
Planning Commission

City of Woodland

Meeting Agenda

City of Woodland Planning 

Commission

c/o Community 

Development Department

300 First Street

Woodland, CA 95695

530-661-5820

Council Chambers6:30 PMThursday, June 5, 2014

A. Call to Order

B. Roll Call

C. Directors Report

This an opportunity for the Community Development Department’s Director or designee 

to provide the Commission with information on any items other than those listed on the 

Agenda.

D. Public Comment

This is an opportunity for the public to speak to the Commission on any item other than 

those listed on the Agenda.  The Chairman may impose a time limit on any speaker.

E. Communications

Commission Statements and Requests:  This is an opportunity for the Commission 

members to make comments and announcements to express concerns or to request 

Commission’s consideration of any items a Commission member would like to have 

discussed at a future Commission meeting.

F. Subcommittee Reports

G. Public Hearing

14-182 Tentative Parcel Map No. 5409 Oak Trail – 1336 East Gum Avenue - 

The applicant is requesting approval for the proposed Oak Trail 

Tentative Parcel Map No. 5049.  The request is to subdivide one 31,037 

square foot (0.71 acre) residential parcel into four (4) parcels.

Applicant/Owner:  Bryan Bonino, Laugenour and Meikle (Applicant) / 

Fourth and One, Inc., Attn: Dave Snow (Property Owner)

Project Planner:  Erika Bumgardner, Associate Planner

Recommendation: Staff recommends approval of the project by making 

an affirmative motion as follows:

Motion: Move that the Planning Commission:

Approve Resolution No. PC-14-_________ approving the Tentative 

Parcel Map No. 5049 for Fourth and One, Inc. at 1336 East Gum 
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Avenue, application dated April 28, 2014, and tentative parcel map 

dated May 20, 2014, based on the Findings of Fact and subject to the 

Conditions of Approval as provided in Exhibit A to the attached 

Resolution and as described in the Staff Report presented on June 5, 

2014.

Attch 1_Planning Commission Resolution

Exhibit A_Conditions of Approval

Exhibit B_Tentative Parcel Map

Attch 2_Oak Trail PM Application.pdf

Attch 3_Vicinity Map

Attch 4a_Oak Trail PM Arborist Report.pdf

Attch 4b_Oak Trail PM Tree Inventory Summary.pdf

Attachments:

14-201 Heritage Remainder Area – A proposal to amend the General Plan and 

Spring Lake Specific Plan for 67.80 acres of the Heritage Remainder 

Area to change 39.52 acres from Very Low Density to Low Density 

Residential and from R-3 (3 dwelling units/acre) to R-4 (4 dwelling units 

per acre), reducing the number of acres of Medium Density Residential 

from 8.22 to 7.03 acres, reducing minimum lot width for the R-4 zone 

from 65 to 55 feet with an average of 65 feet, modify the Spring Lake 

Affordable Housing Plan to eliminate the 50-unit restriction for 

application of in-lieu fees, approve Tentative Subdivision Map # 5048 

and amend the previously approved Development Agreement.

Applicant/Owner:  Turn of The Century, LLC - 173 Court Street, Suite D, 

Woodland CA 95695

Project Planner:  Paul L Hanson, AICP, Senior Planner.

Recommendation

Staff recommends approval of the project by making an affirmative 

motion as follows:  

 

Motion #1: Move that the Planning Commission recommend approval of 

the Heritage Remainder Area project to the City Council based on the 

identified Findings of Fact and subject to the identified Conditions of 

Approval, by taking the following actions:

Planning Commission Action:

1. Adopt the attached Resolution PC-14-_______, recommending to 

the City Council to approval the amendments the General Plan And 

Spring Lake Specific Plan land use designations (rezone), the Spring 

Lake Specific Plan Design Standards Table 2.4 (minimum lot width), and 

the Spring Lake Specific Plan Affordable Housing requirements (50-unit 

limit) in accordance with the proposed Heritage Remainder Area 
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Specific Plan Amendments (Attachment “G”);

Recommended City Council Action:

2. Adopt the attached Resolution No.______, approving the CEQA EIR 

Addendum together with the previously Certified Turn of the Century EIR 

as the appropriate level of environmental review in accordance with the 

California Environmental Quality Act; (Attachment “H”);

3. Adopt the attached Resolution No. ______, amending the City 

General Plan land use designations (rezone) in accordance with the 

proposed Turn the Century Heritage Spring Lake Specific Plan 

Amendments (Attachment “I”);

4. Adopt the attached Resolution No. ______, amending the Spring 

Lake Specific Plan land use designations (rezone), Spring Lake Specific 

Plan Design Standards Table 2.4 (Minimum Lot Width), and Spring Lake 

Affordable Housing Plan (50-unit limit) in accordance with the proposed 

Heritage Remainder Area Specific Plan Amendments (Attachment “J”);

5. Adopt the proposed "Findings" for approval of the Tentative 

Subdivision Map No. 5048 and “Conditions of Approval” to be 

incorporated in Development Agreement between the City of Woodland 

and the Developer(s) as presented in the Staff Report (Attachment “K”).

6. Adoption of Ordinance No. ____, authorizing the City Council 

execute the Project Development Agreement (Attachment “L”).

Attachment A - Heritage Remainder Application.pdf

Attachment B - Heritage Remainder General Plan Amendment Exhibit.pdf

Attachment C - Heritage Remainder Spring Lake Plan Amendment Exhibit.pdf

Attachment D - Heritage Remainder Spring Lake Plan Amendment Table 2_4 Exhibit.pdf

Attachment E - Affordable Housing Plan amendment.pdf

Attachment F - DUE Chart.pdf

Attachment G - Planning Commission Resolution.pdf

Attachment H - CEQA Resolution.pdf

Attachment I - General Plan Resolution.pdf

Attachment J - Spring Lake Resolution.pdf

Attachment K - Findings & Conditions Of Approval - Heritage Remainder.pdf

Attachment L - Heritage Remainder Area Ordinance Approving DA Amendment.pdf

Attachments:

H. New Business

I. Adjournment
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The Planning Commission of the City of Woodland encourages all parties 

interested in a matter scheduled to be reviewed, discussed and acted on at a 

meeting, to participate in the public discourse, which may include the 

submission of written comments and materials. The Planning Commission 

notifies the public that those materials received less than 24 hours before a 

meeting date and time may not be able to be considered completely. Further, the 

Planning Commission encourages interested parties to attend the meeting to 

discuss any matter of concern and to explain their comments more fully.
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City Hall
300 First Street

Woodland, CA 95695
City of Woodland

Legislation Details (With Text)

File #:  Version: 114-182 Name:

Status:Type: Public Hearing Item Agenda Ready

File created: In control:5/20/2014 Planning Commission

On agenda: Final action:6/5/2014

Title: Tentative Parcel Map No. 5409 Oak Trail – 1336 East Gum Avenue - The applicant is requesting
approval for the proposed Oak Trail Tentative Parcel Map No. 5049.  The request is to subdivide one
31,037 square foot (0.71 acre) residential parcel into four (4) parcels.

Applicant/Owner:  Bryan Bonino, Laugenour and Meikle (Applicant) / Fourth and One, Inc., Attn: Dave
Snow (Property Owner)

Project Planner:  Erika Bumgardner, Associate Planner

Recommendation: Staff recommends approval of the project by making an affirmative motion as
follows:

Motion: Move that the Planning Commission:
Approve Resolution No. PC-14-_________ approving the Tentative Parcel Map No. 5049 for Fourth
and One, Inc. at 1336 East Gum Avenue, application dated April 28, 2014, and tentative parcel map
dated May 20, 2014, based on the Findings of Fact and subject to the Conditions of Approval as
provided in Exhibit A to the attached Resolution and as described in the Staff Report presented on
June 5, 2014.

Sponsors:

Indexes:

Code sections:

Attachments: Attch 1_Planning Commission Resolution

Exhibit A_Conditions of Approval

Exhibit B_Tentative Parcel Map

Attch 2_Oak Trail PM Application.pdf

Attch 3_Vicinity Map

Attch 4a_Oak Trail PM Arborist Report.pdf

Attch 4b_Oak Trail PM Tree Inventory Summary.pdf

Action ByDate Action ResultVer.

Planning Commission

Tentative Parcel Map No. 5409 Oak Trail - 1336 East Gum Avenue
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File #: 14-182, Version: 1

Location:  1336 East Gum Avenue (Attachment 3, Vicinity Map)

Applicant/Owner:  Bryan Bonino, Laugenour and Meikle (Applicant) / Fourth and One, Inc., Attn: Dave

Snow (Property Owner)

Environmental Report:  Categorical Exemption

APN 066-154-021-000

Project Planner:  Erika Bumgardner, Associate Planner

Staff Recommendation:  Conditional Approval

Report For:  Planning Commission Public Hearing, June 5, 2014

General Plan Designation:  Low Density Residential

Current Zoning:  Single Family (R-1)

Specific Plan Designation:  n/a

Existing Land Uses:  One (1) single family home

Flood Zone: X - Area Outside the 2% Annual Chance Flood Event, FIRM Community Panel Number -

06113C0445H Revised May 16, 2012

Street Access:  East Gum Avenue (northern boundary); Elwood Street (southern boundary)

Adjacent Land Uses & Zoning:
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File #: 14-182, Version: 1

DIRECTION LAND USE ZONING

North Residential Single Family R-1

South Residential Single Family R-1

East Residential Single Family R-1

West Residential Single Family R-1

Pending/Potential Action

Staff recommends that the Planning Commission take action on the following:

1) Receive the staff report;

2) Conduct the public hearing;

3) Approve Resolution No. PC14-  (Attachment 1) approving the Tentative Parcel Map No. 5049 for
Fourth and One, Inc. at 1336 East Gum Avenue, application dated April 28, 2014, and tentative parcel
map dated May 20, 2014, based on the Findings of Fact and subject to the Conditions of Approval as
provided in Exhibit A to the attached Resolution and as described in the Staff Report presented on June,
5, 2014.

Project Site Description

The subject property consists of one (1), approximately 1,380 square foot, single-family home on a 31,037

square feet (0.71 acres) residential parcel at 1336 East Gum Avenue in the Single Family Residential Zone (R-

1).

Project Proposal

The applicant is requesting approval for the proposed Oak Trail Tentative Parcel Map No. 5049.  The request is

to subdivide one 31,037 square foot (0.71 acre), residential parcel into four (4) parcels as follows:

· Parcel 1 - 6,632 sq. ft. (0.15 acres);

· Parcel 2 - 7,040 sq. ft. (0.16 acres)

· Parcel 3 - 7,040 sq. ft. (0.16 acres)

· Parcel 4 - 10,337 sq. ft. (0.23 acres)

Parcels 1 and 2 would take access from East Gum Avenue and Parcels 3 and 4 would take access from Elwood

Street.     The existing single family home would remain on proposed Parcel 4 and would be reoriented to front
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on Elwood Street. (See Attachment 1, Exhibit B - Tentative Parcel Map No. 5049).

The existing garage located adjacent Elwood Street (Parcel 4) will be removed to provide for consistency of

residential design and setbacks as compared to surrounding homes.

City Services

The property is currently served by city services. Water, electricity, sewage, and garbage services are available

to the site.

Public Notification

Public notice advertising for the public hearing on this project was prepared by the Community Development

Department in accordance with notification procedures set forth in the City of Woodland’s Municipal Code and

State Planning Law.  Two methods of public notice were used:

· Legal notice was published in the Woodland Daily Democrat on or before Tuesday, May 27, 2014.

· Notices were mailed to all property owners within 300 feet of the project site on or before Friday, May
23, 2014.

Copies of the factual staff report for the proposed project have been on file at City Hall since Friday, May 30,
2014.

Applicable Laws, Codes & Ordinances

The project is subject to several laws, codes, and ordinances:

· The California Environmental Quality Act (CEQA)

· The State of California Subdivision Map Act

· The City of Woodland General Plan

· The City of Woodland Zoning Ordinance

· The City of Woodland Subdivision Ordinance

· National Flood Insurance Program (NFIP) Regulations (44 CFR Parts 59-78).

Environmental Assessment Status
The proposed Tentative Parcel Map qualifies for a CEQA, Class 15 Categorical Exemption pertaining to minor
land division.  The Class 15 - Minor Land Division exemption is listed in Title 14, Article 19 §15315 of the
California Code of Regulations.   A Class 15 exemption applies to the division of property in urbanized areas
zoned for residential, commercial, or industrial use into four or fewer parcels when the division is in
conformance with the General Plan and Zoning, no variances or exceptions are required, all services and access
to the proposed parcels to local standards are available, the parcel was not involved in a division of a larger
parcel within the previous 2 years, and the parcel does not have an average slope greater than 20 percent.
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Reviewing Agency Comments
The project has been circulated to other city divisions and departments for review. All reviewing agency
comments have been integrated into the conditions of approval.

STAFF ANALYSIS
Staff supports this Tentative Parcel Map subject to the attached conditions of approval (see Exhibit A) and
provides the following analysis:

General Plan Consistency

The 2002 General Plan (GP) designation for the site is Low Density Residential (LDR), which provides for

single family detached and attached homes, secondary residential units, public and quasi-public uses, and

similar and compatible uses. Residential densities shall be in the range of 3.0 to 8.0 units per gross acre. The

current and proposed use of the site as single-family homes is consistent with General Plan. The proposed

tentative parcel map is consistent with General Plan resulting in approximately 5 units/acre development

density.

Zoning Consistency

The zoning designation for the site is R-1 or Single Family Zone.   This zone allows for the residential use of

the land.  The current and proposed use of the site is residential and therefore the proposed tentative map is

consistent with the Zoning Ordinance. The proposed tentative parcel map is consistent with the Zoning

Ordinance.

Lot Area

The City of Woodland’s Zoning Ordinance prescribes minimum lot size requirements for the Single Family

Zone.   The minimum lot size for single family parcel is 5,000 square feet for interior lots.   The existing parcel

is 31,037 square feet in size. The proposed subdivided parcels range from 6,632 sq. ft to 10,337 sq. ft. in size.

Each proposed lot conforms to the regulatory requirements of the Zoning Ordinance.

Lot Width

The City of Woodland’s Zoning Ordinance prescribes minimum lot width requirements for the Single Family

Zone.  The minimum lot width for an interior parcel is 50 feet.  The proposed lot widths range from 64.01 feet

to 78.53 feet. Each proposed lot conforms to the regulatory requirements of the Zoning Ordinance.

Setbacks
The proposed parcel map provides sufficient area for future single family development to meet required front,

side and rear yard setbacks as follows:  front setback, minimum 20 feet; interior side setback, minimum 5 feet;

rear setback, minimum 20 feet.

Height
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The maximum height of principal buildings in the R-1 Zone is 30 feet.  The existing home conforms to this
requirement.

Lot Coverage
The maximum lot coverage is 50%.  The existing home is below maximum lot coverage and therefore
conforms to this requirement.

Off-Street Parking

Article 23 of the Zoning Regulations commencing with Section 25-23-01 addresses off-street parking

requirements.  Pursuant to Section 25-23-10(1) of the Zoning Ordinance, the applicable parking ratio is two (2)

parking spaces per dwelling unit.  All new residential development shall comply with Section 25-23-10(1) of

the Zoning Ordinance.

The existing garage located adjacent Elwood Street (Parcel 4) will be removed to provide for consistency of

residential design and front yard setbacks as compared to surrounding homes.  While not a requirement of the

Zoning Ordinance, the applicant has indicated his intention to construct a new, detached two car garage or

carport adjacent the existing home on Parcel 4.  As a condition of project approval, prior to approval of the final

map, a paved driveway and two on-site parking spaces shall be provided from Elwood Street on Parcel 4 in

connection with the existing home per Zoning Code Section 25-23-10, Off-Street Parking Requirements.

Performance Standards

There are no specific zoning performance standards identified in the Zoning Ordinance that would be

applicable to this property.

Tree Plan

The applicant is proposing the removal of several smaller sized fruit and nut trees as well as one 17 inch

diameter English Walnut and one 11 inch diameter Valley Oak in anticipation of future single family

development of the site.  Consistent with the city’s Municipal Code Section 20A-1-90 pertaining to tree

replacement, the project has been conditioned to replace at a two-to-one ration all non-Oak species removed

from the site.  The Valley Oak tree planned for removal will be replaced at a four-to-one ratio.  Further, the

applicant shall record a Declaration of Covenants for Tree Protection for the three on-site Valley Oak trees

identified as tree number 285, 288, and 290 in the Arborist Report (Attachment 4), prior to approval of final

map.

Consistency with Other Plans

The project site is not subject to the requirements of any other specific plan.

Appeal

The Planning Commission action on the Conditional Use Permit shall be final unless, within ten (10) calendar

days after the decision, the applicant or any other person, including the City Council, any individual City
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Council member, or the City Manager, not satisfied with the decision of the Planning Commission, may appeal

to the City Council. No conflict of interest shall exist solely by reason of the filing of an appeal by the City

Council, an individual City Council member, or the City Manager. Any appeal shall be filed with the City Clerk

and, except an appeal by the City Council, a Council member, or the City Manager, shall be accompanied by a

filing fee as prescribed by City Council resolution. The City Clerk shall set a date for a public hearing and shall

give notice to the appellant, the applicant, and neighboring property owners in the manner provided in Section

25-27-20.

Summary

The applicant is requesting approval for the proposed Oak Trail Tentative Parcel Map No. 5049.  The request is

to subdivide one 31,037 square foot (0.71 acre), residential parcel into four (4) parcels as follows:

· Parcel 1 - 6,632 sq. ft. (0.15 acres);

· Parcel 2 - 7,040 sq. ft. (0.16 acres)

· Parcel 3 - 7,040 sq. ft. (0.16 acres)

· Parcel 4 - 10,337 sq. ft. (0.23 acres)

Parcels 1 and 2 would take access from East Gum Avenue and Parcels 3 and 4 would take access from Elwood

Street.     The existing single family home would remain on proposed Parcel 4 and would be reoriented to front

on Elwood Street.

Staff recommends approval of the tentative parcel map as conditioned.

Recommendation

Staff recommends approval of the project by making an affirmative motion as follows:

Motion: Move that the Planning Commission:

Approve Resolution No. PC14-  approving the Tentative Parcel Map No. 5049 for Fourth and One,
Inc. at 1336 East Gum Avenue, application dated April 28, 2014, and tentative parcel map dated May
20, 2014, based on the Findings of Fact and subject to the Conditions of Approval as provided in
Exhibit A to the attached Resolution and as described in the Staff Report presented on June 5, 2014.

Attachments:

Attachment 1:  Planning Commission Resolution

Exhibit A - Conditions of Approval

Exhibit B - Tentative Parcel Map No. 5049 (May 20, 2014)

Attachment 2:  Application

Attachment 3:  Vicinity Map

Attachment 4:   Arborist Report and Tree Inventory Summary
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RESOLUTION NO. PC 14 - ____ 

 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 

WOODLAND APPROVING TENTATIVE PARCEL MAP NO. 5049 

DIVIDING THE PROPERTY COMMONLY REFERRED TO AS 1336 

EAST GUM AVENUE, YOLO COUNTY ASSESSOR PARCEL NUMBER  

066-154-021-000, INTO FOUR PARCELS   

 

 WHEREAS, the Woodland Planning Commission held a duly noticed public hearing on 

June 5, 2014, to review and consider a request by Fourth and One, Inc., for Tentative Parcel Map 

No. 5049 at 1336 East Gum Avenue, application dated April 28, 2014, and tentative parcel map 

(Exhibit B) dated May 20, 2014, based on the Findings of Fact and subject to the Conditions of 

Approval as provided in Exhibit A; and  

 

 WHEREAS, the proposed map, together with the provisions for its design and 

improvement, is consistent with the Low Density Residential land use designation in the City’s 

General Plan, which allows up to eight (8) dwelling units per acre, and is consistent with the 

Single Family Zone designation in the City’s Zoning Code, which allows for single-family 

residential use of the land; and 

 

WHEREAS, the site for the intended type and density of development is adequate in 

size, shape, topography, accessibility, and other physical characteristics necessary to meet the 

required provisions of the Zoning Code and satisfies all minimum physical standards required 

under the City’s Zoning Code for residential single family development; and 

 

 WHEREAS, the site is physically suitable for the proposed type and density of 

development as the site is level and generally unconstrained; and 

 

WHEREAS, the design and density of the tentative parcel map is consistent and 

compatible with the development and design of the surrounding structures and neighborhood; 

and 

 WHEREAS, the proposed tentative parcel map will not constitute a nuisance or be 

detrimental to the public welfare of the community, in that the project conforms with the uses 

intended for the Single Family Residential Zone, is similar with and comparable to adjoining 

residential use types, and future development is subject to compliance with all applicable 

development and building standards; and  

 

 WHEREAS, pursuant to the California Environmental Quality Act (“CEQA”), the 

proposed Tentative Parcel Map qualifies for a CEQA, Class 15 Categorical Exemption 

pertaining to minor land division (set forth in Title 14, Article 19 §15315 of the California Code 

of Regulations) as the Class 15 exemption applies to the division of property in urbanized areas 

zoned for residential, commercial, or industrial use into four or fewer parcels when the division 

is in conformance with the General Plan and Zoning, no variances or exceptions are required, all 

services and access to the proposed parcels to local standards are available, the parcel was not 



involved in a division of a larger parcel within the previous 2 years, and the parcel does not have 

an average slope greater than 20 percent; and  

 

 WHEREAS, proper notice of this public hearing was given in all respects as required by 

law; and  

 

 WHEREAS, the Planning Commission has reviewed all written evidence and oral 

testimony presented to date.  

 

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City 

of Woodland, based on substantial evidence in the administrative record of proceedings and 

pursuant to its independent review and consideration, hereby: 

1. Finds that the Tentative Parcel Map, together with the provisions for its design and 

improvements, conforms to the applicable requirements of the Subdivision 

Ordinance, the Zoning Ordinance, and the General Plan. 

 

2. Approves Tentative Parcel Map No. 5049 for Fourth and One, Inc. at 1336 East Gum 

Avenue, application dated April 28, 2014, and tentative parcel map (Exhibit B) dated 

May 20, 2014, subject to the Conditions of Approval as provided in Exhibit A and as 

described in the Staff Report presented on June, 5, 2014. 

 

PASSED AND ADOPTED by the Planning Commission of the City of Woodland at a regular 

meeting on the 5
th

 day of June, 2014, by the following vote: 

 

AYES:     

 

NOES:     

 

ABSTAIN:      

 

ABSENT:     

 

             

Seth Wurzel, Chairperson 

 

 

 

 

ATTEST:        

 

_____________________________________     

Cindy Norris, Planning Commission Secretary     
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EXHIBIT A 

 

CONDITIONS OF APPROVAL – June 5, 2014 

 

PLANNING 

1. The project is as described in the staff report prepared for the June 5, 2014, Planning 

Commission meeting.  The project shall be carried out in substantial compliance as 

depicted on the Tentative Parcel Map No. 5049 dated May 20, 2014, and as described in 

the June 5, 2014 staff report, except as modified by these conditions of approval and with 

any changes necessary to meet city codes and specifications.  

 

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

agents, officers or employees from any claim, action or proceeding against the City or its 

agents, officers or employees to attack, set aside, void or annul an approval of the subject 

application by the City, its legislative body, advisory agencies or administrative officers. 

The City will promptly notify the applicant of any such claim, action or proceeding 

against the City and the applicant will either, at the City's discretion, undertake defense of 

the matter and pay the City's associated legal costs, or will advance funds to pay for 

defense of the matter by the City Attorney. 

3. Secure approval and satisfy requirements of all agencies of jurisdiction. 

4. Upon approval, the applicant will be required to submit a final parcel map.  Prior to 

official recordation of the legal description and revised lots, the Community 

Development Department must approve this map. 

5. The applicant will be required to file a copy of the recorded instruments with the City of 

Woodland Community Development and the Public Works Department upon recordation 

of the revised parcels. 

6. Applicant shall provide the Community Development Department with a check for the 

sum of $25.00 made out to Yolo County to record the environmental document with Yolo 

County. 

7. Applicant shall comply with all protection guidelines as outlined in the Arborist Report 

and Tree Inventory Summary (May 23, 2014) for trees remaining on the site.  Prior to 

approval of the final map, the Tree Inventory shall be updated to include the trunk 

diameter of all trees planned for removal as indicated on the approved Tentative Parcel 

Map No. 5049 dated May 20, 2014. For each six inches or fraction thereof of the 

diameter of a tree which was approved for removal, two trees of an approved specifies, 

each of a minimum fifteen-gallon container size shall be planted on the project site, with 

the exception of the 11 inch diameter Valley Oak, which shall be replaced at a four to one 

ratio. Upon the request of the developer and at the approval of the director, the city may 

accept an in-lieu payment of $215 per replacement tree. Any change in the trees to be 
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saved and/or removed as designated on the approved map shall only be permitted upon 

the written approval of the Planning Department.   

8. Prior to approval of the final map, applicant shall record a Declaration of Covenants for 

Tree Protection for the three on-site Valley Oak trees identified as tree number 285, 288, 

and 290 in the Arborist Report.   

9. Prior to approval of the final map, a paved driveway and two on-site parking spaces shall 

be provided from Elwood Street on “Parcel 4” in connection with the existing home per 

Zoning Code Section 25-23-10, Off-Street Parking Requirements.   

