the Woodland Toy Library will 
continue to occupy their current location at the west end of the building. 
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Conclusion 
 
Staff recommends that the City Council authorize the City Manager to execute a lease agreement 
with Hensel Phelps Construction Co. for city owned property located at 1017 Main Street from April 
1, 2013 through June 30, 2015.  
 
 
 Prepared by: Christine Engel 
  Recreation Manager 
 
 
 
 
  
Paul Navazio 
City Manager 
 
Attachment: Lease Agreement 





















 
 
 
 
 
 
 

 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: Long Range Calendar 

DATE:  March 19, 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 26, 2013 Reports due 3/5 Study Session   
 
Spring Budget Workshop (Tentative) 
Vehicle Funding Package 
 
 
 
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. 
Approve Final map and Subdiv. Improvement Agreement for Map No. 5019 Meikle 4C & A 
Approve Recommended Priority List Projects to be funded w/2007 RDA Tax Allocation Bond Proceeds 
Water Meter Project Phase 3 Award Contract, CIP 12-09 
Award Construction contract for the Water Meter Pavement Mntnc Project, CIP 12-10 
YMCA Fitness & Wellness Center Lease 
Hensel-Phelps Lease (United Way) 
Long Range Calendar 
 
 
 
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 
Long Range Calendar 
 
 

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) 
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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 19, 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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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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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 
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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 
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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.   
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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 



  
-16- 

82093.0018A\3562869.4  

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." 
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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 
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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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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. 
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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.  
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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 
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• 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: Consider the establishment of an irrevocable trust for other post-
employment benefits (OPEB) (retiree health costs) with the Public 
Agency Retirement Services (PARS) 

DATE:  March 19, 2013 

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

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

1. Adopt resolution which authorizes adoption of the PARS Public Agencies Post-Retirement 
Health Care Plan Trust Agreement, effective March 19, 2013. 

2. Appoint the City Manager:  and 
3. Authorize Plan Administrator to execute the PARS legal and administrative documents on 

behalf of the City; to take whatever additional actions are necessary to maintain the City’s 
participation in the Program; to maintain compliance with any relevant regulation issued a or 
as may be issued for the Program; and to take whatever additional actions are required to 
administer the City’s PARS plan(s) 

 
Fiscal Impact 
 
This action will not directly impact any of the City’s funds; however establishment and funding of 
an irrevocable trust will have a potentially significant long-term impact on the General Fund and 
other major funds of the City.   he current accrued actuarial liability for future benefits is estimated 
to be in excess of $61 million.  Although the City has been making payments for retiree health care 
on a “pay as you go” approach (meaning that only current year premium payments are made), the 
unfunded liability continues to grow. Failure to address this growing amount could impact the City’s 
credit ratings, which will increase the cost of City borrowing.  In fact, in a recent rating review of the 
City’s outstanding debts, completed by Moody’s, the large OPEB liability was cited as a financial 
concern for the City and was among several factors resulting in a downgrade of the bond investment 
rating.  The creation of an irrevocable trust, even if not fully funded, will demonstrate the City’s 
commitment to a long term strategy to fund this liability.  Once established the Council will consider 
recommendations to implement prefunding of the OPEB benefit on an actuarial basis. 
 
When assets are set aside in an irrevocable trust, actuaries are permitted to use investment 
assumptions that are longer in term and higher in yield than assumptions used for monies held 
outside of a trust.  The higher yield assumptions result in a lower OPEB liability and lower annual 
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contribution amount.  For example, in the most recent actuarial study, the interest rate assumption 
used for assets outside a trust was 4.5% and resulted in an OPEB liability of more than $61 million.  
Within the same report, assuming a 7.75% interest rate assumption, the liability was reduced to $41 
million. 
 
Currently, the City’s pay-as-you-go amount for FY2012/13 is $3,102,000, compared to the actuarial 
required contribution (ARC), which would require a contribution of $5,092,000.  These estimates 
assume the City establishes a third-party trust fund.  In the absence of such trust fund, the annual 
required contribution would be higher. 
 
