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City of Woodland 
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Department
300 First Street 

Woodland, CA 95695

530­661­5820

Thursday, March 1, 2018 6:30 PM Council Chambers

Please Note: The numerical order of items on this agenda is for the convenience of reference; items may be taken

out of order. No new items shall begin after 10:30 pm unless unanimous consent exists to continue.

A. Call to Order

B. Roll Call

C. Pledge of Allegiance

D. Staff and Commissioner Comments

This is an opportunity for the Planning Commission members and staff 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. 

E. Subcommittee Reports

F. Communications from the Public

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

public hearing on the agenda. Speakers are requested to use the microphone in front of the

Commission and to begin by stating their name, whether they reside in Woodland and the name of the

organization they represent if any. The Commission may impose a time limit on any speaker depending

on the number of people wanting to speak and time available for the rest of the agenda. In the event

comments are related to an item scheduled on the agenda, speakers may be required to wait to make

their comments until that item is considered.  

G. Approval of Minutes

H. Public Hearing

1. Woodland Downtown Suites ­ Tentative Subdivision Map, Site Plan and Design
Review

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

1.  Conduct the public hearing;
2.  Adopt Resolution No.______ (Attachment 1), approving the 14­lot, Tentative

Subdivision Map No. 5141, and approving the Site Plan and Design Review
application for a 14­unit, residential development proposal at 447 & 451
Third Street in the Downtown Specific Plan, Area D. 
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Review
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2. Mobilitie Small Cell Co­location Sites

1) Receive the staff report;

2) Conduct the public hearing;

3) Adopt Resolution No. PC18­ ______ recommending City Council approval of
the Conditional Use Permit allowing Mobilitie to construct and operate two small
cell colocation telecommunications facilities and the installation of related
equipment collocated on two separate City of Woodland light poles within the
public right­of­way. Site One:  located on the north side of West Cross Street just
east of Community Lane (Lat­Long 38.67223300, ­121.79109100) APN 065­300­
009; Site two: located on Lincoln Avenue, near the intersection of Summertree
Lane (Lat­Long  38.676177, ­121.789697) APN 065­280­039.

I. Business Items

J. Staff or Commissioner Comments

K. Adjournment

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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TO: MEMBERS OF THE PLANNING COMMISSION
DATE: March 1, 2018
ITEM #: 1.
SUBJECT: Woodland Downtown Suites ­ Tentative Subdivision Map,

Site Plan and Design Review 

Recommendation for Action:
Staff recommends that the Planning Commission take action on the following:

1.  Conduct the public hearing;
2.  Adopt Resolution No.______ (Attachment 1), approving the 14­lot, Tentative Subdivision Map No. 5141, and

approving the Site Plan and Design Review application for a 14­unit, residential development proposal at 447 &
451 3rd Street in the Downtown Specific Plan, Area D.  

Staff Contact:
Erika Bumgardner, Senior Planner, (530) 661­5886, erika.bumgardner@cityofwoodland.org

Report in Brief:
Project Location and Description ­ On January 2, 2018, project applicant, Dave Snow, submitted Planning
Application PLNG­18­00006 for a proposed 14­unit, residential infill development project located at the northeast
corner of 447­451 Third Street.  This site is located in Area D, a "Mixed Use District," of the Downtown Specific Plan
Area.

The residential units are planned as “for­sale,” market­rate units.  Each unit will have a single car garage on the lower
level (first floor); with levels 2 and 3 consisting of residential living space. 

The request includes a 14­lot Tentative Subdivision Map to allow for individual ownership of each unit.  The Planning
Commission is asked to review and approve the proposed Tentative Subdivision Map and associated Site Plan and
Design Review application as further described in this report.

An existing approximately 5,000 square foot warehouse/light industrial building, constructed in or around 1975,
located on site will be demolished prior to construction of the proposed units.  The building is currently unoccupied but
formerly housed a tortilla making business and a motorcycle retail/repair shop.

APN ­ 006­571­011 and 006­571­012

Applicant/Owner ­ Dave Snow, SZ Downtown Partners

Environmental Report ­ Categorical Exemption, Class 32 Infill Development

Staff Recommendation ­ Recommend Planning Commission Approval with Conditions

Report For ­ Planning Commission Public Hearing ­ March 1, 2018

General Plan Designation ­ Downtown Mixed Use (DX)

Zoning Designation ­ Central Business District (CBD)
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East ­   DSP Area D, Mixed Use District; duplex, single family, office uses

West ­  DSP Area D, single family homes, light industrial uses

Discussion:
Applicable Laws, Codes and Ordinances ­ The project is subject to several laws, codes and ordinances:
• The California Environmental Quality Act (CEQA)
• City of Woodland's General Plan
• City of Woodland's Zoning Ordinance
• Community Design Standards
• Subdivision Ordinance
• Downtown Specific Plan (and anticipated updates to the plan)

General Plan Consistency ­ The project is consistent with General Plan Land Use Policy 2.A.6, Infill
Development which encourages infill and redevelopment of underutilized sites in existing urbanized areas to enhance
community character; promote pedestrian and bicycle­friendly neighborhoods, increase housing diversity, ensure integrity
of historic districts, optimize city investment in infrastructure, support increased transit use, and enhance economic vitality. 

The project is also consistent with General Plan Housing Policies 9.A.9 and 9.D.2 which promote infill development and
densification where possible.

The proposed 14­unit residential project meets these policy objectives by redeveloping an underutilized parcel within the
Downtown Specific Plan area; an area anticipated to grow by 1,000 new residential units over the life of the 2035 General
Plan.   The project provides for much needed "missing middle" housing with a small per unit footprint and floorplan, ideal
for Downtown infill.  The project seeks to attract young working professionals, as well as empty nesters, desiring to live
in a walkable urban environment.   While the units are not income restricted, the applicant hopes to the sell the units at a
price that is affordable to first time buyers by keeping the units compact and efficient.

Further the proposal is consistent with the vision established in the General Plan for the Downtown Mixed Use (DX) land
use designation which encompasses the historic downtown core.  The DX designation allows for Floor Area Ratios (FAR)
of 1.0 to 4.0 and unlimited residential density.  The project's FAR is just over 1.0, meeting the minimum requirement, while
respecting surrounding uses and the established historic residential neighborhood south of Lincoln Avenue. 

Zoning Consistency

Land Use
The zoning land use designation for the site is Downtown Specific Plan ­ Area D.  Area (or "District") D is described in
the Specific Plan as a "Mixed Use District" with opportunities for infill development including residential, commercial,
industrial, and institutional uses.  The 14­unit residential development project is a "by­right" permitted use within this
Downtown District; however, the Site Plan and Design Review application is elevated to the Planning Commission for
review as it is directly tied to the concurrent request for a 14­lot Tentative Subdivision Map.  Tentative Subdivision Maps
require Planning Commission review and approval.   

Setbacks
The site plan for the proposed residential development requires the following setbacks:
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Setback Requirements        Proposed Setbacks

Front Yard
Average on the

block
Average on the block*

Rear Yard

None, unless
adjacent to

residential, then 10
feet

Minimum 10 feet

Side Yard None Minimum 4 feet 

*The proposal meets all of the zoning setback requirements.  Staff also considered the front setback requirement in terms
of average setbacks on the Third Street and Lincoln Avenue blocks and finds that the overall "streetfront" setbacks are
generally consistent with existing buildings on each block.  The proposed streetfront setbacks provide for a minimum six
foot landscape buffer between the sidewalk and the buildings while maintaining an appropriate downtown, pedestrian
oriented streetscape with structures located near the sidewalk.

Off Street Parking
Article 23 of the Zoning Regulations commencing with Section 25­23­01 addresses off­street parking and loading
requirements.  The proposed project is required to provide a minimum of one on­site parking space per residential unit. 
The project meets this requirement, providing one single car garage per unit.  In response to neighborhood concerns, the
applicant has identified  six (6)additional on­site spaces for short term visitors.  Additional off­site public parking is
available immediately adjacent to the project site on Third Street and Lincoln Avenue. 

Landscaping
Each residential unit/parcel will include a private, landscaped front and rear yard patio area.  A minimum six foot
landscape buffer will be located between the Third Street and Lincoln Avenue sidewalks and the units and between the
units and the adjacent residential properties to the east and north.  The applicant shall submit a detailed landscape and
irrigation plan for review and approval prior to building permit issuance.

Project Design
The project consists of a contemporary design with varied roof lines and materials including stucco, horizontal
Hardieplank, and board and batten Hardiepanel siding.  Roofing materials consist of cement tile and metal standing
seam.  The units are broken into eights separate buildings to minimize project massing and help create the feeling of
individual homes.

The General Plan Urban Form Characteristics for the Downtown area state that new development shall be between two
and six­stories in height and that single story buildings are strongly discouraged.  The Downtown Specific Plan allows for
a 65 foot maximum height for projects in "Area D."  The proposed project has a maximum height of 37 feet.  Mr. Snow
intentionally limited the overall height of the project to three stories based on an evaluation of existing surrounding uses
which include predominately one and one­and­a­half story single family homes.  Further consideration was given to
immediately adjacent properties and their privacy through the use of higher placed windows and/or the elimination of
windows entirely.  The strategic placement of trees and landscaping will provide additional privacy and buffering between
the project and adjacent properties.     

The applicant has worked closely with staff and the Planning Commission Design Review Liaison on minor enhancements
to the project design including incorporation of additional windows on the Third Street and Lincoln Avenue elevations to
provide added transparency and allow for more "eyes on the street," which will enhance both the pedestrian experience as
well as neighborhood safety. 

The applicant has paid particular attention to the project's lighting plan to improve resident and neighborhood safety, while
enhancing and staying true to the more contemporary elements of the project design.  Additional historic style street lights
may be required along the frontage of the property to ensure adequate lighting in and around the project, along the
sidewalk and public right of way.

Durable trellis structures incorporating a landscape "screen" were added to soften those elevations facing Third Street and
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TO: MEMBERS OF THE PLANNING COMMISSION
DATE: March 1, 2018
ITEM #: 1.
SUBJECT: Woodland Downtown Suites ­ Tentative Subdivision Map,

Site Plan and Design Review 

Recommendation for Action:
Staff recommends that the Planning Commission take action on the following:

1.  Conduct the public hearing;
2.  Adopt Resolution No.______ (Attachment 1), approving the 14­lot, Tentative Subdivision Map No. 5141, and

approving the Site Plan and Design Review application for a 14­unit, residential development proposal at 447 &
451 3rd Street in the Downtown Specific Plan, Area D.  

Staff Contact:
Erika Bumgardner, Senior Planner, (530) 661­5886, erika.bumgardner@cityofwoodland.org

Report in Brief:
Project Location and Description ­ On January 2, 2018, project applicant, Dave Snow, submitted Planning
Application PLNG­18­00006 for a proposed 14­unit, residential infill development project located at the northeast
corner of 447­451 Third Street.  This site is located in Area D, a "Mixed Use District," of the Downtown Specific Plan
Area.

The residential units are planned as “for­sale,” market­rate units.  Each unit will have a single car garage on the lower
level (first floor); with levels 2 and 3 consisting of residential living space. 

The request includes a 14­lot Tentative Subdivision Map to allow for individual ownership of each unit.  The Planning
Commission is asked to review and approve the proposed Tentative Subdivision Map and associated Site Plan and
Design Review application as further described in this report.

An existing approximately 5,000 square foot warehouse/light industrial building, constructed in or around 1975,
located on site will be demolished prior to construction of the proposed units.  The building is currently unoccupied but
formerly housed a tortilla making business and a motorcycle retail/repair shop.

APN ­ 006­571­011 and 006­571­012

Applicant/Owner ­ Dave Snow, SZ Downtown Partners

Environmental Report ­ Categorical Exemption, Class 32 Infill Development

Staff Recommendation ­ Recommend Planning Commission Approval with Conditions

Report For ­ Planning Commission Public Hearing ­ March 1, 2018

General Plan Designation ­ Downtown Mixed Use (DX)

Zoning Designation ­ Central Business District (CBD)

Specific Plan Designation ­ Downtown Specific Plan (DSP) Area D, Mixed Use District

Adjacent Land Uses and Zoning ­
North ­ DSP Area D, Mixed Use District; single family homes, vacant lots, low­rise apartment

South ­ DSP Area C, Transition District; residential neighborhood

East ­   DSP Area D, Mixed Use District; duplex, single family, office uses

West ­  DSP Area D, single family homes, light industrial uses

Discussion:
Applicable Laws, Codes and Ordinances ­ The project is subject to several laws, codes and ordinances:
• The California Environmental Quality Act (CEQA)
• City of Woodland's General Plan
• City of Woodland's Zoning Ordinance
• Community Design Standards
• Subdivision Ordinance
• Downtown Specific Plan (and anticipated updates to the plan)

General Plan Consistency ­ The project is consistent with General Plan Land Use Policy 2.A.6, Infill
Development which encourages infill and redevelopment of underutilized sites in existing urbanized areas to enhance
community character; promote pedestrian and bicycle­friendly neighborhoods, increase housing diversity, ensure integrity
of historic districts, optimize city investment in infrastructure, support increased transit use, and enhance economic vitality. 

The project is also consistent with General Plan Housing Policies 9.A.9 and 9.D.2 which promote infill development and
densification where possible.

The proposed 14­unit residential project meets these policy objectives by redeveloping an underutilized parcel within the
Downtown Specific Plan area; an area anticipated to grow by 1,000 new residential units over the life of the 2035 General
Plan.   The project provides for much needed "missing middle" housing with a small per unit footprint and floorplan, ideal
for Downtown infill.  The project seeks to attract young working professionals, as well as empty nesters, desiring to live
in a walkable urban environment.   While the units are not income restricted, the applicant hopes to the sell the units at a
price that is affordable to first time buyers by keeping the units compact and efficient.

Further the proposal is consistent with the vision established in the General Plan for the Downtown Mixed Use (DX) land
use designation which encompasses the historic downtown core.  The DX designation allows for Floor Area Ratios (FAR)
of 1.0 to 4.0 and unlimited residential density.  The project's FAR is just over 1.0, meeting the minimum requirement, while
respecting surrounding uses and the established historic residential neighborhood south of Lincoln Avenue. 

Zoning Consistency

Land Use
The zoning land use designation for the site is Downtown Specific Plan ­ Area D.  Area (or "District") D is described in
the Specific Plan as a "Mixed Use District" with opportunities for infill development including residential, commercial,
industrial, and institutional uses.  The 14­unit residential development project is a "by­right" permitted use within this
Downtown District; however, the Site Plan and Design Review application is elevated to the Planning Commission for
review as it is directly tied to the concurrent request for a 14­lot Tentative Subdivision Map.  Tentative Subdivision Maps
require Planning Commission review and approval.   

Setbacks
The site plan for the proposed residential development requires the following setbacks:

Setback Requirements        Proposed Setbacks

Front Yard
Average on the

block
Average on the block*

Rear Yard

None, unless
adjacent to

residential, then 10
feet

Minimum 10 feet

Side Yard None Minimum 4 feet 

*The proposal meets all of the zoning setback requirements.  Staff also considered the front setback requirement in terms
of average setbacks on the Third Street and Lincoln Avenue blocks and finds that the overall "streetfront" setbacks are
generally consistent with existing buildings on each block.  The proposed streetfront setbacks provide for a minimum six
foot landscape buffer between the sidewalk and the buildings while maintaining an appropriate downtown, pedestrian
oriented streetscape with structures located near the sidewalk.