10. Future residential development of the site shall be subject to staff level design review 

consistent with the requirements of the City of Woodland Community Design Standards. 

 

DEVELOPMENT ENGINEERING 

Fees: 

11. The Owner shall pay all required fees for processing final maps (technical check) with 

final map submittal.   

12. In accordance with Section 21, Article 21 of the Woodland Municipal Code, applicant 

shall be obligated to pay park in lieu fees prior to final map. 

13. The conditions of approval set forth herein include certain fees, dedication requirements, 

reservation requirements, and/or other exactions.  Pursuant to Government Code Section 

66020(d), these conditions constitute written notice of the amount of such fees, and a 

description of the dedications, reservations and other exactions. 

The applicant is hereby notified that the 90-day protest period, commencing from the date 

of project approval, has begun.  If the applicant fails to file a timely protest regarding any 

of the fees, dedication requirements, reservation requirements and/or other exactions 

contained in this notice, complying with all the requirements of Government Code, 

Section 66020, the applicant will be legally barred from later challenging such fees, 

dedications requirements, reservation requirements and/or other such exactions.  

Notwithstanding the foregoing, the City does not waive any rights it may have to enforce 

any settlement agreement, memorandum of understanding, or other agreement with the 

applicant which authorizes the City to impose certain fees, and which may waive the 

applicant's right to challenge the imposition of some or all of the fees, dedication 

requirements, reservation requirements, and/or other exactions set forth in these 

conditions of approval. 

Prior to approval of final map complete/construct 

14. Applicant shall construct a separate (or replacement) sewer service for Parcel 4, with City 

standard clean out consistent with Municipal Code Section 23C.   
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15. Applicant shall construct a City standard driveway for parcel 4. 

Construct with building permit   

For Parcels 1, 2, & 3, applicant shall construct with each building the following: 

16. Applicant shall construct separate metered water services for each property/dwelling unit.  

Water services for parcels 1 & 2 shall connect to the 8” Main on the north side of East 

Gum Avenue, behind the walk mains shall not be extended. 

17. Applicant shall construct a separate sewer service within each property, with City 

standard clean outs.  Sewer service location for parcel 3 shall be located to not conflict 

with the 18” oak tree, or its root structure.  Location shall be staked and approved by the 

public works inspector prior to start of construction. 

18.  Applicant shall construct with each parcel a City standard driveway. 

General Conditions 

19. If the final map is requested prior to the construction of required improvements, applicant 

shall prepare improvement plans for all work and obtain an encroachment permit for all 

work within the public right-of-way or public easements, or new utility connections and 

submit them to the Development Services Engineering Section and enter into an 

improvement agreement and provide security for construction of such improvements.  

This submittal is separate from the building permit submittal.  All public improvements 

shall conform to the current City of Woodland Standard Specifications. 

20. In accordance with the City Municipal Code Chapter 20, the applicant shall obtain an 

encroachment permit for any work within the public right-of-way and utility connections.  

Applicant shall submit to the Development Engineering Division of the Community 

Development Department an encroachment permit application and civil improvement 

plans for review and approval.  All public improvements shall conform to the current 

City of Woodland Standard Specifications.  This is a separate application from the 

building permit. 

 

BUILDING 

21. This project must meet all criteria and mandates for these City adopted codes: 

A. 2013 California Building Code 

B. 2013 California Plumbing Code 

C. 2013 California Mechanical Code 

D. 2013 California Electrical Code 

E. 2013 Building Energy Efficiency Standards 

F. 2013 California Green Code 

G. The Code of the City of Woodland 
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22. Other City and County Agencies (Health, Fire, Public Works, and Planning) may be 

required to approve the project prior to a building permit being issued.  

23. Any deferred submittals that are not a part of the initial permit application must be listed 

on the cover sheet of the plan at the time an application is submitted for the project.  

24. All plans, computations and specifications shall be prepared and designed by an architect 

or engineer licensed by the state of California. 

25. A licensed architect or licensed engineer shall be responsible for reviewing and 

coordinating all submittal documents prepared by others, including deferred submittal 

items, for compatibility with the design of the building. 

26. A soils investigation report shall be provided as specified in section 1803.5.3 of the 2013 

CBC. Foundation type will be determined by soils investigation. 

27. Because this project is located in an area known to contain expansive soils and per 

Woodland General Plan Policy Document, Part II, Policy 8.A.9, "The City shall 

require the use of special bending-resistant designs where foundations must be slab-

on-grade in areas with expansive soil." and per CBC 1808.6, footings or foundations 

for buildings founded on expansive soils shall be designed in accordance with CBC 

1808.6.1 and for concrete slab-on-ground foundations the design shall be in 

accordance with CBC 1808.6.2 and PTI Standard Requirements for Design of Shallow 

Post-Tensioned Concrete Foundations on Expansive Soils or WRI/CRSI Design of Slab-

on-Ground Foundations and the specific recommendations as noted in the geotechnical 

engineering report.  Please submit plans and calculations stamped and signed by a 

California registered Civil or Structural Engineer or Architect showing compliance.  

Woodland General Plan Policy Document, Part II, Policy 8.A.9, CBC 1803.5.3 and CBC 

1808.6.  If a soils investigation determines that the presence of expansive soils does not 

exist, a post tension slab foundation shall not be required.  The appropriate foundation, 

conventional or otherwise, shall be determined by the geotechnical findings of the soils 

investigation report. 

28. All property corners marked. 

 

 

 

 

 

 

 



82093.00006\8821044.1  

EXHIBIT B 
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City of Woodland

Legislation Details (With Text)

File #:  Version: 114-201 Name:

Status:Type: Public Hearing Item Agenda Ready

File created: In control:5/30/2014 Planning Commission

On agenda: Final action:6/5/2014

Title: Heritage Remainder Area – A proposal to amend the General Plan and Spring Lake Specific Plan for
67.80 acres of the Heritage Remainder Area to change 39.52 acres from Very Low Density to Low
Density Residential and from R-3 (3 dwelling units/acre) to R-4 (4 dwelling units per acre), reducing
the number of acres of Medium Density Residential from 8.22 to 7.03 acres, reducing minimum lot
width for the R-4 zone from 65 to 55 feet with an average of 65 feet, modify the Spring Lake
Affordable Housing Plan to eliminate the 50-unit restriction for application of in-lieu fees, approve
Tentative Subdivision Map # 5048 and amend the previously approved Development Agreement.

Applicant/Owner:  Turn of The Century, LLC - 173 Court Street, Suite D, Woodland CA 95695

Project Planner:  Paul L Hanson, AICP, Senior Planner.

Recommendation

Staff recommends approval of the project by making an affirmative motion as follows:

Motion #1: Move that the Planning Commission recommend approval of the Heritage Remainder Area
project to the City Council based on the identified Findings of Fact and subject to the identified
Conditions of Approval, by taking the following actions:

Planning Commission Action:
1. Adopt the attached Resolution PC-14-_______, recommending to the City Council to approval
the amendments the General Plan And Spring Lake Specific Plan land use designations (rezone), the
Spring Lake Specific Plan Design Standards Table 2.4 (minimum lot width), and the Spring Lake
Specific Plan Affordable Housing requirements (50-unit limit) in accordance with the proposed
Heritage Remainder Area Specific Plan Amendments (Attachment “G”);

Recommended City Council Action:
2. Adopt the attached Resolution No.______, approving the CEQA EIR Addendum together with
the previously Certified Turn of the Century EIR as the appropriate level of environmental review in
accordance with the California Environmental Quality Act; (Attachment “H”);
3. Adopt the attached Resolution No. ______, amending the City General Plan land use
designations (rezone) in accordance with the proposed Turn the Century Heritage Spring Lake
Specific Plan Amendments (Attachment “I”);
4. Adopt the attached Resolution No. ______, amending the Spring Lake Specific Plan land use
designations (rezone), Spring Lake Specific Plan Design Standards Table 2.4 (Minimum Lot Width),
and Spring Lake Affordable Housing Plan (50-unit limit) in accordance with the proposed Heritage
Remainder Area Specific Plan Amendments (Attachment “J”);
5. Adopt the proposed "Findings" for approval of the Tentative Subdivision Map No. 5048 and
“Conditions of Approval” to be incorporated in Development Agreement between the City of Woodland
and the Developer(s) as presented in the Staff Report (Attachment “K”).
6. Adoption of Ordinance No. ____, authorizing the City Council execute the Project
Development Agreement (Attachment “L”).

Sponsors:

Indexes:
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Code sections:

Attachments: Attachment A - Heritage Remainder Application.pdf

Attachment B - Heritage Remainder General Plan Amendment Exhibit.pdf

Attachment C - Heritage Remainder Spring Lake Plan Amendment Exhibit.pdf

Attachment D - Heritage Remainder Spring Lake Plan Amendment Table 2_4 Exhibit.pdf

Attachment E - Affordable Housing Plan amendment.pdf

Attachment F - DUE Chart.pdf

Attachment G - Planning Commission Resolution.pdf

Attachment H - CEQA Resolution.pdf

Attachment I - General Plan Resolution.pdf

Attachment J - Spring Lake Resolution.pdf

Attachment K - Findings & Conditions Of Approval - Heritage Remainder.pdf

Attachment L - Heritage Remainder Area Ordinance Approving DA Amendment.pdf

Action ByDate Action ResultVer.

Planning Commission

Spring Lake Specific Plan - Heritage Remainder Area Project: Request to amend the General Plan, Spring

Lake Specific Plan, and approve a new Tentative Subdivision Map (TSM#5048), and Development Agreement

for 67.80 acres of the Heritage Remainder Area within Spring Lake Specific Plan area. The request also

includes amendments to the Spring Lake Design Standards Table 2.4 to reduce to the minimum lot width of 65

feet to 55 feet with an average lot width of 65 feet for SLSP R-4 zone and a request to modify the SLSP

Affordable Housing Plan by removing the 50-units restriction for the In-Lieu Fee Option.

Location:  Subject property is located at the northwest corner of County Road 25A and County Road 102,

extending west along County Road 25A

Applicant/Owner:  Turn of The Century, LLC - 173 Court Street, Suite D, Woodland CA 95695

Environmental Report:  Addendum to the Environmental Impact Report (SCH #99022069), Turn of the

Century EIR) on the Spring Lake Specific Plan certified on August 15, 2000

APN:   42-030-029 & 042

Project Planner:  Paul L Hanson, AICP, Senior Planner.
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Staff Recommendation:  Recommend City Council Approval with Conditions

General Plan Designation:  Very Low Density Residential (VLDR); Low Density Residential (LDR); and

Medium Density Residential (MDR)

Current Zoning: Single-Family Residential (R-3 & R-4) & Multi-Family (R-15)

Specific Plan Designation:  Spring Lake Specific Plan Area

Existing Land Uses:  Spring Lake Specific Planning Area (Vacant & fallow land)

Flood Zone:  X - Area Outside the 2% Annual Chance Flood Event, FIRM Community Panel Number -

060426-0445H Revised May 16, 2012

Street Access:  Miekle Avenue, County Road 25A, Promenade Drive, Banks Drive.

Adjacent Land Uses & Zoning:

DIRECTION LAND USE ZONING

North Future School Site and Very Low School

&Low Density Residential Residential (R-3 & R-4)

South Agricultural land Agricultural General (A-1)

East City of Woodland Regional Park Open Space (O-S), & Single-

Very Low Density Residential Family Residential (R-3)

West Vacant Very Low Density Residential Residential (R-3)

Pending/Potential Action

Staff recommends that the Planning Commission take action on the following:

1) Receive the staff report;

2) Conduct the public hearing;

1. 3) Adopt Resolution No. PC14- , recommending to the City Council approval of amendments to

the General Plan And Spring Lake Specific Plan land use designations (rezone), the Spring Lake

Specific Plan Design Standards Table 2.4 (minimum lot width), and the Spring Lake Specific Plan

Affordable Housing requirements (50-unit limit) in accordance with the proposed Heritage Remainder

Area Specific Plan Amendments (Attachment “G”);
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Recommended City Council Action:

1. Adopt the attached Resolution No.______, approving the CEQA EIR Addendum together with the

previously Certified Turn of the Century EIR as the appropriate level of environmental review in

accordance with the California Environmental Quality Act; (Attachment “H”);

2. Adopt the attached Resolution No. ______, amending the City General Plan land use designations

(rezone) in accordance with the proposed Turn the Century Heritage Spring Lake Specific Plan

Amendments (Attachment “I”);

3. Adopt the attached Resolution No. ______, amending the Spring Lake Specific Plan land use

designations (rezone), Spring Lake Specific Plan Design Standards Table 2.4 (Minimum Lot Width),

and Spring Lake Affordable Housing Plan (50-unit limit) in accordance with the proposed Heritage

Remainder Area Specific Plan Amendments (Attachment “J”);

4. Adopt the proposed "Findings" for approval of the Tentative Subdivision Map No. 5048 and

“Conditions of Approval” to be incorporated in Development Agreement between the City of Woodland

and the Developer(s) as presented in the Staff Report (Attachment “K”).

5. Adoption of Ordinance No. ____, the City Council authorizing the Project Development Agreement

Amendments (Attachment “L”).

Project Site Description

The project site encompasses approximately 67.80 acres of vacant land located on two parcels, within the

original Turn of the Century Heritage Remainder Subdivision Map #4784. The property is located at the

northwest corner of County Road 25A and County Road 102, extending west along County Road 25A (APNs

42-030-029 and 042) within the Spring Lake Specific Plan (SLSP) Area.

Background

The entire SLSP area was prezoned under Ordinance No. 1346 adopted July 2, 2002. The subject property was

approved as a Tentative Vesting Subdivision Map (#4784), Rezone, and Development agreement on December

6, 2005, as part of the Turn of the Century, Russell Ranch Remainder Area project. On November 25, 2013,

the applicant submitted an application for a General Plan Petition, requesting to amend the General Plan and

Spring Lake Specific Plan for the Heritage Remainder Project area. On March 6, 2014, the Planning

Commission approved the General Plan Petition, allowing the processing of the requested amendments to the

General Plan and Spring Lake Specific Plan, which includes a rezone, tentative map, amending Spring Lake

Affordable Housing Plan, and revising the development agreement.

Project Proposal

The applicant, Turn of the Century, LLC, proposes to amend the General Plan, Spring Lake Specific Plan, and

the Heritage Remainder Area Vesting Tentative Map #4784 and is requesting approval of Tentative Subdivision

Map #5048 and a development agreement amendment to allow the following actions/entitlements as described
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below (See Attachment “A” - Application & Tentative Subdivision Map).

General Plan Amendment Request

The amendment proposes to modify the 39.52 acres of Very Low Density Residential (VLDR) to Low Density

Residential (LDR). The proposal also shifts the existing R-15 (Medium Density Residential) site immediately

south of its current location and reduces the R-15 acreage from 8.22 to 7.03 acres (See Attachment “B” -

General Plan Amendment Exhibit).

Specific Plan Amendment Request

The Specific Plan amendments include rezoning a portion of the Heritage remainder area, modifying the

Specific Plan Development Standards (Table 2.4), and modifying the Spring Lake Affordable Housing Plan as

described below:

Zoning

The applicant proposes to rezone ±39.52 acres from R-3 (3 du/ac) to R-4 (4 du/ac) and ±8.22 acres of R-15 (15

du/ac) to be reduced to 7.03 acres of R-15 (See Attachment “C” - Specific Plan Rezoning Exhibit). This

change will converting 118 R-3 lots to 170 R-4 lots and result in approximately 52 additional R-4 residential

lots and a reduction of R-15 units by 14 units.

Specific Plan Development Standards (Table 2.4)

The applicant is proposing to amend the Spring Lake Development Standards in Table 2.4 of the Spring Lake

Design Standards. The proposal is to reduce to the minimum lot width for the R-4 zoning within Spring Lake

Specific Plan, from a minimum lot width of 65 feet to 55 feet, with an average lot width requirement of 65 feet.

(See Attachment “D” - Specific Plan Design Standards Table 2.4 Amendment Exhibit).

Spring Lake Affordable Housing Plan

The applicant is proposing to amend the Spring Lake Affordable Housing Plan by removing the 50-units

restriction in the In-Lieu Payment Option. The affordable housing requirement is 10% of the total single-

family detached units within each development. (See Attachment “E” - Spring Lake Affordable Housing

Plan Amendment Exhibit).

Tentative Subdivision Map Request

The applicant is proposing to revise the previously approved tentative subdivision map. The revised tentative

map and rezone will increase the number of single-family lots from 118 R-3 and 42 R-4 lots to 212 R-4 lots,

adding a total of 52 additional single-family lots. The revised map also moves the R-15 site to the south,

directly adjacent to County Road 25A, and reduces the acreage of the R-15 site from 8.22 to 7.03 acres.

The current project proposes to split the tentative map into two (2) phases. Phase I is 28.3 acres and 109 single-

family units, located along Banks Drive between County Road 102 Russell Circle. Phase II is 24.0 acres and

103 single-family units, located just north of County Road 25A between County 102 and Miekle Avenue.

The development proposes lot widths ranging from 55 to 135 feet with an average lot width of 68 feet. As

previously mentioned, a Spring Lake Specific Plan amendment for the SLSP R-4 has been proposed to reduce
City of Woodland Printed on 10/8/2018Page 5 of 19
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previously mentioned, a Spring Lake Specific Plan amendment for the SLSP R-4 has been proposed to reduce

the minimum lot width from 65 feet to 55 feet with an average lot width of 65 feet.

Lot depths range from 82 to 183 feet with an average lot depth of 110 feet. The development has a minimum

lot size of 5,478 square feet, a maximum of 17,930 square feet, and average of 7,646 square feet. The applicant

has proposed to develop at the higher end of the density range allowed under the R-4 category, which has a

range of 3 to 4 dwelling units per acre. Phases I and II will have respective net densities of 3.85 and 4.07 with

a will have a combined overall density of 4.07 dwelling units/acre.

Lot layout is generally consistent with neo-traditional qualities as identified in the Spring Lake Specific Plan

(SLSP) and will provide homes that primarily front to a local street, and/or side on in a few cases. Homes will

side on to Lot A (Greenbelt) consistent with existing development in the area, consistent with Standard 2.35.2

that prohibits lots from backing on to park land.

Infrastructure

The development will construct all internal local streets and utilities and any project components including

open space access paths and privacy and sound walls.

Project access will be primarily from the Arterials County Roads 25A and 102, the Collector Miekle Avenue

and Local Streets, Promenade Drive and Banks Drive on to future local streets. The project will be required to

construct a sound wall along County Road 102 that is consistent in location, design, materials, and colors with

the existing adjacent wall along County Road 102. The project will be required to construct a privacy wall

along County Road 25A that is consistent in location, design, materials, and colors with existing privacy walls

in Spring Lake.

A greenbelt will be provided on “Lot A”, extending north from County Road 25A to Banks Drive, and is

approximately 620 feet long and widths ranging from approximately 130 feet between lots 64 and 50, 78 feet

between lots 118/133 and 159/160, and 109 feet between Lots 134 and 177. Three (3)

Pedestrian/bicycle accesses will be provided as part of the project. Two (2) Pedestrian/bicycle accesses are

provided on Lots “B” and “C,” extending north from Banks Drive and Russell Circle, respectfully. A third

Pedestrian/bicycle access is provided just to the east of Zane Drive. An urban forest with a 10-foot path is also

being provided on the north side of County Road 25A.

Development Agreement Amendment Request

Resolution No. 3542 adopted May 15, 1990 establishes procedures for the consideration of Development

Agreements in Woodland. These procedures essentially parallel the requirements of Section 65864 et.seq. of

the Government Code. The SLSP requires that each developer enter into a Development Agreement with the

City. Development agreements allow the City to negotiate the vesting of certain development rights for the

applicant in exchange for benefits to the City that might not otherwise be required of a developer. The City

Attorney and staff have prepared a Development Agreement template for the City to use with all SLSP

developers.

A Development Agreement was approved as part of the original Heritage Remainder project on November 17,
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A Development Agreement was approved as part of the original Heritage Remainder project on November 17,

2005 by the City Council. An amended development agreement is included with this project review that will

replace the original agreement for these two properties.

Public Notification

Public notice advertising for the public hearing on this project was prepared by the Community Development

Department in accordance with notification procedures set forth in the City of Woodland’s Municipal Code and

State Planning Law. Two methods of public notice were used:

1. Legal notice was published in the Woodland Daily Democrat on or before, May 26,   2014.

2. Notices were mailed to all property owners within Spring Lake Specific Plan area on May 23,

2014.

Copies of the staff report for the proposed project have been on file at City Hall since May 30, 2014.

Applicable Laws, Codes, And Ordinances

The project is subject to several laws, codes, and ordinances:

· The California Environmental Quality Act (CEQA)

· The City of Woodland General Plan (including the Housing Element)

· The City of Woodland Zoning and Subdivision Ordinances

· Spring Lake Specific Plan (SLSP)

· SLSP Mitigation Monitoring Plan (MMP)

· SLSP Affordable Housing Plan

· SLSP Financing Plan

· SLSP Design Standards

Previous Action Taken (to amend the SLSP)

On December 18, 2001, the City Council adopted the Spring Lake Specific Plan (SLSP) (Resolution No.

4330). The SLSP has since been amended several times:

1. November 19, 2002 (Resolution No. 4399) to address the Settlement Agreement and various staff-

identified errata;

2. December 17, 2002 (Resolution No. 4406) to address changes to the Plan requested by Spring Lake

Planning Group LLC;

3. October 19, 2004 (Resolution No. 4583) to address additional changes to the Plan requested by Spring
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Lake Planning Group LLC; and

4. February 27, 2007 (Resolution No. 4807) to amend the Spring Lake Specific land use designations and

Table 2.4 requested by the proposed Reynen & Bardis-Spring Lake Central Development Project.

5. November 16, 2010 (Resolution 5147) to amend the Spring Lake Specific Plan to remove reference to

the Gibson Road Bike/Pedestrian overcrossing and the Class 1 bike path south of Gibson Rd between

Pioneer High School and Woodland Community College.

6. December 14, 2010 (Resolution No 5160) to amend the Spring Lake Specific Plan land use designations

to relocate the neighborhood commercial and park site on the Cal West property, eliminate a school site

and R-5 single-family acreage and increase the R-8 and R-15 acreage.

7. March 5, 2013 (Resolution No 6155) to amend the Spring Lake Specific Plan land use designations to

rezone a 10-acre school site and a 6.22-acre R-20 Multi-family site to 16.22 acres of R-8 single family.

CEQA Clearance

On August 15, 2000, the City Council certified the Turn of the Century Final EIR (State Clearing House

Number 1199022069; Resolution No. 4215 adopted August 15, 2000). The City Council subsequently adopted

the following CEQA Addendums to the Turn of the Century EIR:

1. Addendum #1 (Resolution No. 4330 adopted December 18, 2001) for the purposes of approval of the

final SLSP;

2. Addendum #2 (Resolution No. 4399 adopted November 19, 2002) for the purposes of amending the

Plan to satisfy the Settlement Agreement and to make other staff-initiated errata;

3. Addendum #3 (Resolution No. 4406 adopted December 17, 2002) for the purposes of amending the

Plan based on a request from the Spring Lake Planning Group LLC;

4. Addendum #4 (April 15, 2003) for the purposes of the Williamson Act Rescission Agreement for the

Russell Property;

5. Addendum #5 (Resolution No 4583 adopted October 19, 2004) for the purposes of amending the Plan

based on a request form the Spring Lake Planning Group LLC;

6. Addendum #6 (Resolution No 4806 adopted February 27, 2007), for the purposes of amending the Plan

based on a request by Reynen and Bardis;

7. Addendum #7 (Resolution No. 5146 adopted November 16, 2010) for the purposes of amending the

Plan based on a request by the Gibson Ogden Investors, LLC to remove a bike overcrossing and path;

and

8. Addendum # 8 (Resolution No. 5159 adopted December 14, 2010) for the purposes of amending the

Plan based on a request by Cal West Investors, LLC to modify land use designations and rezone a

school site.

9. Addendum #9 (Resolution No. 6117 adopted March 5, 2013) for the purposes of amending the Plan

based on a request by the ALC IV Woodland Spring Lake, LLC to modify land use designations a on
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16.22 acres, from multi-family R-20 and School designations to a single family R-8 designation.

Section 15 182(a) of the California Environmental Quality Act (CEQA) provides that the lead agency shall

prepare an Addendum to a previously certified EIR if some changes or additions are necessary but none of the

conditions described in Section 15162 calling for preparation of a subsequent EIR have occurred.

