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1. INTRODUCTION 

 
 
INTRODUCTION  
 
This document contains all comments received during the public review period on the Draft 
Environmental Impact Report (EIR) for the Turn of the Century Specific Plan.  This 
document has been prepared by the City of Woodland in accordance with the California 
Environmental Quality Act (CEQA).  This document, the Draft EIR, and the two technical 
appendices, together constitute the Final EIR for the project.   
 
The proposed project consists of the development of a mixed-use, planned community, with 
two alternate specific plans: Specific Plan A and Specific Plan B.  The City Council will 
determine which specific plan to adopt, if either.  There are three primary differences 
between the two plans:  
 
 The proposed arterial street pattern: Specific Plan A proposes a grid-like arterial 

street pattern while Specific Plan B proposes a curvilinear arterial street pattern.   

 The location of the proposed town center: Specific Plan A proposes that the town 
center develop as part of Phase One development.  Specific Plan B proposes that the 
town center develop as a part of future development outside of the Specific Plan area 
but within the Master Plan area. 

 The timing of the proposed overpass of SR 113: Specific Plan A assumes the 
overpass as a part of Specific Plan development.  Specific Plan B proposes the 
preservation of right-of-way for the overpass but does not plan for its construction. 

 
The residential component of Specific Plan A proposes the development of a total of 3,770 
residential units on approximately 600 acres.  Commercial development under Plan A would 
encompass approximately 43.9 acres. Specific Plan A would include approximately 93.2 acres 
of various open space uses, which includes parks, schools and drainage ways.   
 
Specific Plan B includes the development of a total of 3,745 residential units in two phases, 
on approximately 627 acres.  Commercial development would be reduced under Plan B, 
compared to Plan A.  A total of approximately 26 acres would be developed.  Plan B would 
include approximately 92.8 acres of various open space uses.  
 
The City of Woodland used several methods to solicit input for the Draft EIR.  These 
methods include the distribution of a Notice of Preparation, distribution of the Notice of 
Availability of the Draft EIR, distribution of the Draft EIR, and a public hearing in front of 
the City Planning Commission on September 2, 1999.   
 



1.  Introduction 
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Summary of Text Changes 
 
The Revisions to the DEIR Text, Chapter 2, identifies all changes to the DEIR by subject 
matter section. These changes are staff-initiated changes in response to comments made on 
the DEIR.  The revisions contain clarification, amplification, and corrections that have been 
identified since publication of the Draft EIR.   
 
Responses to Comments 
 
Responses to comments appear in Chapter 3 of this FEIR.  Comments and responses are 
grouped by letter for written comments and by speaker for oral comments.  If the subject 
matter of one letter overlaps that of another letter, the reader may be referred to more than 
one group of comments and responses to review all information on a given subject.  Where 
this occurs, cross-references are provided.    
 
Each comment letter is presented with brackets indicating how the letter has been divided 
into individual comments. Each comment is given a binomial with the letter number 
appearing first, followed by the comment number. For example, comments in Letter 1 are 
numbered 1-1, 1-2, 1-3, and so on. Immediately following the letter are responses, each with 
binomials that correspond to the bracketed comments. 
 
Some comments on the DEIR do not pertain to physical environmental issues. Responses to 
such comments, though not required under CEQA, are included to provide additional 
information. The phrase "comment noted" is used when the EIR authors wish to 
acknowledge a comment that does not directly pertain to the environmental issues analyzed 
in the EIR, does not ask a question about the EIR, or does not challenge an element of, or 
conclusion of, the EIR. The intent is to simply recognize the comment. Many of the 
comments express opinions about aspects of the proposed project and, thus, are included in 
the Final EIR for consideration by the decision-makers. 



 
 
 

 
 

 
2. REVISIONS TO THE DRAFT EIR 
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2. REVISIONS TO THE DRAFT EIR 
 

 
 
 
INTRODUCTION 
 
The Draft EIR was released on July 7, 1999.  The following changes clarify, amplify, and/or 
provide minor technical corrections to that document.  New text, which has been added to the 
DEIR, is underlined, and text that has been deleted, is presented in strikeout format.  Revised 
figures appear at the end of the chapter.   
 
The following text revisions are shown in the order in which they appear in the DEIR (i.e., by 
page number) and the “Text Change #s” provided below are referenced in Responses to 
Comments, Chapter 4.0, where appropriate.  A revised copy of the Table 2-1, Summary of 
Impacts and Mitigation Measures is included at the end of this chapter.   
 
None of the following revisions substantially alter the DEIR analysis, or change the conclusions 
of the DEIR with respect to the significance of impacts, such that recirculation would be  
required pursuant to Section 15088.5 of the CEQA Guidelines. 
 
REVISIONS TO THE DRAFT EIR 
 
Text Changes in Response to Comments 
 
4.1 Land Use 
 
The following text is added to the end of the second paragraph on page 4.1-3 of the DEIR: 
 

Agricultural Preserve (A-P) is a land use designation used by Yolo County to preserve 
land suited for agricultural use from encroachment of nonagricultural uses.  Figure 4.1-3 
on page 4.1-5 illustrates those areas designated A-P on the project site. 

 
Figure 4.1-2, Land Ownership on page 4.1-4 of the DEIR is revised, and is shown at the end of 
this chapter. 
 
Figure 4.1-3, Existing Yolo County Zoning on page 4.1-5 of the DEIR is revised, and is shown at 
the end of this chapter. 
 
The following text is hereby amended immediately following Existing Permits and Leases on 
page 4.1-24 of the DEIR:   
 



2. Revisions to the Draft EIR 
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Both the County and the College are presently connected to the City sewer system and 
would connect to water upon annexation.  The County is required to fund their portion of 
frontage improvements along Gibson Road when the City undertakes widening of the 
road which is commencing at this time. 

 
The second sentence of the second paragraph on page 4.1-25 of the DEIR is revised to read: 
 

The Aeromodelers have amended their a seven year lease with the City of Woodland in 
1995.  The lease will expire in June 2007, with one five year option.on October 25, 2002.  
The lease contains a 60-day release clause that can be executed by either party. 

 
The second full paragraph on page 4.1-36 of the DEIR is revised as shown: 
 

The auto wrecking business is located off Road 102 on Road 25 approximately 1/4 to 1/2 
mile from the project site, so its activities should not be visible or audible to residents and 
should not result in a land use incompatibility.  The agricultural land east of Road 102 is 
not actively farmed at present, and consists predominantly of Pescadero sitly clay, saline-
alkali and willows clay, alkali (see Figure 4.2-1 on page 4.2-3 in the DEIR).  These alkali 
soils are not well-suited to intensive agriculture.  This area is designated Urban Reserve 
in the City General Plan.  While not occurring at present, agricultural activities could 
occur immediately east of Road 102, so there would  could be potential incompatibilities 
associated with dust, noise and odor between proposed residential uses on the project site 
and agricultural land to the east.  Road 102 would provide an approximately 90-foot wide 
buffer; however, due to the proximity of residential uses to an area that could be used for 
future agricultural activities, the impact between adjacent residential and agricultural uses 
is considered potentially significant. 

 
The last sentence of page 4.1-52 of the DEIR is revised to read: 
 

Under Plan B, the town center is located in the Master Plan Remainder Area and not 
planned to be developed until some time between 2015 and 2020 after 2020.   

 
 
Mitigation Measure 4.1-5(c)(i) on p. 4.1-54 of the DEIR is revised to read: 
 
 Establish a retail focal point within the Specific Plan area. 
 
Mitigation Measure 4.1-10(b) on page 4.1-63 of the DEIR is revised to read: 
 

The annexation of the Specific Plan shall be staged to include all of the project site, 
except the ±160 acres acreage that will be remains under Williamson Act contract until 
2003. 

 



2. Revisions to the Draft EIR 
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The following text is added to Mitigation Measure 4.1-10(c) on page 4.1-64 of the DEIR: 
 

...with LAFCO Policy IV.D which would allow for annexation of the entire site. 
 
4.2 Agricultural Resources 
 
The text on page 4.2-1 of the DEIR is revised as follows. 
 

According to the California Department of Conservation, 3,005 acres of important 
farmland (including Prime, Statewide Importance, Unique, and Local Importance) in 
Yolo County (including incorporated areas4) were converted to non-agricultural use in 
between 1994 and 1996.  out of 420,771 acres of Important Farmland were inventoried in 
1996.5  Of the total lost, 1,181 acres were Prime Farmland, from a total of 269,149 acres 
of Prime Farmland inventoried in 1996. 

 
Figure 4.2-3, Important Farmland on page 4.2-6 of the DEIR, and Figure 4.2-4, Agricultural 
Land Capability on page 4.2-7 of the DEIR are revised and shown at the end of this chapter. 
 
The following is added to Mitigation Measure 4.2-3 on page 4.2-15 of the DEIR: 
 
 4.2-3  
 (A/B) (a) Implement Mitigation Measure 4.1-1. 
 
  (b) The City of Woodland shall consider adopting a Right to Farm Ordinance 

to address interim land use conflicts that could occur between new 
development and planned growth areas that may remain in agricultural 
uses until future conversion. 

 
The second complete paragraph on page 4.5-16 of the DEIR is revised to read: 
 

As proposed in 1995, the Yolo County Habitat Conservation Plan is a multispecies 
regional Habitat Conservation Plan (HCP) for Yolo County that mitigates planned 
development within the spheres of influence of the incorporated cities in the county.  The 
HCP would provides a conservation strategy to mitigate for the loss of approximately 
12,000 acres of urban development in a largely agricultural region. 

 
The last sentence of the second to last paragraph on page 4.2-16 of the DEIR is revised to read: 
 

Should the City Council choose chose to reject report this measure, special findings of 
“overriding considerations” would be required under CEQA. If the City Council does 
reject a 500 foot buffer, a reduced buffer may be considered. 

 
4.4 Hydrology, Drainage and Water Quality 
 
The first two sentences of the second paragraph on page 4.4-2 of the DEIR are revised to read: 
 



2. Revisions to the Draft EIR 
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A complex system of alluvial deposits make up the groundwater aquifers that underlie the 
Sacramento Valley contain groundwater aquifers that store and yield water at various 
depths.  Yolo County can be described by is underlain by six hydrologic, or groundwater 
storage basins that are separated from each other by impervious soil layers.   
 

The second to last sentence of the second paragraph on page 4.4-2 of the DEIR is revised to 
read: 

 
The pumping depth in various City wells varies; some pumping occurs as deep as 300 
feet, but the average pumping depth is approximately 100 feet. 
 

The first two sentences of the first paragraph on page 4.4-4 of the DEIR are revised to read: 
 

At General Plan buildout, total City pumping within in the Urban Limit Line was 
estimated to be 23,200 acre-feet per year (afy) under the assumption and assumes that 
water needs would increase linearly over the General Plan EIR baseline (1995) condition.  
At buildout, Using buildout assumptions of in the General Plan, a City groundwater 
impact study prepared in 1997 estimated there would be a net increase in groundwater 
pumping deficit of 3,800 afy. 

 
The second to last sentence of the first paragraph on page 4.4-4 of the DEIR is deleted as shown: 
 

Past Sacramento County studies suggest that groundwater levels can be stabilized by 
setting limits on groundwater extraction rates. For additional information regarding the 
relationship between groundwater levels and land subsidence, please see Section 4.3, 
Geology, Soils, and Seismicity. 

 
The second to the last sentence of the second paragraph on page 4.4-4 of the DEIR is revised to 
read: 
 

Under normal and above-normal rainfall conditions, the City’s groundwater pumping 
depresses regional groundwater levels, resulting in an alignment of the City’s with the 
centers of the perimeters of influence and a southeast groundwater flow direction. 

 
The last sentence of the first paragraph on page 4.4-5 of the DEIR is deleted as shown: 
 

In-lieu recharge could raise the groundwater levels within the local City area from 3 to 8 
feet.  

 



2. Revisions to the Draft EIR 
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The following text is added to the end of the first paragraph on page 4.4-5 of the DEIR: 
 

An element of the Yolo County Flood Control and Water Conservation District’s 
conjunctive-use planning includes a proposed in-lieu recharge project.  The project would 
involve land located generally west of Woodland across County Road 98.  The District 
has estimated that under this project it could supply 3.2 afy of surface water 
approximately 65 percent of the irrigation seasons.  Farmers could use this surface water 
in-lieu of their own direct pumped groundwater.  Project impacts would include higher 
localized water table levels (proximate to delivery canals and project land).  Groundwater 
modeling completed by the City of Woodland has indicated that the District’s project 
could increase water tables beneath the City on the order of three to eight feet. 

 
The third sentence of the second paragraph on page 4.4-28 of the DEIR is revised to read: 
 

Offsite detention or retention storage is being considered at two locations: a detention 
basin to attenuate peak flows could be constructed immediately south of the project site, 
on the south side of County Road 25A and west of County Road 102. 

 
Mitigation Measure 4.4-1(a) on page 4.4-29 of the DEIR is revised to read: 
 
 Prior to the first tentative map approval, the Specific Plan storm drainage plan shall be 

completed.  The drainage plan shall demonstrate that the system identify specific storm 
drainage design features to control increased runoff from the project site. will not 
increase runoff over current conditions. No net increase This may be achieved through 
one or more of the following: onsite conveyance and detention facilities, offsite detention 
or retention facilities, and/or channel modification, or equally effective measures to 
control the rate and volume of runoff.  To demonstrate the effectiveness of the proposed 
system to achieve no net increase prevent additional flooding at offsite (downstream) 
locations, all necessary hydrologic and hydraulic calculations and assumptions and 
design details shall be submitted to the City  Public Works Department for review and 
approval.  The design of all features proposed by the project applicant shall be consistent 
with the most recent version of the City’s Storm Drainage Guidelines and Criteria, and 
standard design and construction specifications and details. 

 
The first narrative sentence at the top of page 4.4-30 of the DEIR is revised to read: 
  

The measures would ensure that project flows are detained so that the amount of storm 
water runoff would not exceed existing conditions. stormwater runoff from the project 
site is effectively managed so that the capacity of downstream conveyance facilities is 
not exceeded and water surface elevations are not adversely increased as a result of 
increased rate or volume of runoff generated by new impervious surfaces. Therefore, 
project flows would not increase adversely affect downstream flooding as compared to 
existing conditions. 

 
The second to last sentence at the bottom of page 4.4-36 is revised to read: 
 



2. Revisions to the Draft EIR 
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In addition, the proposed District in-lieu recharge program would offset most or 
all of the effects of groundwater withdrawal, including incremental reductions in 
recharge, if any, attributable to the proposed project. 

 
The seventh sentence in the last paragraph on page 4.4-40 in the DEIR is also revised to read: 
 

The proposed District in-lieu recharge program would offset most or all of the 
effects of increased City groundwater pumping. 

 
4.5 Biological Resources 
 
The last sentence of the first paragraph on page 4.5-4 of the DEIR is deleted  as shown. 
 

It is highly likely that this area supports special-status plant species due to the soil type, 
presence of associated vegetation, and presence of special-status plants directly to the 
east of County Road 102.  However, since this site is not to be further developed under 
the proposed project, these plants would not be threatened if they are present onsite. 

 
The second and third paragraphs under Wildlife on page 4.5-5 of the DEIR is revised to read: 
  

Bird species commonly observed foraging in include flocks of red-winged blackbirds, 
starlings, meadowlarks, American crow, magpie, pheasant, peasant and Killdeer kildeer. 
The mammals that may be expected to be observed on site are Californiameadow vole, 
house mouse, black-tailed hare and possibly cottontail white-tailed rabbit. While the 
agricultural ditches are filled and drained during the growing season they may support 
waterfowl species such as mallard, cinnamon teal, American coot and pied-billed grebe 
for short periods.  The amphibians on site are likely limited to bullfrogs and tree frogs 
and the reptiles consist of species such as the western fence lizard, gopher snake, and 
California king snake. 

 
The ruderal edges along the filed crop habitat supports many common bird species 
including white-crowned sparrow, golden-crowned sparrow, American goldfinch gold 
finch, house finch, savanna sparrow, and red-winged blackbird.  Special-status species 
such as strike may be supported by ruderal habitat such as loggerhead logger-headed 
shrike. 

 
The last sentence of the second full paragraph on page 4.5-9 of the DEIR is revised: 
 

The plants were observed northwest of the intersection of County Road 102 and County 
Road 25A, as shown in Figure 4.5-1. 

 



2. Revisions to the Draft EIR 
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The second complete paragraph on page 4.5-16 of the DEIR is revised to read: 
 

As proposed in 1995, the Yolo County Habitat Conservation Plan is a multispecies 
regional Habitat Conservation Plan (HCP) for Yolo County that mitigates planned 
development within the spheres of influence of the incorporated cities in the county.  The 
HCP would provides a conservation strategy to mitigate for the loss of approximately 
12,000 acres of urban development in a largely agricultural region. 

 
The second sentence of the first paragraph on page 4.5-26 of the DEIR is revised to read: 
 

Note that measures (b) through (d) would be under the jurisdiction of Yolo County and 
the Yuba Community College because rather than the City does not, because the County 
owns the property. 

 
The first sentence of Mitigation Measure 4.5-1 (A/B) (b) on page 4.5-26 of the DEIR is revised 
to read: 
 

Prior to development of the alkali sink habitat in the Yolo County and the Yuba 
Community College properties, shown in Figure 4.5-1, a rare plant survey 

 
The first sentence of Mitigation Measure 4.5-1 (A/B) (c) on page 4.5-26 of the DEIR is revised 
to read: 
 

Based on the results of the survey in the Yolo County and the Yuba Community College 
properties, prior to new design approval, the County and Yuba Community College shall, 
in consultation with DFG and/or USFWS, determine whether the project would 
substantially affect special-status plant species dependent upon alkali sink habitat. 

 
Mitigation Measure 4.5-1 (A/B) (d) on page 4.5-26 of the DEIR is revised to read: 
 

If the surveys on the Yolo County and the Yuba Community College lands reveal no 
occurrences of any species, or if the County and/or Yuba Community College  in 
consultation with DFG or USFWS determines that no significant impacts on any special-
status plant species would result from project implementation, then no further mitigation 
would be required. 

 
Mitigation Measure 4.5-2(b) on page 4.5-27 of the DEIR is deleted as shown: 
 

If adopted, the project applicant shall participate in the Yolo County Habitat 
Conservation Plan (HCP). 

 
Mitigation Measure 4.5-3(a) on page 4.5-29 of the DEIR is revised to read: 
  

Prior to approval of a tentative map for any property with trees For each individual 
development project, the project applicant, in consultation with the DFG, shall conduct a 
pre-construction or pre-tree pruning or removal survey of trees greater than 30 feet tall 
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(proposed activity) during the raptor breeding-season (approximately March 1 through 
September 15August 31).  This survey shall be conducted for a half mile radius around 
the project site at which any construction activity is proposed.  The survey shall be 
conducted by a qualified raptor biologist... 

 
Mitigation Measure 4.5-3(b) on page 4.5-29 of the DEIR is revised to read: 
 

If an active Swainson’s hawk nest is identified within one half mile of the project site, 
then CDFG shall be contacted to determine if consultation is required.  A limited 
operating period shall be implemented within a (0.25) mile radius of the nest tree.  No 
construction activities shall be initiated during the Swainson’s hawk nesting period 
(March 1 – September 15 August 1) without the approval by DFG... 

 
Mitigation 4.5-4(a) on page 4.5-30 of the DEIR is revised to read: 
 

This agreement shall set aside in perpetuity, an equivalent amount (939 acres of the 
Specific Plan Area plus Important Farmland converted for offsite infrastructure) of 
contiguous, Swainson’s hawk foraging land elsewhere in Yolo County through the 
purchase of development rights and execution of irreversible conservation or 
agricultural easement. 

 
 
Mitigation Measure 4.5-6(A/B)(a) on page 4.5-32 of the DEIR is revised to read: 
 

Prior to approval of a tentative map for the area immediately west of Road 102 (see 
Figure 4.5-1, as revised) ... 

 
Mitigation Measure 4.5-6(b) on page 4.5-33 of the DEIR is revised as shown: 
 

b) If jurisdictional wetlands are verified, the project applicant shall provide for no 
net loss of wetland acreage through the federal permitting process.  If the total 
acreage of the jurisdictional wetland is less than 1/3 of an acre, then the project 
applicant shall obtain a nationwide permit to fill the wetlands, and provide for a 
minimum 1:1 mitigation ratio.  If the total area exceeds 1/3 of an acre then the 
project applicant shall obtain a individual permit through the U.S. Army Corps of 
Engineers.  

 
4.6 Traffic and Circulation 
 
The seventh line under Roadway Operations on page 4.6-18 of the DEIR is revised as shown: 
 

I-5 (City limits to City limits)  LOS E D 
 
The first sentence under Proposed Transit System on page 4.6-21 of the DEIR is revised as 
shown: 
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Roadways within the project site are proposed to be designed to accommodate bus 
turnouts at major intersection locations along the arterial streets system, along East 
Gibson Road, and the focal center, and County Road 25A and State Highway 113. 

 
Mitigation Measure 4.6-1(A/B)(a) on page 4.6-53 is revised as shown: 
 

A traffic signal shall be installed at the E. Gum Avenue/Matmor Road intersection and 
each approach shall be widened to include one exclusive left-turn lane, one through lane, 
and one right-turn lane. These improvements were warranted by previously approved 
development and are included in the City of Woodland Major Projects Financing Plan 
(MPFP) as being funded by an assessment district development fees.  However, the 
proposed project could require implementation of the improvements prior to their 
programmed installation in the MPFP.  Therefore, the project applicant shall prepare a 
traffic impact study for each tentative map as required by General Plan Policy 3.A.4 to 
confirm existing conditions and to determine the specific mitigation timing that is 
required to maintain the City’s LOS thresholds identified in General Plan Policy 3.A.2.  
If this intersection requires signalization and widening prior to the programmed 
installation of these improvements in the MPFP, then the project applicant shall be 
required to install the improvements and shall be reimbursed by the assessment district 
development fees. 

 
Mitigation Measure 4.6-2(b) on page 4.6-58 is clarified as follows: 
 

(b) Offsite roadways needed to serve the project site (e.g., Road 101, Road 25A and E 
Street) shall be improved to meet City design standards.  The specific segments 
that must meet these standards are: 

 
Road 101 from Gibson Road to Road 25A 
Road 25A from SR 113 to Road 101   

 
The first sentence of Mitigation Measure 4.6-3 on page 4.6-59 of the DEIR is revised as shown: 
 
 All development within the Specific Plan the project applicant shall contribute a its fair-

share of the capital and operating cost associated with providing public transit service to 
the project site Plan Area. 

 
The fifth bullet of Mitigation Measure 4.6-5(A/B)(a)(i) on page 4.6-63 of the DEIR is revised as 
shown: 
 

• Class I bike path grade separations of collectors and arterials at the time the Class I 
facility is installed; and ... 

 
Mitigation Measure 4.6-6 (A/B) (a) on page 4.6-65 of the DEIR is revised to read: 
 

Based on the Specific Plan-wide CIP and financing plan required by Mitigation Measure 
4.6-8, each development The project applicant shall contribute its fair-share cost to 
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modify the traffic signal at the East Street/E. Main Street intersection and widen the 
eastbound approach to include an exclusive left-turn lane, two exclusive through lanes, 
and one exclusive right-turn lane.  This improvement was previously identified in the 
East Street Corridor Specific Plan, City of Woodland, May 19, 1998.  The City of 
Woodland shall determine the method and timing of the contribution for this mitigation 
measure. To assist the City in its determination, the developer project applicant shall 
prepare a traffic impact study for each tentative map as required by General Plan Policy 
3.A.4 to confirm existing conditions and to determine the specific mitigation timing that 
is required to maintain the City’s LOS thresholds identified in General Plan Policy 3.A.2. 

 
Mitigation Measure 4.6-6 (A/B) (b) on page 4.6-66 of the DEIR is revised to read: 
 

Based on the Specific Plan-wide CIP and financing plan required by Mitigation Measure 
4.6-8, each development The project applicant shall contribute its fair share cost to 
modify the traffic signal at the Gibson Road/East Street intersection and widen the 
northbound and southbound approaches to include two exclusive left-turn lanes, one 
exclusive through lane, and one shared through/right-turn lane. These improvements 
were previously identified in the East Street Corridor Specific Plan, City of Woodland, 
May 19, 1998.  The City of Woodland shall determine the method and timing of 
contribution for this mitigation measure. To assist the City in its determination, the 
developer project applicant shall prepare a traffic impact study for each tentative map as 
required by General Plan Policy 3.A.4 to confirm existing conditions and to determine 
the specific mitigation timing that is required to maintain the City’s LOS thresholds 
identified in General Plan Policy 3.A.2. 

 
Mitigation Measure 4.6-6 (A/B) (c) on page 4.6-66 of the DEIR is revised to read: 
 

Based on the Specific Plan-wide CIP and financing plan required by Mitigation Measure 
4.6-8, each development The project applicant shall contribute its fair share cost to 
modify the traffic signal at the Gibson Road/Matmor Road intersection and widen the 
northbound and southbound approaches to include one exclusive left-turn lane, one 
through lane, and one right-turn lane.  The City of Woodland shall determine the method 
and timing of contribution for this mitigation measure. To assist the City in its 
determination, the developer project applicant shall prepare a traffic impact study for 
each tentative map as required by General Plan Policy 3.A.4 to confirm existing 
conditions and to determine the specific mitigation timing that is required to maintain the 
City’s LOS thresholds identified in General Plan Policy 3.A.2. 

 
Mitigation Measure 4.6-6 (A/B) (d) on page 4.6-66 of the DEIR is revised to read: 
 

The project applicant shall Implement Mitigation Measure 4.6-1(c).   
 
Mitigation Measure 4.6-6 (A) (e) on page 4.6-66 of the DEIR is revised to read: 
 

Based on the Specific Plan-wide CIP and financing plan required by Mitigation Measure 
4.6-8, each development The project applicant shall contribute its fair share cost to 
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install a traffic signal at the Road 25A/East Street intersection and widen the 
northbound, southbound, and eastbound approaches to include an exclusive left-turn 
lane and a shared through/right-turn lane.  The westbound approach shall be widened to 
include one exclusive left-turn lane, one through lane, and one right-turn lane. The City 
of Woodland shall determine the method and timing of contribution for this mitigation 
measure. To assist the City in its determination, the developer project applicant shall 
prepare a traffic impact study for each tentative map as required by General Plan Policy 
3.A.4 to confirm existing conditions and to determine the specific mitigation timing that 
is required to maintain the City’s LOS thresholds identified in General Plan Policy 3.A.2. 

 
Mitigation Measure 4.6-6 (B) (e) on page 4.6-67 of the DEIR is revised to read: 
 

Based on the Specific Plan-wide CIP and financing plan required by Mitigation Measure 
4.6-8, each development The project applicant shall contribute its fair share cost to 
install a traffic signal at the Road 25A/East Street intersection and widen the northbound 
and eastbound approaches to include one exclusive left-turn lane and one shared 
through/right-turn lane.  The westbound approach shall be widened to include one 
exclusive left-turn lane, one through lane, and one right-turn lane.  The southbound 
approach shall be widened to include two exclusive left-turn lanes and a shared 
through/right-turn lane.  In addition to the intersection widening, Road 25 A shall be 
widened to four lanes from East Street to Parkway Drive.  Specific intersection widening 
at the SR 113 interchange and at the Road 25A/Parkway Drive intersection associated 
with this widening is addressed in Mitigation Measure 4.6-6 (f,g,j) for Plan B.  The City 
of Woodland shall determine the method and timing of contribution for this mitigation 
measure. To assist the City in its determination, the developer project applicant shall 
prepare a traffic impact study for each tentative map as required by General Plan Policy 
3.A.4 to confirm existing conditions and to determine the specific mitigation timing that 
is required to maintain the City’s LOS thresholds identified in General Plan Policy 3.A.2. 

 
Mitigation Measure 4.6-6 (A) (f) on page 4.6-67 of the DEIR is revised to read: 
 

The project applicant shall install A traffic signal shall be installed at the Road 25A/SR 
113 Southbound Ramps intersection.  The City of Woodland shall determine the timing of 
this mitigation measure. To assist the City in its determination, the developer project 
applicant shall prepare a traffic impact study for each tentative map as required by 
General Plan Policy 3.A.4 to confirm existing conditions and to determine the specific 
mitigation timing that is required to maintain the City’s LOS thresholds identified in 
General Plan Policy 3.A.2. 

 
Mitigation Measure 4.6-6 (A) (g) on page 4.6-67 of the DEIR is revised to read: 
 

The project applicant shall install A traffic signal shall be installed at the Road 25A/SR 
113 Northbound Ramps intersection.  The City of Woodland shall determine the timing of 
this mitigation measure. To assist the City in its determination, the developer project 
applicant shall prepare a traffic impact study for each tentative map as required by 
General Plan Policy 3.A.4 to confirm existing conditions and to determine the specific 
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mitigation timing that is required to maintain the City’s LOS thresholds identified in 
General Plan Policy 3.A.2. 

 
The first sentence of Mitigation Measure 4.6-6 (B) (f,g) on page 4.6-68 of the DEIR is revised to 
read: 
 

Based on the Specific Plan-wide CIP and financing plan required by Mitigation Measure 
4.6-8, each development shall contribute its fair share to the modification of the Road 
25A/SR 113 interchange.  The design modification to the interchange shall be based on 
the outcome of the Caltrans Project Study Report (PSR) conceptual approval process.   
The project applicant shall reconstruct the Road 25A/SR 113 interchange to a partial 
cloverleaf (Caltrans type L-9) configuration with a four-lane overcrossing and single-
lane ramps.  

 
The last sentence of Mitigation Measure 4.6-6 (B) (f,g) on page 4.6-68 of the DEIR is revised to 
read: 
 

To assist the City in its determination, the developer project applicant shall prepare a 
traffic impact study for each tentative map as required by General Plan Policy 3.A.4 to 
confirm existing conditions and to determine the specific mitigation timing that is 
required to maintain the City’s LOS thresholds identified in General Plan Policy 3.A.2. 

 
The following text is added to the end of Mitigation Measure 4.6-6(B)(f,g) on page 4.6-68 of the 

DEIR: 
 

Should the Parkway Drive overcrossing be constructed, further traffic study is required 
to determine the extent of additional improvements to the Road 25A/SR113 interchange if 
needed. 

