
 

 

City of Woodland 
 

Meeting Agenda 
 

Planning Commission 

City Hall 

Council Chambers 

300 First Street 

Woodland, CA 95695 

 July 20, 2023 
6:30 PM  

 

 

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 Planning Commission on any item other than those listed on 
this 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 Chair 
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. The option to submit a public comment via 
voicemail is no longer available. Written Public Comments Members of the public are welcome to submit written 
comments prior to the meeting. Comments should be submitted by email to 
planningcommissionmeetings@cityofwoodland.org. Written Comments received at least two (2) hours prior to the 
scheduled start time of the Planning Commission meeting will be provided to the Commissioners and posted to the 
City website as part of the official record of the meeting but will not be read into the record. Written Comments 
received within two (2) hours of the scheduled start time of the Planning Commission meeting and during the 
meeting will be provided to the Commissioners the day following the Commission meeting. If you are submitting 
written comments on a particular item on the agenda, please identify the agenda item number and letter. If you are 
submitting written comments on an item not listed on the agenda, please identify your e-mail/comment as a 
General Public Comment. Note: Public comments at special meetings are limited to items on the agenda only. 

      
  G. APPROVAL OF MINUTES 
      
  H. PUBLIC HEARING 

  

1. SUBJECT:  Spring Lake Specific Plan, Beeghly Ranch Lot D and Lot G (Tim 
Lewis Revival) DA Amendment Request 
 
RECOMMENDATION FOR ACTION:  Staff recommends that the Planning 
Commission 1)  Conduct a public hearing; and 2) recommend to the City 
Council approval of the requested amendment to the  project Development 
Agreement between TL REVIVAL, L.P (Tim Lewis Consulting) and the City of 
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Woodland to allow the payment of affordable housing fees in lieu of 
constructing the remaining required 14 affordable inclusionary housing units. 

      
  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 24hours 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: THE MEMBERS OF THE PLANNING COMMISSION 
AGENDA: Planning Commission Meeting 
DATE: July 20, 2023 
ITEM #: H.1 

 SUBJECT: Spring Lake Specific Plan, Beeghly Ranch Lot D and Lot 
G (Tim Lewis Revival) DA Amendment Request  

  
  
Recommendation for Action:  Staff recommends that the Planning Commission: 
1)    Conduct a public hearing; and 2) recommend to the City Council approval of the requested 
amendment to the  project Development Agreement between TL REVIVAL, L.P, (Tim Lewis 
Consulting) and the City of Woodland to allow the payment of affordable housing fees in lieu of 
constructing the remaining required 14 affordable inclusionary housing units.   
 
Staff Contact: 
Cindy Norris, Principal Planner (530) 661-5911, cindy.norris@cityofwoodland.org 
  
Fiscal Impact: 
All application processing costs have been paid for by the applicant.  The approved project Tentative 
Subdivision Maps for Lots D (TSM #5196) and G (TSM #5197) provide for 72 lots on the two multi-
family R-15 sites.  The project DA requires the construction of the 17 required affordable units.  The 
project development agreement includes a negotiated fee payment for potential SLIF reimbursement 
and bike and pedestrian related activities as a general-purpose fee of $3,000 per unit for a total sum 
of $216,000.  All fees are subject to CCI increases.  The proposed application requests to pay fees in 
lieu of constructing the remaining 14 affordable homes.  The proposed fee is $39,000 per affordable 
unit, which will be paid in a lump sum which is equivalent to $546,000, 30 days after the approval of 
the second reading of the First Amendment to Development Agreement 20-02. 
  