Section 15162 of the California Environmental Quality Act (CEQA) provides that when an EIR has been

certified for a project, no subsequent EIR shall be prepared for that project unless the lead agency determines,

on the basis of substantial evidence in light of the whole record, one or more of the following have occurred:

1. Substantial changes are proposed in the project which will require major revisions of the previous EIR

due to the involvement of new significant environmental effects or a substantial increase in the severity

of previously identified significant effects;

2. Substantial changes occur with respect to the circumstances under which the project is undertaken

which will require major revisions of the previous EIR due to the involvement of new significant

environmental effects or a substantial increase in the severity of previously identified significant effects;

or

3. New information of substantial importance, which was not known and could not have been known with

the existence of reasonable diligence at the time the previous EIR was Certified as complete, shows the

following:

A. The project will have one or more significant effects not discussed in the previous EIR;

B. Significant effects previously examined will be substantially more severe than shown in the previous

EIR;

C. Mitigation Measures or alternatives previously found not to be feasible would in fact be feasible

and would substantially reduce one or more significant effects of the project, but the project

proponents decline to adopt the Mitigation Measure or alternative; or

D. Mitigation Measures or alternatives which are considerably different from those analyzed in the

previous EIR would substantially reduce one or more significant effects on the environment, but the

project proponents decline to adopt the mitigation measures or alternative.

If changes to a project or its circumstances occur or new information becomes available after adoption of a

negative declaration, the lead agency shall prepare a subsequent EIR if required under subdivision (a)

Otherwise, the lead agency shall determine whether to prepare a subsequent negative declaration, an addendum,

or no further documentation.

Once a project has been approved, the lead agency’s role in project approval is completed, unless further

discretionary approval on that project is required. Information appearing after an approval does not require

reopening of that approval. If after the project is approved, any of the conditions described in subdivision (a)

occurs, a subsequent EIR or negative declaration shall only be prepared by the public agency, which grants the

next discretionary approval for the project, if any. In this situation, no other responsible agency shall grant an
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approval for the project until the subsequent EIR has been certified or subsequent negative declaration adopted.

Consistency with CEQA Requirements

The Heritage Remainder Specific Plan Amendment proposes an amendment to the land uses identified in the

Spring Lake Specific Plan. The applicant proposes to rezone approximately 39.52 acres of R-3 density to R-4

and rezone the R-15 site from 8.22 acres 7.03 acres with an approximate overall increase of 40 dwelling units.

As such, environmental impacts would be similar with the proposed revisions, as identified in the previous EIR.

Because the proposed land uses are similar to those studied in the SLSP, Turn of the Century EIR, the changes

proposed are not substantial and would not require major revisions. Furthermore, the proposed changes would

not create new or significant environmental effects, which have not already been analyzed.

The overall land disturbance area of the site, as well as net land uses within the SLSP would remain unchanged.

Several impacts of concern in the previous EIR are directly related to land disturbance area. Therefore, the

project would not have additional significant effects that were not discussed in the previous EIR due to

proposed changes.  Significant effects would remain generally unchanged.

Mitigation measures analyzed in the previous EIR would remain unchanged, and would substantially reduce

significant effects on the environment. New mitigation that would substantially reduce impacts more than the

previous EIR are not available, because the proposed changes are not substantial.

Significant changes in circumstances have not occurred since the adoption of the previous EIR. The Spring

Lake Specific Plan was approved December 18, 2001. None of the conditions as described in subdivision (a)

have occurred. As such, a new EIR is not required. A subsequent EIR or Negative Declaration is not required

and therefore, an additional public review period pursuant to sections 15087 and 15072 is not necessary.

As documented in the EIR Addendum, a substantial increase in the severity of previously identified impacts

will not occur as a result of the proposed Specific Plan Amendment (Rezone). As a result, no subsequent EIR or

Negative Declaration is required for any residential project undertaken in conformity with an adopted Specific

Plan for which an EIR has been certified.

Pursuant to Government Code Section 65457(a), (15182 of the CEQA Guidelines), any residential development

project, including any subdivision, or any zoning change, that is undertaken to implement and is consistent with

a specific plan for which an environmental impact report has been certified after January 1, 1980, does not

require additional CEQA review.

Project Level CEQA Review

The Spring Lake Specific Plan requires that each development application include certain project-level and

property-specific technical analyses to demonstrate consistency with the performance thresholds and

requirements of the SLSP and SLSP Mitigation Monitoring Plan. The following studies have been submitted

with the subject application in fulfillment of these requirements (SLSP, Development Regulation 2.4 and page 9
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with the subject application in fulfillment of these requirements (SLSP, Development Regulation 2.4 and page 9

-1). Several were prepared with the original subdivision application and updates as necessary were prepared

with the current project submittal:

· Biological Resources Assessment, Foothill and Associates, Spring Lake TOC 403 acres, April 28, 2003

(Development Regulation 7.1).

· Traffic Impact Study, TOC Tentative Maps 1-3, Grandy and Associates, May 27, 2003; update prepared

by K.D. Anderson and Associates, Inc, May 18, 2011 (SLSP Development Regulation 4.10, 4.11 and

Mitigation Measure 4.6-1).

· Environmental Noise Assessment, Spring Lake Residential Development #1, Bollard and Brennan, Inc,

April 15, 2003, (SLSP, Development Regulation 2-4 and page 9.1).

· Cultural Resources Inventory, TOC Development, Cultural Resources Unlimited, March 2003, (SLSP

Development Regulation 2-4 and page 9.1).

· Phase I Environmental Site Assessment, TOC 160 Acres and Beeghley Parcel, Geocon Consultants,

April 2003, (SLSP Mitigation Measure 4.12-1).

· Geotechnical Engineering Investigation, Spring Lake Development 160 Acres, Wallace Kuhl and

Associate, December 6, 2002; update. Engeo, Inc November 9, 2010.

· Infrastructure Capacity Assessment, Cunningham Engineering Corporation, April 27, 2011.

City staff have reviewed each of these studies and reached the following conclusions:

1) The studies satisfy the SLSP requirements;

2) Applicable requirements or conditions recommended in the study have been included as Conditions of

Approval for this project;

3 The studies identify no environmental circumstances specific to the site or the proposed project that

were not previously anticipated and addressed in the original EIR and later addendums.

These studies and consistency determinations provide the substantial evidence to show that the project as

conditioned is consistent with the adopted Specific Plan and fulfills all conditions and CEQA Mitigation

Measures. Therefore, pursuant to Section 65457(a) of the California Government Code and Section 15182(a) of

the CEQA Guidelines, no other CEQA documentation is required for the City to take action to approve this

project.

Infrastructure Capacity

An infrastructure analysis was provided by Cunningham Engineering Corporation, which determined that the

existing Spring Lake Specific Plan water, wastewater, and storm drainage systems can accommodate the

proposed project. Therefore, infrastructure improvements beyond those anticipated in the SLSP, Turn of the

Century EIR, are not required.
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Review Agency Comments

The application was circulated for review by agencies of jurisdiction. The comments from Development

Engineering, Housing, Building, Fire, Police, Yolo Solano Air Quality Management District, have been

incorporated as Conditions of Approval.

Staff Analysis

Staff supports this project subject to the recommended conditions of approval and provides the following

analysis:

The initial project for the General Plan and Spring Lake Plan Amendments and tentative map was submitted on

January 23, 2014, and the project was circulated for comments at that time. Staff supports this project based

on Findings of Fact and Conditions of Approval as presented in Attachment “K” - Findings of Fact and

Conditions of Approval. The following analysis addresses key areas of the Spring Lake Specific Plan’s

policies and regulations. A summary analysis of the SLSP policies and regulations is provided below for

Planning Commission consideration.

General Plan Consistency

The proposed General Plan amendment, increases the residential density from Very Low Density Residential (3

units per acre) to Low Density Residential (4 units per acre). The density helps to promote a more efficient use

of land resources and helps the overall fiscal health of the specific plan. The proposal also changes the location

of the existing R-15 (Medium Density Residential) site immediately south of its current location and reduces

the R-15 acreage from 8.22 to 7.03 acres. The reduction in the R-15 acreage still exceeds the Spring Lake

Specific Plan original requirements for this site, of providing 6.7 acres with 101 units.

The Spring Lake Specific Plan has been determined by the City Council to be consistent with the General Plan.

This consistency is maintained at the project-level via a determination of consistency with the SLSP. The

proposed modifications to the Development Agreement and phasing of the tentative subdivision map have been

determined by staff to be consistent with the SLSP and General Plan.

Spring Lake Specific Plan Consistency

In order to assess project consistency with the SLSP, a detailed analysis was performed comparing the project

proposal to each section of the SLSP (including text, development regulations, figures, tables, and the

Illustrative Lotting Plan to the extent applicable) and to the various implementing documents of the SLSP

including: Building Unit Allocation Program, Agricultural Land Mitigation Program, Affordable Housing Plan,

Design Standards, and Mitigation Monitoring Program. Despite proposed modifications of the Land Use

Section of the Spring Lake Specific Plan, the project is substantially consistent with the aforementioned

documents. Through various conditions or components of the Development Agreement, consistency and/or

participation in the following programs was also ensured: Fiscal Impact Study, Financing Plan (Public

Facilities), Capital Improvement Plan, Sewer/Drainage/Water Infrastructure Plans, Transit Plan, and Nexus

Study.
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Spring Lake Specific Plan Design Standards

The SLSP Design Standards adopted May 20, 2003, identify minimum design requirements for development

within the Spring Lake area including architectural requirements for the homes, and landscaping requirements

for public improvements. A condition has been added that requires future development, within the project to

complete Design Review as required by the Spring Lake Design Standards.

Spring Lake Financing Plan

In order to maintain the fiscal and financial feasibility of the Spring Lake Specific Plan, it is the City's goal in

implementing the Spring Lake Specific Plan that the number of constructed units be as close as possible to the

number of planned units. A December 2008 amendment to the Spring Lake Infrastructure Fee plan increased

the constructed density requirement to 100 percent of planned density in order to reduce the overall fee; in

assuming a greater density, the fees are spread over a larger number of assumed units. This change was made at

the request of the development community and has been built into assumptions in the Spring Lake Capital

Improvement Plan (CIP). The proposed rezone results in a net increase in the total number of units, 37 (plus 52

single-family units and minus 14 multi-family units), and for purposes of calculating the Spring Lake

Infrastructure Fees (SLIF), the project results in a net increase generating fees equivalent to 41.8 DUEs. As a

result, there is no “make up” of fees that would be required as a result of the proposed rezoning (See

Attachment “F” - DUE chart).

Land Use Designations

The proposed Spring Lake Specific Plan amendments increases the residential density from R-3 (3 du/ac) to R-

4 (4 du/ac) and modifies the R-15 site by locating it just north of County Road 25A and reducing the size from

±8.22 acres to 7.03 acres of R-15. This change will result in approximately 52 additional R-4 residential lots

and a reduction of R-15 units by 14 units.

Specific Plan Development Standards (Table 2.4 - Lot Width)

The proposed specific plan amendment reduces to the minimum lot width for SLSP R-4 zone, from 65 feet to

55 feet with an average lot width of 65 feet. A Specific Plan amendment is required to deviate from the

standard lotting width in the R-4 Zone. All uses shall conform to the area, height, and yard requirements

required in the underlying zone as amended by this specific plan amendment.

The Spring Lake Specific Plan R-4 zoning has a lot width requirement of 65 feet for detached residential units.

Both the SLSP R-5 & R-8 zonings have the requirement of an average lot width with a minimum lot width as

follows:

· The SLSP R-5 zoning has the requirement of an average lot width of 55 feet with a minimum lot width

of 50 feet.

· The SLSP R-8 zoning has the requirement of an average lot width of 45 feet with a minimum lot width

of 40 feet.

Staff supports the amendment to the R-4 lot width requirement in the Spring Lake Specific Plan. This

amendment will encourage a creative and more efficient approach to the use of land and to provide for greater

flexibility in the design of integrated developments than otherwise possible through strict application of current
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flexibility in the design of integrated developments than otherwise possible through strict application of current

zoning regulations.

Spring Lake Affordable Housing Plan

With this project, an amendment to the Spring Lake Affordable Housing Plan is proposed in order to allow

greater flexibility in the payment of in-lieu fees as an option for projects. The SLSP affordable housing

requirement is 10% of the total single-family units within each development (R-8 or less) shall be affordable

units. On the higher density site (R-15 and above), the developers must provide not only 10% units

affordable to low income (LI) households, but an additional 20% must be affordable to very low-

income households (VLI) or the developer has the option of providing 25% of the multi-family to very

low-income households (VLI).

Per a prior Affordable Housing Agreement dated April 2005 between Russell Ranch Development and the City

of Woodland, the required very low-income (VLI) multi-family units were transferred from the Heritage

Remainder R-15 site to the Terracina at Spring Lake project on Miekle Avenue within Spring Lake. The R-15

site is still required to provide 10% of the units to low income households based on ultimate build out of the

property. At a maximum build out of 119 units, this equals 12 multi-family units.

Per a prior In-lieu Fee Agreement dated December 2006 between Russell Ranch Development and the City of

Woodland, the required 10% affordable detached single-family units from the Vesting Tentative Subdivision

Map #4784 for the Heritage Remainder Area were satisfied with payment of an in-lieu fee.

The rezone from R-3 to R-4 will generate 52 additional detached single-family units. The Affordable Housing

calculation is: 52 single-family units times 10% (LI) equals 6 units. The Affordable Housing obligation for

the project is 6 single-family detached units and 12 multi-family units.

At this time, the Spring Lake Affordable Housing Plan allows projects that are less then 50 single-family

detached units the option of paying an in-lieu fee to meet the affordable housing requirement. The

applicant is proposing an amendment to remove the 50-units (detached for-sale residential units) restriction in

order to allow Spring Lake Projects greater than 50-units to qualify for the payment of in-lieu fees. Should this

amendment be approved by City Council, the applicant would have the option of providing all 6 affordable

single-family detached units within the project site or paid the in-lieu fee for all or a combination of units

and fee. The project is still required to provide at least 12 low-income (LI) affordable units within the R

-15 site.

In-Lieu Fees Option

For detached for-sale Residential Projects of less than 50 units where the City also determines that it is not

feasible or suitable (pursuant to the factors mentioned in section 6A-3-50 (B)(2)(a) of the Ordinance) for

the For-Sale Residential Project to have on-site Affordable Units, the City and Developer may agree to a

contribution of in-lieu fees to satisfy the Developer’s affordable housing obligation. Only the City may

initiate this in-lieu fee option and only where it is demonstrated based on substantial evidence that there is

no feasible alternative.
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During the last several years, communities including Woodland have been experiencing difficulty with

providing assistance to affordable single-family housing. The City has gone through the dissolution of The

Redevelopment Agency, which has affected the City’s ability to provide gap funding for affordable housing

projects (new construction and acquisition/rehabilitation projects). The cost to facilitate a limited number of

households into single-family housing is very high and in many cases, the city has lost available units for our

inventory when qualified buyers cannot be found.  Overall, key issues include:

1) A continued need for quality multifamily affordable housing projects,

2) A decline in the financial capacity of affordable first time homebuyers,

3) Challenges in assisting affordable first time homebuyers purchase new affordable homes,

4) Difficulties in ensuring that new affordable homes do not convert to market rate units,

5) A need to have first time homebuyer funds available on more than a cyclical basis in order to assist

affordable first time homebuyers purchase resale homes throughout Woodland.

Presently Spring Lake developers are required to provide 10 percent of the single-family housing stock that is

built as available to affordable low-income buyers. Under the current ordinance, this requirement to hold the

housing as available to affordable families expires after a set amount of time. If eligible buyers are not found

after that time period, the homes revert to market prices. This, combined with loss of available funding

assistance has made it very difficult to assist single-family low-income housing. As a result, the Staff

supports removing the 50-unit or less restriction and accept in-lieu fees for the single-family 10 percent

requirement and then utilizing those fees to assist with the development of new multi-family type product

that serves the greatest need.

Spring Lake Development Standards Subdivision Criteria

Density - The SLSP establishes both maximum and minimum density for each land use category. For the R-4

category, the minimum is 3 dwelling units per acre (du/ac) and the maximum is 4 du/ac. The density for the R-

4 portion of the project is 3.96 dwelling units. For the R-15 category, the minimum is 10 dwelling units per

acre (du/ac) and the maximum is 15 du/ac. The density for the R-15 portion of the project is 14.47 dwelling

units.

Cul-de-Sac Calculation - Development Regulation 4.8 states that a grid system is encouraged, although a

modified grid is acceptable with the goal of not more than 50 percent cul-de-sacs in a subdivision. The

proposed subdivision provides 40 percent cul-de-sac block length measured from centered line

Block length - Development Regulation 2.34 and Table 2.4 lists the block length in the R-4 zone as 400 to 600

feet desirable with a maximum of 910 feet. All the proposed blocks within the subdivision map comply with

this requirement. The blocks labeled Brookshire and Russell Circles while their overall length exceeds the

maximum of 910 feet, each block has two 90 degrees turns, breaking the blocks into three sections and each

section is less than 500 feet.

Street Loading - Development Regulation 2.31 requires homes to face a local residential street, two-lane
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Street Loading - Development Regulation 2.31 requires homes to face a local residential street, two-lane

collector, court or private street. Only the rear or side property lines may abut arterials and only side or front of

units may abut collectors or greenbelts.    The project design as proposed meets these requirements.

Back-on Lots - Development Regulation 2.35.2 prohibits residential lots from backing on to greenbelts. Lots

adjacent to the greenbelt (Lot A) will side-on to the greenbelt.

Bicycle / Pedestrian Access - Development Regulation 2.24 requires access connections for bicycles and

pedestrians to open space, parks, and subdivision trails. The map provides three trail access points, two to the

greenbelt and two to the existing subdivision trail located along the northern boundary.

Entry Sign - Per the Spring Lake Design Standards 1.6.2, the applicant has been conditioned to provide a

neighborhood entry sign at the northwest corner of Promenade Drive and County Road 25A. The project has

also been conditioned to provide a “Welcome to Woodland Sign” at the northwest corner of County Road 102

and County Road 25A.   Sign to be similar to the other curved Entryway Signs throughout the City.

Energy Efficiency - The project shall comply with minimum energy efficiency standards provided in

Development Standard 2.25 which requires that five (5%) percent of all units to have roof photovoltaic energy

systems or other alternative energy system. Staff is also recommending a condition requiring that all

homes shall be photovoltaic ready and that all homes shall have outlets for electric vehicles in

every garage.

Water Conservation Ordinance - The project shall comply with the State Water Conservation Ordinance. This

applies to all front yard and public landscaping.

Fencing -

Residential Fencing. All wood fence footings and foundations shall be constructed of galvanized steel,

reinforced concrete, or masonry. No treated wood materials in contact with the ground will be permitted.

All wood fencing shall be stained with a water sealant to prevent water damage and staining.

Park and Greenbelt Adjacent Fencing. All fencing adjacent to the park shall be enhanced materially and

aesthetically. Fencing adjacent to the greenbelt shall be consistent with the existing fence concept utilized

in the Village 3 Development. All wood fencing shall be stained with a water sealant. Fence design shall

be submitted for review and approval prior to the issuance of building permits.

Privacy/Sound wall. The required sound wall along west side of County Road 102 shall be designed and

constructed to be consistent with existing adjacent fencing. The required privacy wall along the north side

of County Road 25A hall be designed and constructed to be consistent with existing adjacent fencing.

The design, including location, height, materials, and color shall be reviewed for consistency prior to the

issuance of building permits for each Phase. Landscaping and construction of the public improvements

shall occur concurrent with adjacent development.
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An additional consideration as part of this review is that by taking a broader view of the Spring Lake Plan and

the proposed amendments, an opportunity is presented to assess the underlying principles of the plan.

Evaluation of the existing components and assessment of modifications that would enhance the livability and

long-term financial and fiscal sustainability of the neighborhood, such as adjustments to the roadway design in

favor of improvements to the future bike and pedestrian networks well as incorporation of additional green

building principles which have come into greater focus since the Spring Lake Specific Plan was approved in

2001. The proposed project as conditioned is consistent with the City’s Spring Lake Specific Plan.

Agricultural Land Mitigation Program and Hawk Mitigation Requirements. Pursuant to within an area located

within the targeted easement area known as the Merritt Ranch Mitigation Property.

Mitigation Monitoring Plan. The SLSP MMP is contained in Appendix A of the SLSP. As conditioned, the

subject project is consistent with all requirements of the Mitigation Monitoring Program.

Consistency with Other Land Use Plans. The project site does not fall within the planning area of any other

relevant specific plans, area plans, redevelopment plans, airport land use plans, or other such adopted land use

plans of the City.

Zoning Ordinance Consistency

Lot Coverage - The maximum lot coverage is 50 percent.

Off Street Parking - Pursuant to Section 25-23-10A of the Zoning Ordinance, the applicable parking ratio is 2

parking spaces per unit. The proposed parking must conform to minimum standards. Lots with second units

must comply with SLSP Design Standard 2.10e, which requires 2 additional parking spaces. The proposed

project as conditioned is consistent with the City’s Zoning Ordinance.

Subdivision Ordinance Consistency

The subject property is comprised of two parcels totaling 67.80 gross acres. The applicant proposes to

development the property into two (2) phases. The proposed R-4 lots range in size from 5,478 to 17,930 square

feet with an average lot size of 7,646 square feet. Phase I is 29.19 acres with 109 single-family units, located

along Banks Drive between County Road 102 Russell Circle. Phase II is 24.29 acres with 103 single-family

units, located just north of County Road 25A between County 102 and Miekle Avenue.

The R-4 lots have lot widths ranging from 55 to 145 feet with an average 68’ lot width. This would the meet

the proposed new amendment minimum requirements of Spring Lake Design Standards Table 2.4, which

requires a 55-foot minimum and 65-foot average. Lot widths are measured at a point midway between the front

and rear property lines. Lot depths range from 87 to 183 feet with an average lot depth of 110 feet. The R-4

lots will range in area from 17,134 square feet to 5,478 square feet.

The proposed circulation pattern consists of Arterial level streets: County Roads 102 and 25A and a Collector

Street: Miekle Avenue, which is a north/south collector. A local street, Bank Drive, which is a east/west street

City of Woodland Printed on 10/8/2018Page 17 of 19

powered by Legistar™



File #: 14-201, Version: 1

and Promenade Drive, which is a north/south Street.

Local builder requirements, Section 21-15-1 of the City’s Subdivision Ordinance, as well as Development

Regulation 2.27 in the Spring Lake Plan, provide for the sale of lots to local building contractors. The intent of

this regulation was to provide the opportunity for the local building community to participate in development in

the City. The larger builders were perceived as having the advantage of being able to pick up large numbers of

lots. The regulation provides for a process to allow the lots to be offered for a limited time (45-days) to local

builders and have to be offered at a fair market price. The project as conditioned is consistent with the

City’s Subdivision Ordinance.

Infrastructure Master Plans: The approved SLSP Infrastructure Study Report satisfies the SLSP requirements

for Water, Drainage, and Sewer Infrastructure Plans.

Appeals

Any interested party, including the City Council, any individual City Council member, or the City Manager,

dissatisfied with the decision of the Planning Commission may appeal the decision to the City Council. No

conflict of interest shall exist solely by reason of the filing of the appeal by the City Council, an individual City

Council member, or the City Manager. Any appeal shall be filed with the City Clerk and, except an appeal by

the City Council, a Council Member, or the City Manager, shall be accompanied by a filing fee as prescribed by

City Council resolution. The clerk shall set a date for a public hearing and shall give written notice to the

applicant of the time and date of the hearing.

Recommendation

Staff recommends approval of the project by making an affirmative motion as follows:

Motion #1: Move that the Planning Commission recommend approval of the Heritage Remainder Area project

to the City Council based on the identified Findings of Fact and subject to the identified Conditions of

Approval, by taking the following actions:

Planning Commission Action:

1. Adopt the attached Resolution No. ______, recommending to the City Council to approval the

amendments the General Plan And Spring Lake Specific Plan land use designations (rezone), the Spring

Lake Specific Plan Design Standards Table 2.4 (minimum lot width), and the Spring Lake Specific Plan

Affordable Housing requirements (50-unit limit) in accordance with the proposed Heritage Remainder

Area Specific Plan Amendments (Attachment “G”);

Recommended City Council Action:

2. Adopt the attached Resolution No.______, approving the CEQA EIR Addendum together with the

previously Certified Turn of the Century EIR as the appropriate level of environmental review in

City of Woodland Printed on 10/8/2018Page 18 of 19

powered by Legistar™



File #: 14-201, Version: 1

accordance with the California Environmental Quality Act; (Attachment “H”);

3. Adopt the attached Resolution No. ______, amending the City General Plan land use designations

(rezone) in accordance with the proposed Turn the Century Heritage Spring Lake Specific Plan

Amendments (Attachment “I”);

4. Adopt the attached Resolution No. ______, amending the Spring Lake Specific Plan land use

designations (rezone), Spring Lake Specific Plan Design Standards Table 2.4 (Minimum Lot Width),

and Spring Lake Affordable Housing Plan (50-unit limit) in accordance with the proposed Heritage

Remainder Area Specific Plan Amendments (Attachment “J”);

5. Adopt the proposed "Findings" for approval of the Tentative Subdivision Map No. 5048 and

“Conditions of Approval” to be incorporated in Development Agreement between the City of Woodland

and the Developer(s) as presented in the Staff Report (Attachment “K”).

6. Adoption of Ordinance No. ____, authorizing the City Council execute the Project Development

Agreement (Attachment “L”).

