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CITY OF WOODLAND 
300 FIRST STREET 

WOODLAND, CALIFORNIA 
 
 

CITY COUNCIL 
CLOSED SESSION AGENDA 

 
 

JULY 2, 2013 
 

5:00 P.M. 
 
 

A. CALL TO ORDER 
 
B. CLOSED SESSION 

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

McShane, Kimberly McKinney and Dania Torres Wong 
 Employee Organization(s):  Firefighters’ Association 
 
B.2 Conference with Real Property Negotiators, Pursuant to Section 

  54956.8 
Property:  027851024 
Agency Negotiator:  City Manager, Economic Development Manager 

and City Attorney 
Negotiating Parties:  Panattoni Development Co. 

 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 
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C. PLEDGE OF ALLEGIANCE 
 

 D. COMMUNICATIONS-PUBLIC COMMENT 
 
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. 
 
 Council Long Range Calendar 
 Recommendation:  Informational Item 
 
 
 F. PRESENTATIONS 
 
 1. Receive Report from the Water Utility Advisory Committee 
  Recommendation:  that the City Council receive the report of the 

Water Utility Advisory Committee (WUAC), and, if appropriate, 
provide comments, suggestions and/or direction for further work 

 
 
 G. CONSENT CALENDAR 
 

2. Floodsafe Yolo/Cache Creek Feasibility Study, CIP 09-15; Approve 
Amendment #2 

 Recommendation:  that the City Council approve amendment #2 to 
the consultant services agreement with Wood Rodgers for the 
Floodsafe Yolo/Cache Creek Feasibility Study, CIP 09-15, for an 
additional amount not to exceed $52,726; authorize the City 
Manager to execute the agreement 
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3. Adopt Resolution Authorizing the Submittal of Grant Applications to 
CalRecycle 

 Recommendation:  that the City Council adopt Resolution No. 
_____ and authorize staff to submit applications to the California 
Department of Resources Recycling and Recovery (CalRecycle) for 
any grants for which the City is eligible during the period of July 2, 
2013 to July 1, 2018, and authorize the Public Works Director, or 
his/her designee, to execute CalRecycle grant documents on behalf 
of the City 

 
4. Clark Field Renovation Project CIP 13-03; Approve Plans and 

Specifications, Authorize Bid Advertisement and Authorize the City 
Manager to Execute the Construction Contract 

 Recommendation:  that the City Council approve the plans and 
specifications, authorize bid advertisement, and authorize the City 
Manager to execute the construction contract with the lowest, 
responsive, responsible bidder if bids are within 115% of the 
$340,000 engineer’s construction estimate 

 
5. Special Assessment Tax Roll Collections 
 adopts Resolutions Nos. ______ Requesting Collection of Charges 

on Tax Roll for the Lighting and Landscaping Districts, Special 
Assessment Districts and the Community Facility Districts as 
described herein 

 
6. Transportation Development Act Claim 
 Recommendation:  that the City Council Adopt Resolution No. ____ 

Authorizing Filing of the Annual Transportation Development Act 
Claim with the Sacramento Area Council of Governments 

 
7. First Amendment to YMCA Wellness Center Use Agreement 
 Recommendation:  that the City Council authorize the City Manager 

to execute the first amendment to the Wellness Center Use 
Agreement with the YMCA of Superior California for their use of the 
Fitness and Wellness Center at the Community & Senior Center 

 
8. Pioneer Investors LLC – Heidrick Ranch Phase II Development 

Agreement 
 Recommendation:  that the City Council consider the Planning 

Commission’s recommendation to Adopt Ordinance No. _____, 
approving the Development Agreement Amendment between the 
City of Woodland and Pioneer Investors, LLC and modified 
Conditions of Approval and clarification of the construction of 
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infrastructure at the intersection of Harry Lorenzo Avenue and 
Farmers Central Road 

 
9. Authorize the City Manager to purchase Technology Network 

Upgrades 
 Recommendation:  that the City Council authorize the City Manager 

to purchase storage equipment to refresh portions of the 
technology infrastructure for an amount up to $100,000 for the 
storage area network (SAN), plus annual support contract 

 
10. Second Reading of Ordinance Amending Chapter 14A of the 

Woodland Municipal Code Relating to Administrative Citations 
 Recommendation:  that the City Council Adopt Ordinance No. 1551 

Amending Chapter 14A of the Woodland Municipal Code Relating to 
Administrative Citations 

 
11. Second Reading of Ordinance Amending Chapter 15A of the 

Woodland Municipal Code Relating to Aggressive Solicitation 
 Recommendation:  that the City Council Adopt Ordinance No. 1552 

Amending Chapter 15A of the Woodland Municipal Code Relating to 
Aggressive Solicitation 

 
12. Amend Professional Services Agreement for the Southwest Tank 

and Pump Station Project, CIP 08-33 
 Recommendation:  that the City Council approve the increase in the 

Professional Services Agreement for the Southwest Tank and Pump 
Station Project, CIP 08-33 in an amount not to exceed $91,178 
with West Yost Associates and authorize the City Manager to 
execute the amended agreement 

 
13. Approve the Acceleration of Funds to the Army Corps of Engineers 

for Funding the Charette for the Lower Cache Creek Feasibility 
Study 

 Recommendation:  that the City Council approve the acceleration of 
funds in the amount of $146,500 to fund the Charette for the 
Lower Cache Creek Feasibility Study CIP #09-15 and authorize the 
City Manager to sign the agreement 

 
14. Approve the Contract for Wood Rodgers, Inc. to update the Storm 

Drainage Facilities Master Plan for the Spring Lake area and Gibson 
Storm Channel, CIP #11-13 

 Recommendation:  that the City Council approve the contract for 
Wood Rodgers, Inc. for $227,604 to update the Storm Drainage 
Facilities Master Plan (SDFMP) for the Spring Lake and Gibson 
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Channel drainage areas, CIP #11-13 and authorize the City 
Manager to execute the agreement 

 
15. FY 2013/14 Annual Appropriations Limit 
 Recommendation:  that the City Council adopts Resolution No. 

_____ approving the City of Woodland’s fiscal year 2013/2014 
Appropriations Limit 

 
16. Park Irrigation Project, Phase 4 (Freeman Park), CIP 10-01; Award 

Construction Contract 
 Recommendation:  that the City Council award the construction 

contract for the Park Irrigation Project, Phase 4 (Freeman Park), 
CIP 10-01 in the amount of $371,667.68 for base bid only to 
Procida Landscape, Inc., Sacramento CA 

 
17. Adopt a Resolution in Support of the Creation of a Working Group 

to Study and Advance the Freight Rail Realignment in Central and 
Eastern Yolo County 

 Recommendation:  that the City Council adopt Resolution No.  
  in support of the creation of a working group to study and 
advance the freight rail realignment in central and eastern Yolo 
County 

 
18. License Agreement with Democrat Investors, LLC, for a portion of 

701 Main Street (Heritage Plaza) 
 Recommendation:  that the City Council adopt the attached 

Resolution No. _____ authorizing the City Manager to enter into a 
License Agreement with Democrat Investors, LLC, for 701 Main 
Street  substantially consistent with the “draft License Agreement 
terms” identified in this staff report 

 
 

 H. PUBLIC HEARINGS 
  
 19. Public Hearing:  Fact-Finding Panel’s Report and Recommendations 
 Recommendation:  that the City Council 1) Receive the report and 

recommendations from the fact-finding panel for the Woodland 
Professional Firefighters Association (WPFA); 2) Hold a public 
hearing on the fact-finding report as required by Government code 
Section 3505.7; and 3) Consider approval of Resolution No. _____ 
establishing the terms and conditions of employment, superseding 
provisions of expired Memorandum of Understanding 
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20. Waste Management Liens 
 Recommendation:  that the City Council Conduct a Public Hearing 

to Receive Input from Property Owners and Adopt Resolution No. 
____, “A Resolution Requesting Collection of Charges on Tax Roll”. 

 
21. Gateway Landscaping and Lighting District 
 Recommendation:  that the City Council conduct a public hearing 

and adopt Resolution No. ____ to approve the fiscal year 
2013/2014 annual levy report and Resolution No. ____ ordering the 
levy and collection of the assessment within the Gateway Lighting 
and Landscaping District 

 
22. Spring Lake Landscaping and Lighting District 
 Recommendation:  that the City Council conduct a public hearing 

and adopt Resolution No. ____ to approve the fiscal year 
2013/2014 annual levy report and Resolution No. ____ ordering the 
levy and collection of the assessment within the Spring Lake 
Lighting and Landscaping District 

 
23. Public Hearing to Receive Comments Concerning the Renewal of 

Assessment for Woodland Visitor Attraction District; Adoption of 
Resolution Confirming the Assessment Report; and Adopt 
Resolution to authorize City Manager to Sgn Administrative 
Agreement with Yolo County Visitor’s Bureau 

 Recommendation:  that the City Council hold a Public Hearing to 
receive comments concerning the renewal of the 2013-2014 Annual 
Assessment for the Woodland Visitor Attraction District (BID); and 
the Adoption of a Resolution confirming the 2013-2014 Annual 
Assessment Report and approve resolution to authorize the City 
Manger to sign the Administrative Agreement with Yolo County 
Visitors Bureau to implement the Visitor Attraction District 

 
 
 I. REPORTS OF THE CITY MANAGER 
 
 24. $2,256,000 City of Woodland - Community Facilities District No. 

2004-1 (Spring Lake) - Subordinate Special Tax Bonds, Series 
2013C 

 Recommendation:  that the City Council City Council adopt 
Resolution No. _____ authorizing the execution and delivery of a 
bond issuance agreement; authorizing the issuance of subordinate 
special tax bonds; and approving certain other actions related 
thereto 
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 25. Update on Draft Climate Action Plan and Related Sustainability 

Efforts 
 Recommendation:  that the City Council receive the presentation on 

the draft Climate Action Plan and related efforts and provide 
direction regarding additional information or actions desired 

 
a) Support for Senate Bill 43 (Wolk), Shared Renewable Energy 

Self-Generation 
 Recommendation:  that the City Council provide the attached 

letter of support for Senate Bill (SB) 43 
 

b) Contract with TerraVerde Renewable Partners for 
Comprehensive Energy Management Services 

 Recommendation:  that the City Council authorize the City 
Manager to sign an agreement with Terra Verde Renewable 
Partners (TerraVerde) for 3 years of comprehensive energy 
management services 

 
 
26. City Council Priority Goals – 2012-2014  Update 
 Recommendation:  that the City Council receive this informational 

staff report summarizing progress made to date on the City 
Council’s Priority Goals for 2012-14 

 
 

 J. ADJOURN 
 
I declare under penalty of perjury that the foregoing Agenda for the Joint City 
Council/Woodland Finance Authority/ Successor Agency meeting of the City of 
Woodland scheduled for Tuesday, July 2, 2013 was posted on June 28, 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. 
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MEMORANDUM 
 
TO:   PLANNING COMMISSION MEMBERS 

FROM: Cindy Norris, Principal Planner 
Paul L. Hanson, AICP, Senior Planner 
   

SUBJECT: Pioneer Investors, LLC – Heidrick Ranch II Development Agreement 
(DA) Amendments 

DATE: June 20, 2013 
           

 
RECOMMENDATION: 
Staff recommends that the Planning Commission review and recommend approval to the City 
Council, the proposed Pioneer Investor, LLC - Heidrick Ranch II Development Agreement 
amendments.  
 