 
The first paragraph of Mitigation Measure 4.6-6(A)(h) on page 4.6-68 of the DEIR is revised to 
read: 
 

The project applicant shall install A traffic signal shall be installed at the Pioneer 
Avenue/A Street intersection and construct the eastbound and westbound approaches to 
include an exclusive left-turn lane and a shared through/right-turn lane shall be 
constructed. The project applicant shall also construct Pioneer Avenue shall be 
constructed to its ultimate four-lane width as identified in the Specific Plan prior to 2020 
and provide additional signalized access shall be provided to the proposed high school.  

 
The last paragraph of Mitigation Measure 4.6-6(A)(h) on page 4.6-69 of the DEIR is revised to 
read: 
 

The City of Woodland shall determine the timing of this mitigation measure. To assist the 
City in its determination, the developer project applicant shall prepare a traffic impact 
study for each tentative map as required by General Plan Policy 3.A.4 to confirm existing 
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conditions and to determine the specific mitigation improvements and timing that are 
required to maintain the City’s LOS thresholds identified in General Plan Policy 3.A.2. 

 
Mitigation Measure 4.6-6 (A) (i) on page 4.6-69 of the DEIR is revised to read: 
 

The project applicant shall install A traffic signal shall be installed at the Parkway 
Drive/D Street intersection and construct the northbound and southbound approaches 
shall be constructed to include an exclusive left-turn lane and a shared through/right-
turn lane.  In addition, the project applicant shall construct the eastbound and westbound 
approaches shall be constructed to include an exclusive left-turn lane, an exclusive 
through lane, and a shared through/right-turn lane.  The City of Woodland shall 
determine the timing of this mitigation measure.  To assist the City in its determination, 
the developer project applicant shall prepare a traffic impact study for each tentative 
map as required by General Plan Policy 3.A.4 to confirm existing conditions and to 
determine the specific mitigation timing that is required to maintain the City’s LOS 
thresholds identified in General Plan Policy 3.A.2. 

 
Mitigation Measure 4.6-6 (B) (j) on page 4.6-69 of the DEIR is revised to read: 

 
The project applicant shall install A traffic signal shall be installed at the Parkway 
Drive/Road 25A intersection and construct the northbound approach to include one 
exclusive left-turn lane and one exclusive right-turn lane shall be constructed.  The City 
of Woodland shall determine the timing of this mitigation measure. To assist the City in 
its determination, the developer project applicant shall prepare a traffic impact study for 
each tentative map as required by General Plan Policy 3.A.4 to confirm existing 
conditions and to determine the specific mitigation timing that is required to maintain the 
City’s LOS thresholds identified in General Plan Policy 3.A.2. 

 
Mitigation Measure 4.6-6 (B) (k) on page 4.6-69 of the DEIR is revised to read: 

 
The project applicant shall install A traffic signal shall be installed at the Pioneer 
Avenue/B Circle North intersection and construct the eastbound and westbound 
approaches shall be constructed to include an exclusive left-turn lane and a shared 
through/right-turn lane.  In addition, the project applicant shall implement Mitigation 
Measure 4.6-6(A)(h) shall be implemented as it relates to intersection improvements 
associated with school access.  The City of Woodland shall determine the timing of this 
mitigation measure. To assist the City in its determination, the developer project 
applicant shall prepare a traffic impact study for each tentative map as required by 
General Plan Policy 3.A.4 to confirm existing conditions and to determine the specific 
mitigation timing that is required to maintain the City’s LOS thresholds identified in 
General Plan Policy 3.A.2. 

 
The second sentence of Mitigation Measure 4.6-8(c) on page 4.6-72 of the DEIR is hereby 
clarified to read: 
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These mechanisms shall be put in to place and the collection of fees shall commence 
prior to approval of the first tentative map in the area.  Fees shall be collected with final 
maps or building permits, whichever occurs first. 

 
Mitigation Measure 4.6-8 (A/B) (e) on page 4.6-73 of the DEIR is revised to read: 
 

Each development All applicants shall be required to pay appropriate traffic mitigation 
fees or contractually bind themselves to voluntarily do so, prior to approval of tentative 
acceptance of final maps, or issuance of building permits, where a map is not required. 
 

4.7 Air Quality 
 
Mitigation Measure 4.7-1 (a) through (f) on page 4.7-20 of the DEIR is revised to read: 
 

(a) Trucks hauling dirt and debris shall be adequately covered to prevent visible dust 
emissions reduce wind blown dust and spills. 

 
(b) On dry days, dirt or debris spilled onto paved surfaces shall be swept up 

immediately to reduce resuspension of particulate matter caused by vehicle 
movement.  Approach routes to construction sites shall be cleaned daily of 
construction related dirt in dry weather. 

 
(c) Exposed soils and onsite Onsite stockpiles of excavated materials shall be 

covered, stabilized or watered to prevent dust emissions from creating a nuisance 
in the vicinity or to surrounding properties. 

 
(d) Onsite vehicle speeds shall be operated on unpaved surfaces at speeds that will 

not create dust emissions that would cause a nuisance in the vicinity or to 
surrounding properties not exceed 15 miles per hour. 

 
(e) At least 2 feet of freeboard shall be maintained when transporting soil or other 

material by truck. 
 
(f) The amount of grading shall be limited to 28 acres per day. 
 
(e) Soils shall not be exposed nor grading occur during periods when wind speeds 

would cause dust emissions to create a nuisance in the vicinity or to surrounding 
properties.   

 
4.8 Noise 
 
Mitigation Measure 4.8-7(a) on page 4.8-27 is revised as shown: 
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 A disclosure statement shall be provided to all prospective buyers or tenants of 
properties within 300 feet of the Regional Park site notifying of the presence of existing 
and future noise-producing model airplane, rodeo, and playing field  activities.  
Notification of prospective tenants shall be the property-owners responsibility. 

 
4.11 Population, Employment and Housing 
 
The first full sentence on page 4.11-13 of the DEIR is revised to read: 
 

The plan also provides for medium and high density housing, which often includes 
condominiums and apartments, which are more likely to be affordable to lower and 
moderate incomes than single family homes. 
 

4.12 Public Health and Safety 
 
Mitigation Measure 4.12-1(A/B)(a) on page 4.12-10 of the DEIR is revised to read: 

 
Prior to tentative map approval for each development within the project site, the 
applicant shall complete an Environmental Site Assessment (Phase 1) in accordance with 
professional standards to determine the potential for past or current uses within the 
project site to have resulted in soil or groundwater contamination at any location that 
will be developed under the proposed project, or for releases from offsite locations (e.g., 
the former Woodland City Dump landfill) to have adversely affected groundwater under 
the project site. 

 
Mitigation Measure 4.12-4 on page 4.12-14 of the DEIR is revised to read: 
 
 Prior to each construction season, the applicant, each landowner or developer with a 

project under construction, shall consult with the Sacramento-Yolo Mosquito Vector 
Control District to identify safe, effective, and feasible means to reduce onsite Valley 
black gnat populations during construction activities that take place during the active 
season.  Such methods could include physical controls, such as watering, or the use of 
chemical insecticides.  The applicant’s contractor shall use only those methods for site 
insect control that it has developed through consultation with the District. 

 
4.13 Public Services and Facilities 
 
The second sentence under the heading of “Training” on page 4.13-5 of the DEIR is revised to 
read: 
 

• One (1) 130,000 square foot outside training ground and apparatus for every 
60,000 97,076 persons served, as required by the General Plan 

 
Mitigation Measure 4.13-1 (a) on page 4.13-9 of the DEIR is revised to read: 
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Prior to the first tentative final map approval, the Specific Plan Public Facilities 
Financing Plan and Capital Improvements Plan… 

 
Mitigation Measure 4.13-6(b) on page 4.13-18 of the DEIR is deleted: 
 

The City’s existing Capital Facility Fee program shall be amended and fee schedule 
revised to include construction of one new police substation.  This substation (including 
the phase of development at which time it will be required) shall be described in greater 
detail in the Specific Plan Public Facilities Financing Plan and Capital Improvements 
Plan.  Individual projects proposed within the project site shall pay the appropriate 
capital facility fees to finance the construction of new law enforcement capital facilities.  
Facilities required prior to build-out shall be advanced by the developer and be subject 
to later reimbursement or credit. 

 
The fifth line of the first paragraph on page 4.13-19 of the DEIR is revised to read: 
 

This would require the project to provide an additional thirteen (for Plan A) to fourteen 
(for Plan B) ten officers to serve the demand associated with buildout of the project. 
 

The last sentence on page 4.13-34 and the first two sentences on page 4.13-35 of the DEIR are 
revised to read: 
 

Within the project area, Yuba College and the County each operate a domestic well.  The 
Yolo County Yuba College well pumped approximately 29 million gallons (89 91 acre 
feet) between October 1997 and October 1998, for an average daily flow of 0.08 million 
gallons per day.  The County well supplies an average of  0.03 per day. 

 
The second to last sentence on page 4.13-35 of the DEIR is revised to read: 
 

Out of the 18 wells that the City operates, eleven ten currently receive chlorine treatment.  
 
Mitigation Measure 4.13-18(A/B)(a) and (b) on page 4.13-53 of the DEIR is revised to read: 
 

At the beginning of each job, the construction contractor should shall set up bins or other 
means of containment to hold separated scraps of recyclable material (i.e., cardboard, 
lumber, etc.).  The contractor should shall identify processors in the area that are 
interested in the materials.  The paper, cardboard, and metal packaging that the building 
materials and major appliances come in should shall also be separated and stored for 
future recycling. 
 
The contractor should  shall work with the City of Woodland Recycling Coordinator to 
establish construction recycling measures to reduce the amount of construction waste 
disposed of at the landfill.  

 
The 45th endnote on page 4.13-66 of the DEIR is revised to read: 
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1. Kenneth Zeier, City of Woodland Yolo County Building Maintenance, Detention 
Division, Monroe Well Readings, provided by June 28, 1999.  

 
4.14 Recreational, Educational and Community Services 
 
Table 4.14-1 on page 4.14-6 of the DEIR is revised to read: 
 
 

TABLE 4.14-1 
 

SPECIFIC PLANS PROJECT ELEMENTS – PARKS AND RECREATIONAL 
ELEMENTS 

Project Element Specific Plan A Specific Plan B 
Sports Park 33.0 acres 33.0 acres 
Neighborhood Park 27.0 acres  27.3 32.4 acres 
Minipark 5.1 acres 5.1 0.0 acres 
Parkways 9.2 acres 8.6 acres 
Drainage Parkway 13.3 acres 13.3 acres 
Urban Forest Edge 5.6 acres 5.5 acres 
Public Utility Easement 4.7 acres 4.9 acres 
Schools 119.3 acres 119.2 acres 
Source:  Turn of the Century Specific Plan A and B, 1999. 

 
 
Mitigation Measure 4.14-1 on page 4.14-11 of the DEIR is revised as shown: 
 

(A/B) 
(d) Implement Mitigation Measure 4.1-5 requiring consolidation and expansion of 

mini parks into two additional neighborhood parks. 
 
 
Table 4.14-10 on page 4.14-26 of the DEIR is replaced with the following: 
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TABLE 4.14-10(Revised) 
 

TENTATIVE STUDENT ENROLLMENT ESTIMATES – 
WOODLAND JOINT UNIFIED SCHOOL DISTRICT 

District 
Student 

Yield 
Factor Student Grade Breakdown (approximate) 

Residential Units K-12 

K-6 
(.286 multi 
.509 single) 

7-9 
(0.65 multi 
.119 single) 

10-12 
(.111 multi 
.198 single) 

Total 
Number 
of New 

Students 
Plan A 

Multi-family 1,324 units .462 379 86 147 612
Single-family 2,296 units .827 1,169 273 455 1,897
Total Plan A 3,620 units  1,548 359 602 2,509

Plan B 
Multi-family 1,237 .462 354 80 137 571
Single-family 2,508 .827 1,277 298 497 2,072
Total Plan B 3,745  1,631 378 634 2,643
1. Senior apartments and convalescent care units are not included, because they would not generate any students. 
 
Source: Dwight Berg, Public Economics, Inc., Kim Van Gundy, Woodland Joint Unified School District, personal communication, October 

1999. 
 
 
Mitigation Measure 4.14-4(A/B) on page 4.14-27 of the DEIR is revised to read: 
 

The Specific Plan shall designate an additional public school site of at least 10 acres for 
the development of an elementary school.  This school should shall be sited in 
conjunction with ... 

 
The second paragraph of Mitigation Measure 4.14-8(A/B)(b) on page 4.14-34 of the DEIR is 
revised to read: 
 

As an alternative to expansion of the main library facility ... 
 
The following text is added to the first full paragraph on page 4.14-35 of the DEIR: 
 

It should be noted that the ability to create a branch library facility is currently believed 
to be restricted under the terms of the 1979 local ballot measure that funded 
improvements to the main library.  Book mobile service, interactive internet access via 
remote kiosks, joint use of other library services (e.g., high school or college library), and 
phone-in/drop-off services are examples of services believed to fall within the terms of 
the measure.  Separate branch facilities may not be possible without a change in the terms 
of the measure. 
Figure 
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3.0  SUMMARY OF IMPACTS AND MITIGATION MEASURES 

 
 
 
 
INTRODUCTION 
 
This summary chapter provides an overview of the Turn of the Century Specific Plan (proposed 
project), which is described in detail in Chapter 2, Project Description, and the conclusions of 
the environmental analysis, provided in detail in Chapter 4.  This chapter also summarizes the 
alternatives to the proposed project that are described in Chapter 5, Alternatives Analysis, and 
identifies the Environmentally Superior Alternative.  Table 3-1, at the end of this chapter, 
provides a summary of the environmental effects of the proposed project identified in each 
technical issue section of Chapter 4.  The table consists of the environmental impacts, the 
significance of the impacts for both Specific Plan A and Specific Plan B, the proposed mitigation 
measures, and the significance of the impact after the mitigation measures are implemented. 
 
Location
 
The project site is a 1,097-acre area located in central Yolo County approximately three miles 
southeast of downtown Woodland.   The project site generally is bounded by County Road 101 
and Highway 113 on the west, County Road 102 on the east, East Gibson Road on the north, and 
County Road 25-A on the south.  
 
Project Description 
 
In October 1998, the Woodland City Council directed that two Specific Plans, Specific Plan A 
and Specific Plan B, be analyzed and compared throughout the Specific Plan approval process. 
Specific Plan A proposes the town center develop as a part of phase one development.  There are 
three primary differences between the two plans:  
 
 The proposed arterial street pattern:  Specific Plan A proposes a grid-like arterial street 

pattern while Specific Plan B proposes a curvilinear arterial street pattern.   

 The location of the proposed town center:  Specific Plan A proposes that the town center 
develop as part of Phase One development.  Specific Plan B proposes that the town center 
develop as a part of future development outside of the Specific Plan area but within the 
Master Plan area. 

 The timing of the proposed overpass of SR 113:  Specific Plan A assumes the overpass as a 
part of Specific Plan development.  Specific Plan B proposes the preservation of right-of-way 
for the overpass but does not plan for its construction. 

 



   3.0  Summary of Impacts and Mitigation Measures 
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Environmental Impacts and Mitigation
 
Under CEQA, a significant effect on the environment is defined as a substantial, or potentially 
substantial, adverse change in any of the physical conditions within the area affected by the 
project, including land, air, water, minerals, flora, fauna, ambient noise, and objects of historic or 
aesthetic significance.  Implementation of the proposed project could result in significant 
impacts on those resource areas listed below. 
 
This EIR discusses mitigation measures that could be implemented by the City to reduce 
potential adverse impacts to a level that is considered less than significant.  Such mitigation 
measures are noted in this report and are found in the following sections: land use and planning, 
agricultural resources; hydrology, drainage and water quality; biological resources; traffic and 
circulation; air quality; noise; visual resources; cultural resources; population, employment and 
housing; public health and safety; public services and facilities; and recreation, education and 
community services. If an impact is determined to be significant or potentially significant, 
applicable mitigation measures are identified as appropriate.  These mitigation measures are also 
summarized in Table 3-1.  The mitigation measures presented in the EIR will form the basis of 
the Mitigation Monitoring Program.  An impact that remains significant after mitigation is 
considered an unavoidable adverse impact of implementation of the proposed project. 
 
Project-specific impacts that would be significant and unavoidable would occur in the following 
areas: 
 
• Agricultural Resources 
• Hydrology, Drainage, and Water Quality 
• Biological Resources 
• Air Quality 
• Noise 
• Pubic Health and Safety 
 
Summary of Project Alternatives
 
The following summary describes the three alternatives to the proposed project that are 
evaluated in this Draft EIR.  For a complete description of project alternatives, please see 
Chapter 5, Alternatives Analysis. 
 
No Project/No Development Alternative 
 
Under the No Project/No Development Alternative, no new development would occur on the 
project site, and the current agricultural uses would remain in operation. 
 
Reduced-Density Alternative 
 
Under the Reduced Density Alternative, the southern and eastern portions of the project site 
would be developed as low density, rural residential uses and the remaining single-family 
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residential areas would have a slightly reduced density of 3-4 du/acre.  The other land uses 
would be similar to the proposed project, although reduced in scale to match the lower 
population. 
 
Traditional Neighborhood Alternative 
 
Under the Traditional Neighborhood Alternative, development of the project site would 
maximize consistency with specific direction provided in the General Plan for new development 
to reflect the older, historic Woodland neighborhoods.  The number of residential units and land 
use acreages would be similar to Specific Plan A. 
 
Environmentally Superior Alternative 
 
In addition to the discussion and comparison of impacts of the alternatives to the proposed 
project, CEQA requires that an "environmentally superior" alternative be selected and the 
reasons for such selection disclosed.  In general, the environmentally superior alternative is the 
alternative that would be expected to generate the least adverse impacts.  The No Project 
Alternative would be environmental superior to the proposed project and other alternatives.  
After the No Project Alternative, the Reduced-Density Alternative would be environmentally 
superior. 
 
A more detailed discussion of the environmentally superior alternative appears in Chapter 5. 
 
Potential Areas of Concern
 
Section 15123 of the CEQA Guidelines requires the summary section of an EIR section to 
identify areas of controversy known to the lead agency including issues raised by agencies and 
the public.  The following items were raised by agencies and the public in comment letters 
received on the Notice of Preparation: 
 
 Domestic water supply (quality and quantity) 
 Nuisance impacts from Bodega Black Gnats 
 Localized drainage impacts 
 Air quality impacts 
 Provision of affordable housing 
 Impacts to wildlife and habitat 
 New growth 
 Loss of agricultural land 
 Regional flooding 
 Land use incompatibilities 
 Alternatives to the project 
 Impacts to Williamson Act contracts 
 Impacts to SR113 
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In addition, the City’s Technical Advisory Committee (TAC) has expressed concern regarding 
the proposed use of a curvilinear arterial street pattern in Plan B, which may be inconsistent with 
the General Plan.  All of these issues are addressed within the body of this EIR. 
 
Scope of the EIR
 
The City of Woodland, as lead agency, identified potentially significant impacts which would 
result from project implementation in the Notice of Preparation and Initial Study for this EIR 
circulated beginning February 18, 1999 (found in Appendix A).  Based on the Initial Study, the 
City determined that the following areas could result in a potentially significant impact and 
should be addressed in the EIR: 
 

 Land Use and Planning 
 Agricultural Resources 
 Geological Resources 
 Hydrological Resources 
 Biological Resources 
 Traffic and Circulation 
 Air Quality 
 Noise 
 Visual Resources and Aesthetics 
 Cultural Resources 
 Population, Employment and Housing 
 Public Health and Safety 
 Public Services and Facilities 
 Recreational, Educational, and Community Services 

 
Table 3-1 provides a summary of the environmental impacts that would result from 
implementation of the Turn of the Century Specific Plan (both Specific Plan A and Specific Plan 
B) potential mitigation measures, and the level of significance of the environmental impacts 
before and after implementation of the proposed mitigation. 
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TABLE 3-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance Prior 

to Mitigation Mitigation Measure(s) 
Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 

4.1 Land Use and Planning 
4.1-1 The proposed project could be incompatible with 

existing surrounding land uses. 
 

S   S  4.1-1 
(A/B) Consistent with Specific Plan Policy N.2., all residential units 

within 500-feet of active (interim or long-term) agricultural uses 
shall be provided with  a deed disclosure regarding the proximity 
and nature of neighboring agricultural uses.  This disclosure shall 
be applied at the tentative map stage to the affected properties.  The 
text of the disclosure language shall be approved by the City 
Attorney. 

LS LS

4.1-2 The proposed project could be incompatible with 
planned surrounding land uses. 

PS    PS 4.1-2  
(A/B) All residential units within 500 feet of the regional park shall be 

provided with a deed disclosing the Regional Park and planned 
future development.  This disclosure shall be applied at the 
tentative map stage to the affected properties.  The text of the 
disclosure language shall be approved by the City Attorney. 

LS LS

4.1-3 The proposed project could be incompatible with 
existing internal land uses. 

 

S    S 4.1-3 
(A/B)  
(a) Implement Mitigation Measures 4.12-6 (a) through (d) from 

Section, 4.12, Public Health and Safety, which would ensure 
proper building height and distance be observed in the design of 
residential uses near the existing airstrip, or require closure of the 
airstrip by revocation of the conditional use permit or 
amortization/abatement of the use as non-conforming.  

 

LS LS

     (b) The Specific Plan shall be amended to include fencing and 
landscaping to screen residential areas from adjacent existing 
commercial uses. 

4.1-4 Under the proposed project, the mix of internal 
land uses could be considered incompatible.  

 

S    S 4.1-4 
(A/B) 
(a) Development of the Sports Park shall require a Conditional Use 

Permit with special attention given to the design and operation of 
this facility. 

LS LS

 
LS = Less than Significant   S = Significant   STSU = Short-term Significant and Unavoidable  PS = Potentially Significant 
SU = Significant and Unavoidable  STS = Short-term Significant NA = Not Applicable     NI = No Impact 
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TABLE 3-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance Prior 

to Mitigation Mitigation Measure(s) 
Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 
     (b) Implement Mitigation Measure  4.8-8(a), (b), and (c) from Section 

4.8, Noise. 
 

   (c) School facilities shall be designed to be compatible with 
surrounding land uses and shall include: ingress and egress shall be 
designed to not impede traffic flow on local arterials; the noise 
generating components shall be placed away from residential use 
(e.g., sports fields, parking lots); and directional lighting, planting, 
fences, or other barriers shall be used to shield neighboring land 
uses from school activities.  

  

      S (B)
(d) The middle school site depicted in Plan B shall be moved to the 

south of the sports park site, and the elementary school site shall be 
moved to the west to the proposed park site to reduce traffic 
impacts on these uses. 

 

NA LS

     (e) Implement Mitigation Measure 4.8-8(e) from Section 4.8, Noise. 

4.1-5 Under the proposed project, development may be 
inconsistent with some of the City’s General Plan 
goals and polices and land use ordinances. 

 

S    S 4.1-5  
(A/B) 
(a) (i) Implement mitigation measures identified in Sections 4-

6, 4-13, and 4-14 related to circulation, implementation 
of a financing plan, implementation of a capital 
improvement program, and parkland.   

 
Implement Policy 1.C.2 by consolidating and expanding 
the proposed 5.1 acres of mini parks into two additional 
neighborhood parks to serve the proposed residential 
areas. 

 

LS LS

      (ii) Find that the proposed project is substantially consistent 
with the General Plan policies, with implementation of 
identified measures. 

 
OR 
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TABLE 3-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance Prior 

to Mitigation Mitigation Measure(s) 
Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 
    (iii) Reject relevant mitigation measures, and find that the 

proposed project is in substantial conformance with the 
General Plan as proposed. 

 

  

     (b) For Policy 1.A.2, find that the proposed project is substantially 
consistent with General Plan Policies related to development with 
Urban Limit Line boundaries. 

    S (B)
(c) (i) Establish a retail focal point within the Specific Plan area.  
 

OR 
 

NA  LS

   (ii) Find that the proposed project is substantially consistent 
with the General Plan. 

  

4.1-6 The proposed project would include zoning 
designations that could result in development of 
land uses other than those identified in the 
Specific Plan, resulting in unforeseen 
incompatibilities between land uses. 

S     S 4.1-6
(A/B) 
(a) The parcel depicting mini-storage in Plan A and Plan B shall be 

restricted to that use through available mechanisms in the Specific 
Plan. 

LS LS

      S (A)
(b) The parcel depicting convalescent care in Plan A shall be restricted 

to that use through available mechanisms in the Specific Plan.   
 

LS NA

4.1-7 The proposed project may allow development that 
would be inconsistent with the City’s Zoning 
Ordinance.  

 

S     S 4.1-7 
(A/B) 
(a) (i) The Specific Plan shall be revised to reconcile the zoning 

inconsistency for the proposed mini-storage use by 
modifying the proposed Specific Plan land use 
designation from C-2 to C-3, 

 
 OR 
 

LS LS

     (ii) The Specific Plan shall be revised to specify the mini-
storage use as allowed by Conditional Use Permit  in the 
C-2 zone within the Specific Plan area only. 
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TABLE 3-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance Prior 

to Mitigation Mitigation Measure(s) 
Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 
   (b) (i) The Specific Plan shall be revised to reconcile the lot 

area inconsistency for SF5 lots by modifying the 
proposed Specific Plan land use designation to be 
consistent with existing citywide zoning designations.  

 

  

       OR
 

(ii) The Specific Plan shall be revised to clarify the intent to 
have different standards for the SR5 designation. 

 
   (c) (i) Other inconsistencies with the City’s zoning 

requirements shall be identified and reconciled by 
making modifications to the Specific Plan to ensure 
consistency, 

 
 OR 
 

  

   (ii) The Specific Plan shall be revised to specify standards 
intended to be different. 

  

4.1-8 The proposed project could result in residential 
densities that are inconsistent with the proposed 
zoning. 

 

S    S 4.1-8         
(A/B) The Specific Plan policy on the transfer of development shall be 

revised to restrict the transfer of development to the maximum 
density of any given zoning district. 

LS LS

4.1-9 The proposed project includes land use 
designations that differ from adopted General 
Plan land use designations. 

 

S     S 4.1-9
(A/B) 
(a) The Specific Plans shall be modified to include Tables 4.1-2 and 

4.1-3 in order to ensure  the Specific Plans are consistent with the 
City’s General Plan land use designations and associated zoning. 

 

LS LS

   (b) The Specific Plans shall be modified to include the City’s land use 
designation of Service Commercial and Public Service on the 
portion of the project site which includes Yuba College and land 
owned by the County, as shown on the City’s Land Use Diagram. 
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TABLE 3-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance Prior 

to Mitigation Mitigation Measure(s) 
Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 
4.1-10 The proposed project may be inconsistent with 

LAFCO Agricultural Conservation policies. 
 

STS     STS 4.1-10
(A/B) 
(a) The annexation of the Specific Plan shall be staged to match the 

proposed phasing of the Specific Plan. 
 
OR 
 

LS LS

   (b) The annexation of the Specific Plan shall be staged to include all of 
the project site, except the ±160 acres acreage that will be remains  
under Williamson Act contract  until 2003. 

 

  

    OR
 
(c) LAFCO shall determine  that the applicable facts and circumstances 

support a finding of substantial conformity with LAFCO Policy 
IV.D, which would allow for annexation of the entire site. 

  

4.2 Agricultural Resources 
4.2-1 Development of the proposed project would result 

in the loss of 940 acres of Important Farmland. 
 

S   S  4.2-1
(A/B) The project applicant shall set aside in perpetuity an equal amount 

(940 acres of the Plan Area plus Important Farmland converted for 
offsite infrastructure) of contiguous, active agricultural acreage 
elsewhere in Yolo County through the purchase of development 
rights and execution of an irreversible conservation or agricultural 
easement.  These soils shall be permanently protected from future 
development via enforceable deed restrictions.  Acreage between 
Woodland and Davis, already experiencing, or likely to experience, 
growth pressures shall be targeted.  Soils and farming conditions 
shall be equivalent or superior to the project area.  Protected 
acreage equal to the total acreage of any particular development 
shall be, set aside prior to commencement of any development 
activity within that development. 

 

SU SU
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TABLE 3-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance Prior 

to Mitigation Mitigation Measure(s) 
Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 
   Acreage set aside required by Mitigation Measure 4.5-4 for loss of 

Swainson’s hawk foraging habitat (see Section 4.5, Biological 
Resources) may be used jointly to satisfy all or a portion of this 
mitigation requirement, so long as it meets the habitat needs of the 
species and is retained in active agricultural uses.  The land shall 
be managed via an agreement satisfactory to the City and 
Department of Fish and Game, governing operations such that it 
remains agriculturally productive and also provides hawk habitat.  
Land that does not meet the intent of both measures can not be 
used as joint mitigation, in which case more acreage would be 
needed in order to satisfy both mitigations. 

  

4.2-2 Development of the proposed project would 
conflict with or result in the cancellation of 
Williamson Act contracts. 

 

S    S 4.2-2 
(A/B) A Williamson Act contract and conservation easement shall be 

established on 162 acres of land outside of the project site, or 
greater if land is removed from Williamson Act contract for the 
required detention/retention basin, to the satisfaction of the City. 

SU SU

4.2-3 Development of the proposed project could result 
in incompatibilities between active agricultural 
uses and future residential uses.  

STS   STS 4.2-3
(A/B) 
(a) Implement Mitigation Measure 4.1-1. 
 

LS  LS

   (b) The City of Woodland shall consider adopting a Right to Farm 
Ordinance to address interim land use conflicts that could occur 
between new development and planned growth areas that may 
remain in agricultural uses until future conversion. 

  

4.2-4 Development of the proposed project could 
adversely affect agricultural viability. 

 

S    S 4.2-4 
(A/B) The Specific Plan shall be revised to require a 500-foot buffer 

within the project site adjacent to active agricultural uses to the 
south of Road 25A. 

LS LS

4.2-5 The proposed project may be inconsistent with 
General Plan policies. 

 

S    S 4.2-5 
(A/B)  
(a) Implement Mitigation Measures 4.2-1, 4.2-2, and 4.2-4. 
 
AND 
 

LS LS

     (b) For General Plan Policies 1.I.4 and 1.I.6, the City shall implement 
one of the following measures: 
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TABLE 3-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance Prior 

to Mitigation Mitigation Measure(s) 
Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 
     (i) Find that the proposed project is essentially consistent 

with the direction of the General Plan Policies. 
 

 OR 
 

   (ii) Amend the General Plan Policies to conform with the 
inconsistencies identified. 

  

4.2-6 Development of the proposed project, in 
combination with other cumulative development, 
would contribute to the loss of Important 
Farmland. 

S    S 4.2-6 
(A/B) Implement Mitigation Measure 4.2-1 and/or 4.2-2. 

SU SU

4.2-7 Development of the proposed project, in 
combination with other cumulative development, 
could adversely affect agricultural viability. 