Background: 
The entire SLSP area was pre-zoned under Ordinance No. 1346, adopted on July 2, 2002.  The 5.0 
acres of Lot D and 0.9 acres on Lot G were pre-zoned R-15/Multi-Family Residential with an allowed 
density between 10 and 15 units per acre. The subject properties were historically part of the Beeghly 
Vesting Tentative Subdivision Map No 4669 and the Development Agreement approved January 13, 
2004.  Lot D was approved with the assumption that it would be developed with 75 units (15 
units/acre) and Lot G was approved as an affordable cluster with 10 units (11 units/acre).   
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Lot D                                                                            Lot G 
 
At its October 15, 2020 meeting, the City Council approved Tentative Subdivision Maps #5196 and 
#5197 and Ordinance No.1668, approving the Development Agreement #20-02 between the TL 
Partners X, LP, (Tim Lewis Consulting) and the City of Woodland.  The project approval allowed for 
the development of 72 single-family lots; 62 on Lot D and 10 on Lot G.  The project was required to 
enter into an Inclusionary Housing Agreement to provide 17 low-income housing units, with the 
stipulation that the units are to be constructed and shall not be subject to the payment of in-lieu fees 
in the event that the affordable units are not sold as affordable units.  This stipulation was added at 
the time of project approval by the developer, as opposed to the option of allowing payment of in-lieu 
fees as suggested by the City.  The Inclusionary Housing Agreement (IHA) was approved on May 25, 
2021 and recorded on June 23, 2021.  The IHA was amended on October 5, 2021 to  allow the 
marketing period to begin when building permits are issued.  
 
The first building permits were issued on November 16, 2021.   As of the date of this report, 4 
permits are in the building permit review process, 35 building permits have been issued, and 22 units 
have had final inspections approved.  A total of 17 units have closed escrow.  Three of the units were 
sold as affordable to median income families in accordance with the provisions of the IHA. No work 
has been conducted on Lot G.   
 
As part of the process of consideration of the proposed request to pay fees in lieu of constructing the 
remaining affordable units, the City consulted with Legal Services of Northern California 
(LSNC).  LSNC generally agreed that the payment of fees in lieu of constructing units is appropriate 
in Spring Lake.  Due to costs, taxes, and fees, it is difficult to find and sell homes to qualified low-
income households in Spring Lake as compared to the general city.  However, LSNC differed in their 
opinion of the value of the affordable per-unit fee. 
 
Amendment Request: 
Tim Lewis Communities (TLC), is the land developer and builder for the development known as 
Revival, formerly known as TL Partners X L.P, for the Beeghly R-15 Lots D and G.  TLC is requesting 
an amendment to the Development Agreement #20-02 (Ord. 1668) dated October 20, 2020, to allow 
for payment of fees for the fulfillment of the remaining inclusionary housing requirement.  TLC had an 
initial obligation to construct 17 affordable units.  Three units have been built and sold.  TLC is 
requesting to be able to pay fees in lieu of the sale of the remaining 14 affordable units. 
 
TLC has requested a modification to the approved DA to allow a comparable agreement to other 

Page 4



recently approved R-15 small lot single family projects in Spring Lake, including the Ruby Estates 
project (TSM#5221), and the Parkside project, which are similarly zoned and designed R-15 
projects.  At the time the project was approved in October 2020, the City has recommended that the 
applicant pay fees in lieu of constructing affordable units.  However, at that time, given the market 
and the small lot of product, the applicant indicated that they felt the market price would be the same 
as the affordable purchase price.  However, due to market changes, including rising cost of materials, 
higher interest rates, labor shortages, and increased demand, there is now a significant gap between 
the affordable purchase price and the cost to construct the affordable unit. 
 
Discussion: 
Spring Lake Affordable Housing Requirement 
The project is subject to the Spring Lake Affordable Housing Plan multi-family requirement, which 
requires that either, ten percent (10%) of all multi-family units be affordable to low-income 
households and twenty percent (20%) of the units be affordable to very low- income households, or 
that twenty-five percent (25%) of the multi-family units be affordable to very low income 
households.  The two project sites were originally part of the larger Beeghly Ranch tentative 
subdivision map and Development Agreement.  With the original approval, January 13, 2004, the 
very low-income obligation was transferred to the high-density multi-family site at the southwest 
corner of Farmers Central Road and Meikle Avenue.  The remaining low-income obligation from the 
original R-4 and R-5 portions of the original Beeghly Vesting Map were transferred to the 0.9 acre 
cluster (Lot G) resulting in 10 affordable units on this site.  Lot D will satisfy the remaining low-income 
affordability requirement by providing an additional seven affordable units, resulting in a total 
obligation on these two properties for 17 low-income affordable units.  The 17 affordable units are to 
be located throughout both project sites rather than clustered on Lot G. 
 