Report in Brief 
 
The establishment and funding of PARS other post-retirement benefits, OPEB 115 Trust will allow 
the City to reduced its OPEB liabilities, and provide a higher credit rating which in turn will translate 
into lower borrowing cost.   Additionally, the Trust has a favorable Private Letter Ruling from the 
Internal Revenue Service.  PARS offers significant economies of scale as a multiple-employer trust 
arrangement join all types of public agencies together for combined asset growth without risk-
sharing.  PARS fees are very low starting at 0.25% for assets under $5 million.  The 
Trustee/Investment Manager Fees are also 0.35% for assets under $5 million.  These fees percentage 
decrease as assets increases.  PARS does not receive any compensation from the investments or any 
commissions backend loads, or any other forms of compensation. 
 
Background 
 
Since the initial implementation of GASB45, a number of entitles have sought to address the 
unfunded liability by creating an irrevocable trust.  The purpose of the OPEB Trust is to hold assets 
to pay post-retirement benefits and the purpose of the Plan is to provide post-retirement health 
benefits for certain retired employees, their spouses and their eligible depends. 
 
The Public Agency Retirement System (PARS) trust offers program security, flexibility, scale, and 
service with an experience trust administrator operating a multiple-employer OPEB 115 Trusts.  
PARS is not a broker of services but a direct trust administrative provide.  They team with High 
Mark Capital Manager, a wholly-owned subsidy of Union Bank. 
 
Discussion 
 
Currently the three largest and qualified firms that provide OPEB trust services for California 
municipalities are:  Public Agency Retirement Services (PARS), California Public Employees 
Retirement Systems (CalPERS) and International City/County Management Association (ICMA).  
Although all firms offer similar plans, only PARS provides the security of a Private Letter Ruling 
from the IRS that assures participants the tax-exempt status of their investments.  In addition, PARS 
allows the flexibility of the City’s participating in selecting the investment strategies for its fund, 
giving the City control on target yield and level of risk on its investments.  PARS has established a 
multi-employer irrevocable trust in compliance with the requirements of Section 115 of the Internal 
Revenue Code.  While it is a multi-employer trust, each employer’s contribution benefit only its own 
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employees.  There is no sharing of either liability or investment earnings, and separate employer 
accounts are maintained.  PARS serves as the administrator for the trust.  As such, its duties include: 

1. Establishing the master trust and preparing plan documents; 
2. Monitoring the receipt of contributions;  
3. Processing benefit payments; 
4. Preparing monthly activity reports, which can be customized to allow tracking by fund; 
5. Coordinating actuarial studies; 
6. Responding to auditor requests; and  
7. Keeping the City informed about legal and regulatory requirements. 

 
Contributions are made to the program and held by a trustee which is Union Bank, which has a large 
and well respected trust department.  As trustees, its’ duties include: 

1. Safeguarding assets for the benefit of retirees; 
2. Preparing an investment policy based on the parameters set by the City; 
3. Managing investments; 
4. Preparing monthly investment reports; and  
5. Disbursing funds to pay for health care premiums. 

 
Union Bank offers a number of different investment strategies to assist the City to earn the rate of 
return the City expects based on the level of risk the City is willing to take.  The strategies are 
designed for public entities, and range in level of risk from conservation to moderate.  None of the 
available strategies are aggressive.   
 
Conclusion 
 
Staff recommends that the City Council adopt following actions: 

1. Adopt resolution which authorizes adoption of the PARS Public Agencies Post-Retirement 
Health Care Plan Trust Agreement, effective March 19, 2013. 

2. Appoint the City Manager; and  
3. Authorize Plan Administrator to execute the PARS legal and administrative documents on 

behalf of the City; to take whatever additional actions are necessary to maintain the City’s 
participation in the Program; to maintain compliance with any relevant regulation issued a or 
as may be issued for the Program; and to take whatever additional actions are required to 
administer the City’s PARS plan(s)  

 
In the form of Resolution No  ____ establish an irrevocable trust for other post-employment befits 
(retiree health costs) with Public Agency Retirement Services (PARS).  
 