S    S 4.2-7 
(A/B) Implement Mitigation Measure 4.2-4. 

LS LS

4.3 Geology, Soils and Seismicity 
4.3-1 People and property could be subject to seismic 

hazards such as groundshaking, lurch cracking, 
liquefaction, or settlement. 

LS   LS 4.3-1 No mitigation measures would be required to reduce or avoid 
significant environmental effects. 

 

NA NA

4.3-2 Structures would be situated in locations underlain 
by expansive soils.  

LS  4.3-2   LS No mitigation measures would be required to reduce or avoid 
significant environmental effects. 

NA NA

4.3-3 The proposed project would alter site topography, 
which could affect the rate or extent of erosion. 

LS  4.3-3   LS No mitigation measures would be required to reduce or avoid 
significant environmental effects. 

NA NA

4.3-4 Underground pipeline installation could result in 
unstable soils or pipes could be exposed to 
excessively wet soil conditions, which could affect 
pipeline integrity.  

LS  4.3-4   LS No mitigation measures would be required to reduce or avoid 
significant environmental effects. 

 

NA NA

4.3-5 Groundwater withdrawal due to operation of 
project water supply wells could incrementally 
contribute to localized land subsidence, which 
could affect structures on the project site. 

LS LS 4.3-5 No mitigation measures would be required to reduce or avoid 
significant environmental effects.� 

NA  NA

4.3-6 The proposed project would have no impact on 
mineral resources. 

NI  4.3-6   NI No mitigation measures would be required to reduce or avoid 
significant environmental effects. 

NA NA

4.3-7 The proposed project may be inconsistent with the 
City of Woodland General Plan policies regarding 
geotechnical issues. 

LS LS 4.3-7 No mitigation measures would be required to reduce or avoid 
significant environmental effects. 

 

NA  NA
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TABLE 3-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance Prior 

to Mitigation Mitigation Measure(s) 
Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 
4.3-8 The proposed project, in combination with 

buildout under the General Plan, would expose a 
greater number of people and property to seismic 
hazards such as groundshaking, lurch cracking, 
liquefaction, or settlement; hazards associated 
with expansive soils; and potential effects of 
erosion. 

LS  4.3-8   LS No mitigation measures would be required to reduce or avoid 
cumulative significant environmental effects. 

 

NA NA

4.3-9 The proposed project, in combination with 
buildout under the General Plan, could contribute 
to increased land subsidence that could affect soil 
stability. 

LS  4.3-9   LS No mitigation measures would be required to reduce or avoid 
cumulative significant environmental effects. 

 

NA NA

4.4 Hydrology,  Drainage and Water Quality 
4.4-1 The proposed project would increase the rate and 

amount of stormwater runoff from newly created 
impervious surfaces, which could contribute to 
localized or downstream flooding. 

PS   PS 4.4-1
(A/B) 
(a) Prior to the first tentative map approval, the Specific Plan storm 

drainage plan shall be completed.  The drainage plan shall 
demonstrate that the system identify specific storm drainage 
design features to control increased runoff from the project site. 
will not increase runoff over current conditions. No net increase 
This may be achieved through one or more of the following: 
onsite conveyance and detention facilities, offsite detention or 
retention facilities, and/or channel modification, or equally 
effective measures to control the rate and volume of runoff.  To 
demonstrate the effectiveness of the proposed system to achieve 
no net increase prevent additional flooding at offsite (downstream) 
locations, all necessary hydrologic and hydraulic calculations and 
assumptions and design details shall be submitted to the City  
Public Works Department for review and approval.  The design of 
all features proposed by the project applicant shall be consistent 
with the most recent version of the City’s Storm Drainage  

LS  LS
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TABLE 3-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance Prior 

to Mitigation Mitigation Measure(s) 
Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 
   Guidelines and Criteria, and standard design and construction 

specifications and details. 
 

  

   (b) Prior to the first tentative map approval, the project applicant shall 
demonstrate to the City Public Works Department that development 
of either Specific Plan A or Specific Plan B will not preclude future 
installation and operation of Storm Drainage Facilities  Master Plan 
improvements anticipated in the project site and that facility 
improvements will be consistent with the Storm Drainage Facilities 
Master Plan. 

 

  

   (c) Prior to the first tentative map approval, the project applicant shall 
demonstrate that an appropriately sized and located storm drainage 
system shall be installed or adequately financed (through fair-share 
payment of fees or other means). 

  

4.4-2 Stormwater runoff from areas under construction 
could affect receiving water quality. 

 

LS  4.4-2   LS No mitigation measures would be required to reduce or avoid 
significant environmental effects.  

 

NA NA

4.4-3 Runoff from new impervious surfaces would 
contain urban contaminants that could affect 
receiving water quality. 

 

LS     LS 4.4-3
(A/B) Prior to each tentative map approval, the applicant shall identify 

proposed urban stormwater runoff Best Management Practices 
(BMPs) that will be incorporated into project design.  The BMPs 
shall be selected based on and consistent with the City’s planning 
and design criteria set forth in the “Phase A Storm Drainage 
Facilities Master Plan Storm Water Quality Regulations and 
Control Measures”. 

 

NA NA

4.4-4 Dewatering would be necessary during trenching 
to install underground utility lines.  

 

LS  4.4-4   LS No mitigation measures would be required to reduce or avoid 
significant environmental effects. 

 

NA NA
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TABLE 3-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance Prior 

to Mitigation Mitigation Measure(s) 
Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 
4.4-5 The proposed project would require the use of 

groundwater, which could result in changes in 
groundwater levels or groundwater areas of 
influence or induce subsidence. 

 

PS     PS 4.4-5
(A/B) 
(a) Prior to approval of the first tentative map, the applicant shall 

identify specific steps to be taken to minimize project effects on 
groundwater levels that could affect agricultural wells.  The 
program shall establish site-specific and local baseline groundwater 
levels, existing and proposed wells, uses and rates,  and areas of 
influence.   The program shall also establish criteria that will be 
used to determine whether the effect on non-project wells may be 
considered adverse (e.g., groundwater levels shall not fall below a 
specific elevation during the irrigation season).  This information 
shall be used to appropriately site and design project wells 
throughout project buildout to minimize the effects on wells and 
locations that could be affected by groundwater pumping associated 
with the proposed project. 

 

SU SU

      OR
 
(b) If project wells cannot be sited to reduce effects on agricultural 

wells that could be adversely affected by project pumping, the City 
shall establish a mechanism to relocate the agricultural wells to 
ensure that groundwater pumping  for irrigation purposes is 
maintained at baseline levels for the affected well.   

4.4-6 The conversion of agricultural land to urban uses 
could affect groundwater recharge. 

 

LS  4.4-6   LS No mitigation measures would be required to reduce or avoid 
significant environmental effects. 

 

NA NA

4.4-7 If the revised FEMA Flood Insurance Rate Maps 
are adopted, portions of the project site would be 
situated in the 100-year floodplain and would be 
subject to increased risk of flooding. 

 

S     S 4.4-7
(A/B) 
(a) If the FEMA maps are adopted and development occurs in the area 

delineated as Zone AE, structures placed in the floodplain shall be 
sited and designed so they do not impede or restrict flood flows.   
The results of site-specific hydrologic and hydraulic studies shall 
be used to quantify baseline and post-development conditions to 
identify development recommendations. 

 

LS LS
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TABLE 3-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance Prior 

to Mitigation Mitigation Measure(s) 
Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 
   (b) If the FEMA maps are adopted and flood control features such as 

levees or floodwalls are proposed to protect future development, 
the applicant shall quantify the potential effects of loss of 
floodplain storage on areas that could be affected by increased 
flooding. The applicant shall coordinate with the City to identify 
and implement feasible options for replacing the loss of floodplain 
storage. 

  

4.4-8 Portions of the project site could be subject to 
flooding from dam failure inundation. 

 

LS  4.4-8   LS No mitigation measures would be required to reduce or avoid 
significant environmental effects. 

 

NA NA

4.4-9 The proposed project, in combination with future 
development that would occur with General Plan 
buildout, would increase the rate and amount of 
stormwater runoff from newly created impervious 
surfaces. 

 

PS     PS 4.4-9
(A/B) Implement Mitigation Measures 4.4-1(a) through 4.4-1(c). 
 

LS LS

4.4-10 The proposed project, in combination with other 
development that could occur with General Plan 
buildout, would affect groundwater levels, 
groundwater recharge, and subsidence rates. 

 

LS LS 4.4-10 No mitigation is necessary to avoid or reduce this impact. 
 

NA  NA

4.4-11 Construction and occupancy of the proposed 
project, in combination with other development 
that could occur with General Plan buildout, 
could affect receiving water quality. 

 

LS LS 4.4-11 No mitigation measures would be required to reduce or avoid 
significant environmental effects. 

NA  NA

4.5 Biological Resources 
4.5-1 The proposed project would convert agricultural 

lands to urban uses, which could result in the loss 
of the alkali sink type special-status plant species 
listed in Table 4.5-1. 

 

S   S  4.5-1
(A/B) 
(a) In accordance with Fish and Game Code Section 1900 et seq., DFG 

shall be given a minimum of 10-day notice prior to site grading or 
development on the TOC property within the project site  to allow 
for salvage of any San Joaquin saltbush plant materials. 

 

LS LS
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TABLE 3-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance Prior 

to Mitigation Mitigation Measure(s) 
Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 
   (b) Prior to development of the alkali sink habitat in the Yolo County 

and the Yuba Community College properties, shown in Figure 4.5-
1, a rare plant survey shall be conducted by qualified biologists in 
accordance with the most current DFG/USFWS guidelines or 
protocols. Survey timing for the various plant species is dependent 
in part on yearly rainfall patterns and is determined on a case-by-
case basis. 

 

  

   (c) Based on the results of the survey in the Yolo County and the Yuba 
Community College properties, prior to new design approval, the 
County and Yuba Community College shall, in consultation with 
DFG and/or USFWS, determine whether the project would 
substantially affect special-status plant species dependent upon 
alkali sink habitat.  If special-status plants are identified, measures 
shall be incorporated to ensure no net loss of the species.   
Evaluation of impacts to plant species shall consider the following: 

 

  

      the status of the species in question (e.g., officially listed by 
the State or Federal Endangered Species Acts, candidate 
species, CNPS list); 

 
      the relative density and distribution of the onsite occurrence 

versus typical occurrences of the species in question; and 
 

      the habitat quality of the onsite occurrence relative to historic, 
current or potential distribution of the population. 

 
   (d) If the surveys on the Yolo County and the Yuba Community 

College lands reveal no occurrences of any species, or if the 
County and/or Yuba Community College in consultation with 
DFG or USFWS determines that no significant impacts on any 
special-status plant species would result from project 
implementation, then no further mitigation would be required. 

 
 
 

  

4.5-2 The proposed project could result in the loss of 
potential habitat for the valley elderberry 
longhorn beetle (VELB). 

S     S 4.5-2
(A/B) 
(a) Prior to approval of a tentative map for any property with 

LS LS
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Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 
 shrubbery and/or onsite drainage ways that will not be 

preserved/avoided, the project applicant shall: 
 

     (i) Conduct a project-specific survey of the tentative map 
area for all potential VELB habitat, including a stem 
count and an assessment of historic or current VELB use; 

 
     (ii) Avoid and protect all potential VELB habitat within a 

natural open space area where feasible; and 
 

   (iii) Where avoidance is infeasible, develop and implement a 
VELB mitigation plan in accordance with the most 
current USFWS mitigation guidelines for unavoidable 
take of VELB habitat pursuant to either Section 7 or 
Section 10(a) of the Federal Endangered Species Act. 

 
 OR 
 
(b) If adopted, the project applicant shall participate in the Yolo 

County Habitat Conservation Plan (HCP).

  

4.5-3 The proposed project could result in the take of 
Swainson’s hawk individuals (eggs, nestlings or 
juveniles) and other nesting raptors (birds-of-
prey).  

 

PS  PS 4.5-3 
(A/B) 
(a) Prior to approval of a tentative map for any property with treesFor 

each individual development project the project applicant, in 
consultation with the DFG, shall conduct a pre-construction or pre-
tree pruning or removal survey of trees greater than 30 feet tall 
(proposed activity) during the raptor breeding-season 
(approximately March 1 through September 15August 31).  This 
survey shall be conducted for a half mile radius around the project 
site at which any construction activity is proposed.  The survey 
shall be conducted by a qualified raptor biologist during the same 
calendar year that the proposed activity is planned to begin to 
determine if any nesting birds-of-prey would be affected.  Prior to 
grading of fallow fields with ruderal vegetation, surveys for ground 
nesting raptors such as northern harrier and burrowing owl shall be 
conducted. 

 

LS  LS

   If phased construction procedures are planned for the proposed 
activity, the results of the above survey shall be valid only for the 
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Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 
season when it is conducted. 
 

   If the above survey does not identify any nesting raptor species 
within the area affected by the proposed activity, then no further 
mitigation would be required.  However, should any nesting raptor  

  

   species be found, then the following mitigation measure shall be 
implemented. 
 

  

   (b) If an active Swainson’s hawk nest is identified within one half mile 
of the project site, then CDFG shall be contacted to determine if 
consultation is required.; then A limited operating period shall be 
implemented within a (0.25) mile radius of the nest tree.  No 
construction activities shall be initiated during the Swainson’s 
hawk nesting period (March 1 – September 15 August 1) without 
the approval by DFG. 

 

  

      For other raptors, compliance with Fish and Game code for the 
particular species shall be implemented. 

 
     (c) The project applicant shall continue to conduct annual surveys to 

determine the location of nesting Swainson’s hawks and other 
raptors in the project site.  If nesting hawks or other raptors are 
found during the survey at a previously unknown location within 
one-half mile of the project site and not within 100 yards of a 
previously documented site, the project applicant shall contact the 
DFG prior to project construction.  Consultation shall be initiated to 
determine the potential for disturbance to nesting hawks and other 
raptors and the project applicant shall implement feasible changes 
in the construction schedule or other appropriate adjustments to the 
project in response to the specific circumstances. 

 
   (d) If, after five years, a previously recorded nest site remains 

unoccupied by a Swainson's hawk, it will no longer be considered 
as a Swainson's hawk nest site subject to this mitigation. 
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Level of Significance 
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 Plan A Plan B  Plan A Plan B 
4.5-4 The proposed project would result in the loss of 

foraging habitat for Swainson’s hawks and other 
raptors. 

 

S   S 4.5-4
(A/B) 
(a) Prior to approval of the first tentative map, the project applicant 

shall develop a plan in consultation with CDFG to compensate for 
loss of Swainson’s hawk foraging habitat resulting from 
development of the project site.  This agreement shall set aside in 
perpetuity, an equivalent amount (939 acres of the Specific Plan 
Area plus Important Farmland converted for offsite infrastructure) 
of contiguous,  Swainson’s hawk foraging land elsewhere in Yolo 
County through the purchase of development rights and execution 
of irreversible conservation or agricultural easement.  This acreage 
shall be permanently protected from future development via 
enforceable deed restrictions.   Protected acreage equal to the total 
acreage of any particular phase shall be, set aside prior to 
commencement of any development activity within that phase. 

 

SU  SU

   Acreage set aside required by Mitigation Measure 4.2-1 (4.2, 
Agricultural Resources) for loss of agricultural land may be used 
jointly to satisfy all or a portion of this mitigation requirement, so 
long as it meets the habitat needs of the species and is retained in 
active agricultural uses.  The land shall be managed via an 
agreement satisfactory to the City and Department of Fish and 
Game, governing operations such that it remains agriculturally 
productive and also provides hawk habitat.  Land that does not 
meet the intent of both measures can not be used as joint 
mitigation, in which case more acreage would be needed in order 
to satisfy both mitigations. 

 
OR 
 

  

     (b) If adopted, the project applicant shall participate in the Yolo 
County Habitat Conservation Plan (HCP). 

4.5-5 The proposed project could require the removal of 
heritage oak trees or landmark trees. 

LS LS 4.5-5 No mitigation measure would be required to reduce or avoid a 
significant environmental effect. 

NA  NA



   
 

P:\Projects - WP Only\Closed Projects\Projects 10000 - 10299\10173-00 AG Woodland\FEIR\3 SUMTABLE.DOC 3-16  
 

TABLE 3-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance Prior 

to Mitigation Mitigation Measure(s) 
Level of Significance 
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 Plan A Plan B  Plan A Plan B 
4.5-6 The proposed project would convert 

approximately one acre of wetland to urban uses. 
 

S   S 4.5-6
(A/B) 
(a) Prior to approval of a tentative map for the area immediately west 

of Road 102 (see Figure 4.5-1, as revised), the project applicant 
shall prepare a wetland delineation and seek a verification from the 
U.S. Army Corps of Engineers to determine where jurisdictional 
wetlands are present in the project site. 

 

LS  LS

   (b) If jurisdictional wetlands are verified, the project applicant shall 
provide for no net loss of wetland acreage through the federal 
permitting process.  If the total acreage of the jurisdictional 
wetland is less than 1/3 of an acre, then the project applicant shall 
obtain a nationwide permit to fill the wetlands, and provide for a 
minimum 1:1 mitigation ratio.  If the total area exceeds 1/3 of an 
acre then the project applicant shall obtain a individual permit 
through the U.S. Army Corps of Engineers.  

 

  

   (c) If wetlands are delineated in project site that exceed 1/3 of an acre, 
then the project applicant shall mitigate the filled amount in a 2:1 
ratio at an onsite or 3:1 ratio at an offsite location; 

 

  

      OR
 
(d) If adopted, the project applicant shall participate in the Yolo 

County Habitat Conservation Plan (HCP).  



   
 

P:\Projects - WP Only\Closed Projects\Projects 10000 - 10299\10173-00 AG Woodland\FEIR\3 SUMTABLE.DOC 3-17  
 

TABLE 3-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance Prior 

to Mitigation Mitigation Measure(s) 
Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 
4.5-7 The proposed project would require offsite 

infrastructure (wastewater and storm drainage), 
which would result in conversion of additional 
agricultural land and the loss of general wildlife 
habitat. 

 

S    S LS LS

     offsite infrastructure shall not begin until such surveys have been 
completed, the appropriate agencies have been consulted, 
mitigation measures outlined and permits (e.g. 404, 1603) have 
been obtained, as necessary.  Mitigation for these potential impacts 
could include preservation, onsite construction, or  the purchase of 
mitigation credits through the HCP or an agency-approved 
mitigation bank or in lieu fee program, e.g., Wildlands Inc.  This 
measure may be implemented through the proposed project, or the 
expansion of the City’s infrastructure systems. 

4.5-7 
(A/B) 
(a) If the construction of offsite roadway, sewer, water or drainage 

infrastructure occurs in undeveloped areas, the City shall ensure 
that surveys have been conducted that are appropriate to the 
habitats where the infrastructure will be located. Construction of  

 
     (b) Implement Mitigation Measures 4.5-1(a), 4.5-2, 4.5-3, 4.5-4 and 

4.5-6. 
4.5-8 The proposed project may be inconsistent with 

General Plan goals and policies for the protection 
of biological resources. 

S    S 4.5-8 
(A/B) Implement Mitigation Measures 4.5-1, 4.5-2, 4.5-3, 4.5-4, 4.5-6 and 

4.5-7. 

LS LS

4.5-9 The proposed project, in combination with other 
cumulative development, would convert 
undeveloped land to urban uses, resulting in the 
loss of general wildlife habitat for resident and 
migratory species. 

S    S 4.5-9 
(A/B) Implement Mitigation Measures 4.5-1, 4.5-2, 4.5-3, 4.5-4, 4.5-6, 

and 4.5-7. 

SU SU

4.6 Traffic and Circulation 

4.6.1 The proposed project would cause an increase in 
a.m. and p.m. peak hour traffic volumes at study 
intersections, resulting in unacceptable levels of 
service and warranting the installation of traffic 
signals.  

 

S S 4.6-1 
(A/B)  
(a) A traffic signal shall be installed at the E. Gum Avenue/Matmor 

Road intersection and each approach shall be widened to include 
one exclusive left-turn lane, one through lane, and one right-turn 
lane. These improvements were warranted by previously approved 
development and are included in the City of Woodland Major 
Projects Financing Plan (MPFP) as being funded by development 
fees an assessment district.  However, the proposed project could 
require implementation of the improvements prior to their 
programmed installation in the MPFP.  Therefore, the project 
applicant shall prepare a traffic impact study for each tentative map 

LS  LS
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 Plan A Plan B  Plan A Plan B 
as required by General Plan Policy 3.A.4 to confirm existing 
conditions and to determine the specific mitigation timing that is 
required to maintain the City’s LOS thresholds identified in 
General Plan Policy 3.A.2.  If this intersection requires 
signalization and widening prior to the programmed installation of 
these improvements in the MPFP, then the project applicant shall 
be required to install the improvements and shall be reimbursed by 
development feesthe assessment district. 

 S    S (A/B) 
(b) A traffic signal shall be installed at the Pioneer Avenue/E. Gum 

Avenue intersection and each approach shall be widened to include 
an exclusive left-turn lane and a shared through/right-turn lane.  
These improvements were warranted by previously approved 
development and are included in the City of Woodland Major 
Projects Financing Plan (MPFP) as being funded by an assessment 
district.  However, the proposed project could require 
implementation of the improvements prior to their programmed 
installation in the MPFP.  Therefore, the project applicant shall 
prepare a traffic impact study for each tentative map as required by 
General Plan Policy 3.A.4 to confirm existing conditions and to 
determine the specific mitigation timing that is required to maintain 
the City’s LOS thresholds identified in General Plan Policy 3.A.2.  
If this intersection requires signalization and widening prior to the 
programmed installation of these improvements in the MPFP, then 
the project applicant shall be required to install the improvements 
and shall be reimbursed by the assessment district. 

LS LS

 S    S (A/B) 
(c) The project applicant shall install geometric design features to 

prohibit left-turn movements at the Gibson Road/Road 101 
intersection. These improvements shall be completed prior to the 
issuance of building permits.  

LS LS

 S    S (A/B) 
(d) A traffic signal shall be installed at the Gibson Road/Ogden Street 

intersection and the northbound and southbound approaches shall 
be widened to include an exclusive left-turn lane and a shared 
through/right-turn lane.  These improvements were warranted by 
previously approved development and are included in the City of 
Woodland Major Projects Financing Plan (MPFP) as being funded 
by an assessment district.  However, the proposed project could 

LS LS



   
 

P:\Projects - WP Only\Closed Projects\Projects 10000 - 10299\10173-00 AG Woodland\FEIR\3 SUMTABLE.DOC 3-19  
 

TABLE 3-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance Prior 

to Mitigation Mitigation Measure(s) 
Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 
require implementation of the improvements prior to their 
programmed installation in the MPFP.  Therefore, the project 
applicant shall prepare a traffic impact study for each tentative map 
as required by General Plan Policy 3.A.4 to confirm existing 
conditions and to determine the specific mitigation timing that is 
required to maintain the City’s LOS thresholds identified in 
General Plan Policy 3.A.2.  If this intersection requires 
signalization and widening prior to the programmed installation of 
these improvements in the MPFP, then the project applicant shall 
be required to install the improvements and shall be reimbursed by 
the assessment district. 

      S (B)
(e) The project applicant shall install a traffic signal at the I-5 

Northbound Ramps/Road 102 intersection.  In addition, the project 
applicant shall prepare a traffic impact study for each tentative map 
as required by General Plan Policy 3.A.4 to confirm existing 
conditions and to determine the specific mitigation timing that is 
required to maintain the City’s LOS thresholds identified in 
General Plan Policy 3.A.2.   

NA LS

4.6-2 The proposed project may be inconsistent with 
roadway-related policies of the City of Woodland 
General Plan and design standards contained in 
the City of Woodland Standard Specifications and 
Details. 

 

S    S 4.6-2 
(A/B)   
(a) (i) The project applicant shall modify the Estate Street design 

to include a minimum width of 35 feet and the Road 25A 
design to include a minimum width of 64 feet.  The project 
applicant shall also modify Plan A/Plan B to include 
provisions for minimizing potential conflicts between new 
development and agricultural uses as it relates to the 
potential conflicts between automobiles, pedestrians, 
bicyclists, trucks, and tractors on Road 25A and Road 102.  
This modification would result in consistency of Plan A and 
Plan B with the General Plan policies. 

 

LS SU

   (b) Offsite roadways needed to serve the project site (e.g., Road 101, 
Road 25A and E Street) shall be improved to meet City design 
standards.  The specific segments that must meet the standard are:  

   

    Road 101 from Gibson Road to Road 25A. 
 Road 25A from SR113 to Road 101. 

  

 S  (A) 
(c)  (i)  The project applicant shall modify Plan A to include an 

LS  NA



   
 

P:\Projects - WP Only\Closed Projects\Projects 10000 - 10299\10173-00 AG Woodland\FEIR\3 SUMTABLE.DOC 3-20  
 

TABLE 3-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance Prior 

to Mitigation Mitigation Measure(s) 
Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 
enhanced roadway network that reflects a denser pattern 
of arterial and collector streets, consistent with existing 
Woodland residential neighborhoods.  The average street 
density for arterials and collectors within the modified 
plan should be approximately nine centerline miles per 
square mile and the maximum block length shall be 
1,320 feet.  The enhanced roadway system shall consider 
potential consequences on residential neighborhoods and 
the need to incorporate traffic calming measures 
consistent with General Plan Policy 3.B.6. 

 
      OR 

 
(ii) Find that the proposed project is substantially consistent 

with the General Plan policies. 
     (B)  S

(d) (i) The project applicant shall modify Plan B to include an 
enhanced roadway network that reflects a denser pattern 
of arterial and collector streets, consistent with existing 
Woodland residential neighborhoods.  The average street 
density for arterials and collectors within the modified 
plan should be approximately nine centerline miles per 
square mile and the maximum block length shall be 
1,320 feet. The enhanced roadway system shall consider 
potential consequences on residential neighborhoods and 
the need to incorporate traffic calming measures 
consistent with General Plan Policy 3.B.6. 

 

NA SU

     (ii) With regard to the overcrossing of SR 113, the City shall 
find that the proposed project is substantially consistent 
with General Plan policies by preserving right-of-way for 
a future overcrossing should one be desirable. 

 
     (iii) Grid-pattern local streets shall be required to complement 

the proposed curvilinear arterials and collectors, to 
provide more effective connections to parks, schools, and 
commercial uses for bicyclists and pedestrians. 

4.6-3 The proposed project would increase demand for S     S 4.6-3 LS LS
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 Plan A Plan B  Plan A Plan B 
public transit service to an area that is not 
currently served by YCTD. 

 

(A/B)  All development within the Specific PlanThe project applicant shall 
contribute aits fair-share of the capital and operating costs 
associated with providing public transit service to the Plan 
Areaproject site.  It is anticipated that new transit vehicles would be 
required to provide the additional service within the project site.  
However, the final determination of additional capital equipment or 
other costs shall be determined by the City of Woodland and 
YCTD.  The fair-share cost or a plan for providing the fair-share 
cost over time shall be submitted to the City of Woodland prior to 
the issuance of building permits. 

4.6-4 The proposed project would increase demand for 
public transit and create inconsistencies with 
transit-related policies in the City of Woodland 
General Plan. 

 

S    S 4.6-4 
(A/B) 
(a) (i) The project applicant shall modify the proposed project to 

identify (or require with each development the 
identification of) the specific locations of sheltered transit 
stops with bus turnouts.  The City of Woodland and 
YCTD shall approve the location, design, and 
implementation timing of the sheltered transit stops and 
bus turnouts prior to the issuance of building permits. 

LS LS

    S (B) 
(b) Implement Mitigation Measure 4.6-2(d)(ii). 
 

NA LS

4.6-5 The proposed project would disrupt existing 
bikeway facilities and create inconsistencies with 
bicycle- and pedestrian-related policies of the City 
of Woodland General Plan and the City of 
Woodland Bikeway Master Plan. 

 

S      S 4.6-5
(A/B) 
(a) (i) The Specific Plan shall be modified to include the 

following: 

LS SU

      Class II bike lanes on both sides of Road 102 from Road 
25A to Gibson Road (these facilities must be depicted in 
street sections and on the circulation plan); 

 
      Class I bike path on the north side of Road 25A from 

Road 102 to SR 113 (these facilities must be depicted in 
street sections and on the circulation plan); 

 
      Realign the Road 101 Parkway Class I bike path to 

provide direct access to the retail shopping and 
employment center of Plan A and Plan B (these changes 
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 Plan A Plan B  Plan A Plan B 
must be depicted in street sections and on the circulation 
plan);  

 
      Class II bike lanes on all collectors and arterials; 

 
    Class I bike path grade separations of collectors and 

arterials at the time Class I facility is installed; and 
 

  

      Standards for requiring secure and convenient bicycle 
parking and other support facilities at schools, 
commercial centers, and employment centers.  

 
     OR 

 
(ii) The City shall find that the proposed project is 

substantially consistent with the General Plan policies. 
 

      S (B)
(b) (iii) Implement Mitigation Measure 4.6-2(d)(i) to provide a 

street system and pedestrian walkway system that is 
more conducive to walking. 

NA SU

4.6-6 The proposed project, in conjunction with 
cumulative development, would increase 
cumulative a.m. and p.m. peak hour traffic 
volumes at study intersections, causing 
unacceptable levels of service and warranting the 
installation of traffic signals.  

 

S  S 4.6-6 
(A/B) 
(a) Based on the Specific Plan-wide CIP and financing plan required 

by Mitigation Measure 4.6-8, each developmentThe project 
applicant shall contribute its fair-share cost to modify the traffic 
signal at the East Street/E. Main Street intersection and widen the 
eastbound approach to include an exclusive left-turn lane, two 
exclusive through lanes, and one exclusive right-turn lane.  This 
improvement was previously identified in the East Street Corridor 
Specific Plan, City of Woodland, May 19, 1998.  The City of 
Woodland shall determine the method and timing of the 
contribution for this mitigation measure. To assist the City in its 
determination, the developerproject applicant shall prepare a traffic 
impact study for each tentative map as required by General Plan 
Policy 3.A.4 to confirm existing conditions and to determine the 
specific mitigation timing that is required to maintain the City’s 
LOS thresholds identified in General Plan Policy 3.A.2. 