ATTACHMENTS:-

Attachment “A” - Heritage Remainder TSM # 5048 & Application

Attachment “B” - General Plan Amendment Exhibit

Attachment “C” - Specific Plan Rezone Exhibit

Attachment “D” -  Specific Plan Design Standards Table 2.4 Amendment Exhibit

Attachment “E” -  Spring Lake Affordable Housing Plan Amendment Exhibit

Attachment “F” -  DUE Chart

Attachment “G” - Resolution Recommending Approval to the City Council

Attachment “H” - Resolution Approving the CEQA Addendum

Attachment “I” - Resolution Amending General Plan

Attachment “J” - Resolution Amending Spring Lake Specific Plan

Attachment “K” - Findings of Fact and Conditions of Approval

Attachment “L” - Ordinance for Development Agreement
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TABLE 2.4 
SPRING LAKE SPECIFIC PLAN 
Area Requirements for Lots (units = feet) 

Specific Plan Land 
Use Category 

(Density) 

Front Setback10 Front Setback  Minimum 
from House/Garage Maximum from 

House 

Side Setback
Interior

15 
11

Rear 
Yard/Street 

Front Setback 
from Porch11 

Minimum Lot 
Width 14 

Maximum 
Height 

Block Length9,12 

RESIDENTIAL -- DETACHED 

R-3 (1-3 du/ac) 20/22 None 5-1016/15 25 22 15 70 35 ±400 to 600 desirable; 
980 maximum. 

R-4 (>3-4 du/ac) 17/22 22 5/15 20 10 65 55 min 35 27 ±400 to 600 desirable; 
910 maximum 

R-5 (>4-5 du/ac) 15/22 22 5/10 208 9 17 50 min 35 19 ±400 to 600 desirable; 
840 maximum 

R-8 (6-8 du/ac) 12/20 20 5/10 158 7 18 40 min 35 20 ±400 desirable; 600 
maximum 

R-15 (10-15 du/ac) 10/20 15 5/10 10 10 35 35 ±400 desirable; 500 
maximum 

24 

R-20 (16-20 du/ac) 
R-25 (23-25 du/ac) 

6/6 10 3.51 10 /10 6 28 35 400 maximum  24 

RESIDENTIAL -- ATTACHED13  

R-8 15/20 2 20 53 20 /10 7 35 35 ±400 desirable; 600 
maximum 

R-15 10/20 15 57 3 20 /10 10 35 3521 ±400 desirable; 500 
maximum 

24 

R-20 and R-25 10/20 25 57 3 10/10 10 25 26 3526 400 maximum 24 

RESIDENTIAL – ADJACENT TO GREEN SPACES23 

Greenbelt Trails  - - 10 - - - - - 

Other Green Spaces  - - 15 - - - - - 

NON-RESIDENTIAL 

NC 0 10 5 04/0 06 n/a 4 25 40 ±400 desirable; 500 
maximum. 

P/QP 0 10 5 04/0 06 n/a 4 25 40 - 

RESIDENTIAL -- SECOND UNITS (DETACHED) 

Specific Plan 
Land Use Category 

Minimum Separation from Primary Residence Side Setback 
Interior/Street 

Rear Yard 
With Alley or No Alley 

Maximum 
Height 

Block Length 

Single Family 
(Detached) Lots 

10 5/15 5 30 Not Applicable 

ATTACHED/SEMI-ATTACHED GARAGES22 

Units with Attached  
or Semi-attached 
Alley Access Garage 

Garage setback: minimum 3’ provided 24’ minimum back-out 
room, counting alley surface. 
Occupiable space above garage: same standards as principle 
structure. 

Connector structure:  Minimum 12’ deep 
                                   Maximum one-story high 
                                   Maximum 12’ wide 

Units with Semi- 
Attached Access 
Garage 

Garage setback: 3’ rear and side yards Connector structure:  Minimum 12’ deep 
                                   Maximum one-story high 
                                   Maximum 12’ wide 

1 Allows alternating setbacks of 0 and 3.5 to create 3.5-foot separation between each unit.    
2 Duplexes/half-plexes are the only allowed attached product in this designation.    
3  Five (5) feet side interior setback for single story units; 7.5 feet for two story     
4 Where adjacent to residential, a setback of 10 feet is required.       
5 Where the sidewalk does not have a landscaping strip, a setback of 8 feet is required.      
6 Same as interior side, with addition of site triangle (City Code 25.22.20).     
7 Parking and/or drive area not allowed in this area.  Landscaping, open space, plaza, etc, only 
8 Interior side setback 0 feet for duplexes/half-plexes. 
9 See Development Regulations. 
10 Front and side-street setbacks are measured from back-of-walk.  
11 Detached garages are considered "accessory structures" and allowed within three (3) feet of the interior side and rear property lines. 
12 Does not apply to cul-de-sacs.  Maximum length for cul-de-sacs in R-3, R-4, and R-5 is 650 feet.  Maximum length for R-8 and above is 500 feet.  Intensive land uses (e.g. schools, parks, multi-

family) can not feed onto a cul-de-sac. 
13 Area requirements assume project facades and street orientation of units to replicate single-family housing.  "Garden style" apartment shall utilize area requirements in the City Zoning Ordinance. 
14 Porches must be usable and must be in scale with the unit. 
15 A side yard adjacent to a green space would be treated as a corner "street" lot, not an "interior" lot. 
16 15-foot total between each R-3 unit. 
17 30 percent of the units may go down to 15 feet. 
18 50 percent of the units may go down to 12 feet. 
19 Average of 55-foot width required. 
20 Average of 45-foot width required. 
21 27-feet for townhouses.    
22 Per Specific Plan Amendment #3, Resolution No. 4583, Approved by City Council October 19, 2004. 
23 Greenbelt Trail is minimum 40’, subdivision trail is minimum 25’ (yards adjacent to green spaces treated as corner lots, accept when located along a 40’ greenbelt trail) 
24 Building heights can extend above 35' providing the interior ceiling height does not exceed 35' and the roof is designed in a manner acceptable to the Community Development Department. 
25 Rear garage and 2nd story setback may be reduced to 3' provided a minimum 24' of backup area exist for automobiles. For three story units, either the 2nd or 3rd floor shall maintain a 10' setback. 
26 Lot width may be reduced to 20' provided additional common area amenities and/or design features are incorporated into the project design, to the satisfaction of the City. 
27. Average of 65-foot width required 
 

Revised: June 5, 2014 
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DWELLING UNIT EQUIVALENT (DUE) CHART 
 
 

Unit and DUE Comparison 

Existing Specific Plan Proposed Specific Plan Amendment 

Land Use 

Existing Land 
Use  

Land Use 

Proposed Land 
Use/Acreage 

Net Change  

Units Acres Units Acres Units Acres 

R-3  

Single Family 
Residential (3 du/ac) 

118  39.52 

R-3  

Single Family 
Residential (3 du/ac 

0 0 -(118)  -(39.52) 

R-4  

Single Family 
Residential (4 du/ac) 

42 10.64 

R-4  

Single-Family 
Residential (4 du/ac) 

212 53.55 +170 42.91 

R-15 

Multi-Family 
Residential (15 du/ac) 

119 8.22 

R-15  

Multi-Family 
Residential (15 

du/ac) 

105 7.03 -(14) -(1.19) 

Net Change for 
Units and DUEs 

       

Total Units 279  Total Units 317  +38  

Dwelling Unit 
Equivalent (DUE) 

0.66* 
238.5  

Dwelling Unit 
Equivalent (DUE) 

281.3  42.8  

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

 



























 

RESOLUTION NO.  _________ 
 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 
WOODLAND ADOPTING CEQA EIR ADDENDUM #10 TO THE TURN 
OF THE CENTURY EIR  

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



 

WHEREAS, on December 14, 2010, the City Council held a noticed public hearing to consider 
the proposed EIR Addendum # 8 and Spring Lake Specific Plan Amendment #6 for the purposes 
of amending the plan based on a request by Cal West Investors, LLC to modify land use 
designations and rezone a school site; and 
 
WHEREAS, on March 5, 2013, the City Council held a noticed public hearing to consider the 
proposed EIR Addendum # 9 and Spring Lake Specific Plan Amendment #7 for the purposes of 
amending the plan based on a request by ALC IV Woodland Spring Lake, LLC to modify land 
use designations and rezone a school site.  
 
NOW, THEREFORE, IT IS HEREBY RESOLVED, that the City Council of the City of 
Woodland hereby takes the following actions: 
 
1. Affirms that EIR Addendum #10 is hereby included (Exhibit “1”) in or attached to the 
Certified EIR as required by Section 15164 of the State CEQA Guidelines. 
 
2. Affirms that EIR Addendum #10 has been considered with the Certified EIR as required by 
Section 15164 of the State CEQA Guidelines. 
 
3. Affirms the Findings of Fact previously made in Resolution 4215 (August 15, 2000) and 
Resolution 4330 (December 19, 2001). 
 
4. Adopts EIR Addendum #10 dated June 5, 2014, as attached 
 
PASSED AND ADOPTED by the City Council on _______, 2014, by the following vote: 
 
AYES: 
 
NOES: 
 
ABSTAIN: 
 
ABSENT: 
             

Marlin “Skip” Davies, Mayor 
 
 

ATTEST:       APPROVED AS TO FORM: 
 
              
Ana Gonzalez, City Clerk    Kara K. Ueda, City Attorney 
 
Dated:  
 
Exhibit "1" - CEQA EIR Addendum 
  



 

EXHIBIT 1 
 



 

CCEEQQAA  AAddddeenndduumm  
 
 

To The Tu r n  Of Th e C en tur y Sp ecific P la n  
Envir on men ta l I mp a ct  R epor t  For  The  

 
Her it age R ema in der  Ar ea  P r oj ect   

 
 

Certified August 15, 2000 
(SCH# 99022069) 

 
 
 
 
 

THE CITY OF WOODLAND 
 

JUNE 5, 2014 
 
 
 
 
 

 
PREPARED BY  

 
Paul L Hanson, AICP, Senior Planner. 

City Of Woodland 

Community Development Department 

 
 
 
 
 

  



2 
 

1 
Addendum to the Turn of the Century Specific Plan 

Environmental Impact Report for the  

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

 
 

                                                
1 The Turn of the Century Specific Plan was subsequently renamed the “Spring Lake Specific Plan.” Both terms are 
used in this Addendum. The terns “Turn of the Century EIR,” “Spring Lake Specific Plan EIR,” and “Spring Lake 
EIR” are also used interchangeably. 
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The Spring Lake Specific Plan (SLSP) Turn of the Century EIR evaluated 1,097 acres of 
development located primarily south of Gibson Road, west of CR 102 and east of SR 113. Build 
out of the SLSP will be comprised of approximately 4,149 dwelling units on 665 acres, 11 acres 
of neighborhood commercial uses, over 260 acres of public and quasi-public land uses, 34 acres 
of parkland, and over 100 acres of major streets and roads. 
 
The Spring Lake Specific Plan sets forth specific goals, policies, and objectives for achieving, to 
the best extent possible, a balance between the market demand for residential growth and the 
need for corresponding commercial development, and the ability of the City of Woodland to 
absorb residential and commercial development. 
 
Project Description 
The Heritage Remainder Area General Plan and Specific Plan Amendment(s) proposes 
amendments to the land uses identified in the SLSP.  The following amendments are proposed: 
 

1. The project proposal is to amend the General Plan designation for the 67.80 acre portion 
of the Spring Lake Heritage Remainder Area.  The amendment proposes to modify the 
39.52 acres of Very Low Density Residential (VLDR) R-3 (3 du/ac) to Low Density 
Residential (LDR) R-4 (4 du/ac).  The proposal also shifts the existing R-15 (Medium 
Density Residential) site to the immediate south of its current location and reduces the R-
15 acreage from 8.22 to 7.03 acres. 

 
2. The project proposes to amend the Spring Lake Development Standards in Table 2.4 in the 

Spring Lake Design Standards.  The proposal reduces the minimum lot width for the R-4 
zoning within the Spring Lake Specific Plan from a minimum lot width of 65 feet to 55 feet, 
with an average lot width requirement of 65 feet. 

 
3. The project proposes to amend the Spring Lake Affordable Housing Plan by removing the 

50-units restriction in the In-Lieu Payment Option.  The affordable housing requirement 
is 10% of the total single-family detached units within each development. 

 
4. The project proposes to revise the previously approved tentative subdivision map.  The 

revised tentative map and rezone will increase the number of single-family lots from 118 R-
3 and 42 R-4 lots to 212 R-4 lots, adding a total of 52 additional single-family lots.  The 
revised map also moves the R-15 site to the south, directly adjacent to County Road 25A, 
and reduces the acreage of the R-15 site from 8.22 to 7.03 acres. 

 
A comparison based on existing and proposed land use designations for units and dwelling unit 
equivalents (DUE) are shown in Table 1.  This is based on the approximate density proposed by 
the applicant (4.00 du/ac).  
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Unit and DUE Comparison 

Existing Specific Plan Proposed Specific Plan Amendment 

Land Use 

Existing Land 
Use  

Land Use 

Proposed Land 
Use/Acreage 

Net Change  

Units Acres Units Acres Units Acres 

R-3  
Single Family 

Residential (3 du/ac) 
118  39.52 

R-3  
Single Family 

Residential (3 du/ac) 
0 0 -(118)  -(39.52) 

R-4  
Single Family 

Residential (4 du/ac) 
42 10.64 

R-4  
Single-Family 

Residential (4 du/ac) 
212 53.55 + 170 42.91 

R-15 
Multi-Family 

Residential (15 du/ac) 
119 8.22 

R-15  
Multi-Family 

Residential (15 
du/ac) 

105 7.03 -(14) -(1.19) 

Net Change for 
Units and DUEs 

       

Total Units 279  Total Units 317  +37  
Dwelling Unit 

Equivalent (DUE) 
0.66* 

238.5  
Dwelling Unit 

Equivalent (DUE) 
281.3  41.8  

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

 
While the proposed rezone reduces the number of acres and units for the R-15 site, the proposal 
still exceeds the original Spring Lake Specific Plan’s expectation of 6.7 acres and 101 units for 
the R-15 site.  The proposed rezone (at an estimated 4.00 du/ac for the proposed project) results 
in a net increase in the total number of units (+38). For purposes of calculating Spring Lake 
Infrastructure Fees (SLIF) (which is based on DUE), the project results in a net increase of 41.8 
DUE. 
 
Staff believes that the proposed site rezoning and development at the R-4 density will provide for 
an attractive development that will provide additional housing options and will be compatible 
with the existing development in the area.  
 
Determination 
In review of the Heritage Remainder Area General Plan and Specific Plan Amendment(s) and 
Rezoning, staff has concluded that the project does not represent a substantive change in the 
approval of the Turn of the Century Specific Plan project as analyzed under the SLSP, Turn of 
the Century EIR. Similarly, all impacts and standards of significance described in the SLSP, 
Turn of the Century EIR are applicable to the Heritage Remainder Area Specific Plan 
Amendment. Mitigation measures adopted with the SLSP, Turn of the Century EIR likewise 
apply. 
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According to the SLSP, Turn of the Century EIR, implementation of the proposed project is 
anticipated to result in significant impacts in the areas of land use, agricultural resources, 
hydrology, biological resources, traffic and circulation, air quality, noise, visual resources, 
cultural resources, affordable housing, public health, public services, and community services. 
The EIR has concluded that project impacts can likely be fully mitigated except in the following 
areas: 

• Loss of farmland; 

• Cumulative loss of farmland; 

• Impacts to groundwater; 

• Loss of Swainson’s Hawk foraging habitat; 

• Cumulative impacts to wildlife habitat; 

• Project air quality emissions; 

• Increased ambient noise; 

• Cumulative traffic noise; 

• Project nuisance impact from black gnats; and; 

• Cumulative nuisance impacts from black gnats. 
 
None of the significant environmental impact identified above in the SLSP, Turn of the Century 
EIR are worsened due to the proposed land uses changes. 
 
In order to determine whether additional CEQA review is required for the Heritage Remainder 
Area Specific Plan Amendment, an analysis of CEQA Guidelines Section 15162 has been 
prepared. The matrix below provides verbatim wording from the CEQA Guidelines and a 
corresponding analysis of the applicability of each section to the proposed Heritage Remainder 
Area Specific Plan Amendment. 
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Table XX 

Comparison of 15162 CEQA Requirements and Project 

CEQA Requirement (Section 15162) Relationship to Request 

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

In conjunction with the approval of requested entitlements, General Plan, Specific Plan Amendment 
and Rezone, the Turn of the Century, LLC, Specific Plan Amendment includes a request for 
certification of an Addendum to SLSP, Turn of the Century EIR. Such certification includes adopting a 
“Finding of Fact” and substantiating compliance with CEQA. 

 

The current specific plan, in accordance with the SLSP, Turn of the Century EIR, evaluated 118 
Single-family (R-3), 42 Single-family (R-4) residential dwelling units, and 101 Multi-family residential 
dwelling units on the project site. Although the project includes rezoning of 38.52 acres from R-3 to R-
4 residential uses and would result in the development of an additional 52 single-family residential 
dwelling units, the increase in total units would not result in substantial changes or new information 
requiring a subsequent EIR. The information below summarizes the substantial evidence in support of 
the City’s determination that the preparation of a Subsequent EIR is not required. 

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

The proposed land use changes to the SLSP, Turn of the Century EIR would include rezoning of 
residential densities and relocating the R-15 site within the Spring Lake Specific Plan (SLSP). On the 
specific project site, proposed changes would include rezone of 38.52 acres from R-3 to R-4 single-
family residential densities and the relocation of the existing R-15 multi-family site to the immediate 
south of its current location and reduces the R-15 acreage from 8.22 to 7.03 acres.  The reduction in 
the R-15 acreage still exceeds the Spring Lake Specific Plan original requirements of providing 6.7 
acres with 101 units.  At maximum density this project could possibly include up to 212 single-family 
units.  There will not be a significant increase in demand for public services and utilities, or increase 
traffic, noise, or air quality.   

 

Plan policies describe a plan wide density of 6.1 du/net acres.  The result of prior changes and the 
contemplated project modifications for the Heritage Remainder Area project will result in a net density 
of 4.0 dwelling units/acre.   

 

Sewer, Drainage, and Water Supply 

Sewer 
On the Sanitary Sewer Layout (Fig. 4.1) of the 2004 Spring Lake Infrastructure Study Report (ISR), 
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the area now referred to as the “Heritage Remainder Area” was comprised of areas 68, 80, 86, and 
portions of 85 and 89.  These areas were assigned a mix of R-3, R-4, and R-15 Spring Lake Specific 
Plan land use designations.  The Revised Heritage Remainder Area Tentative Map application 
proposes to increase the density of the area by transforming all of the remaining R-3 zoning to an R-4 
designation, thus adding an additional single family and multi-family units.  Using the zoning 
configuration from 2004 and current sewer design standards, the difference in sewer flow generation 
was analyzed.  
 
This net increase in sewer flows of 0.041 MGD causes an increase in the depth of flow in downstream 
pipes of approximately 0.13 feet, and is not significant enough to exceed the available capacity in all 
downstream pipes.    
 
The project has negligible impact to the existing facilities, and no upsizing is required from this project 
other than that already anticipated by the Spring Lake Specific Plan EIR. 
 
Storm Drain 
The original “Heritage Remainder Area” Tentative Subdivision Map #4784 dated December 7, 2005 
proposed an opening in the sound wall along County Road 102 through which a pedestrian 
connection would be built.  A new 42” storm drain line was proposed beneath this pedestrian 
connection that would be the main point of discharge for all storm water east of Miekle Avenue (the 
drainage for the lots west of Miekle Avenue was going to discharge into pipes under County Road 
25A).  The current proposed lotting eliminates this pedestrian connection and the pipes planned for 
County Road 25A are no longer needed (Memorandum from Woodrodgers dated August 19, 2008). 
Therefore, the current project now drains all storm water to the existing 48” pipe in Zane Drive.   
 
The revised storm drain routing creates a calculated flow exceeding the capacity of the existing 48” 
pipe in Zane; however, the HGL will remain approximately 3.8’ below the City’s minimum standard of 
12” below the gutter flowline elevation in the surcharged condition. Therefore, the proposed routing 
will remain in compliance with the City’s storm drain design standards.  Overland release calculations 
will be provided during design to ensure that the City’s overland release standards are met with the 
grading of the subdivision.  The impact of the rezoning of this property is negligible. 
 
Water 
The water infrastructure serving the site in the Spring Lake Specific Plan ISR consists of a 12” pipe 
along the north edge of the boundary with interior 8” lines to provide distribution and looping. As 
additional units are being added by up zoning land rather than expanding the urban area there is no 
additional fire flow demand.  (Fire flow is measured at the hydrant).This modification in zoning will not 
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place any additional demands on the water system planned in the Spring Lake Development. 

 

Traffic 

The site when completed will have access to County Road 102 via County Road 25A and Heritage 
Parkway, and to Pioneer Avenue via Heritage Parkway.  Meikle Avenue and Promenade Drive will 
provide internal circulation and connect between County Road 25A and Heritage Parkway.  This 
roadway system will provide adequate circulation and access for the Heritage Remainder and will 
provide the roadway system anticipated in the Spring Lake EIR (with connection to County Road 25A 
to the west being deferred until the south western portion of the plan area develops).  The additional 
52 units from the rezone will generate 52 peak hour trips and after distribution to the access points will 
only add between 10 and 21 trips (13 inbound trips and 8 trips outbound).  These amounts are 
statistically insignificant (less than daily variation in traffic).  There is no significant impact from the 
rezone. 

 

Air Quality 

As stated above, the proposed project land uses would result in a statistically insignificant (less than 
daily variation in traffic) amount of traffic.  Therefore, impacts related to air quality would be similar to 
those anticipated in the SLSP, Turn of the Century EIR. 

 

Conclusion 

Because the proposed land uses are similar to those studied in the SLSP, Turn of the Century EIR, 
the changes proposed are not substantial and would not require major revisions. Furthermore, the 
proposed changes would not create new or significant environmental effects which have not already 
been analyzed. 

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

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

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

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

• Memorandum Land Use Modifications – Infrastructure Capacity, Cunningham Engineering. 
January 23, 2014.  

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

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

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

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

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

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

(D) Mitigation measures or 
alternatives which are 
considerably different from 
those analyzed in the 
previous EIR would 

Mitigation measures analyzed in the SLSP, Turn of the Century EIR would remain unchanged, and 
would substantially reduce significant effects on the environment.  New mitigation that would 
substantially reduce impacts more than the SLSP, Turn of the Century EIR are not available, because 
the proposed changes are not substantial. 
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substantially reduce one or 
more significant effects on 
the environment, but the 
project proponents decline to 
adopt the mitigation 
measure or alternative. 

(b) If changes to a project or its 
circumstances occur or new 
information becomes available after 
adoption of a negative declaration, 
the lead agency shall prepare a 
subsequent EIR if required under 
subdivision (a).  Otherwise, the lead 
agency shall determine whether to 
prepare a subsequent negative 
declaration, and addendum, or no 
further documentation. 

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

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

The Spring Lake Specific Plan was approved December 18, 2001.  None of the conditions as 
described in subdivision (a) have occurred.  As such, a new EIR would not be required. 
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(d) A subsequent EIR or subsequent 
negative declaration shall be given 
the same notice and public review as 
required under Section 15087 or 
Section 15072.  A subsequent EIR or 
negative declaration shall state 
where the previous document is 
available and can be reviewed. 

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



12 
 

 





RESOLUTION NO.    
 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 
WOODLAND AMENDING THE GENERAL PLAN LAND USE 
DIAGRAM FOR THE HERITAGE REMAINDER AREA PROPERTY 
 

WHEREAS, Article 5 of Chapter 3 of Division 1 of Title 7 (commencing with section 65300) of 
the Government Code requires the City to prepare and adopt a comprehensive, long-term 
General Plan for the physical development of the City; and  
 
WHEREAS, in February of 1996, the City of Woodland (“City”) adopted its General Plan, 
which was updated on December 17, 2002, and has since been amended from time to time; and  
 
WHEREAS, the General Plan contains the General Plan Land Use Diagram (Figure 1-4), which 
designates that certain real property consisting of two parcels located in the City of Woodland, 
California, which comprise approximately 68 acres and is more commonly known as Yolo 
County Assessor’s Parcel Numbers 042-030-042 and 042-03-029 (“Heritage Remainder Area 
Property”) as Medium Density Residential (MDR), Low Density Residential (LDR), and Very 
Low Density Residential (VLDR); and 
 
WHEREAS, Turn of the Century, LLC, as owner of the Heritage Remainder Area Property, has 
submitted an application to the City requesting that the General Plan Land Use Diagram be 
amended to redesignate 39.52 acres of the Heritage Remainder Area Property from VLDR R-3 
(3 du/ac) to LDR R-4 (4 du/ac) and to reduce the total MDR R-15 (15 du/ac) acreage from 8.22 
to 7.03 acres along with a shift in the location of the MDR R-15 to the immediate south of its 
current location; and 
 
WHEREAS, on June 5, 2014, the Planning Commission of the City of Woodland (“Planning 
Commission”) held a duly noticed public hearing at which all persons wishing to testify in 
connection with the General Plan Amendment were heard, and the General Plan Amendment and 
all other relevant information contained in the record were comprehensively reviewed by the 
Planning Commission; and  
 
WHEREAS, at the conclusion of the public hearing before the Planning Commission, the 
Planning Commission voted    to recommend to the City Council that the General Plan 
Amendment be approved; and  
 
WHEREAS, on June 17, 2014, the City Council of the City of Woodland (“City Council”) held 
a duly noticed public hearing at which all persons wishing to testify in connection with the 
General Plan Amendment were heard, and the General Plan Amendment and all other relevant 
information contained in the record were comprehensively reviewed by the City Council; and  
 
WHEREAS, at the conclusion of the public hearing before the City Council, the City Council by 
resolution adopted the Addendum to the Turn of the Century Specific Plan Environmental 
Impact Report for the Heritage Remainder Area Project; and 
 



WHEREAS, this will be the    amendment of the General Plan in the calendar year 2014; 
and  

 
WHEREAS, all other legal prerequisites to the adoption of this Resolution have occurred.  
 
 NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of 
Woodland that:  
 
 1. Based on the entire record before the City Council, all written and oral evidence 
presented to the City Council, and the findings made in this Resolution, the City Council hereby 
approves the General Plan Amendment, hereby amending the General Plan Land Use 
Designation of the Heritage Remainder Area as follows: 39.52 acres are redesignated from 
VLDR R-3 (3 du/ac) to LDR R-4 (4 du/ac), and the total MDR R-15 (15 du/ac) acreage is 
reduced from 8.22 to 7.03 acres along with a shift in the location of the MDR R-15 to the 
immediate south of its current location, as depicted in Exhibit A, attached hereto and 
incorporated herein by this reference. 
 
 2. Based on the entire record before the City Council and all written and oral 
evidence presented, the City Council hereby makes the following findings:  
 
  A. The General Plan Amendment is integrated and compatible with the Land 
Use and Community Design Element of the General Plan in that it supports infill development 
and reuse of underutilized parcels in a manner compatible with the surrounding character.  
 
  B.  The General Plan Amendment is integrated and compatible with the 
Economic Development Element of the General Plan in that it allows for economic development 
within the City while maintaining orderly and well-planned for steady growth to prevent urban 
sprawl.  
 
  C. The General Plan Amendment promotes the goals and objectives of the 
General Plan and each element thereof and leaves the General Plan a compatible, integrated, and 
internally consistent statement of policies.  
 
 3. The City Council has determined that the General Plan Amendment is in the 
public interest because the change in general plan designation is in compliance with General Plan 
Policy 1.B.1 as the City supports residential development at a manageable pace to achieve its fair 
share of regional housing needs and Policy 1.C.1 as the City promotes new residential 
development in a range of residential densities. 
 
 4. The General Plan Amendment was reviewed, studied, and found to comply with 
the California Environmental Quality Act and, based on the foregoing, the City has determined 
that the environmental impacts of the General Plan Amendment are insignificant and has adopted 
an Addendum to the Turn of the Century Specific Plan Environmental Impact Report for the 
Heritage Remainder Area Project.  
 



PASSED AND ADOPTED by the City Council on _______, 2014 by the following vote 
 
AYES: 
 
NOES: 
 
ABSENT:  
 
ABSTENTIONS:  
 
 
             

Marlin H. “Skip” Davies, Mayor 
 
 

ATTEST:       APPROVED AS TO FORM: 
 
 
            
Ana B. Gonzalez, City Clerk    Kara K. Ueda, City Attorney  
 
 
Exhibit 1 General Plan Land Use Diagram Amendment  
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RESOLUTION NO. _________ 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 
WOODLAND AMENDING THE SPRING LAKE SPECIFIC PLAN LAND 
USE DESIGNATIONS, AMENDING TABLE 2.4 OF THE SPRING LAKE 
SPECIFIC PLAN DESIGN STANDARDS, AND AMENDING THE 
SPRING LAKE AFFORDABLE HOUSING PLAN FOR THE HERITAGE 
REMAINDER SPRING LAKE PROJECT TO BE DEVELOPED BY TURN 
OF THE CENTURY, LLC  

 
 

WHEREAS, the City of Woodland (“City”) desires to amend the Spring Lake Specific Plan 
Land Use Designations, Table 2.4 of the Spring Lake Specific Plan Design Standards, and the 
Spring Lake Affordable Housing Plan for the Heritage Remainder Area Project; and 
 
WHEREAS, the City desires to adopt an amendment to the Spring Lake Specific Plan, 
consisting of the re-designation of the land use category in the Specific Plan for properties 
identified as the Spring Lake Turn of the Century Heritage Remainder Area Project as described 
in more detail in Exhibit "1" (the "Redesignation Amendment"), modifying the Lot Width 
Standards for R-4 lots in Table 2.4 of the Spring Lake Specific Plan Design Standards, as 
described in more detail in Exhibit "2" (the "Lot Width Standards Amendment"), and modifying 
the Spring Lake Specific Plan Affordable Housing Plan as described in more detail in Exhibit 
"3" (the "Affordable Housing Plan Amendment") (collectively the “Amendments”); and  
 
WHEREAS, the City of Woodland Planning Commission held a duly noticed public hearing on 
June 5, 2014, to receive public testimony concerning the Amendments; and 
 
WHEREAS, the City of Woodland City Council held a duly noticed public hearing on _______, 
2014 to receive public testimony concerning the Amendments, consider the Planning 
Commission's recommendations, and take action on the Amendments; and 
 
WHEREAS, the City of Woodland City Council, based on oral testimony and documentary 
evidence submitted during the public hearing, now finds it proper to amend the Spring Lake 
Specific Plan as described in Exhibit "1", to amend Table 2.4 of the Spring Lake Specific Plan 
Design Standards as described in Exhibit "2", and to amend to Spring Lake Specific Plan 
Affordable Housing Plan as described in Exhibit “3”, and 
 
WHEREAS, the City of Woodland has taken action to approve all entitlements necessary for 
implementation of the Amendments for the Spring Lake Heritage Remainder Project. 
 
NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Woodland that:  
 
1. The foregoing recitals are hereby true and correct. 
 
2. The City of Woodland City Council finds that the actions as set forth in this Resolution are in 

the public interest and necessary to the public health, safety, and welfare. 



 

 
3. The City Council hereby finds that the proposed Amendments are consistent with both the 

Spring Lake Specific Plan and the City of Woodland General Plan.  
 
4. The City Council hereby approves the following Amendments:  

 
A. the Amendment to the Spring Lake Specific Plan for the Spring Lake Heritage 
Remainder Project, as described in Exhibit “1”;  
 
B. the Amendment to Table 2.4 of the Spring Lake Specific Plan Design Standards as 
described in Exhibit “2”; and  
 
C. the Amendment to the Spring Lake Specific Plan Affordable Housing Plan as described 
in Exhibit “3”  

 
provided that these Amendments shall take effect only upon execution by the City and the owner 
of the Property of an amendment to the development agreement governing the Property. No final 
map shall be recorded or approved for the Property in conformance with the Amendments until 
the Amendments has taken effect pursuant to this paragraph. 
 
PASSED AND ADOPTED by the City Council on _______, 2014 by the following vote: 
 
AYES: 
 
NOES: 
 
ABSTAIN: 
 
ABSENT: 
 
             

Marlin “Skip” Davies, Mayor 
 
 

ATTEST:       APPROVED AS TO FORM: 
 
              
Ana Gonzalez, City Clerk    Kara K. Ueda, City Attorney 
 
Dated:  
 
 
Exhibit "1" - Spring Lake Specific Plan Land Use Amendment Exhibit 
Exhibit "2" - Spring Lake Specific Plan Design Standards Table 2.4 Amendment Exhibit 
Exhibit "3" - Spring Lake Specific Plan Affordable Housing Plan Amendment Exhibit 

 

















 

FINDINGS AND CONDITIONS OF APPROVAL FOR THE HERITAGE REMAINDER 
AREA PROJECT INCLUDING GENERAL PLAN AND SPECIFIC PLAN 

AMENDMENTS TO REZONE LAND FROM R-3 TO R-4 SINGLE FAMILY 
RESIDENTIAL; TENTATIVE SUBDIVISION MAP #5048, AND DEVELOPMENT 

AGREEMENT 
 
FINDINGS 
 
CEQA Findings: 
1. On August 15, 2000, the City Council certified the Turn of the Century FEIR (SCH 

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

2. The City Council subsequently adopted the following CEQA Addenda to the Turn of the 
Century EIR:  a) Addendum #1 (Resolution No. 4330 adopted December 18, 2001) for the 
purposes of approval of the final SLSP; b) Addendum #2 (Resolution No. 4399 adopted 
November 19, 2002) for the purposes of amending the Plan to satisfy the Settlement 
Agreement and to make other staff-initiated errata; c) Addendum #3 (Resolution No. 4406 
adopted December 17, 2002) for the purposes of amending the Plan based on a request from 
the Spring Lake Planning Group LLC; and d) Addendum #4 (April 15, 2003) for the 
purposes of the Williamson Act Rescission Agreement for the Russell Property; e) 
Addendum #5 (Resolution No 4583 adopted October 19, 2004 for the purposes of amending 
the Plan based on a request from the Spring Lake Planning Group LLC); and f) Addendum 
#6 (Resolution No 4806 adopted February 27, 2007, for the purposes of amending the Plan 
based on a request by Reynen and Bardis);  g) Addendum #7 (Resolution No. 5146 adopted 
November 16, 2010, for the purposes of amending the Plan based on a request by the Gibson 
Ogden Investors, LLC to remove a bike overcrossing and path); h) Addendum # 8 
(Resolution No. 5159 adopted December 14, 2010 for the purposes of amending the Plan 
based on a request by Cal West Investors, LLC to modify land use designations and rezone a 
school site); and i) Addendum #9 (Resolution No. 6117 adopted March 5, 2013, for the 
purposes of amending the Plan based on a request by ALC IV Woodland Spring Lake, LLC 
to modify land use designations and rezone a school site). 

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

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

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

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

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

project-specific technical analyses to demonstrate consistency with the performance 
thresholds and requirements of the SLSP and SLSP Mitigation Monitoring Plan (MMP).  All 
the required studies have been submitted for the subject project, reviewed by staff, and the 
following conclusions reached: a) the studies satisfy the SLSP requirements; b) applicable 



 

requirements or conditions recommended in the studies have been included in the conditions 
of approval for the subject project; c) the studies identify no environmental circumstances 
specific to the subject site or the proposed project that were not previously anticipated and 
addressed in the original EIR and later addenda. 

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

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

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

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

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

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

SLSP. 
 

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

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

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

determination of substantial consistency with Regulations 2.6, 6.1, 6.4, and 6.7, which 
precluded submittal of final maps until infrastructure plans are completed and tentative maps 
made consistent, if applicable. 

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

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

consistent zone within the R-4 Specific Plan land use categories. 
 
2. Multi family Residential (R-15) zoning is identified on page 2-22 of the Specific Plan as a 

consistent zone within the R-2 Specific Plan land use categories. 
 



 

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

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

Plan. 
 
2. The tentative map is in conformance with the applicable provisions of the Subdivision 

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

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

Findings Related to Other Regulatory Requirements: 

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

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

and storm drainage. 
 

3. The Development Agreement satisfies the City’s Development Agreement Resolution and 
the requirements of State law. 

 
 
 
  



 

CONDITIONS OF APPROVAL FOR THE HERITAGE REMAINDER AREA PROJECT 
SPECIFIC PLAN AMENDMENT, TM #5048, AND DEVELOPMENT AGREEMENT. 

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

1. Project Approval.  The project shall be substantially (as determined by the City) 
developed as depicted on the Tentative Subdivision Map #5048, improvement plans, and 
exhibits included in the _____________ City Council staff report, as approved by City 
Council, for the Heritage Remainder project, except as modified by these conditions of 
approval.  Substantive modifications to the project description shall require modification 
of the Development Agreement, conditions, and environmental documents. 

 
2. Indemnification.  The OWNER shall defend (with counsel reasonably satisfactory to the 

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

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

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

 
4. Responsibility to Inform.  The OWNER shall be responsible for informing all 

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

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

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



 

of persons who can be contacted to correct problems, hours of construction activity, noise 
limits, dust control measures, and security fencing and temporary walkways.  

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

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

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

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

ensure consistency with all conditions of approvals, and including site plan, landscaping, 
and improvement plans, prior to submittal for review.  Plans shall be coordinated and 
submitted to the Community Development Department as one package in accordance 
with plan check requirements. 

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

Housing Plan (SLSP AFP) and the City’s Inclusionary Housing Ordinance.  
 

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

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

proof of compliance with the SLSP AHP. 
 

11. Offsite Affordable Fee.  The off-site affordable housing fee shall be paid for each single-
family market rate unit for units created.   

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

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



 

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

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

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

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

 
15. Backbone

 

 infrastructure.  Prior to occupancy within any subdivision, necessary backbone 
infrastructure and services to serve the subdivision, as determined by the City of 
Woodland, must be in place, and adequate fire service must be demonstrated, pursuant to 
development regulation 2.8 (Infrastructure and service availability), 4.4 through 4.7 
(roadway improvements), 6.24, and 6.25. 

16. Nexus Study.  The OWNER shall comply with the requirements of the SLSP Nexus 
Study.   

 
17. Funding Public Services.  Prior to issuance of a building permit, the funding of public 

services shall be addressed pursuant to Development Regulations 2.7, 6.23, and 6.37. 
 

18. Building Unit Allocations (BUA)s.  With the exception of affordable and multi-family 
housing, approval of the first final map requires that all lots have a building unit 
allocation.   No final map shall be accepted by the City unless BUAs are assigned.   

 
19. Reservation of Lots for public sale.  The requirements of Section 21-15-1 of the City of 

Woodland Municipal Code relating to “Reservation of Lots for Public Sale” shall be met.  
Lots shall be offered at a fair market price.  If the offered lots have not sold by the end of 
the 45-day period, the OWNER shall be required to demonstrate that the lots were 
offered at a fair market price.  This will entail the provision of an appraisal by a qualified 
professional appraiser.  If the appraiser indicates that the offered price unreasonably 
exceeded the fair market price, the lots shall be re-offered for an additional 45- days at a 
fair market value. Alternately, OWNER shall present evidence that finished lots are 
available in the adjacent Heritage and Heritage Park subdivisions, offered consistent with 
these requirements, to satisfy this condition.  

 
Finance Department 
 

1. Increased SLIF revenue generated by the additional residential units created through this 
rezone of the Heritage Remainder Project shall be allocated to cover future funding 
shortfalls, if any, within the 162-acre property originally known as the Russell Ranch 



 

Property, which may occur as a result of subsequent rezone approvals.  Applicant’s 
rezone requests are to be made within 120 days following City Council final approval of 
the Heritage Remainder Project. The City shall diligently process such applications, so 
that the allocation of the increased revenue can be quantified, after which time the 
remaining SLIF revenue shall provide benefit to the Spring Lake Plan, and allocation of 
those units to cover any funding shortfall shall be determined by the City.  The City may 
waive this condition 16 months following final approval of the Heritage Remainder 
project, subject to reasonable requests for extension. 

 
Community Development 

1. Design Review.  For all residential uses, final site plans, architectural plans, elevations 
and landscape plans shall be submitted for review and approval by the Planning 
Commission to ensure consistency with the Spring Lake Specific Plan and Spring Lake 
Design Standards. (All mechanical equipment, whether roof mounted or on the ground, 
shall be fully screened from view (Development Regulation 2.21 Utility Facilities).  All 
antennas shall be placed in building interiors.  Satellite dish antennas are prohibited on 
roofs.  Units shall be energy efficient pursuant to Development Regulation 2.25 (Energy 
Efficiency).  Dwelling units shall be oriented toward the street pursuant to Development 
Regulation 2.31 (street loading), SLSP 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 and 7.20 and 7.21.1 and 7.21.2 (relating to energy conservation.)  
 

2. Setbacks and Lot standards.  Setbacks and other area requirements for all homes and 
related structures shall be consistent with the requirements of Table 2.4 (as amended) of 
the Spring Lake Specific Plan. 

 
3. Landscape Plan Submittal.  Detailed Landscape and Irrigation plans shall be submitted 

and approved by the Community Development and Parks and Recreation Departments 
concurrent with public improvement plans and prior to issuance of building permits.  
Landscape plans shall specify the following: 

• Locations, size and quantity of all plant materials.  

• A plant legend specifying species type (botanical and common names), container 
size, maximum growth habit, and quantity of all plant materials. 

• Location of all pavements, fencing, buildings, accessory structures, parking lot light 
poles, property lines, and other pertinent site plan features.  

• Planting and installation details and notes including soil amendments. 

• Existing trees on site shall be identified.  Trees planned for removal or relocation 
shall be marked on the plans, methodology to preserve trees in place provided on 
plans.  

• Details of all irrigation (drip, sprinkler, bubbler) as well as equipment such as 
backflow controller and water meter devices identified.  

 



 

4. Street Tree Master Plan.  A Street Tree Master Planting Plan shall be approved prior to 
the issuance of the first building permit.  The planshall be reviewed for conformance with 
the SL Design Standards and shall be reviewed and approved by the Community 
Development Department and the City’s Public Works Department – Tree Division.  
OWNER shall submit a soils test, which s will assist in appropriate species selection. 

 
5. Public Landscaping.  Landscaping design, materials, installation and maintenance in 

roadways, medians, greenbelts, subdivision trails, and other public areas shall be 
consistent with applicable City requirements.  Landscaping shall satisfy and fully 
implement Development Regulations 2.15.1 and 4.16 (Tree Canopy), 2.22 (Drought –
tolerant plantings), 4.17 (Timing of landscaping), 4.17.1 (landscaping at intersections), 
4.18 and 4.19 (bikeway and landscaping) and 7.13 (public landscaping).   

 
6. Interconnecting Walks and Pathways. Interconnecting walks and pathways shall be a 

minimum of 25 feet wide and landscaped consistent with Section 6.9 of the SL Design 
Standards.  Details of the path design shall be provided on landscape plans prior to the 
issuance of building permits.  OWNER shall be responsible for constructing three (3) 
connecting access paths: 1) Lot “C” between Russell Circle and Marston Drive; 2) Lot 
“B”, just north of Banks Drive; and 3) at the eastern end of Zane Drive, just north of Lot 
26.  The pathways shall be designed to be ADA accessible. OWNER shall submit 
proposal and timing of construction to be reviewed and approved by the City.   The 
proposal shall be submitted prior to issuing the first building permit.  

 
7. Greenbelts.  OWNER shall construct the Lot “A” greenbelt at the time of construction of 

Phase 2, prior to issuing the first building permit or at the discretion of the Community 
Development Director..  OWNER shall provide benches and tables with a shade structure 
and bike racks for the Lot “A” greenbelt to the satisfaction of the Community 
Development Department.  OWNER shall submit proposal and timing of construction to 
be reviewed and approved by the City.   The proposal shall be submitted prior to issuing 
the first building permit.  The proposed greenbelts are located on the east and north sides 
of the future school site.   

 
8. Utility Design.  The location of all utility structures shall be coordinated with, and 

depicted on, the landscaping plans.  Location and installation of utility structures shall be 
to the satisfaction of the Community Development Director and City Engineer.  Public 
utility lines, along public street frontages and /or landscaped areas shall be underground 
type unless otherwise approved by the Community Development Director and City 
Engineer.  OWNER shall ensure consistency with Development Regulation 2.11 
(Utilities), 2.13 (connectivity), 2.21 (utility facilities), and 6.17 through 6.19 (general 
utility requirements).   

 
9. Light pole location.  Light poles shall not conflict with planting or shade trees throughout 

the site.   Review shall be provided prior to issuance of final map. 
 

10. Street and Lot lighting.  Lights along local roads and in public use areas shall be 
consistent with SL Development Regulation 2.22.2. 



 

 
11. Compliance with State Water Conservation Ordinance.  All yards and public landscaping 

shall be in compliance with the State Water Efficient Landscape Ordinance AB 1881, as 
well as water conserving requirements in the Spring Lake Specific Plan and SL Design 
Standards.  Plans shall be reviewed by the City for compliance prior to issuance of 
building permits.  

 
12. Residential Fencing. All wood fence post and foundations shall be constructed of 

galvanized steel, reinforced concrete, or masonry.  No treated wood materials in contact 
with the ground will be permitted. All wood fencing shall be stained with a water sealant 
to prevent water damage and staining. All required notes/details shall be provided on 
plans prior to the issuance of permits.  Fencing shall comply with Section 2.9 of the SL 
Design Standards.   

 
13. Park and Greenbelt Adjacent Fencing.  All fencing adjacent to the park shall be enhanced 

materially and aesthetically.  Fencing shall comply with Section 2.9 (c) of the SL Design 
Standards.  All wood fencing shall be stained with a water sealant. Fence design shall be 
submitted for review and approval prior to the issuance of building permits. 
 

14. Privacy / Sound Wall.  The required sound wall along the west side of County Road 102 
shall be designed and constructed to be consistent with the existing adjacent sound wall 
and shall extend around the corner of CR 102 & CR 25A to the western lot line of parcel 
192.  The required privacy wall along the north side of County Road 25A shall be 
designed and constructed to be consistent with existing fencing on Heritage Parkway.  
The design, including location, height, materials, and color shall be reviewed for 
consistency prior to the issuance of building permits. The privacy wall shall begin where 
the sound wall terminates on CR 25A. Landscaping and construction of the 
privacy/sound wall shall occur concurrently with adjacent development.  
 

15. Entry signs.   Per the Spring Lake Specific Plan and the Spring Lake Design Standards, 
the OWNER shall establish a neighborhood entry sign at the northwest corner of 
Promenade Drive and County Road 25A consistent with SL Design Standard 1.6.2, 
which may include small scale monument signs or themed art pieces.  Entry sign to be 
constructed prior to issuing the first building permit in Phase 2 or at the discretion of the 
Community Development Director. The project shall also provide a “Welcome to 
Woodland Sign” at the northwest corner of County Road 102 and County Road 25A.  
The sign shall be similar in quality and in appearance and material to the other curved 
Entryway Signs throughout the City. A design specification for the sign and shall be 
prepared for review and approval by the City prior to approval of the final map. 
Construction of the “Welcome to Woodland” sign shall be concurrent with construction 
of the sound wall.  

 
16. Prohibit RV Parking.  Provisions in the CC& Rs for the Single Family (R-4) 

Development shall be adopted that prohibit recreational vehicle parking in the front yard 
for longer than 24 hours.  This provision shall be enforced through mechanisms 
established in the CC & Rs.  



 

 
17. Prohibit Garage Conversions.  Provisions in the CC& Rs for all residential development 

shall be adopted that prohibit garages from being converted to residential use except for a 
model home sales office.  When the sales office is vacated, it must be converted back to a 
garage.  

 
18. No Restriction on Color.  Provisions in the CC&Rs shall be adopted that prohibit any 

restrictions of color on residential structures.  This provision shall be enforced through 
mechanisms established in the CC&Rs. 

 
Energy Efficiency.  The Project shall meet the minimum energy efficiency requirements 
included in Design Standard 2.11 and Development Standard 2.25.  Five percent (5%) of 
all units shall have roof photovoltaic energy systems or other alternate energy systems.  
The method and number of homes shall be identified at the time of submittal of building 
permits.   
 
In addition, all homes shall be photovoltaic ready, and each home shall have outlets for 
electric vehicles in every garage or at the discretion of the Community Development 
Director..  All homes shall be photovoltaic ready for a minimum 4-kilowatt solar panel 
system. Each home shall: 1) be pre-wired, 2) have adequate roof strength to handle solar 
panels, 3) south facing roofs to have few penetrations in order to accommodate solar 
panels, 4) a 200 amp main electrical panel, 5) space provide adjacent to main panel for 
solar disconnect and associated equipment (inverter).   Each home shall have a dedicated 
240-volt, 20-amp circuit for electric vehicle charging station in every garage, 6) garages 
shall have adequate ventilation as required for vehicle charging stations.  .   Modification 
to above requires at the discretion of the Chief Building Official.  

 
19. Trash and Recycling Container Storage.  All future development shall meet the 

requirements for trash and recycling container storage as provided in Design Standard 
2.8.  Information shall be provided on plans prior to issuance of building permits. 
 

20. Lot width.  Lot width shall be varied (SLSP 2.35.5) providing no more than three (3) of 
the same lot width in a row and shall vary by at least 3 feet or at the discretion of the 
Community Development Director. 

 
21. “Lot A” Adjacent Lots. Lots adjacent to Lot “A” (Greenbelt) shall have homes 

constructed with “wrap around” porches or patios to provide additional opportunity for 
“eyes on the greenbelt”. Garages and driveways are prohibited from be constructed on the 
Greenbelt side of lots abutting “Lot A” or at the discretion of the Community 
Development Director. 

 
22. Fencing: Fencing along green belt (Lot A) shall be constructed with a of 4-foot solid 

fence (4-foot maximum height for solid fence).  Fences going up 6-feet shall require 
fence having 50% open (transparent) fence style for the remaining 2-foot fence. 

 



 

23. Fence. Post and rail fence shall be constructed at the southern end of Lot A (Greenbelt) 
on the south side of bike path to the satisfaction of the Community Development 
Department. 
 

24. Homes on lots 77 – 89 shall be only one-story homes at the time of initial construction.   
 
SLSP Mitigation Measures: 
 

1. Mitigation Requirements.  The OWNER shall comply with all mitigation measures 
required by the TOC EIR Mitigation Monitoring Program provided as Attachment A to 
the SLSP, as well as any further analysis provided through additional studies and 
evaluations required to ensure compliance with mitigation measures. 