BACKGROUND: 
On April 6, 2004, the City Council approved the ±44.64 acre, Heidrick Ranch Vesting 
Subdivision Map No. 4670 consisting of 141 single-family lots at an R-5 density (Phases I & II) 
and a remainder parcel (Lot "A") at an R-25 density. The approval included zoning, vesting 
tentative subdivision map, and development agreement. Phase I of the map was recorded and 
single-family homes have been constructed on a majority of the lots, and the multi-family site 
has site plan and design approval.  On October 21, 2010, the Planning Commission 
recommended the City Council approved a Development Agreement Amendment between the 
City of Woodland and Pioneer Investors, LLC for Heidrick Phase II and revised phasing of the 
approved Heidrick Ranch Tentative Map (21.57-acre parcel (APN 041-010-087) (See 
Attachment “A”).  
 
PROPOSAL 
The applicant's request is for a Development Agreement Amendment to amend one (1) condition 
and remove three (3) other conditions of approval (See Attachment “B”).    
The following conditions of approval recommended for deletion: Conditions shown in 
strikethrough for deletions. 
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58. Fee credits generated by a project in the First Release (including those units with First 
Release Building Unit Allocations [“BUA’s”], those units constructed to meet First Release 
affordable housing requirements, and those multifamily sites which participated in the First 
Release) may be applied toward First Release building permits at the time of issuance.  For 
all other projects, no fee credits may be used toward payment of Spring Lake Infrastructure 
Fee (SLIF) obligations, regardless of whether such credits are held, transferred, or 
generated, unless one of the following occurs: (i) bonds have been issued by the CFD in 
connection with the final map for a project, in which case fee credits may be used equal to 
the amount of the net bond proceeds; (ii) until such time that the First Release property 
owners owed reimbursement for oversizing improvements have been fully reimbursed in 
accordance with the Funding and Reimbursement Agreement (FRA) dated September 7, 2004 
(including, but not limited to, Sections 2.3, 2.7, and 2.8); or (iii) until such time that the FRA 
may be amended to allow the use of fee credits prior to the complete reimbursement of the 
First Release property owners. 
 

1. Pioneer Drive 
b. Widen the southbound lanes for the segment of Pioneer Avenue, from East Gibson Road 

to Collector 4, to its ultimate width.  Upon the approval of the final map that triggers the 
1000th unit in the SLSP planning area east of Highway 113.  Bus turn out is required on 
Pioneer Avenue for southbound traffic south of Collector 4. Within 10 days of approval 
of this DA amendment, the City shall invoice the Pioneer Investors, LLC for the Heidrick 
map’s fair share of the widening of Pioneer Avenue between East Gibson Road to 
Collector 4 to its ultimate width.  The amount of the invoice is $268,972.02.  Applicant 
shall pay the invoiced amount within 21 days of invoice and prior to any final maps. 

 
e. Intersection of Pioneer Avenue and Collector 4/High School shall include construction of 

signal improvements as identified in the traffic study (with 700th building permit).  Signal 
is to be constructed at applicant’s expense subject to a reimbursement from the financing 
district. This requirement shall be deemed satisfied by payment of funds as described in 
b. above. 
 

The following condition of approval recommended for modification. Condition shown in 
strikethrough for deletions and double underline for new text: 

 
5. County Road 101 

a. Final map for lots 77 through 90 shall include dedication of land for a roundabout at 
Farmers Central Road and Harry Lorenzo Drive (CR 1010). Applicant shall submit 
design for the roundabout to the City for approval with this final map. Applicant shall 
modify lots as necessary. 

 
The first final map in Heidrick that connects to Harry Lorenzo Avenue (CR 101) shall 
improve Harry Lorenzo Avenue (CR 101) from Farmer’s Central Road to CR 25A, 
unless completed by others. Along the frontage of the map the project shall modify the 
street section to City structural and drainage standards including a street cross section that 
include a 12’ travel lane, an 8 foot parking lane (including 2 foot gutter pans), 8.5 foot 
street-side planter strips (including 0.5 ft curb) and 5.5’ wide sidewalk on the east half of 
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the street, and include a 12’ travel lane, an 8 foot parking lane (including 2 foot gutter 
pans) and a 0.5 ft curb on the west side of the street (abutting the MPRA), plus transition 
sections.  This will apply unless an alternative interim pavement section is approved by 
the City Engineer. South of the new street section constructed by the project the 
improvement shall be for type three Slurry or Micro pave as determined by the City plus 
signing and striping to City Standards for the existing two lane rural road. 

 
Staff Recommended Modifications 

Staff is also recommending a modification to the conditions of approval for clarification. 
Conditions shown in strikethrough for deletions and double underline for new text: 
 
4. Farmers Central Road  

j. Final map for lots 77 through 90 shall include dedication of land for a roundabout at 
Farmers Central Road and Harry Lorenzo Drive (CR 1010).  Applicant shall submit 
design for the roundabout to the City for approval with this final map.  Applicant shall 
modify lots as necessary.   
 
Final map for lots 70 - 99 shall include connection of Farmers Central Road (FCR) to 
Harry Lorenzo Avenue (aka Road 101) and design and construction of the Roundabout at 
the intersection of Harry Lorenzo Avenue and FCR.  Applicant shall construct full 
improvements south of centerline and two 12’ travel lanes with 4’ paved shoulders north 
of centerline, plus full improvements at the roundabout (within the ultimate alignment).  
This will apply unless an alternative pavement section is approved by the City Engineer. 
 
Lots 77 through 99 shall be modified to allow for construction of the roundabout and the 
onsite right of way required.  Condition shall be deemed fulfilled if construction is 
completed by others; however, a fair share reimbursement amount may be required at 
final map as determined by the City.  City shall include the roundabout in the next SLIF 
CIP draft update for approval and final consideration by Council.  City shall endeavor to 
collect a fair share of the total cost from adjacent property owners with their next 
entitlement request.   
 
Should after a good faith effort based on an Appraisal to MAI standards, the applicant has 
been unable to obtain offsite right of way, the applicant may request that the City obtain 
the land at the cost of the applicant.  Applicant shall fully fund all costs which shall be 
handled through a deposit account, the initial deposit will be based on the estimated cost 
of land, staff time and attorney time to obtain the land as determined by the City.  After 
land has been obtained, City shall relinquish balance of funds on hand.  
 

k. Temporary cul-de-sacs and emergency vehicle access shall have fixed obstacles to 
prevent traffic from driving across undeveloped ground to road 101.  Emergency vehicle 
access shall have city approved removable bollards to allow for emergency vehicle 
access.  All temporary cul de sacs at the end of roads shall a continuous barrier to traffic 
in accordance with City detail 0350 or other continuous barrier method approved by the 
City Engineer. 
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l. The applicant shall improve the bicycling facilities and opportunities within the Spring 
Lake Specific Plan.   

 
REVIEW 
Staff is recommending approval of the requested Development Agreement conditions of 
approval deletions because the conditions are no longer necessary.  
 

• Condition 58 was an interim condition, while City staff finalized the use of fee credits.  
As of March 5, 2013, the City has amended the ordinance and adopted administrative 
guides for the use of fee credits.  

• Condition 1 (b & e) concerning the widening of Pioneer Avenue no longer applies 
because Pioneer Avenue has been completed using other SLIF funding.  

 
Staff is also recommending approval of Development Agreement conditions of approval 
amendments to the Harry Lorenzo Avenue (County Road 101) Condition (a) and Farmers 
Central Road Conditions (j, k, and l) in order to provide for clarification for the required 
infrastructure improvements.  
 
RECOMMENDATION 
Staff recommends the Planning Commission forward a recommendation of approval to the City 
Council for the amendments to the Pioneer Investors LLC - Heidrick Ranch II Development 
Agreement conditions of approval by making an affirmative motion as follows: 
 
MOTION #1  I move that the Planning Commission make a recommendation to the 

City Council for the approval of the Pioneer Investors LLC Development 
Agreement Amendments based on the identified Findings of Fact (See 
Attachment “B”) and subject to the identified Modified Conditions of 
Approval (See Attachment “D”), by taking the following actions: 

 
1. Adopt the attached Ordinance No. _____ (Attachment “C”) Amending the 

Development Agreement between the City of Woodland and Pioneer Investors, LLC 
– Heidrick Ranch II Relative to Property Located Within the Spring Lake Specific 
Plan Area including the Modified Findings and Conditions of Approval (Attachment 
“D”). 

 
MOTION #2 I move that the Planning Commission make a recommendation to the 

City Council to deny the Pioneer Investors LLC – Heidrick Ranch II 
Development Agreement Amendments based subject to the following 
findings: (Specify) 

 
ATTACHMENTS: 

A. Vicinity Map & Tentative Map 
B. Applicant request to modify the Development Agreement 
C. Findings of Fact 
D. Ordinance Approving the Development Agreement Amendment 
E. Modified Conditions of Approval 













































































 
ORDINANCE NO. _______ 

 
AN ORDINANCE OF THE CITY OF WOODLAND APPROVING THE 

DEVELOPMENT AGREEMENT AMENDMENT BETWEEN THE CITY OF 
WOODLAND AND PIONEER INVESTORS, LLC – HEIDRICK RANCH II RELATIVE 

TO PROPERTY LOCATED WITHIN THE SPRING LAKE SPECIFIC PLAN AREA 
 
 The City Council of the City of Woodland DOES HEREBY ORDAIN AS 
FOLLOWS: 
 
Section 1. Purpose.  The purpose of this Ordinance is to approve an amendment to the Pioneer 
Investors LLC - Heidrick Ranch II Development Agreement (the “Agreement Amendment”) 
entered into between the City of Woodland and Pioneer Investors, LLC, relative to the use and 
development of the property located within the Spring Lake Specific Plan Area, which is more 
particularly descried in said Agreement. 
 
Section 2. Findings.  The City Council hereby finds and declares: 
 

1. The City Council previously certified an Environmental Impact Report for the 
Spring Lake Specific Plan (Turn of the Century EIR, SCH #99022069; August 15, 2000) and 
adopted addendums to the Turn of The Century EIR.  No additional environmental review of the 
Agreement is required by law, ordinance, or regulations.   

 
2. The City Council adopted Ordinance No. 1390 on April 6th, 2004, approving a 

Development Agreement between the City of Woodland and Pioneer Investors, LLC relative to 
Heidrick Ranch II.  This Agreement Amendment amends the Development Agreement approved 
through Ordinance No. 1390 approved on April 6th, 2004 and amended December 14, 2010. 

 
3. Modified Findings of Fact and Conditions of Approval are incorporated into the 

Agreement Amendment as shown in Attachments “C” & “D.” 
 
4. Public hearings on the Agreement Amendment were held by the Planning 

Commission and City Council and notices of these hearings were given in the form and at the 
times required by state law and City ordinances and resolutions. 

 
5. The City Council has considered the findings and recommendation of the 

Woodland Planning Commission.  The City Council accepts those findings and recommendation, 
and incorporates them herein by this reference. 

 
6. The Agreement Amendment is consistent with the objectives, policies, land uses, 

and programs specified in the City General Plan and the Spring Lake Specific Plan. 
 
 
7. The Agreement Amendment satisfies the fiscal policies of the General Plan. 
 



8. The Agreement Amendment is consistent with and conforms to the requirements 
of Government Code Sections 65864-65869.5. 