LS  SU
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 Plan A Plan B  Plan A Plan B 
 S S (b) Based on the Specific Plan-wide CIP and financing plan required 

by Mitigation Measure 4.6-8, each developmentThe project 
applicant shall contribute its fair share cost to modify the traffic 
signal at the Gibson Road/East Street intersection and widen the 
northbound and southbound approaches to include two exclusive 
left-turn lanes, one exclusive through lane, and one shared 
through/right-turn lane. These improvements were previously 
identified in the East Street Corridor Specific Plan, City of 
Woodland, May 19, 1998.  The City of Woodland shall determine 
the method and timing of contribution for this mitigation measure. 
To assist the City in its determination, the developerproject 
applicant shall prepare a traffic impact study for each tentative map 
as required by General Plan Policy 3.A.4 to confirm existing 
conditions and to determine the specific mitigation timing that is 
required to maintain the City’s LOS thresholds identified in 
General Plan Policy 3.A.2. 

LS  SU

 S  S (c) Based on the Specific Plan-wide CIP and financing plan required 
by Mitigation Measure 4.6-8, each developmentThe project 
applicant shall contribute its fair share cost to modify the traffic 
signal at the Gibson Road/Matmor Road intersection and widen the 
northbound and southbound approaches to include one exclusive 
left-turn lane, one through lane, and one right-turn lane.  The City 
of Woodland shall determine the method and timing of 
contribution for this mitigation measure. To assist the City in its 
determination, the developerproject applicant shall prepare a traffic 
impact study for each tentative map as required by General Plan 
Policy 3.A.4 to confirm existing conditions and to determine the 
specific mitigation timing that is required to maintain the City’s 
LOS thresholds identified in General Plan Policy 3.A.2. 

LS  LS

 S  S (d) The project applicant shall Implement Mitigation Measure 4.6-1(c).  LS  LS
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 Plan A Plan B  Plan A Plan B 
 S  (A) 

(e) Based on the Specific Plan-wide CIP and financing plan required 
by Mitigation Measure 4.6-8, each development the project 
applicant shall contribute its fair share cost to install a traffic signal 
at the Road 25A/East Street intersection and widen the northbound, 
southbound, and eastbound approaches to include an exclusive left-
turn lane and a shared through/right-turn lane.  The westbound 
approach shall be widened to include one exclusive left-turn lane, 
one through lane, and one right-turn lane. The City of Woodland 
shall determine the method and timing of contribution for this 
mitigation measure. To assist the City in its determination, the 
developer project applicant shall prepare a traffic impact study for 
each tentative map as required by General Plan Policy 3.A.4 to 
confirm existing conditions and to determine the specific 
mitigation timing that is required to maintain the City’s LOS 
thresholds identified in General Plan Policy 3.A.2. 

 

LS  NA

   S (B) 
 (e) Based on the Specific Plan-wide CIP and financing plan required 

by Mitigation Measure 4.6-8, each development The project 
applicant shall contribute its fair share cost to install a traffic 
signal at the Road 25A/East Street intersection and widen the 
northbound, southbound, and eastbound approaches to include an 
exclusive left-turn lane and a shared through/right-turn lane.  The 
westbound approach shall be widened to include one exclusive left-
turn lane, one through lane, and one right-turn lane. The City of 
Woodland shall determine the method and timing of contribution 
for this mitigation measure. To assist the City in its determination, 
the developer project applicant shall prepare a traffic impact study 
for each tentative map as required by General Plan Policy 3.A.4 to 
confirm existing conditions and to determine the specific mitigation 
timing that is required to maintain the City’s LOS thresholds 
identified in General Plan Policy 3.A.2. 

 

 

NA  LS

 S  (A) 
(f)  The project applicant shall install A traffic signal shall be installed 

at the Road 25A/SR 113 Southbound Ramps intersection.  The City 

LS  NA
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After Mitigation 

 Plan A Plan B  Plan A Plan B 
of Woodland shall determine the timing of this mitigation measure. 
To assist the City in its determination, the developerproject 
applicant shall prepare a traffic impact study for each tentative map 
as required by General Plan Policy 3.A.4 to confirm existing 
conditions and to determine the specific mitigation timing that is 
required to maintain the City’s LOS thresholds identified in 
General Plan Policy 3.A.2. 

 S  (A) 
(g)  The project applicant shall install A traffic signal shall be installed 

at the Road 25A/SR 113 Northbound Ramps intersection.  The City 
of Woodland shall determine the timing of this mitigation measure. 
To assist the City in its determination, the developerproject 
applicant shall prepare a traffic impact study for each tentative map 
as required by General Plan Policy 3.A.4 to confirm existing 
conditions and to determine the specific mitigation timing that is 
required to maintain the City’s LOS thresholds identified in 
General Plan Policy 3.A.2. 

LS  NA

  S (B) 
(f,g) The project applicant shall reconstruct the Road 25A/SR 113 

interchange to a partial cloverleaf (Caltrans type L-9) configuration 
with a four-lane overcrossing and single-lane ramps. Based on the 
Specific Plan-wide CIP and financing plan required by Mitigation 
Measure 4.6-8, each development shall contribute its fair share to 
the modification of the Road 25 A/SR 113 interchange.  The design 
modification to the interchange shall be based on the outcome of 
the Caltrans Project Study Report (PSR) conceptual approval 
process.  The four lanes on Road 25A shall extend from East Street 
to Parkway Drive.  The southbound and northbound off-ramp 
approaches to Road 25A shall include a minimum of two exclusive 
left-turn lanes and an exclusive right-turn lane. To assist the City in 
its determination, the developerproject applicant shall prepare a 
traffic impact study for each tentative map as required by General 
Plan Policy 3.A.4 to confirm existing conditions and to determine 
the specific mitigation timing that is required to maintain the City’s 
LOS thresholds identified in General Plan Policy 3.A.2.  Should 
the Parkway Drive overcrossing be constructed, further traffic 
study is required to determine the extent of additional 
improvements to the Road 25A/SR 113 interchange if needed. 

NA  LS
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 Plan A Plan B  Plan A Plan B 
 S  (A) 

(h) The project applicant shall install A traffic signal shall be installed 
at the Pioneer Avenue/A Street intersection and construct the 
eastbound and westbound approaches to include an exclusive left-
turn lane and a shared through/right-turn lane shall be constructed. 
The project applicant shall also construct Pioneer Avenue shall be 
constructed to its ultimate four-lane width as identified in the 
Specific Plan prior to 2020 and provide additional signalized 
access shall be provided to the proposed high school.  

 

LS  NA

      The westbound approach to this intersection would serve the 
proposed high school.  The level of traffic generated by the high 
school during the a.m. peak hour will likely be sufficient to warrant 
another signalized access and potentially require additional 
improvements at the Pioneer Avenue/A Street intersection.  Traffic 
operations in this location could also be adversely affected by the 
middle school, which is proposed directly south of the high school.  
The close proximity of these two schools would not be desirable 
given the a.m. peak hour traffic volume characteristics for schools. 
This issue would also apply to the Gibson Road/Pioneer Road 
intersection in both plans and the Pioneer Avenue/B Circle North 
intersection in Plan B.  

 
      The proposed Sports Park in the vicinity of these intersections also 

has the potential to create adverse traffic operations impacts.  The 
location of the schools and Sports Park need to be carefully 
considered in relation to their access and circulation needs.  These 
potential issues need to be addressed on a more detailed level no 
later than the time at which a site plan for the high school, middle 
school, or Sports Park is developed. 
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 Plan A Plan B  Plan A Plan B 
    The City of Woodland shall determine the timing of this mitigation 

measure. To assist the City in its determination, the 
developerproject applicant shall prepare a traffic impact study for 
each tentative map as required by General Plan Policy 3.A.4 to 
confirm existing conditions and to determine the specific mitigation 
improvements and timing that are required to maintain the City’s 
LOS thresholds identified in General Plan Policy 3.A.2. 

  

 S  (A) 
(i) The project applicant shall install A traffic signal shall be installed 

at the Parkway Drive/D Street intersection and construct the 
northbound and southbound approaches shall be constructed to 
include an exclusive left-turn lane and a shared through/right-turn 
lane.  In addition, the project applicant shall construct eastbound 
and westbound approaches shall be constructed to include an 
exclusive left-turn lane, an exclusive through lane, and a shared 
through/right-turn lane.  The City of Woodland shall determine the 
timing of this mitigation measure.  To assist the City in its 
determination, the developer project applicant shall prepare a 
traffic impact study for each tentative map as required by General 
Plan Policy 3.A.4 to confirm existing conditions and to determine 
the specific mitigation timing that is required to maintain the City’s 
LOS thresholds identified in General Plan Policy 3.A.2. 

LS  NA

  S (B) 
(j) The project applicant shall install A traffic signal shall be installed 

at the Parkway Drive/Road 25A intersection and construct the 
northbound approach to include one exclusive left-turn lane and 
one exclusive right-turn lane shall be constructed.  The City of 
Woodland shall determine the timing of this mitigation measure. 
To assist the City in its determination, the developerproject 
applicant shall prepare a traffic impact study for each tentative map 
as required by General Plan Policy 3.A.4 to confirm existing 
conditions and to determine the specific mitigation timing that is 
required to maintain the City’s LOS thresholds identified in 
General Plan Policy 3.A.2. 

NA  LS
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 Plan A Plan B  Plan A Plan B 
  S (B) 

(k) The project applicant shall install A traffic signal shall be installed 
at the Pioneer Avenue/B Circle North intersection and construct the 
eastbound and westbound approaches shall be constructed to 
include an exclusive left-turn lane and a shared through/right-turn 
lane.  In addition, the project applicant shall implement Mitigation 
Measure 4.6-6(A)(h)  shall be implemented as it relates to 
intersection improvements associated with school access.  The City 
of Woodland shall determine the timing of this mitigation measure. 
To assist the City in its determination, the project applicant  
developer shall prepare a traffic impact study for each tentative 
map as required by General Plan Policy 3.A.4 to confirm existing 
conditions and to determine the specific mitigation timing that is 
required to maintain the City’s LOS thresholds identified in 
General Plan Policy 3.A.2. 

NA  LA

4.6-7 The proposed project, in combination with 
cumulative development, would create 
inconsistencies with roadway-related policies of 
the City of Woodland General Plan. 

 

S    S 4.6-7 
(A) 
(a) (i) Plan A shall be modified to comply with the functional 

classification system of the General Plan.  
 

LS LS

      OR 
 

(ii) Find that the proposed project is substantially consistent 
with General Plan policies. 

      S (B)
(b) (i) Plan B shall be modified to comply with the functional 

classification system of the General Plan.  
 

NA LS

      OR 
 

(ii) Find that the proposed project is substantially consistent 
with the General Plan policies. 
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 Plan A Plan B  Plan A Plan B 
      AND 

 
(iii) With regard to the overcrossing of SR 113, the City shall 

find that the proposed project is substantially consistent 
with the General Plan policies by preserving right-of-way 
for a future overcrossing should one be desirable. 

4.6-8 Development of the proposed project would 
generate 48,690 to 52,200 daily vehicle trips under 
the specific plan portions of Plan B or Plan A 
(respectively) and 115,330 to 127,240 daily vehicle 
trips under full build out of Plan A and Plan B 
(respectively).  

 

S     S 4.6-8
(A/B) 
(a) Development within the new growth area shall be assessed its fair 

share of offsite and onsite roadway improvement costs based on its 
use of existing and proposed facilities and consistent with General 
Plan Policy 3.A.6.  A fee mechanism shall be established to fund 
necessary roadway/freeway improvements prior to approval of any 
tentative map or issuance of a building permit within the 
boundaries of the specific plan.  These fees shall subsequently be 
charged of all development that proceeds in the area. 

 

LS LS

     (b) Every development within the new growth area shall be required to 
submit an acceptable traffic impact study to confirm existing 
conditions and identify roadway and intersection improvements 
required to maintain the City’s LOS thresholds identified in 
General Plan Policy 3.A.2.  These project level traffic studies will 
determine the timing of local improvements (such as traffic signals) 
to be implemented with each development.  The analysis shall take 
into account proposed lotting, site design, local street pattern, 
access, traffic calming, and other pertinent factors including 
consistency with General Plan Policies 3.B.1, 3.B.5, and 3.B.6.  If a 
project-level study identifies a needed improvement prior to the 
collection of sufficient fees to fund the improvement, the developer 
shall install the improvement prior to occupancy and receive credit 
against future fees or be reimbursed. 
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 Plan A Plan B  Plan A Plan B 
   (c) A plan for financing public facilities shall be finalized and shall 

identify the means to fully fund all improvements wholly or 
partially triggered by the Turn of the Century Specific Plan.  These 
mechanisms shall be put into place and the collection of fees shall 
commence prior to the approval of the first tentative map within the 
plan area.  Fees shall be collected with final maps or building 
permits, whichever occurs first. 

 

  

     (d) A capital improvement program (CIP) shall be finalized and shall 
identify and cost-out all improvements wholly or partially triggered 
by the Turn of the Century Specific Plan.  This plan shall provide a 
schedule for implementation of identified improvements, in 
coordination with the existing citywide Major Projects Financing 
Plan and the Specific Plan public facilities financing plan.  This 
CIP shall be updated on a regular basis, based on the results of the 
monitoring of traffic volumes and based on project-specific traffic 
impact studies. 

 
   (e) All applicants Each development shall be required to pay 

appropriate traffic mitigation fees or contractually bind themselves 
to voluntarily do so, prior to approval of tentative  acceptance of 
final maps, or issuance of building permits, where a map is not 
required. 

 

  

4.7 Air Quality 
4.7-1 Project-related construction activity would 

generate criteria air pollutants. 
 

PS   PS  4.7-1
(A/B) In addition to Specific Plan Policies 11.13.Q, 11.13.R and 11.13.S, 

the Specific Plan shall be revised to require the contractor to 
implement the following: 

 

LS LS

 
 

  (a) Trucks hauling dirt and debris shall be adequately covered to 
reduce wind blown dust and spills.prevent visible dust emissions. 
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 Plan A Plan B  Plan A Plan B 
     (b) On dry days, dirt or debris spilled onto paved surfaces shall be 

swept up immediately to reduce resuspension of particulate matter 
caused by vehicle movement.  Approach routes to construction 
sites shall be cleaned daily of construction related dirt in dry 
weather. 

 
   (c) Onsite Exposed soils and onsite stockpiles of excavated materials 

shall be covered, stabilized or watered to prevent dust emissions 
from creating a nuisance in the vicinity or to surrounding 
properties. 

 

  

   (d) Onsite vehicle speeds shall be operated on unpaved surfaces at 
speeds that will not create dust emissions that would cause a 
nuisance in the project vicinity or to surrounding properties. not 
exceed 15 miles per hour. 

 

  

   (e) At least 2 feet of freeboard shall be maintained when transporting 
soil or other material by truck. 

 

  

   (f) The amount of grading shall be limited to 28 acres per day.   

   (e) Soils shall not be exposed nor grading shall occur during periods 
when wind speeds would cause dust emissions to create a nuisance 
in the vicinity or to surrounding properties. 

  

4.7-2 Project-related traffic would contribute to local 
CO emissions. 

LS    LS 4.7-2 No mitigation measures would be required to reduce or avoid 
significant environmental effects. 

 

NA NA

4.7-3 Operational emissions resulting from project-
related energy consumption and motor vehicle 
trip generation could exceed ROG, NOX and CO 
standards. 

S     S 4.7-3
(A/B) The Specific Plans shall be revised to include the following 

residential design features to  be incorporated in the project 
development regulations and required for all residential 
development: 

 

SU SU

     (a) Solar water heaters, in conjunction with low-NOx gas fired water 
heaters shall be provided in 50 percent of the units. 

 
     (b) All new wood burning appliances, such as wood stoves, shall be 

certified (EPA Phase II) by the US EPA. 
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 Plan A Plan B  Plan A Plan B 
   (c) Only high efficiency gas or electric appliances shall be installed in 

each unit. 
 

  

     (d) A separate electric outlet shall be provided in each garage to allow 
for the convenient recharging of cordless electric lawn mower and 
gardening equipment. 

 
     (e) One cordless electric lawnmower shall be provided with each 

single-family residential unit. 
 

   (f) Light colored roofing materials shall be used on all structures in 
order to reduce energy demand. 

  

4.7-4 Existing agriculture operations, industrial uses 
such as sugar processing facilities, and the City’s 
wastewater treatment plant could produce odors 
that could be experienced by future residents of 
the project site.  

PS    PS 4.7-4  
(A/B) Implement Mitigation Measure 4.1-1 from Section 4.1, Land Use.  

LS LS

4.7-5 The proposed project may be inconsistent with the 
City of Woodland General Plan policies regarding 
air quality. 

LS LS 4.7-5 No mitigation measures would be required to reduce or avoid 
significant environmental effect. 

NA  NA

4.7-6 Project emissions, in combination with other 
development in the air basin, could interfere with 
achievement of Attainment Plan goals. 

S     S 4.7-6
(A/B) Implement Mitigation Measures 4.7-1 and 4.7-2. 

SU SU

4.7-7 Project-generated traffic, in combination with 
other cumulative development, would increase CO 
levels at local intersections. 

LS LS 4.7-7 No mitigation measures would be required to reduce or avoid 
significant environmental effects. 

 

NA  NA

4.8 Noise 
4.8-1 The proposed project would increase traffic noise 

on roadways in the vicinity of the project site.  
 

LS LS 4.8-1 No mitigation measures would be required to reduce or avoid a 
significant environmental effect. 

 

NA  NA
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 Plan A Plan B  Plan A Plan B 
4.8-2 Noise-sensitive uses within the project site could 

be exposed to traffic noise in excess of City 
standards. 

 

S     S 4.8-2
(A/B) Prior to approval of each tentative map, the project applicant shall 

demonstrate that exterior and interior noise levels will not exceed 
the levels shown in Table 4.8-2.  The noise standards may be 
achieved through a combination of site design, sound attenuation 
measures (interior and exterior) and/or noise barriers.   

 

LS LS

4.8-3 Construction noise could exceed City of Woodland 
noise standards, and/or expose future residents 
within the project site to substantial short-term 
increases in ambient noise levels.  

LS    LS 4.8-3 No mitigation measures would be required to reduce or avoid a 
significant environmental effect. 

 

NA NA

4.8-4 Although the project site is located well beyond 
the noise impact zone (60 dB Ldn contours) for the 
Sacramento International Airport, occasional 
overflights by commercial aircraft may disturb 
project residents.  

 

PS    PS 4.8-4  
(A/B) A disclosure statement shall be provided to all prospective buyers 

of properties within the project site notifying that Sacramento 
International Airport Commercial Aircraft overflights of the project 
site at relatively low altitudes currently occur and will continue to 
occur in the future.  

 

LS LS

4.8-5 If the private airstrip remains in use, occasional 
small aircraft arrivals, departures and overflights 
at the private airstrip could disturb project 
residents. 

 

PS     PS 4.8-5
(A/B) A disclosure statement shall be provided to all prospective buyers 

of properties within the project site notifying that the Hollman 
Field may continue to exist and operate small aircraft following 
commencement of development within the project site.  

 

LS LS

4.8-6 Noise from agriculture operations, including crop-
dusting, could disturb project residents. 

 

S     S 4.8-6
(A/B) Implement Mitigation Measure 4.1-1 from Section 4.1, Land Use 

and Planning. 

LS LS

4.8-7 The Regional Park east of the southeast corner of 
the project site could result in clearly audible 
noise levels at the proposed low-density residential 
uses. 

 

S  S 4.8-7 
(A/B) 
(a) A disclosure statement shall be provided to all prospective buyers 

or tenants of properties within 300 feet of the Regional Park site 
notifying of the presence of existing and future noise-producing 
model airplane, rodeo, and playing field  activities.   Notification 
of prospective tenants shall be the property-owners responsibility. 

 
 

LS  LS

   (b) If the operation of the model airplanes is shown to exceed City 
standards at noise-sensitive land uses within the project site, 
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 Plan A Plan B  Plan A Plan B 
additional noise mitigation measures shall be implemented as 
necessary and appropriate.  Such measures could include limiting 
the allowable flight patterns, limiting operations to muffled 
airplanes, restricting the loudest engine types, and limiting hours of 
operation of the model aircraft operations. 

4.8-8 Noise-producing aspects of certain land uses 
developed within the project site could exceed the 
City of Woodland General Plan noise standards or 
expose future residents within the project site to 
substantial short-term increases in ambient noise 
levels.  

 

PS    PS 4.8-8 
(A/B)  
(a) The Specific Plan shall specify that active recreation areas of 

school playgrounds and neighborhood parks shall be located as far 
as possible from residential property lines and solid noise barriers 
shall be constructed at the interfaces of such playgrounds and 
residential areas.  Noise barrier heights shall be sufficient to 
intercept line of sight from the play areas,( including elevated play 
structures) to the center of adjacent back yards at a height of 5 feet.  

SU SU

   In most cases, a barrier height of 6 feet would be sufficient. Noise 
barriers shall be constructed of solid materials such as masonry or 
precast concrete, rather than wood, or shall be earthen berms or a 
combination of berm and wall. 
 

  

   (b) The Specific Plan shall specify that  loading dock areas shall be 
located as far as possible from residential property lines and 
consideration shall be given to constructing solid noise barriers at 
the interfaces of loading docks and residential areas.  In addition, 
to the extent possible, truck deliveries shall be limited to daylight 
hours. 

 

  

   (c) The Specific Plan shall specify that car washes associated with new 
gas stations are to be conditionally allowed uses only.  Each car 
wash facility shall demonstrate that site design and proposed 
operations would not result in noise levels above the applicable 
City of Woodland noise standards.  Specific attention shall be paid 
to the locations of dryers and vacuums relative to nearby 
residential areas.  

 

  

   (d) Implement Mitigation Measure 4.1-4, which requires that the 
Sports Park be subject to a conditional use permit.  Active areas, 
such as diamonds and bleachers, shall be located a minimum of 
100 feet from the eastern boundary of the park site. 
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 Plan A Plan B  Plan A Plan B 
     (e) The following measures shall be implemented for the sports park:  

 
     (i) Park maintenance activities shall be limited to the hours 

of 7 a.m. to 10 p.m. on weekdays. 
 

     (ii) All park equipment using internal combustion engines 
shall be properly muffled in accordance with 
manufacturers specifications.   

 
     (iii) The public address system shall be designed and tested so 

as not to generate noise levels in excess of 50 dB Leq 
during the day or 45 dB Leq between 10 p.m. and 7 a.m., 
at the park property boundaries.  Consideration should be 
given to increasing the number of speakers and using 
lower volume settings, focusing the speakers on the 
spectator areas (away from residential uses).   

  
     (iv) Earth berms and or solid noise barriers shall be erected at 

the interface of all residential uses located adjacent to the 
park site to a sufficient height to intercept line of sight 
from park activities (including parking lots) to the 
adjacent residential back yards or outdoor activity areas.   

 
     (v) Implement Mitigation Measure 4.1-4(d) for Plan B. 

 
      S (B)

(f) The fire station in Plan B shall be relocated so that it is not 
immediately adjacent to residential or other land uses which have a 
high sensitivity to noise.  

 

NA SU

4.8-9 Future cumulative plus project traffic noise levels 
could exceed the 60 dB Ldn exterior noise level 
standard of the City of Woodland at proposed 
residential uses located within the project site.  

 

S     S 4.8-9
(A/B) Implement Mitigation Measures 4.8-1 and 4.8-2. 
 

SU SU

4.9 Visual Resources And Aesthetics 
4.9-1 The proposed project may be inconsistent with the 

General Plan goals and policies related to visual 
character and the City’s Community Design 

S   S 4.9-1
(A/B) 
(a) Figures 5.5.A and 5.5.B of the Specific Plan and associated text 

LS  LS



   
 

P:\Projects - WP Only\Closed Projects\Projects 10000 - 10299\10173-00 AG Woodland\FEIR\3 SUMTABLE.DOC 3-36  
 

TABLE 3-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance Prior 

to Mitigation Mitigation Measure(s) 
Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 
Guidelines. 

 
shall be modified to show garages subordinate to the main living 
area, pursuant to the City's Community Design Guidelines, 
Guidelines for Single-Family Development, Site Planning for 
Single-Family Residences. 

 
     (b) Figure 5.5.C of the Specific Plan and associated text shall be 

modified to show 5-foot minimum sidewalks and 20-foot minimum 
front yard setbacks, pursuant to the Community Design Guidelines, 
Neighborhood Design Standard 6. 

 
      S (B)

(c) If Plan B is adopted, the City shall amend the Community Design 
Guidelines to allow for the Plan B street pattern. 

 

NA LS

4.9-2 The proposed project would alter the visual 
character of the project site, and could intrude 
into major view corridors. 

LS  4.9-2   LS No mitigation measures would be required to reduce or avoid 
significant environmental effects. 

NA NA

4.9-3 The proposed project could be visually 
incompatible with surrounding land uses.  

LS  4.9-3   LS No mitigation measures would be required to reduce or avoid 
significant environmental effects. 

NA NA

4.9-4 The proposed project could substantially increase 
artificial light in the project site. 

LS  4.9-4   LS No mitigation measures would be required to reduce or avoid 
significant environmental effects. 

NA NA

4.9-5 Development of the proposed project, in 
combination with other cumulative development, 
would contribute to alteration of the City’s visual 
character. 

LS  4.9-5   LS No mitigation measures would be required to reduce or avoid 
significant environmental effects. 

 

NA NA

4.10 Cultural Resources 
4.10-1 The proposed project could damage or destroy 

unidentified prehistoric and historic cultural 
resources. 

PS   PS  4.10-1
(A/B) In addition to Specific Plan Policy 5.5.P., the Specific Plan shall be 

amended to include the following measures which shall be 
implemented during project construction: 

 

LS LS

   (a) If a Native American site is discovered, then the evaluation process 
shall include consultation with the appropriate Native American(s). 

 

  

   (b) If human remains are discovered, California law requires that work 
must stop immediately and the County Coroner must be notified, 
according to Section 7050.5 of the California Health and Safety 
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 Plan A Plan B  Plan A Plan B 
Code.  If the remains are Native American, the coroner shall notify 
the Native American Heritage Commission, which in turn shall 
inform a most likely descendant. The descendant will then 
recommend to the landowner appropriate disposition of the remains 
and any grave goods which may include in-situ reinterment of the 
remains and any associated artifacts and capping the site or 
relocation and reinterment. 

4.10-2 The proposed project could substantially alter a 
potentially significant historic resource and/or its 
context. 

PS    PS 4.10-2 
(A/B) The Specific Plan shall be amended to require that, prior to 

modification or removal of any potentially historic existing 
structures, the project applicant submit a report from a professional 
architectural historian assessing the historical significance of the 
structure/resource.  If significant historic structures are identified, 
mitigation pursuant to Sections 15064.5 and 15126.4 of the CEQA 
Guidelines, as identified and applied in the architectural historian’s 
recommendations, shall be followed. 

LS LS

4.10-3 Construction of offsite infrastructure could 
damage or destroy undiscovered archeological 
and/or historic resources. 

PS    PS 4.10-3 
(A/B) 
 The Specific Plan shall be amended to include the following: 
 

LS LS

   (a) Phase I archaeological surveys (archival research and visual 
surface inspections) shall be required for all offsite infrastructure, 
prior to final design.  If potentially significant cultural resources 
are identified during the Phase I archaeological survey(s), 
mitigation pursuant to Section 21083.1 of the Public Resources 
Code and Sections 15064.5 and 15126.4 of the CEQA Guidelines 
and any other applicable regulations, as identified and applied in 
management recommendations made by a qualified expert, shall be 
followed. 
 

  

   (b) In the event that cultural resources are uncovered during project 
construction (e.g., foundations, historic tools, refuse/trash piles, 
shell deposits, arrowheads, chip stone, objects that appear to be out 
of place are observed), implement Mitigation Measures 4.10-1 (a) 
and (b). 

 

  

4.10-4 The proposed project may be inconsistent with the 
City of Woodland General Plan policies regarding 

LS LS 4.10-4 No mitigation measures would be required to reduce or avoid a 
significant environmental effect. 

NA  NA
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Impact 
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Significance Prior 

to Mitigation Mitigation Measure(s) 
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After Mitigation 

 Plan A Plan B  Plan A Plan B 
cultural resources. 

4.10-5 Cumulative development in the City of Woodland, 
in conjunction with the development of the 
proposed project, could contribute incrementally 
to the regional loss of cultural resources in Yolo 
County. 

PS     PS 4.10-5
(A/B) Implement Mitigation Measures 4.10-1 (a) and (b), 4.10-2  and 

4.10-3(a) and (b). 
 

LS LS

4.11 Population, Employment and Housing 
4.11-1 The proposed project would increase the City’s 

population over existing conditions. 
LS LS 4.11-1 No mitigation measures would be required to reduce or avoid a 

significant environmental effect. 
NA  NA

4.11-2 The proposed project would increase demand for 
affordable housing. 

 

    S 4.11-2 
(B) 
(a) (i) Specific Plan B shall be amended to provide that 35% of 

total dwelling units are multifamily. 
 
OR 
 

NA LS

     (ii) The City shall find that Specific Plan B is substantially 
consistent with the Housing Element. 
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 Plan A Plan B  Plan A Plan B 
      (A/B)

(b) Prior to approval of the first tentative map, an Affordable/ 
Special Needs Housing Plan shall be prepared for the Specific 
Plan and submitted to the City for review and approval.  The 
Housing Plan shall indicated how a fair-share of the 
affordable/special needs housing obligations of the City will be 
implemented within the Specific Plan on a subdivision basis.  
The Plan shall demonstrate compliance with the policies of the 
City Housing Element including: 

 

NA NA

      Identification of areas for land donations and/or other 
sites for construction of affordable housing under 
various programs or as proposed by the developer.  
Specific sites for multiple units within each phase shall 
be identified in advance and disclosed on deeds and in 
real estate documents for underlying and adjoining 
subdivisions, marketing brochures, and via signage 
posted at the sites. 

 
      Achievement of the requirements shown in Table 4.11-

5. Methods shall be identified shall be identified by 
which these units will be proportionately required 
within each of the Phases on a subdivision by 
subdivision basis, so that affordable housing of all 
types keeps pace with construction of single family 
market rate housing as development within the Plan 
Area occurs. 

 
      Criteria for individual subdivisions to ensure that 

affordable housing/special needs housing is integrated 
within all single family subdivisions including 
requirements for duplexes on corner lots, second units 
on single-family lots, senior housing, congregate care 
facilities, single rooms/studios in non-residential areas, 
and other types of projects. 

 
      Mechanisms for ensuring that permanent affordability 

be incorporated into the Plan. 
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 Plan A Plan B  Plan A Plan B 
      Provisions for ensuring compliance with the inclusionary 

housing provisions of the ordinance (Section 6A-3-60). 
 

      Mechanisms for reservation, protection, and disclosure of 
lots for affordable projects. 

 
4.11-3  The proposed project would result in a citywide 

jobs/housing ratio of 0.81. 
 