 
2. Environmental Noise Analysis.   The design of the project shall comply with the exterior 

and interior noise level requirements of the Noise Element of the City of Woodland 
General Plan.  Prior to issuance of building permits, house plans shall be reviewed for 
consistency with interior noise level requirements, particularly for second floor 
bedrooms.  

 
3. Ground nesting Raptor Survey.  Pursuant to Mitigation Measure 4.5-3, thirty (30) days 

prior to commencement of grading or any site work, the OWNER shall have prepared 
and submitted a survey for ground nesting raptors (e.g. northern harrier and burrowing 
owl).  This survey shall be prepared by a qualified raptor biologist using appropriate 
protocol acceptable to responsible agencies.  If survey nesting raptor species are found, 
then Mitigation Measures 4.5-3 (b-d) of the Spring Lake Specific Plan Mitigation 
Monitoring plan shall be followed.  Survey results shall be valid only for the season when 
construction activity occurs.   

 
4. Mitigation Easements.  Mitigation for loss of agricultural land and hawk habitat in the 

form of land set asides shall be fully executed and in place pursuant to Development 
Regulation 2.2 (Land Set Asides) and 7.2 related to the 1:1 mitigation requirement.  A 
fully executed agreement, signed and recorded with the County, shall be provided as 
evidence.  

 
5. Raptor Survey.  Each landowner or applicant shall conduct a pre-construction or pre-tree 

pruning or removal survey of trees greater than 30 feet tall during the raptor breeding 
season (March 1 through September 15).  This survey shall be conducted for a half mile 
around the proposed site at which any construction activity is proposed.  The survey shall 
be conducted by a qualified raptor biologist during the same calendar year that the 
proposed activity is planned to begin to determine if any nesting birds of prey would be 
affected.   

 
6. Geotechnical. The recommendations contained in the Conclusions and Recommendations 

Section of the Geotechnical Engineering Report (prepared by Wallace-Kuhl &Associates, 
dated August 2, 2012) shall be complied with in the development of this project. 

 



 

7. Air Quality Directives.  OWNER shall comply with Air Quality Management District 
directives as specified in Development Regulation 2.12 for both off-road and on-road 
low-emission heavy duty vehicles and construction equipment during all grading and 
construction.  (SLSP page 7-4, Regulation 7.3). 

 
8. Mosquito Vector Control.  Prior to each construction season OWNER shall consult with, 

and implement the recommendations of the Mosquito Vector Control District regarding 
control of mosquitoes, black gnats, and other vectors.    

 
9. Construction Recycling.  Prior to the commencement of construction on any project, the 

OWNER shall ensure that the construction contractor has established construction 
recycling measures pursuant to the requirements of the Mitigation Monitoring Plan and 
all other City requirements.  (MM 4.13-18) 

 
10. Dust Suppression.  OWNER shall comply with all dust suppression requirements during 

all grading and construction activities. (SLSP Regulation 7.4) 
 

11. Off site improvements.  Off-site improvements must satisfy the requirements of SLSP 
and SLSP MM including but not limited to Development Regulation 6.13 and Mitigation 
Measure 4.5-7. 

 
12. Cultural Resources.  During grading or any site work development, OWNER shall 

comply with Development Regulation 7.22. (MM 4.10-1) 
 
Development Engineering 
 
Roadways   County Road 102 
 
1. The OWNER with the first final map shall widen County Road 102 to its ultimate Spring 

Lake width from its full width section (including landscape & sound wall) north of the 
project to County Road 25A plus transition south of Road 102 and turn lanes as determined 
by the City.  Minimum turn lane lengths are as follows: 400’ NB left, 325’ SB right, and 325’ 
SB left.  120’ tapers shall be used.  Acceleration lane for right turns from future 25A 
connection shall be a minimum of 250’. 

 
2. Improvement of the County Road 102/25A intersection shall include underground 

improvements and foundations for the future traffic signal. 
 
3. The tentative map shall include a proposed cross section for County Road 102 south of 

County Road 25A subject to review and approval by the City. 
 
4. Striping of County Road 102 shall include enhanced or specialized bike lane striping subject 

to review and approval of the City.   
 
5. Existing pavement sections on County Road 102 shall be micropaved through the limits of 

widening.  Existing striping to be removed prior to micropaving. 



 

 
6. County Road 102 design shall include an AC dike along the western edge of the road section 

north of the intersection with County Road 25A continuously to the north edge of the 
improvements or equivalent improvement as determined by City.  

 
County Road 25A 
 
1. OWNER shall prepare a preliminary design for the alignment of the County Road 25A 

connection with first final map in Phase 1.  OWNER shall construct full width improvements 
including turn lanes and landscaped path from Road 102 to Promenade Drive with the first 
final map in Phase 2.  

 
2. The eastside driveway entrance shall be constructed with the County Road 102 improvement 

and be improved to have a minimum of 50’ length of full street (32’) section aligned with 
(future) County Road 25A and then transitioned back to its existing section. 

 
3. The landscaped multi-use bike path shall be extended to Miekle Avenue with the phase 2 

improvement plans. 
 
4. The minimum turn lane lengths for County Road 25A shall be as follows:  EB Left 250’ 

(120’ transition). 
 
5. County Road 25A shoulder (in the 8’ bike lane/shoulder) section shown shall be full width 

AC. 
 
Zane Drive 
 
1. OWNER shall complete Zane Drive except north side sidewalk and landscaping with first 

final map in Phase 1.  Plans shall include photometrics and north side street lights, however 
north side street lights may be deferred (with City approval).   

 
2. The first final map in Phase 1 improvements for Zane Drive shall include the subdivision 

trail north of Lot 26. 
 
3. Design of the traffic circle shall be submitted to the City for approval and shall include 

architectural enhancements prepared by a licensed landscape architect. 
 
 
Banks Drive  
 
1. Lotting on the south side of Banks Drive in the vicinity of Lot 103 shall be modified to 

accommodate both the south side bulb out and driveways for the lots. 
 
2. The subdivision trail north of Banks Drive (Lot B) on the east side of the school shall be 

constructed.   OWNER shall construct a complete cross section of Banks Drive and shall 
remove the existing turn around with the Phase 1 improvements. 



 

 
Miekle Avenue 
 
1. The first final map shall remove stub street at Lot 188 and extend the north south curb, 

gutter, sidewalk, and landscaping.  
 
Traffic conditions 
 
1. Traffic calming is required on Banks Drive, Promenade Drive, & Miekle Avenue through the 

limits of the project, specifically at the intersections and crosswalks as well as along the 
length of the roadway.  This may include chicanes, traffic circles, medians, speed tables, 
humps, speed feedback signs, lighted crossings or other measures to be approved by the City.  
With the first final map, OWNER shall submit a concept for the entire length of Banks Drive, 
Promenade Drive, & Miekle Drive, for the approval of the City.  For logical consistency 
some of the measures within phase 2 may be required to be constructed in phase 1, at the 
discretion of the City. 

 
2. All new roads that extend or “finish” existing partial roads must T-cut the asphalt a minimum 

of 1’. 
 
3. The full extent of Miekle south of Heritage Parkway, and Banks Drive and Promenade Drive 

if used for construction access and any other roads used for access to the project site shall be 
repaired, crack sealed, microsurfaced and restriped at the end of the project (second final 
map).   

 
4. If services for water and sewer or other utilities are cut and trenched into an existing street, 

the plans shall include a grind and over lay of that street. 
 
5. The first phase final map shall include preliminary (10%) design for a roundabout at the 

future intersection of County Road 25A and Miekle Avenue.   This 10% Design of the 
roundabout including modifications to the greenbelt and/or drainage canal shall be to the 
satisfaction of the City. If deemed necessary by the City the quantity and configuration of 
lots on Post Place and Brookshire Circle maybe required to be adjusted to accommodate the 
roundabout and minimize encroachment into the urban forest / greenbelt and drainage canal.  

 
6. OWNER shall remove the unused ramp across from Lot 68 and replace it with sidewalk and 

planter space as determined by the City. 
 
Map circulation 
 
1. All intersections shall have a minimum 90 degree intersection with 130’ tangent lengths in all 

directions from the center point of the intersection; unless an alternate design is approved by 
the City Engineer. 

 
 Easements and Right of Way 
 



 

1. OWNER shall acquire and dedicate right-of-way from Parcel 42-01-17 as needed for the 
completion of Zane Drive and the connecting subdivision trail to CR 102 prior to approval of 
the first final map. 

 
2. Appropriate easements shall be required for City-maintained facilities located outside of 

City-owned property or the public right-of-way. 
 
3. OWNER 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. 

 
4. A seven foot public utility easement back of separated sidewalk (ten feet behind monolithic), 

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 will be made on Arterial roads with green belts of 20’ or greater. 

 
5. Prior to approval of the first set of improvement plans and final map, OWNER shall acquire 

all rights of way and easements necessary to construct off-site and on-site improvements 
associated with the tentative map. 

 
6. Phase 1 map shall include abandonment/vacation of the street stub shown on Miekle Drive 

south of Marston Drive. 
 
7. The final map shall identify relinquishment of access rights along CR 102, 25A, and Marston 

Drive. 
 
Wastewater and Sewer Collection System  

 
1. The OWNER shall obtain a no-cost Wastewater Discharge Permit from the Public Works 

Department prior to the issuance of a Building Permit. 
 
2. Each parcel of property shall be connected to the City of Woodland’s sewer system, with a 

separate sewer lateral required for each parcel, in accordance with City of Woodland 
standards. 

 
3. 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. 

 
4. Construction of deep sewer mains shall be connected to laterals by a parallel main and 

connections at manholes. 
 
5. OWNER shall obtain a discharge permit from the State Board of Reclamation prior to ground 

dewatering. 
 



 

6. Sewer laterals are to be stubbed to the north side of Zane Drive. 
 
7. Zane Drive sewer system shall be completed to City standards, including mains, manholes, 

cleanouts, laterals, and appurtenances. 
 
Storm Water 
 
1. Prepare, and submit for approval, a utility site plan prior to preparation of full improvement 

plans.  The proposed utility plan is considered conceptual only; final plans shall be subject to 
the approval of the City Engineer and shall be based on City standards and final storm drain, 
water, and sewer studies. 

 
2. Drainage improvement plan shall include measures for treatment and control of storm 

drainage of adjacent parcels (APN 043-030-17, undeveloped remainder parcels, and the 
future school site) and treatment of any runoff prior to entering the City system. 

 
3. Drainage improvements shall include modification and or piping of existing ditch along and 

perpendicular to Banks Drive. 
 
4. Zane Drive storm water system shall be completed to City standards including storm drain 

main, inlets, manholes, laterals, and appurtenances. 
 
Storm Water Quality Control 
 
1. Construction of projects disturbing more than one acre of soil shall require a National 

Pollution Discharge Elimination System (NPDES) construction permit. Applications/projects 
disturbing less than one acre of soil shall implement BMPs to prevent and minimize erosion.  
The improvement plans for construction of less than 1 acre shall include a BMP to be 
approved by the City Engineer. 

 
2. Project shall comply with Storm Water Quality Ordinance, for site specific, general, and 

treatment control measures. 
 
3. The OWNER shall create a storm water phasing plan to be approved by the City Engineer 

prior to issuance of a grading permit or final map approval.   
 
Water Infrastructure Conditions  
 
1. All materials and installation of the water system shall be at the OWNER’s expense per City 

of Woodland Standard Specifications and Details.  
 
2. Until such time as actual service connections are approved for the subdivision, the City may 

withhold water service due to a water shortage declared by the City.  
 
3. The Tentative Map Water Plan showing water routing, sizing, and locations are preliminary 

only and do not constitute approval in any way.  Final approval for the Water Plan shall 



 

occur with the final improvements based on the requirements set forth in these conditions of 
approval.  

 
4. Per the 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 OWNER’s expense.  Service size and flow-rate for the backflow 
prevention assembly must be submitted.  Location of the backflow prevention assembly shall 
be per the City of Woodland Standard Specifications and Details.  Prior to the installation of 
any backflow prevention assembly between the public water system and the owner’s facility, 
the owner or contractor shall make application and receive approval from the City Engineer 
or his designated agent.   

 
5. Any fire hydrant installed will require, in addition to the blue reflector noted in Standard 

Drawings, an additional blue reflector and glue kit that is to be supplied to the City of 
Woodland Fire Department for replacement purposes. 

 
6. When a 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. 

 
7. Zane Drive water system shall be completed to City standards including the 12” main, 

valves, hydrants, laterals and appurtenances. 
 
8. OWNER shall install one water testing station with the Phase I map.  To be installed when 

determined by the City.  
 
9. The public improvement plans shall have separate metered services including water for all 

publicly maintained landscaped areas. 
 
Grading 
 
1. A topographic survey of the entire site and a comprehensive grading and drainage plan 

prepared by a registered civil engineer, shall be required for the development.  The plan shall 
include topographic information on adjacent parcels.  In addition to grading information, the 
grading plan shall indicate all existing trees, and trees to be removed as a result of the 
proposed development, if any.  A statement shall appear on the site grading and drainage 
plan, which shall be signed by a registered civil engineer or land surveyor and shall read, “I 
hereby state that all improvements have been substantially constructed as presented on these 
plans”.  Reference the City of Woodland Engineering Design and Construction Standards for 
additional requirements. 

 
2. The Tentative Map Grading and Drainage Plan showing grading and drainage information 

including topographic information, drainage routing, pipe slopes and sizing and locations and 
excluding topographic information, and overland drainage routing are preliminary only and 
do not constitute approval in any way.  Final approval for the grading and Drainage Plan 
shall occur with the final improvements based on the requirements set forth in these 



 

conditions of approval.   
 

3. Overland Release calculations will need to be carried to the outlet control point at CR 102 
and include water surface elevations from the control point to the developed site. 

 
4. 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. 
 
5. 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. 

 
6. Stockpiled dirt on parcel 3 (future R-15 site) may have a high alkalinity.  Prior to grading 

OWNER shall test the soil and if the pH is greater than 7.5, the OWNER shall submit to the 
City recommendation(s) for an amendment(s) to the City for approval and shall amend the 
soil accordingly.  OWNER shall amend soil in accordance with recommendation and grade it 
uniformly across the site to minimize the impact on plant growth. 

 
7. On remainder of site, OWNER shall test and soil and submit recommendations for 

amendment to the City for approval and shall amend the landscaped component accordingly. 
 

Fees 
 
1. The OWNER shall pay all required fees for processing final maps (technical check) with 

final map submittal.   
 
2. Prior to approval of improvement plans, the OWNER shall pay all fees for plan check and 

inspection of off-site infrastructure improvements, as approved by City Council and defined 
in the City Fee Schedule.  If OWNER pays a deposit only at improvement plan submittal, the 
balance shall be paid prior to improvement plan approval by the City Engineer.   

 
3. OWNER shall pay applicable Development Impact Fees or connection fees in effect at the 

time of building permit issuance. 
 
4. Prior to any final map OWNER shall pay AMR fees for public meters in accordance with the 

current fee schedule.  For reference the 2013 AMR fee is $203 per meter. 
 
5. OWNER agrees to pay Fifty Thousand Dollars ($50,000.00) towards park development 

design for the SLSP Neighborhood Park N-3, within 45 days of rezone approval of the 
commercially zoned land (on Yolo County APN 42-030-47).  This payment is a non-
reimbursable, non-SLIF cost, in order to begin preliminary design of the park immediately 
following the rezone of APN 42-030-47. 

 
6. Prior to approval of a large parcel map for sale only, or if the project goes directly to small 

lot final map, the OWNER shall prepare a legal description and a separate map and shall 
dedicate the greenbelt between the park and the school site. The Greenbelt shall be 20’ in 



 

width.  Land shall be reimbursable from the SLIF at the cost of $25,000 per acre subject to 
reimbursement policies.  The first small lot final map submitted shall prepare preliminary 
plans for the greenbelt and a cost estimate.  The OWNER shall deposit 134% of the cost 
estimate (cost +24% soft cost +10% contingency) with the City for the greenbelt to be 
constructed concurrently with the park.  These costs shall be reimbursable from the SLIF 
subject to reimbursement policies.   

 
7. The conditions of approval set forth herein include certain fees, dedication requirements, 

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

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

 
8. Prior to final map approval, the OWNER shall pay alternative transportation fee of $208.00 

for operations and $35.00 maintenance fee per DUE, prior to approval of final map. 
 
9. Prior to approval of the first final map, OWNER shall pay the balance of the public art in lieu 

payment, which is THIRTY THOUSAND DOLLARS ($30,000), as set forth in Section 4.31 
of the Agreement. 

 
Landscaping 
 
1. All public landscape areas shall include a separate point of connection for water laterals with 

meters and PG&E power service points for automatic controllers. 
 
2. A registered landscape architect shall design landscape, sound wall, and privacy wall 

improvements, which shall be per the SLSP and other City Standards, as applicable. 
 
3. Landscaping of public areas is a public improvement.  Design and construction of public 

landscaping areas shall proceed concurrent with adjacent development.  Public improvements 
will not be formally accepted until a 90-day maintenance period on landscaping 
improvements is completed.  This requirement may be waived at time of acceptance of other 
public improvements with approval of the Parks, Public Works and Community 
Development departments, but if waived shall require submittal of a separate security to 
ensure landscaping completion. 



 

 
4. Prior to landscape submittal OWNER shall submit concepts for approval for the Heritage and 

Zane entryway features, sound walls, monuments, and other entry way features. 
 
5. Landscape plans for Lot B shall include completion of landscaping along Somerset Circle 

and both sides of the path extending south from Somerset Circle. 
 
6. OWNER shall submit for approval by the City a cross section for the subdivision trails prior 

to approval of the first final map. 
 
7. The improvement plans shall include meandering of the concrete path along County Road 

25A as necessary to plant trees in the north and south sides of the path. 
 
General Conditions 
 
1. Prior to final map approval, the OWNER shall submit and have approved a revised tentative 

map in compliance with these conditions.  The revised tentative map is subject to the 
approval of the City. 

 
2. Developer shall document and show evidence that all tentative map conditions are met upon 

submittal of the final map. 
 
3. OWNER shall enter into a (Subdivision) Improvement Agreement for the construction of 

public improvements prior to construction of any improvements, approval of improvement 
plans, approval of final map, or building permits. 

 
4. OWNER shall prepare improvement plans for any work within the public right-of-way and 

submit them to the Public Works Department for review and approval. The improvement 
plan sheets shall include the title block as outlined in the City of Woodland Standard 
Specifications.  This submittal is separate from the building permit submittal. All public 
improvements shall conform to the current City of Woodland Standard Specifications. 

 
5. Submit proposed street names to Fire Department for approval with a copy to Engineering 

Division prior to improvement plan or final map submittal. 
 
6. Prior to final map approval, the OWNER shall obtain a County encroachment permit for 

transition work on CR 102. 
 
7. OWNER shall comply with County Health regulations and requirements for the 

abandonment of any onsite septic tanks and water wells.  Prior to the approval of any 
construction permits, grading permits, or the improvement plan, the existing well shall be 
abandoned. Prior to abandonment of the well, the OWNER shall provide to the City 
permission from all recipients that receive water to abandon the well. 

 
8. OWNER shall conform to all mitigation measures required in the Environmental Impact 

Report (EI.) and traffic study. 



 

 
9. Public improvements, in addition to roadway construction, shall include water, sewer and 

storm drain mains, fire hydrants, streetlights, landscaping, and railroad crossing 
improvements. 

10. OWNER shall submit an application for reapportionment of assessments with the parcel map 
or subdivision map, if required by the City. 

 
11. If improvements are constructed and/or installed by a party or parties other than the 

OWNER, which improvements benefit OWNER’s property, OWNER shall pay a 
proportionate share of the costs of said improvements, including interest, prior to the 
issuance of building permit(s)) to Developer. 

 
12. If conditions for the project require OWNER to construct improvements that benefit parties 

other than OWNER, and are subject to reimbursement by others as determined by the City 
Engineer, OWNER may request to enter into a reimbursement agreement drafted by the City.  
City shall endeavor to collect reimbursements from the benefiting party(ies) including 
requiring payment prior to approval of any entitlements for benefiting party(ies).  All 
reimbursement agreements shall be executed prior to final map approval. 

 
13. OWNER shall pay the MPFP single-family dwelling unit development fees for any second 

unit larger than 600 square feet. 
 
14. Final map shall tie into two City control network monuments in accordance with the City’s 

electronic submission ordinance. 
 
15. This project is subject to the construction and demolition debris recycling and diversion 

ordinance; Chapter 23C-13-(1-10) of the City Municipal Code  
 
16. Joint trench/utility plans shall be submitted to the City Engineer for review, prior to approval 

of the final map and improvement plans.  Joint trench shall be stubbed to the north side of 
Zane Drive. 

 
17. If project conditions require the OWNER to construct improvements that serve the entire 

City and are included in the City’s Development Impact Fee Program, or other funded 
program, the OWNER may request to enter into a reimbursement agreement drafted by the 
City.  The timing of reimbursements, if any, shall be subject to the City’s ability to program 
the project funding into the adopted Capital Improvement Program.  All reimbursement 
agreements shall be executed prior to final map approval. 
 

18. Prior to approval of a final map, OWNER shall secure rights-of-way, rights of entry, and any 
permits necessary to construct improvements required by the final map conditions of 
approval. 

  



 

Fire Department 
 

1. Weed Abatement.  The OWNER shall comply with the City of Woodland Weed 
Abatement Ordinance.   Lots shall be maintained throughout the year so that all dead 
trees or any vegetation growing upon the streets, sidewalks, or upon private property that 
bears seeds of a wingy or downy nature maintained so as to meet the City of Woodland 
standards.   

 
2. Fire Flow- The minimum fire flow required shall be determined as specified by the City 

of Woodland Municipal Code, Chapter 9, 2010 California Fire Code, and the City of 
Woodland Standard Specifications and Details, 2010 edition.  The OWNER shall meet 
the required volume and duration at the project site prior to obtaining a building permit. 

 
3. Water Supply and Hydrants.  Water supply and fire hydrants shall be installed in 

accordance with CFC Article 9 (903). When any portion of the facility or building is in 
excess of 150 feet from a water supply on a public street, on-site fire hydrants shall be 
required. A plan shall be submitted to the Fire Department to determine the location of 
the fire hydrants. Plans shall be approved prior to installation. 

 
Building Division 

1. OWNER shall be required to conform to the current codes that are in effect at the time of 
plan submittal. 
 

2. Plans shall be complete at the time of submittal, as the City of Woodland does not accept 
deferred submittals.  

  
3. All sub-contractors/companies working on the project will be required to obtain a City of 

Woodland Business Registration License.  
 

4. The project shall be in compliance with FEMA regulations.   
 

5. Residential buildings incorporating concrete slab foundations located in areas known to 
contain expansive soils, (which includes all of the Spring Lake Development--see the 
applicable soils reports for reference), shall comply with Woodland General Plan Policy 
Document, Part II, Policy 8.A.9, "The City shall require the use of special bending-
resistant designs where foundations must be slab-on-grade in areas with expansive 
soil" and shall comply with 2013 California Residential Code (CRC) R403.1.8.1 & 2013 
California Building Code (CBC) 1808.6.   

 
Footings or foundations for buildings founded on expansive soils shall be designed in 
accordance with CBC 1808.6 and for special-bending-resistant concrete slab 
foundations the design shall be in accordance with CBC 1808.6.2 and PTI Standard 
Requirements for Design of Shallow Post-Tensioned Concrete Foundations on 
Expansive Soils or WRI/CRSI Design of Slab-on-Ground Foundations and in addition 
to any additional or more restrictive recommendations as noted in the geotechnical 
engineering report.   



 

 
Plans and structural calculations for special-bending-resistant foundations and 
calculations must be stamped and signed by a California registered civil or 
structural engineer or architect and show rigorous compliance.  Additionally, where 
the slab foundation engineer is different than the engineer or architect of record 
(EOR/AOR) responsible for the structural design of the building, a letter must be 
submitted from the EOR/AOR stating that he/she has reviewed and coordinated the 
foundation plans and calculations and that they conform with the intent of his/her 
structural design as required by CBC 107.3.4.1.  Where PT slabs are installed, City of 
Woodland recommends stamping the slab (typically in the garage where visible) with the 
warning: “Do not bore, saw or drill slab - tensioned cables below” or similar cautionary 
language. 

 
Police Department 

1. The project shall be in compliance with the Uniform Security Code, Chapter 6 of the 
Building Code, Article 1, section 6-1-8. 

 
Yolo Solano Air Quality Management District 

1. Portable diesel fueled equipment greater than 50 horsepower (HP), such as generators or 
pumps, must be permitted with the District, or under specific circumstances as approved 
by the District, may be registered with the Air Resources Board’s (ARB’s) Portable 
Equipment Registration Program (PERP)  

 
2. Dust emissions must be prevented from creating a nuisance to surrounding properties as 

regulated under Yolo Solano Air Quality Management District Rule 2.5 Nuisance.   
 