 
9. The Agreement Amendment is consistent with the provisions of Resolution No. 

3542 of the City Council Establishing Procedures for Consideration of Development Agreements 
and the provisions of Resolution No. 4330 Approving the Spring Lake Specific Plan. 
 
Section 3. Approvals.  The Agreement Amendment is hereby approved and the Mayor and City 
Clerk are authorized and directed to execute said Agreement Amendment on behalf of the City 
of Woodland. 
 
The City Clerk shall cause the Agreement Amendment to be recorded in the Official Records of 
Yolo County upon execution, but in no event prior to the effective date of this ordinance. 
 
Section 4. Effective Date and Notice.  This ordinance shall take effect thirty (30) days after its 
adoption and, within fifteen (15) days after its passage, shall be published at least once in a 
newspaper of general circulation published and circulated within the City of Woodland.  
 
 PASSED, APPROVED, AND ADOPTED this ____ day of ____________, 2013. 
 
AYES: 
NOES: 
ABSTAIN: 
 
 
       
 _____________________________________ 
        MAYOR 
 
ATTEST: 
 
 
______________________________________ 
CITY CLERK 
 
        APPROVED AS TO FORM: 
 
 
             
      _____________________________________ 
        CITY ATTORNEY 



DEVELOPMENT AGREEMENT AMENDMENT BETWEEN CITY OF WOODLAND 
AND PIONEER INVESTORS, LLC – HEIDRICK RANCH II 

 
 This Development Agreement Amendment is entered into effective on the date it is recorded with 
the Yolo County Recorder by and among the City of Woodland, a California general law city, Pioneer 
Investors, LLC, a California limited liability company. 
 

Development Agreement Conditions of Approval as shown in strikethrough for deletions and 
double underline for new text, is hereby amended as follows. 
 
 
58. No fee credits may be used toward payment of Spring lake Infrastructure Fee (SLIF) 

obligations, regardless of whether such credits are held, transferred or generated until such 
time that the First Release property owners owed reimbursement for oversizing 
improvements have been fully reimbursed in accordance with the Funding and 
Reimbursement Agreement (FRA) dated September 7, 2004 (including, but not limited to, 
Sections 2.3, 2.7, 2.8), or until such time that the FRA may be amended to allow the use of 
fee credits prior to the complete reimbursement of the First Release property owners. 

 
1. Pioneer Drive 

 
b. Widen the southbound lanes for the segment of Pioneer Avenue, from East Gibson Road 

to Collector 4, to its ultimate width.  Upon the approval of the final map that triggers the 
1000th unit in the SLSP planning area east of Highway 113.  Bus turn out is required on 
Pioneer Avenue for southbound traffic south of Collector 4. Within 10 days of approval 
of this DA amendment the City shall invoice the Pioneer Investors, LLC for the Heidrick 
map’s fair share of the widening of Pioneer Avenue between East Gibson Road to 
Collector 4 to its ultimate width.  The amount of the invoice is $268,972.02.  Applicant 
shall pay the invoiced amount within 21 days of invoice and prior to any final maps. 

 
e. Intersection of Pioneer Avenue and Collector 4/High School shall include construction of 

signal improvements as identified in the traffic study (with 700th building permit).  
Signal is to be constructed at applicant’s expense subject to a reimbursement from the 
financing district. This requirement shall be deemed satisfied by payment of funds as 
described in b. above. 

 
4. Farmers Central Road  
 

j. Final map for lots 77 through 90 shall include dedication of land for a roundabout at 
Farmers Central Road and Harry Lorenzo Drive (CR 1010).  Applicant shall submit 
design for the roundabout to the City for approval with this final map.  Applicant shall 
modify lots as necessary.   
 
Final map for lots 70 - 99 shall include connection of Farmers Central Road (FCR) to 
Harry Lorenzo Avenue (aka Road 101) and design and construction of the Roundabout at 
the intersection of Harry Lorenzo Avenue and FCR.  Applicant shall construct that 
includes: full improvements south of centerline and two 12’ travel lanes with 4’ paved 



shoulders north of centerline, plus full improvements at the roundabout (within the 
ultimate alignment).  Lots 77 through 99 shall be modified to allow for construction of 
the roundabout and the onsite right of way required.  Condition shall be deemed fulfilled 
if construction is completed by others; however, a fair share reimbursement amount may 
be required at final map as determined by the City.  City shall include the roundabout in 
the next SLIF CIP draft update for approval and final consideration by Council.  City 
shall endeavor to collect a fair share of the total cost from adjacent property owners with 
their next entitlement request.   
 
Should after a good faith effort based on an Appraisal to MAI standards, the applicant has 
been unable to obtain offsite right of way, the applicant may request that the City obtain 
the land at the cost of the applicant.  Applicant shall fund all costs and deposit estimated 
cost of land, staff time and attorney time to obtain the land as determined by the City.  
After land has been obtained, City shall relinquish balance of funds on hand. 
 

k. Temporary cul de sacs and emergency vehicle access shall have fixed obstacles to 
prevent traffic from driving across undeveloped ground to road 101.  Emergency vehicle 
access shall have city approved removable bollards to allow for emergency vehicle 
access.  All temporary cul de sacs at the end of roads shall a continuous barrier to traffic 
in accordance 
 

l. The applicant shall improve the bicycling facilities and opportunities within the Spring 
Lake Specific Plan.   
 

1. County Road 101 
 
a. The first final map in Heidrick that connects to Harry Lorenzo (CR 101) Drive shall 

improve Harry Lorenzo Drive (CR 101) from Farmers Central Rd. to CR 25A.  The 
improvement shall be for type three Slurry or Micro pave as determined by the City plus 
signing and striping to City Standards.  
 
The first final map in Heidrick that connects to Harry Lorenzo Avenue (CR 101) shall 
improve Harry Lorenzo Avenue (CR 101) from Farmer’s Central Road to CR 25A, 
unless completed by others. Along the frontage of the map the project shall modify the 
street section to City structural and drainage standards including a street cross section that 
include a 12’ travel lane, an 8 foot parking lane (including 2 foot gutter pans), 8.5 foot 
street-side planter strips (including 0.5 ft curb) and 5.5’ wide sidewalk on the east half of 
the street, and include a 12’ travel lane, an 8 foot parking lane (including 2 foot gutter 
pans) and a 0.5 ft curb on the west side of the street (abutting the MPRA), plus transition 
sections.  This will apply unless an alternative interim pavement section is approved by 
the City Engineer. South of the new street section constructed by the project the 
improvement shall be for type three Slurry or Micro pave as determined by the City plus 
signing and striping to City Standards for the existing two lane rural road. 
 

 Development Agreement Conditions of Approval are hereby amended as included in Attachment 
“D.” 

H:\APAUL\Spring Lake\Heidrick II\Finals\ATT C - Resolution Ordinance NO.docx 
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CONDITIONS OF APPROVAL:  The following conditions shall be fully satisfied prior to 
acceptance of final map (unless otherwise stated). Conditions shown in strikethrough for 
deletions and double underline for new text. 
 
Community Development Department: 
 
1. The project is as described in the staff report for the Heidrick Map prepared for the March 4, 

2004 and October 21, 2010 Planning Commission.  The project shall be substantially (as 
determined by the City) constructed as depicted on the maps and exhibits included in the 
March 4, 2004 and October 21, 2010 staff report for the Heidrick Map, except as modified by 
these conditions of approval. 

 
2. The applicant shall hold harmless the City, its council members, officers, agents, employees, 

and representatives from liability for any award, damages, costs, and fees incurred by the city 
and/or awarded to any plaintiff in an action challenging the validity of this permit or any 
environmental or other documentation related to approval of the permit.  Applicant further 
agrees to provide a defense for the City in any such action. 

 
3. Landscaping design, materials, installation, and maintenance in roadway 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 Requirement), 2.22 (Drought-Tolerant Plantings), 4.17 (Timing of 
Landscaping), 4.17.1 (Landscaping at Intersections), 4.18 and 4.19, and 7.13. 

 
4. The minimum paved section for any combined pedestrian/bicycle (multi-use) pathway is 10-

feet, plus a two-foot clear area on either side, for a total of 14 feet (Development Regulation 
4.19.1).  Pathways shall be designed to satisfy and fully implement Development Regulation 
4.21, 4.26, 4.27, and 5.26. 

 
5. Drainage of vacant parcels shall be maintained so as not to cause erosion or run-off 

problems. 
 
6. The location of all utility structures shall be coordinated with and depicted on the 

landscaping plan.  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 in landscaped areas shall be underground type unless otherwise 
approved by the Community Development Director and City Engineer.  The applicant and 
the City shall ensure consistency with Development Regulation 2.11 (Utilities), 2.13 
(Connectivity) 2.21 (Utility Facilities), and 6.17 through 6.19.  Light poles shall not be 
located so as to conflict with the planting or future growth and shading of trees throughout the 
site. 

 
7. A design for fencing along Farmer Central shall be submitted to the Community 

Development Director and Public Works Director for approval.  This design shall satisfy the 
requirements of the SLSP Design Standards (Section 6.2.2, Privacy Walls, see photograph 
and description). 
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8. Sidewalk access for handicapped shall conform to federal, state, and local requirements 
pursuant to Development Regulation 4.9.4.  Sidewalks shall be linear pursuant to 
Development Regulation 2.22.3 (Sidewalk Design). 

 
9. Conceptual architectural plans and elevations shall be submitted for review and approval by the 

Planning Commission to ensure consistency with the Land Use Concept described on page 2-1 
of the SLSP and the SLSP Design Standards.  All mechanical equipment, whether roof-
mounted or on the ground, shall be fully screened from view.  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 units shall 
be oriented towards the street pursuant to development Regulation 2.31 (Street Loading).  
Development Regulations 2.35.3 (Separated Entry walks), 7.5 (Fireplaces), 7.6 (Air 
Conditioning), 7.7 (Wiring), 7.10 (Energy Efficiency), 7.16 through 7.18, 7.20, and 7.21.1 and 
7.21.2 relating to energy conservation shall be addressed. 

 
10. Setbacks and other area requirements for all homes and related structures shall be consistent 

with the requirements of Table 2.4 on page 2-21 of the SLSP. 
 
11. Deed disclosures that satisfy Development Regulation 2.1 (Disclosures) and Regulation 2.2.2 

(Agricultural Disclosures) 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). 

 
12. 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.  Fully executed, meaning signed and recorded with 
the County.  The Merritt property (APN 041-060-06) has been proposed for project mitigation.  
Refer to Attachment 8 of the March 4, 2004 Planning Commission Staff Report.   

 
13. The applicant/project 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). 

 
14. 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. 
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15. Satisfy and fully implement Development Regulations 2.12 (Grading and Construction), 2.22-1 
(Vertical Curb), 2.27 (Local Builder Requirements), 6.15 and 7.14 (Construction Recycling), 
7.3 and 7.4 related to grading and construction. 

 
16. Per Development Regulation 2.33 (Entry Features) and the Design Standards, the applicant 

shall identify and install required minor entry features.  A design specification for these 
features shall be prepared for approval by the Community Development Director and Public 
Works Director.  Per Development Regulation 2.33 (Entry Features) and the Design Standards, 
the applicant shall establish a neighborhood entry feature at “D” Street and at the intersection 
of Farmers Central and “D” Street.  A design specification for these features shall be prepared 
for approval by the Community Development Director and Public Works Director. Prior to 
acceptance of final map, the applicant shall be required to submit a design theme for all entry 
features.  Theme shall be consistent with the SLSP Design Standards and to the satisfaction 
of Community Development Director. 