LS LS 4.11-3 No mitigation measures would be required to reduce or avoid a 
significant environmental effect. 

NA  NA

4.11-4 The proposed project may be inconsistent with the 
City of Woodland General Plan policies. 

 

S     S 4.11-4 
(A/B)  
(a) (i) The Specific Plan shall be amended to incorporate a 

greater range of densities; 
 

LS LS

   (ii) Proposed large blocks of multi-family units shall be more 
evenly distributed throughout the Plan Area; and 

 

  

     (iii) The Specific Plan shall identify and incorporate varying 
types of multi-family and affordable housing, such as co-
op housing, corner duplexes, and senior facilities. 

 
OR 
 

   (b) For any rejected measure, the City shall make a finding 
of substantial conformity with the General Plan. 

  

   (c) The Specific Plan shall be revised to require that no more than 100 
multi-family units be located in any one area. 

  

4.11-5 The proposed project, in combination with future 
buildout in the City of Woodland, would increase 
the City's population. 

S    S 4.11-5 
(A/B) 
(a) The City shall regulate growth in the Master Plan Remainder Area 

so that the City of Woodland population does not  exceed 60,000 
by the Year 2015.  

 
OR 
 

LS LS

   (b) Find that the proposed project is essentially consistent with the 
direction of General Plan policies. 
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 Plan A Plan B  Plan A Plan B 
      

OR 
 
(c) Amend the General Plan to allow for growth beyond 60,000 by 

2015. 
4.11-6 The proposed project, in combination with future 

buildout of the City of Woodland, would increase 
demand for affordable housing. 

 

LS LS 4.11-6 No mitigation measures would be required to reduce or avoid a 
significant environmental effect. 

 

NA  NA

4.11-7 The proposed project, in combination with future 
buildout in the City of Woodland, would result in a 
balanced  mix of employment and residential use.  

 

LS LS 4.11-7 No mitigation measures would be required to reduce or avoid a 
significant environmental effect. 

 

NA  NA

4.12 Public Health and Safety 
4.12-1  The proposed project could expose future 

occupants and construction workers to localized 
soil or groundwater contamination due to prior 
site uses. 

 

PS PS 4.12-1 
(A/B) 
(a) Prior to tentative map approval for each development within the 

project site, the applicant shall complete an Environmental Site 
Assessment (Phase 1) in accordance with professional standards to 
determine the potential for past or current uses within the project 
site to have resulted in soil or groundwater contamination at any 
location that will be developed under the proposed project, or for 
releases from offsite locations (e.g., the former Woodland City 
Dump landfill) to have adversely affected groundwater under the 
project site.  Results of the site assessment shall be provided to the 
City of Woodland Planning Department and Yolo County 
Environmental Health Department. 

 

LS  LS

     (b) If contamination is suspected, the applicant shall proceed with 
additional investigation (Phase 2), including, but not limited to, soil 
and groundwater testing.  A work plan for and results of the 
investigation shall be submitted to the City of Woodland 
Community Development Department and Yolo County 
Environmental Health Department for review and concurrence.  The 
results of the study shall identify recommended measures to reduce 
potential risks, if any, to individuals and the environment that could 
occur during site development or future occupancy. 
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 Plan A Plan B  Plan A Plan B 
     (c) If risk management measures are determined to be necessary, the 

applicant shall develop a plan for use prior to, during, and after site 
development that identifies requirements for soil management (e.g., 
excavation, re-use, or disposal), construction dewatering, and air 
monitoring to protect construction workers, current and future 
onsite occupants and visitors, and offsite populations.  The plan 
shall also identify contingency measures in the event previously 
unidentified hazards are encountered during site development. 
Contract specifications shall reflect identified risk management 
measures. 

 
   (d) The applicant shall obtain necessary agency approvals prior to 

implementing any identified measures in the risk management 
plan.  The results of additional testing, monitoring, tank removal, 
soil or groundwater cleanup, or other equally effective risk 
management measures shall be submitted to the regulatory 
agency/agencies with jurisdiction over the particular risk 
management activity prior to, during, or after development, as 
appropriate for the type of activity.  Agencies that could require 
notification would include, but would not be limited to, Woodland 
Fire Department, Yolo County Environmental Health Department, 
Yolo-Solano Air Pollution Control District, Central Valley 
Regional Water Quality Control Board, or California Department 
of Toxic Substances Control.  All activities shall comply with 
applicable federal, State, and local laws and regulations pertaining 
to hazardous materials management. 

 

  

4.12-2 The proposed project could increase the number 
of people exposed to potential hazards associated 
with crop dusting on adjacent farmland. 

 

LS    LS 4.12-2 No mitigation measures would be required to reduce or avoid 
significant environmental effects. 

NA NA

4.12-3 The proposed project could increase the number 
of people who could be exposed to accidental 
release of hazardous materials at the WWTP. 

 

LS    LS 4.12-3 No mitigation measures would be required to reduce or avoid 
significant environmental effects 

NA NA

4.12-4 The proposed project could expose future 
residents and construction workers to nuisance 
pests (black gnats). 

 

S  S 4.12-4 
(A/B) Prior to each construction season, the applicant each landowner or 

developer with a project under construction shall consult with the 
Sacramento-Yolo Mosquito Vector Control District to identify 

SU  SU
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 Plan A Plan B  Plan A Plan B 
safe, effective, and feasible means to reduce onsite Valley black 
gnat populations during construction activities that take place 
during the active season.  Such methods could include physical 
controls, such as watering, or the use of chemical insecticides.  The 
applicant’s contractor shall use only those methods for site insect 
control that it has developed through consultation with the District. 

4.12-5 Detention basins and other storm drainage system 
water features could increase mosquito and other 
vector populations. 

 

S    S 4.12-5 
(A/B) 
(a) Prior to final design of storm drainage system features that convey 

or store water, the City shall ensure compliance with applicable 
vector control standards as adopted by the Sacramento-Yolo 
Mosquito and Vector Control District.  Vector control measures 
shall include, but would not be limited to: 

 

LS LS

      Adequate drainage shall be incorporated to drain minor 
flows and prevent ponding; 

 
      Detention/retention facilities shall be designed to 

minimize mosquito production and shall be capable of 
being completely drained; 

 
      Adequate access and clearance for motorized vector and 

weed control equipment shall be provided; and  
 

      Project design shall incorporate features to minimize the 
amount of surface runoff carrying nutrients into slow-
moving channels or standing water. 

 
   (b) During project operation, the City shall coordinate with the 

Sacramento-Yolo Mosquito and Vector Control District to ensure 
onsite open drainages, channels, and detention/retention  facilities 
are monitored and managed to control mosquitoes and other 
vectors.  If the District determines additional controls are 
necessary, the City shall ensure implementation of the controls. 
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 Plan A Plan B  Plan A Plan B 
4.12-6 If the private airstrip remains operational, 

development of the proposed project could expose 
people and property to aircraft hazards. 

 

S     S 4.12-6
(A/B)  
(a) As long as the airstrip remains operational, the project applicant 

shall ensure that the placement and height of structures east of the 
airstrip runway achieve the 20:1 approach surface criterion.  This 
may be accomplished by limiting the height of structures and 
selection of appropriately sized landscape trees, or  providing 
adequate distance separation where limiting the height is not 
practical or feasible.  At no time shall the distance between the east 
end of the runway and the nearest project feature be less than 200 
feet. 

 

LS LS

     (b) Prior to occupancy of any structure where height or siting design 
standards have been imposed to meet the 20:1 approach surface 
criterion, the applicant shall provide proper notification to the 
Caltrans Division of Aeronautics and/or Federal Aviation 
Administration, as appropriate.  The notification shall provide 
required details of proposed development in accordance with 
agency regulations (FAR Part 77). 

 
   (c) If warranted by safety and/or nuisance concerns, the City shall 

require closure of the airstrip by revocation of the use permit, or 
amortization/abatement of the use as non-conforming. 

 

  

   (d) Implement Mitigation Measure 4.8-5.   

4.12-7 The proposed project, in combination with 
development that could occur with General Plan 
buildout, would increase the number of people 
who could be exposed to potential hazards 
associated with hazardous materials (including 
agricultural operations), vectors (primarily 
mosquitoes), and aircraft operations. 

 

LS     LS 4.12-7
(A/B) 
(a) Implement Mitigation Measure 4.12-1(a) through 4.12-1(d) 

(Contaminated Sites). 
 
(b) Implement 4.12-5(a) through 4.12-5(b) (Mosquitoes and Vectors). 

NA NA

   (c) Implement 4.12-6(a) through 4.12-6(d) (Private Airstrip Operations).   
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 Plan A Plan B  Plan A Plan B 
4.12-8 The proposed project, in combination with 

development of other projects that could occur 
with General Plan buildout, would increase the 
number of people who could be exposed to 
nuisance pests (black gnats). 

 

S     S 4.12-8
(A/B) Implement Mitigation Measure 4.12-4 (Black Gnats). 
 

SU SU

4.13 Public Services and Facilities 
4.13-1 The proposed project would increase demand for 

fire protection services. 
 

S S  4.13-1
(A/B)  
(a) Prior to final the first tentative map approval, the Specific Plan 

Public Facilities Financing Plan and Capital Improvements Plan 
shall demonstrate that fire station locations and operations will be 
adequate to service the new development according to City fire 
standards and policies. 

 

LS  LS

     (b) The Specific Plan shall be amended to provide for the construction 
of Fire Station Four in the project site when one of the following 
project elements is constructed beyond the four minute response 
time from an existing Woodland Fire Station: 

 
   (i) Two light commercial or planned unit developments with 

a fire flow of 2,500 gpm are constructed;  
 

 OR 
 

  

     (ii) One educational occupancy with a combined fire flow of 
2,500 gpm for use with grades 12 and under is 
constructed for year-round scheduling; 

 
OR 

 
   (iii) One-hundred dwelling units.   

     (c) Per the Woodland Fire Department requirements, all new 
construction built prior to the construction and staffing of the fire 
station shall be supplied with a disclosure notice informing the 
owner or tenants of the delayed level of response. 
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 Plan A Plan B  Plan A Plan B 
     (d) The Fiscal Impact Analysis for the Turn of the Century Specific 

Plan shall demonstrate that the identified increased demand for fire 
fighters, support personnel, and equipment will be adequately 
funded, on a phase basis, by general fund revenue generated by the 
proposed development on a phase basis.  If the Fiscal Impact 
Analysis demonstrates a net deficiency, a mechanism for funding 
the projected gap, by phase, shall be proposed as a part of the Plan 
financing.   

 
     (e) The City’s existing Major Projects Financing Plan shall be 

amended and fee schedule revised to incorporate construction of the 
new fire station.  This station (including the phase of development 
at which time it will be required) shall be described in greater detail 
in the Turn of the Century Specific Plan Public Facilities Financing 
Plan and Capital Improvements Plan.  Individual projects proposed 
within the project site shall pay the appropriate capital facility fees 
to finance the construction of new fire protection capital facilities.  
Facilities required prior to build-out shall be advanced by the 
developer and be subject to later reimbursement or credit. 

4.13-2 The proposed project would impede the ability of 
the fire department to efficiently access all 
portions the project site. 

 

LS    S 4.13-2   
(B) 
(a) Prior to the first tentative map approval, the project applicant shall 

demonstrate that the entire project site can be served within 4 
minutes from existing and planned fire stations.  The City’s Fire 
Station Location Study Model shall be used to determine response 
time 

NA LS

      OR
 
(b) If response times cannot be met, the project applicant shall provide 

for an additional fire station or other acceptable mechanism, 
located to achieve the 4 minute response time standard. 

4.13-3 The proposed project would have adequate fire 
flow to service the project site. 

 

LS    LS 4.13-3  
(A/B) The water distribution system installed for the proposed project 

shall meet the requirements of the City of Woodland fire hydrants 
and mains installed to meet current fire protection standards and 
the most current City design standards. 

NA NA
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 Plan A Plan B  Plan A Plan B 
4.13-4 The proposed project may be inconsistent with the 

City of Woodland General Plan policies related to 
fire protection. 

 

S     S 4.13-4
(A/B) 
(a) Implement  Mitigation Measure 4.13-1(a) through (e). 

LS LS

      S (B)
(b) Implement Mitigation Measure 4.13-2(a) or (b). 

NA LS

4.13-5 The proposed project, in conjunction with future 
development in the City of Woodland, would 
create demand for additional fire protection 
services. 

S  S 4.13-5 Implement Mitigation Measures 4.13-1 and 4.13-2. LS LS 

4.13-6 The proposed project would increase the demand 
for police protection services. 

 

S    S 4.13-6
(A/B)  
(a) The Fiscal Impact Analysis for the Specific Plan shall demonstrate 

that the identified increased demand for officers, non-sworn 
personnel, and equipment will be adequately funded, on a phase 
basis, by general fund revenue generated by the proposed 
development on a phase basis.  If the Fiscal Impact Analysis 
demonstrates a net deficiency, a mechanism for funding the 
projected gap, by phase, shall be proposed as a part of the Plan 
financing. 

 
(b) The City’s existing Capital Facility Fee program shall be amended 

and fee schedule revised to include construction of one new police 
substation.  This substation (including the phase of development at 
which time it will be required) shall be described in greater detail 
in the Specific Plan Public Facilities Financing Plan and Capital 
Improvements Plan.  Individual projects proposed within the 
project site shall pay the appropriate capital facility fees to finance 
the construction of new law enforcement capital facilities.  
Facilities required prior to build-out shall be advanced by the 
developer and be subject to later reimbursement or credit.

LS  LS

4.13-7 The proposed project may be inconsistent with the 
City of Woodland General Plan policies related to 
police protection. 

S    S 4.13-7 
(A/B) 
(a) Implement Mitigation Measure 4.13-6. 
 

LS LS

   (b) Amend General Plan policy 4.H.1 to conform with the 
inconsistencies identified related to staffing ratios. 
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 Plan A Plan B  Plan A Plan B 
     OR 

 
(c) Find that the proposed project is substantially consistent with 

General Plan policy 4.H.1. 
4.13-8 The proposed project, in conjunction with 

cumulative development in the City of Woodland, 
would increase the demand for police protection 
services. 

S    S
 

4.13-8  
(A/B) Implement Mitigation Measure 4.13-6. 
 

LS LS

4.13-9 The proposed project would increase the demand 
for wastewater treatment. 

 

S     S 4.13-9 
(A/B) Prior to approval of each tentative map, the applicant shall 

demonstrate that WWTP treatment capacity is adequate to serve 
the flows generated by new development covered by the tentative 
map. 

LS LS

4.13-10 The proposed project would require wastewater 
conveyance infrastructure. 

 

LS LS 4.13-10 No mitigation measures would be required to reduce or avoid 
significant environmental effects. 

 

NA  NA

4.13-11 Groundwater infiltration into offsite wastewater 
infrastructure could affect WWTP capacity. 

PS PS 4.13-11   
(A/B) 
(a) The Specific Plan shall require that the sewer collection system is 

designed to reduce the potential for groundwater infiltration.  The 
design shall comply with criteria established by the City, when 
such criteria are adopted. If such criteria have not been adopted 
prior to the first tentative map, each individual project shall 
identify specific design features that will be incorporated into 
wastewater line design and installation to minimize groundwater 
infiltration so that conveyance line or WWTP is not adversely 
affected. 

 

LS  LS

     (b) Offsite infrastructure connections to the WWTP shall be 
constructed at the start of project construction.  

 
4.13-12 The proposed project, in conjunction with 

cumulative development in the City of Woodland, 
would increase the demand for wastewater 
treatment. 

LS LS 4.13-12 No mitigation measures would be required to reduce or avoid a 
significant environmental effect. 

 

NA  NA
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 Plan A Plan B  Plan A Plan B 
4.13-13 The proposed project would increase demand for 

domestic water. 
 

S     S 4.13-13
(A/B)  
(a) The City’s existing Major Projects Financing Plan shall be 

amended and fee schedule revised to include the development of 
wells to serve project development.  The location, number and 
phasing of wells shall be described in greater detail in the Specific 
Plan Public Facilities Financing Plan and Capital Improvements 
Plan.  Individual projects proposed within the Plan Area shall pay 
the appropriate capital facility fees to finance the construction of 
new wells.  Facilities required prior to build-out shall be advanced 
by the developer and be subject to later reimbursement or credit. 

LS LS

4.13-14 The proposed project would require extension of 
the City’s water distribution infrastructure. 

LS LS 4.13-14  No mitigation measures would be required to avoid or reduce this 
impact.  

 

NA  NA

4.13-15 The proposed project may be inconsistent with the 
City of Woodland General Plan policies. 

LS LS 4.13-15 No mitigation measures would be required to avoid or reduce this 
impact. 

 

NA  NA

4.13-16 The proposed project, in conjunction with future 
development of the General Plan, would increase 
demand for domestic water. 

LS LS 4.13-16 No mitigation measures would be required to reduce or avoid a 
significant environmental effect. 

 

NA  NA

4.13-17 The proposed project would increase the amount 
of solid waste disposed of at the Yolo County 
Landfill. 

LS LS 4.13-17 No mitigation measures would be required to reduce or avoid a 
significant environmental effect. 

NA  NA

4.13-18 The proposed project would generate construction 
debris. 

 

LS   LS 4.13-18
(A/B) 
(a) At the beginning of each job, the construction contractor should 

shall set up bins or other means of containment to hold separated 
scraps of recyclable material (i.e., cardboard, lumber, etc.).  The 
contractor should  shall identify processors in the area that are 
interested in the materials.  The paper, cardboard, and metal 
packaging that the building materials and major appliances come in 
should  shall also be separated and stored for future recycling. 

 

NA  NA

   (b) The contractor should  shall work with the City of Woodland 
Recycling Coordinator to establish construction recycling measures 
to reduce the amount of construction waste disposed of at the 
landfill. 
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 Plan A Plan B  Plan A Plan B 
4.13-19 The proposed project may be inconsistent with the 

City of Woodland General Plan policies on solid 
waste. 

 

LS LS 4.13-19 No mitigation measures would be required to reduce or avoid a 
significant environmental effect. 

NA  NA

4.13-20 The proposed project, in conjunction with future 
buildout of the General Plan, would increase the 
amount of solid waste generated and disposed of 
at the Yolo County Landfill. 

 

LS LS 4.13-20 No mitigation measures would be required to reduce or avoid a 
significant environmental effect. 

 

NA  NA

4.13-21 The proposed project would increase the 
demand for natural gas. 

 

LS LS 4.13-21 No mitigation measures would be required to reduce or avoid a 
significant environmental effect. 

NA  NA

4.13-22 Installation of the offsite sewer pipeline could 
intercept the high-pressure natural gas line. 

PS     PS 4.13-22
(A/B) Prior to the installation of offsite wastewater infrastructure, all 

potential conflict locations with the existing PG&E high-pressure 
natural gas line shall be potholed and verified. 

LS LS

4.13-23 The proposed project would be consistent with the 
City of Woodland General Plan policies regarding 
natural gas. 

 

LS LS 4.13-23 No mitigation measures would be required to reduce or avoid a 
significant environmental effect. 

 

NA  NA

4.13-24 The proposed project, in conjunction with future 
buildout of the General Plan, would increase the 
demand for natural gas in the City of Woodland. 

 

LS LS 4.13-24 No mitigation measures would be required to reduce or avoid a 
significant environmental effect. 

 

NA  NA

4.13-25 The proposed project would increase the 
demand for electrical service. 

 

LS LS 4.13-25 No mitigation measures would be required to reduce or avoid a 
significant environmental effect. 

NA  NA

4.13-26 The proposed project may be inconsistent with the 
City of Woodland General Plan policies regarding 
provision of public utilities. 

S     S 4.13-26
(A/B) Pursuant to General Plan Policy 4.J.2, all utilities shall be 

undergrounded within the Specific Plan area unless an acceptable 
assessment of infeasibility is prepared by the applicant and adopted 
by the City. 

 

LS LS

4.13-27 The proposed project, in conjunction with future 
buildout of the General Plan, would increase the 
demand for electricity in the City of Woodland. 

LS LS 4.13-27 No mitigation measures would be required to reduce or avoid a 
significant environmental effect. 

 

NA  NA
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 Plan A Plan B  Plan A Plan B 

4.14 Recreational, Educational, And Community Services 
4.14-1 Implementation of the proposed project would 

increase the demand for parks and recreational 
facilities. 

S  S 4.14-1  
(A/B)  
(a) Individual projects proposed within the project site shall pay the 

appropriate park development fees to finance the construction of 
new parks and open space areas.  Facilities required prior to build-
out shall be advanced by the developer and be subject to later 
reimbursement or credit. 

 

LS  LS

     (b) The City shall allow payment of in-lieu fees for a fair share portion 
of future community and regional parks, and consider providing 
credit toward underserved Special Use/Sports Parks for overserved 
neighborhood parks. 

 
     (c) The Fiscal Impact Analysis for the Turn of the Century Specific 

Plan shall demonstrate that the identified increased demand for 
recreational programs, employees, equipment, and park 
maintenance will be adequately funded, on a phase-by-phase basis, 
by general fund revenue generated by the proposed development on 
a phase basis.  If the Fiscal Impact Analysis demonstrates a net 
deficiency, a mechanism for funding the projected gap, by phase, 
shall be proposed as a part of the Plan financing. 

      
(d) Implement Mitigation Measure 4.1-5 requiring consolidation and 

expansion of mini parks into two additional neighborhood parks. 

LS NA

4.14-2 The proposed project may be inconsistent with the 
City of Woodland General Plan and Parks Master 
Plan policies. 

S    S 4.14-2 
(A/B) Find that the proposed project, as mitigated by Measure 4.14-1, is 

substantially consistent with the General Plan Policies. 

LS LS

4.14-3 The proposed project, in combination with the 
future buildout of the City of Woodland, would 
increase the demand for parks and recreational 
facilities, resulting in a shortfall of services. 

S    S 4.14-3 
(A/B) Implement Mitigation Measure 4.14-1. 

LS LS

4.14-4 The proposed project would increase the demand 
for school services. 

 

S  S 4.14-4  
(A/B) The Specific Plan shall designate an additional public school site of 

at least 10 acres for the development of an elementary school.  This 
school should shall be sited in conjunction with one of the 
neighborhood parks required in Mitigation Measure 4.14-1. 

LS  LS

4.14-5 The proposed project may be inconsistent with 
General Plan policies regarding education. 

S    S 4.14-5 
(A/B)  

LS LS
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TABLE 3-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance Prior 

to Mitigation Mitigation Measure(s) 
Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 
(a) Implement Mitigation Measure 4.14-4. 
 

    (b) Find that the proposed project, as mitigated, is substantially 
consistent with the General Plan Policies. 

 

 
4.14-6 The proposed project would  designate a  school 

site on land under a current Williamson Act 
contract. 

LS    LS 4.14-6 No mitigation measures would be required to reduce or avoid 
significant environmental effects. 

NA NA

4.14-7 The proposed project, in combination with future 
buildout in the City of Woodland, would increase 
the demand for school facilities. 

S     S 4.14-7 
(A/B) Implement Mitigation Measure 4.14-4. 

LS LS

4.14-8 The proposed project would increased demand for 
the City of Woodland Library facilities. 

 

S      S 4.14-8
(A/B) 
(a) The Fiscal Impact Analysis for the Turn of the Century Specific 

Plan shall demonstrate that the identified increased demand for 
library services will be adequately funded, on a phase basis, by 
general fund revenue generated by the proposed development on a 
phase basis.  If the Fiscal Impact Analysis demonstrates a net 
deficit, a mechanism for funding the projected gap, by phase, shall 
be proposed as a part of the Plan financing.  

 

LS LS

    (b) The City’s existing Major Projects Financing Plan shall be 
amended and fee schedule revised to include lease or construction 
of ±5,300 square feet of additional space for the Woodland 
Library.  This expansion (including the phase of development at 
which time it will be required) shall be described in greater detail 
in the Turn of the Century Specific Plan Public Facilities Financing 
Plan and Capital Improvement Plan.  Individual projects proposed 
within the project site shall pay the appropriate capital facility fees 
to finance the lease or construction of expanded library space.  
Facilities required prior to build-out shall be advanced by the 
developer and be subject to later reimbursement or credit. 

 

 
 
 

   As an alternative to expansion of the main library facility, a new 
neighborhood branch facility could be located within one of the 
public/quasi public land use designations on the Turn of the 
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TABLE 3-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance Prior 

to Mitigation Mitigation Measure(s) 
Level of Significance 

After Mitigation 

 Plan A Plan B  Plan A Plan B 
Century Specific Plan land use plan.  If this alternative is chosen, 
the location of the facility shall be such that the greatest number of 
people in the area could walk, bicycle, or take public transit to the 
facility. 

4.14-9 The proposed project may be inconsistent with the 
City of Woodland General Plan policies regarding 
library facilities. 

S S 4.14-9 Implement Mitigation Measure 4.14-8.  LS LS 

4.14-10 The proposed project, in combination with future 
buildout in the City of Woodland, would result in 
an increased demand for the City of Woodland 
Library facilities. 

LS LS 4.14-10 No mitigation measures would be required to reduce or avoid a 
significant environmental effect. 

NA  NA

 
 
 



 
 
 

 
 

 
4. WRITTEN COMMENTS AND RESPONSES 
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COMMENT LETTER 1: Jason Marshall, California Department of Conservation, Office 
of Governmental and Environmental Relations 

 
Response to Comment 1-1: 
 
The status of Williamson Act lands at the project site is presented on page 4.4-2 in the DEIR.  In that 
discussion, it states that there is one 45-acre and one 155-acre parcel remaining under Williamson 
Act contract that have filed for non-renewal.  Turn of the Century has filed for recision of a contract 
for 162-acres of another parcel.  As noted by the commentor, total Williamson Act contracts cover 
362 acres at the project site.  If a detention or retention facility were constructed off-site, it is 
conservatively assumed that up to approximately 62 acres could be used for such purposes.  If that 
land is subject to Williamson Act contract, the total amount of Williamson Act land that could be 
affected would be 424 acres, not 612 acres, as indicated by the commentor.  The City is not able to 
substantiate the connector’s estimate of 612 acres, and the commentor has provided no supporting 
evidence of this estimate. 
 
Response to Comment 1-2: 
 
As discussed in Impact 4.4-1 on page 4.1-30 in the DEIR, the project site, although within the 
County’s jurisdiction, has been designated within the City of Woodland’s 1996 General Plan for 
future development (Planned Neighborhood) and is within the City’s defined Urban Limit Line (see 
Figure 2-2 on page 2-3).  As shown in Figure 4.1-1 on page 4.1-2, the site is contiguous with 
existing residential uses along Gibson Road to the north, and the northern boundary of the plan area 
is directly adjacent to developed uses along Gibson Road that are within the Woodland city limit 
line. As such, there is no aspect of the proposed project that should be considered discontiguous or 
“leap-frog” development. 
 
Figure 2-4 on page 2-12 in the DEIR illustrates the proposed internal phasing of the project.   As 
noted by the commentor, proposed Phases 1 and 2 would extend south from Gibson Road.  The 
specific sequence of development within both phases relative to existing development along Gibson 
Road is a local issue subject to deliberation and City Council action.  It will be guided by market and 
economic forces, as well as infrastructure and financing factors.  The identification of specific 
phasing and discussion of the public benefits related to the pattern of development within the project 
site is anticipated to be a topic of focused discussion in the upcoming hearings on the merits of the 
project.  The City will make all appropriate findings at the time of their final decision, in accordance 
with the provisions of State law. 
 
Response to Comment 1-3: 
 
Impact 4.1-1 on pages 4.1-30 through 4.1-37 in the DEIR presents a comprehensive discussion of 
potential land use conflicts that could occur under the proposed project.  The analysis specifically 
addresses land use compatibility issues west, south, and north of the project site where agricultural 
land uses are present.  Mitigation Measure 4.1-1 directs that all residential units within 500 feet of 
active (interim or long-term) agricultural uses be provided a deed disclosure regarding the proximity 
and nature of neighboring agricultural uses.  Impacts 4.2-3 and 4.2-4 on pages 4.2-13 through 4.12-
16 in Section 4.2, Agricultural Resources, in the DEIR further analyze land use issues specific to 
agricultural operations.  The potential for odors from agricultural operations to affect the site is 
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evaluated in Impact 4.7-4 on pages 4.7-26 through 4.7-27.  Impact 4.8-6, on pages 4.8-25 through 
4.8-26 in Section 4.8, Noise, discusses potential effects on project occupants from noise generated 
by adjacent agricultural operations, and Impact 4.12-2 on pages 4.12-11 through 4.12-12 in Section 
4.12, Public Health and Safety, evaluates hazards associated with crop dusting on adjacent 
agricultural properties. 
 
Response to Comment 1-4: 
 
As shown in Figure 2-12 on page 2-23 of the DEIR, two potential locations for offsite basins were 
identified, totaling 62 acres.  The 62 acres is a conservative figure, because both basins are not 
necessary.  As discussed on page 4.4-28 of the DEIR, basins are not required by the City’s Storm 
Drainage Facilities Master Plan.  Mitigation Measure 4.4-1(a), as revised, requires that the project’s 
storm drainage plan ensure that the project would not exacerbate existing downstream flooding 
problems.  This standard can be achieved through on- and/or offsite conveyance and storage 
facilities.  The DEIR evaluated the potential effects of possible infrastructure, given the information 
available at the time of the analysis.  The DEIR noted that, if constructed, these basins would result 
in the loss of additional farmland, and that this would be a significant impact, even with 
implementation of mitigation.  The applicant has since suggested other possible locations for 
drainage facilities.  As noted by the comment, if any of the sites eventually chosen for offsite 
infrastructure are under Williamson Act contract, the City will need to make findings pursuant to 
State law. 
 
Response to Comment 1-5: 
 
The City is aware of the requirements set forth in Government Code Section 51240 et seq. and 
51290 et seq. regarding contracting, cancellation, and recision requirements, including those that 
would apply to drainage infrastructure.  The Williamson Act does not specifically prohibit all 
development-related activities on active contracted land.  As provided by Section 51241 of the 
Government Code, there is no requirement for all contracts to be identical.  The language of each 
Williamson Act contract that could be affected would need to be reviewed for specific restrictions 
and land use issues.  Section 51241 further provides that rules adopted by the local jurisdiction (i.e., 
City of Woodland) would apply to the activities performed in contract lands.    
 