 
 Prepared by: Sheila McShane 
  Human Resources Manager  
 
 Reviewed by: Kimberly McKinney 
  Finance Officer 
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Paul Navazio 
City Manager 
 
Attachment:  Resolution 



RESOLUTION NO. ______ 
 
Consider the establishment of an irrevocable trust for other post-employment benefits (retiree health 

costs) with the Public Agency Retirement Services (PARS) 
 
WHEREAS it is determined to be in the best interest of the City of Woodland (the "City") to participate 
in the PARS Public Agencies Post-Retirement Health Care Plan Trust (the “Program”) to fund post-
employment benefits for its employees as specified in the City’s policies and/or applicable collective 
bargaining agreements; and 

WHEREAS the City is eligible to participate in the Program, a tax-exempt trust and plan performing an 
essential governmental function within the meaning of Section 115 of the Internal Revenue Code, as 
amended, and the Regulations issued thereunder, and is a tax-exempt trust under the relevant 
statutory provisions of the State of California.     
 
NOW THEREFORE, BE IT RESOLVED THAT: 
 

1. The City Council hereby adopts the PARS Public Agencies Post-Retirement Health Care 
Plan Trust, including the PARS Public Agencies Post-Retirement Health Care Plan, as part 
of the City Retirement Program, effective March 20, 2013; and 

 
2. The City Council hereby appoints the City Manager, or his/her successor or his/her 

designee as the City’s Plan Administrator for the Program; and 
 

3. The City’s Plan Administrator is hereby authorized to execute the PARS legal and 
administrative documents on behalf of the City and to take whatever additional actions are 
necessary to maintain the City’s participation in the Program and to maintain compliance of 
any relevant regulation issued or as may be issued; therefore, authorizing him/her to take 
whatever additional actions as required to administer the City’s PARS plan(s). 

 
 

 
AYES:  Council Member:   
NOES:   Council Member: 
ABSENT: Council Member:   
ABSTAIN: Council Member: 
 
 
STATE OF CALIFORNIA 
COUNTY OF YOLO  
 
 
I, Ana Gonzalez, City Clerk of the City of Woodland, of Yolo County, California, hereby certifies this 
Resolution to be a full, true and correct copy of the record of the action taken by the City Council of the 
City of Woodland, by vote of the members present, as the same appears in the official minutes of said 
Council at its meeting. 
 
DATED:  _________________, 2013 
 
 
_____________________________ 
Ana Gonzalez, Woodland City Clerk  
 



 
 
     ____________________________  
     City Clerk 



 
 
 
 
 
 
 

 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: Report from City Council Sub-committee regarding the California 
Voting Rights Act 

DATE:  March 19, 2013 

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

 
 
Recommendation for Action 
 
Staff recommends that the City Council receive a report from the Council Sub-committee regarding 
their latest findings on the California Voting Rights Act 
 
 
Discussion 
 
At the January 15, 2013 Council meeting, the City Council appointed Vice Mayor Tom Stallard and 
Council Member Bill Marble to serve on the Council Sub-committee to review the pros and cons of 
moving from At-large Council elections to District-based elections. 
 
The Sub-committee met with staff from the Yolo County Elections Office and also with local 
residents. 
 
This evening, the Sub-committee is prepared to give an update regarding the California Voting 
Rights Act. 
 
 
 Prepared by: Ana B. Gonzalez 
  City Clerk 
 
 
 
  
Paul Navazio 
City Manager 
 
Attachment:  January 15, 2013 Staff Report 









 
 
 
 
 
 
 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: Adopt Resolution No. ____ ,  Authorization for the Design and 
Construction of the Woodland-Davis Clean Water Agency Project 
Facilities 

DATE:  March 19, 2013 

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

 
 
Recommendation for Action 
 
Staff recommends that the City Council adopt Resolution No. ____, Authorization for the Design 
and Construction of the Woodland-Davis Clean Water Agency Project Facilities.  
 