Affordable Housing Marketing Process 
Section 2.2.4 of the Inclusionary Housing Agreement, establishes a 90-day marketing period for 
prospective low-income purchasers of the inclusionary units.  The marketing period begins upon the 
issuance of building permits for each inclusionary unit.  If a qualified low-income household has not 
opened escrow, then the home may be marketed for 60 days to median-income households.  In the 
event that an eligible median income buyer has not opened escrow, then the home may be marketed 
to a moderate-income buyer.  In the event no qualified buyers are found, the unit shall no longer be 
designated as an Inclusionary Unit. At that point, the unit can be sold at market rate.   
 
TLC began construction on the project in 2021 and has pulled 35 building permits, of which 22 have 
been finaled with an additional 4 in review, leaving a remaining 23 permits to be pulled in Lot D.  A 
total of 17 homes have closed the escrow.  The IHA has identified 15 of the 62 units in Lot D as 
affordable units and two of the ten units in Lot G, as designated affordable units.  Of the 15 affordable 
units in Lot D, three homes have been purchased by median income homebuyers. 
 
The approved Inclusionary Housing Agreement, included an analysis for the sale of a three-bedroom 
home which assumed a mortgage interest rate of 3.25% and an affordable purchase price of 
$447,458.67.  Since execution of the agreement, interest rates have increased to 6.7% (5.5% at the 
time of the application submittal request), which has resulted in a reduction in the allowed affordable 
sales price cap to $323,402 ($367,538.31 at the time of application) for the same three-bedroom 
home.  However, costs to construct each unit have gone up since 2021, creating a significant cost 
differential for each affordable unit. 
 
This has resulted in a price difference, or loss of -$124,056 as compared to the original assumed 
affordable purchase price. Added to the increase in interest rates are increases in construction costs, 
which TLC has indicated makes the original agreement untenable.  In comparison to the market rate 
price for the three-bedroom unit of $517,000, this represents a loss of -$150,000 per unit in the 
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current market (higher for a 7% interest rate as shown in the applicant materials – Attachments 4 and 
5).   
 

 
 
Amendment Request Analysis 
The City’s Affordable Housing Ordinance as well as the Spring Lake Affordable Housing Plan, as 
amended in 2014, allow the payment of fees in lieu of the construction of units.  Fee payments are 
negotiated through the Development Agreement process and take into account other fees that may 
be requested, including general purpose fees. 
 
Affordable in-lieu fee payments have provided the City with the ability to have locally generated funds 
for affordable housing initiatives that do not have the regulatory framework that comes with Federal 
and State grants and loans.  To date, the use of the generated in-lieu fees has been focused on 
projects that will result in new affordable multi-family housing as well as emergency shelter housing 
with the goal of assisting in providing housing for those with the greatest need in the community. 
 
As of February 2022, the City had received $4,611,922 in revenue from payment of in-lieu fees and a 
total of $3,545,461 of in lieu fee revenue was projected.  Since 2017, the City has committed 
$6,327,000 in City fund subsidies, of which $3,513,000 were in-lieu fees.  In addition, a land 
dedication site in Spring Lake was provided in-lieu of building the inclusionary units and is slated to 
be a lower income senior development.  In-lieu allocations to date have resulted in 343 assisted 
housing units, not including the 100-bed shelter.  A significant amount of funding as well as land 
dedication at no cost to a non-profit developer was allocated to the East Beamer Way 
project.  Additional funds, including CDBG funds, were further allocated to pre-development and 
construction costs and for the purchase of commercial modular trailers to provide restrooms, 
showers, laundry, and kitchen for the shelter operations.  An additional $500,000 was provided to 
Chelsea Investment Company to support the Phase I construction of 72 rental units serving low and 
very low-income individuals.   
 