  





 

ORDINANCE NO. _________ 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF 
WOODLAND, CALIFORNIA, APPROVING AN AMENDMENT TO THE 

DEVELOPMENT AGREEMENT BETWEEN THE CITY OF 
WOODLAND AND TURN OF THE CENTURY, LLC FOR THE 

HERITAGE REMAINDER AREA DEVELOPMENT 
 
WHEREAS, pursuant to Government Code Section 65864 et seq., the City of Woodland 
(“City”) is authorized to enter into development agreements providing for the development of 
land under the terms and conditions set forth herein; and 
 
WHEREAS, the City has found that development agreements strengthen the public planning 
process, encourage private participation in comprehensive planning by providing a greater 
degree of certainty in that process, reduce the economic costs of development, allow for the 
orderly planning of public improvements and services, allocate costs to achieve maximum 
utilization of public and private resources in the development process, and ensure that 
appropriate measures to enhance and protect the environment are achieved; and 
 
WHEREAS, Turn of the Century, LLC (“Developer”) proposes to develop certain real property 
located in the City of Woodland (“Property”), more particularly described in the Amendment to 
the Development Agreement, attached hereto as Exhibit “1” and incorporated herein by 
reference, for residential use (“Project”); and 
 
WHEREAS, Developer’s interest in the Property constitutes a legal or equitable interest in real 
property pursuant to Government Code Section 65865; and 
 
WHEREAS, Developer proposes the Project to achieve the goals of the City’s General Plan 
(“General Plan”) and the Spring Lake Specific Plan (“SLSP”), as further described and 
conditioned in the amendment to the development agreement attached hereto as Exhibit “2” and 
incorporated herein by reference; and 
 
WHEREAS, the City desires timely, efficient, orderly, and proper development of the Project in 
furtherance of the goals of the General Plan and SLSP; and 
 
WHEREAS, the City Council has found that the Amendment to the Development Agreement is 
consistent with the City’s General Plan and the SLSP; and 
 
WHEREAS, because of the logistics, magnitude of the expenditure and considerable lead time 
prerequisite to planning and developing the Project, the Developer requires assurances that the 
Project can proceed without disruption caused by a change in the City’s planning policies and 
requirements, except as provided in the Amendment to the Development Agreement, which 
assurances will thereby reduce the actual or perceived risk of planning for and proceeding with 
development of the Project; and 
 



 

WHEREAS, City has determined that by entering into the Amendment to the Development 
Agreement, City will (i) promote orderly growth and quality development on the Property in 
accordance with the goals and policies set forth in the General Plan and the SLSP and (ii) benefit 
from increased housing opportunities created by the Project for residents of the City; and 
 
WHEREAS, it is the intent of the City and Developer to establish certain conditions and 
requirements related to review and development of the Project that are or will be the subject of 
subsequent development applications for the Project; and  
 
WHEREAS, the City and Developer have reached mutual agreement and desire to voluntarily 
enter into the Development Agreement to facilitate development of the Project, subject to 
conditions and requirements set forth herein; and the Planning Commission recommended to the 
City Council the approval of the amendments to the General Plan and the Spring Lake Specific 
Plan land use designations (rezone), the Spring Lake Specific Plan Design Standards Table 2.4 
(minimum lot width), and the Spring Lake Specific Plan Affordable Housing requirements (50-
unit limit) in accordance with the proposed Heritage Remainder Area Specific Plan 
Amendments. 
 
WHEREAS, on ________, 2014 the City Council conducted a public hearing pursuant to 
Government Code section 65867, not less than ten (10) days notice of which was provided in 
accordance with Government Code sections 65090 and 65091, at which hearing all persons 
wishing to testify in connection with the Amendment to the Development Agreement were heard 
and at which time the Amendment to the Development Agreement was comprehensively 
reviewed; and  
 
WHEREAS, on ___________, 2014, the City Council introduced this Ordinance through a 
waiving of the first reading of this Ordinance; and  
 
WHEREAS; pursuant to the California Environmental Quality Act (CEQA) Public Resources 
Code section 21000 et seq., on _________ 2014, the City Council certified an EIR addendum to 
the EIR previously certified for the Spring Lake Specific Plan, for the Project, and Development 
Agreements; and 
 
WHEREAS, the terms and conditions of the Amendment to the Development Agreement has 
undergone review by the City at publicly noticed hearings and has been found to be fair, just and 
reasonable and consistent with the General Plan and the SLSP.  Further, the City Council finds 
that (i) the economic interests of the City’s citizens and the public health, safety, and welfare will 
be best served by entering into the Amendment to the Development Agreement; (ii) the 
Amendment to the Development Agreement is consistent with the General Plan and SLSP; (iii) 
the Amendment to the Development Agreement is in conformance with the public convenience, 
general welfare, and good land use practice; (iv) the Amendment to the Development Agreement 
will not be detrimental to the public health, safety, or general welfare; and (v) the Amendment to 
the Development Agreement will not adversely affect the orderly development or the 
preservation of property values for the Property or any other property. 
 
THE CITY COUNCIL OF THE CITY OF WOODLAND DOES ORDAIN AS FOLLOWS:  



 

 
Section 1. Pursuant to California Government Code Sections 65865 et seq., the City Council 
hereby approves the Amendment to the Development Agreement attached hereto as Exhibit “1.” 
 
Section 2.  Based on the entire record before the City Council and all written and oral evidence 
presented to the City Council, the City Council finds this Ordinance promotes the public health, 
safety, and welfare of the community because the Amendment to the Development Agreement 
will permit land uses that best reflect the community needs, , and will allow for the most logical 
and efficient development of the real property governed by the Development Agreement in the 
City. 
 
Section 3.  The City Council hereby incorporates by reference the recitals set forth herein and 
adopts those recitals as its own as though fully set forth in this Ordinance.  Pursuant to 
Government Code section 65867.5 (b) and based on the entire record before the City Council, 
including all written and oral evidence presented to the City Council, the City Council hereby 
finds that the Amendment to the Development Agreement will continue to result in the 
development of the Property at the intensity and density allowed under the General Plan and 
SLSP and with the restrictions and standards set forth in the City’s Municipal Code and the 
Development Agreements.   
 
Section 4.  The City Council hereby expressly determines that all of the procedures of CEQA 
have been met with respect to the Amendment to the Development Agreement because, on 
____________ 2014, the City Council certified an EIR Addendum to the EIR previously 
certified for the Spring Lake Specific Plan, for the Amendment to the Development Agreement.  
 
Section 5.  The City Clerk shall cause to be recorded with the Yolo County Recorder a copy of 
the executed Amendment to the Development Agreement within ten (10) days following 
execution thereof. 
 
Section 6.  The City Clerk shall certify to the adoption of this Ordinance and shall cause a 
summary thereof to be published in the Daily Democrat, a newspaper of general circulation, 
printed and published in the city of Woodland and county of Yolo, at least five (5) days prior to 
the meeting at which the proposed ordinance is to be adopted and shall post a certified copy of 
the proposed ordinance in the office of the City Clerk, and within fifteen (15) days of its 
adoption, shall cause a summary of it to be published, including the vote for and against the 
same, and shall post a certified copy of the adopted ordinance in the office of the City Clerk, in 
accordance with California Government Code section 36933.  This Ordinance shall take effect 
thirty (30) days after its adoption. 
 
 
PASSED AND ADOPTED by the City Council on _______, 2014 by the following vote: 
 
AYES: 
 
NOES: 
 



 

ABSTAIN: 
 
ABSENT: 
 
             

Marlin “Skip” Davies, Mayor 
 
 
 

ATTEST:       APPROVED AS TO FORM: 
 
              
Ana Gonzalez, City Clerk    Kara K. Ueda, City Attorney 
 
Dated:  
 
Exhibit "1” – Development Agreement 
Exhibit “2” – Amendments to Development Agreement   
 

 
  



 

EXHIBIT 1 
 

  

































































































































 

EXHIBIT 2 
 

 



 

FINDINGS AND CONDITIONS OF APPROVAL FOR THE HERITAGE REMAINDER 
AREA PROJECT INCLUDING GENERAL PLAN AND SPECIFIC PLAN 

AMENDMENTS TO REZONE LAND FROM R-3 TO R-4 SINGLE FAMILY 
RESIDENTIAL; TENTATIVE SUBDIVISION MAP #5048, AND DEVELOPMENT 

AGREEMENT 
 
FINDINGS 
 
CEQA Findings: 
1. On August 15, 2000, the City Council certified the Turn of the Century FEIR (SCH 

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

2. The City Council subsequently adopted the following CEQA Addenda to the Turn of the 
Century EIR:  a) Addendum #1 (Resolution No. 4330 adopted December 18, 2001) for the 
purposes of approval of the final SLSP; b) Addendum #2 (Resolution No. 4399 adopted 
November 19, 2002) for the purposes of amending the Plan to satisfy the Settlement 
Agreement and to make other staff-initiated errata; c) Addendum #3 (Resolution No. 4406 
adopted December 17, 2002) for the purposes of amending the Plan based on a request from 
the Spring Lake Planning Group LLC; and d) Addendum #4 (April 15, 2003) for the 
purposes of the Williamson Act Rescission Agreement for the Russell Property; e) 
Addendum #5 (Resolution No 4583 adopted October 19, 2004 for the purposes of amending 
the Plan based on a request from the Spring Lake Planning Group LLC); and f) Addendum 
#6 (Resolution No 4806 adopted February 27, 2007, for the purposes of amending the Plan 
based on a request by Reynen and Bardis);  g) Addendum #7 (Resolution No. 5146 adopted 
November 16, 2010, for the purposes of amending the Plan based on a request by the Gibson 
Ogden Investors, LLC to remove a bike overcrossing and path); h) Addendum # 8 
(Resolution No. 5159 adopted December 14, 2010 for the purposes of amending the Plan 
based on a request by Cal West Investors, LLC to modify land use designations and rezone a 
school site); and i) Addendum #9 (Resolution No. 6117 adopted March 5, 2013, for the 
purposes of amending the Plan based on a request by ALC IV Woodland Spring Lake, LLC 
to modify land use designations and rezone a school site). 

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

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

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

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

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

project-specific technical analyses to demonstrate consistency with the performance 
thresholds and requirements of the SLSP and SLSP Mitigation Monitoring Plan (MMP).  All 
the required studies have been submitted for the subject project, reviewed by staff, and the 
following conclusions reached: a) the studies satisfy the SLSP requirements; b) applicable 



 

requirements or conditions recommended in the studies have been included in the conditions 
of approval for the subject project; c) the studies identify no environmental circumstances 
specific to the subject site or the proposed project that were not previously anticipated and 
addressed in the original EIR and later addenda. 

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

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

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

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

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

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

SLSP. 
 

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

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

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

determination of substantial consistency with Regulations 2.6, 6.1, 6.4, and 6.7, which 
precluded submittal of final maps until infrastructure plans are completed and tentative maps 
made consistent, if applicable. 

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

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

consistent zone within the R-4 Specific Plan land use categories. 
 
2. Multi family Residential (R-15) zoning is identified on page 2-22 of the Specific Plan as a 

consistent zone within the R-2 Specific Plan land use categories. 
 



 

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

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

Plan. 
 
2. The tentative map is in conformance with the applicable provisions of the Subdivision 

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

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

Findings Related to Other Regulatory Requirements: 

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

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

and storm drainage. 
 

3. The Development Agreement satisfies the City’s Development Agreement Resolution and 
the requirements of State law. 

 
 
 
  



 

CONDITIONS OF APPROVAL FOR THE HERITAGE REMAINDER AREA PROJECT 
SPECIFIC PLAN AMENDMENT, TM #5048, AND DEVELOPMENT AGREEMENT. 

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

1. Project Approval.  The project shall be substantially (as determined by the City) 
developed as depicted on the Tentative Subdivision Map #5048, improvement plans, and 
exhibits included in the _____________ City Council staff report, as approved by City 
Council, for the Heritage Remainder project, except as modified by these conditions of 
approval.  Substantive modifications to the project description shall require modification 
of the Development Agreement, conditions, and environmental documents. 

 
2. Indemnification.  The OWNER shall defend (with counsel reasonably satisfactory to the 

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

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

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

 
4. Responsibility to Inform.  The OWNER shall be responsible for informing all 

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

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

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



 

of persons who can be contacted to correct problems, hours of construction activity, noise 
limits, dust control measures, and security fencing and temporary walkways.  

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

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

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

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

ensure consistency with all conditions of approvals, and including site plan, landscaping, 
and improvement plans, prior to submittal for review.  Plans shall be coordinated and 
submitted to the Community Development Department as one package in accordance 
with plan check requirements. 

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

Housing Plan (SLSP AFP) and the City’s Inclusionary Housing Ordinance.  
 

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

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

proof of compliance with the SLSP AHP. 
 

11. Offsite Affordable Fee.  The off-site affordable housing fee shall be paid for each single-
family market rate unit for units created.   

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

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



 

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

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

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

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

 
15. Backbone

 

 infrastructure.  Prior to occupancy within any subdivision, necessary backbone 
infrastructure and services to serve the subdivision, as determined by the City of 
Woodland, must be in place, and adequate fire service must be demonstrated, pursuant to 
development regulation 2.8 (Infrastructure and service availability), 4.4 through 4.7 
(roadway improvements), 6.24, and 6.25. 

16. Nexus Study.  The OWNER shall comply with the requirements of the SLSP Nexus 
Study.   

 
17. Funding Public Services.  Prior to issuance of a building permit, the funding of public 

services shall be addressed pursuant to Development Regulations 2.7, 6.23, and 6.37. 
 

18. Building Unit Allocations (BUA)s.  With the exception of affordable and multi-family 
housing, approval of the first final map requires that all lots have a building unit 
allocation.   No final map shall be accepted by the City unless BUAs are assigned.   

 
19. Reservation of Lots for public sale.  The requirements of Section 21-15-1 of the City of 

Woodland Municipal Code relating to “Reservation of Lots for Public Sale” shall be met.  
Lots shall be offered at a fair market price.  If the offered lots have not sold by the end of 
the 45-day period, the OWNER shall be required to demonstrate that the lots were 
offered at a fair market price.  This will entail the provision of an appraisal by a qualified 
professional appraiser.  If the appraiser indicates that the offered price unreasonably 
exceeded the fair market price, the lots shall be re-offered for an additional 45- days at a 
fair market value. Alternately, OWNER shall present evidence that finished lots are 
available in the adjacent Heritage and Heritage Park subdivisions, offered consistent with 
these requirements, to satisfy this condition.  

 
Finance Department 
 

1. Increased SLIF revenue generated by the additional residential units created through this 
rezone of the Heritage Remainder Project shall be allocated to cover future funding 
shortfalls, if any, within the 162-acre property originally known as the Russell Ranch 



 

Property, which may occur as a result of subsequent rezone approvals.  Applicant’s 
rezone requests are to be made within 120 days following City Council final approval of 
the Heritage Remainder Project. The City shall diligently process such applications, so 
that the allocation of the increased revenue can be quantified, after which time the 
remaining SLIF revenue shall provide benefit to the Spring Lake Plan, and allocation of 
those units to cover any funding shortfall shall be determined by the City.  The City may 
waive this condition 16 months following final approval of the Heritage Remainder 
project, subject to reasonable requests for extension. 

 
Community Development 

1. Design Review.  For all residential uses, final site plans, architectural plans, elevations 
and landscape plans shall be submitted for review and approval by the Planning 
Commission to ensure consistency with the Spring Lake Specific Plan and Spring Lake 
Design Standards. (All mechanical equipment, whether roof mounted or on the ground, 
shall be fully screened from view (Development Regulation 2.21 Utility Facilities).  All 
antennas shall be placed in building interiors.  Satellite dish antennas are prohibited on 
roofs.  Units shall be energy efficient pursuant to Development Regulation 2.25 (Energy 
Efficiency).  Dwelling units shall be oriented toward the street pursuant to Development 
Regulation 2.31 (street loading), SLSP 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 and 7.20 and 7.21.1 and 7.21.2 (relating to energy conservation.)  
 

2. Setbacks and Lot standards.  Setbacks and other area requirements for all homes and 
related structures shall be consistent with the requirements of Table 2.4 (as amended) of 
the Spring Lake Specific Plan. 

 
3. Landscape Plan Submittal.  Detailed Landscape and Irrigation plans shall be submitted 

and approved by the Community Development and Parks and Recreation Departments 
concurrent with public improvement plans and prior to issuance of building permits.  
Landscape plans shall specify the following: 

• Locations, size and quantity of all plant materials.  

• A plant legend specifying species type (botanical and common names), container 
size, maximum growth habit, and quantity of all plant materials. 

• Location of all pavements, fencing, buildings, accessory structures, parking lot light 
poles, property lines, and other pertinent site plan features.  

• Planting and installation details and notes including soil amendments. 

• Existing trees on site shall be identified.  Trees planned for removal or relocation 
shall be marked on the plans, methodology to preserve trees in place provided on 
plans.  

• Details of all irrigation (drip, sprinkler, bubbler) as well as equipment such as 
backflow controller and water meter devices identified.  

 



 

4. Street Tree Master Plan.  A Street Tree Master Planting Plan shall be approved prior to 
the issuance of the first building permit.  The planshall be reviewed for conformance with 
the SL Design Standards and shall be reviewed and approved by the Community 
Development Department and the City’s Public Works Department – Tree Division.  
OWNER shall submit a soils test, which s will assist in appropriate species selection. 

 
5. Public Landscaping.  Landscaping design, materials, installation and maintenance in 

roadways, medians, greenbelts, subdivision trails, and other public areas shall be 
consistent with applicable City requirements.  Landscaping shall satisfy and fully 
implement Development Regulations 2.15.1 and 4.16 (Tree Canopy), 2.22 (Drought –
tolerant plantings), 4.17 (Timing of landscaping), 4.17.1 (landscaping at intersections), 
4.18 and 4.19 (bikeway and landscaping) and 7.13 (public landscaping).   

 
6. Interconnecting Walks and Pathways. Interconnecting walks and pathways shall be a 

minimum of 25 feet wide and landscaped consistent with Section 6.9 of the SL Design 
Standards.  Details of the path design shall be provided on landscape plans prior to the 
issuance of building permits.  OWNER shall be responsible for constructing three (3) 
connecting access paths: 1) Lot “C” between Russell Circle and Marston Drive; 2) Lot 
“B”, just north of Banks Drive; and 3) at the eastern end of Zane Drive, just north of Lot 
26.  The pathways shall be designed to be ADA accessible. OWNER shall submit 
proposal and timing of construction to be reviewed and approved by the City.   The 
proposal shall be submitted prior to issuing the first building permit.  

 
7. Greenbelts.  OWNER shall construct the Lot “A” greenbelt at the time of construction of 

Phase 2, prior to issuing the first building permit or at the discretion of the Community 
Development Director..  OWNER shall provide benches and tables with a shade structure 
and bike racks for the Lot “A” greenbelt to the satisfaction of the Community 
Development Department.  OWNER shall submit proposal and timing of construction to 
be reviewed and approved by the City.   The proposal shall be submitted prior to issuing 
the first building permit.  The proposed greenbelts are located on the east and north sides 
of the future school site.   

 
8. Utility Design.  The location of all utility structures shall be coordinated with, and 

depicted on, the landscaping plans.  Location and installation of utility structures shall be 
to the satisfaction of the Community Development Director and City Engineer.  Public 
utility lines, along public street frontages and /or landscaped areas shall be underground 
type unless otherwise approved by the Community Development Director and City 
Engineer.  OWNER shall ensure consistency with Development Regulation 2.11 
(Utilities), 2.13 (connectivity), 2.21 (utility facilities), and 6.17 through 6.19 (general 
utility requirements).   

 
9. Light pole location.  Light poles shall not conflict with planting or shade trees throughout 

the site.   Review shall be provided prior to issuance of final map. 
 

10. Street and Lot lighting.  Lights along local roads and in public use areas shall be 
consistent with SL Development Regulation 2.22.2. 



 

 
11. Compliance with State Water Conservation Ordinance.  All yards and public landscaping 

shall be in compliance with the State Water Efficient Landscape Ordinance AB 1881, as 
well as water conserving requirements in the Spring Lake Specific Plan and SL Design 
Standards.  Plans shall be reviewed by the City for compliance prior to issuance of 
building permits.  

 
12. Residential Fencing. All wood fence post and foundations shall be constructed of 

galvanized steel, reinforced concrete, or masonry.  No treated wood materials in contact 
with the ground will be permitted. All wood fencing shall be stained with a water sealant 
to prevent water damage and staining. All required notes/details shall be provided on 
plans prior to the issuance of permits.  Fencing shall comply with Section 2.9 of the SL 
Design Standards.   

 
13. Park and Greenbelt Adjacent Fencing.  All fencing adjacent to the park shall be enhanced 

materially and aesthetically.  Fencing shall comply with Section 2.9 (c) of the SL Design 
Standards.  All wood fencing shall be stained with a water sealant. Fence design shall be 
submitted for review and approval prior to the issuance of building permits. 
 

14. Privacy / Sound Wall.  The required sound wall along the west side of County Road 102 
shall be designed and constructed to be consistent with the existing adjacent sound wall 
and shall extend around the corner of CR 102 & CR 25A to the western lot line of parcel 
192.  The required privacy wall along the north side of County Road 25A shall be 
designed and constructed to be consistent with existing fencing on Heritage Parkway.  
The design, including location, height, materials, and color shall be reviewed for 
consistency prior to the issuance of building permits. The privacy wall shall begin where 
the sound wall terminates on CR 25A. Landscaping and construction of the 
privacy/sound wall shall occur concurrently with adjacent development.  
 

15. Entry signs.   Per the Spring Lake Specific Plan and the Spring Lake Design Standards, 
the OWNER shall establish a neighborhood entry sign at the northwest corner of 
Promenade Drive and County Road 25A consistent with SL Design Standard 1.6.2, 
which may include small scale monument signs or themed art pieces.  Entry sign to be 
constructed prior to issuing the first building permit in Phase 2 or at the discretion of the 
Community Development Director. The project shall also provide a “Welcome to 
Woodland Sign” at the northwest corner of County Road 102 and County Road 25A.  
The sign shall be similar in quality and in appearance and material to the other curved 
Entryway Signs throughout the City. A design specification for the sign and shall be 
prepared for review and approval by the City prior to approval of the final map. 
Construction of the “Welcome to Woodland” sign shall be concurrent with construction 
of the sound wall.  

 
16. Prohibit RV Parking.  Provisions in the CC& Rs for the Single Family (R-4) 

Development shall be adopted that prohibit recreational vehicle parking in the front yard 
for longer than 24 hours.  This provision shall be enforced through mechanisms 
established in the CC & Rs.  



 

 
17. Prohibit Garage Conversions.  Provisions in the CC& Rs for all residential development 

shall be adopted that prohibit garages from being converted to residential use except for a 
model home sales office.  When the sales office is vacated, it must be converted back to a 
garage.  

 
18. No Restriction on Color.  Provisions in the CC&Rs shall be adopted that prohibit any 

restrictions of color on residential structures.  This provision shall be enforced through 
mechanisms established in the CC&Rs. 

 
Energy Efficiency.  The Project shall meet the minimum energy efficiency requirements 
included in Design Standard 2.11 and Development Standard 2.25.  Five percent (5%) of 
all units shall have roof photovoltaic energy systems or other alternate energy systems.  
The method and number of homes shall be identified at the time of submittal of building 
permits.   
 
In addition, all homes shall be photovoltaic ready, and each home shall have outlets for 
electric vehicles in every garage or at the discretion of the Community Development 
Director..  All homes shall be photovoltaic ready for a minimum 4-kilowatt solar panel 
system. Each home shall: 1) be pre-wired, 2) have adequate roof strength to handle solar 
panels, 3) south facing roofs to have few penetrations in order to accommodate solar 
panels, 4) a 200 amp main electrical panel, 5) space provide adjacent to main panel for 
solar disconnect and associated equipment (inverter).   Each home shall have a dedicated 
240-volt, 20-amp circuit for electric vehicle charging station in every garage, 6) garages 
shall have adequate ventilation as required for vehicle charging stations.  .   Modification 
to above requires at the discretion of the Chief Building Official.  

 
19. Trash and Recycling Container Storage.  All future development shall meet the 

requirements for trash and recycling container storage as provided in Design Standard 
2.8.  Information shall be provided on plans prior to issuance of building permits. 
 

20. Lot width.  Lot width shall be varied (SLSP 2.35.5) providing no more than three (3) of 
the same lot width in a row and shall vary by at least 3 feet or at the discretion of the 
Community Development Director. 

 
21. “Lot A” Adjacent Lots. Lots adjacent to Lot “A” (Greenbelt) shall have homes 

constructed with “wrap around” porches or patios to provide additional opportunity for 
“eyes on the greenbelt”. Garages and driveways are prohibited from be constructed on the 
Greenbelt side of lots abutting “Lot A” or at the discretion of the Community 
Development Director. 

 
22. Fencing: Fencing along green belt (Lot A) shall be constructed with a of 4-foot solid 

fence (4-foot maximum height for solid fence).  Fences going up 6-feet shall require 
fence having 50% open (transparent) fence style for the remaining 2-foot fence. 

 



 

23. Fence. Post and rail fence shall be constructed at the southern end of Lot A (Greenbelt) 
on the south side of bike path to the satisfaction of the Community Development 
Department. 
 