Off Street Parking
Article 23 of the Zoning Regulations commencing with Section 25­23­01 addresses off­street parking and loading
requirements.  The proposed project is required to provide a minimum of one on­site parking space per residential unit. 
The project meets this requirement, providing one single car garage per unit.  In response to neighborhood concerns, the
applicant has identified  six (6)additional on­site spaces for short term visitors.  Additional off­site public parking is
available immediately adjacent to the project site on Third Street and Lincoln Avenue. 

Landscaping
Each residential unit/parcel will include a private, landscaped front and rear yard patio area.  A minimum six foot
landscape buffer will be located between the Third Street and Lincoln Avenue sidewalks and the units and between the
units and the adjacent residential properties to the east and north.  The applicant shall submit a detailed landscape and
irrigation plan for review and approval prior to building permit issuance.

Project Design
The project consists of a contemporary design with varied roof lines and materials including stucco, horizontal
Hardieplank, and board and batten Hardiepanel siding.  Roofing materials consist of cement tile and metal standing
seam.  The units are broken into eights separate buildings to minimize project massing and help create the feeling of
individual homes.

The General Plan Urban Form Characteristics for the Downtown area state that new development shall be between two
and six­stories in height and that single story buildings are strongly discouraged.  The Downtown Specific Plan allows for
a 65 foot maximum height for projects in "Area D."  The proposed project has a maximum height of 37 feet.  Mr. Snow
intentionally limited the overall height of the project to three stories based on an evaluation of existing surrounding uses
which include predominately one and one­and­a­half story single family homes.  Further consideration was given to
immediately adjacent properties and their privacy through the use of higher placed windows and/or the elimination of
windows entirely.  The strategic placement of trees and landscaping will provide additional privacy and buffering between
the project and adjacent properties.     

The applicant has worked closely with staff and the Planning Commission Design Review Liaison on minor enhancements
to the project design including incorporation of additional windows on the Third Street and Lincoln Avenue elevations to
provide added transparency and allow for more "eyes on the street," which will enhance both the pedestrian experience as
well as neighborhood safety. 

The applicant has paid particular attention to the project's lighting plan to improve resident and neighborhood safety, while
enhancing and staying true to the more contemporary elements of the project design.  Additional historic style street lights
may be required along the frontage of the property to ensure adequate lighting in and around the project, along the
sidewalk and public right of way.

Durable trellis structures incorporating a landscape "screen" were added to soften those elevations facing Third Street and
Lincoln Avenue.  The applicant continues to work with city staff on a color pallet that maintains a contemporary feel and a
unified project design, while providing some variation between the buildings and/or individual units.

Climate Action Plan
The City of Woodland's 2035 Climate Action Plan (CAP) presents a set of community­generated strategies to guide the
City of Woodland, its residents and local businesses in reducing greenhouse gas (GHG) emissions consistent with State
goals for addressing California's contributions to climate change.

The proposed project complies with various strategies as outlined in the CAP.  In addition to meeting California Title 24
building efficiency requirements, a few notable strategies unique to the project include:

1. Strategy T/LU­2: Infill Development, Redevelopment, and Repurposing. The proposed project takes advantage of an
underutilized parcel within the city's urban core where residents can easily walk to Main Street shops and businesses,
reducing motor vehicle trips. 

2.  Strategy T/LU­3:  Smart Growth in New Development.  The project density is 34 units to the acre, which is
generally considering high density housing in Woodland, and is ideally located within walking distance to Downtown Main
Street. 

3.     Strategy T/LU­7:  Increased Use of Alternative­Fuel Vehicles.  Each residential unit will have a dedicated circuit for
electric vehicle charging in the garage.

Tentative Subdivision Map
The project includes a request for a 14­lot tentative subdivision map to allow for the individual sale of each of the
proposed residential units.  The lots range in size from 1,200 square feet to 1,943 square feet in size, with an average lot
size of 1,442 square feet.  Lots range from 24 feet to 30 feet in width and 50 feet to 71 feet in length/depth.  There is no
minimum lot size requirement.  The proposed building envelopes meet all applicable setback requirements. Shared
reciprocal access and utility easements shall be recorded to ensure accessibility to all lots and utility repair/maintenance as
needed. 

Environmental Assessment
Pursuant to the California Environmental Quality Act (“CEQA”), the proposed project is exempt from CEQA review
per CEQA regulation (Title 14 of the California Code of Regulations) 15332.  Regulation 15332 applies to infill
development projects on less than five acres that will not have a significant effect on the environment.

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
• Notices were mailed to all property owners within 300 feet of the project site

Copies of the factual staff report for the proposed project have been on file at City Hall since February 23, 2018.

Neighborhood Outreach
On Monday, February 12, 2018, the Planning Division hosted an informational meeting with neighbors of the proposed
project to allow residents an opportunity to learn more about the project prior to the Planning Commission Public Hearing. 
Attendees were able to ask questions and express concerns and/or support for the project.  Approximately 24 neighbors
attended the meeting and staff received additional emails and phone calls regarding the project from residents unable to
attend.  A few common concerns were expressed, as summarized below:

Traffic ­ A number of residents expressed significant concern with the traffic speeds and volume of cars traveling
down Third Street, particularly south of Lincoln.  This is a long standing and ongoing concern as Third Street is one of the
few north­south roadways connecting Main Street all the way to Gibson Road.  Staff will continue to collaborate with
members of the Traffic Safety Committee to address excessive vehicle speed on Third Street.  However, the proposed
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TO: MEMBERS OF THE PLANNING COMMISSION
DATE: March 1, 2018
ITEM #: 1.
SUBJECT: Woodland Downtown Suites ­ Tentative Subdivision Map,

Site Plan and Design Review 

Recommendation for Action:
Staff recommends that the Planning Commission take action on the following:

1.  Conduct the public hearing;
2.  Adopt Resolution No.______ (Attachment 1), approving the 14­lot, Tentative Subdivision Map No. 5141, and

approving the Site Plan and Design Review application for a 14­unit, residential development proposal at 447 &
451 3rd Street in the Downtown Specific Plan, Area D.  

Staff Contact:
Erika Bumgardner, Senior Planner, (530) 661­5886, erika.bumgardner@cityofwoodland.org

Report in Brief:
Project Location and Description ­ On January 2, 2018, project applicant, Dave Snow, submitted Planning
Application PLNG­18­00006 for a proposed 14­unit, residential infill development project located at the northeast
corner of 447­451 Third Street.  This site is located in Area D, a "Mixed Use District," of the Downtown Specific Plan
Area.

The residential units are planned as “for­sale,” market­rate units.  Each unit will have a single car garage on the lower
level (first floor); with levels 2 and 3 consisting of residential living space. 

The request includes a 14­lot Tentative Subdivision Map to allow for individual ownership of each unit.  The Planning
Commission is asked to review and approve the proposed Tentative Subdivision Map and associated Site Plan and
Design Review application as further described in this report.

An existing approximately 5,000 square foot warehouse/light industrial building, constructed in or around 1975,
located on site will be demolished prior to construction of the proposed units.  The building is currently unoccupied but
formerly housed a tortilla making business and a motorcycle retail/repair shop.

APN ­ 006­571­011 and 006­571­012

Applicant/Owner ­ Dave Snow, SZ Downtown Partners

Environmental Report ­ Categorical Exemption, Class 32 Infill Development

Staff Recommendation ­ Recommend Planning Commission Approval with Conditions

Report For ­ Planning Commission Public Hearing ­ March 1, 2018

General Plan Designation ­ Downtown Mixed Use (DX)

Zoning Designation ­ Central Business District (CBD)

Specific Plan Designation ­ Downtown Specific Plan (DSP) Area D, Mixed Use District

Adjacent Land Uses and Zoning ­
North ­ DSP Area D, Mixed Use District; single family homes, vacant lots, low­rise apartment

South ­ DSP Area C, Transition District; residential neighborhood

East ­   DSP Area D, Mixed Use District; duplex, single family, office uses

West ­  DSP Area D, single family homes, light industrial uses

Discussion:
Applicable Laws, Codes and Ordinances ­ The project is subject to several laws, codes and ordinances:
• The California Environmental Quality Act (CEQA)
• City of Woodland's General Plan
• City of Woodland's Zoning Ordinance
• Community Design Standards
• Subdivision Ordinance
• Downtown Specific Plan (and anticipated updates to the plan)

General Plan Consistency ­ The project is consistent with General Plan Land Use Policy 2.A.6, Infill
Development which encourages infill and redevelopment of underutilized sites in existing urbanized areas to enhance
community character; promote pedestrian and bicycle­friendly neighborhoods, increase housing diversity, ensure integrity
of historic districts, optimize city investment in infrastructure, support increased transit use, and enhance economic vitality. 

The project is also consistent with General Plan Housing Policies 9.A.9 and 9.D.2 which promote infill development and
densification where possible.

The proposed 14­unit residential project meets these policy objectives by redeveloping an underutilized parcel within the
Downtown Specific Plan area; an area anticipated to grow by 1,000 new residential units over the life of the 2035 General
Plan.   The project provides for much needed "missing middle" housing with a small per unit footprint and floorplan, ideal
for Downtown infill.  The project seeks to attract young working professionals, as well as empty nesters, desiring to live
in a walkable urban environment.   While the units are not income restricted, the applicant hopes to the sell the units at a
price that is affordable to first time buyers by keeping the units compact and efficient.

Further the proposal is consistent with the vision established in the General Plan for the Downtown Mixed Use (DX) land
use designation which encompasses the historic downtown core.  The DX designation allows for Floor Area Ratios (FAR)
of 1.0 to 4.0 and unlimited residential density.  The project's FAR is just over 1.0, meeting the minimum requirement, while
respecting surrounding uses and the established historic residential neighborhood south of Lincoln Avenue. 

Zoning Consistency

Land Use
The zoning land use designation for the site is Downtown Specific Plan ­ Area D.  Area (or "District") D is described in
the Specific Plan as a "Mixed Use District" with opportunities for infill development including residential, commercial,
industrial, and institutional uses.  The 14­unit residential development project is a "by­right" permitted use within this
Downtown District; however, the Site Plan and Design Review application is elevated to the Planning Commission for
review as it is directly tied to the concurrent request for a 14­lot Tentative Subdivision Map.  Tentative Subdivision Maps
require Planning Commission review and approval.   

Setbacks
The site plan for the proposed residential development requires the following setbacks:

Setback Requirements        Proposed Setbacks

Front Yard
Average on the

block
Average on the block*

Rear Yard

None, unless
adjacent to

residential, then 10
feet

Minimum 10 feet

Side Yard None Minimum 4 feet 

*The proposal meets all of the zoning setback requirements.  Staff also considered the front setback requirement in terms
of average setbacks on the Third Street and Lincoln Avenue blocks and finds that the overall "streetfront" setbacks are
generally consistent with existing buildings on each block.  The proposed streetfront setbacks provide for a minimum six
foot landscape buffer between the sidewalk and the buildings while maintaining an appropriate downtown, pedestrian
oriented streetscape with structures located near the sidewalk.

Off Street Parking
Article 23 of the Zoning Regulations commencing with Section 25­23­01 addresses off­street parking and loading
requirements.  The proposed project is required to provide a minimum of one on­site parking space per residential unit. 
The project meets this requirement, providing one single car garage per unit.  In response to neighborhood concerns, the
applicant has identified  six (6)additional on­site spaces for short term visitors.  Additional off­site public parking is
available immediately adjacent to the project site on Third Street and Lincoln Avenue. 

Landscaping
Each residential unit/parcel will include a private, landscaped front and rear yard patio area.  A minimum six foot
landscape buffer will be located between the Third Street and Lincoln Avenue sidewalks and the units and between the
units and the adjacent residential properties to the east and north.  The applicant shall submit a detailed landscape and
irrigation plan for review and approval prior to building permit issuance.

Project Design
The project consists of a contemporary design with varied roof lines and materials including stucco, horizontal
Hardieplank, and board and batten Hardiepanel siding.  Roofing materials consist of cement tile and metal standing
seam.  The units are broken into eights separate buildings to minimize project massing and help create the feeling of
individual homes.

The General Plan Urban Form Characteristics for the Downtown area state that new development shall be between two
and six­stories in height and that single story buildings are strongly discouraged.  The Downtown Specific Plan allows for
a 65 foot maximum height for projects in "Area D."  The proposed project has a maximum height of 37 feet.  Mr. Snow
intentionally limited the overall height of the project to three stories based on an evaluation of existing surrounding uses
which include predominately one and one­and­a­half story single family homes.  Further consideration was given to
immediately adjacent properties and their privacy through the use of higher placed windows and/or the elimination of
windows entirely.  The strategic placement of trees and landscaping will provide additional privacy and buffering between
the project and adjacent properties.     

The applicant has worked closely with staff and the Planning Commission Design Review Liaison on minor enhancements
to the project design including incorporation of additional windows on the Third Street and Lincoln Avenue elevations to
provide added transparency and allow for more "eyes on the street," which will enhance both the pedestrian experience as
well as neighborhood safety. 

The applicant has paid particular attention to the project's lighting plan to improve resident and neighborhood safety, while
enhancing and staying true to the more contemporary elements of the project design.  Additional historic style street lights
may be required along the frontage of the property to ensure adequate lighting in and around the project, along the
sidewalk and public right of way.

Durable trellis structures incorporating a landscape "screen" were added to soften those elevations facing Third Street and
Lincoln Avenue.  The applicant continues to work with city staff on a color pallet that maintains a contemporary feel and a
unified project design, while providing some variation between the buildings and/or individual units.

Climate Action Plan
The City of Woodland's 2035 Climate Action Plan (CAP) presents a set of community­generated strategies to guide the
City of Woodland, its residents and local businesses in reducing greenhouse gas (GHG) emissions consistent with State
goals for addressing California's contributions to climate change.

The proposed project complies with various strategies as outlined in the CAP.  In addition to meeting California Title 24
building efficiency requirements, a few notable strategies unique to the project include:

1. Strategy T/LU­2: Infill Development, Redevelopment, and Repurposing. The proposed project takes advantage of an
underutilized parcel within the city's urban core where residents can easily walk to Main Street shops and businesses,
reducing motor vehicle trips. 

2.  Strategy T/LU­3:  Smart Growth in New Development.  The project density is 34 units to the acre, which is
generally considering high density housing in Woodland, and is ideally located within walking distance to Downtown Main
Street. 

3.     Strategy T/LU­7:  Increased Use of Alternative­Fuel Vehicles.  Each residential unit will have a dedicated circuit for
electric vehicle charging in the garage.

Tentative Subdivision Map
The project includes a request for a 14­lot tentative subdivision map to allow for the individual sale of each of the
proposed residential units.  The lots range in size from 1,200 square feet to 1,943 square feet in size, with an average lot
size of 1,442 square feet.  Lots range from 24 feet to 30 feet in width and 50 feet to 71 feet in length/depth.  There is no
minimum lot size requirement.  The proposed building envelopes meet all applicable setback requirements. Shared
reciprocal access and utility easements shall be recorded to ensure accessibility to all lots and utility repair/maintenance as
needed. 

Environmental Assessment
Pursuant to the California Environmental Quality Act (“CEQA”), the proposed project is exempt from CEQA review
per CEQA regulation (Title 14 of the California Code of Regulations) 15332.  Regulation 15332 applies to infill
development projects on less than five acres that will not have a significant effect on the environment.