 
Council Goals 
• Support the Woodland-Davis Woodland Clean Water Agency to further the surface water 

project. 
• Maintain and enhance infrastructure through reduced costs, greater efficiencies, and partnerships.  
• Develop plans and funding strategies to address the long term needs of the community in 

planning for infrastructure. 
 
 
Fiscal Impact 
 
This approval by the City Council authorizes the design and construction of the Woodland-Davis 
Clean Water Agency Project Facilities within the project budget.  The project budget is within the 
approved water rate structure. The estimated total project cost to the City of Woodland has been 
reduced to approximately $131 million.  This cost number is in 2012 dollars and the rate structure 
provided for inflation adjustments consistent with the multi-year project budget’s cost estimate. 
 
 
Background 
 
Effective September 15, 2009, the Cities of Davis and Woodland approved the Davis-Woodland 
Water Supply Project Authority Joint Powers Agreement, which created the Agency.  A revision to 
this Agreement was approved by the Davis and Woodland City Councils on February 26, 2013. The 
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current Agreement and its Exhibit C require that both cities comply with the “milestone schedule” to 
allow completion of the Project Facilities by September 2016.  One of the milestone events is that 
both cities must approve a resolution authorizing design and construction of the Project Facilities by 
April 2, 2013.  This resolution meets that requirement for the project to stay on schedule. 

 
 
Discussion 
 
Over the course of the several years of project development, the size of the project and its related 
cost have been both reduced.  Currently, the reduced capacity of the initial water treatment plant will 
be 30 million gallons per day assuring that Woodland’s share will be 18 million gallons per day.  
 
This resolution has been coordinated and reviewed by technical and legal staff of the Woodland-
Davis Clean Water Agency and with both cities.   
 
Once the cities have authorized the design and construction procurement for the Project Facilities the 
Woodland-Davis Clean Water Agency will then have the authority to move the project forward 
within the budget limits. The four voting members of the board for the Woodland-Davis Clean 
Water Agency have two Woodland Council Members.  The Woodland-Davis Clean Water Agency 
will not be able to approve work that is outside the scope of the project or beyond the Agency’s 
budgets which are approved by each city.  The continued project development and cost allocations 
will be done in accordance with the Woodland-Davis Clean Water Agency Agreement.  Staff from 
each city will continue to be involved in providing guidance for the project through this procurement 
process.   
 
Per terms of the Agreement, by August 15, 2013 both cities will also need to authorize, issue, and 
sell sufficient bonds or certificates of participation to fund their share of the capital costs of the 
Project Facilities.  The Woodland-Davis Clean Water Agency Board is to award a contract for the 
design and construction of the Project Facilities by September 30, 2013. 
 
The Project Facilities are still scheduled to be completed by September of 2016. 

The City of Davis Council is taking similar action on this project to meet the milestone schedule 
requirements. 

  

Commission/Committee Recommendation  
 
The Woodland Utility Advisory Committee has been supportive of the Davis Woodland Water 
Supply Project provided that it is implemented in the most cost-effective manner possible and the 
project is not unduly delayed.  This approval provides for the project to continue to move forward in 
a timely and cost effective manner. 
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Conclusion 
 
Staff recommends that the City Council adopt Resolution No. ____, Authorization for the Design 
and Construction of the Woodland-Davis Clean Water Agency Project Facilities.  
 