The applicant followed the required advertising to solicit potential buyers for the affordable 
units.  Three households qualified to purchase an affordable unit at the median price.  The marketing 
interest list currently includes 12 low-income, 4 median-income, and 2 moderate-income households. 
If necessary, individuals on the interest list will be required to go through a new income determination 
as the federal income limits for Yolo County were adjusted in June 2022 and June 2023.  It also 
noted that in April 2023, an individual on the interest list that was determined to be a low-income 
eligible household, successfully purchased an existing home in the City of Woodland with help from 
the City’s down payment and mortgage assistance program. 
 
When the inclusionary units at Revival were initially marketed in March 2022, the mortgage interest 
rates in Woodland were in the 4% range.  Current mortgage interest rates in Woodland are now near 
7% which affects a lower income buyer’s ability to qualify for a primary mortgage loan.  Additional 
monthly fees from Mello-Roos, special assessments, and home owner associations that are paid by 
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the homeowners have a negative impact on a buyer’s debt-to-income ratio calculation. 
 
The City has consulted with Legal Services of Northern California in the evaluation of the proposed 
request.  Both the City and Legal Services agree that due to the cost and fee structure in Spring 
Lake, payment of fees in lieu of constructing affordable units is a reasonable alternative.  This follows 
the historical approval path for projects entitled since 2015 in Spring Lake.  The applicant is asking to 
be allowed to pay fees in parity with other similar approved projects in Spring Lake. 
 
Legal Services has opined that they feel that, due to higher housing costs in general, the applicant 
should be required to pay a higher in-lieu fee to address the cost gap than previously required of 
other developments in Spring Lake.  However, staff does not recommend requiring a significantly 
higher in-lieu fee to this project as compared to others in the Spring Lake area simply because the 
timing is such that costs have risen.  The cost increases are primarily due to factors that are outside 
of the development entity’s control, such as financing and cost of materials, which affect all aspects 
of the housing market.  Adding an increased fee burden will only serve to make market-priced 
housing more expensive.  Therefore, staff recommends a fee that is consistent with other similar 
projects approved in the Plan area.  The fee as proposed is somewhat higher than that proposed by 
the applicant. 
 
Fee Calculation 
In lieu fees are calculated by first determining the affordable unit price subsidy, and then spreading 
the total cost over all of the units in the subdivision, which is then paid at the time of building permit 
issuance for each unit.  For the Parkside project, a lump sum payment was provided to the city, 
rather than with each building permit, in order to assist in funding alternative lower income housing 
projects, including the East Beamer Way site and shelter improvements.  In the case of this project, 
because building has already commenced, a lump sum payment is recommended. 
 
The City’s AHP was amended in 2014 to allow for the consideration of in-lieu fees for all 
projects.  There is a formula included in the AHP.  However, in 2015, when housing costs were down 
and interest rates low, the AHP fee calculation formula resulted in little to no fee payment.  As a 
result, at that time, the city developed a fee subsidy that was based upon the amount of city 
investment required to assist in building an affordable multiple-family unit. The goal was to obtain 
funds to assist those with the greatest need for housing in the community.  From that initial 
calculation, the fee amount has been increased each year using the CCI index. In addition, in order 
to encourage higher density single family housing, the city reduced the required fee for higher density 
single family products.  In accordance with the goals of the Specific Plan, the city wishes to 
encourage a variety of housing options, particularly the small lot product that is considered more 
affordable by design.  Further, the existing R-15 sites in Spring Lake are typically infill situations that 
have greater design challenges and can experience neighborhood opposition due to higher 
densities.  Unfortunately, the current market has resulted in all housing types being more expensive 
than imagined even a couple of years before. 
 