 
17. Pursuant to Development Regulation 4.26, greenbelts and pathways/trails shall be constructed 

at the same time (or earlier) as adjoining dwelling units.  The subdivision trail shown (Lots F) 
shall be developed with the adjoining dwelling units for the Heidrick Ranch North Map.  
Fencing (over 3 ½ feet) for lots that side on to trails shall be open type for the front portions 
of the side yard. 

 
18. Pursuant to Development Regulation 4.17, street landscaping must accompany street 

construction for both partial (interim) and full cross-sections.  Landscaping is not allowed to be 
deferred. 

 
19. Deeds for the affordable units shall be restricted to qualified buyers pursuant to the SLSP 

Affordable Housing Plan.  Affordable units shall be constructed at the same time (or earlier) as 
adjoining market-rate units pursuant to Development Regulation 3.2. 

 
20. The Off-Site Affordable Housing Fee shall be paid for each single-family market rate unit. 
 
21. Ten percent of all single-family units shall be designated affordable units.  Based on 157 units 

in this map, 16 affordable units are required.  Affordable units must be provided within each 
land use category.  

 
22. Prior to the City approving the applicant’s final map, the applicant 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 on pages 7-10 of the SLSP AHP.  

 
23. As allowed by the Affordable Housing Plan, affordable units may be smaller in square 

footage than the market-rate units to a minimum unit living area of 850 square feet.  
However, recognizing the need for some larger units for larger families, a mix of bedroom 
numbers and square footage among for-sale units is required. 
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24. The design of affordable units and the materials used in construction of affordable units shall 
be of an equal standard; however affordable for-sale units may feature different interior 
amenities than those of market-rate for-sale units. 

 
25. With the proposed revised phasing of the Heidrick Ranch Phase II Subdivision Map, one 

additional corner lot duplex shall be provided in the remainder second phase of the Hedrick 
Ranch Phase II map. 

 
26. Right-of-way at intersections with arterials and intersections with collectors sufficient to 

provide the required 6-foot pedestrian landing area and turn lanes without decreasing 
landscaping (Development Regulation 4.7.1) shall be provided to the satisfaction of the Public 
Works Director. 

 
27. Where site work results in the discovery of cultural resources (e.g. buried prehistoric or historic 

finds), work shall halt immediately for a distance of 100 feet from the discovery site, and the 
project archeologist and Native American Heritage Commission shall be contacted.  In any 
human bone is located, the Yolo County Coroner must also be notified.  The mitigation protocol 
identified in the Mitigation Monitoring Plan shall be implemented.  (MM 4.10-1)  

 
28. Pursuant to Development Regulation 5.7.1, parkland shall not be used for joint drainage 

purposes. 
 
29. The following statements shall be added to the map:  1) The Tentative Map conforms with all 

requirements of the State of California Subdivision Map Act; and 2) The Tentative Map 
conforms with all requirements of the City of Woodland Subdivision Ordinance. 

 
30. The applicant shall submit for approval by the Community Development Director and Public 

Works Director a design detail that addresses the safe routing of bicycles and pedestrians from 
those points where greenbelts/trails intersect mid-block at an arterial, to the nearest 
signal/crosswalk. 

 
31. The Nexus Study shall be finalized.  The applicant must comply with the requirements of the 

SLSP Nexus Study. 
 
32. In satisfaction of Mitigation Measure 4.4-5, the applicant shall have performed a hydrological 

analysis of the interim impacts to agricultural wells from the first phase permanent water wells.  
Applicant may elect to request that the City perform the analysis, in which the applicant shall 
be required to fully fund the water well impact analysis.  This analysis may be subject to 
reimbursement, if applicable. 

 
33. Pursuant to Mitigation measure 4.5-3(a), 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 
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Specific Plan Mitigation Monitoring Plan shall be followed.  Survey results shall be valid only 
for the season when construction activity occurs. 

 
34. 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 the proposed activity is planned to begin to 
determine if any nesting birds-of-prey would be affected. 

 
35. Privacy fencing along arterials shall be constructed of suitable materials and in a suitable 

manner to be consistent with the Design Standards, but also meet specifications to provide 
appropriate noise attenuation.  The design specifications for these fences shall be submitted 
for staff approval and shall require written sign-off by the project noise engineer. 

 
36. The recommendations contained in the Conclusions section and Recommendations section of 

the Geotechnical Engineering report (WKA, November 14, 2003) shall be implemented. 
 
37. Final lots that have “second units” will be identified in conjunction with the required review 

of architectural plans and elevations prior to acceptance of final map (SLSP, page 2-25). 
 
38. Approval of a tentative map requires that all lots shall have a building unit allocation (BUA) 

assigned.  No lots shall be final unless a BUA is provided. 
 
39. Applicant shall comply with Air Quality Management District directives for both off-road and 

on-road low-emissions heavy duty vehicles and construction equipment during all grading and 
construction (SLSP page 7-4 [Reg 7.3]). 

 
40. 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 mosquitos, black gnats, and other vectors. 

 
41. Prior to the commencement of construction on any project, the applicant shall ensure that the 

construction contractor has establish construction recycling measures pursuant to the 
requirements of the Mitigation Monitoring Plan.  (MM 4.13-18) 

 
42. Applicant shall comply with all dust suppression requirements during all grading and 

constructions activities (SLSP page 7-4 [Reg 7.4]). 
43. Provisions in the CC&Rs shall be adopted that prohibit recreational vehicle parking in the 

front yard longer than 24 hours.  This provision shall be enforced through mechanisms 
established in the CC&Rs. 

 
44. Provisions in the CC&Rs shall be adopted that prohibits 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.  This provision shall be enforced through mechanisms 
established in the CC&Rs. 
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45. Provisions in the CC&Rs shall be adopted that prohibit any restrictions of colors on residential 
structures.  This provision shall be enforced through mechanisms established in the CC&Rs. 

 
46. Applicant shall comply with required lot width variation as noted on the tentative map and 

require that each block have some lots widths that vary per SLSP requirement (SLSP page 2-
39 [Reg. 2.35.5].  This requirement shall be demonstrated at the subdivision design review in 
concert with review of individual house plans and layout and how each may vary. 

 
47. Off-site improvements must satisfy the requirements of the SLSP and SLSP MM including 

but not limited to Development Regulation 6.13 and Mitigation Measure 4.5-7. 
 
48. 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. 
 
49. Where greenbelts and/or subdivision trails cross streets, enhanced crosswalks (e.g. raised 

decorative brick) shall be installed. 
 
50. The Heidrick Map shall be corrected as follows:  a) reflect compliance with all conditions; b) 

correct Existing Zoning; c) correct Proposed Zoning; d) Note 2 Lot D to be sold to Hollman. 
 
51. Pursuant to Development Regulation 8.2, when triggered, construction of a neighborhood 

park shall be completed within 15 months.  Park development shall be consistent with 
Development Regulation 5.8, 5.9, 5.10 and 5.11. 

 
52. The tentative subdivision map shall be revised to show Lots F as 25-feet in width per the 

Design Standards and shall be aligned to establish visibility from end to end. 
 
53. Deleted  
 
54. The applicant shall provide 10 percent of the units at an affordable level.  The first phase of 

the Heidrick Ranch Phase II Subdivision Map (69 units) shall provide seven affordable units.  
Four of the eight half-plex units shall be affordable, and three single family homes shall be 
affordable (lots 19, 17 and new proposed lot F).  The four affordable half-plex shall be 
interspersed among the eight units, each dual half-plex building shall not be located adjacent 
to one another.  The affordable units shall be constructed concurrent with market rate units. 
The concurrency requirement shall be evaluated upon the issuance of every increment of 10 
market rate permits.  A permit for the final market rate unit shall not be issued until the 
applicant has constructed the last required affordable unit. 

 
55. Deleted 

 
56. In accordance with the Phase I Environmental Site Assessment, any septic system associated 

with the old homesite on the property shall be destroyed in accordance with regulatory 
guidelines. 
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57. For Lot A, if fencing is proposed along Farmers Central and Pioneer Avenue it shall be open 
type. 

 
58. Fee credits generated by a project in the First Release (including those units with First 

Release Building Unit Allocations [“BUA’s”], those units constructed to meet First Release 
affordable housing requirements, and those multifamily sites which participated in the First 
Release) may be applied toward First Release building permits at the time of issuance.  For 
all other projects, no fee credits may be used toward payment of Spring Lake Infrastructure 
Fee (SLIF) obligations, regardless of whether such credits are held, transferred, or generated, 
unless one of the following occurs: (i) bonds have been issued by the CFD in connection with 
the final map for a project, in which case fee credits may be used equal to the amount of the 
net bond proceeds; (ii) until such time that the First Release property owners owed 
reimbursement for oversizing improvements have been fully reimbursed in accordance with 
the Funding and Reimbursement Agreement (FRA) dated September 7, 2004 (including, but 
not limited to, Sections 2.3, 2.7, and 2.8); or (iii) until such time that the FRA may be 
amended to allow the use of fee credits prior to the complete reimbursement of the First 
Release property owners. 

 
 
Public Works (Development Engineering) Conditions: 
 
Street Improvements (SHEET 1 of 4) 
 
All proposed roads within the subdivision shall comply with the most recent eEdition City’s 
Engineering Standard Specifications & Details at the time of subdivision improvement plan 
adoption, except as specified in the adopted Spring Lake Specific Plan and conditions set forth 
below.  Note:  The roadway dimensions on the proposed tentative map do not necessarily comply 

with the City Standards. 

 
All maps and plans shall comply with the City’s electronic submission ordinance.  
 