24. Homes on lots 77 – 89 shall be only one-story homes at the time of initial construction.   
 
SLSP Mitigation Measures: 
 

1. Mitigation Requirements.  The OWNER shall comply with all mitigation measures 
required by the TOC EIR Mitigation Monitoring Program provided as Attachment A to 
the SLSP, as well as any further analysis provided through additional studies and 
evaluations required to ensure compliance with mitigation measures. 

 
2. Environmental Noise Analysis.   The design of the project shall comply with the exterior 

and interior noise level requirements of the Noise Element of the City of Woodland 
General Plan.  Prior to issuance of building permits, house plans shall be reviewed for 
consistency with interior noise level requirements, particularly for second floor 
bedrooms.  

 
3. Ground nesting Raptor Survey.  Pursuant to Mitigation Measure 4.5-3, thirty (30) days 

prior to commencement of grading or any site work, the OWNER shall have prepared 
and submitted a survey for ground nesting raptors (e.g. northern harrier and burrowing 
owl).  This survey shall be prepared by a qualified raptor biologist using appropriate 
protocol acceptable to responsible agencies.  If survey nesting raptor species are found, 
then Mitigation Measures 4.5-3 (b-d) of the Spring Lake Specific Plan Mitigation 
Monitoring plan shall be followed.  Survey results shall be valid only for the season when 
construction activity occurs.   

 
4. Mitigation Easements.  Mitigation for loss of agricultural land and hawk habitat in the 

form of land set asides shall be fully executed and in place pursuant to Development 
Regulation 2.2 (Land Set Asides) and 7.2 related to the 1:1 mitigation requirement.  A 
fully executed agreement, signed and recorded with the County, shall be provided as 
evidence.  

 
5. Raptor Survey.  Each landowner or applicant shall conduct a pre-construction or pre-tree 

pruning or removal survey of trees greater than 30 feet tall during the raptor breeding 
season (March 1 through September 15).  This survey shall be conducted for a half mile 
around the proposed site at which any construction activity is proposed.  The survey shall 
be conducted by a qualified raptor biologist during the same calendar year that the 
proposed activity is planned to begin to determine if any nesting birds of prey would be 
affected.   

 
6. Geotechnical. The recommendations contained in the Conclusions and Recommendations 

Section of the Geotechnical Engineering Report (prepared by Wallace-Kuhl &Associates, 
dated August 2, 2012) shall be complied with in the development of this project. 

 



 

7. Air Quality Directives.  OWNER shall comply with Air Quality Management District 
directives as specified in Development Regulation 2.12 for both off-road and on-road 
low-emission heavy duty vehicles and construction equipment during all grading and 
construction.  (SLSP page 7-4, Regulation 7.3). 

 
8. Mosquito Vector Control.  Prior to each construction season OWNER shall consult with, 

and implement the recommendations of the Mosquito Vector Control District regarding 
control of mosquitoes, black gnats, and other vectors.    

 
9. Construction Recycling.  Prior to the commencement of construction on any project, the 

OWNER shall ensure that the construction contractor has established construction 
recycling measures pursuant to the requirements of the Mitigation Monitoring Plan and 
all other City requirements.  (MM 4.13-18) 

 
10. Dust Suppression.  OWNER shall comply with all dust suppression requirements during 

all grading and construction activities. (SLSP Regulation 7.4) 
 

11. Off site improvements.  Off-site improvements must satisfy the requirements of SLSP 
and SLSP MM including but not limited to Development Regulation 6.13 and Mitigation 
Measure 4.5-7. 

 
12. Cultural Resources.  During grading or any site work development, OWNER shall 

comply with Development Regulation 7.22. (MM 4.10-1) 
 
Development Engineering 
 
Roadways   County Road 102 
 
1. The OWNER with the first final map shall widen County Road 102 to its ultimate Spring 

Lake width from its full width section (including landscape & sound wall) north of the 
project to County Road 25A plus transition south of Road 102 and turn lanes as determined 
by the City.  Minimum turn lane lengths are as follows: 400’ NB left, 325’ SB right, and 325’ 
SB left.  120’ tapers shall be used.  Acceleration lane for right turns from future 25A 
connection shall be a minimum of 250’. 

 
2. Improvement of the County Road 102/25A intersection shall include underground 

improvements and foundations for the future traffic signal. 
 
3. The tentative map shall include a proposed cross section for County Road 102 south of 

County Road 25A subject to review and approval by the City. 
 
4. Striping of County Road 102 shall include enhanced or specialized bike lane striping subject 

to review and approval of the City.   
 
5. Existing pavement sections on County Road 102 shall be micropaved through the limits of 

widening.  Existing striping to be removed prior to micropaving. 



 

 
6. County Road 102 design shall include an AC dike along the western edge of the road section 

north of the intersection with County Road 25A continuously to the north edge of the 
improvements or equivalent improvement as determined by City.  

 
County Road 25A 
 
1. OWNER shall prepare a preliminary design for the alignment of the County Road 25A 

connection with first final map in Phase 1.  OWNER shall construct full width improvements 
including turn lanes and landscaped path from Road 102 to Promenade Drive with the first 
final map in Phase 2.  

 
2. The eastside driveway entrance shall be constructed with the County Road 102 improvement 

and be improved to have a minimum of 50’ length of full street (32’) section aligned with 
(future) County Road 25A and then transitioned back to its existing section. 

 
3. The landscaped multi-use bike path shall be extended to Miekle Avenue with the phase 2 

improvement plans. 
 
4. The minimum turn lane lengths for County Road 25A shall be as follows:  EB Left 250’ 

(120’ transition). 
 
5. County Road 25A shoulder (in the 8’ bike lane/shoulder) section shown shall be full width 

AC. 
 
Zane Drive 
 
1. OWNER shall complete Zane Drive except north side sidewalk and landscaping with first 

final map in Phase 1.  Plans shall include photometrics and north side street lights, however 
north side street lights may be deferred (with City approval).   

 
2. The first final map in Phase 1 improvements for Zane Drive shall include the subdivision 

trail north of Lot 26. 
 
3. Design of the traffic circle shall be submitted to the City for approval and shall include 

architectural enhancements prepared by a licensed landscape architect. 
 
 
Banks Drive  
 
1. Lotting on the south side of Banks Drive in the vicinity of Lot 103 shall be modified to 

accommodate both the south side bulb out and driveways for the lots. 
 
2. The subdivision trail north of Banks Drive (Lot B) on the east side of the school shall be 

constructed.   OWNER shall construct a complete cross section of Banks Drive and shall 
remove the existing turn around with the Phase 1 improvements. 



 

 
Miekle Avenue 
 
1. The first final map shall remove stub street at Lot 188 and extend the north south curb, 

gutter, sidewalk, and landscaping.  
 
Traffic conditions 
 
1. Traffic calming is required on Banks Drive, Promenade Drive, & Miekle Avenue through the 

limits of the project, specifically at the intersections and crosswalks as well as along the 
length of the roadway.  This may include chicanes, traffic circles, medians, speed tables, 
humps, speed feedback signs, lighted crossings or other measures to be approved by the City.  
With the first final map, OWNER shall submit a concept for the entire length of Banks Drive, 
Promenade Drive, & Miekle Drive, for the approval of the City.  For logical consistency 
some of the measures within phase 2 may be required to be constructed in phase 1, at the 
discretion of the City. 

 
2. All new roads that extend or “finish” existing partial roads must T-cut the asphalt a minimum 

of 1’. 
 
3. The full extent of Miekle south of Heritage Parkway, and Banks Drive and Promenade Drive 

if used for construction access and any other roads used for access to the project site shall be 
repaired, crack sealed, microsurfaced and restriped at the end of the project (second final 
map).   

 
4. If services for water and sewer or other utilities are cut and trenched into an existing street, 

the plans shall include a grind and over lay of that street. 
 
5. The first phase final map shall include preliminary (10%) design for a roundabout at the 

future intersection of County Road 25A and Miekle Avenue.   This 10% Design of the 
roundabout including modifications to the greenbelt and/or drainage canal shall be to the 
satisfaction of the City. If deemed necessary by the City the quantity and configuration of 
lots on Post Place and Brookshire Circle maybe required to be adjusted to accommodate the 
roundabout and minimize encroachment into the urban forest / greenbelt and drainage canal.  

 
6. OWNER shall remove the unused ramp across from Lot 68 and replace it with sidewalk and 

planter space as determined by the City. 
 
Map circulation 
 
1. All intersections shall have a minimum 90 degree intersection with 130’ tangent lengths in all 

directions from the center point of the intersection; unless an alternate design is approved by 
the City Engineer. 

 
 Easements and Right of Way 
 



 

1. OWNER shall acquire and dedicate right-of-way from Parcel 42-01-17 as needed for the 
completion of Zane Drive and the connecting subdivision trail to CR 102 prior to approval of 
the first final map. 

 
2. Appropriate easements shall be required for City-maintained facilities located outside of 

City-owned property or the public right-of-way. 
 
3. OWNER 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. 

 
4. A seven foot public utility easement back of separated sidewalk (ten feet behind monolithic), 

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 will be made on Arterial roads with green belts of 20’ or greater. 

 
5. Prior to approval of the first set of improvement plans and final map, OWNER shall acquire 

all rights of way and easements necessary to construct off-site and on-site improvements 
associated with the tentative map. 

 
6. Phase 1 map shall include abandonment/vacation of the street stub shown on Miekle Drive 

south of Marston Drive. 
 
7. The final map shall identify relinquishment of access rights along CR 102, 25A, and Marston 

Drive. 
 
Wastewater and Sewer Collection System  

 
1. The OWNER shall obtain a no-cost Wastewater Discharge Permit from the Public Works 

Department prior to the issuance of a Building Permit. 
 
2. Each parcel of property shall be connected to the City of Woodland’s sewer system, with a 

separate sewer lateral required for each parcel, in accordance with City of Woodland 
standards. 

 
3. 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. 

 
4. Construction of deep sewer mains shall be connected to laterals by a parallel main and 

connections at manholes. 
 
5. OWNER shall obtain a discharge permit from the State Board of Reclamation prior to ground 

dewatering. 
 



 

6. Sewer laterals are to be stubbed to the north side of Zane Drive. 
 
7. Zane Drive sewer system shall be completed to City standards, including mains, manholes, 

cleanouts, laterals, and appurtenances. 
 
Storm Water 
 
1. Prepare, and submit for approval, a utility site plan prior to preparation of full improvement 

plans.  The proposed utility plan is considered conceptual only; final plans shall be subject to 
the approval of the City Engineer and shall be based on City standards and final storm drain, 
water, and sewer studies. 

 
2. Drainage improvement plan shall include measures for treatment and control of storm 

drainage of adjacent parcels (APN 043-030-17, undeveloped remainder parcels, and the 
future school site) and treatment of any runoff prior to entering the City system. 

 
3. Drainage improvements shall include modification and or piping of existing ditch along and 

perpendicular to Banks Drive. 
 
4. Zane Drive storm water system shall be completed to City standards including storm drain 

main, inlets, manholes, laterals, and appurtenances. 
 
Storm Water Quality Control 
 
1. Construction of projects disturbing more than one acre of soil shall require a National 

Pollution Discharge Elimination System (NPDES) construction permit. Applications/projects 
disturbing less than one acre of soil shall implement BMPs to prevent and minimize erosion.  
The improvement plans for construction of less than 1 acre shall include a BMP to be 
approved by the City Engineer. 

 
2. Project shall comply with Storm Water Quality Ordinance, for site specific, general, and 

treatment control measures. 
 
3. The OWNER shall create a storm water phasing plan to be approved by the City Engineer 

prior to issuance of a grading permit or final map approval.   
 
Water Infrastructure Conditions  
 
1. All materials and installation of the water system shall be at the OWNER’s expense per City 

of Woodland Standard Specifications and Details.  
 
2. Until such time as actual service connections are approved for the subdivision, the City may 

withhold water service due to a water shortage declared by the City.  
 
3. The Tentative Map Water Plan showing water routing, sizing, and locations are preliminary 

only and do not constitute approval in any way.  Final approval for the Water Plan shall 



 

occur with the final improvements based on the requirements set forth in these conditions of 
approval.  

 
4. Per the 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 OWNER’s expense.  Service size and flow-rate for the backflow 
prevention assembly must be submitted.  Location of the backflow prevention assembly shall 
be per the City of Woodland Standard Specifications and Details.  Prior to the installation of 
any backflow prevention assembly between the public water system and the owner’s facility, 
the owner or contractor shall make application and receive approval from the City Engineer 
or his designated agent.   

 
5. Any fire hydrant installed will require, in addition to the blue reflector noted in Standard 

Drawings, an additional blue reflector and glue kit that is to be supplied to the City of 
Woodland Fire Department for replacement purposes. 

 
6. When a 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. 

 
7. Zane Drive water system shall be completed to City standards including the 12” main, 

valves, hydrants, laterals and appurtenances. 
 
8. OWNER shall install one water testing station with the Phase I map.  To be installed when 

determined by the City.  
 
9. The public improvement plans shall have separate metered services including water for all 

publicly maintained landscaped areas. 
 
Grading 
 
1. A topographic survey of the entire site and a comprehensive grading and drainage plan 

prepared by a registered civil engineer, shall be required for the development.  The plan shall 
include topographic information on adjacent parcels.  In addition to grading information, the 
grading plan shall indicate all existing trees, and trees to be removed as a result of the 
proposed development, if any.  A statement shall appear on the site grading and drainage 
plan, which shall be signed by a registered civil engineer or land surveyor and shall read, “I 
hereby state that all improvements have been substantially constructed as presented on these 
plans”.  Reference the City of Woodland Engineering Design and Construction Standards for 
additional requirements. 

 
2. The Tentative Map Grading and Drainage Plan showing grading and drainage information 

including topographic information, drainage routing, pipe slopes and sizing and locations and 
excluding topographic information, and overland drainage routing are preliminary only and 
do not constitute approval in any way.  Final approval for the grading and Drainage Plan 
shall occur with the final improvements based on the requirements set forth in these 



 

conditions of approval.   
 

3. Overland Release calculations will need to be carried to the outlet control point at CR 102 
and include water surface elevations from the control point to the developed site. 

 
4. 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. 
 
5. 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. 

 
6. Stockpiled dirt on parcel 3 (future R-15 site) may have a high alkalinity.  Prior to grading 

OWNER shall test the soil and if the pH is greater than 7.5, the OWNER shall submit to the 
City recommendation(s) for an amendment(s) to the City for approval and shall amend the 
soil accordingly.  OWNER shall amend soil in accordance with recommendation and grade it 
uniformly across the site to minimize the impact on plant growth. 

 
7. On remainder of site, OWNER shall test and soil and submit recommendations for 

amendment to the City for approval and shall amend the landscaped component accordingly. 
 

Fees 
 
1. The OWNER shall pay all required fees for processing final maps (technical check) with 

final map submittal.   
 
2. Prior to approval of improvement plans, the OWNER shall pay all fees for plan check and 

inspection of off-site infrastructure improvements, as approved by City Council and defined 
in the City Fee Schedule.  If OWNER pays a deposit only at improvement plan submittal, the 
balance shall be paid prior to improvement plan approval by the City Engineer.   

 
3. OWNER shall pay applicable Development Impact Fees or connection fees in effect at the 

time of building permit issuance. 
 
4. Prior to any final map OWNER shall pay AMR fees for public meters in accordance with the 

current fee schedule.  For reference the 2013 AMR fee is $203 per meter. 
 
5. OWNER agrees to pay Fifty Thousand Dollars ($50,000.00) towards park development 

design for the SLSP Neighborhood Park N-3, within 45 days of rezone approval of the 
commercially zoned land (on Yolo County APN 42-030-47).  This payment is a non-
reimbursable, non-SLIF cost, in order to begin preliminary design of the park immediately 
following the rezone of APN 42-030-47. 

 
6. Prior to approval of a large parcel map for sale only, or if the project goes directly to small 

lot final map, the OWNER shall prepare a legal description and a separate map and shall 
dedicate the greenbelt between the park and the school site. The Greenbelt shall be 20’ in 



 

width.  Land shall be reimbursable from the SLIF at the cost of $25,000 per acre subject to 
reimbursement policies.  The first small lot final map submitted shall prepare preliminary 
plans for the greenbelt and a cost estimate.  The OWNER shall deposit 134% of the cost 
estimate (cost +24% soft cost +10% contingency) with the City for the greenbelt to be 
constructed concurrently with the park.  These costs shall be reimbursable from the SLIF 
subject to reimbursement policies.   

 
7. The conditions of approval set forth herein include certain fees, dedication requirements, 

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

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

 
8. Prior to final map approval, the OWNER shall pay alternative transportation fee of $208.00 

for operations and $35.00 maintenance fee per DUE, prior to approval of final map. 
 
9. Prior to approval of the first final map, OWNER shall pay the balance of the public art in lieu 

payment, which is THIRTY THOUSAND DOLLARS ($30,000), as set forth in Section 4.31 
of the Agreement. 

 
Landscaping 
 
1. All public landscape areas shall include a separate point of connection for water laterals with 

meters and PG&E power service points for automatic controllers. 
 
2. A registered landscape architect shall design landscape, sound wall, and privacy wall 

improvements, which shall be per the SLSP and other City Standards, as applicable. 
 
3. Landscaping of public areas is a public improvement.  Design and construction of public 

landscaping areas shall proceed concurrent with adjacent development.  Public improvements 
will not be formally accepted until a 90-day maintenance period on landscaping 
improvements is completed.  This requirement may be waived at time of acceptance of other 
public improvements with approval of the Parks, Public Works and Community 
Development departments, but if waived shall require submittal of a separate security to 
ensure landscaping completion. 



 

 
4. Prior to landscape submittal OWNER shall submit concepts for approval for the Heritage and 

Zane entryway features, sound walls, monuments, and other entry way features. 
 
5. Landscape plans for Lot B shall include completion of landscaping along Somerset Circle 

and both sides of the path extending south from Somerset Circle. 
 
6. OWNER shall submit for approval by the City a cross section for the subdivision trails prior 

to approval of the first final map. 
 
7. The improvement plans shall include meandering of the concrete path along County Road 

25A as necessary to plant trees in the north and south sides of the path. 
 
General Conditions 
 
1. Prior to final map approval, the OWNER shall submit and have approved a revised tentative 

map in compliance with these conditions.  The revised tentative map is subject to the 
approval of the City. 

 
2. Developer shall document and show evidence that all tentative map conditions are met upon 

submittal of the final map. 
 
3. OWNER shall enter into a (Subdivision) Improvement Agreement for the construction of 

public improvements prior to construction of any improvements, approval of improvement 
plans, approval of final map, or building permits. 

 
4. OWNER shall prepare improvement plans for any work within the public right-of-way and 

submit them to the Public Works Department for review and approval. The improvement 
plan sheets shall include the title block as outlined in the City of Woodland Standard 
Specifications.  This submittal is separate from the building permit submittal. All public 
improvements shall conform to the current City of Woodland Standard Specifications. 

 
5. Submit proposed street names to Fire Department for approval with a copy to Engineering 

Division prior to improvement plan or final map submittal. 
 
6. Prior to final map approval, the OWNER shall obtain a County encroachment permit for 

transition work on CR 102. 
 
7. OWNER shall comply with County Health regulations and requirements for the 

abandonment of any onsite septic tanks and water wells.  Prior to the approval of any 
construction permits, grading permits, or the improvement plan, the existing well shall be 
abandoned. Prior to abandonment of the well, the OWNER shall provide to the City 
permission from all recipients that receive water to abandon the well. 

 
8. OWNER shall conform to all mitigation measures required in the Environmental Impact 

Report (EI.) and traffic study. 



 

 
9. Public improvements, in addition to roadway construction, shall include water, sewer and 

storm drain mains, fire hydrants, streetlights, landscaping, and railroad crossing 
improvements. 

10. OWNER shall submit an application for reapportionment of assessments with the parcel map 
or subdivision map, if required by the City. 

 
11. If improvements are constructed and/or installed by a party or parties other than the 

OWNER, which improvements benefit OWNER’s property, OWNER shall pay a 
proportionate share of the costs of said improvements, including interest, prior to the 
issuance of building permit(s)) to Developer. 

 
12. If conditions for the project require OWNER to construct improvements that benefit parties 

other than OWNER, and are subject to reimbursement by others as determined by the City 
Engineer, OWNER may request to enter into a reimbursement agreement drafted by the City.  
City shall endeavor to collect reimbursements from the benefiting party(ies) including 
requiring payment prior to approval of any entitlements for benefiting party(ies).  All 
reimbursement agreements shall be executed prior to final map approval. 

 
13. OWNER shall pay the MPFP single-family dwelling unit development fees for any second 

unit larger than 600 square feet. 
 
14. Final map shall tie into two City control network monuments in accordance with the City’s 

electronic submission ordinance. 
 
15. This project is subject to the construction and demolition debris recycling and diversion 

ordinance; Chapter 23C-13-(1-10) of the City Municipal Code  
 
16. Joint trench/utility plans shall be submitted to the City Engineer for review, prior to approval 

of the final map and improvement plans.  Joint trench shall be stubbed to the north side of 
Zane Drive. 

 
17. If project conditions require the OWNER to construct improvements that serve the entire 

City and are included in the City’s Development Impact Fee Program, or other funded 
program, the OWNER may request to enter into a reimbursement agreement drafted by the 
City.  The timing of reimbursements, if any, shall be subject to the City’s ability to program 
the project funding into the adopted Capital Improvement Program.  All reimbursement 
agreements shall be executed prior to final map approval. 
 

18. Prior to approval of a final map, OWNER shall secure rights-of-way, rights of entry, and any 
permits necessary to construct improvements required by the final map conditions of 
approval. 

  



 

Fire Department 
 

1. Weed Abatement.  The OWNER shall comply with the City of Woodland Weed 
Abatement Ordinance.   Lots shall be maintained throughout the year so that all dead 
trees or any vegetation growing upon the streets, sidewalks, or upon private property that 
bears seeds of a wingy or downy nature maintained so as to meet the City of Woodland 
standards.   

 
2. Fire Flow- The minimum fire flow required shall be determined as specified by the City 

of Woodland Municipal Code, Chapter 9, 2010 California Fire Code, and the City of 
Woodland Standard Specifications and Details, 2010 edition.  The OWNER shall meet 
the required volume and duration at the project site prior to obtaining a building permit. 

 
3. Water Supply and Hydrants.  Water supply and fire hydrants shall be installed in 

accordance with CFC Article 9 (903). When any portion of the facility or building is in 
excess of 150 feet from a water supply on a public street, on-site fire hydrants shall be 
required. A plan shall be submitted to the Fire Department to determine the location of 
the fire hydrants. Plans shall be approved prior to installation. 

 
Building Division 

1. OWNER shall be required to conform to the current codes that are in effect at the time of 
plan submittal. 
 

2. Plans shall be complete at the time of submittal, as the City of Woodland does not accept 
deferred submittals.  

  
3. All sub-contractors/companies working on the project will be required to obtain a City of 

Woodland Business Registration License.  
 

4. The project shall be in compliance with FEMA regulations.   
 

5. Residential buildings incorporating concrete slab foundations located in areas known to 
contain expansive soils, (which includes all of the Spring Lake Development--see the 
applicable soils reports for reference), shall comply with Woodland General Plan Policy 
Document, Part II, Policy 8.A.9, "The City shall require the use of special bending-
resistant designs where foundations must be slab-on-grade in areas with expansive 
soil" and shall comply with 2013 California Residential Code (CRC) R403.1.8.1 & 2013 
California Building Code (CBC) 1808.6.   

 
Footings or foundations for buildings founded on expansive soils shall be designed in 
accordance with CBC 1808.6 and for special-bending-resistant concrete slab 
foundations the design shall be in accordance with CBC 1808.6.2 and PTI Standard 
Requirements for Design of Shallow Post-Tensioned Concrete Foundations on 
Expansive Soils or WRI/CRSI Design of Slab-on-Ground Foundations and in addition 
to any additional or more restrictive recommendations as noted in the geotechnical 
engineering report.   



 

 
Plans and structural calculations for special-bending-resistant foundations and 
calculations must be stamped and signed by a California registered civil or 
structural engineer or architect and show rigorous compliance.  Additionally, where 
the slab foundation engineer is different than the engineer or architect of record 
(EOR/AOR) responsible for the structural design of the building, a letter must be 
submitted from the EOR/AOR stating that he/she has reviewed and coordinated the 
foundation plans and calculations and that they conform with the intent of his/her 
structural design as required by CBC 107.3.4.1.  Where PT slabs are installed, City of 
Woodland recommends stamping the slab (typically in the garage where visible) with the 
warning: “Do not bore, saw or drill slab - tensioned cables below” or similar cautionary 
language. 

 
Police Department 

1. The project shall be in compliance with the Uniform Security Code, Chapter 6 of the 
Building Code, Article 1, section 6-1-8. 

 
Yolo Solano Air Quality Management District 

1. Portable diesel fueled equipment greater than 50 horsepower (HP), such as generators or 
pumps, must be permitted with the District, or under specific circumstances as approved 
by the District, may be registered with the Air Resources Board’s (ARB’s) Portable 
Equipment Registration Program (PERP)  

 
2. Dust emissions must be prevented from creating a nuisance to surrounding properties as 

regulated under Yolo Solano Air Quality Management District Rule 2.5 Nuisance.   
 

  



 

Exhibit “3” 
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