The following summarizes the in lieu fee required per affordable unit for similarly zoned R-15 small lot 
projects in Spring Lake: 
 
•    Parkside 3 -     $29,100 (2020); $33,697 (2023 adjusted for CCI) 
•    Ruby Estates - $37,700 (2022); $39,811 (2023 adjusted for CCI) 
 
As a result of the increasing differential in the affordable to market purchase price and in 
consideration of prior approved in-lieu fee amounts for other for-sale R-15 small lot single family 
projects in Spring Lake, Staff recommends that TLC be allowed to pay in-lieu fees on the remaining 
14 affordable units, which is consistent with the agreements approved in Spring Lake since 2015.  In 
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evaluation of the fact that TLC has already built and sold three affordable units at a loss, as well as 
considering a comparison of fees paid by other similar projects in Spring Lake, staff proposes a fee 
payment in lieu of constructing and selling new affordable units of $39,000 per affordable unit, 
resulting in a lump sum fee payment of $546,000.  This fee amount is slightly higher than the amount 
requested by the applicant of $32,000 per affordable unit as provided in the applicant's application 
materials.  Because a number of permits have already been issued for the development, if approved, 
it is recommended that the applicant shall be responsible for payment of the in-lieu fees in a lump 
sum 30 days after the second reading of the First Amendment to the Development Agreement 20-02. 
 
Conclusion: 
Staff recommends that the Planning Commission: 
1)    Conduct a public hearing; and 2) recommend to the City Council approval of the requested 
amendment to the  project Development Agreement between TL REVIVAL, L.P, (Tim Lewis 
Consulting) and the City of Woodland to allow the payment of affordable housing fees in lieu of 
constructing the remaining required 14 affordable inclusionary housing units.   
  
Prepared by:  Cindy Norris, Principal Planner 
  
  
   
  
Attachments: 
1. PC Resolution First Amendment to DA 20-02 
2. First Amendment to DA 20-02 
3. Beeghly R-15 Development Agreement 20-02  
4. Applicant Letter - BeeghlyRanch - Tim Lewis Revival 
5. TL Application Materials 71323 
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RESOLUTION NO. PC 23-___

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
WOODLAND RECOMMENDING THE CITY COUNCIL APPROVE THE 
FIRST AMENDMENT TO DEVELOPMENT AGREEMENT 20-02 
BETWEEN THE CITY OF WOODLAND AND TL PARTNERS X, LP FOR 
THE BEEGHLY RANCH PROJECT IN SPRING LAKE TENTATIVE 
SUBDIVISION MAP NOS. 5196 (LOT D) 5197 (LOT G) 

WHEREAS, CITY and Turn of the Century, LLC (“TOC”) previously entered into that 
certain Development Agreement (“Original Development Agreement”) on January 13, 2004, 
recorded on February 17, 2004, approved by the City Council of the City of Woodland on January 
13, 2004, and recorded with the Yolo County Recorder’s Office as Document No 204-0008056-
00; and

WHEREAS, CITY and CENTEX and WPHI (each a successor in interest to TOC) entered 
into a First Amendment to Development Agreement, effective January 16, 2015 (“First 
Amendment”), which First Amendment provided that the Original Development Agreement 
remained in full force and effect; and

WHEREAS, Turn of the Century, LLC subsequently transferred its property interests, and 
associated agreements, to Tim Lewis Communities, TL Revival L.P (OWNER). OWNER now 
owns that certain real property with Yolo County Assessor’s Parcel Numbers 042-574-001 and 
042-561-015 (the “Property”); and

WHEREAS, The Amended and Restated Development Agreement 20-02 (hereinafter 
“Agreement”) was approved 20th day of October, 2020, by and between the City of Woodland, 
California, a California municipal corporation (“CITY”), and TL Partners X L.P., a California 
limited partnership (“OWNER”),and tentative Subdivision Maps 5196 and 5197; and

WHEREAS, the OWNER submitted an application to request an amendment to 
Development Agreement 20-02 to allow the payment of fees for the fulfillment of inclusionary 
housing requirements outlined in the Development Agreement 20-02 (recorded 2-19-2021) and 
the Inclusionary Housing Agreement, dated 5-25-2021 (recorded 6-23-2021); and 