1. Pioneer Drive 

 
The following improvements will be constructed: 

 
a. Partial street improvements shall be constructed from the Farmers Central Road to the 

southerly extension of Pioneer Ave at the south boundary of the Pioneer High School.  
The east side street cross section shall match existing street cross section being 
constructed with the new Pioneer High School with the exception that a 6 foot AC 
interim pathway shall be constructed and the landscaping shall be deferred until the 
Westside landscaping improvements are constructed.  The east side street improvements 
shall be constructed with the SLSP First final map. 

 
b. Widen the southbound lanes for the segment of Pioneer Avenue, from East Gibson Road 

to Collector 4, to its ultimate width.  Upon the approval of the final map that triggers the 
1000th unit in the SLSP planning area east of Highway 113.  Bus turn out is required on 
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Pioneer Avenue for southbound traffic south of Collector 4. Within 10 days of approval 
of this DA amendment the City shall invoice the Pioneer Investors, LLC for the Heidrick 
map’s fair share of the widening of Pioneer Avenue between East Gibson Road to 
Collector 4 to its ultimate width.  The amount of the invoice is currently estimated to be 
$268,972.02 and will not exceed 120% of this number.  Applicant shall pay the invoiced 
amount within 21 days of invoice and prior to any final maps.  

 
c. Full roadway improvements on Pioneer Ave. from the intersection of Farmers Central 

Rd. to the south boundary of the tentative map shall be constructed with the first final 
map west of Pioneer Avenue.  Full improvements shall include curb, gutter, sidewalk and 
landscaping on both sides of Pioneer Avenue as well as underground utilities.  Two lanes 
of the four lanes are subject to reimbursement from the initial facilities requirements of 
the 2004-1 Mello Roos district. Should two lanes of the four lanes be constructed by 
another project, applicant shall be responsible for connection to the existing project 
including a transition as determined necessary by the City Engineer. 

 
d. Restricted (no) vehicle access shall be designated on the tentative map on east and west 

side of Pioneer Ave. from the intersection of Farmers Central Rd. to the south boundary 
of the tentative map.  The final map shall identify relinquishment of access rights along 
Pioneer Avenue (except for pedestrian access from lot A). 

 
e. Intersection of Pioneer Avenue and Collector 4/High School shall include construction of 

signal improvements as identified in the traffic study (with 700th building permit).  
Signal is to be constructed at applicant’s expense subject to a reimbursement from the 
financing district. This requirement shall be deemed satisfied by payment of funds as 
described in b. above. 

 
f. Install a traffic signal at the intersection of Pioneer Avenue/Farmer’s Central Road 

intersection when Farmer’s Central Road is extended from Pioneer Avenue to CR 101.  
Partial or interim signal improvements may be allowed at the approval of the City 
Engineer.  Portions of ultimate improvements may be reimbursed from the City’s IFR 
money as determined by the City Engineer and Financial Officer. 

 
g. Corner Radii at the intersection of Pioneer Avenue and Farmers Central Road shall be 

modified to the satisfaction of the City Engineer.  In the case of the northwest and 
southeast corners this may include increasing the curb radius to greater than fifty (50) 
feet.  Adjacent lots shall be modified accordingly on the final map. 

 
h. No parking shall be allowed on Pioneer Ave. 
 

2. “A”, “B”, “D”, “F”, and “2 Court” Street 
 

The following improvements will be constructed: 
 
a. Streets shall be constructed to a 57-foot local street. With the approval of the City 

Engineer A and F streets may be 54’ provided an illustrative lotting for land to south 
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shows that these streets will not be primary access to subdivisions to the south. 
 

b. B” Street shall have decorative stamped concrete or brick paver crosswalks at the 
intersections of “2 Street”.  The intersection or crosswalks may be raised at the discretion 
of the City Engineer. 
 

3. County Rd 102 
 
The following improvements will be constructed: 

 
a. Landscaping and street improvements shall be constructed from Gibson Rd to Farmers 

Central Rd per the approved Specific Plan.  As approved by the City Engineer, street 
improvements and landscaping shall be constructed from Farmers Central Rd. to Parkway 
Drive. 
 

b. The intersection of CR102 at Farmers Central Rd shall be widened to accommodate a 
southbound and northbound left turn lanes.  Sufficient width shall be provided to allow 
for full Specific Plan landscape corridors.  Required right of way for turn lanes shall not 
be taken from landscape corridors. 
 

c. The intersection of CR102 at Parkway Dr. shall be widened to accommodate a 
southbound and northbound left turn lanes.  Sufficient width shall be provided to allow 
for full Specific Plan landscape corridors.  Required right of way for turn lanes shall not 
be taken from landscape corridors. 
 

d. An interim southbound right turn deceleration lane and right turn acceleration lane shall 
be constructed with the dimensions designed to the satisfaction of the City Engineer in 
the portion of the right-of-way reserved for future widening for a second southbound 
through lane on Rd 102. 
 

e. No parking shall be allowed on CR 102. 
 

4. Farmers Central Road 
 
The following improvements will be constructed: 
 

a. If the roadway connection to Gibson Road is by way of CR 101from development to the 
south of the Heidrick tentative map, then with the first final map, Farmers Central Rd 
from Pioneer Ave. to CR 101 shall be constructed to full width street improvements.  If 
interim improvements are allowed, the required minimum interim roadway section that 
would be allowed would be a 32-foot wide roadway section, but may be greater 
depending on the status of other development fronting Farmers Central Rd. Any interim 
improvements that may be allowed to be constructed shall be as approved by the City 
Engineer.  

 
b. Farmers Central Rd along the frontage of the tentative map shall be constructed in phases 
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with subsequent final maps.  Improvements shall include the entire south half of the street 
section including landscaping plus a westbound travel lane, four foot shoulders (2 feet 
paved, 2 feet unpaved) and drainage features to the satisfaction of the City Engineer.  
Should Farmer’s Central Road connect to Harry Lorenzo drive (CR 101) additional 
widening for turn lanes shall be necessary at the intersection of Pioneer Avenue.  
Geometric Design to be submitted to the City Engineer for approval. Applicant shall be 
required to install 72” storm drain line on the north side of the street, if it cannot be 
demonstrated that later installation of the line will not disturb the pavement section; and 
applicant shall meet all lighting standards for collector roadways and install additional 
lights as necessary to do so. 
 

c. Any phased final map that does not include connection to Harry Lorenzo Drive shall 
include a dedicated emergency vehicle access subject to the approval of the City 
Engineer and Fire Marshall.  Minimum section shall be a gravel road load for a 20 ton 
vehicle in a 10 year storm which is then constructed on top of 12” of lime treated native 
base material (not counted in the structural section). 

 
d. With the connection of Farmers Central Road to CR 102 the intersection shall be 

controlled by a traffic signal.  Signal is to be constructed at applicant’s expense subject to 
a reimbursement from the financing district. 

 
e. If Farmers Central Rd to the east of the Heidrick Tentative map is not constructed prior to 

the first final map a traffic signal shall be installed at the intersection of Farmer’s Central 
Road/Collector 1 upon the approval of the final map that triggers the 1400th unit in the 
SLSP area east of Highway 113.  The City Engineer may waive this requirement if he 
determines it is unnecessary. 

 
f. Provide a structural pavement section for the segment of Farmer’s Central Road, from 

Pioneer Avenue to Collector 1, based on minor arterial standards.   
 
g. Align Farmers Central Road at Pioneer Avenue to minimize the curve east of the 

intersection at Pioneer Avenue.  Minimum tangent lengths at the intersection shall be in 
accordance with City Standards (100’).  Prepare a street section detail for Farmers 
Central Rd. east of Pioneer Avenue that includes the Farmer’s Central Storm Drain Ditch. 

 
h. The final map shall identify relinquishment of access rights for Lot A along Farmers 

Central Road within 250 feet of Pioneer Avenue and within 100 feet of “D” Street. 
 

i. Partial street improvements shall have temporary bulb turn arounds dedicated to the City 
at the end of each street.  Bulb design is subject to approval of the City Engineer. 

 
j. Final map for lots 77 through 90 shall include dedication of land for a roundabout at 

Farmers Central Road and Harry Lorenzo Drive (CR 1010).  Applicant shall submit 
design for the roundabout to the City for approval with this final map.  Applicant shall 
modify lots as necessary.   
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Final map for lots 70 - 99 shall include connection of Farmers Central Road (FCR) to 
Harry Lorenzo Avenue (aka Road 101) and design and construction of the Roundabout at 
the intersection of Harry Lorenzo Avenue and FCR.  Applicant shall construct that 
includes: full improvements south of centerline and two 12’ travel lanes with 4’ paved 
shoulders north of centerline, plus full improvements at the roundabout (within the 
ultimate alignment).  Lots 77 through 99 shall be modified to allow for construction of 
the roundabout and the onsite right of way required.  Condition shall be deemed fulfilled 
if construction is completed by others; however, a fair share reimbursement amount may 
be required at final map as determined by the City.  City shall include the roundabout in 
the next SLIF CIP draft update for approval and final consideration by Council.  City 
shall endeavor to collect a fair share of the total cost from adjacent property owners with 
their next entitlement request.   
 
Should after a good faith effort based on an Appraisal to MAI standards, the applicant has 
been unable to obtain offsite right of way, the applicant may request that the City obtain 
the land at the cost of the applicant.  Applicant shall fund all costs and deposit estimated 
cost of land, staff time and attorney time to obtain the land as determined by the City.  
After land has been obtained, City shall relinquish balance of funds on hand. 
 

k. Temporary cul de sacs and emergency vehicle access shall have fixed obstacles to 
prevent traffic from driving across undeveloped ground to road 101.  Emergency vehicle 
access shall have city approved removable bollards to allow for emergency vehicle 
access.  All temporary cul de sacs at the end of roads shall a continuous barrier to traffic 
in accordance with City detail 0350 or other continuous barrier method approved by the 
City Engineer. 
 

l. The applicant shall improve the bicycling facilities and opportunities within the Spring 
Lake Specific Plan.   

 
5. County Road 101 

 
a. The first final map in Heidrick that connects to Harry Lorenzo (CR 101) Drive shall 

improve Harry Lorenzo Drive (CR 101) from Farmers Central Rd. to CR 25A.  The 
improvement shall be for type three Slurry or Micro pave as determined by the City plus 
signing and striping to City Standards.  
 
The first final map in Heidrick that connects to Harry Lorenzo Avenue (CR 101) shall 
improve Harry Lorenzo Avenue (CR 101) from Farmer’s Central Road to CR 25A, 
unless completed by others. Along the frontage of the map the project shall modify the 
street section to City structural and drainage standards including a street cross section that 
include a 12’ travel lane, an 8 foot parking lane (including 2 foot gutter pans), 8.5 foot 
street-side planter strips (including 0.5 ft curb) and 5.5’ wide sidewalk on the east half of 
the street, and include a 12’ travel lane, an 8 foot parking lane (including 2 foot gutter 
pans) and a 0.5 ft curb on the west side of the street (abutting the MPRA), plus transition 
sections.  This will apply unless an alternative interim pavement section is approved by 
the City Engineer. South of the new street section constructed by the project the 
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improvement shall be for type three Slurry or Micro pave as determined by the City plus 
signing and striping to City Standards for the existing two lane rural road. 

 
b. Applicant shall contract a certified arborist to make recommendations as to health of 

existing trees located along CR 101; and then the improvement plans shall have a specific 
section for the maintenance of the health of the trees and their incorporation into the 
ultimate public improvements.  Said section shall be subject to the approval of the City 
Engineer at the time of subdivision improvement plan submission. 
 

6. County Road 25A 
 
a. At the time of final map; applicant shall pay $794 per single family or duplex lot as a fair 

share towards improving CR 25A.    
 

7. Deleted 
 

8. Intersection Enhancement Details 
 
The following improvements will be constructed: 

 
a. Island Planters and crosswalks shall be constructed of colored brick pavers, stamped 

concrete or other enhanced feature as approved by the City Engineer.  Locations defined 
for textured crosswalks, raised crosswalks or intersection may be changed at the time of 
the subdivision improvement plans at the discretion of the City Engineer. 

 
9. Local Streets and Alleys 
 
The following improvements will be constructed: 

 
a. Local streets shall provide for ADA compliant sidewalk turnouts where sidewalk widths 

do not meet ADA. 
 

b. Public alleys shall be constructed of reinforced concrete with a design subject to the 
approval of the City Engineer, underground drainage connection may be required due to 
type and style of lot grading.  Alley shall intersect adjacent street with a commercial 
driveway. 
 

c. Additional lighting shall be required on the rear of each building to illuminate the alley.  
Alley illumination lights shall direct lighting to the alley and be approved by the building 
official.  CC&R’s shall include the lighting requirement.  The CC&R’s shall be included 
in the disclosure statement. 
 

d. CC&R’s shall include requirement for garbage, recycle and green waste toters to be 
brought to the street for pickup.  This CC&R shall be included in the disclosure 
statement. 
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Tentative Map Street Cross-Sections, Sheet 4 of 4, dated October 10, 2003).  Conditions and 
Changes shall be made as follows: 

 
10. Street Section -  (Local 54’) 

 
a. Add all street names that will be 54’ to the detail heading. 
 