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
• Notices were mailed to all property owners within 300 feet of the project site

Copies of the factual staff report for the proposed project have been on file at City Hall since February 23, 2018.

Neighborhood Outreach
On Monday, February 12, 2018, the Planning Division hosted an informational meeting with neighbors of the proposed
project to allow residents an opportunity to learn more about the project prior to the Planning Commission Public Hearing. 
Attendees were able to ask questions and express concerns and/or support for the project.  Approximately 24 neighbors
attended the meeting and staff received additional emails and phone calls regarding the project from residents unable to
attend.  A few common concerns were expressed, as summarized below:

Traffic ­ A number of residents expressed significant concern with the traffic speeds and volume of cars traveling
down Third Street, particularly south of Lincoln.  This is a long standing and ongoing concern as Third Street is one of the
few north­south roadways connecting Main Street all the way to Gibson Road.  Staff will continue to collaborate with
members of the Traffic Safety Committee to address excessive vehicle speed on Third Street.  However, the proposed
project is not anticipated to add significantly to the traffic volume along Third Street or Lincoln Avenue.  Any street
parking along Third Street from guests visiting the the project may help calm traffic along Third Street by virtue of the
"friction" generated by on­street parking which is proven to slow traffic speeds.  However, it is recognized that this
particular street is challenging as it is a default "connector" for individuals traveling south to Gibson so additional calming
measures should be considered. 

Parking ­ In addition to traffic concerns, residents, particularly those residing south of Lincoln Avenue on Third Street,
expressed concern with the number of cars currently parking on the street in front of their homes making it difficult to pull
trash toters to the curb, to allow for street cleaning, to find their own on­street parking in front of their residence, and to
provide for guest parking.  It does appear that vehicles parked on the street belong to Third Street residents and guests of
existing residents as several homes south of Lincoln Avenue have limited to no on­site parking.  If the excessive street
parking results from the project's occupants and visitors, a resident neighborhood parking permit from Lincoln south along
Third Street should be considered, since the Project occupants may park along and north of Lincoln.

The proposed project includes one, on­site, covered parking space per unit.  The applicant will be marketing the units to
young adults and "empty nesters" desiring to live in a more urban environment with amenities in walking distance and
where the need for and reliance on two vehicles per household is reduced.  However, in response to neighbor concerns,
staff worked with the applicant to identify additional areas for on­site parking for both residents and limited term
guests if/when adjacent on­street parking is unavailable.  Six additional on­site spaces were identified to meet this
purpose.  

Ownership ­ Staff has received questions and concern from nearby residents regarding eventual ownership status of
each unit.  Some neighbors have expressed concern about the number of rental properties in the immediate vicinity of the
project.  This project includes all market­rate, for­sale units.  Each unit is intended to be individually owned; however there
is no exclusion prohibiting an owner from renting his/her unit over time. 

Design ­ During the neighborhood meeting, several attendees commented on the architectural style and design of the
project.  Several felt strongly that the project design should better reflect the traditional and historical character of the
existing homes in the vicinity, while others supported the more contemporary design of the project. 

The Downtown Specific Plan requires high­quality design that is compatible with the historic quality of the community,
while encouraging creativity and diversity.  It does not require new development to resemble or replicate traditional/historic
style architecture.  Staff review of the proposed project focused on reinforcing the existing rhythm of downtown
development patterns including proximity to the street, transparency through added windows and open style fencing,
minimizing driveway entrances to enhance and improve the pedestrian experience, and by ensuring interesting massing
and articulation of the buildings particularly along Third Street and Lincoln Avenue.

Entitlements
The Planning Commission shall base its decision on the conformity of the tentative map, together with the provisions for its
design and improvements, with the requirements of the Subdivision Ordinance, the Zoning Ordinance, the General Plan,
any applicable specific plans and any other applicable ordnance, resolutions or provisions of law.  If the tentative map
complies with all of the requirements of the Chapter and the Subdivision Map Act, the Planning Commission may approve
or conditionally approve the map.  Site Plan and Design Review approval shall be based on a determination that the
project is consistent with applicable provisions of the Zoning Ordinance, Downtown Specific Plan, Community Design
Standards and the General Plan.  

Appeal  
The subdivider, or any party adversely affected by the decision, the City Council, an individual City Council Member, or
the City Manager or Community Development Director, may appeal any action of the Planning Commission with respect
to a tentative map to the City Council within ten (10) days after the action of the Planning Commission.  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 or Community Development Director.  Any such appeal shall be filed with the City Clerk and, except an
appeal by the City Council, a City Council member, or the City Manager, shall be accompanied by a filing fee as
prescribed by City Council resolution.  Upon the filing of an appeal, the City Clerk shall set the matter for hearing.  Such
hearing shall be held within thirty days after the date of filing the appeal.  Within ten days or at its next regular meeting
following the conclusion of the hearing; the City Council shall render its decision on the appeal.
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TO: MEMBERS OF THE PLANNING COMMISSION
DATE: March 1, 2018
ITEM #: 1.
SUBJECT: Woodland Downtown Suites ­ Tentative Subdivision Map,

Site Plan and Design Review 

Recommendation for Action:
Staff recommends that the Planning Commission take action on the following:

1.  Conduct the public hearing;
2.  Adopt Resolution No.______ (Attachment 1), approving the 14­lot, Tentative Subdivision Map No. 5141, and

approving the Site Plan and Design Review application for a 14­unit, residential development proposal at 447 &
451 3rd Street in the Downtown Specific Plan, Area D.  

Staff Contact:
Erika Bumgardner, Senior Planner, (530) 661­5886, erika.bumgardner@cityofwoodland.org

Report in Brief:
Project Location and Description ­ On January 2, 2018, project applicant, Dave Snow, submitted Planning
Application PLNG­18­00006 for a proposed 14­unit, residential infill development project located at the northeast
corner of 447­451 Third Street.  This site is located in Area D, a "Mixed Use District," of the Downtown Specific Plan
Area.

The residential units are planned as “for­sale,” market­rate units.  Each unit will have a single car garage on the lower
level (first floor); with levels 2 and 3 consisting of residential living space. 

The request includes a 14­lot Tentative Subdivision Map to allow for individual ownership of each unit.  The Planning
Commission is asked to review and approve the proposed Tentative Subdivision Map and associated Site Plan and
Design Review application as further described in this report.

An existing approximately 5,000 square foot warehouse/light industrial building, constructed in or around 1975,
located on site will be demolished prior to construction of the proposed units.  The building is currently unoccupied but
formerly housed a tortilla making business and a motorcycle retail/repair shop.

APN ­ 006­571­011 and 006­571­012

Applicant/Owner ­ Dave Snow, SZ Downtown Partners

Environmental Report ­ Categorical Exemption, Class 32 Infill Development

Staff Recommendation ­ Recommend Planning Commission Approval with Conditions

Report For ­ Planning Commission Public Hearing ­ March 1, 2018

General Plan Designation ­ Downtown Mixed Use (DX)

Zoning Designation ­ Central Business District (CBD)

Specific Plan Designation ­ Downtown Specific Plan (DSP) Area D, Mixed Use District

Adjacent Land Uses and Zoning ­
North ­ DSP Area D, Mixed Use District; single family homes, vacant lots, low­rise apartment

South ­ DSP Area C, Transition District; residential neighborhood

East ­   DSP Area D, Mixed Use District; duplex, single family, office uses

West ­  DSP Area D, single family homes, light industrial uses

Discussion:
Applicable Laws, Codes and Ordinances ­ The project is subject to several laws, codes and ordinances:
• The California Environmental Quality Act (CEQA)
• City of Woodland's General Plan
• City of Woodland's Zoning Ordinance
• Community Design Standards
• Subdivision Ordinance
• Downtown Specific Plan (and anticipated updates to the plan)

General Plan Consistency ­ The project is consistent with General Plan Land Use Policy 2.A.6, Infill
Development which encourages infill and redevelopment of underutilized sites in existing urbanized areas to enhance
community character; promote pedestrian and bicycle­friendly neighborhoods, increase housing diversity, ensure integrity
of historic districts, optimize city investment in infrastructure, support increased transit use, and enhance economic vitality. 

The project is also consistent with General Plan Housing Policies 9.A.9 and 9.D.2 which promote infill development and
densification where possible.

The proposed 14­unit residential project meets these policy objectives by redeveloping an underutilized parcel within the
Downtown Specific Plan area; an area anticipated to grow by 1,000 new residential units over the life of the 2035 General
Plan.   The project provides for much needed "missing middle" housing with a small per unit footprint and floorplan, ideal
for Downtown infill.  The project seeks to attract young working professionals, as well as empty nesters, desiring to live
in a walkable urban environment.   While the units are not income restricted, the applicant hopes to the sell the units at a
price that is affordable to first time buyers by keeping the units compact and efficient.

Further the proposal is consistent with the vision established in the General Plan for the Downtown Mixed Use (DX) land
use designation which encompasses the historic downtown core.  The DX designation allows for Floor Area Ratios (FAR)
of 1.0 to 4.0 and unlimited residential density.  The project's FAR is just over 1.0, meeting the minimum requirement, while
respecting surrounding uses and the established historic residential neighborhood south of Lincoln Avenue. 

Zoning Consistency

Land Use
The zoning land use designation for the site is Downtown Specific Plan ­ Area D.  Area (or "District") D is described in
the Specific Plan as a "Mixed Use District" with opportunities for infill development including residential, commercial,
industrial, and institutional uses.  The 14­unit residential development project is a "by­right" permitted use within this
Downtown District; however, the Site Plan and Design Review application is elevated to the Planning Commission for
review as it is directly tied to the concurrent request for a 14­lot Tentative Subdivision Map.  Tentative Subdivision Maps
require Planning Commission review and approval.   

Setbacks
The site plan for the proposed residential development requires the following setbacks:

Setback Requirements        Proposed Setbacks

Front Yard
Average on the

block
Average on the block*

Rear Yard

None, unless
adjacent to

residential, then 10
feet

Minimum 10 feet

Side Yard None Minimum 4 feet 

*The proposal meets all of the zoning setback requirements.  Staff also considered the front setback requirement in terms
of average setbacks on the Third Street and Lincoln Avenue blocks and finds that the overall "streetfront" setbacks are
generally consistent with existing buildings on each block.  The proposed streetfront setbacks provide for a minimum six
foot landscape buffer between the sidewalk and the buildings while maintaining an appropriate downtown, pedestrian
oriented streetscape with structures located near the sidewalk.

Off Street Parking
Article 23 of the Zoning Regulations commencing with Section 25­23­01 addresses off­street parking and loading
requirements.  The proposed project is required to provide a minimum of one on­site parking space per residential unit. 
The project meets this requirement, providing one single car garage per unit.  In response to neighborhood concerns, the
applicant has identified  six (6)additional on­site spaces for short term visitors.  Additional off­site public parking is
available immediately adjacent to the project site on Third Street and Lincoln Avenue. 

Landscaping
Each residential unit/parcel will include a private, landscaped front and rear yard patio area.  A minimum six foot
landscape buffer will be located between the Third Street and Lincoln Avenue sidewalks and the units and between the
units and the adjacent residential properties to the east and north.  The applicant shall submit a detailed landscape and
irrigation plan for review and approval prior to building permit issuance.

Project Design
The project consists of a contemporary design with varied roof lines and materials including stucco, horizontal
Hardieplank, and board and batten Hardiepanel siding.  Roofing materials consist of cement tile and metal standing
seam.  The units are broken into eights separate buildings to minimize project massing and help create the feeling of
individual homes.

The General Plan Urban Form Characteristics for the Downtown area state that new development shall be between two
and six­stories in height and that single story buildings are strongly discouraged.  The Downtown Specific Plan allows for
a 65 foot maximum height for projects in "Area D."  The proposed project has a maximum height of 37 feet.  Mr. Snow
intentionally limited the overall height of the project to three stories based on an evaluation of existing surrounding uses
which include predominately one and one­and­a­half story single family homes.  Further consideration was given to
immediately adjacent properties and their privacy through the use of higher placed windows and/or the elimination of
windows entirely.  The strategic placement of trees and landscaping will provide additional privacy and buffering between
the project and adjacent properties.     

The applicant has worked closely with staff and the Planning Commission Design Review Liaison on minor enhancements
to the project design including incorporation of additional windows on the Third Street and Lincoln Avenue elevations to
provide added transparency and allow for more "eyes on the street," which will enhance both the pedestrian experience as
well as neighborhood safety. 

The applicant has paid particular attention to the project's lighting plan to improve resident and neighborhood safety, while
enhancing and staying true to the more contemporary elements of the project design.  Additional historic style street lights
may be required along the frontage of the property to ensure adequate lighting in and around the project, along the
sidewalk and public right of way.

Durable trellis structures incorporating a landscape "screen" were added to soften those elevations facing Third Street and
Lincoln Avenue.  The applicant continues to work with city staff on a color pallet that maintains a contemporary feel and a
unified project design, while providing some variation between the buildings and/or individual units.

Climate Action Plan
The City of Woodland's 2035 Climate Action Plan (CAP) presents a set of community­generated strategies to guide the
City of Woodland, its residents and local businesses in reducing greenhouse gas (GHG) emissions consistent with State
goals for addressing California's contributions to climate change.

The proposed project complies with various strategies as outlined in the CAP.  In addition to meeting California Title 24
building efficiency requirements, a few notable strategies unique to the project include:

1. Strategy T/LU­2: Infill Development, Redevelopment, and Repurposing. The proposed project takes advantage of an
underutilized parcel within the city's urban core where residents can easily walk to Main Street shops and businesses,
reducing motor vehicle trips. 

2.  Strategy T/LU­3:  Smart Growth in New Development.  The project density is 34 units to the acre, which is
generally considering high density housing in Woodland, and is ideally located within walking distance to Downtown Main
Street. 

3.     Strategy T/LU­7:  Increased Use of Alternative­Fuel Vehicles.  Each residential unit will have a dedicated circuit for
electric vehicle charging in the garage.

Tentative Subdivision Map
The project includes a request for a 14­lot tentative subdivision map to allow for the individual sale of each of the
proposed residential units.  The lots range in size from 1,200 square feet to 1,943 square feet in size, with an average lot
size of 1,442 square feet.  Lots range from 24 feet to 30 feet in width and 50 feet to 71 feet in length/depth.  There is no
minimum lot size requirement.  The proposed building envelopes meet all applicable setback requirements. Shared
reciprocal access and utility easements shall be recorded to ensure accessibility to all lots and utility repair/maintenance as
needed. 

Environmental Assessment
Pursuant to the California Environmental Quality Act (“CEQA”), the proposed project is exempt from CEQA review
per CEQA regulation (Title 14 of the California Code of Regulations) 15332.  Regulation 15332 applies to infill
development projects on less than five acres that will not have a significant effect on the environment.

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
• Notices were mailed to all property owners within 300 feet of the project site

Copies of the factual staff report for the proposed project have been on file at City Hall since February 23, 2018.