WHEREAS, Section 4.8 of the project Development Agreement states that, OWNER and 
CITY agree that this Project requires seventeen (17) R-15 low-income single-family units to be 
constructed and shall not be subject to the payment of in-lieu fees in the event that the affordable 
units are not sold as affordable units; and

WHEREAS, since the project was approved on October 20, 2020, there have been 
significant changes in the housing market including increases in interest rates and increases in 
construction costs which have resulted in a situation where the cost burden to support the 
construction of the affordable units far exceeds the cost that would have been borne by paying in-
lieu fees initially; and 
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WHEREAS, the Woodland Planning Commission held a duly noticed public hearing on 
July 20, 2023, to review and consider recommending to the City Council approval of the proposed 
Beeghly Ranch Lot D and Lot G Project Development Agreement Amendment to allow the 
OWNER to pay fees in-lieu of constructing the remaining 14 affordable inclusionary units; and 

WHEREAS¸ pursuant to California state law and the Woodland Municipal Code, public 
hearing notices were mailed to all property owners within 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 Daily Democrat; and 

WHEREAS, the proposed request does not constitute a project pursuant to Government 
Code Section 15061 as there is no change to the physical development other than the administrative 
determination regarding the payment of affordability.  The previously approved project is 
consistent with the Spring Lake Specific Plan Environmental Impact Report (SCH #99022069, 
Turn of the Century EIR) certified on August 15, 2000 as amended; and

WHEREAS¸ the Planning Commission has determined that the proposal is in 
conformance with the goals and intent of the Spring Lake Affordable Housing Plan and in 
conformance with the Woodland General Plan; 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, does hereby make the following findings, 
determinations, and recommendations with respect to the proposed First Amendment to 
Development Agreement 20-02  for the Beeghly Ranch development project Tentative Subdivision 
Map 5196 (Lot D) 5197 (Lot G), to allow the payment of in-lieu fees for the remaining 14 
affordable units:

The Planning Commission, in recommending to the City Council approval makes the following 
findings regarding: 

1. General Plan Consistency Findings:

a. The project is consistent with the Medium Density land use designation which 
allows density between 8.1- 19.9 dwelling units per acre.
   

b. Overall The Project is consistent with the goals and policies of the General Plan in 
providing infill development. 
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c. The Project is consistent with the goals and policies of the Housing Element by 
meeting the requirements of the Spring Lake Affordable Housing Plan as 
conditioned.

2. Spring Lake Specific Plan Consistency Findings:

a. The Project as conditioned is consistent with the SLSP design standards and SLSP 
Affordable Housing Plan.

3. The Planning Commission does hereby recommend that the City Council: 
a. approve the First Amendment to Development Agreement 20-02 between the City 

of Woodland and TL Partners X, L.P., to amend Section 4.8 of the Development 
Agreement 20-02 to allow for the payment of fees in lieu of constructing affordable 
housing as follows:

b. Amendment to Section 4.8 regarding Affordable Housing: OWNER and CITY 
agree that this Project requires seventeen (17) R-15 low-income single-family units. 
Three (3) units shall be sold to qualifying households.  Fees in Lieu of 
constructing shall be paid for the remaining 14 units at an amount of $39,000 
per affordable unit, totaling $546,000 to be paid in a lump sum no later than 
30 days after the second reading of the Development Agreement Amendment 
Ordinance. to be constructed and shall not be subject to the payment of in-lieu fees 
in the event that the affordable units are not sold as affordable units. 
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PASSED AND ADOPTED by the Planning Commission of the City of Woodland at a 
regular meeting of the Planning Commission held on the July 20, 2023, by the following vote:

AYES:  

NOES:  

ABSTAIN: 

ABSENT:  

                                                                                    Marco C. Lizarraga, Chairperson

ATTEST: 

_____________
Cindy Norris, Principal Planner

Exhibit 3 – First Amendment to Development Agreement 20-02  
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1

-DRAFT-
FIRST AMENDMENT TO DEVELOPMENT AGREEMENT BETWEEN CITY OF 

WOODLAND AND TL REVIVAL L.P.   