11. Street Section - (Local 57’) 
 
a. Add all street names that will be 57’ to the detail heading 
 

12. ADD NEW DETAIL – 25-Foot Subdivision Trail  
 

a. Add cross section detail of subdivision trail.   
 

13. ADD NEW STREET CROSS SECTION- Pioneer Ave., Farmers Central Rd to High 
School. 
 
a. Street cross section shall be modified to clearly depict improvements to be constructed 

with first final map.  The east side street cross shall match existing street cross section 
being constructed with the new Pioneer High School.  Landscaping, with the exception of 
trees, may be deferred until the west side landscaping improvements are constructed.  A 
6-foot AC interim pathway shall be constructed.  The east side street improvements shall 
be constructed with the First final map. 

 
14. ADD NEW STREET CROSS SECTION- 57-Foot Local Street 

 
a. “A”, “B”, “D”, “F”, and “2 Court Street 
 

15. ADD NEW STREET CROSS SECTION- CR 102- Gibson Rd. to Farmer’s Central Rd. 
 
a. Depict full improvements 

 
16. Street Cross section details, including all intersection geometric design, complying with the 

conditions of approval, shall be revised on tentative map, submitted to the City, and approved 
by the City Engineer prior to submitting a final map and improvement plans. 
 

17. Construction of the intersections of Farmers Central Rd at Pioneer Avenue, Farmers Central 
Rd. at Collector 1, and Pioneer Avenue and Collector 4 shall include the construction of the 
underground portions of future traffic signals and the above ground portions as the City 
Engineer deems necessary at the time of sub division improvement plans. 
 

18. Additional traffic related improvements shall be incorporated upon completion of the traffic 
study.  These may include offsite improvements to CR 101 and CR 25A as well as additional 
traffic signal improvements. 
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19. A signing and striping, and stop plan is required and shall be approved by the City Engineer.  
All signing and stripping shall be in accordance with the City of Woodland Design and 
Construction Standards. 

20. Prior to approval of the first tentative the project must determine an fund a fair share of the 
capital and operating costs associated with providing public transit service to the Plan area 
per SLSP regulation 4.35 and (TOC EIR MM 4.6-3). 
 

21. Prior to approval of the first tentative the project must prepare and have approved by the City 
and Transportation District, a transit plan per SLSP regulation 4.36and (TOC EIR MM 4.6-4) 
 

22. Street light types shall be those historic types identified in the SLSP Design Standards.  The 
City is updating its design standards and details for spacing historic lights.  Improvement 
plans shall be designed to those standards when adopted. 
 

Storm Drainage and Site Grading (Sheet 2) 
 

23. A comprehensive storm drainage master plan shall be prepared by a registered civil engineer 
for project watershed(s), including the entire SLSP area, and shall be submitted to the Public 
Works Director for review and approval. The master plan shall incorporate secondary flood 
routing analysis and shall include final sizing and location of on-site and off-site storm 
conduit channels, structures and (detention basins if required) and engineering calculations. 
Said plan shall also include provisions for cost sharing among affected adjacent development 
for facilities sized to accommodate off-site storm water. 
 

24. Tentative Map Area Storm Drainage Master Plan shall be submitted for approval by the 
Public Works Director prior to submittal of the final map and/or construction drawings for 
checking. The applicant shall pay the cost associated with all improvements required by the 
study, and an appropriate reimbursement agreement shall be drafted to reimburse the 
applicant for oversize improvements on a pro rata basis per the Project level Development 
Agreement. 
 

25. The Tentative Map area drainage plan shall be prepared and shall identify specific storm 
drainage design features to control increased runoff from the project site.  This may be 
achieved through one or more of the following:  onsite detention, channel modifications, 
and/or equally effective measures to control the rate and volume of runoff.  The drainage 
plan shall demonstrate the effectiveness of the proposed storm drainage system to prevent 
negative impacts to existing downstream facilities and to prevent additional flooding at off-
site downstream locations.  All necessary calculations and assumptions and design details 
shall be submitted to the City Public works Department for review and approval.  The design 
features proposed by the applicant shall be consistent with the most recent version of the 
City's Storm Drainage Master Plan criteria and Standard Specifications and Details. 
 

26. 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 
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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. 

 
27. 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. 
 

28. The differential in elevation between rear and side abutting lot lines shall not exceed twelve 
inches (12") without construction of concrete or masonry block retaining walls. 
 

29. Drainage fees shall be paid prior to issuance of a building permit. 
 

30. All perimeter parcels and lots shall be protected against surface runoff from adjacent 
properties in a manner acceptable to the City Engineer. 
 

31. Prior to approval of the first Final Map, Applicant shall prepare a written agreement with the 
other participating SLSP property owners for the disposal and sharing of the excavated soil 
from the construction of the East Regional Detention basin and conveyance facilities.  The 
excavated soil is the property of the SLSP. 
 

32. All projects shall comply with the City’s Storm Water ordinance, which includes 
implementation of post-construction best management practices (BMP).  Post construction 
BMP’s shall be identified on improvement plans and approved by the City Engineer. 
 

33. Construction of projects disturbing more than one acre of soil shall require a National 
Pollution Discharge Elimination System (NPDES) construction permit. 
 

34. 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. 
 

35. Construction materials for storm drainpipes within the water table shall be pre-cast rubber-
gasket reinforced concrete pipe (RGRCP).  Depth of the water table.  The City Engineer shall 
approve water table depth at the time of submission of the sub division improvement plans. 
 

36. An erosion and sedimentation control plan shall be included as part of the improvement plan 
package. The plan shall be prepared by the applicant's civil engineer and approved by the 
City Engineer. The plan shall include but not be limited to interim protection measures such 
as benching, sedimentation basins, storm water retention basins, energy dissipation 
structures, and check dams. The erosion control plan shall also include all necessary 
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permanent erosion control measures, and shall include scheduling of work to coordinate 
closely with grading operations. Replanting of graded areas and cut and fill slopes is required 
and shall be indicated accordingly on plans, for approval by City Engineer. 

37. Landscaped slopes along streets shall not exceed 5:1; exceptions shall require approval of the 
City Engineer. Level areas having a minimum width of two (2) feet shall be required at the 
toe and top of said slopes. 
 

38. Applicants for projects draining into water bodies shall obtain a National Pollutant Discharge 
Elimination System (NPDES) Permit from the Regional Water Quality Control Board prior 
to commencement of grading. 
 

Wastewater and Sewer Collection System (Sheet 3) 
 

39. The applicant shall obtain a no-cost Wastewater Discharge Permit from the Public Works 
Department prior to the issuance of a Building Permit. 
 

40. The property shall be connected to the City of Woodlands sewer system, with a separate 
sewer lateral required for each parcel, in accordance with City of Woodland standards. 
 

41. Prior to approval of the first tentative map, a comprehensive on-site sewer collection system 
master plan shall be prepared by a registered civil engineer for project, including the entire 
SLSP area, and shall be submitted to the Public Works Director for review and approval. The 
master plan shall include final sizing and location of on-site conveyance facilities, structures, 
and engineering calculations. Said plan shall also include provisions for cost sharing among 
affected adjacent development for facilities sized to accommodate the SLSP area. 
 

42. A Tentative Map Area Sewer Collection System Master Plan shall be submitted for approval 
by the Public Works Director prior to submittal of the final map and/or construction drawings 
for checking. The applicant shall pay the cost associated with all improvements required by 
the study, and an appropriate reimbursement agreement shall be drafted to reimburse the 
applicant for oversize improvements on a pro rata basis per the Project level Development 
Agreement.  Reference the City of Woodland Engineering Design and Construction 
Standards for additional requirements. 
 

43. 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. 
 

44. Construction of deep sewer mains shall be connected to laterals by a parallel main and 
connections at Manholes. 
 

Water Infrastructure Conditions (Sheet 3) 
 

45. All materials and installation of the water system shall be at the applicant’s expense per City 
of Woodland Standard Specifications and Details. 
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46. If required, per SB221, project Applicant shall obtain a Water Verification (WV) prior to 

approval of final map. Verification shall the following conditions. 
47. Actual water service to the subdivision will be predicated upon satisfaction of terms and 

conditions set by the water supplier. 
 

48. The WV is non-transferable, and can only be used for the specific tentative map for which it 
was issued. 
 

49. The WV shall expire along with the tentative map subdivision map if a final map is not 
recorded within time allowed under law. 
 

50. Until such time as actual service connections are approved for the subdivision, the water 
agency may withhold water service die to a water shortage declared by the water agency. 
 

51. Based on SLSP water modeling two new wells are needed to serve the first stage of 
development as identified in the SLSP.  If the parcels required for the two new wells have not 
been acquired, the project applicant shall be required to acquire said parcels prior to approval 
of the first final map.  The City will oversee the design and construction of two new wells.  
No building permits will be issued prior to construction and operation of two (2) new wells to 
serve the SLSP area.  Only if the City acquires and develops the existing County well or the 
College well as municipal wells and develops the City’s Regional Park well as a municipal 
well as interim water production facilities will the applicant be able to defer construction of 
the two new wells.  Either a development agreement or the subdivision improvement 
agreement will provide for reimbursement or credit against water connection fees to cover 
the development of this facility. 
 

52. The Applicant shall submit a well site plan with facility elevations for City approval with the 
final map application.  (This condition may be waived if site plan is prepared by another 
project). 
 

53. 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. Applicant shall comply with making changes to water system distribution pipe 
sizes and alignments based on the results of the specific water modeling performed for the 
SLSP.  Applicant shall pay for all required water modeling for identifying water 
infrastructure needs to serve its development and shall construct offsite water improvements 
to connect to the City water distribution system. 
 

54. At the time the Building Permit is issued, the applicant will be required to pay the 
appropriate City connection Fees.   All domestic water services will be metered. 
 

55. 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 applicant’s expense.  Service size and flow-rate for the backflow prevention 
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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. 
 

56. Per the City of Woodland Cross Connection Control Program, fire protection systems are 
required to maintain approved backflow prevention, at the applicant’s expense.  Required 
location, service size and flow-rate for the fire protection system must be submitted.  Actual 
location is subject to the review and approval of the Public Works Department, Fire 
Department, and Community Development Department. 
 

57. The City of Woodland Plan Review Fee applies and is due upon submittal of the maps and 
plans for review. 
 

58. FINAL PLANS, PERIODIC TESTS FOR FIRE HYDRANTS: All final plans for fire 
hydrant systems and private water mains supplying a fire hydrant system shall be submitted 
to the City of Woodland Fire Department for approval prior to construction of the system. All 
fire protection systems and appurtenances thereto shall be subject to such periodic tests as 
required by the City of Woodland Fire Department. 

 
59. REFLECTORS FOR FIRE HYDRANTS: 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. 

 
60. MEDIANS, FIRE HYDRANT PLACEMENT: When Median strip is to be installed in the 

center of a street; the fire hydrant will be spaced not more than 300 feet on both sides of the 
divider on the curb side of the street. Final approval and approval of any changes is the 
responsibility of the City Engineer. 
 