Section 51256 of the Government Code contains specific requirements pertaining to the recision of 
Williamson Act contracts.  In addition to the information provided by the commentor, Section 51256 
requires that the City Council find that the contract agreement will not result in discontiguous 
patterns of urban development and that it would not remove adjacent land from agricultural use.  The 
City respectfully disagrees with the commentor’s conclusion that the project may not qualify for 
Government Code Section 51246(a) contract termination.  As noted in Response to Comment 1-2, 
the proposed project would not be discontiguous and, as discussed in Impact 4.2-4 on pages 4.2-15 
through 4.2-16 in the DEIR, it would not adversely affect the viability of adjacent agricultural lands. 
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COMMENT LETTER 2: Larry L. Eng, Ph.D., State of California - The Resources Agency 
Department of Fish and Game Sacramento Valley and Central 
Sierra 

 
Response to Comment 2-1: 
 
Table 4.5-1 on page 4.5-7 in the DEIR provides a summary of special-status species.  Other listed 
species (invertebrates and birds) are described on pages 4.5-10 through 4.5-14.  Impact 4.5-1 on 
pages 4.5-25 through 4.5-26 addresses potential effects on alkali sink-type special-status species.  
Impact 4.5-2 on pages 4.5-26 through 4.5-27 evaluates potential effects on valley elderberry 
longhorn beetle (VELB), a listed species.  Potential effects on the listed Swainson’s hawk and other 
nesting raptors and habitat are discussed in Impacts 4.5-3 and 4.5-4 on pages 4.5-28 through 4.5-31 
in the DEIR.   An evaluation of potential effects on wetland habitats is presented in Impact 4.5-6 on 
page 4.5-32.  Issues related to effects on habitat as a result of offsite infrastructure improvements are 
discussed in Impact 4.5-7 on pages 4.5-33 through 4.5-33.  Impact 4.5-8 on page 4.5-34 addresses 
the project’s consistency with applicable General Plan policies, and cumulative effects are described 
in Impact 4.5-9 on pages 4.5-35 through 4.5-36.  Growth-related effects are addressed in Chapter 6, 
Other CEQA Considerations. 
 
Response to Comment 2-2: 
 
Comment noted.   
 
Response to Comment 2-3: 
 
Comment noted.  Mitigation Measure 4.5-3(b) on page 4.5-29 of the DEIR is revised to read: 
 

(b) If an active Swainson’s hawk nest is identified within one half mile of the project site 
then a limited operating period shall be implemented within a (0.25) mile radius of 
the nest tree.  No construction activities shall be initiated during the Swainson’s 
hawk nesting period (March 1 – September 15 August 1) without the approval by 
DFG. 

 
Response to Comment 2-4: 
 
Comment noted.  Mitigation 4.5-4(a) on page 4.5-30 of the DEIR is revised to read: 
 

This agreement shall set aside in perpetuity, an equivalent amount (939 acres of the Specific 
Plan Area plus Important Farmland converted for offsite infrastructure) of contiguous, 
Swainson’s hawk foraging land elsewhere in Yolo County through the purchase of 
development rights and execution of irreversible conservation or agricultural easement. 

 
It should be noted that 62 acres for offsite basins is a conservative estimate, because it is unlikely 
that both basins would be needed. 
 
Response to Comment 2-5: 
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Comment noted.  In order to ensure that no net loss of wetlands occurs, Mitigation Measure 4.5-6(b) 
on page 4.5-33 of the DEIR is revised as shown: 
 

b) If jurisdictional wetlands are verified, the project applicant shall provide for no net 
loss of wetland acreage through the federal permitting process.  If the total acreage 
of the jurisdictional wetland is less than 1/3 of an acre, then the project applicant 
shall obtain a nationwide permit to fill the wetlands, and provide for a minimum 1:1 
mitigation ratio.  If the total area exceeds 1/3 of an acre then the project applicant 
shall obtain a individual permit through the U.S. Army Corps of Engineers.  

 
Response to Comment 2-6: 
 
Comment noted.  
 
Response to Comment 2-7: 
 
Comment noted.   The Department is on the City’s standard mailing list for CEQA mandated 
notices.  However, if the Department wishes to receive other notices mandated by Planning and 
Zoning laws, a supply of self-addressed stamped envelopes should be provided to the City Clerk and 
Planning Commission Clerk.  This will ensure receipt of upcoming agendas for these bodies.  Also, 
the Department should note the following anticipated hearing dates on the subject project.  These are 
subject to change but reflect the best information at this time. 
 

November 4, 1999 Planning Commission 
November 18, 1999 Planning Commission 
November 30, 1999 City Council 
December 7, 1999 City Council 
December 21, 1999 City Council 
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COMMENT LETTER 3: Jeffrey Pulverman, California – Department of Transportation  
 
Response to Comment 3-1: 
 
The City respectfully disagrees with the commentor regarding the “reasonableness” of the traffic 
analysis.  Traffic forecasts for the existing plus project scenario were generated by incorporating the 
proposed project into the City of Woodland Travel Demand Forecasting (TDF) Model.  Given the 
size of the project, this approach provides the most reasonable projections of traffic volumes on local 
and regional roadways because it reflects the addition of project trips and the potential changes that 
would occur to existing travel patterns.  This model also includes a specific component for 
estimating travel to and from Woodland and external locations such as Sacramento, which is based 
on Census survey data and regional travel data from the SACMET travel demand model maintained 
by SACOG.  It would not be appropriate to make the suggested manual adjustments to the model 
when actual data maintained by the responsible agencies reflect otherwise. 
 
Response to Comment 3-2: 
 
The use of average delay for stop sign-controlled intersections is not meant to be misleading, and is 
based on standard practice.  The Highway Capacity Manual, Special Report 209, Third Edition, 
Transportation Research Board, 1994 determines level of service for unsignalized intersections 
based on the weighted average total delay for the entire intersection.  The DEIR does include the 
estimate of total delay for individual movements at stop sign controlled intersections that would 
operate much worse than the overall intersection.  Nevertheless, this is informational only and 
impacts are determined based on the technical procedures described in the Highway Capacity 
Manual. 
 
Response to Comment 3-3: 
 
Comment noted.  The seventh line under Roadway Operations on page 4.6-18 of the DEIR is revised 
as shown: 
 

I-5 (City limits to City limits)  LOS E D 
 
This change does not affect the transportation impact analysis or conclusions of the DEIR because it 
concerns only existing conditions without the project, and the actual volumes are unchanged. 
 
Response to Comment 3-4: 
 
The traffic shifts that could occur as a result of Mitigation Measure 4.6-1 would not require the 
widening of any existing or planned roadways.  However, these changes could require the 
modification of turn lanes at adjacent intersections.  The specific modifications would depend on 
development timing and phasing; therefore, Mitigation Measures 4.6-1(c) and 4.6-8 also require that 
more detailed traffic studies be completed for each development within the plan area (e.g, at 
tentative map approval) to ensure that the City’s LOS threshold is maintained.  
 



  4.  Responses to Comments 
 
 

 
P:\PROJECTS - WP ONLY\CLOSED PROJECTS\PROJECTS 10000 - 10299\10173-00 AG WOODLAND\FEIR\4-RTC.DOC 4-6  

Response to Comment 3-5: 
 
The City Council directed that two specific plans be analyzed and compared throughout the process. 
A description of the differences between the two plans is presented on page 4.1-25 in the DEIR.  
City staff agrees that a parkway overcrossing in Specific Plan B may reduce the total road 
improvement costs.  However, the purpose of not including the overcrossing in Plan B was to 
evaluate the effects if the overcrossing were not constructed.  
 
Response to Comment 3-6: 
 
The specific timing and implementation of Mitigation Measures 4.6-6(f) and (g) would be 
determined by subsequent traffic studies submitted with each development (i.e., at tentative map 
approval) as required by these mitigation measures and Mitigation Measure 4.6-8.  As part of the 
implementation process, the improvements to the SR 113 County Road (Road) 25A interchange 
would meet all Caltrans project development procedures during design and construction.  The 
proposed improvements in Mitigation Measures 4.6-6(f) and (g) are the minimum required to 
provide acceptable level of service and reduce the impact to a less-than-significant. 
 
Response to Comment 3-7: 
 
Any improvements to the State highway system included in the Capital Improvement Program 
would be subject to Caltrans review as part of the Caltrans project development procedures. 
 
Response to Comment 3-8 
 
As a commentor on the DEIR, Caltrans will automatically be sent a copy of this Response to 
Comments document which includes the Mitigation Monitoring Program.  Regarding other actions 
on the project, please refer to Response to Comment 2-7. 
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COMMENT LETTER 4: State of California, Governor’s Office of Planning and Research 
State Clearinghouse 

 
Response to Comment 4-1: 
 
Comment noted.   
 
 







  4.  Responses to Comments 
 
 

 
P:\PROJECTS - WP ONLY\CLOSED PROJECTS\PROJECTS 10000 - 10299\10173-00 AG WOODLAND\FEIR\4-RTC.DOC 4-8  

COMMENT LETTER 5: Bill Emlen, City of Davis Planning and Building Department 
 
Response to Comment 5-1: 
 
The Yolo County Bikeway Master Plan, January 1993, identifies Road 102 as having existing Class 
II bike lanes.  Implementation of the proposed project would not disrupt this existing facility.  
However, the DEIR did identify that Plan A and Plan B failed to depict a Class II bike lane on the 
east side of Road 102 in the proposed street section.  As a result, Mitigation Measure 4.6-5(A/B)(a) 
requires the project applicant to modify Plan A and Plan B to depict the Class II bike lane in the 
street sections and in the circulation plan. 
 
Response to Comment 5-2: 
 
The commentor’s support for Mitigation Measure 4.2-1 is noted for the record.  Some details 
regarding how, when, and where this mitigation measure would be implemented are described in the 
wording of the measure itself and in the Mitigation Monitoring Program (MMP) for the EIR.  Under 
the MMP, based on proposed phasing of development land of size, soil type and agricultural use 
similar to the Specific Plan Area must be identified and purchased within Yolo County prior to 
approval of the first tentative map. The developer of the first tentative map would then be 
reimbursed by developers of subsequent projects in the Specific Plan area.  Please see also 
Responses to Comments 12-4, 16-6, and 32-20. 
 
Response to Comment 5-3: 
 
Comment noted.  The last sentence of the second to last paragraph on page 4.2-16 of the DEIR is 
revised to read: 
 

Should the City Council choose chose to reject report this measure, special findings of 
“overriding considerations” would be required under CEQA. If the City Council does reject 
a 500 foot buffer, a reduced buffer may be considered.  
 

Response to Comment 5-4: 
 
The intention of Mitigation Measure 4.2-6 is that offsite acreage converted for infrastructure be 
included within the acreage subject to Mitigation Measure 4.2-1.  As stated on page 4.2-13 of the 
DEIR, if Mitigation Measure 4.2-1(a), which requires preservation of farmland in amount equal to 
the acreage converted for the project, is implemented, Mitigation Measure 4.2-2 would not be 
necessary, because the Williamson Act contract land is included in the 940 acres considered in 
Measure 4.2-1(a). 
 
Response to Comment 5-5: 
 
In order for the Yolo County Habitat Conservation Plan (HCP) to be implemented, it must be 
adopted by the participating cities and county.  Each of these entities would then be permittees.  The 
applicant’s participation will depend on the timing of Specific Plan approval and HCP adoption.  
The HCP will not apply to development that has been approved and permitted prior to HCP 
adoption.  If the HCP is adopted prior to consideration of the first Tentative Map for the proposed 
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project, the applicant will participate in the HCP.  If the HCP has not been adopted, the alternative 
measures (e.g., 4.5-2(a), 4.5-4(a), and 4.5-6(a)) will be implemented. 
 
Response to Comment 5-6: 
 
Comment noted. 
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COMMENT LETTER 6: James D. Staker, Reclamation District #2035 
 
Response to Comment 6-1: 
 
The description of the “in-lieu recharge program” and use of the phrase “in-lieu recharge” on page 
4.4-5 in the DEIR is based on information presented in a report prepared for the City by 
Montgomery Watson in November 1997  (Groundwater Impact Analysis Under the 1996 General 
Plan Water Use Conditions).  As described on page ES-4 in that document,  
 

[T]he Yolo County Flood Control and Water Conservation District has been studying a groundwater 
recharge program involving delivery of surface water from Clear Lake, Indian Valley Reservoir, and a 
proposed Cache Creek Recharge and Recovery Project to agricultural users northwest of Woodland.  
Under the preliminary program, surface water would be delivered in about 50 percent of all years to 
supplement groundwater.  Irrigators would use the surface water in lieu of groundwater pumping.  The 
groundwater that would otherwise have been pumped is therefore stored in the groundwater system.  
This is referred to as in-lieu recharge. 

 
The commentor is referred to the 1997 Groundwater Impact Analysis report, which is available for 
public review at City Hall, Public Works Department, 300 First Street, Woodland, or by contacting 
the Yolo County Flood Control and Water Conservation District. 
 
As the commentor has correctly noted, the Cache Creek program would be a direct groundwater 
recharge program, not an in-lieu program, as implied by the text in the 1997 Groundwater Impact 
Report.  Conjunctive use is defined as the integrated management of surface and groundwater 
supplies to meet overall water supply and resource management objectives.  In-lieu recharge is 
accomplished by meeting demands on groundwater resources with surface water resources.  To 
clarify the discussion regarding the District recharge program on page 4.4-5 in the DEIR, the last 
sentence of the first paragraph on page 4.4-5 of the DEIR is deleted as shown: 
 

In-lieu recharge could raise the groundwater levels within the local City area from 3 to 8 
feet.  

 
The following text is added to the end of the first paragraph on page 4.4-5 of the DEIR: 
 

An element of the Yolo County Flood Control and Water Conservation District’s 
conjunctive-use planning includes a proposed in-lieu recharge project.  The project would 
involve land located generally west of Woodland across County Road 98.  The District has 
estimated that under this project it could supply 3.2 afy of surface water approximately 65 
percent of the irrigation seasons.  Farmers could use this surface water in-lieu of their own 
direct pumped groundwater.  Project impacts would include higher localized water table 
levels (proximate to delivery canals and project land).  Groundwater modeling completed by 
the City of Woodland has indicated that the District’s project could increase water tables 
beneath the City on the order of three to eight feet. 

 
The second to last sentence at the bottom of page 4.4-36 is revised to read: 
 

In addition, the proposed District in-lieu recharge program would offset most or all 
of the effects of groundwater withdrawal, including incremental reductions in 



  4.  Responses to Comments 
 
 

 
P:\PROJECTS - WP ONLY\CLOSED PROJECTS\PROJECTS 10000 - 10299\10173-00 AG WOODLAND\FEIR\4-RTC.DOC 4-11  

recharge, if any, attributable to the proposed project. 
 
The seventh sentence in the last paragraph on page 4.4-40 in the DEIR is also revised to read: 
 

The proposed District in-lieu recharge program would offset most or all of the effects 
of increased City groundwater pumping. 

 
Response to Comment 6-2: 
 
As indicated in the comment letter, the project site is not within the boundaries of Reclamation 
District #2035 (RD #2035). The level of flood protection provided by SRFCP facilities is described 
on page 4.4-5 in the DEIR.  As noted in that discussion, the levee system protecting the City and 
vicinity does not provide 100-year protection, and Cache Creek levees are estimated to provide only 
approximately 10-year protection. Levees along the lower reaches of the Willow Slough Bypass and 
Cache Creek, which are within the boundaries of RD #2035, also provide some protection, as noted 
on page 4.4-5. 
 
The primary sources of flooding in Woodland have been Willow Slough, Cache Creek, and the 
Sacramento River.   As discussed on page 4.4-6, U.S. Army Corps of Engineers studies have 
confirmed that Cache Creek poses a greater flood threat to the City and to lands east of the City than 
predicted by the FIRMs.  Flooding would result from water overflowing creek banks and breaching 
the levees north and northwest [emphasis added] of Woodland.  A portion of the project site would 
be within the 100-year floodplain related to Cache Creek levees.  The RD #2035 levee system is 
located a few miles east of the project site. 
 
The level of flood protection provided by RD #2035 levees does not affect the proposed project, nor 
does the proposed project include any features that would affect the RD #2035 levees. The impact 
analysis concluded that the project would not create or exacerbate downstream flooding effects 
(please see Impact 4.4-1 on pages 4.4-24 through 4.4-29), assuming implementation of Mitigation 
Measure 4.4-1, as revised. 
 
The Federal Emergency Management Agency and the U.S. Army Corps of Engineers, along with 
State and local agencies, are responsible for determining the level of flood protection afforded by 
levees under their jurisdiction. Determining the actual level of protection provided by RD #2035 
levees would not be necessary for this type of development project, and the additional information 
requested by the commentor would not alter the conclusions of the DEIR. 
 
Response to Comment 6-3: 
 
The proposed project (not the DEIR) proposes a conveyance system to manage stormwater runoff.  
Figure 4.4-4 on page 4.4-11 in the DEIR shows the locations of existing and planned canals that may 
be used to convey stormwater from the project site.  Offsite channel improvements shown in Figure 
4.4-4 are based on Map 6 in the City of Woodland Storm Drainage Facilities Master Plan (SDFMP), 
which is available for public review at the Pubic Works Department, 300 First Street, Woodland. 
 
As discussed on page 4.4-12 in the DEIR, hydrographs indicate that channels receiving stormwater 
runoff from future development, including the project site, would not be subject to any greater flows 
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than presently occurs.  Moreover, the proposed combination of storm sewers, pipelines, and 
detention/retention facilities that would be installed as part of the Draft SDFMP (which includes the 
project site) would actually reduce future flows at most key locations, as compared to existing 
conditions.   Therefore, the potential risk of flooding due to bank overtopping or changes in stream 
channel conditions (e.g., scour or erosion) at downstream areas would not be any greater than 
existing conditions, even with additional development.  The hydrographs illustrating the potential for 
flooding and overtopping at downstream locations are included in Appendix B of the SDFMP.  
 
For these reasons, it is not necessary to include detailed information or an analysis of the sizing of 
proposed channels and canals in the DEIR.  Further, channel modifications and sizing would depend 
on the extent and timing of future development proposals at the project site (please see page 4.4-28 
in the DEIR).  As stated on pages 4.4-16 and 4.4-17 in the DEIR, SDFMP Guidelines and Criteria 
specify requirements for hydrologic calculations and assumptions to estimate runoff flow rates and 
volumes, pipeline and channel sizing.  The proposed project must comply with those standards. 
 
Response to Comment 6-4: 
 
Willow Slough originates several miles west of the project site and is within the Lower Putah Creek 
hydrologic area.  As noted on page 4.4-8 in the DEIR, only runoff from the southern part of the 
project site is conveyed via overland flows to Willow Slough; the entire project site does not drain to 
Willow Slough.  Additional sources of drainage to Willow Slough include ditches along Road 102 
and offsite properties east of Road 102.  Flows from the project site and vicinity represent a portion 
of the drainage in the Willow Slough subshed. 
 
Mitigation Measure 4.4-1(a), as revised, clarifies that increased runoff from the project site must be 
controlled so that the rate or volume of runoff will not create new flooding problems or exacerbate 
existing ones at downstream locations.  Neither the City’s Draft SDFMP nor the conceptual drainage 
plan for the proposed project identify features that would reduce flows to Willow Slough.  The effect 
of timing and volume on other water conveyance facilities is further addressed in Response to 
Comment 6-3. 
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COMMENT LETTER 7: Finance Director, City of Woodland Finance Department 
 
Response to Comment 7-1: 
 
Comment noted. This information has been forwarded to the financial consultant preparing the 
financing plan. 
 
Response to Comment 7-2: 
 
Because offsite infrastructure must be sized and designed to serve the entire Plan Area, the Specific 
Plan applicant is responsible for identifying such infrastructure and its source of funding.  Once the 
final alignment and locations of offsite infrastructure have been identified, additional Specific Plan-
level CEQA analysis may be necessary.  For subsequent tentative maps and subdivision 
developments, the applicant for those individual projects would be required to provide necessary 
site-specific studies.   
 
Response to Comment 7-3: 
 
Comment noted.  Mitigation Measure 4.8-7(a) on page 4.8-27 of the DEIR is revised as shown: 
 
 A disclosure statement shall be provided to all prospective buyers or tenants of properties 

within 300 feet of the Regional Park site notifying of the presence of existing and future 
noise-producing model airplane, rodeo, and playing field  activities.  Notification of 
prospective tenants shall be the property-owner’s responsibility. 

 
Response to Comment 7-4: 
 
Comment noted.  As discussed in Response to Comment 7-1, a financing plan is being prepared for 
the proposed project.  Pursuant to the General Plan requirement for fiscally-neutral or positive 
development, the DEIR mitigation measures require that the financing plan address any gaps in 
funding for services needed by the proposed project. 
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COMMENT LETTER 8: Sergeant David Ingman, City of Woodland Police Department, 

Administrative Services Division 
 
Response to Comment 8-1: 
 
The comment confirms the conclusions of Impact 4.13-6 regarding the number of officers that would 
be needed to serve the project.  The comment provides additional information about the vehicles and 
equipment that would be needed by the Police Department.  This information is particularly relevant 
for the fiscal analysis and financing plan, and has been forwarded to the financial consultant for the 
project. 
 
Response to Comment 8-2: 
 
Comment noted.  The fifth line of the first paragraph on page 4.13-19 of the DEIR is revised to read: 
 

This would require the project to provide an additional thirteen (for Plan A) to fourteen (for 
Plan B) ten officers to serve the demand associated with buildout of the project. 

 
Response to Comment 8-3: 
 
Comment noted.  Mitigation Measure 4.13-6(b) on page 4.13-18 of the DEIR is revised as shown: 
 

The City’s existing Capital Facility Fee program shall be amended and fee schedule revised 
to provide for additional police facilities needed to serve the project. include construction of 
one new police substation.  This substation Such additional space (including the phase of 
development at which time it will be required) shall be described in greater detail in the 
Specific Plan Public Facilities Financing Plan and Capital Improvements Plan.  Individual 
projects proposed within the project site shall pay the appropriate capital facility fees to 
finance the construction of new law enforcement capital facilities.  Facilities required prior 
to build-out shall be advanced by the developer and be subject to later reimbursement or 
credit. 
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COMMENT LETTER 9: Sergeant George Bierwirth, Woodland Police Department, 
Traffic Division 

 
Response to Comment 9-1: 
 
This comment acknowledges information contained in the DEIR regarding the non-compliance of 
the proposed project with General Plan functional classifications for the roadway system.  These 
differences were evaluated in Section 4.6 of the DEIR and will be further discussed as the plan is 
considered by the City.  Specific streets raised in the comment are discussed below. 
 
Response to Comment 9-2: 
 
The General Plan does show Parkway Drive as a principal arterial, although the General Plan shows 
2 lanes east of Pioneer Avenue (see Figure 3-1 of the General Plan), which appears to be an error.   
Response to Comment 9-3: 
 
Road 25A is shown as a 2-lane principal arterial in the General Plan. 
 
Response to Comment 9-4: 
 
The General Plan does not show Pioneer Avenue as a principal arterial from Parkway Drive to Road 
25A, but does show it as a 4-lane minor arterial to Road 25A. 
 
Response to Comment 9-5: 
 
Comment noted. 
 
Response to Comment 9-6: 
 
Comment noted.   
 
Response to Comment 9-7: 
 
This comment acknowledges information contained in the DEIR regarding potential traffic impacts 
associated with the concentration of schools and other land uses in the area bounded by Parkway 
Drive, Pioneer Avenue, Gibson Road, and Road 102.  Specifically, Mitigation Measure 4.6-6(h) 
recommends that the proximity of these land uses should be carefully considered and addressed prior 
to their final development approvals.  As indicated by the comment, traffic would increase in the 
a.m. hours.  Intersection operations during the a.m. peak hour are analyzed in Impacts 4.6-1 and 4.6-
6, and shown in Table 4.6-7. 
 
With respect to the elementary school proposed near Road 102, City staff will likely be making a 
recommendation that the access to the school site be from collectors or other lower volume streets, 
rather than an arterial such as Parkway Drive. 
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COMMENT LETTER 10: Richard Kirkland, City of Woodland City Manager 
 
Response to Comment 10-1: 
 
Comment noted.  The issue of whether and where Woodland should grow was addressed in the 
City’s 1996 General Plan, which concluded that the City should accommodate new growth by 
developing land to the south, including the Specific Plan area.  The Specific Plan process is being 
used to examine how (and when) to grow.  Such development would require annexation of the 
Specific Plan area to the City.  The annexation could occur early in 2000 assuming an approval of 
the project.  The comment will be considered by the City Council in their deliberations. 
 
Response to Comment 10-2: 
 
Comment noted.  The possible sources and limitations on school financing are discussed on pages 
4.14-21 through 4.14-23 of the DEIR.  As discussed on page 4.14-27 of the DEIR, the proposed 
project will provide elementary, middle and high school sites within the Specific Plan area, and will 
contribute its “fair share” of taxes, a portion of which would support schools.   
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COMMENT LETTER 11: Russell Miller, Associate Superintendent/Business, Woodland 
Joint Unified School District 

 
Response to Comment 11-1: 
 
The generation factors used in the EIR were obtained from conversations with representatives of the 
Woodland Joint Unified School District and from the Facilities Master Plan 1999-2018, dated April 
1999.  These generation rates were applied to all housing units, similar to the application used to 
calculate future residential construction impact on district enrollment in the Facilities Master Plan. 
The commentor does not provide alternative student generation factors for single-family or multi-
family dwellings nor were any available at the time this information was requested of the District. 
Since the release of the DEIR, the District has provided a new preliminary student generation rate 
for multi-family residential units in Woodland.  This rate is 0.462.  The multi-family generation rate 
was applied to the proposed project.  These calculations are shown below in Table 4.14-10, Revised 
Student Enrollment Estimates – Woodland Joint Unified School District. 
 
 

TABLE 4.14-10(Revised) 
 

TENTATIVE STUDENT ENROLLMENT ESTIMATES – 
WOODLAND JOINT UNIFIED SCHOOL DISTRICT 

District 
Student 

Yield 
Factor Student Grade Breakdown (approximate) 

Residential Units K-12 

K-6 
(.286 multi 
.509 single) 

7-9 
(0.65 multi 
.119 single) 

10-12 
(.111 multi 
.198 single) 

Total 
Number 
of New 

Students 
Plan A 

Multi-family 1,324 units .462 379 86 147 612
Single-family 2,296 units .827 1,169 273 455 1,897
Total Plan A 3,620 units  1,548 359 602 2,509

Plan B 
Multi-family 1,237 .462 354 80 137 571
Single-family 2,508 .827 1,277 298 497 2,072
Total Plan B 3,745  1,631 378 634 2,643
1. Senior apartments and convalescent care units are not included, because they would not generate any students. 
 
Source: Dwight Berg, Public Economics, Inc., Kim Van Gundy, Woodland Joint Unified School District, personal communication, October 

1999. 
 
 
As shown above in the revised table, the total number of elementary school students generated under 
Plans A and B with new generation rate would be 1,548 students, and 1,631 students, respectively.  
Because the initial capacity of elementary schools is approximately 500 to 550, implementation of 
the proposed project would still appear to require the construction of three elementary schools.  
Because three schools are required, and because the multi-family rate is considered preliminary, the 
text of the EIR appropriately reflects possible (worst case) impacts.  No change has been made. 
 
Response to Comment 11-2: 
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Comment noted. 
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COMMENT LETTER 12: John Bencomo, Assistant Director, Planning & Public Works 
Department, County of Yolo 

 
Response to Comment 12-1: 
 
As discussed on page 4.7-9 in the DEIR, the Wastewater Treatment Plant (WWTP) is located 
approximately three-quarters of a mile east of the project site.  It is not adjacent to the project site.  
Potential odor sources from the WWTP are discussed in page 4.7-9, and Impact 4.7-4 concludes that 
odors from the WWTP would not significantly affect the proposed project.   Impact 4.7-4 also 
addresses odors from the sugar refinery, which also does not adjoin the project site.  There are no 
“industrial agricultural processing facilities” adjacent to the site, and Woodland Biomass is located a 
few miles north of the site.  All of these facilities are generally downwind of the project site under 
most conditions.  With the exception of odor complaints regarding the sugar refinery (at locations 
closer to the plant than the project site), the potential for odors from industrial facilities to affect the 
project site is not considered substantial.  The City respectfully disagrees with the commentor’s 
suggestion to provide a disclosure to future homeowners.  Odors from adjacent agricultural 
operations could affect the project site, but Mitigation Measure 4.7-4 was identified to reduce such 
impacts, as discussed on page 4.7-27.  This would ensure that future homeowners are notified of the 
potential for nearby agricultural operations on private lands to generate odors that may be considered 
offensive.  Impact 4.12-2 on pages 4.12-11 through 4.12-12 in Section 4.12, Public Health and 
Safety, evaluates hazards associated with crop dusting on adjacent agricultural properties. 
 
Response to Comment 12-2: 
 
While deed disclosure regarding incompatible adjacent uses does not reduce the level of physical 
effect on future homebuyers in the Plan Area, it does provide the buyer with information on potential 
incompatibilities prior to purchase and allows the buyer to consider the information in the choice to 
purchase property. It is assumed that buyers who choose to purchase property after disclosure of 
potential nuisance activities have considered the potential nuisance and determined that the nuisance 
is not personally significant.  Therefore, for new growth areas, the City does believe the disclosure 
requirement is an effective and appropriate mitigation tool. 
 
Response to Comment 12-3: 
 
Please see Responses to Comments 5-2, 16-6, and 32-20. 
 
Response to Comment 12-4: 
 
Mitigation Measure 4.2-1 requires that the project applicant set aside 940 acres (plus the amount of 
Important Farmland converted for offsite infrastructure) of contiguous, active agricultural acreage 
prior to commencement of any development activity.  Even if the compensation land were dedicated 
with each individual development, instead of in a 940-acre block, 940 acres of land would still be 
preserved for agricultural use.   Although conservation of a single 940-acre parcel could have 
advantages, the project site is currently operated by several different farmers, not as an entire 940-
acre block, which demonstrates that smaller parcels can be effectively farmed. 
 
Please also see Responses to Comments 5-2, 16-6, and 32-20. 
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Response to Comment 12-5: 
 
The City agrees that discussions related to the Williamson Act recision request should be decided by 
the local agency with jurisdiction.  At the present time that is the County. 
 
Response to Comment 12-6: 
 
As stated on page 4.2-16 of the DEIR, the loss of viability on land adjacent to Road 102 (to the east 
of the project site) is considered less than significant because existing land uses already restrict the 
ability to aerially spray those properties.  Therefore, the proposed project would not create any 
additional restrictions on these properties and no additional buffer would be required.  Additionally, 
this area is identified as Urban Reserve which signifies potential development at some point in the 
future, at which time the buffer could become a burdensome land use. 
 