This First Amendment to Development Agreement 20-02 (“First Amendment”) is entered 
into this __th day of ____, by and between the City of Woodland, a California municipal 
corporation (hereinafter “CITY”) and TL REVIVAL, L.P., a California limited partnership 
(“OWNER”). City and Owner shall individually be referred to herein as a “party” and together as 
the “parties.” 

RECITALS

WHEREAS, this Amended and Restated Development Agreement 20-02 (hereinafter 
“Agreement”) was entered into as of this 20th day of October, 2020, by and between the City of 
Woodland, California, a California municipal corporation (“CITY”), and TL Partners X L.P., a 
California limited partnership (“OWNER”), each of whom shall be referred to as a “party” and 
together as the “parties.”
 and

WHEREAS, OWNER is the successor in interest to TL Partners X L.P; and 

WHEREAS, OWNER has provided evidence satisfactory to CITY of Owner’s ownership 
of the property that is the subject of this First Amendment, and 

WHEREAS, the Agreement may be amended pursuant to Section 2.5 of the Agreement 
and Government Code section 65868; and 

WHEREAS, the OWNER has requested to amend Section 4.8 of Development Agreement 
20-02 in order to pay fees in lieu of constructing the remaining 14 required affordable housing 
units. Of the 17 originally required affordable units, the OWNER has sold three units to qualified 
affordable households.  

WHEREAS, all of the procedures of the California Environmental Quality Act have been 
met with respect to the Agreement and the changes to the Project pursuant to this Amendment, 
with the Woodland City Council’s certification of the Environmental Impact Report for the Spring 
Lake Specific Plan (Turn of the Century EIR, SCH #99022069, August 15, 2000) and adoption of 
addenda to the Turn of the Century EIR; and 

WHEREAS, the City Council finds that this Amendment and the Project are consistent 
with the Woodland General Plan and the Spring Lake Specific Plan; and 

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

82093.0018B\9531785.7 

WHEREAS, on July 19, 2023, the City Planning Commission, designated by Woodland 
Municipal Code Section 2-7-16 as the planning agency for purposes of development agreement 
review pursuant to Government Code Section 65867, in a duly noticed public hearing, considered 
this First Amendment and recommended……………………….; and 

WHEREAS, following consideration of the aforementioned, the City Council held a 
noticed public hearing on ………., to consider the requested amendment to Section 4.8 to allow 
the payment of fees in lieu of constructing and selling 14 affordable units which is the subject of 
this First Amendment.

NOW, THEREFORE, in consideration of the recitals set forth above and the mutual 
covenants hereinafter contained, and for other good and valuable consideration, the receipt and 
sufficiency of which is hereby acknowledged, the parties agree as follows:

1. Amendment to Section 2.7. The addresses provided in Section 2.7 of the Agreement 
are hereby amended to read as follows: 

If to CITY: Ken Hiatt, City Manager
City of Woodland
300 First Street
Woodland, CA 95695

With a copy to: Ethan Walsh
Best Best & Krieger LLP
500 Capitol Mall, Suite 1700
Sacramento, CA 95814

If to OWNER: TL Revial, L.P
c/o Tim Lewis Communities/Reed Onate, Forward Planning 
Director
3500 Douglas Boulevard, Suite 270
Roseville, CA 95661

2. Amendment to Section 4.8 regarding Affordable Housing.  Section 4.8 amended to 
read as follows:

4.8 Affordable Housing.  CITY and OWNER agree that this Project requires seventeen 
(17) R-15 low-income single-family units. Three (3) units shall be sold to qualifying 
households.  Fees in Lieu of constructing shall be paid for the remaining 14 units 
at an amount of $39,000 per affordable unit, totaling $546,000 to be paid in a lump 
sum no later than 30 days after the second reading of the Development Agreement 
Amendment Ordinance. to be constructed and shall not be subject to the payment of 
in-lieu fees in the event that the affordable units are not sold as affordable units.
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3. General Provisions. 

a. Counterparts. This First Amendment may be executed in any number of 
counterparts with the same force and effect as if executed in the form of a single document. 