Neighborhood Outreach
On Monday, February 12, 2018, the Planning Division hosted an informational meeting with neighbors of the proposed
project to allow residents an opportunity to learn more about the project prior to the Planning Commission Public Hearing. 
Attendees were able to ask questions and express concerns and/or support for the project.  Approximately 24 neighbors
attended the meeting and staff received additional emails and phone calls regarding the project from residents unable to
attend.  A few common concerns were expressed, as summarized below:

Traffic ­ A number of residents expressed significant concern with the traffic speeds and volume of cars traveling
down Third Street, particularly south of Lincoln.  This is a long standing and ongoing concern as Third Street is one of the
few north­south roadways connecting Main Street all the way to Gibson Road.  Staff will continue to collaborate with
members of the Traffic Safety Committee to address excessive vehicle speed on Third Street.  However, the proposed
project is not anticipated to add significantly to the traffic volume along Third Street or Lincoln Avenue.  Any street
parking along Third Street from guests visiting the the project may help calm traffic along Third Street by virtue of the
"friction" generated by on­street parking which is proven to slow traffic speeds.  However, it is recognized that this
particular street is challenging as it is a default "connector" for individuals traveling south to Gibson so additional calming
measures should be considered. 

Parking ­ In addition to traffic concerns, residents, particularly those residing south of Lincoln Avenue on Third Street,
expressed concern with the number of cars currently parking on the street in front of their homes making it difficult to pull
trash toters to the curb, to allow for street cleaning, to find their own on­street parking in front of their residence, and to
provide for guest parking.  It does appear that vehicles parked on the street belong to Third Street residents and guests of
existing residents as several homes south of Lincoln Avenue have limited to no on­site parking.  If the excessive street
parking results from the project's occupants and visitors, a resident neighborhood parking permit from Lincoln south along
Third Street should be considered, since the Project occupants may park along and north of Lincoln.

The proposed project includes one, on­site, covered parking space per unit.  The applicant will be marketing the units to
young adults and "empty nesters" desiring to live in a more urban environment with amenities in walking distance and
where the need for and reliance on two vehicles per household is reduced.  However, in response to neighbor concerns,
staff worked with the applicant to identify additional areas for on­site parking for both residents and limited term
guests if/when adjacent on­street parking is unavailable.  Six additional on­site spaces were identified to meet this
purpose.  

Ownership ­ Staff has received questions and concern from nearby residents regarding eventual ownership status of
each unit.  Some neighbors have expressed concern about the number of rental properties in the immediate vicinity of the
project.  This project includes all market­rate, for­sale units.  Each unit is intended to be individually owned; however there
is no exclusion prohibiting an owner from renting his/her unit over time. 

Design ­ During the neighborhood meeting, several attendees commented on the architectural style and design of the
project.  Several felt strongly that the project design should better reflect the traditional and historical character of the
existing homes in the vicinity, while others supported the more contemporary design of the project. 

The Downtown Specific Plan requires high­quality design that is compatible with the historic quality of the community,
while encouraging creativity and diversity.  It does not require new development to resemble or replicate traditional/historic
style architecture.  Staff review of the proposed project focused on reinforcing the existing rhythm of downtown
development patterns including proximity to the street, transparency through added windows and open style fencing,
minimizing driveway entrances to enhance and improve the pedestrian experience, and by ensuring interesting massing
and articulation of the buildings particularly along Third Street and Lincoln Avenue.

Entitlements
The Planning Commission shall base its decision on the conformity of the tentative map, together with the provisions for its
design and improvements, with the requirements of the Subdivision Ordinance, the Zoning Ordinance, the General Plan,
any applicable specific plans and any other applicable ordnance, resolutions or provisions of law.  If the tentative map
complies with all of the requirements of the Chapter and the Subdivision Map Act, the Planning Commission may approve
or conditionally approve the map.  Site Plan and Design Review approval shall be based on a determination that the
project is consistent with applicable provisions of the Zoning Ordinance, Downtown Specific Plan, Community Design
Standards and the General Plan.  

Appeal  
The subdivider, or any party adversely affected by the decision, the City Council, an individual City Council Member, or
the City Manager or Community Development Director, may appeal any action of the Planning Commission with respect
to a tentative map to the City Council within ten (10) days after the action of the Planning Commission.  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 or Community Development Director.  Any such appeal shall be filed with the City Clerk and, except an
appeal by the City Council, a City Council member, or the City Manager, shall be accompanied by a filing fee as
prescribed by City Council resolution.  Upon the filing of an appeal, the City Clerk shall set the matter for hearing.  Such
hearing shall be held within thirty days after the date of filing the appeal.  Within ten days or at its next regular meeting
following the conclusion of the hearing; the City Council shall render its decision on the appeal.

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

1. Motion #1:  Move that the Planning Commission Adopt Resolution No. PC 18­______,
approving Tentative Subdivision Map No.5141, and approving the Site Plan and Design  Review application

for a 14­unit, residential development proposal at 447 & 451 Third Street in the  Downtown Specific Plan, Area D. 

Prepared By: Erika Bumgardner, Senior Planner

Reviewed By: Cindy Norris, Principal Planner

ATTACHMENTS:

Description Upload Date Type

1 ­ Resolution and Conditions of Approval 2/23/2018 Resolution
Tentative Subdivision Map No 5141 2/22/2018 Map
Site Plan, Elevations, Floor Plans 2/22/2018 Exhibit
Project Rendering 1 2/22/2018 Exhibit
Project Rendering 2 2/22/2018 Exhibit
Project Rendering 3 2/22/2018 Exhibit
General Application 2/22/2018 Backup Material
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RESOLUTION NO. PC 18 - _____ 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 

WOODLAND APPROVING TENTATIVE SUBDIVISION MAP NO. 5141 

AND SITE PLAN AND DESIGN REVIEW FOR A 14-UNIT 

RESIDENTIAL PROJECT LOCATED AT 447 AND 451 THIRD STREET  

(APN 006-571-011 AND 006-571-012) 

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

March 1, 2018, to review and consider a request for Tentative Subdivision Map No. 5141, to 

subdivide two existing 0.32 and 0.14 acre parcels into 14 parcels measuring 1,200 square feet to 

1,943 square feet, with an average lot size of 1,442 square feet as shown in Exhibit A.  The 

Planning Commission also considered a related three-story, 14-unit residential, infill development 

project on the property, including Site Plan and Design Review of the proposal (Exhibit B).  The 

property is located at 447 and 451 Third Street (APN 006-571-012 and 006-571-011); and  

WHEREAS, the proposed project, as conditioned, is consistent with the provisions that 

have been outlined by the General Plan and meets all regulatory requirements of the Zoning 

Ordinance and Downtown Specific Plan; and  

WHEREAS, pursuant to California state law and the Woodland Municipal Code, public 

hearing notices were mailed to all property owners within as area exceeding a three hundred foot 

radius of the subject property, and a public hearing notice was published for a minimum of ten 

days prior to the public hearing in the Woodland Daily Democrat; and  

WHEREAS, the site for the intended use is adequate in size, shape, topography, 

accessibility, and other physical characteristics to accommodate the use and required provisions 

of the Zoning Code and satisfies all minimum physical standards required under the City’s Zoning 

Code for a residential development; and 

WHEREAS, the proposed use will be organized, designed, constructed, operated, and 

maintained so as to be compatible with the character of the area as intended in the General Plan; 

and  

WHEREAS, the proposed use will not constitute a nuisance or be detrimental to the public 

welfare of the community, in that the intensity of the use is modest and designed at the minimum 

functional height required, and the use would be consistent with existing and permitted uses in the 

area; all conditions and requirements deemed necessary and in the public interest have been or will 

be met as they have been imposed on the application approval to reduce the impact of the use on 

adjacent properties and vicinity; and there are no significant privacy, noise, traffic, or parking 

concerns raised by the use; and  
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WHEREAS, pursuant to the California Environmental Quality Act (“CEQA”), the 

proposed modified use is exempt from CEQA review per CEQA regulation (Title 14 of the 

California Code of Regulations) 15332.  Regulation 15332 applies to infill development projects 

on less than five acres that will not have a significant effect on the environment; 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, does hereby make the following findings, and 

determinations with respect to the proposed Tentative Parcel Map No. 5141 and the proposed 14-

unit residential development project at 447 and 451 Third Street:   

1. The proposed Tentative Subdivision Map is consistent with the City’s General Plan. The 

proposed Tentative Map will implement the General Plan by providing the opportunity for 

development of for-sale, residential land within the community. 

2. The Tentative Subdivision Map depicts a site that is physically suitable for development.  

There are no conditions that would render the property unsuitable for residential 

development.   

3. The site is physically suitable for the proposed density of development.  The site is of 

sufficient size and shape to allow the proposed density, and the parcel will be able to 

accommodate future development of residential uses given the shape and topography of 

the Project site. 

4. The design of the parcel or the proposed improvements will not create substantial 

environmental damage or substantially and avoidably injure fish or wildlife or their habitat.  

5. The design of the proposed parcel will not cause serious public health problems and is not 

anticipated to have substantial negative impacts on Project residents or occupants of the 

surrounding area.  

The Planning Commission does hereby approve Application No. PLNG 18-00006 for Tentative 

Subdivision Map No. 5141 (Exhibit A) and Site Plan and Design Review for a proposed 14-unit 

residential development project at 447 & 451 Third Street (Exhibit B), subject to the 

recommended conditions of approval as provided in Exhibit C.  
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PASSED AND ADOPTED by the Planning Commission of the City of Woodland at a regular 

meeting on March 1, 2018, by the following vote: 

AYES:     

NOES:     

ABSTAIN:      

ABSENT:     

             

_____________________________________ 

Marco Lizarraga, Chairperson 

 

ATTEST:        

_____________________________________     

Cindy Norris, Principal Planner  

  

Exhibit A – Tentative Subdivision Map No. 5141 
Exhibit B – Project Site Plan, Elevations and Floor Plans 
Exhibit C – Conditions of Approval  
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Exhibit A 

[Insert Tentative Subdivision Map No. 5141] 
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Exhibit B 

[Insert Project Site Plan, Elevations and Floor Plans] 
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Exhibit C 

Conditions of Approval 
 

GENERAL 
 
1. The project is as described in the staff report prepared for the March 1, 2018, Planning Commission 

meeting to approve Tentative Subdivision Map No. 5141 to divide the properties located at 447 
and 451 Third Street into fourteen separate parcels with an average parcel size of 1,442 square 
feet.  The project shall be carried out in substantial compliance with the submitted Tentative 
Subdivision Map No. 5141 dated January 2018, included in Exhibit A, and the submitted Site Plan 
and Elevations dated February 12, 2018, included in Exhibit B, except as modified in 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. 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. 

 

4. Prior to issuance of a Certificate of Occupancy, all conditions of approval and required 
improvements shall be completed to the satisfaction of the Community Development Department.  
Minor design modifications shall require approval by the Community Development Director.  

 

5. Prior to submittal for plan check, the applicant shall submit plans and elevations for review and 
approval by the Community Development Department.  Once the final design drawings have been 
approved by the Community Development Department, two sets of the final plan set shall be 
provided to the Community Development Department to be date stamped and included in the 
project file.  This set of plans shall be used for reference during the plan check review process.  
This Final Plan set, shall include all conditions of approval incorporated or clearly listed on the 
plans.  The conditions shall be printed on a full-size plan sheet(s). 

 

6. Final plans and building elevations incorporating all conditions of approval shall be coordinated 
and submitted to the Community Development Department as one package in accordance with 
plan check requirements.  All plans, including site, landscape, lighting, mechanical and street 
improvement plans shall be coordinated for consistency prior to issuance of permits (such as 
encroachment or building).  Any changes to the size, colors, construction materials, design or 
location of any structure or any other site or landscape improvement shall not be made without 
prior city approval.  The applicant shall be responsible for coordinating all plans to ensure 
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consistency throughout site plan, landscaping plans, and improvement plans, prior to submittal for 
review. 

 
7. Secure approval and satisfy requirements of all agencies of jurisdiction.  
 
8. 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. 

 
9. 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. 
 

10. 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. 

 

11. Applicant shall be responsible for informing all subcontractors, consultants, engineers or other 
business entities providing services related to the project of their responsibilities to comply with 
all pertinent requirements herein in the City of Woodland Municipal Code, including the 
requirement that a business license be obtained by all entities. 
 

PLANNING 

 
12. Color and Materials.  Applicant shall provide a color and materials sample board to be approved 

by the Community Development Department prior to building permit issuance.  Stucco finish shall 
be light sand. Stucco trim shall be smooth finish.  Applicant shall consider and incorporate 
appropriate glazing and placement of windows to minimize privacy related impacts to immediately 
adjacent neighbors, as well as balcony design/materials.  
 

13. Landscape and Fencing.  Applicant shall submit detailed landscape, irrigation and fencing plans 
to be approved by the Community Development Department prior to building permit issuance.   
The project shall comply with City and State Water Conservation Ordinance.  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.   

 

Application shall work with Planning Staff to determine appropriate placement of trees and 
vegetation to provide added buffering and screening between the units and immediately adjacent 
properties.  

 

Landscape plans shall specify the following: 

City of Woodland                                                 Page 15



 

• 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.  A soil fertility test 
shall be prepared prior to approval of plans to determine planting and amendment 
requirements.  

• 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.  

• Any additional information and specifications as required by the State’s Water Efficient 
Landscape Ordinance for residential landscapes. 

 
14. Lighting. Applicant shall submit a detailed lighting plan including lighting design and 

specifications for all exterior lighting.  Lighting within the shared driveways shall be a minimum 
of one foot-candle and shall not exceed 10 foot-candles unless otherwise determined by City.   

 

15. Trash and Recycling.  Each unit shall have adequate on-site storage for trash and recycle toters.  
Storage locations shall be on a paved surface and shown on the final site plan.  Toters shall be 
screened from public view to the satisfaction of the Community Development Department.  
Applicant shall coordinate with Waste Management regarding effective location for trash pick up 
and/or consolidation of toters.  
 

16. EV Charging.  All units shall include a dedicated circuit for electric vehicle charging. 
 

17. Solar.  Each unit shall be photovoltaic ready and shall: 1) be pre-wired; 2) have adequate roof 
strength to support solar panels; 3) roofs to have minimal penetrations in order to accommodate 
solar panels; 4) a 200 amp main electrical panel; and 5) space provided adjacent to main panel for 
solar disconnect and associated equipment (inverter) unless otherwise determined by City. 
  

18. Roof Mounted Mechanical Equipment.  Roof mounted mechanical or utility equipment, other than 
solar panels and related equipment, visible to the public shall be screened to the satisfaction of the 
Community Development Director.  The method of screening shall be architecturally integrated 
with the structure in terms of materials, color, shape, and size.   
 

19. Ground Mounted Mechanical Equipment.  Any new ground mounted mechanical or utility 
structures, including air conditioning condensers and electrical transformers, shall be underground, 
located behind buildings and screened from public view where possible.  If not possible, adequate 
screening shall be provided on three sides.  Screening may include a combination of landscaping 
and masonry or lattice walls/horizontal fencing subject to Community Development Department 
approval. 
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20. Covenants Conditions & Restrictions.  Prior to approval of the final map applicant shall submit 
three (3) copies of the CC&Rs to the Community Development Department for review and 
approval prior to recordation. CC&Rs to include: 
 

• Garage conversion to residential use is prohibited. 

• Garages shall not be converted for storage use only.  Garages shall be kept clear for residential 
vehicle parking. 