61. Prior to approval of the first tentative map, a comprehensive on-site Water system master 
plan shall be prepared by a registered civil engineer for project, including the entire SLSP 
area, and shall be submitted to the Public Works Director for review and approval. The 
master plan shall include final sizing and location of on-site conveyance facilities, structures, 
and engineering calculations. Said plan shall also include provisions for cost sharing among 
affected adjacent development for facilities sized to accommodate the SLSP area. 
 

62. A Tentative Map Area Water System Master Plan shall be submitted for approval by the 
Public Works Director prior to submittal of the final map and/or construction drawings for 
checking. The applicant shall pay the cost associated with all improvements required by the 
study, and an appropriate reimbursement agreement shall be drafted to reimburse the 
applicant for oversize improvements on a pro rata basis per the Project level Development 
Agreement.  Reference the City of Woodland Engineering Design and Construction 
Standards for additional requirements. 
 

General Public Works Conditions 
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63. The conditions as set forth in this document are not all inclusive.  Applicant shall thoroughly 

review all City; state and federal planning documents associated with this tentative map and 
comply with all regulations, mitigations and conditions set forth. 
 

64. Closure calculations shall be provided at the time of initial map check submittal. All 
calculated points within the map shall be based upon one common set of coordinates.  All 
information shown on the map shall be directly verifiable by information shown on the 
closure calculation print out. The point(s) of beginning shall be clearly defined and all lot 
acreage shall be shown and verifiable from information shown on the closure calculation 
print out. Additionally, the square footage of each lot shall be shown on the subdivision map.  
Reference the City of Woodland Engineering Design and Construction Standards for 
additional requirements. 

 
65. Applicant shall be required to comply with the SLSP Final Environmental Report (FEIR) 

Mitigation Measures and Final Supplemental EIR relating to this Project. 
 

66. A subdivision map (Final or Parcel) shall be processed and shall be recorded prior to 
issuance of a Building Permit. 
 

67. U.S. Post Office mailbox locations shall be shown on the improvement plans subject to 
approval by the City Engineer and Postmaster. 

 
68. A registered landscape architect shall design landscape and sound wall and privacy wall 

improvements and improvements shall be per the SLSP and other City Standards, as 
applicable. 
 

69. Joint trench/utility plans shall be submitted to the City Engineer for review, prior to approval 
of the final map and improvement plans. 
 

70. All existing and proposed utilities within 100 feet of the project boundary shall be installed 
underground per the subdivision ordinance and shall meet the policies, ordinances, and 
programs of the City of Woodland and the utility providers. 
 

71. Street lighting location plan shall be submitted and approved by the Department of Public 
Works, prior to approval of improvement plans and final recordation of Map. 
 

72. Roads must be constructed and paved prior to issuance of any building permit.  Under 
specific circumstances, temporary roads may be allowed, but must be approved by the City 
of Woodland Public Works Director and Fire Department. 

 
73. Occupancy of residential or business units shall not occur until off-site improvements (water, 

sewer, streets, etc.) have been accepted by the City Council, and the City has approved as-
built drawings, and the unit has been issued a Certificate of Occupancy by the Building 
Official. Applicants, contractors, and/or owners shall be responsible to so inform prospective 
buyers, lessees, or renters of particular units to be occupied of this condition. 
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74. If relocation of existing facilities is deemed necessary, the applicant shall perform the 

relocation, at the applicant’s expense unless otherwise provided for through a reimbursement 
agreement.  All public utility standards for public easements shall apply. 
 

75. A Subdivision Improvement Agreement shall be entered into and recorded prior construction 
of improvements, issuance of any building permits, or recordation of a final map. 
 

Easements and Right of Way 
 

76. Appropriate easements shall be required for City maintained facilities located outside of City 
owned property or the public right-of-way. 
 

77. The applicant shall facilitate, with City cooperation, the abandonment of all City easements 
and dedications currently held but no longer necessary as determined by the Public Works 
Department. 
 

78. A ten (10) foot public utility easement back of 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- Not required on Pioneer Ave 
or Parkway Drive. With City Engineer approval the PUE may be 7 feet behind a separated 
sidewalk. 
 

79. Per the project level Development Agreement, prior to approval of first set of improvement 
plans and final map, Applicant shall acquire all rights of way and easements necessary to 
construct off-site and on-site improvements associated with the tentative map. 
 

80. The final map shall identify a relinquishment of access rights along County Road 102, 
Parkway Drive, and Pioneer Ave.  Except pedestrian access may be provided adjacent 
arterial sidewalk. 

 
81. Prior to the approval of the final map the developer shall have procured all necessary offsite 

easements including but not limited to the conveyance of agricultural runoff. 
 

Reimbursements for Applicant Install Improvements 
 
82. Applicant shall pay appropriate reimbursements for benefiting improvements installed by 

others, in the amount and at the time specified by existing reimbursement agreements. 
 

Landscaping and Lighting 
 

83. Project proponents shall enter into the Landscape and Lighting District, in order to maintain 
and provide for the future needs of parks, open space, street lighting, landscaping, sound 
walls, and other related aspects of development. The project proponent is responsible for all 
costs associated with this condition. The project proponent shall fulfill this condition prior to 
the sale of any buildable lots or parcels within the project area. 
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84. Applicant of multi-family residential, commercial and industrial project shall provide refuse 

enclosure detail showing bin locations and recycling facilities to the approval of the Public 
Works Department per the SLSP and SLSP Design Guidelines. 
 

85. Prepare, and submit for approval, a utility site plan prior to preparation of full improvement 
plans. 
 

86. 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. 
 

87. Each residence in the cul-de-sac must be able to accommodate parking for 3 vehicles:  either 
(3) on site parking spaces or two (2) on site spaces and (1) on street space. The on street 
space shall be along the frontage of the subject property with no more than a 10-foot overlap 
across the frontage of adjacent parcels. 
 

88. Underground any overhead utilities within the project. 
 

89. Submit proposed Street names for approval by the City of Woodland. 
 

90. Conform to County Health regulations and requirements for the abandonment of a septic 
tanks and water wells. 
 

91. Public improvements in addition to roadway construction shall include water; sewer and 
storm drain mains, Fire hydrants, streetlights and railroad crossing improvements. 
 

92. Encroachment permits if necessary from will be acquired from Yolo County, Cal-Trans and 
the railroad. 
 

93. All utility poles that are to be relocated in conjunction with this project shall be identified on 
the improvement plans, with existing and proposed locations indicated. 
 

94. All public landscape areas shall include water laterals with meters and PG&E power service 
points for automatic controllers. 
 

95. Prior to recording of the final map, if required, provide evidence of payment for the Habitat 
Mitigation Fee. This fee is paid to the Yolo County Planning Department. 
 

96. If improvements are constructed and/or installed by a party or parties other than the 
Applicant, which improvements benefit Applicant’s property, prior to issuance of a building 
permit (approval of the final map) on Applicants property, Applicant shall pay a 
proportionate share of the costs of said improvements, including interest, prior to the 
issuance of building permit(s) (approval of the final map) to Applicant. 
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Fire Department: 
 
1. The Woodland Fire Department requires that development fees for future Woodland Fire 

Department capital projects are included in the development package and included in the 
Major Projects Financing Plan.   

 
2. Homes proposed in the plan will be constructed with approved fire sprinkler systems in 

accordance with Chapter 9-A of the City of Woodland Municipal Code and NFPA 13-D. 
 
3. Provide fire hydrants, which are spaced and constructed in accordance with the approved 

standards contained in the 2002 City of Woodland Standards and Specifications and Details 
Manual Chapter 7, Section 7.3 Fire Hydrants, which specifies that “Hydrants shall have a 
maximum spacing of 300-feet in all areas.” 

 
4. Appropriate street names for the project will be selected by the Woodland Fire Department 

after the homes are numbered by the Community Development Department. 
 
5. The applicant shall conform with Development Regulations 4.7.3, 4.9.5, 6.24, and 6.25 to the 

satisfaction of the Fire Chief.   
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 3 Public Hearing: Fact-Finding Panel’s Report and Recommendations  SUBJECT:

PAGE:

ITEM:  19. 

 
The parties’ last proposal is summarized in the following chart: 
 
Element City Proposal (LBFO) Union Proposal 

(10/01/12) 
Difference 
between 
Proposals 

Contract Term 2 years  
Expires 6/30/14 

3 years  
Expires 6/30/15 

1 year 

Health Insurance  1/1/2013:  City contributes 
90% of 3rd highest 
 
1/1/2014 City contributes 85% 
of 3rd highest 
 
Opt out payment reduced from 
$565 to $405 
 
Medical cash back program 
discontinued 

1/1/2013:  City 
contributes 90% of 3rd 
highest 
 
1/1/2014 City contributes 
85% of 3rd highest 
 
 

Union proposes 
continuation of  
Cash-out and no 
reduction in Opt-
Out 

Retiree Medical  Employees hired prior to 
7/1/06 requires 10 years of 
consecutive services 
 
Agree to meet and confer to 
impasse by 7/1/13 

Vesting schedule 50% at 
10 years, 75% at 15 
years,100% at 20 years 

City wants to 
eliminate vested 
right 

PERS FY2012/13: 5.5% 
FY2013/14: 2.5% 

Year 1: 3% 
Year 2: 3% 
Year 3: 3% 
Eliminate Employer 4% 

City wants to 
achieve a PERS 
contribution of  
13 %, the Union 
proposal achieves 
a PERS 
contribution of 
9% 

COLA No COLA 3%: 7/1/14  

Minimum 
Staffing 

Remove minimum Staffing 
language from the MOU 

Keep minimum staffing 
language in MOU as is 

City wants to 
retain this 
management right 
and determine 
appropriate 
staffing and 
program services 
to the community  

 
 































































































RESOLUTION NO. 11-_______ 
 

A RESOLUTION OF THE WOODLAND CITY COUNCIL APPROVING 
UNILATERIAL IMPLEMENTATION OF CHANGES IN WAGES, HOURS AND 
TERMS AND CONDITIONS OF EMPLOYMENT FOR EMPLOYEES IN THE 

WOODLAND PROFESSIONAL FIREFIGHTERS ASOCIATION (WPFA) 
 
 

WHEREAS, the City continues to face significant fiscal challenges due – in part – to the 
escalating costs of employee benefits, including health insurance, pension, and retiree health 
insurance; and, 

 
WHEREAS, absent structural changes to reduce city burden of personnel-related costs, 

the city is expected to require increasing levels of budget and service reductions compounding 
the over $9 million in General Fund reductions and loss of over 110 full-time-equivalent 
positions already implemented; and, 

 
WHEREAS, the City Council has established principles and objectives to guide current 

and future negotiations with its represented and unrepresented employees, and  
 
WHEREAS, the existing 2009-2012 Memorandum of Understanding (MOU) 

between the City of Woodland and the WPFA expired on June 30, 2012, and 
 

WHEREAS, the parties entered negotiations in May 2012, and, were unsuccessful in 
reaching an agreement on a successor MOU, and 

 
WHEREAS, the parties reached impasse in October 2012 and the City and WPFA 

jointly agreed to participate in mediation with the State Conciliation and Mediation Services 
through the State of California Industrial Relations Program; and 

 
WHEREAS, the City attended mediation with WPFA and the parties were not 

able to reach agreement; and 
 
WHEREAS, the WPFA requested non-binding fact-finding hearing which was held on 

May 10, 2013, and both parties presented their issues and positions; and 
 
WHEREAS, the Fact-Finding Panel issued its report and recommendations on May 28, 

2013, and the City is statutorily required to post the report and, within no less than 10 days, hold 
a public hearing on the Fact-finding Panel report; and 

 
 WHEREAS, following the required Public Hearing, the City Council may, following 
consideration of the non-binding recommendations of the Fact-Finding Panel, unilaterally 
implement changes to wages and terms of conditions of employment that are substantially 
consistent with the City’s Last, Best and Final Offer declared in October 2012 and the City and 
WPFA jointly agreed to participate in mediation with the State Conciliation and Mediation 
Services through the State of California Industrial Relations Program; and 



 
WHEREAS, the City attended mediation with WPFA and the parties were not 

able to reach agreement; and 
 
WHEREAS, except as modified below, all other terms and conditions of employment 

contained in the MOU are unchanged by this Council action, shall continue in full force and 
effect, and are limited to the extent that such continuance is required by California law, through 
June 30, 2012. This is the start of the normal contract cycle for the unit. 