 
 Prepared by: Doug Baxter 
   Project Manager 
 
 Reviewed by: Nicholas J. Ponticello 
  Community Development Director 
 
 Reviewed by: Gregor G. Meyer 
  Public Works Director 
  
 
 
  
Paul Navazio 
City Manager 
 
Attachment:   Authorization for the Design and Construction of the Woodland-Davis Clean Water 

Agency Project Facilities, Resolution No. _______ 
 
 



RESOLUTION NO. ________ 
 

A RESOLUTION OF THE CITY COUNCIL 
OF THE CITY OF WOODLAND 

AUTHORIZING WOODLAND-DAVIS CLEAN WATER AGENCY 
TO PROCEED WITH FINAL ENGINEERING AND CONSTURCTION 

OF THE SURFACE WATER PROJECT FACILITIES 
 
 WHEREAS, the Cities of Davis and Woodland entered into a joint powers 
agreement in 2009 (as amended by the Amended and Restated Woodland-Davis Clean 
Water Agency Joint Powers Agreement dated February 26, 2013) and formed the 
Woodland-Davis Clean Water Agency (“Agency”) to undertake and implement a project 
(the “Project”) to divert water from the Sacramento River, transmit the water for 
treatment to a new water treatment facility, and deliver treated surface water to the Cities 
of Davis and Woodland and possibly to the University of California, Davis for use in 
their respective service areas; 
 
 WHEREAS, section 7.2 of the Amended and Restated Joint Powers Agreement 
provides that the Agency will secure the written approval of the Davis and Woodland 
City Councils before proceeding with certain major Project milestones, including final 
engineering and construction of Project facilities; 
 
 WHEREAS, the Agency and its partner on the raw water intake facility, RD 2103, 
are preparing to enter into agreements that would involve the design, construction and 
operation of a new water treatment plant, raw and finished water pipelines and raw water 
intake structure; 
 
 WHEREAS, the Amended and Restated Joint Powers Agreement provides for the 
City Council to approve the remaining City Council authorizations under section 7.2 by 
April 2, 2013; and, 
 
 WHEREAS, the City Council desires to authorize the final engineering and 
construction of the Project facilities; 
 
 NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of 
Woodland that it authorizes the Agency to proceed with the final engineering and 
construction of the Project facilities as described in and in accordance with the terms of 
the Amended and Restated Woodland-Davis Clean Water Agency Joint Powers 
Agreement dated February 26, 2013. The City Council authorization to construct the raw 
water intake portion of the Project facilities is subject to State of California approval of 
grant funding of at least $16.7 million toward the capital costs of the raw water intake or 
Agency Board of Directors action to waive this condition regarding State of California 
grant funding. 
 
 PASSED AND ADOPTED by the City Council of the City of Woodland on the 
______ day of _______ 2013 by the following vote: 



 
AYES: 
NOES: 
ABSTAIN: 
ABSENT: 
 
       __________________________ 
       Mayor 
 
 Attest: 
 
 _______________________ 
 City Clerk 
 
 



 
 
 
 
 
 
 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: PERS Employer Paid Member Contribution (EPMC) for Woodland City 
Employees Association (WCEA) 

DATE:  March 19, 2013 

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

 
 
Recommendation for Action 
 
Staff recommends that the City Council Adopt Resolution No. ____ PERS Employer Paid Member 
Contribtuion (EPMC) for Woodland City Employees Association (WCEA). 
 
 
Fiscal Impact 
 
The modification to EMPC, already approved by WCEA and the Council, results in a savings over 
four fiscal years.  The cost savings to the City for the entire period of the MOU will be about $1.8 
million, with an annualized savings of $638,000 when the entire 8% of EPMC is eliminated.  The 
annualized savings during the contract years are calculated to, $396,000 or 3.3% of total personnel 
costs in  FY 13/14,  $477,000 or 3.9% of total personnel costs in FY 14/15, and  $639,000 or 5.1% 
of total personnel costs in FY15/16.  The WCEA budget is funded approximately 25% by the 
General Fund; the General Fund will realize approximately $160,000 of ongoing savings when the 
entire 8% of EMPC is eliminated. 
 
 
Report in Brief 
 
Recent changes to the memorandum of understanding (MOU) with the Woodland City Employees 
Association (WCEA) unit have resulted in changes related to the payment of member contributions 
for retirement benefits. 
 