 
DEVELOPMENT ENGINEERING 

 

Roadways 

 
Third Street and Lincoln Avenue 
 
21. After construction of the site, utility connections, and frontage connections, Owner shall micro-

surface the full street in front of the project, inclusive of the intersection of Third Street and Lincoln 
Avenue in order to repair any damage from the resulting construction related to the project to along 
the frontage terminating 25-feet past the last disturbance of the road (to the east on Lincoln Avenue 
and north on Third Street).   

 
22. The OWNER shall construct City Standard monolithic sidewalk, curb, gutter, and ADA compliant 

driveways along the frontage of the property. 
 
23. OWNER shall reconstruct the corner of Third Street and Lincoln Avenue with a curb radius that 

meets ADA and City Engineering Standards to the satisfaction of the City Engineer prior to 
approval of Final Map and Subdivision Improvement Plans. 

 
24. The OWNER shall replace/install City Standard ADA compliant curb ramps. 
 
25. Unless otherwise determined by the City, Owner shall install two historic style streetlights of a 

type approved by the City, along the frontage of the property.  Light poles shall not be located so 
as to conflict with planting or future growth and shading of trees throughout the site.  Review shall 
be provided prior to issuance of final map. 

 
26. Private street section shall be in accordance with City public works standards structural section.  

Owner may present calculations for alternate materials. 
 
Map Circulation 

 
NA 
 
Easements and Right of Way 

 

27. A six (6) foot public utility easement back of (monolithic) sidewalk adjacent to all public streets within 
the development shall be dedicated to the City and may be required elsewhere as requested by the 
utility companies and approved by the City.  
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Final map shall dedicate in fee right of way a chord at the corner of Third Street and Lincoln 
Avenue large enough to accommodate the new curb radius listed in Condition #23 above as 
determined by the City. 

 
28. Final map shall dedicate easements to allow connection of sewer, water, storm drain facilities 

across parcels and vehicular and pedestrian access, so that each parcel may attach to the public 
system.  Easements may be dedicated through one of the following mechanisms: 

 
A. A legally binding CC&R document, reviewed and approved by the City and recorded on 

the title of the land;  
 

B. Prior to approval of the final map the applicant shall enter into an agreement for 
Conveyance of Easements and record it against the property.  The map shall reference the 
agreement; or 

 
C. A statement on the map as follows, “We hereby reserve easements for reciprocal private 

access, drainage, utilities, and maintenance, on, over, and across Parcels   and   these 
easements shall bind and insure to the benefit of the heirs, administrators, executors, and 
successors of the grantors and are for the benefit of each of Parcels so described.” 

 
Wastewater and Sewer Collection System  

 
29. The property shall be connected to the City of Woodland’s sewer system, with a separate sewer lateral 

required for each parcel, in accordance with City of Woodland standards.  Clean outs shall be installed 
at the property line for the on-site mains.  If the main crosses the property line through a driveway the 
clean out shall be in a traffic rated box. 

 
30. Private sewer mains shall be constructed in accordance with City Standards. 

 
Storm Water 

 
31. Owner shall provide pre project and post project storm drain run-off calculations during the design of 

public improvements; and demonstrate that hydromodification requirements have been met. 
 
Storm Water Quality Control 

 
32. 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 BMP’s to prevent and minimize erosion.  The improvement plans 
for construction of less than 1 acre shall include a BMP to be approved by the City Engineer. 

 
33. Project shall include low impact development standards to minimize storm drain run off, applicant 

shall submit a plan to minimize run off to the City for approval.  The plan shall include such measures 
as bioretention basins, porous pavement, dry wells/trench drains, or other approved method as 
described in section E.12.b.(ii) of the phase II MS4 General permit (CAS000004), and demonstrate 
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that the amount of treated run off is in accordance with the section E.12.f  E.12.e.ii.c of the phase II 
MS4 General permit.  Applicant shall enter into an access, maintenance, and reporting agreement for 
such measures prior to certificate of occupancy.  Owner will be required to enter into a maintenance 
agreement for onsite storm water treatment devices. 

 
34. Prior to Final Map Owner shall submit post construction work sheet in accordance with Appendix 8 

of the City’s Post Construction Standards Manual; to demonstrate how the project is meeting low 
impact development standards, Hydromodification standards, and Storm Water Quality Standards.  
These calculations will be necessary to determine the final sizing of the proposed Storm Water Quality 
Measures. 

 
OWNER may reference the City’s Post Construction Standards Manual on the web. 

 
http://www.cityofwoodland.org/gov/depts/cd/divisions/engineering/development/h2oquality.asp 

 
35. Owner shall enter into a Stormwater Treatment Measure Access and Maintenance Agreement prior 

to final map. 
 
Water Infrastructure Conditions  

 
36. Private Water mains shall be constructed in accordance with City standards. 

 
37. Until such time as actual service connections are approved for the subdivision, the water agency may 

withhold water service due to a water shortage declared by the water agency.  
 

38. Two inch back of walk water main shall be abandoned to the main and reconnected at the north edge 
of the property  (i.e. no 2” main will be in the front of project). 

 
39. Each property shall have its own dedicated meter located in the PUE. 

 
40. Landscape irrigation should be split proportionally to each property on site  (i.e. sprinklers shall be 

plumbed for each lot to that lot’s SFD).  
 

41. All final plans for fire hydrant systems and private water mains supplying a fire hydrant system shall 
be submitted to the City of Woodland Fire Department for approval prior to construction of the 
system.  All fire protection systems and appurtenances thereto shall be subject to such periodic tests 
as required by the City of Woodland Fire Department. 

 
42. 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. 

 
Broadband 

 
NA 
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Grading 

 
43. A topographic survey of the entire site and a comprehensive grading and drainage Construction 

Standards for additional requirements. 
 

44. 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.   

 
45. 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. 
 
Flood 
 
NA 
 

Fees 

 

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

47. Prior to approval of improvement plans, the Owner shall pay all fees for plan check and inspection of 
offsite infrastructure improvements, as approved by City Council and defined in the City Fee 
Schedule.  If Owner pays a deposit only at improvement plan submittal, the balance shall be paid 
prior to improvement plan approval by the City Engineer.  If contract inspection is necessary for the 
project Owner shall prefund a liability account and sign an advanced funding agreement. 

 

48. All building shall pay applicable Multi Family Development Impact Fees or connection fees in effect 
at the time of building permit issuance 

 

49. Prior to final map owner shall provide an appraisal of land costs or other value assessment to the City 
and pay Quimby fees in accordance with the City Municipal Code.  These fees are in addition to the 
City’s Parks Development Impact Fees. 

 

50. 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 

City of Woodland                                                 Page 20



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. 

 

General Conditions 

 
51. Developer shall document and show evidence that all tentative map conditions are met with submittal 

of final map 
 
52. 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. 

 
53. Prepare improvement plans for any work within the public right-of-way and submit them to the 

Engineering Division 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. 

 
54. The project shall conform to 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, and prior to abandonment of the well 
the developer shall provide to the City permission from all recipients that receive water to abandon 
the well. 

 
55. Public improvements in addition to roadway, sidewalk curb and gutter, construction shall include 

water, sewer and storm drain mains, fire hydrants, street lights, landscaping and railroad crossing 
improvements. 

 
56. All utility poles that are to be relocated in conjunction with this project shall be identified on the 

improvement plans, with existing and proposed locations indicated.  New utility lines shall be 
underground.  

 
57. Sidewalk and right of way dedications shall be adjusted as necessary to maintain an ADA compliant 

path of travel around Utility poles and obstructions. 
 
58. If improvements are constructed and/or installed by a party or parties other than the Developer, which 

improvements benefit Developer’s property, Developer shall pay a proportionate share of the costs 
of said improvements, including interest, prior to the issuance of building permit(s) (approval of the 
final map) to Developer. 

 
59. If conditions for the project require Owner to construct improvements which benefit parties other 

than Owner, and are subject to reimbursement by others as determined by the City Engineer, Owner 
may request to enter into a reimbursement agreement drafted by the City.  City shall endeavor to 
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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. 

 
60. Final map shall tie into two City control network monuments in accordance with the City’s electronic 

submission ordinance. 
 
61. Prior to approval of the final map the applicant shall establish a Home Owners Association. 
 
62. This project is subject to the construction and demolition debris recycling and diversion ordinance; 

contact Reyna Pinon, Environmental Resource Analyst, at 661-2063 for more information. 
 
63. Joint trench/utility plans shall be submitted to the City Engineer for review, prior to approval of the 

final map and improvement plans. 
 

BUILDING 

 
64. This project must meet all criteria and mandates for these City adopted codes or the most current 

code: 
A. 2016 California Building Code 
B. 2016 California Plumbing Code 
C. 2016 California Mechanical Code 
D. 2016 California Electrical Code 
E. 2016 Building Energy Efficiency Standards 
F. 2016 California Green Building Code 
G. The Code of the City of Woodland 

 
65. 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.  
a. Recycle plan is required at time of permit issuance along with a $1000 deposit.  
b. Prior to any work being performed, clearance from Yolo Solano Air Quality Management 

District is required.  
 

66. 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 of application for the project.  
 

67. All plans, computations and specifications to be prepared and designed by an architect or engineer 
licensed by the state of California. 
 

68. 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.  
 

69. A soils investigation report shall be provide as specified in section 1803.2 of the 2016 CBC.  
c. Footings or foundations for buildings founded on expansive soils shall be designed in 

accordance with CBC 1808.6.1 and for concrete slab foundations the design shall be in 
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accordance with CBC 1806.6.2  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.  
d. Other foundation and slab designs, approved by the soils engineer, would be acceptable as all 

living areas are located on the second and third floors.  
 

70. Projects smaller than one acre shall meet all requirements to prevent storm water runoff from entering 
the City's storm system per the City's Stormwater Ordinance (Section 23D), and may be required to 
submit an Erosion and Sediment Control Plan prepared by a Qualified SWPPP Developer (QSD). 
 

71. Low Impact Development and Hydromodification:  All projects within the City of Woodland are 
required to comply with City's newly adopted Post Construction Standard Plan to reduce post-runoff 
in compliance with the City's Phase II MS4 permit with the State Water Resources Control Board.  
For specific requirements, check the flowchart on the City’s website. 
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TO: MEMBERS OF THE PLANNING COMMISSION
DATE: March 1, 2018
ITEM #: 2.
SUBJECT: Mobilitie Small Cell Co­location Sites 

Recommendation for Action:
1) Receive the staff report;

2) Conduct the public hearing;

3) Adopt Resolution No. PC18­ ______ recommending City Council approval of the Conditional Use Permit allowing
Mobilitie to construct and operate two small cell colocation telecommunications facilities and the installation of related
equipment collocated on two separate City of Woodland light poles within the public right­of­way. Site One:  located on the
north side of West Cross Street just east of Community Lane (Lat­Long 38.67223300, ­121.79109100) APN 065­300­009;
Site two: located on Lincoln Avenue, near the intersection of Summertree Lane (Lat­Long  38.676177, ­121.789697) APN
065­280­039.

Staff Contact:
Megan Meier, Associate Planner, (530) 661­5814, megan.meier@cityofwoodland.org

Report in Brief:
Project Location and Description ­ Project applicant, Mobilitie LLC., submitted Planning Application (PLNG 18
­00011) requesting a Conditional Use Permit to allow the construction and operation of two small cell co­location
telecommunications facilities and the installation of related equipment.  The proposed telecommunications facility will be
collocated on two separate City of Woodland light poles within the public right­of­way.

Location:
Site One: located on the north side of West Cross Street just east of Community Lane (Lat­Long
38.67223300, ­121.79109100) APN 065­300­009 (See Exhibit B Project Site Plan/Elevations)

Site two: located on Lincoln Avenue, near the intersection of Summertree Lane (Lat­Long
38.676177, ­121.789697)  APN 065­280­039 (See Exhibit B Project Site Plan/Elevations)

Adjacent Land Uses & Zoning:
Site One: located on the north side of West Cross just east of Community Lane

DIRECTION             LAND USE                                        ZONING
North                           Multifamily Residential                      R­M
South                           Athletic Club                                      R­M
East                             Multifamily Residential                      R­M
West                            Post­Acute Rehab                               R­M

Site two: located on Lincoln Avenue, near the intersection of Summertree Lane

DIRECTION             LAND USE                                        ZONING
North                           Car Wash                                            R­5, C­2
South                           Multifamily Residential                      N
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TO: MEMBERS OF THE PLANNING COMMISSION
DATE: March 1, 2018
ITEM #: 2.
SUBJECT: Mobilitie Small Cell Co­location Sites 

Recommendation for Action:
1) Receive the staff report;

2) Conduct the public hearing;

3) Adopt Resolution No. PC18­ ______ recommending City Council approval of the Conditional Use Permit allowing
Mobilitie to construct and operate two small cell colocation telecommunications facilities and the installation of related
equipment collocated on two separate City of Woodland light poles within the public right­of­way. Site One:  located on the
north side of West Cross Street just east of Community Lane (Lat­Long 38.67223300, ­121.79109100) APN 065­300­009;
Site two: located on Lincoln Avenue, near the intersection of Summertree Lane (Lat­Long  38.676177, ­121.789697) APN
065­280­039.

Staff Contact:
Megan Meier, Associate Planner, (530) 661­5814, megan.meier@cityofwoodland.org

Report in Brief:
Project Location and Description ­ Project applicant, Mobilitie LLC., submitted Planning Application (PLNG 18
­00011) requesting a Conditional Use Permit to allow the construction and operation of two small cell co­location
telecommunications facilities and the installation of related equipment.  The proposed telecommunications facility will be
collocated on two separate City of Woodland light poles within the public right­of­way.

Location:
Site One: located on the north side of West Cross Street just east of Community Lane (Lat­Long
38.67223300, ­121.79109100) APN 065­300­009 (See Exhibit B Project Site Plan/Elevations)

Site two: located on Lincoln Avenue, near the intersection of Summertree Lane (Lat­Long
38.676177, ­121.789697)  APN 065­280­039 (See Exhibit B Project Site Plan/Elevations)

Adjacent Land Uses & Zoning:
Site One: located on the north side of West Cross just east of Community Lane

DIRECTION             LAND USE                                        ZONING
North                           Multifamily Residential                      R­M
South                           Athletic Club                                      R­M
East                             Multifamily Residential                      R­M
West                            Post­Acute Rehab                               R­M

Site two: located on Lincoln Avenue, near the intersection of Summertree Lane

DIRECTION             LAND USE                                        ZONING
North                           Car Wash                                            R­5, C­2
South                           Multifamily Residential                      N
East                             Commercial Office                             Yolo 
West                            Multifamily Residential                      Yolo

Project Site Description

Site One:
The proposed colocation for site one will replace an existing 20­foot tall light pole located on the north side of West
Cross Street just east of Community Lane (see Att. 1, Exhibit B, Site Plans/Elevations).  The pole location is adjacent
to multifamily residential.  All equipment will be in the public right of way (PROW).  The proposed telecommunications
equipment shelter will be located east of the colocation light pole.  Utilities will be run underground from the equipment
shelter to the tower and from the shelter to an existing telephone pole and power pole.  

Site Two:
Site two proposed colocation will also be replacing an existing 20­foot tall light pole located on Lincoln Avenue, near
the intersection of Summertree Lane (see Att. 1, Exhibit B, Site Plans/Elevations).  The pole location is within the public
right of way directly adjacent to a self­service car wash.  The proposed telecommunications equipment shelter will be
located east of the proposed colocation facility. 