Impact 4.2-3 discusses impacts on agricultural land to the west of the project site.  This area (the 
Master Plan “Remainder Area”) is identified in the General Plan as the next logical place for growth, 
after the Specific Plan.  The DEIR appropriately indicates that interim unavoidable impacts could 
occur in this area, but planned growth would rectify this situation over time.  As to the east, creation 
of buffers for this area at this time could result in burdensome land use patterns when future planned 
growth does occur. 
 
Response to Comment 12-7: 
 
The DEIR does not state that offsite channel modifications will affect drainage of property in the 
unincorporated County south and east of the proposed project.  The DEIR (page 4.4-8) 
acknowledges that flooding often occurs at several locations east of Road 102 and south of Gibson 
Road. The project is not required to reduce or eliminate the existing flooding problem in that area.  
However, because the proposed project would increase stormwater runoff over existing conditions, 
which could further affect flooding at offsite locations (please see Impact 4.4-1 on pages 4.4-24 
through 4.4-29 in the DEIR), Mitigation Measure 4.4-1(a) is recommended to ensure that increased 
runoff from the project site would not exacerbate the existing problem.  Specifically, Mitigation 
Measure 4.4-1(a), as revised, directs that hydrologic and hydraulic calculations be used to design a 
system that will manage increased flows. This would ensure that no additional water would flow 
during peak events into areas east and south of Road 102 where flooding already occurs.  See also 
Response to Comment 6-3, which addresses offsite improvements anticipated by the City of 
Woodland under its Storm Drainage Facilities Master Plan (SDFMP) and conveyance system 
capacity. 
 
The design of any offsite channel improvements within County jurisdiction would not only be 
required to meet City standards but also any applicable regulations of the County and Flood  Control 
District as the jurisdictional agencies. 
 
Response to Comment 12-8: 
 
The SDFMP infrastructure addresses drainage originating west of the plan area.  As part of the City 
Public Works review process, the City would ensure that storm drainage runoff from agricultural 
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areas to the west are accounted for in the design of the drainage system. 
 
Response to Comment 12-9: 
 
As discussed on page 4.4-10 in the DEIR, one of the components of the City’s SDFMP is “Storm 
Water Quality Regulations and Control Measures.”  This document outlines the regulatory context 
and identifies controls that could be used to reduce adverse water quality effects on the drainage 
system, including siltation.  As noted in Impact 4.4-3 on pages 4.4-31 through 4.4-33 in the DEIR, 
the proposed project would be required to incorporate appropriate Best Management Practices 
(BMPs) to minimize pollutants in urban runoff.  The selected BMPs would be based on the type of 
development and land uses in the project site, taking into account local and regional drainage and 
water quality considerations.  Structural BMPs in the drainage system could include engineered 
features that provide some treatment, such as vegetative drainage ways, detention infiltration ponds, 
or filtration basins and sand filters.  These features would reduce the amount of sediment conveyed 
to and within the drainage system. 
 
Response to Comment 12-10: 
 
As requested Mitigation Measure 4.6-2(b) on page 4.6-58 is clarified as follows: 
 

(b) Offsite roadways needed to serve the project site (e.g., Road 101, Road 25A and E 
Street) shall be improved to meet City design standards.  The specific segments that 
must meet these standards are: 

 
Road 101 from Gibson Road to Road 25A 
Road 25A from SR 113 to Road 101   
 

Improvements to Road 101 south of 25A are not required as a result of the proposed project.  As 
shown in Figures 4.6-2, 4.6-11 and 4.6-12 of the DEIR, traffic volumes on Road 101 south of Road 
25A would increase from 22 vehicles in the existing peak hour to 60 vehicles with Plan A or Plan B. 
 Under cumulative conditions, approximately 40 vehicles would occur in the peak hour with or 
without the proposed project (see Figures 4.6-13, 4.6-14 and 4.6-15).    These volumes do not 
warrant improving a county road to city standards. 
 
Response to Comment 12-11: 
 
Please see Response to Comment 12-1. 
 
Response to Comment 12-12: 
 
This impact is identified as “potentially significant” because there is not enough information 
available to reach a certain conclusion, yet the potential for the impact to occur is clearly there.  
Potentially significant impacts in this document are treated no differently from significant impacts 
and require the identification of feasible mitigation measures.  The City believes the text presented 
in the DEIR is appropriate and no changes have been made. 
 
Response to Comment 12-13: 
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See Response to Comment 12-2. 
 
Response to Comment 12-14: 
 
As discussed in Response to Comment 12-10, the proposed project would increase traffic on Road 
101 south of Road 25A under existing plus project conditions by approximately 40 cars in the p.m. 
peak hour.  There would be no increase in traffic on this roadway under cumulative conditions. The 
air quality methodology does assume that roads are paved.  Because Road 101 will not be paved 
south of Road 25A, the increase in traffic on the unpaved portion of Road 101 would generate more 
dust than indicated by the model output.  However, the increase would not be substantial enough to 
warrant a change in the methodology or to alter the DEIR conclusions regarding project emissions.  
 
Response to Comment 12-15: 
 
See Responses to Comments 12-1 and 12-2. 
 
Response to Comment 12-16: 
 
Animal shelters can be a source of nuisance noise if located in close proximity to noise-sensitive 
land uses.  Due to the separation of this facility from proposed noise sensitive land uses by the 
intervening college property, adverse noise impacts associated with the shelter are not expected. 
 
Response to Comment 12-17: 
 
As discussed on page 4.12-3 in the DEIR, the Yolo County Department of Agriculture, Weights and 
Measures has established specific requirements governing the aerial application of pesticides (crop 
dusting). The purpose of these standards is to ensure that health risks to the general public as a result 
of routine pesticide applications on agricultural lands are reduced to the extent required by law.  
These requirements are imposed throughout Yolo County, and are applicable to agricultural 
operations adjacent to the project site.  As noted in that discussion, in addition to distance 
requirements, aerial applications are only allowed when air movement is away from sensitive areas 
and winds speeds are less than 10 miles per hour.  This aspect of the requirements is specifically 
intended to address “the variability of air movement and changes in wind direction.” 
 
Section 15064(h) of the CEQA Guidelines allows the Lead Agency to use certain approved 
environmental standards to determine significance.  Such standards must have a quantitative, 
qualitative, or performance requirement found in an adopted statute or ordinance.  The Yolo County 
Department of Agriculture, Weights and Measures “Conditions Covering the Use of Restricted 
Materials” is an adopted ordinance that applies to agricultural lands adjacent to the project site. 
Because such standards exist and are intended to reduce the exposure of people to a potential health 
or safety hazard, the impact is considered less than significant, based on regulations in effect. 
 
Response to Comment 12-18: 
 
Impact 4.2-3 on pages 4.2-13 through 4.2-15 in Section 4.2, Agricultural Resources, addresses 
potential effects of interfacing urban residential areas with adjacent agricultural operations.  As 
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noted in that discussion, buffers would be established, and minimum distance requirements for crop 
dusting would apply to offsite agricultural operations.  In addition, Mitigation Measure 4.2-3 refers 
to Mitigation Measure 4.1-1, which directs that all residential units within 500 feet of active 
agricultural uses be provided a deed disclosure regarding the proximity and nature of agricultural 
uses.  Because impacts related to crop dusting are already regulated, as discussed in Response to 
Comment 12-17, additional mitigation is not required. 
 
Response to Comment 12-19: 
 
Mitigation Measure 4.13-1 (a) on page 4.13-9 of the DEIR is revised to read: 
 

Prior to the first tentative final map approval, the Specific Plan Public Facilities Financing 
Plan and Capital Improvements Plan… 

 
Response to Comment 12-20: 
 
Based on Ordinance 1276, the City does not agree that the referenced conclusion of significance 
should be changed.  Ordinance 1276 requires automatic sprinklers in all new residential 
construction.  Mitigation Measure 4.13-1(b) simply reflects a Fire Department policy to allow some 
development to commence prior to construction of the new station.  The first 100 units, therefore, 
triggers the need.  Mitigation Measure 4.13-2 relates entirely to the curvi-linear street pattern 
proposed for Plan B.  If Plan B is adopted, this measure requires an examination of response times 
based on the indirect routing that would result. 
 
Response to Comment 12-21: 
 
Please see Response to Comment 12-20 above. 
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COMMENT LETTER 13: Lance E. Lowe, Assistant Planner, Planning & Public Works 
Department, County of Yolo 

 
Response to Comment 13-1: 
 
Comment noted.  Figure 4.1-3, Existing Yolo County Zoning on page 4.1-5 of the DEIR has been 
revised to reflect the changes.  The revised figure is shown in Chapter 2, Revisions to the Draft EIR.  
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COMMENT LETTER 14: Paul Fitzmaurice, Department of Public Health Environmental 
Health Services, Yolo County 

 
Response to Comment 14-1: 
 
Comment noted.   
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COMMENT LETTER 15: Terry Bassett, Executive Director, Yolo County Transportation 
District 

 
Response to Comment 15-1: 
 
The comment is correct that the project will result in incremental increases in the operational costs 
of transit service.  To some extent, these costs will be funded with ridership fees and other sources. 
The first sentence of Mitigation Measure 4.6-3 on page 4.6-59 of the DEIR is revised as shown: 
 
 The project applicant All development within Specific Plan shall contribute its a fair-share of the 

capital and operating cost associated with providing public transit service to the plan area 
project site.  

 
Response to Comment 15-2: 
 
Comment noted.  Please refer to the discussion of phasing in Response to Comment 1-2.  As the 
proposed project develops, the circulation system will accommodate extension of transit services.  
The internal phasing is most likely to be driven by the cost of water, drainage, and sewer 
infrastructure. 
 
Response to Comment 15-3: 
 
Based on the traffic analysis, which took into account CMP thresholds for significance, there were 
no unmitigated impacts that would trigger the preparation of a deficiency plan.  The staff’s support 
for the Plan A grid pattern is noted. 
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COMMENT LETTER 16: Elizabeth Castro Kemper, Executive Officer, Yolo County Local 
Agency Formation Commission 

 
Response to Comment 16-1: 
 
Comment noted.  The third sentence of the second paragraph on page 4.4-28 of the DEIR is revised 
to read: 
 

Offsite detention or retention storage is being considered at two locations: a detention basin 
to attenuate peak flows could be constructed immediately south of the project site, on the 
south side of County Road 25A and west of County Road 102… 

 
The sites for the detention /retention basins were proposed by the project applicant. 
 
Response to Comment 16-2: 
 
As stated on page 6-2 in the DEIR, the rate and location of growth in the region could be influenced 
by the proposed project; however, the amount of growth would not be affected by project 
infrastructure because project infrastructure would not be sized to accommodate growth beyond that 
assumed in the General Plan.  It is assumed for the purposes of the analysis that the 
detention/retention basins would be sized to accommodate only the project area, and, therefore, 
would not be a significant inducement for growth.  The DEIR addressed additional impacts to 
agricultural land associated with the construction of off-site basins in Impact 4.2-1, where it was 
concluded that the potential loss of an additional 62 acres of Important Farmland would be a 
significant and unavoidable impact. 
 
Response to Comment 16-3: 
 
The Agronomic Study of Turn of the Century Property, North Half of Yolo County Assessor’s Parcel 
Number 042-003-003 (included in Appendix B) analyzed only the portion of the parcel (APN 042-
003-003) within the Specific Plan area and not the entire parcel.  The commentor is correct that 
Figures 4.2-3 and 4.2-4 require revision to show only the property within the Specific Plan area as 
having severely limited soils.  The revised figures are shown in Chapter 2, Summary of Changes. 
 
Response to Comment 16-4: 
 
Sections 4.1 (Land Use and Planning) and 4.2 (Agricultural Resources) contain extensive 
discussions and analysis of compatibility of proposed/planned development and existing uses.  The 
City respectfully disagrees with the commentor’s inference that this assessment may be inadequate.  
Neither the City nor the EIR take a position regarding the efficiency or appropriateness of the 
applicant’s proposed phasing, other than to examine it in the context of environmental impact and 
policy consistency.  There appear to be a number of possible phasing strategies that could ensure 
contiguity.  Precise phasing is anticipated to be influenced by market and infrastructure cost and will 
be deliberated in the upcoming public hearings.  Please see also Response to Comment 1-2.   
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The project site was designated for urban uses in the Woodland General Plan, which considered 
impacts on agricultural land.  The proposed project would not result in impacts beyond those 
considered in the General Plan EIR (see Impact 4.2-1). 
 
Response to Comment 16-5: 
 
Comment noted.  Annexation of the project site and LAFCO’s jurisdiction over annexation decisions 
are discussed in Impact 4.1-10 on page 4.1-60 through 4.1-64 of the DEIR. 
 
Response to Comment 16-6: 
 
As stated in Mitigation Measure 4.2-1, soils on land set aside to compensate for the loss of 
agricultural land must be “equivalent or superior to the project area.”  Although the purchase of 
compensation acreage may be through independent buyers, the City of Woodland is responsible for 
determining if the conditions of the mitigation are met, including the type and location of the land. 
Please also see Responses to Comments 5-2, 12-4, and 32-20. 
 
Response to Comment 16-7: 
 
The City is aware of the value of various buffer opportunities including placement of 1:1 mitigation 
required in Mitigation Measures 4.2-1 and 4.5-4, buffers required in Mitigation Measure 4.2-4, and 
various design components proposed by the Specific Plan (including the “urban forest” concept).  
How to best take advantage of these opportunities in conjunction with other land use concurs will be 
deliberated by the City Council in the upcoming hearings. 
 
The description of the “urban forest” as provided thus far, was supplied by the applicant in the 
Specific Plan submittal.  The City staff agree that greater specificity will be needed. 
 
Response to Comment 16-8: 
 
Mitigation identified in the DEIR requires that potential impacts caused by agricultural operations be 
disclosed to all new home buyers.  Such disclosures are often a fundamental tool of Right to Farm 
Ordinances such as referenced by the commentor.  Please see also Response to Comment 12-2.  The 
following is added to Mitigation Measure 4.2-3 on page 4.2-15 of the DEIR: 
 
 4.2-3  
 (A/B) (a) Implement Mitigation Measure 4.1-1. 
 
  (b) The City of Woodland shall consider adopting a Right to Farm Ordinance to 

address interim land use conflicts that could occur between new development 
and planned growth areas that may remain in agricultural uses until future 
conversion. 
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Response to Comment 16-9: 
 
As indicated by endnote references 4, 6, and 7 on pages 4.4-4 through 4.4-5 in Section 4.4, 
Hydrology, Drainage, and Water Quality, in the DEIR, information regarding groundwater 
conditions in the Woodland area was summarized from Groundwater Impact Analysis Under the 
1996 General Plan Water Use Conditions, a report prepared for the City of Woodland by 
Montgomery Watson in November 1997.   An additional source of information included the 
Woodland General Plan.  The description of groundwater conditions presented in the Setting section 
in the DEIR (page 4.4-4) and the significance of changes in groundwater levels as a result of 
Woodland General Plan buildout and nearby conditions in Sacramento County is based on 
information included in those documents and is not intended to reflect an independent analysis of 
those data. 
 
As discussed on page 4.4-40 in the DEIR, the City’s groundwater consultant concluded that although 
increased groundwater pumping could result in a gradual lowering of groundwater levels by 7.4 feet 
over the next approximately 20 years, aquifer overdraft is unlikely.  The consultant also concluded 
that existing surface water storage facilities, such as Indian Valley Reservoir, help maintain the 
groundwater levels in the county, and groundwater levels are likely to stabilize at lower levels 
created by the anticipated increased pumping rates.  In addition, the proposed District recharge 
program would offset most or all of the effects of increased City groundwater pumping.  As 
discussed in Impact 4.4-10 on pages 4.4-40 through 4.4-41 in the DEIR, the proposed project would 
incrementally contribute to, and slightly exceed (by approximately 10 percent for the project site 
itself), these previously identified effects.  The added increment associated with the project falls 
within the margin of error for the analysis and would be indistinguishable within the rise and fall of 
groundwater levels associated with regional and seasonal agricultural pumping.  The Woodland 
General Plan EIR concluded that cumulative effects on water would be less than significant, 
assuming implementation of relevant General Plan policies, which included additional groundwater 
studies (completed) and monitoring and various administrative mechanisms for water conservation 
(in place).  It was concluded that the project would not result in any new or substantial impacts on 
groundwater levels or subsidence beyond those previously identified in the General Plan EIR. 
 
Response to Comment 16-10: 
 
The Storm Drainage Facilities Master Plan was adopted by the City Council on July 20, 1999. 
 
Response to Comment 16-11: 
 
Although CEQA does not require evaluation of fiscal impacts the City does consider fiscal effects 
when reviewing a project.  Prior to approval of the Specific Plan by the Woodland City Council, the 
applicant will be required to demonstrate that the development of the Specific Plan Area as a whole 
would feasibly be able to finance all necessary improvements to public services.  Mitigation 
measures in Section 4.13, Public Services, are intended to ensure that prior to any development, each 
individual project would demonstrate its ability to finance all public services required for that 
development.   This required fiscal impact analysis, Financing Plan, and Capital Improvement Plan 
will be available for LAFCO consideration. 
 
Response to Comment 16-12: 
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The only mitigation measure in Section 4.13, Public Services and Facilities that was tied to a final 
map was Mitigation Measure 4.13-1(a) which was in error.   Please see Response to Comment 12-
19. 
 
Response to Comment 16-13: 
 
As discussed in Response to Comment 16-11, the applicant will be required to demonstrate that the 
development of the Specific Plan Area as a whole would feasibly be able to finance all necessary 
improvements to public services.  This must be done for the entire Plan Area prior to the first 
tentative map. The documentation of the project’s ability to provide financing for public services 
will be forwarded to LAFCO for consideration with the annexation application, which should 
provide sufficient information to confirm that annexation would not negatively impact existing 
residents.   
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COMMENT LETTER 17: Jim Antone, Associate Planner, Yolo-Solano Air Quality 
Management District 

 
Response to Comment 17-1: 
 
The City agrees with the comment that local vehicle trips and trips to commercial areas outside the 
project site can be reduced by including various commercial land uses in the Specific Plans.  It 
should be noted, however, that the size of the commercial areas should reflect market demand and 
may be oversized as proposed.  City staff anticipate making a recommendation in this regard. 
 
Response to Comment 17-2: 
 
The 500-foot distance is based on the Yolo County Department of Agriculture, Weights and 
Measures “Conditions Covering the Use of Restricted Materials” (January 1999).  This distance is 
typical in the region and is assumed to provide an acceptable level of risk reduction to sensitive land 
uses from hazards associated with agricultural chemicals that are aerially applied.  If the 500-foot 
distance is sufficient to reduce risks associated with potentially hazardous substances that may 
become airborne, the City believes that distance would be similarly effective in mitigating nuisance 
odors or dust.  The City Council will consider other distance recommendations suggested by the 
YSAQMD as part of the decision-making process for this project. 
 
Response to Comment 17-3: 
 
The District’s support for the grid pattern is noted for the record. 
 
Response to Comment 17-4: 
 
Comment noted.   
 
Response to Comment 17-5: 
 
Mitigation Measure 4.6-2 requires that Road 25A be improved to a minimum 64-foot width street 
section consistent with its identification as an arterial in the General Plan.  This street section would 
include on-street (Class II) bike lanes on both sides, as advocated by the commentor.  Additionally, 
Mitigation Measure 4.6-5 requires one two-way off-street (Class I) bike paths along the north side of 
Road 25A. 
 
Response to Comment 17-6: 
 
Mitigation Measure 4.6-5 (A/B)(a)(i) states that the Specific Plan shall be modified to include Class 
I bike path grade separations of collectors and arterials.  This mitigation would apply to the arterial 
crossing of Parkway Drive by the Road 101 Class I bike path.  The City agrees with the 
commentor’s proposed timing; this is reflected in revised language for the fifth bullet of Mitigation 
Measure 4.6-5(a) on page 4.6-63 of the DEIR as follows: 
 

 Class I bike path grade separations of collectors and arterials at the time the Class I 
facility is installed; and ... 



  4.  Responses to Comments 
 
 

 
P:\PROJECTS - WP ONLY\CLOSED PROJECTS\PROJECTS 10000 - 10299\10173-00 AG WOODLAND\FEIR\4-RTC.DOC 4-32  

 
Response to Comment 17-7: 
 
Both Plan A and Plan B provide for a pedestrian/bike crossing of Highway 113 between Road 24A 
and B Street.  Plan A also provides for bicycle and pedestrian lanes on the Parkway Drive 
overcrossing of Highway 113.  Plan B does not provide for any overcrossing of Highway 113 at 
Parkway Drive.  The General Plan identifies one vehicular/pedestrian/bicycle overcrossing, which 
the staff will advocate.  The district should note that the overcrossing at Road 24A and B Street may 
or may not be financially feasible in light of other critical improvements.  This is being examined in 
the financing plan. 
 
Response to Comment 17-8: 
 
Paving or other improvements to CR 101 between CR 25A and CR 27 are not identified as a 
mitigation of the project as there is no reasonable nexus (see Response to Comment 12-10).  The 
concept of the Woodland-Davis bike connection is currently being studied separately from the 
proposed project.  Preferred alternatives are understood not to include the subject segment of CR 
101.  None-the-less, based on preliminary work, there are no aspects of the proposed project that 
would preclude the Woodland-Davis bike connection, or the use of CR 101 for that purpose. 
 
Please also see Responses to Comments 12-10 and 12-14. 
 
Response to Comment 17-9: 
 
Comment noted.  Mitigation Measure 4.7-1 (a) through (f) on page 4.7-20 of the DEIR is revised to 
read: 
 

(a) Trucks hauling dirt and debris shall be adequately covered to prevent reduce wind 
blown dust and spills visible dust emissions. 

 
(b) On dry days, dirt or debris spilled onto paved surfaces shall be swept up immediately 

to reduce resuspension of particulate matter caused by vehicle movement.  Approach 
routes to construction sites shall be cleaned daily of construction related dirt in dry 
weather. 

 
(c) Exposed soils and onsite Onsite stockpiles of excavated materials shall be covered, 

stabilized or watered to prevent dust emissions from creating a nuisance in the 
vicinity or to surrounding properties. 

 
(d) Onsite vehicle speeds shall be operated on unpaved surfaces at speeds that will not 

create dust emissions that would cause a nuisance in the vicinity or to surrounding 
properties not exceed 15 miles per hour. 

 
(e) At least 2 feet of freeboard shall be maintained when transporting soil or other 

material by truck. 
 
(f) The amount of grading shall be limited to 28 acres per day. 
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(e) Soils shall not be exposed nor grading occur during periods when wind speeds would 

cause dust emissions to create a nuisance in the vicinity or to surrounding 
properties.   

 
Response to Comment 17-10: 
 
Comment noted. 
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COMMENT LETTER 18: Bruce Bailey, Ag. Property Services 
 
Response to Comment 18-1: 
 
As stated on page 4.4-5 in the DEIR, FEMA maps published prior to 1990 indicate the project site is 
located in Zone C (area of minimal flooding).  In October 1998, FEMA released a preliminary 
revised 100-year floodplain maps show flooding over a portion of the site adjoining Road 102. 
According to the draft FEMA maps, the area subject to flooding is designated as Zone A (base flood 
elevation and flood hazard not determined).  A map depicting the location of the FEMA-proposed 
100-year floodplain at the project site is provided in Figure 4.4-2 on page 4.4-7 in the DEIR.  The 
map provided by the commentor is the map that was used to prepare Figure 4.4-2. 
 
As discussed in Impact 4.4-7 on page 4.4-37 in the DEIR, there are currently no areas in the project 
site that would be subject to 100-year flooding, based on existing FEMA FIRMs.  Therefore, people 
and property would not be exposed to increased risk of flooding, and mitigation would not be 
necessary.  However, if the revised FEMA maps are adopted, some development along the west side 
of Road 102 would be located in Zone A and would potentially be subject to 100-year flooding, as 
correctly noted by the commentor and as explained on page 4.4-37 in the DEIR.  The area 
designated Zone A is approximately 170 acres, or about 15 percent of the entire project site.  As 
noted, development in that area would be subject to adopted regulations pertaining to flood 
protection.  Of the 170 acres, approximately 155 acres are associated with Woodland Community 
College and Yolo County facilities, leaving approximately 20 acres that could be developed for other 
Specific Plan uses within the boundaries of the proposed floodplain. 
 
The project itself is not required to address the overall flooding problem in Woodland.  However, 
should the proposed project place structures within the floodplain (based on the revised FEMA 
mapping) the project would be required to ensure that it would not exacerbate the flood problem or 
cause additional flooding elsewhere.  Consequently, the DEIR identifies actions (Mitigation 
Measure 4.4-7 on page 4.4-38) that would be implemented under certain conditions to mitigate the 
project’s effect.  
 
The commentor’s concern regarding the cost and duration of flood protection improvements that 
could be required for the City is noted and will be forwarded to the City Council for its consideration 
during the decision-making process. 
 
It should also be noted that in addition to the City’s appeal of the FEMA maps, which is summarized 
on page 4.4-6 of the DEIR, an individual appeal has been submitted on behalf of the Turn of the 
Century (TOC) project and applicant.  A copy of the City’s appeal and the TOC information are 
provided in Appendix C. 
 
Response to Comment 18-2: 
 
As shown in Figure 4.2-2 on page 4.2-4 in the DEIR, land under Williamson Act contract does not 
extend the entire length of Road 102 from Gibson Road to Road 25A, as implied by the comment.  
The Williamson Act property in this portion of the plan area includes the southeasterly most quarter 
section.  Although recision of the contract on this land was applied for in January 1999, it is still 
considered an active contract and is subject to the provisions of Government Code Section 51240 et 
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seq. and cannot be immediately released.  Additional Williamson Act property is present south of 
Gibson Road and east of Road 101, as illustrated in Figure 4.2-2.  Please see Response to Comment 
1-5 for additional information regarding contract recision requirements. 
 
If the revised FEMA maps are adopted, development south of Gibson Road and west of Road 102, 
primarily in the area of the College and County properties, could be within the 100-year floodplain 
(please see Response to Comment 18-1).  
 
The applicant has proposed that development occur primarily from east to west.  This issue will be 
considered further during the decision-making process.  The commentor’s concerns will be further 
considered at that time. 
 
Please also refer to Responses to Comments 1-2 and 16-4. 
 
Response to Comment 18-3: 
 
Please see Response to Comment 13-1.  The error was unintended and minor given the scope of the 
EIR.  The commentor is referred to Chapter 2, Revisions to the Draft EIR of this document which 
identifies other clarifications and corrections to the DEIR, including Figure 4.1-3. 
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COMMENT LETTER 19: Glen Barton 
 
Response to Comment 19-1: 
 
Mitigation Measure 4.4-1(a) has been revised to better reflect the concern expressed by the 
commentor.  Please see Response to Comment 12-7. 
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COMMENT LETTER 20: Susan Brauner 
 
Response to Comment 20-1: 
 
Mitigation Measure 4.4-1(a) has been revised to better reflect the concerns of the commentor.  
Please see Response to Comment 12-7 and Chapter 2. 
 
Response to Comment 20-2: 
 
Potential effects related to mosquito populations and standing water in ditches and channels are 
described in Impact 4.12-5 on page 4.12-14 in the DEIR.  Because storm drainage facilities could 
contribute to an increase in mosquito populations, which was considered a significant impact, 
Mitigation Measure 4.12-5 was identified to ensure that storm drain facilities would be designed and 
maintained to control mosquito populations, thus reducing the impact to a less-than-significant level. 
 
Response to Comment 20-3: 
 
Please see Response to Comment 12-7. 
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COMMENT LETTER 21: Charles C. Hansen and Marjorie Hansen 
 
Response to Comment 21-1: 
 
Comment noted.  The commentor’s opposition to the project is noted for the record. 
 
Response to Comment 21-2: 
 
The EIR evaluates the proposed project’s impacts on schools, water, sewage disposal, flood 
protection, and roadways. All property owners were given both formal and informal opportunities to 
participate in development of the proposed Specific Plan.  
 
As stated on page 2-7 of the DEIR, the City’s General Plan, adopted in 1996, directs that the bulk of 
the City’s future residential growth occur to the south and east of the City, including the area in 
which the proposed project is located. In August 1997, Turn of the Century (TOC) filed a petition 
with the City of Woodland Community Development Department to initiate the Specific Plan 
process.  The City of Woodland received no other petitions from other landowners in the General 
Plan boundary.  After several public hearings before the Planning Commission and City Council, the 
City Council approved the petition on December 2, 1997.  After several public hearings in 1997, the 
City Council approved a Specific Plan boundary comprised of 1,097 acres of the 1,748-acre Master 
Plan area designated in the General Plan growth area. The Specific Plan process commenced in 
1998.  Pursuant to the City’s Specific Plan Procedures and Preparation Guide (June 1997), a 
Technical Advisory Committee (TAC) was formed comprised of key staff from the City, the County, 
and a number of special districts.  The TAC began reviewing preliminary land use plans for the 
Specific Plan in the spring of 1998.  In October 1998, the City Council directed that the two Specific 
Plans (Plan A and Plan B) be analyzed and compared throughout the Specific Plan process. The two 
plans are the subject of this EIR, and will be subject to public hearing and consideration by the City 
Planning Commission and Council.    
 
Interested members of the public, including property owners within the Specific Plan area, have 
been notified of the Draft EIR and all public meetings on the proposed project, and will be able to 
voice their concerns and viewpoints with respect to the proposed project before the Planning 
Commission and/or City Council. 
 
Response to Comment 21-3: 
 
Comment noted.  As noted in Response to Comment 21-2, the decision to develop the Specific Plan 
area was made as part of the City’s General Plan Update in 1996. 
 
Response to Comment 21-4: 
 
Comment noted. 
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COMMENT LETTER 22: Bruce W. Jacks 
 
Response to Comment 22-1: 
 
The commentor’s support of Plan A is noted for the record.  
 
Response to Comment 22-2: 
 
The commentor’s support of the SR 113 overpass is noted for the record. 
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COMMENT LETTER 23: Loren & Sharon Jacobs 
 
Response to Comment 23-1: 
 
As shown in Figure 4.1-5 on page 4.1-14 in and as discussed in Impact 4.1-1 on page 4.1-30 in the 
DEIR, the 1996 Woodland General Plan designated land west and south of the Yolo County Monroe 
Detention Center and Lienberger Minimum Security Facility, which includes the Specific Plan area, 
as Planned Neighborhood.  This decision was thoroughly deliberated during General Plan 
consideration.  The proposed project is generally consistent with the General Plan land use 
designation for that area. 
 
Response to Comment 23-2: 
 
As illustrated in Figure 4.6-3 on page 4.6-9 in the DEIR, the City currently does not provide transit 
(bus) service to that portion of Gibson Road where the Monroe Detention Center is located.  That is 
why individuals can not ride transit from the detention facility to other destinations.  
 