 
Background 
 
On March 5, 2013, the City approved an MOU for the WCEA employees.  One of the changes to the 
MOU requires all employees to commence paying the PERS employee retirement contributions over 
the course of the MOU. 



 
 2 PERS Employer Paid Member Contribution (EPMC) for 

Woodland City Employees Association (WCEA) 
SUBJECT: 

PAGE: 
ITEM: 

Concurrently, the City will no longer pay and report employer paid member contributions (EPMC) 
in the same proportion. 
 
This implements a change in benefits already approved by City Council. 
 
 
Discussion 
 
To implement EPMC modifications for the WCEA the City Council must adopt a resolution which 
provide for the change in paying and reporting of EPMC.  PERS requires that the resolution must 
state:  (a) the member category (WCEA); (b) the percent of the normal member contribution rate 
being paid as EPMC and reported as additional compensation (4% effective March 2013, 2% 
effective January 1, 2014, 0% effective July 1, 2015); (c) the effective date the value of EMPC will 
be reported (March 19, 2013); and the (d) the resolution must be approved by Council and received 
by PERS.  The resolution for City Council to consider meets all these requirements. 
 
 
Conclusion 
 
Staff recommends that the City Council adopt the Resolution No ___  PERS Employer Paid Member 
Contribution (EPMC)  for Woodland City Employees Association (WCEA). 
 
 
 Prepared by: Sheila McShane 
  Human Resources Manager  
 
 Reviewed by: Kimberly McKinney 
  Finance Officer 
 
 
 
  
Paul Navazio 
City Manager 
 
Attachment:  Woodland City Employees Association Resolution 



RESOLUTION NO ___ 
RESOLUTION FOR PAYING AND REPORTING THE VALUE OF EMPLOYER PAID MEMBER CONTRIBUTIONS 
 
Whereas, the governing board of the City of Woodland had the authority to implement Government 

Code Section 20636 (c) (4) pursuant to Section 20691; 
 
WHEREAS, the governing body of the City of Woodland has a written labor policy or agreement which 

specifically provides for the normal member contributions to be paid by the employers, and 
reported as additional compensation; 

Whereas, one of the steps in the procedures to implement Section 20691 is the adoption by the 
governing body of the City of Woodland of a Resolution to commence paying and reporting the 
value of said Employer  Paid Member Contribution (EPMC); 

 
WHEREAS, the governing body of the City of Woodland has identified the following conditions for the 

purpose of its election to EPMC; 
  

This benefit shall apply to all “legasee” members of PERS as defined by CalPERS, of the 
Woodland city Employee Association (WCEA). 

 
Effective with the March, 2013 payroll, the benefit shall consist of paying four percent (4%) of 
normal contributions for miscellaneous members as EPMC, and reporting the same percent of 
compensation earnable as additional compensation. 
 
Effective with the January 1, 2014 payroll, the benefit shall consist of paying two percent (2%) of 
normal contributions for miscellaneous members as EPMC, and reporting the same percent of 
compensation earnable as additional compensation. 
 
Effective with the July 1, 2015 payroll, the benefit shall consist of paying zero percent (0%) of 
normal contributions for miscellaneous members as EPMC, and reporting the same percent of 
compensation earnable as additional compensation. 
 
The effective date for this resolution shall be March 20, 2013. 

 
NOW, THEREFORE, BE IT RESOLVED that the governing body of the City of Woodland elects to pay and 
report the value of EMPC as set forth above. 
 
PASSED AND ADOPTED by the City Council this 19th day of March, 2013 by the following vote: 
 
AYES:  
NOES:  
ABSENT: 
ABSTAIN:  

 
 

       _____________________  
       Skip Davis, Mayor 
 
ATTEST: 



______________________    ______________________  
Ana B. Gonzalez, City Clerk    Andrew J. Morris, City Attorney 
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	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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