Background:
The telecommunications industry is always evolving to meet the needs of its customers and environment in which it
operates. Rather than locating antennas on large monopoles or lattice tower structures in and around the City, many
providers are opting to supplement coverage with the use of “small cell” sites that can be collocated on existing street
light poles, joint utility poles or on stoplights. The advantages to such a network can include better distribution and
consistency of cellular coverage and signal strength throughout the community, with smaller scale and less powerful, but
more frequently occurring equipment. The key challenge to such systems is to locate them within residential areas of the
City while minimizing the aesthetic impacts both in the short and long­term. The industry is deploying smaller cell sites in
the future to work in tandem with large cell towers to fill in gaps not fully covered by the towers and to start the
infrastructure for the idea of a “Smart City;” potentially to meet the future requirements of 5G and the use of
autonomous vehicles.
The siting of wireless facilities are subject to a mix of federal and state law.  Historically, the most important federal law
was the Telecommunications Act of 1996 (TCA).  The TCA imposes substantive and procedural limitations on the
City’s approval of wireless facilities.  In recent years, the Federal Communications Commission (FCC) has imposed
additional limitations on local control. In 2006, the Legislature enacted SB 1627 (Government Code section 65860.6). 
Section 65860.6 principally deals with co­locations and removes discretionary permit authority over some co­
locations.  Similarly, Public Utilities Code sections 7901 and 7901.1 entitle some telecommunications providers to
install facilities within the public right­of­way subject to time, manner and place regulations. Excepting the public right­
of­way, the above requirements generally do not apply to facilities located on City property.  In those cases, the City
retains the discretion to place restrictions on these facilities, including restricting or conditioning co­locations on City
owned facilities within the PROW, such as conduit and street light poles.  It should also be noted that pursuant to
Federal Law, the City does not have the authority to render a decision against a telecommunication facility based on
perceived health impacts, provided the proposed equipment is in conformance with RF emissions limits established by
the FCC.

Discussion:
The applicant, Mobilitie, proposes to construct and operate two small cell colocation telecommunications facilities and
the installation of related ground equipment in the City’s public right­of­way.  Mobility is licensed by the California
Public Utility Commission as a CLED (Competitive Local Exchange Carrier) to construct the network infrastructure.
Mobilitie does not provide wireless services to customers directly, rather they lease infrastructure capacity to various
wireless/cellular carriers who provide service to customers.
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TO: MEMBERS OF THE PLANNING COMMISSION
DATE: March 1, 2018
ITEM #: 2.
SUBJECT: Mobilitie Small Cell Co­location Sites 

Recommendation for Action:
1) Receive the staff report;

2) Conduct the public hearing;

3) Adopt Resolution No. PC18­ ______ recommending City Council approval of the Conditional Use Permit allowing
Mobilitie to construct and operate two small cell colocation telecommunications facilities and the installation of related
equipment collocated on two separate City of Woodland light poles within the public right­of­way. Site One:  located on the
north side of West Cross Street just east of Community Lane (Lat­Long 38.67223300, ­121.79109100) APN 065­300­009;
Site two: located on Lincoln Avenue, near the intersection of Summertree Lane (Lat­Long  38.676177, ­121.789697) APN
065­280­039.

Staff Contact:
Megan Meier, Associate Planner, (530) 661­5814, megan.meier@cityofwoodland.org

Report in Brief:
Project Location and Description ­ Project applicant, Mobilitie LLC., submitted Planning Application (PLNG 18
­00011) requesting a Conditional Use Permit to allow the construction and operation of two small cell co­location
telecommunications facilities and the installation of related equipment.  The proposed telecommunications facility will be
collocated on two separate City of Woodland light poles within the public right­of­way.

Location:
Site One: located on the north side of West Cross Street just east of Community Lane (Lat­Long
38.67223300, ­121.79109100) APN 065­300­009 (See Exhibit B Project Site Plan/Elevations)

Site two: located on Lincoln Avenue, near the intersection of Summertree Lane (Lat­Long
38.676177, ­121.789697)  APN 065­280­039 (See Exhibit B Project Site Plan/Elevations)

Adjacent Land Uses & Zoning:
Site One: located on the north side of West Cross just east of Community Lane

DIRECTION             LAND USE                                        ZONING
North                           Multifamily Residential                      R­M
South                           Athletic Club                                      R­M
East                             Multifamily Residential                      R­M
West                            Post­Acute Rehab                               R­M

Site two: located on Lincoln Avenue, near the intersection of Summertree Lane

DIRECTION             LAND USE                                        ZONING
North                           Car Wash                                            R­5, C­2
South                           Multifamily Residential                      N
East                             Commercial Office                             Yolo 
West                            Multifamily Residential                      Yolo

Project Site Description

Site One:
The proposed colocation for site one will replace an existing 20­foot tall light pole located on the north side of West
Cross Street just east of Community Lane (see Att. 1, Exhibit B, Site Plans/Elevations).  The pole location is adjacent
to multifamily residential.  All equipment will be in the public right of way (PROW).  The proposed telecommunications
equipment shelter will be located east of the colocation light pole.  Utilities will be run underground from the equipment
shelter to the tower and from the shelter to an existing telephone pole and power pole.  

Site Two:
Site two proposed colocation will also be replacing an existing 20­foot tall light pole located on Lincoln Avenue, near
the intersection of Summertree Lane (see Att. 1, Exhibit B, Site Plans/Elevations).  The pole location is within the public
right of way directly adjacent to a self­service car wash.  The proposed telecommunications equipment shelter will be
located east of the proposed colocation facility. 

Background:
The telecommunications industry is always evolving to meet the needs of its customers and environment in which it
operates. Rather than locating antennas on large monopoles or lattice tower structures in and around the City, many
providers are opting to supplement coverage with the use of “small cell” sites that can be collocated on existing street
light poles, joint utility poles or on stoplights. The advantages to such a network can include better distribution and
consistency of cellular coverage and signal strength throughout the community, with smaller scale and less powerful, but
more frequently occurring equipment. The key challenge to such systems is to locate them within residential areas of the
City while minimizing the aesthetic impacts both in the short and long­term. The industry is deploying smaller cell sites in
the future to work in tandem with large cell towers to fill in gaps not fully covered by the towers and to start the
infrastructure for the idea of a “Smart City;” potentially to meet the future requirements of 5G and the use of
autonomous vehicles.
The siting of wireless facilities are subject to a mix of federal and state law.  Historically, the most important federal law
was the Telecommunications Act of 1996 (TCA).  The TCA imposes substantive and procedural limitations on the
City’s approval of wireless facilities.  In recent years, the Federal Communications Commission (FCC) has imposed
additional limitations on local control. In 2006, the Legislature enacted SB 1627 (Government Code section 65860.6). 
Section 65860.6 principally deals with co­locations and removes discretionary permit authority over some co­
locations.  Similarly, Public Utilities Code sections 7901 and 7901.1 entitle some telecommunications providers to
install facilities within the public right­of­way subject to time, manner and place regulations. Excepting the public right­
of­way, the above requirements generally do not apply to facilities located on City property.  In those cases, the City
retains the discretion to place restrictions on these facilities, including restricting or conditioning co­locations on City
owned facilities within the PROW, such as conduit and street light poles.  It should also be noted that pursuant to
Federal Law, the City does not have the authority to render a decision against a telecommunication facility based on
perceived health impacts, provided the proposed equipment is in conformance with RF emissions limits established by
the FCC.

Discussion:
The applicant, Mobilitie, proposes to construct and operate two small cell colocation telecommunications facilities and
the installation of related ground equipment in the City’s public right­of­way.  Mobility is licensed by the California
Public Utility Commission as a CLED (Competitive Local Exchange Carrier) to construct the network infrastructure.
Mobilitie does not provide wireless services to customers directly, rather they lease infrastructure capacity to various
wireless/cellular carriers who provide service to customers.
Site One is located in the PROW adjacent to multifamily housing, located on the north side of West Cross just east of
Community Lane (Lat­Long 38.67223300, ­121.79109100).  The project consists of a proposed small cell site that
includes removing the existing 20­foot gray cement light pole to be replaced with a 26­foot gray steel pole with a
luminaire that projects up to a height of 28­feet.  The 4­foot antenna will be attached to the top of the 26­foot pole for
a total height of 30­feet.  From the front of the light pole the antenna will visibly project a total of 2­feet above the
luminaire.  The new replacement pole will internally house all electrical conduit with three (3) external attachments and
mandatory signage.  The three attachments on the pole include the disconnect switch mounted 9­feet up, the radio head
mounted 15­feet up, and the UE relay mounted at 17­feet up from the base of the light pole. (See Exhibit B Project
Site Plan/Elevations)
Site Two is also located in the PROW on Lincoln Avenue, near the intersection of Summertree Lane (Lat­Long 
38.676177, ­121.789697).  This project differs slightly from site one with the existing pole slated for removal
measuring 28­feet in height to be replaced by a 28­foot tall steel pole with a luminaire that projects up to a height of
30­feet 9­inches.  The 4­foot antenna will be attached to the top of the 26­foot pole for a total height of 32­feet.  Site
two replacement pole will have the same three externally attached equipment and internal conduit outlined in the site
one description, above. (See Exhibit B Project Site Plan/Elevations)
Both sites will also have associated infrastructure requiring a bore pit to be attached to an underground vault.
Additionally, two options are being looked at for the antennas potential power source.  The applicants proposal and
subsequent discussion with staff initially proposed a separate pedestal meter with landscaping for PG&E metering,
however the applicant recently presented a newer technology that would allow the metering to be performed remotely
by adding a sensor on the outside of the antenna with a smooth shroud placed over the antenna and sensor.  The
resulting colocation is not substantially larger in size than the original antenna­only design with the shroud measuring
approximately 1­foot taller making the total height of Site One at 31­feet tall and Site Two at 33­feet tall with the
diameter changing from 4.7 inches to approximately 10.75 inches. This option potentially reduces the visual impact of
the pedestal from the pedestrian level.  Staff is recommending the use of this new technology option that includes a
remote censor and additional shroud over the antenna, and a condition of approval has been added to the resolution
that requires the applicant to work with Public Works to verify the use of this technology for each site.  If Public Works
finds that the use of this new technology is not compatible with the site or other Public Works requirements the build out
will revert back to the ground mounted pedestal design with added landscape to provide screening around the
equipment(see Attachment 2 – Example Photos and Elevation Small Cell with Censor/Shroud).    
The applicant has provided photo simulations of the small cell colocation light pole without the shroud and example
photos with the remote sensor and shroud.  The photo simulations depict the colocation at the two proposed sites
without the added sensor and shroud.  The color images show a recent installation in Chico of a colocation light pole
with the added sensor and shroud to aid in visualizing the change in view upon implementation of the proposed project
(see Attachment 2 ­ Photo Simulations).  
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 February 17, 2018.

Notices were mailed to all property owners within 300 feet of the two project site on Tuesday, February 20,
2018.

Copies of the staff report for the proposed project have been on file at City Hall since February 23, 2018. 

Applicable Laws, Codes & Ordinances
The project is subject to the following laws, codes, and ordinances:

The California Environmental Quality Act (CEQA)

The City of Woodland General Plan
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TO: MEMBERS OF THE PLANNING COMMISSION
DATE: March 1, 2018
ITEM #: 2.
SUBJECT: Mobilitie Small Cell Co­location Sites 

Recommendation for Action:
1) Receive the staff report;

2) Conduct the public hearing;

3) Adopt Resolution No. PC18­ ______ recommending City Council approval of the Conditional Use Permit allowing
Mobilitie to construct and operate two small cell colocation telecommunications facilities and the installation of related
equipment collocated on two separate City of Woodland light poles within the public right­of­way. Site One:  located on the
north side of West Cross Street just east of Community Lane (Lat­Long 38.67223300, ­121.79109100) APN 065­300­009;
Site two: located on Lincoln Avenue, near the intersection of Summertree Lane (Lat­Long  38.676177, ­121.789697) APN
065­280­039.

Staff Contact:
Megan Meier, Associate Planner, (530) 661­5814, megan.meier@cityofwoodland.org

Report in Brief:
Project Location and Description ­ Project applicant, Mobilitie LLC., submitted Planning Application (PLNG 18
­00011) requesting a Conditional Use Permit to allow the construction and operation of two small cell co­location
telecommunications facilities and the installation of related equipment.  The proposed telecommunications facility will be
collocated on two separate City of Woodland light poles within the public right­of­way.

Location:
Site One: located on the north side of West Cross Street just east of Community Lane (Lat­Long
38.67223300, ­121.79109100) APN 065­300­009 (See Exhibit B Project Site Plan/Elevations)

Site two: located on Lincoln Avenue, near the intersection of Summertree Lane (Lat­Long
38.676177, ­121.789697)  APN 065­280­039 (See Exhibit B Project Site Plan/Elevations)

Adjacent Land Uses & Zoning:
Site One: located on the north side of West Cross just east of Community Lane

DIRECTION             LAND USE                                        ZONING
North                           Multifamily Residential                      R­M
South                           Athletic Club                                      R­M
East                             Multifamily Residential                      R­M
West                            Post­Acute Rehab                               R­M

Site two: located on Lincoln Avenue, near the intersection of Summertree Lane

DIRECTION             LAND USE                                        ZONING
North                           Car Wash                                            R­5, C­2
South                           Multifamily Residential                      N
East                             Commercial Office                             Yolo 
West                            Multifamily Residential                      Yolo

Project Site Description

Site One:
The proposed colocation for site one will replace an existing 20­foot tall light pole located on the north side of West
Cross Street just east of Community Lane (see Att. 1, Exhibit B, Site Plans/Elevations).  The pole location is adjacent
to multifamily residential.  All equipment will be in the public right of way (PROW).  The proposed telecommunications
equipment shelter will be located east of the colocation light pole.  Utilities will be run underground from the equipment
shelter to the tower and from the shelter to an existing telephone pole and power pole.  

Site Two:
Site two proposed colocation will also be replacing an existing 20­foot tall light pole located on Lincoln Avenue, near
the intersection of Summertree Lane (see Att. 1, Exhibit B, Site Plans/Elevations).  The pole location is within the public
right of way directly adjacent to a self­service car wash.  The proposed telecommunications equipment shelter will be
located east of the proposed colocation facility. 

Background:
The telecommunications industry is always evolving to meet the needs of its customers and environment in which it
operates. Rather than locating antennas on large monopoles or lattice tower structures in and around the City, many
providers are opting to supplement coverage with the use of “small cell” sites that can be collocated on existing street
light poles, joint utility poles or on stoplights. The advantages to such a network can include better distribution and
consistency of cellular coverage and signal strength throughout the community, with smaller scale and less powerful, but
more frequently occurring equipment. The key challenge to such systems is to locate them within residential areas of the
City while minimizing the aesthetic impacts both in the short and long­term. The industry is deploying smaller cell sites in
the future to work in tandem with large cell towers to fill in gaps not fully covered by the towers and to start the
infrastructure for the idea of a “Smart City;” potentially to meet the future requirements of 5G and the use of
autonomous vehicles.
The siting of wireless facilities are subject to a mix of federal and state law.  Historically, the most important federal law
was the Telecommunications Act of 1996 (TCA).  The TCA imposes substantive and procedural limitations on the
City’s approval of wireless facilities.  In recent years, the Federal Communications Commission (FCC) has imposed
additional limitations on local control. In 2006, the Legislature enacted SB 1627 (Government Code section 65860.6). 
Section 65860.6 principally deals with co­locations and removes discretionary permit authority over some co­
locations.  Similarly, Public Utilities Code sections 7901 and 7901.1 entitle some telecommunications providers to
install facilities within the public right­of­way subject to time, manner and place regulations. Excepting the public right­
of­way, the above requirements generally do not apply to facilities located on City property.  In those cases, the City
retains the discretion to place restrictions on these facilities, including restricting or conditioning co­locations on City
owned facilities within the PROW, such as conduit and street light poles.  It should also be noted that pursuant to
Federal Law, the City does not have the authority to render a decision against a telecommunication facility based on
perceived health impacts, provided the proposed equipment is in conformance with RF emissions limits established by
the FCC.