b. Waiver. No waiver of any provision of this First Amendment shall be 
effective unless in writing and signed by a duly authorized representative of the party against 
whom enforcement of a waiver is sought. 

c.  Governing Law. The validity and interpretation of this First Amendment 
shall be governed by the laws of the State of California without giving effect to the principles of 
conflict of laws. 

d. Severability. If any term, provision, covenant, or condition of this First 
Amendment shall be determined invalid, void, or unenforceable, the remainder of this First 
Amendment shall not be affected thereby to the extent such remaining provisions are not rendered 
impractical to perform, taking into consideration the purposes of this First Amendment. 

e. Authority to Execute. The person or persons executing this First 
Amendment on behalf of OWNER warrants and represents that he or she/they have the authority 
to execute this First Amendment on behalf of his or her/their corporation, partnership, or business 
entity and warrants and represents that he or she/they has/have the authority to bind OWNER to 
the performance of its obligations hereunder. 

f. Integration. This First Amendment, together with the Agreement, reflects 
the complete understanding of the parties with respect to the subject matter hereof. Except as 
expressly modified by this First Amendment, the provisions of the Agreement shall govern the 
conduct of the parties. No testimony or evidence of any such representations, understandings, or 
covenants shall be admissible in any proceeding of any kind or nature to interpret or determine the 
terms or conditions of this First Amendment. To the extent this First Amendment conflicts with 
the Agreement, this First Amendment supersedes such previous document. In all other respects, 
the parties reaffirm and ratify all other provisions of the Agreement.

g. Incorporation of Amendment. From and after the Effective Date of this First 
Amendment, wherever the term “Agreement” or “Development Agreement” appears in the 
Agreement, it shall be read and understood to mean the Agreement as amended by this First 
Amendment. 

h. Defined Terms. All initially capitalized terms used, but not otherwise 
defined, herein shall have the meanings ascribed to such terms in the Agreement. 
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4. Effective Date. The City Council, following a duly noticed public hearing, has 
authorized the execution of this First Amendment by its City Manager and attestation by its City 
Clerk pursuant to the authority of Ordinance No.1579 (the “Adopting Ordinance”) adopted by the 
City Council of the City of Woodland on ………... This First Amendment shall be effective upon 
the later of thirty (30) days after the adoption of the Ordinance or full execution of this First 
Amendment by the parties hereto.

 
5. Memorandum. The City Clerk shall record a Memorandum of this First 

Amendment in the Official Records of Yolo County within ten days following the Amendment 
Effective Date.

 
IN WITNESS WHEREOF, the parties hereto have executed this First Amendment on the 

day and year set forth below. 

CITY: 

By: Approved as to Form: 
Its: 

Attest: Best Best & Krieger LLP, City Attorney 

Ana B. Gonzalez, City Clerk

OWNER:

                 By:    _______________________
                 Name:    ____________________
                 Its:    _______________________
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EXHIBIT A
LEGAL DESCRIPTION OF THE PROPERTY
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EXHIBIT B
MAP OF PROPERTY AND ITS LOCATION
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EXHIBIT C

Amended and Restated Development Agreement 20-02
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Beeghly Ranch (Revival Estates): Application 
to Modify Inclusionary Housing Agreement
• Requesting change to allow Inclusionary Housing Fee comparable to 

Ruby Estates (R-15 Project) @ $3,900/Unit with 87 Units
• Construction Costs Increased Since Yr. 2020 Proforma @ 30% +
• Mortgage Rates currently up to 7% from 3.25% assumption in IHA
• Absorption rates are falling

(1 unit / mo estimated; from 4 units /mo typical) 
• House prices are falling
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BPP = BUILDING PERMIT PENDING (4)

S = SOLD UNIT (17)
(Escrow Closed)S

CO

S

S

S
S

S

S

(72) Units
Status as of 7-13-2023

S

CO = CERT. OF OCCUPANCY ISSUED (7)

S

S

S

S

S

S

S

S

CO CO

CO

CO

COCO

S

BPP BPP BPP BPP
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