 
NOW, THEREFORE, BE IT RESOLVED THAT, in accordance with the Council’s 

statutory authority (G.C. 3503) and the City’s employer employee relations resolution, and after 
considering the City Manager’s recommendation that the Council exercise its authority to 
implement the changes in wages, hours and terms and conditions of employment for employees 
represented by WPFA, effective on July 2, 2013, the City Council of the City of Woodland 
hereby approves this resolution and Exhibit A (attached), which incorporates the changes in the 
MOU language consistent with the City’s Last Best and Final Offer. 

 
BE IT FURTHER RESOLVED THAT, this resolution does not effect changes in 

items not referenced above which may be covered by prior MOU, policy or practice. 
 
BE IT FURTHER RESOLVED THAT, the City Manager has the authority to take 

any necessary administrative actions to implement the changes to the wages, hours and terms and 
conditions to the July 1, 2009 – June 30, 2012 WPFA MOU as adopted by this resolution. 
 

  



Exhibit A 
 

Unilateral Implementation of Changes to Wages, Hours and Terms and Conditions of 
Employment 

Woodland Professional Firefighters’ Association 
 

 CalPERS Employee Contributions  
o July 31, 2013 employee pays 8.0%  towards employee contribution 

 

 Health Care Cost Sharing 
o July 30, 2013  The City pays up  to  90% of  the  third highest CalPERS premium, 

future premium increase capped at 12% 
o January 1, 2014, The City pays up to 85% of the third highest CalPERS premium, 

future premium increase capped at 12% 
o July 1, 2013 discontinue Medical cash back program 
o July 1, 2013 reduce opt out payment from $565 to $400 

 

 Remove Minimum Staffing language (Section 9.4.1) 
 

 Overtime is based on hours worked and includes sick leave hours 
 

 Retiree Medical.   
o Employees must have 10 years of consecutive  service  to be eligible  for  retiree 

medical. 
o Provision  to meet  and  confer  –  to  impasse  –  on  changes  to  retiree medical 

benefits 

 Educational Incentive – Reduce incentive pay by 50% 
 
 



















































































































































































 
 
 
 
 
 
 

REPORT TO MAYOR AND CITY COUNCIL AGENDA ITEM 

SUBJECT: Contract with TerraVerde Renewable Partners for Comprehensive 
Energy Management Services 

DATE:  July 2, 2013 

 
 

 
 
 

TO:  THE HONORABLE MAYOR 
AND CITY COUNCIL 

 
 

 
 
Recommendation for Action 
 
Staff recommends that the City Council authorize the City Manager to sign an agreement with 
TerraVerde Renewable Partners (TerraVerde) for 3 years of comprehensive energy management 
services. 
 
 
Fiscal Impact 
 
Staff’s intention is to undertake energy projects pursuant to a TerraVerde service agreement only if 
they would be cost-neutral or provide a positive return on investment. The General Fund budget for 
Fiscal Year 2013/2014 includes $250,000 that could be used to initiate projects that would be 
identified and implemented with TerraVerde’s assistance. This budget is intended as “seed money” 
that would be used to start one or more projects that, once implemented, would realize sufficient 
energy cost savings to cover any investment of City funds. 
 
The TerraVerde fee is based on projects being successfully undertaken rather than a time-and-
materials or fixed-rate payment model. TerraVerde would earn the fee only if a project is developed 
that will meet the City’s predetermined financial objectives for the project, with one exception: If the 
City agrees to release a request for proposals for installation or financing of a project, a proposal is 
received that meets the City’s objectives, and the City decides not to move forward with the project, 
TerraVerde would be paid a service fee of $20,000 for its efforts.  
 
 
Background 
 
For several years, the City has desired to take advantage of more energy conservation and renewable 
energy opportunities in order to reduce its energy costs and contributions to greenhouse gas (GHG) 
emissions associated with the production of the electricity and gas used in City operations. Since its 
formation in 2008, the City Council Energy Committee (renamed the Sustainability Committee in 
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2012) has discussed ideas for reducing energy use and GHG emissions.  Over the years, the City has 
been approached by numerous entities proposing solar energy or energy efficiency projects. 
However, City staff lacks sufficient expertise and time to navigate through the complex and dynamic 
array of potential opportunities for energy projects and energy project financing. Realizing this, staff 
has identified the need to work with an experienced energy advisor to advise and assist the City in 
making well-informed choices to progress toward meeting our energy and GHG-reduction goals.  
 
TerraVerde is an independent energy advisor to public agencies that works as the agencies’ 
representative to help reduce overall electricity costs and GHG emissions through the development 
of comprehensive energy management programs. Programs are based on TerraVerde’s detailed 
analysis of energy use, energy costs, and technical and financial feasibility and may include any 
combination of education and demand management, energy efficiency upgrades, and renewable 
energy generation. The TerraVerde team has expertise in solar design, energy conservation, public 
and private finance, engineering, construction oversight, and public construction procurement. 
TerraVerde is not a seller or installer of equipment but rather provides turn-key project assistance, 
from analysis of needs and opportunities through project implementation. 
 
TerraVerde works in a strategic alliance with Carlos Urrutia Consulting and NHA Advisors. This 
group made several presentations to the City Manager and Environmental Services staff members in 
late 2012, leading to an in-depth presentation to the City Council Sustainability Committee in March 
2013. This presentation included the results of a preliminary meter-by-meter analysis of the City’s 
energy use and demonstrated a number of potential opportunities to save energy costs through solar 
installations. The committee and staff members who were present recommended moving forward 
with TerraVerde as the City’s energy management advisor. Staff solicited feedback from several of 
TerraVerde’s previous and existing clients, including the City of Davis, and received very positive 
feedback. 
 
 
Discussion 
 
TerraVerde’s approach is different from that of most energy program management providers in that 
TerraVerde is not part of or affiliated with any installer, supplier, project finance capital source. This 
independence suggests a more objective approach than may be obtained from companies that sell 
and install products. TerraVerde works with public agencies to develop the combination of 
installation and financing that best fits the agency’s specific needs, then helps negotiate with vendors 
on behalf of the agency to ensure that project objectives are met and maximum value is received. In 
effect, TerraVerde would serve as the City’s project manager for energy efficiency improvements 
and renewable energy projects in close collaboration with City staff, basing projects on financial and 
performance parameters established by the City. 
 
TerraVerde’s data show that public agencies using their independent approach to project 
specification, design, construction, and project performance oversight benefit from project contract 
costs, including their fee, ranging 5% to 20% lower than market costs. Staff believes that 
TerraVerde’s involvement in the City’s energy management efforts will provide a much needed 
range of experience and expertise that can result in significant project cost savings for the City.  
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Total costs associated with retaining TerraVerde to support the City in developing and executing 
energy projects would be based on the projected energy saved or produced by the City through the 
projects during the first year of project operation. The compensation structure would have a base 
cost of 29 cents per kilowatt hour (kWh) projected to be saved/produced, which equates to 8%-10% 
of the total project cost. A project management cost of 8%-10% is an industry standard for 
estimating architectural and engineering services for complex projects. TerraVerde’s performance-
based compensation structure provides the incentive for maximizing energy savings and provides the 
City with predictability of TerraVerde’s fee. It also ensures that there is no financial risk to the City 
unless after receiving bids for a defined project, the City decides not to proceed with the project. 
 
The attached agreement presents TerraVerde’s standard service model. (Note that the service 
agreement with Davis is an anomaly – a special case that focuses on management of a specific large 
contract; however, the basic fee structure is the same as in the standard model.)  
 
Following are the basic terms of note in the proposed agreement: 
 

• The Project Development Term is 36 months long. During this time, TerraVerde would have 
exclusive rights to develop all energy management programs and transactions (i.e., any 
energy efficiency or renewable energy projects) for the City. Any energy programs and 
transactions into which the City enters would be subject to Terra Verde’s fees, regardless of 
the extent of TerraVerde’s direct involvement in arranging the projects. The rationale for this 
is that TerraVerde would be providing the City with extensive energy analysis and 
comprehensive advice that will inform any decisions the City makes about energy saving 
projects. However, projects already underway or planned at the time of contracting with 
TerraVerde are not subject to TerraVerde’s fee.  
 

• For solar projects, TerraVerde provides Asset Management Services for 2 years. These 
services include, but are not limited to, providing performance reports, energy savings 
assessments, warranty enforcement, and annual inspections. After 2 years, the services could 
be extended annually, at a mutually agreed upon price. 
 

• For all energy management transactions, the City would pay TerraVerde 29 cents per kWh 
projected to be produced or saved in the first year of operation: 50% upon project contract 
execution, 10% at design completion, 30% when power generation or savings begins, and 
10% upon punch list completion. The production and/or savings are calculated by 
TerraVerde using data, assumptions, and a methodology approved by the City. 
 

• For Asset Management Services (provided on solar projects), the City would pay TerraVerde 
at project commissioning 2.2 cents per kWh projected to be produced in the first year. The 
fee would increase 3.5% annually. 
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• If the City fails to close a project with a qualifying bidder within 90 days, the City would pay 
TerraVerde $20,000, unless the failure results from inability to secure financing following 
good-faith, diligent efforts. 
 

• If the City initiates an energy management program or transaction during the year following 
the conclusion of the agreement (i.e., in the fourth year following signing of the agreement) 
that involves a party presented to the City by TerraVerde, then TerraVerde would have 
exclusive rights to develop the program or transaction, and the fees described above would 
apply to the transaction.  

 
 
Commission/Committee Recommendation  
 
The City Council Sustainability Committee received a presentation on TerraVerde’s services at its 
March meeting and encouraged staff to go forward with contracting with TerraVerde. 
 
 
Alternative Courses of Action 
 

1. Authorize the City Manager to sign an agreement with TerraVerde Renewable Partners for 3 
years of comprehensive energy management services. 
 

2. Do not authorize the City Manager to sign the agreement, and provide alternative direction. 
 
 
Conclusion 
 
Staff recommends that the City Council authorize the City Manager to sign an agreement with 
TerraVerde Renewable Partners for 3 years of comprehensive energy management services. 
 
 
 Prepared by: Roberta Childers 
  Environmental Resource Analyst 
 
 
 Reviewed by: Gregor G. Meyer 
  Public Works Director 
 
 
  
Paul Navazio 
City Manager 
 
Attachments: TerraVerde service agreement 
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