Discussion:
The applicant, Mobilitie, proposes to construct and operate two small cell colocation telecommunications facilities and
the installation of related ground equipment in the City’s public right­of­way.  Mobility is licensed by the California
Public Utility Commission as a CLED (Competitive Local Exchange Carrier) to construct the network infrastructure.
Mobilitie does not provide wireless services to customers directly, rather they lease infrastructure capacity to various
wireless/cellular carriers who provide service to customers.
Site One is located in the PROW adjacent to multifamily housing, located on the north side of West Cross just east of
Community Lane (Lat­Long 38.67223300, ­121.79109100).  The project consists of a proposed small cell site that
includes removing the existing 20­foot gray cement light pole to be replaced with a 26­foot gray steel pole with a
luminaire that projects up to a height of 28­feet.  The 4­foot antenna will be attached to the top of the 26­foot pole for
a total height of 30­feet.  From the front of the light pole the antenna will visibly project a total of 2­feet above the
luminaire.  The new replacement pole will internally house all electrical conduit with three (3) external attachments and
mandatory signage.  The three attachments on the pole include the disconnect switch mounted 9­feet up, the radio head
mounted 15­feet up, and the UE relay mounted at 17­feet up from the base of the light pole. (See Exhibit B Project
Site Plan/Elevations)
Site Two is also located in the PROW on Lincoln Avenue, near the intersection of Summertree Lane (Lat­Long 
38.676177, ­121.789697).  This project differs slightly from site one with the existing pole slated for removal
measuring 28­feet in height to be replaced by a 28­foot tall steel pole with a luminaire that projects up to a height of
30­feet 9­inches.  The 4­foot antenna will be attached to the top of the 26­foot pole for a total height of 32­feet.  Site
two replacement pole will have the same three externally attached equipment and internal conduit outlined in the site
one description, above. (See Exhibit B Project Site Plan/Elevations)
Both sites will also have associated infrastructure requiring a bore pit to be attached to an underground vault.
Additionally, two options are being looked at for the antennas potential power source.  The applicants proposal and
subsequent discussion with staff initially proposed a separate pedestal meter with landscaping for PG&E metering,
however the applicant recently presented a newer technology that would allow the metering to be performed remotely
by adding a sensor on the outside of the antenna with a smooth shroud placed over the antenna and sensor.  The
resulting colocation is not substantially larger in size than the original antenna­only design with the shroud measuring
approximately 1­foot taller making the total height of Site One at 31­feet tall and Site Two at 33­feet tall with the
diameter changing from 4.7 inches to approximately 10.75 inches. This option potentially reduces the visual impact of
the pedestal from the pedestrian level.  Staff is recommending the use of this new technology option that includes a
remote censor and additional shroud over the antenna, and a condition of approval has been added to the resolution
that requires the applicant to work with Public Works to verify the use of this technology for each site.  If Public Works
finds that the use of this new technology is not compatible with the site or other Public Works requirements the build out
will revert back to the ground mounted pedestal design with added landscape to provide screening around the
equipment(see Attachment 2 – Example Photos and Elevation Small Cell with Censor/Shroud).    
The applicant has provided photo simulations of the small cell colocation light pole without the shroud and example
photos with the remote sensor and shroud.  The photo simulations depict the colocation at the two proposed sites
without the added sensor and shroud.  The color images show a recent installation in Chico of a colocation light pole
with the added sensor and shroud to aid in visualizing the change in view upon implementation of the proposed project
(see Attachment 2 ­ Photo Simulations).  
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 February 17, 2018.

Notices were mailed to all property owners within 300 feet of the two project site on Tuesday, February 20,
2018.

Copies of the staff report for the proposed project have been on file at City Hall since February 23, 2018. 

Applicable Laws, Codes & Ordinances
The project is subject to the following laws, codes, and ordinances:

The California Environmental Quality Act (CEQA)

The City of Woodland General Plan

The City of Woodland Zoning Ordinance

Environmental Assessment Status
The proposed Conditional Use Permit qualifies for CEQA, Article 19, Section 15302 Class 2 (Replacement or
Reconstruction) and Class 3 (New Construction or Conversion of Small Structures) Categorical Exemptions as the
project consists of replacing an existing structure with a new structure in the same location and will involve negligible
expansion of capacity, with only minor exterior modifications to the structure.  The proposed small cell colocation
facility will replace an existing light pole, and if implemented the equipment shelter is not more than 100 square feet in
size and shall be located directly adjacent to the small cell site.

Reviewing Agency Comments
The project has been circulated to other City divisions and departments for review.  All reviewing comments have been
integrated into the conditions of approval.

Discussion
The Planning Commission’s consideration of the Conditional Use Permit (CUP) is governed by both the City’s local
zoning regulations and the Federal Telecommunications Act (47 USCS § 332). Under the City’s local regulations, in
order to approve the CUP, the project must be consistent with the General Plan and Zoning for the site and comply
with the development standards for wireless telecommunication facilities set forth in the Wireless Communication
Facilities Ordinance, and the Commission must make the findings required for a Conditional Use Permit per Article 27
of the Woodland Zoning Ordinance.
The Federal Telecommunications Act limits the Commission’s consideration of the project under these local standards
in two significant ways.  First, the federal law prohibits the City from either conditioning or denying the project based on
concerns stemming from the environmental effects of radio frequency emissions (“RF”) if the proposed facility complies
with federal RF standards. Secondly, the federal law prohibits the City from denying the project if (a) the facility is
necessary to fill a significant service gap in the applicant’s wireless network and (b) the facility is the least intrusive
means of filling the service gap.  The applicant has provided information on both items, 1) a RF Compliance report and
2) Service Coverage Maps, indicating the proposed project complies with federal RF standards and is necessary to fill
a significant gap.  (See Attachment 3 – Radio Frequency – Electromagnetic Energy Compliance Report) and (See
Attachment 4 – Service Coverage Maps).
STAFF ANALYSIS
PUC §§ 7901 and 7901.1 –Public Utilities Code sections 7901 and 7901.1.  Section 7901 gives particular CPUC­
regulated entities the right to construct facilities in the public right of way (specifically, public roads, highways, and
waterways), subject to local time, place, and manner control under Section 7901.1. Time, place, and manner control,
similar to the “least intrusive means analysis” under the TCA, allows the City to consider how its public rights­of­way
are accessed. Specifically, the Planning Commission may consider:

visual and aesthetic impacts of each proposed Wireless Telecommunications Facility site and whether the
proposals are compatible with neighborhoods (including proliferation of such facilities in the public rights of way);

whether a particular site would “incommode the public use” of roads and highways; and

whether there are alternative sites within the public right of way that would be less aesthetically intrusive.

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

Telecommunications facilities are public utilities, which provide communications systems to meet the needs of residents
and businesses in Woodland.  The proposed facility would improve coverage, and in addition to meeting the needs of
residents and businesses, would benefit public safety response to health and safety concerns. The applicant has worked
with staff to provide the latest technology to streamline the look and minimize the size of the colocation small cell facility.

City of Woodland                                                 Page 41



TO: MEMBERS OF THE PLANNING COMMISSION
DATE: March 1, 2018
ITEM #: 2.
SUBJECT: Mobilitie Small Cell Co­location Sites 

Recommendation for Action:
1) Receive the staff report;

2) Conduct the public hearing;

3) Adopt Resolution No. PC18­ ______ recommending City Council approval of the Conditional Use Permit allowing
Mobilitie to construct and operate two small cell colocation telecommunications facilities and the installation of related
equipment collocated on two separate City of Woodland light poles within the public right­of­way. Site One:  located on the
north side of West Cross Street just east of Community Lane (Lat­Long 38.67223300, ­121.79109100) APN 065­300­009;
Site two: located on Lincoln Avenue, near the intersection of Summertree Lane (Lat­Long  38.676177, ­121.789697) APN
065­280­039.

Staff Contact:
Megan Meier, Associate Planner, (530) 661­5814, megan.meier@cityofwoodland.org

Report in Brief:
Project Location and Description ­ Project applicant, Mobilitie LLC., submitted Planning Application (PLNG 18
­00011) requesting a Conditional Use Permit to allow the construction and operation of two small cell co­location
telecommunications facilities and the installation of related equipment.  The proposed telecommunications facility will be
collocated on two separate City of Woodland light poles within the public right­of­way.

Location:
Site One: located on the north side of West Cross Street just east of Community Lane (Lat­Long
38.67223300, ­121.79109100) APN 065­300­009 (See Exhibit B Project Site Plan/Elevations)

Site two: located on Lincoln Avenue, near the intersection of Summertree Lane (Lat­Long
38.676177, ­121.789697)  APN 065­280­039 (See Exhibit B Project Site Plan/Elevations)

Adjacent Land Uses & Zoning:
Site One: located on the north side of West Cross just east of Community Lane

DIRECTION             LAND USE                                        ZONING
North                           Multifamily Residential                      R­M
South                           Athletic Club                                      R­M
East                             Multifamily Residential                      R­M
West                            Post­Acute Rehab                               R­M

Site two: located on Lincoln Avenue, near the intersection of Summertree Lane

DIRECTION             LAND USE                                        ZONING
North                           Car Wash                                            R­5, C­2
South                           Multifamily Residential                      N
East                             Commercial Office                             Yolo 
West                            Multifamily Residential                      Yolo

Project Site Description

Site One:
The proposed colocation for site one will replace an existing 20­foot tall light pole located on the north side of West
Cross Street just east of Community Lane (see Att. 1, Exhibit B, Site Plans/Elevations).  The pole location is adjacent
to multifamily residential.  All equipment will be in the public right of way (PROW).  The proposed telecommunications
equipment shelter will be located east of the colocation light pole.  Utilities will be run underground from the equipment
shelter to the tower and from the shelter to an existing telephone pole and power pole.  

Site Two:
Site two proposed colocation will also be replacing an existing 20­foot tall light pole located on Lincoln Avenue, near
the intersection of Summertree Lane (see Att. 1, Exhibit B, Site Plans/Elevations).  The pole location is within the public
right of way directly adjacent to a self­service car wash.  The proposed telecommunications equipment shelter will be
located east of the proposed colocation facility. 

Background:
The telecommunications industry is always evolving to meet the needs of its customers and environment in which it
operates. Rather than locating antennas on large monopoles or lattice tower structures in and around the City, many
providers are opting to supplement coverage with the use of “small cell” sites that can be collocated on existing street
light poles, joint utility poles or on stoplights. The advantages to such a network can include better distribution and
consistency of cellular coverage and signal strength throughout the community, with smaller scale and less powerful, but
more frequently occurring equipment. The key challenge to such systems is to locate them within residential areas of the
City while minimizing the aesthetic impacts both in the short and long­term. The industry is deploying smaller cell sites in
the future to work in tandem with large cell towers to fill in gaps not fully covered by the towers and to start the
infrastructure for the idea of a “Smart City;” potentially to meet the future requirements of 5G and the use of
autonomous vehicles.
The siting of wireless facilities are subject to a mix of federal and state law.  Historically, the most important federal law
was the Telecommunications Act of 1996 (TCA).  The TCA imposes substantive and procedural limitations on the
City’s approval of wireless facilities.  In recent years, the Federal Communications Commission (FCC) has imposed
additional limitations on local control. In 2006, the Legislature enacted SB 1627 (Government Code section 65860.6). 
Section 65860.6 principally deals with co­locations and removes discretionary permit authority over some co­
locations.  Similarly, Public Utilities Code sections 7901 and 7901.1 entitle some telecommunications providers to
install facilities within the public right­of­way subject to time, manner and place regulations. Excepting the public right­
of­way, the above requirements generally do not apply to facilities located on City property.  In those cases, the City
retains the discretion to place restrictions on these facilities, including restricting or conditioning co­locations on City
owned facilities within the PROW, such as conduit and street light poles.  It should also be noted that pursuant to
Federal Law, the City does not have the authority to render a decision against a telecommunication facility based on
perceived health impacts, provided the proposed equipment is in conformance with RF emissions limits established by
the FCC.

Discussion:
The applicant, Mobilitie, proposes to construct and operate two small cell colocation telecommunications facilities and
the installation of related ground equipment in the City’s public right­of­way.  Mobility is licensed by the California
Public Utility Commission as a CLED (Competitive Local Exchange Carrier) to construct the network infrastructure.
Mobilitie does not provide wireless services to customers directly, rather they lease infrastructure capacity to various
wireless/cellular carriers who provide service to customers.
Site One is located in the PROW adjacent to multifamily housing, located on the north side of West Cross just east of
Community Lane (Lat­Long 38.67223300, ­121.79109100).  The project consists of a proposed small cell site that
includes removing the existing 20­foot gray cement light pole to be replaced with a 26­foot gray steel pole with a
luminaire that projects up to a height of 28­feet.  The 4­foot antenna will be attached to the top of the 26­foot pole for
a total height of 30­feet.  From the front of the light pole the antenna will visibly project a total of 2­feet above the
luminaire.  The new replacement pole will internally house all electrical conduit with three (3) external attachments and
mandatory signage.  The three attachments on the pole include the disconnect switch mounted 9­feet up, the radio head
mounted 15­feet up, and the UE relay mounted at 17­feet up from the base of the light pole. (See Exhibit B Project
Site Plan/Elevations)
Site Two is also located in the PROW on Lincoln Avenue, near the intersection of Summertree Lane (Lat­Long 
38.676177, ­121.789697).  This project differs slightly from site one with the existing pole slated for removal
measuring 28­feet in height to be replaced by a 28­foot tall steel pole with a luminaire that projects up to a height of
30­feet 9­inches.  The 4­foot antenna will be attached to the top of the 26­foot pole for a total height of 32­feet.  Site
two replacement pole will have the same three externally attached equipment and internal conduit outlined in the site
one description, above. (See Exhibit B Project Site Plan/Elevations)
Both sites will also have associated infrastructure requiring a bore pit to be attached to an underground vault.
Additionally, two options are being looked at for the antennas potential power source.  The applicants proposal and
subsequent discussion with staff initially proposed a separate pedestal meter with landscaping for PG&E metering,
however the applicant recently presented a newer technology that would allow the metering to be performed remotely
by adding a sensor on the outside of the antenna with a smooth shroud placed over the antenna and sensor.  The
resulting colocation is not substantially larger in size than the original antenna­only design with the shroud measuring
approximately 1­foot taller making the total height of Site One at 31­feet tall and Site Two at 33­feet tall with the
diameter changing from 4.7 inches to approximately 10.75 inches. This option potentially reduces the visual impact of
the pedestal from the pedestrian level.  Staff is recommending the use of this new technology option that includes a
remote censor and additional shroud over the antenna, and a condition of approval has been added to the resolution
that requires the applicant to work with Public Works to verify the use of this technology for each site.  If Public Works
finds that the use of this new technology is not compatible with the site or other Public Works requirements the build out
will revert back to the ground mounted pedestal design with added landscape to provide screening around the
equipment(see Attachment 2 – Example Photos and Elevation Small Cell with Censor/Shroud).    
The applicant has provided photo simulations of the small cell colocation light pole without the shroud and example
photos with the remote sensor and shroud.  The photo simulations depict the colocation at the two proposed sites
without the added sensor and shroud.  The color images show a recent installation in Chico of a colocation light pole
with the added sensor and shroud to aid in visualizing the change in view upon implementation of the proposed project
(see Attachment 2 ­ Photo Simulations).  
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 February 17, 2018.

Notices were mailed to all property owners within 300 feet of the two project site on Tuesday, February 20,
2018.

Copies of the staff report for the proposed project have been on file at City Hall since February 23, 2018. 

Applicable Laws, Codes & Ordinances
The project is subject to the following laws, codes, and ordinances:

The California Environmental Quality Act (CEQA)

The City of Woodland General Plan

The City of Woodland Zoning Ordinance

Environmental Assessment Status
The proposed Conditional Use Permit qualifies for CEQA, Article 19, Section 15302 Class 2 (Replacement or
Reconstruction) and Class 3 (New Construction or Conversion of Small Structures) Categorical Exemptions as the
project consists of replacing an existing structure with a new structure in the same location and will involve negligible
expansion of capacity, with only minor exterior modifications to the structure.  The proposed small cell colocation
facility will replace an existing light pole, and if implemented the equipment shelter is not more than 100 square feet in
size and shall be located directly adjacent to the small cell site.

Reviewing Agency Comments
The project has been circulated to other City divisions and departments for review.  All reviewing comments have been
integrated into the conditions of approval.

Discussion
The Planning Commission’s consideration of the Conditional Use Permit (CUP) is governed by both the City’s local
zoning regulations and the Federal Telecommunications Act (47 USCS § 332). Under the City’s local regulations, in
order to approve the CUP, the project must be consistent with the General Plan and Zoning for the site and comply
with the development standards for wireless telecommunication facilities set forth in the Wireless Communication
Facilities Ordinance, and the Commission must make the findings required for a Conditional Use Permit per Article 27
of the Woodland Zoning Ordinance.
The Federal Telecommunications Act limits the Commission’s consideration of the project under these local standards
in two significant ways.  First, the federal law prohibits the City from either conditioning or denying the project based on
concerns stemming from the environmental effects of radio frequency emissions (“RF”) if the proposed facility complies
with federal RF standards. Secondly, the federal law prohibits the City from denying the project if (a) the facility is
necessary to fill a significant service gap in the applicant’s wireless network and (b) the facility is the least intrusive
means of filling the service gap.  The applicant has provided information on both items, 1) a RF Compliance report and
2) Service Coverage Maps, indicating the proposed project complies with federal RF standards and is necessary to fill
a significant gap.  (See Attachment 3 – Radio Frequency – Electromagnetic Energy Compliance Report) and (See
Attachment 4 – Service Coverage Maps).
STAFF ANALYSIS
PUC §§ 7901 and 7901.1 –Public Utilities Code sections 7901 and 7901.1.  Section 7901 gives particular CPUC­
regulated entities the right to construct facilities in the public right of way (specifically, public roads, highways, and
waterways), subject to local time, place, and manner control under Section 7901.1. Time, place, and manner control,
similar to the “least intrusive means analysis” under the TCA, allows the City to consider how its public rights­of­way
are accessed. Specifically, the Planning Commission may consider:

visual and aesthetic impacts of each proposed Wireless Telecommunications Facility site and whether the
proposals are compatible with neighborhoods (including proliferation of such facilities in the public rights of way);

whether a particular site would “incommode the public use” of roads and highways; and

whether there are alternative sites within the public right of way that would be less aesthetically intrusive.

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

Telecommunications facilities are public utilities, which provide communications systems to meet the needs of residents
and businesses in Woodland.  The proposed facility would improve coverage, and in addition to meeting the needs of
residents and businesses, would benefit public safety response to health and safety concerns. The applicant has worked
with staff to provide the latest technology to streamline the look and minimize the size of the colocation small cell facility.

GENERAL PLAN/ZONING CONSISTENCY
The General Plan (GP) designation and zoning designation for the site one is Medium Density Residential (MD). The
General Plan (GP) designation for the site two is Community Commercial (CC) with a zoning designation of General
Commercial (C­2).  The proposed project is consistent with the intent of the General Plan and Zoning Ordinance. 

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

Approve Resolution No. PC18­_____ recommending City Council approval of the Conditional Use Permit allowing
Mobilitie to construct and operate two small cell colocation telecommunications facilities and the installation of related
equipment collocated on two separate City of Woodland light poles within the public right­of­way.  Site
One: located on the north side of West Cross just east of Community Lane Site two: located on Lincoln Avenue, near
the intersection of Summertree Lane.

Prepared By: Megan Meier, Associate Planner

Reviewed By: Cindy Norris, Principal Planner

ATTACHMENTS:

Description Upload Date Type
Attachment 1: Planning Commission Resolution and Conditions of
Approval 2/23/2018 Cover Memo

Attachment 1: Exhibit B ­ Site Plan Elevations 2/23/2018 Cover Memo
Attachment 2: Application, Photo Simulations, Example Photos 2/23/2018 Backup Material
Attachment 3: Radio Frequency – Electromagnetic Compliance
Report 2/23/2018 Backup Material

Attachment 4: Service Coverage Maps 2/23/2018 Backup Material
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RESOLUTION NO. PC 18 - ____ 

 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 

WOODLAND RECOMMENDING TO THE CITY COUNCIL 

APPROVAL OF A CONDITIONAL USE PERMIT APPROVING THE 

CONSTRUCTION AND OPERATION OF TWO SMALL CELL 

COLOCATION TELOCOMMUNICATIONS FACILITIES LOCATED 

ON CITY OF WOODLAND LIGHT POLES WITHIN THE PUBLIC 

RIGHT-OF-WAY. LOCATED AT APNs   065-300-009 (LAT-LONG 

38.67223300, -121.79109100) AND APN 065-280-039LOCATED AT (LAT-

LONG 38.676177,-121.789697) 

 

 

 WHEREAS, the Woodland Planning Commission held a duly noticed public hearing on 
February 1, 2018, to review and consider recommending to the City Council approval of a 
Conditional Use Permit to allow the construction and operation of two small cell colocation 
facilities on City light poles located at in the public right-of-way: (1) Site One: located on the 
north side of West Cross just east of Community Lane APN 065-300-009 (Lat-Long 
38.67223300, -121.79109100) and (2) Site two: located on Lincoln Avenue, near the intersection 
of Summertree Lane APN  065-280-039 (Lat-Long  38.676177, -121.789697) ; and  
 
 WHEREAS, the proposed project conforms to the City of Woodland General Plan and 
Zoning Ordinance, in that the use is conditionally permitted in the RM and C-2 Zone, is 
consistent with the zoning and general plan, and appropriate conditions have been made part of 
the approval; and  
 

WHEREAS, the site for the intended use is adequate in size, shape, topography, 

accessibility, and other physical characteristics to accommodate the use and required provisions 

of the Zoning Ordinance and satisfies all minimum physical standards required under the City’s 

Zoning Ordinance for wireless facilities; and 

WHEREAS, the design and appearance of the telecommunications facility is consistent 

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

and 

WHEREAS, the proposed use will be organized, designed, constructed, operated, and 

maintained so as to be compatible with the character of the area as intended in the General Plan; 

and  

WHEREAS, adequate streets and highways exist to carry the type and quantity of traffic 

anticipated to accommodate access for maintenance and/or service vehicles; and  

 WHEREAS, the proposed use will not constitute a nuisance or be detrimental to the 
public welfare of the community, in that the intensity of the use is modest and designed at the 
minimum functional height required, and the use would be consistent with existing and permitted 
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uses in the area; all conditions and requirements deemed necessary and in the public interest 
have been or will be met as they have been imposed on the application approval to reduce the 
impact of the use on adjacent properties and vicinity; and there are no significant privacy, noise, 
traffic, or parking concerns raised by the use; and 
 
 WHEREAS, pursuant to the California Environmental Quality Act (“CEQA”) Section 
____, the proposed Conditional Use Permit qualifies for CEQA Class 2 (Replacement or 
Reconstruction) and Class 3 (New Construction or Conversion of Small Structures) Categorical 
Exemptions as the project consists of replacing an existing structure with a new structure in the 
same location and will involve negligible expansion, with only minor exterior modifications to 
the structure.  The proposed colocation facility will replace an existing light pole, and the 
equipment shelter is not more than 300 square feet in size and shall be located directly adjacent 
to the existing soccer field; 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 proposed project meets all minimum physical standards for a wireless 
facility, as provided for in the City’s Zoning Code.  
 

2. Finds that the proposed 30-foot and 32-foot tall telecommunication cellular towers 
are the minimum height necessary to meet the technical requirements of the facility. 

 
3. Recommends City Council approval of the Conditional Use Permit (CUP) allowing 

the applicant, Mobilitie, to construct and operate a 30-foot and 32-foot colocation 
facility and if needed install related ground equipment at two separate sites within the 
City of Woodland.  The project Conditions of Approval are attached hereto as Exhibit 
A and incorporated by this reference.  The approved site plans and elevations are 
attached hereto as Exhibit B and incorporated by this reference.   
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PASSED AND ADOPTED by the Planning Commission of the City of Woodland at a regular 
meeting on the 1st day of March 2018, by the following vote: 
 
AYES:     
NOES:     
ABSTAIN:      
ABSENT:     
 
             

Marco Lizarraga, Chairperson 
 
 
 
 

ATTEST:        
 

_____________________________________     
Cindy Norris, Planning Commission Secretary     
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EXHIBIT A 

 

CONDITIONS OF APPROVAL 

 

PLANNING  

1. The approved project is as described in the staff report and exhibits for the March 20th 
City Council meeting to allow the construction and operation of a 30-foot tall and a 32-
foot tall small cell colocation facility on two separate City light poles and if needed the 
installation of related ground equipment.  Site one located at (Lat-Long 38.67223300, -
121.79109100) and site two  located at (Lat-Long  38.676177, -121.789697) 
 

2. The project shall be constructed as depicted on the attached elevations (Exhibit B).  
 

3. 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. 

 
4. The applicant shall secure approval and satisfy requirements of all agencies that have 

jurisdiction. 
 

5. Final Plan Set: Prior to the issuance of building permits, the applicant shall include a 
Final plan set, with all conditions of approval incorporated or clearly listed on the plans. 
The conditions shall be printed on a full-size plan sheet(s). 

 
6. The CUP must be exercised within one year of issuance, or it shall be null and void 

without further action; except that the Community Development Director may extend the 
approval of a CUP for one (1) additional year, with the same conditions of approval, if 
circumstances have not changed.  The request in writing must be received prior to the 
expiration of the use permit. 

 
7. Applicant shall work with the Public Works Divisions to finalize the design and 

installation of all mechanical equipment.  
 

8. Applicant shall install the replacement light pole in compliance with all Public Works 
requirements at the direction of the Public Works Director.  

 
9. Any replacement and/or upgrade of the antennae and associated equipment shall be 

consistent with the Zoning Ordinance. 
 
10. No signs, other than warning, FAA structure identification, and safety signage, shall be 

located on the tower or ancillary facility. 
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11. Forty-five (45) days from the initiation of service, the applicant shall provide the City 

certification by an RF engineer, stating the RFR measurements meet the FCC 
Radiofrequency (RF) Radiation Standards.  

 
12. Within three days of the City Council hearing, the applicant shall provide the Community 

Development Department with a check for the sum of $25 made payable to Yolo County 
for recording the environmental document with the County. 

 
13. If the operation of this use results in conflicts with the General Plan or Zoning Ordinance 

pertaining to appearance, exterior noise, or other factors that detract from the normal land 
use associated with the zoning designation and at the discretion of the Director of 
Community Development, this conditional use permit may be submitted to the Planning 
Commission for their subsequent review at a public hearing.  If necessary, the Planning 
Commission may modify or add conditions of approval to mitigate such impacts, or may 
revoke the said conditional use permit approval.  

 

DEVELOPMENT ENGINEERING DIVISION 

 

14. Prior to construction, applicant shall obtain an encroachment permit from the City for any 
work within the right-of-way.  Applicant shall be responsible for all encroachment permit 
fees including; plan check, traffic control, inspection of improvements, and inspections of 
existing facilities and repair of same.  All repairs shall be done by a qualified licensed 
contractor subject to the approval of the City. 

 
15. The light standard is property of the City and shall be removed, salvaged, and returned to 

the City.  Not less than 10 Calendar days prior to start of construction applicant shall 
contact the inspector and the Public Works Department to determine location of delivery 
of the light standard. 

 
16. A minimum of 10 calendar days prior to start of construction applicant shall contact the 

City Inspector and the City Community Services Department.  Unless otherwise 
approved in writing construction time shall be limited to M-F from 7 am – 3 pm. 

 
 
17. Applicant shall submit insurance naming the City additionally insured.  Additionally, as 

determined by the City Engineer, applicant may be required to post security and enter 
into an agreement for improvement of the site. 

 
18. Applicant shall maintain a safe and secure job site at all times and shall provide a 24 hour 

emergency contact to the City prior to start of construction. 
 

BUILDING 

 

19.  This project must meet all criteria and mandates for these City adopted codes or the most 
current code: 
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•  2016 California Building Code  

•  2016 California Plumbing Code 

•  2016 California Mechanical Code 

•  2063 California Electrical Code 

•  2016 Building Energy Efficiency Standards 

•  The Code of the City of Woodland 
 

20. 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.  

 
21.  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 of application for the project.  
 
22.  All plans, computations and specifications to be prepared and designed by an architect or 

engineer licensed by the state of California. 
 
23.  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 buildings. 

 
24. Applicant to submit for review a geotechnical soils report with construction documents. 
 

PUBLIC WORKS 

 
25. Upon approval of the Conditional Use Permit, prior to installation of any facility or 

related equipment, will be approved by Public Works and shall be incorporated into the 
final plans approval. 
 

26.  The applicant shall provide a 24 hour service hotline for all maintenance on small cell 
equipment and light pole 
 

27. The applicant shall provide a replacement pole to be stored at the Public Works 
maintenance yard for emergency pole replacement 
 

28. The applicant shall provide an independent energy source for all small cell equipment. 
 

POLICE 

 

29.  In coordination and upon request by either or both Police Department and Fire 
Departments, a frequency/intermodulation study shall be prepared.  Service shall not be 
initiated until the departments have reviewed and found the study to be acceptable. 

 
30.  If it is found that the project causes or will cause interference with Public Safety 

communications, then the service provider(s) shall be solely responsible for the removal, 
adjustment, or replacement of the facilities. 
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PG&E 

 

31. The relocation of any existing PG&E facilities shall be done at the applicant’s sole cost 
and expense.  The applicant shall contact USA at (800) 227-2600 to locate existing 
facilities prior to digging. 
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EXHIBIT B 

(Site Plan/ Elevations & Mechanical) 
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