The Detention Facility release process includes the completion of paperwork within the facility.  
Individuals are then released out the front door.  These people may be picked up at the facility, or a 
cab is called when requested.  Those who do not have transportation or the means to acquire 
transportation are given bus passes.  Bus service is not provided to the facility but is available from 
the Community College.  Occasionally, transportation is provided by the Sheriffs department.   
 
The population at the Monroe Detention Center includes inmates who have committed violent 
felonies and are serving terms of less than one year, while the Lienberger Minimum Security Facility 
houses those who have committed nonviolent crimes (see page 4.1-6 in the DEIR).  
 
The County facilities are buffered within the ±40 acres owned by Yolo County, plus the ±140 acres 
surrounding the site, owned by Woodland Community College.  The community decision to grow in 
this area was made with knowledge that these County facilities operate at this location as described. 
 
Response to Comment 23-3: 
 
As previously noted, land uses assumed under the proposed project are considered generally 
consistent with those identified in the 1996 General Plan.  The residential and school sites in the 
Specific Plan area would be buffered from the County facilities by the community college, which 
fully surrounds the County property.  The commentor’s concern regarding the safety of school 
children who may be in the vicinity of the Monroe Detention Center and Lienberger Minimum 
Security Facility is noted and will be forwarded to the City Council for their consideration during the 
decision-making process.  
 
Response to Comment 23-4: 
 
See Response to Comment 23-1 regarding the land use designation for the project site.  The 1996 
City of Woodland General Plan (page 5-11) stated that the “specific sites of new schools will depend 
upon decisions by the Woodland Joint Unified School Board and private school boards and the 
availability of appropriate land.”  The WJUSD indicated some potential sites for a new junior high 
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school and a new high school in the 1996 Woodland General Plan.  The designated sites in the 
General Plan were the locations adjacent to the west side of the community college campus.  
Notwithstanding the proximity of the County facilities, adjacency to the college is considered a 
benefit of these sites. 
 
The commentor’s concern regarding drug use at college campuses and the influence on high school 
students is noted and will be forwarded to the City Council for their consideration during the 
decision-making process.  
 
The potential impacts associated with the operation of the Monroe Detention Center were evaluated 
under Impact 4.1-4 on page 4.1-43 of the DEIR.  Future expansion of the community college is 
described in the EIR (see page 4.14-19 of the DEIR).  New buildings are planned to be constructed 
immediately south of the existing buildings on the college campus.  As stated in the EIR, the county 
is considering future expansion of the Monroe Detention Facility and the Lienberger Minimum 
Security facility, but formal plans are not finalized at this time.  Should this occur, such action may 
require subsequent CEQA clearance.  That would be determined at the time. 
 
The Detention Center does own the adjacent land to the east of the existing building, west of Road 
102.  Land to the east of Road 102 is part of the Mountain Valley Golf and Teaching Center (see 
Figure 4.1-1 of the DEIR). 
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COMMENT LETTER 24: Jim Leonard 
 
Response to Comment 24-1: 
 
The commentor’s concern regarding the ozone standard is a comment on adopted regulations and is 
not a comment on the analysis in the DEIR.  The DEIR (pages 4.7 through 4.7-13) describes the 
relationship between federal, State, and local standards and the processes through which adherence 
to those standards are monitored and enforced.  The local air district (the Yolo-Solano Air Quality 
Management District) is responsible for implementing emissions standards and other requirements 
of federal and State laws.  As noted in that discussion, national ambient air quality standards 
(NAAQS) for ozone and other criteria air pollutants are established by the U.S. Environmental 
Protection Agency.   The State of California has adopted standards that are, in general, more 
stringent than the federal standards.  As shown in Table 4.7-1 on page 4.7-3 in the DEIR, the State 
ozone hourly average standard is 0.09 parts per million; the federal standard is higher (0.12 parts per 
million). Information regarding the characteristics of ozone in the region are summarized on page 
4.7-6 in the DEIR.  Potential effects on crops and natural vegetation related to regional ozone 
concentrations are summarized on page 4.7-6 in the DEIR.  While ozone generation is a regional 
issue, Table 4.7-3 on page 4.7-6 in the DEIR shows that the State 1-hour standard for ozone was 
exceeded in Woodland 6 days in 1995 and 1996, but in 1997 the ozone standard was exceeded on 
only 2 days.   
 
The commentor’s concern regarding the State ozone standard and human health issues is noted. The 
commentor may wish to contact the Yolo-Solano Air Quality Management District or the California 
Air Resources Board for additional information regarding public involvement opportunities in the 
standard-setting process. 
 
Impact 4.7-3 discusses air emissions from vehicle trips and energy consumption related to increased 
activity that would occur with the proposed project.  Emission-source assumptions and methods used 
to quantify project emissions are discussed on page 4.7-17 in the DEIR.  The air quality and 
methodology consider increased use of electricity and gasoline.   Implementation of Specific Plan A 
or B would generate levels of ozone precursors (ROG and NOx) that would substantially exceed 
standards for emissions (measured in pounds per day).  Several methods for reducing air emissions 
that would be required in new development are listed in Mitigation Measure 4.7-3 (page 4.7-26 in 
the DEIR).  These methods include solar water heaters, high-efficiency appliances, recharging 
outlets, and light-colored building materials. 
 
Response to Comment 24-2: 
 
Fuel cells are an alternative to the use of fossil fuels for power generation.  Unlike a battery, which 
must be recharged as the electrochemical constituents are used up, fuel cells generate electricity 
continuously by combining hydrogen ions with oxygen atoms from outside the system as long as the 
hydrogen/oxygen fuel supply is maintained.  Waste heat and water vapor are the byproducts of the 
electricity-generating process in the fuel cell. 
 
Fuel cells are typically used for primary or backup megawatt-scale power production, such as in 
power plants.  The economics of fuel-cell technology has, to date, precluded widespread use in 
residential or small-scale applications.  Use of fuel cells in residential development project, such as 
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the proposed project, remains an emerging technology.1  
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COMMENT LETTER 25: John F. Gianola, Managing Attorney, Legal Services of Northern 
California, Yolo County Law Office 

 
Response to Comment 25-1: 
 
Comment noted.  Please see Responses to Comments 25-2 through 25-13.    
 
Response to Comment 25-2: 
 
The computation errors to which the comment refers were not ignored, but they were determined to 
be inconsequential.  The comment is correct that there is a difference of 3 units when the Specific 
Plan B and Master Plan Remainder Area columns of Table 2-2 are added and compared to the 
Master Plan Area column, and that these differences appear in the Specific Plan.  The differences are 
due to rounding errors, and the nature of the Plan Area, in that the applicant does not anticipate 
being able to plot every unit that 480.2 acres at 5 units per acre would indicate.  The number of units 
shown for Specific Plan B is correct, and that is the number used to determine the proposed project’s 
affordable housing requirements.  A difference of 3 units, or 0.05 percent, does not alter the 
conclusions or mitigation measures contained in the DEIR.  As stated on page 1-4 of the DEIR, “the 
EIR attempts to quantify the project and associated impacts, as specifically as possible.  Though 
used for analytical purposes these numbers are approximations.  Actual numbers may vary slightly, 
with no invalidation of this analysis or its conclusions.” 
 
The 1,424 multifamily units for Specific Plan A includes 1,224 units at 18 dwelling units per acre, 
and both 100 affordable housing units and 100 senior apartments. 
 
Response to Comment 25-3: 
 
As stated on page 4.11-13 of the DEIR, 33 percent of the housing units in Specific Plan B are 
designated multifamily, which falls short of the Housing Element’s objective that 35 percent of new 
dwelling units be multifamily.  Therefore, Mitigation Measure 4.11-2 requires that either the project 
be amended to designate 35 percent of its units as multifamily, or that the City Council find that the 
project is substantially consistent with the City’s Housing Element.  The City Council may 
determine this to be an appropriate action given that the 35 percent number is an objective, not a 
mandate.  By including Impact 4.11-2, the City is not ignoring the shortfall in multifamily housing.  
Nonetheless, the City Council is the appropriate body to determine whether a project is consistent 
with General Plan policy, and will make the determination whether Specific Plan B is substantially 
consistent, or needs to provide additional multifamily units.   
 
Response to Comment 25-4: 
 
Comment noted.  The commentor’s opposition to Plan B and concern about affordable housing is 
noted for the record. 
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Response to Comment 25-5: 
 
Regardless of the percentage of multifamily housing ultimately accepted/provided, the affordability 
of those units is mandated by City Ordinance.  The proposed plan specifically designates only 100 
affordable units; however, many more will be required to be affordable as well, based on the 
ultimate number of multifamily units and the requirements of Ordinance 1256.  Mitigation Measure 
4.11-2(b) requires the development of an Affordable Housing Plan for the Specific Plan, prior to the 
first tentative map, in order to ensure consistency with City requirements. 
 
Response to Comment 25-6: 
 
The City respectfully disagrees with the commentor that the DEIR mitigation does not practically 
meet City requirements.  The performance standards are set in the mitigation measure and in the 
Ordinance.  The delay in developing the plan after action on the Specific Plan but prior to 
development is appropriate in order to allow for deliberation of land use and design issues.  The 
exact number of planned multifamily units and their location will not be known until that time. 
Because the Ordinance is regulatory, not legislative nor permissive, and because the mitigation 
measure will be a condition of the Specific Plan, the City will have every assurance it will be 
addressed.  The commentor appears to agree with the mitigation but supports an alternate timeframe 
for implementation.  This is noted for the record. 
 
Response to Comment 25-7: 
 
The commentor’s support of the measure is noted for the record.  The position taken by the 
commentor is understood.  It should be noted that this is ultimately a policy decision of the Council 
that will be resolved as a matter of interpretation of the General Plan.  Density has no effect on the 
percentage goal, but would result in a different number of units. 
 
Response to Comment 25-8: 
 
There was no intention to mislead readers in the EIR.  However, the comment is correct that the 
City’s medium density category is 8 to 25 du/ac.  Therefore, the first full sentence on page 4.11-
13 of the DEIR is revised as shown: 
 

The plan also provides for medium and high density housing, which often includes 
condominiums and apartments, which are more likely to be affordable to lower and 
moderate incomes than single family homes. 
 

The DEIR recognizes that the proposed project provides for a limited range of densities (see Impact 
4.11-4).  Mitigation Measure 4.11-4(a) states that the proposed project shall provide for a greater 
range of densities. Please also see Responses to Comments 25-5 and 25-6. 
 
Response to Comment 25-9: 
 
Comment noted.  As discussed in Response to Comment 25-5, the proposed project must provide 
affordable housing, consistent with City Ordinance 1256.  Some of this housing will be rental and 
some will be owner-occupied.  It would be speculative at this time to characterize the cost and/or 



  4.  Responses to Comments 
 
 

 
P:\PROJECTS - WP ONLY\CLOSED PROJECTS\PROJECTS 10000 - 10299\10173-00 AG WOODLAND\FEIR\4-RTC.DOC 4-46  

rent of such housing.  Nonetheless, it is not the City’s intent to create conditions under which 
“slums” and “slumlords” would take root in Woodland.  The commentor’s points are understood and 
noted for the record. 
 
Response to Comment 25-10: 
 
Comment noted.  Please see Responses to Comments 25-5, 25-6 and 25-9. 
 
Response to Comment 25-11: 
 
Comment noted.  
 
Response to Comment 25-12: 
 
The comment has, perhaps inadvertently, misquoted the EIR.  The DEIR does not state that all rental 
housing is undesirable, or intend to further unwarranted prejudice against any type of housing or 
resident.  Rather, consistent with General Plan policy and the comment, it recognizes the value of 
distributing rental housing throughout the community, and that lack of resident ownership may result 
in an “undesirable quality of life” for the tenants themselves who desire ownership opportunities.  In 
addition, as noted by the comment, multifamily housing is more dense, and may experience more 
frequent fire and police calls.  The comment’s concern that multifamily not be subject to 
NIMBY’ism and unfair prejudice is noted. 
 
The point of the subject EIR discussion is that only two areas designated for multifamily units 
(totaling 708 apartments and 516 apartments, respectively) over + 1,000 acres may not reflect the 
most desirable land use pattern for any interested party. 
 
Response to Comment 25-13: 
 
Comment noted.  Please refer to Response to Comment 2-7. 
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COMMENT LETTER 26: Whitman F. Manley 
 
Response to Comment 26-1: 
 
The commentor has been added to the distribution list to receive all CEQA notices regarding the 
“Turn of the Century” project.  The commentor was provided with a copy of Turn of the Century 
Specific Plan DEIR.  Please refer to Response to Comment 2-7. 
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COMMENT LETTER 27: Margaret Milligan 
 
Response to Comment 27-1: 
 
The commentor’s concern is noted for the record. As discussed in Response to Comment 21-1, 
during the General Plan Update the City deliberated about the amount and nature of growth to occur 
in Woodland over the next two decades.  The City concluded that developing land generally to the 
south of the City, including the project area, would be most appropriate given the character of 
Woodland and the nature of land surrounding the City. The City did take several steps in the General 
Plan to manage growth, including the identification of an Urban Limit Line, and limiting the City’s 
population to 60,000 until after 2015. The conclusions of the General Plan Update were affirmed in 
public forums and a Citywide election. 
 
Response to Comment 27-2: 
 
The potential effects of the proposed project, including the population growth that would occur, are 
analyzed in Chapters 4 and 5 of the Draft EIR.  Impacts related to traffic are analyzed in Section 4.6. 
Air quality impacts are discussed in Section 4.7.  Impacts on public services, including education, 
are analyzed in Sections 4.13 and 4.14.  Please see Response to Comment 16-11 for a discussion of 
the fiscal impacts of the proposed project.  
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COMMENT LETTER 28: Julie Partansky 
 
Response to Comment 28-1: 
 
Comment noted.   
 
Response to Comment 28-2: 
 
The determination in the Initial Study that project light and glare would be potentially significant 
was tentative, indicating that additional analysis would be needed in the DEIR.  After further 
consideration, the DEIR concluded that the impact would be less than significant. 
 
The analysis of effects on the visual environment is necessarily qualitative.  Human perception to 
visual stimuli are subjective and are therefore difficult to quantify.  There are no definitive, 
universally accepted visual quality standards, which leaves little conformity in approach to 
analyzing potential effects.  For purposes of the DEIR, the standard of significance for evaluating the 
effects of nightlighting is if the project would substantially increase light or glare that would affect 
day or nighttime views.  
 
The comment notes that there would be “thousands of new lights” associated with the proposed 
project.  However, no documentation to support that estimate was included in the commentor’s 
letter.  Literature provided by the commentor (please see Response to Comment 28-6, below) 
indicates that up to 50 percent of all light pollution may be the result of roadway lighting (Carl 
Shaflik, “Environmental Effects of Roadway Lighting,” International Dark-Sky Association 
Information Sheet 125, August 1997).  The proposed project would include approximately 70 acres 
of roadways, or 7 percent of the total site.  It can, therefore, be reasonably concluded that the 
project’s contribution to nighttime lighting (based on the 50 percent attributable to roadways) would 
not be substantial.  It is interesting to note that Shaflik concludes that light pollution is “in the hands 
of traffic engineers, and it will become their responsibility to find adequate and economic solutions.” 
Nonetheless, as recognized by the DEIR and the comment, the proposed project would increase the 
amount of light in the project area. 
 
The City determined that the proposed project site was an appropriate area for expansion of the City. 
 The City considers the urban lighting that would occur in this area an ancillary result of growth 
anticipated in the General Plan. 
 
As discussed in Impact 4.9-4 on page 4.9-19 in the DEIR, project design would include features to 
reduce effects of lighting on adjacent properties.  In particular, Community Design Guidelines 18 
and 20 direct that lighting be confined within site boundaries and shielded from neighboring 
properties.  To achieve this objective, the project would need to use shielding or downward-directed 
lighting, or equally effective methods.  Such features would reduce the amount of nighttime lighting 
that could affect the level of sky glow in the project area.  Therefore, the impact is considered less 
than significant. 
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Response to Comment 28-3: 
 
The commentor’s opinion regarding use of the word “should” in the Community Design Guidelines 
is a comment on the City’s lighting guidelines, not a comment on the DEIR.  As discussed in 
Response to Comment 28-2, the project would be consistent with the City’s lighting guidelines.  The 
suggestion that the project (i.e., Specific Plan) be required to include fully shielded and downward-
directed lighting will be forwarded to the City Council for its consideration during the decision-
making process. 
 
Response to Comment 28-4: 
 
Comment noted.  The City appreciates the information on efforts in Arizona and the City of Davis to 
minimize nighttime lighting effects in those communities. 
 
Response to Comment 28-5: 
 
This is a comment on project design, not on the analysis presented in the DEIR.  Safety is the 
primary purpose in the selection of the height of street pole light standards.  The standards must be 
of sufficient height that they will not interfere with clear-vision standards for street intersection or 
pedestrian movement.   Community Design Guideline 19 (page 4.9-19 in the DEIR) directs that light 
fixtures be designed to be architecturally compatible with main structures on a site.   Specific Plan 
Policy 13.13.2 (page 4.9-12 in the DEIR) requires that the design of street furnishings match or 
complement the design of surrounding elements.  The commentor’s support for unspecified lower 
pole standards will be considered in the deliberations on the development standards proposed in the 
Specific Plan. 
 
Response to Comment 28-6: 
 
The commentor has provided numerous articles that address roadway lighting, types of lighting 
fixtures, health effects of light, security and outdoor lighting, sports field lighting, and goals of the 
International Dark-Sky Association (see Appendix A).  The City appreciates this information and 
will retain it in staff files for future use and reference.  
 
Response to Comment 28-7: 
 
The “Ahwahnee Principles” is a document compiled in 1991 by the Local Government Commission, 
a California-based nonprofit organization committed to addressing local solutions to land use issues, 
including urban sprawl.  The Ahwahnee Principles consists of three elements:  community 
principles, regional principles, and implementation principles.  While no formal attempt to integrate 
these principals into the General Plan has been undertaken, upon brief analysis the Woodland 
General Plan does appear to capture the spirit of this document. 
 
Response to Comment 28-8: 
 
The use of traffic circles or roundabouts may be appropriate traffic controls at selected intersections. 
Their use instead of traffic signals can be evaluated as part of the traffic studies that will be prepared 
for each development within the Specific Plan area (i.e., at Tentative Map approval) as specified in 
Mitigation Measure 4.6-8, which requires consideration of traffic calming measures. 
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Response to Comment 28-9: 
 
The DEIR does include an alternative and mitigation recommending a greater range of densities for 
the proposed project (see Mitigation Measure 4.11-4 (a) and Alternative 3 in Chapter 5). 
 
Response to Comment 28-10: 
 
The City shares the commentor’s desire for good urban planning.  Specific measures addressing this 
issue are compiled in the City’s Community Design Guidelines and General Plan policies (see pages 
4.9-5 through 4.9-10 of the DEIR. 
 
Response to Comment 28-11: 
 
The issue of local school funding was removed from local control whether California voters 
approved Proposition 1A in November 1998.  A discussion of the provisions of Senate Bill 50 
(Proposition 1A) legislation and how it affects local government is presented on pages 4.14-21 
through 4.14-23 in the DEIR. 
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COMMENT LETTER 29: T. Robert Sandberg 
 
Response to Comment 29-1: 
 
A comprehensive discussion of water availability and relevant City policies and standards is 
presented on pages 4.13-33 through 4.13-40 in Section 4.13, Public Services and Facilities, in the 
DEIR.  Additional information regarding municipal water quality is provided on pages 4.4-14 
through 4.4-15 in Section 4.4, Hydrology, Drainage, and Water Quality, in the DEIR. 
 
Response to Comment 29-2: 
 
Please see Response to Comment 1-3. 
 
Response to Comment 29-3: 
 
Ambient air quality conditions in the project vicinity are described on pages 4.7-5 through 4.7-8 in 
Section 4.7, Air Quality, in the DEIR.  The major air quality problems in the project vicinity are 
ozone and PM10.  As noted on page 4.7-8, local air quality is also influenced by agricultural lands 
that generate pollutants through equipment and vehicle exhausts, tilling, burning, unpaved road 
travel, and pesticide application.  Project-related effects on air quality are discussed in Impacts 4.7-1 
through 4.7-3 on pages 4.7-19 through 4.7-26 in the DEIR.  Cumulative effects are addressed in 
Impact 4.7-6 on page 4.7-28 in the DEIR.  As indicated in those impact discussions, the proposed 
project would generate emissions that exceed the standards for ROG and NOx and would contribute 
to regional levels of these pollutants.  The proposed project would implement mitigation to reduce 
criteria air pollutants to the extent practical, but the impact would remain significant and 
unavoidable. 
 
ROG and NOx are precursors of ozone.  Research funded by the California Air Resources Board has 
shown that, on a regional level, ozone levels can affect certain crops.  Studies have shown that 
tomato, wheat, rice, and corn, the predominant crops in Yolo County, are ozone-tolerant.  Other 
crops are more ozone-sensitive.  To date, however, there are no standards to evaluate potential 
effects on crop loss as they relate to air pollutant concentrations.2  In the absence of more conclusive 
information and established standards, it would be speculative to analyze the effect of project-related 
air pollution on crops grown on agricultural property in the area.  Please see also Response to 
Comment 1-3. 
 
Response to Comment 29-4: 
 
The proposed project would not involve any changes in the use of Willow Slough to convey 
agricultural irrigation water.  Please see also Response to Comment 6-4. 
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COMMENT LETTER 30: Shawn Smallwood, Ph.D. 
 
Response to Comment 30-1: 
 
The Turn of the Century Specific Plan EIR is not tiered from the Yolo County Draft Habitat 
Conservation Plan (HCP).  As stated on page 4.5-1 of the DEIR, the habitat classification system 
developed for the HCP is used in the biological resource evaluation in order to be consistent with 
that plan if and when it is adopted.  However, the analysis of impacts on biological resources is not 
based simply on the HCP.  As stated on page 4.5-24, under Method of Analysis, the DEIR analysis 
of biological impacts is based on the known status and distribution of habitat and species recorded in 
the available literature and additional data collected during field reconnaissance of the project site, 
including the California Natural Diversity Database (CNDDB) and California Native Plant Society 
(CNPS) Electronic Inventory, U.S.G.S. 7.5 minute quadrangle maps for Grays Bend, Sacramento 
West, Merrit, Woodland, Taylor Monument, and Knights Landing, color aerials and 7.5 minute 
USGS quadrangle map for Grays Bend.  As stated on page 4.5-24, field reconnaissance of the 
project site was conducted by qualified biologists to establish existing conditions.  The 
reconnaissance was conducted on June 17, 1998, September 3, 1998, and on March 5, 1999.  
Investigation of the project site was conducted by foot within the project site and by observation 
from adjacent roadsides.  Observation points were located along Highway 113, Road 102, Gibson 
Road, Road 101, and Road 25A.  
 
Response to Comment 30-2: 
 
The City  respectfully disagrees with the commentor.  The City of Woodland has approved the HCP. 
 However, it should be noted that the process of regional approval is still underway. The HCP is a 
regional program designed to provide a conservation strategy to mitigate for impacts from planned 
development within the spheres of influence of the incorporated cities in Yolo County.  The plan is a 
collaborative process among the cities of Davis, West Sacramento, Winters and Woodland; the 
County of Yolo; the California Department of Fish and Game; the U.S. Fish and Wildlife Service; 
representatives of the development and business communities, environmental interest groups, and 
the Yolo County Farm Bureau, who collectively make up the Steering Committee.  In 1996, a Draft 
HCP was published and circulated for review among the cities and the county.  Four of the five 
jurisdictions (including Woodland) adopted the plan at that time while the City of Davis did not take 
formal action.  Since that time, revisions have been made to the document to respond to comments 
received during the public review process.  Most recently, the Steering Committee has been 
evaluating further revisions to the document to make it consistent with newly published HCP 
guidelines of the U.S. Fish and Wildlife Service.  The Steering Committee is also currently working 
on a new schedule for releasing the revised document for another round of public review.  It is 
anticipated that the schedule and anticipated changes to the document will be proposed for 
consideration by the cities and county in early 2000. 
 
Response to Comment 30-3: 
 
Mitigation Measure 4.5-1 is consistent with the mitigation approach advocated in the City General 
Plan, the HCP, the CDFG Guidelines for Swainson hawk, and practice in the region.  As stated on 
page 4.5-31, Mitigation Measure 4.5-4 would reduce the severity of the loss of foraging habitat, but 
the impact would remain significant.  Please also see Response to Comment 30-17. 
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Response to Comment 30-4: 
 
The comment regarding the use of “habitat type” represents a disagreement among biological 
resource professionals. However, the term is commonly used in biologist resource evaluations.  No 
change to the DEIR is warranted.  With respect to the impact on Swainson’s hawk foraging habitat, 
the DEIR recognizes that the mitigation requiring preservation of an equivalent amount of foraging 
habitat or participation in an HCP will not reduce the impact to a less-than-significant level (see 
page 4.5-31). 
 
Response to Comment 30-5: 
 
Please refer to Appendix G-4 in the DEIR for a complete description of the rationale behind the 
absence of habitat on the project site.  The giant garter snake discussion on page G-4, paragraph 2, 
acknowledges that the HCP represents the project area as suitable habitat by virtue of the presence of 
seasonal irrigation ditches.  However, the lack of permanent water during the irrigation season was 
the basis for which the absence of the snake was assumed.  Because giant garter snakes are aquatic 
animals, the lack of water in the canals for extended periods during the active season would preclude 
their use of the site.  In addition, regular upland discing, the removal of in-ditch vegetation, and all 
other agricultural maintenance practices in the uplands were cited as reasons that giant garter snake 
was not assumed to utilize the area. 
 
Response to Comment 30-6: 
 
The CNDDB database was searched and reviewed for records of western spadefoot.  The occurrence 
referenced in the comment was not recorded in the database (see page G-3, paragraph 3, in 
Appendix G in the DEIR). Based on the available information regarding local occurrences of 
spadefoot, the evaluation in the EIR is accurate.  Historically, the project site was part of a large 
alkali sink wetland area.  This bottomland habitat is not historically considered habitat for spadefoot. 
 In addition, the remnant alkali sink wetlands and surrounding uplands are regularly disced and the 
irrigation channel banks are subject to disturbance that would preclude the estivation (dormancy 
during periods of hot and dry conditions) of spadefoot.  
 
Response to Comment 30-7: 
 
A detailed explanation for the presumed absence of the California tiger salamander is provided on 
page G-2 in Appendix G in the DEIR.  In summary, the absence of suitable estivation habitat 
precludes the occurrence of this species.  Historically, the project site was part of a large alkali sink 
wetland area.  This bottomland is not historically considered habitat for tiger salamander. The 
remnant alkali sink wetlands and surrounding uplands are regularly disced, and the irrigation 
channel banks are subject to disturbance that would preclude the estivation of California tiger 
salamander.  
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Response to Comment 30-8: 
 
The alkali sink wetland habitat located on the project site is not considered habitat for any California 
vernal pool branchiopod (with the exception of Branchinecta lindahli) since this habitat is believed 
to have moderate to high alkalinity (based on the presence of halophytic species of plants).  
Branchinectz lindahli, which is not federally-listed or otherwise considered to be a special-status 
species, occurs in a variety of alkalinity conditions in California (ranging up to 763 parts per million, 
or ppm), while other Branchinecta sp. that inhabit grassland vernal pools typically occur in pools 
with low to moderate alkalinity (i.e., few to 300 ppm).3  In addition, Branchinecta lindahli has been 
recorded in southern Yolo County.4  Therefore, this species may occur in the alkali wetland features 
located on the project site.  However, since this species is widely distributed and not considered a 
special-status species no mitigation is proposed. 
 
Response to Comment 30-9: 
 
The habitat types described in the DEIR represent habitat types that are present on the project site, 
based on literature review and field observations (see Response to Comment 30-1).  The HCP 
includes a broader range of habitat descriptions because it covers all of Yolo County. 
 
Response to Comment 30-10: 
 
The maps prepared by Yolo County in 1995 were baseline maps from which initial evaluation for 
planning was to be based.  The maps were not intended as the final determination of any specific 
habitat in Yolo County.  In the original efforts to map the various habitats in Yolo County, black-
and-white aerial photographs were reviewed.  In many cases, ground-truthing to confirm the exact 
designated habitat type was not possible (or intended).  Errors in this initial effort may have 
occurred.  The GIS database referred to in the comment may have errors due to this process.  The 
alkali sink wetlands appear to have been incorrectly identified as vernal pools during the preliminary 
mapping activity.  The alkali sink habitat was correctly identified during a field reconnaissance of 
the project site. 
 
Vernal pools are distinguished by a predominance of native annual plant species, which the alkali 
sink wetlands do not exhibit, as described on pages 4.5-2 and 4.5-4 in the DEIR.  As stated in the 
Draft HCP (page 2-29), “vernal pools are characterized by the presence of a diverse herbaceous flora 
of native Californian species,” which the alkali sink wetland do not exhibit.  The description of the 
alkali sink wetland in the DEIR does not conflict with the description of vernal pool habitat provided 
in the HCP because the features observed during field reconnaissance on June 17, 1998, did not 
exhibit the floristic features of a vernal pool.  Only three plant species were observed within the 
wetland areas, including the halophytic plant, San Joaquin saltbush.  The two other plant species 
observed were non-native species.  Additionally, the soil type that the alkali sink wetlands occur 
upon consists of the Pescadero silty clay, saline-alkaline series, as described on page 4.5-4 in the 
DEIR, which is consistent with the alkali sink habitat characterization provided in the EIR.  Soil 
maps from the Soil Survey of Yolo County, California, 1968, show that soils in the project area are 
consistent with the alkali sink basin that drains the lands to the west of Road 102.  It can be 
concluded that prior to the construction of Road 102 drainage from the project site flowed toward 
the alkali sink located to the east of the road.  The shape of these remnant alkali sink wetlands was 
described in the text to provide the reader with further information about the site.  Because farming 
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activity has occurred on the site and is now disced periodically, the shape of these features have been 
smoothed and rounded.  
 
The comment provides minor edits to DEIR text.  The second and third paragraphs under Wildlife 
on page 4.5-5 of the DEIR are revised as shown: 
 

Bird species commonly observed foraging in include flocks of red-winged blackbirds, 
starlings, meadowlarks, American crow, magpie, pheasant, peasant and Killdeer kildeer. The 
mammals that may be expected to be observed on site are Californiameadow vole, house 
mouse, black-tailed hare and possibly cottontail white-tailed rabbit. While the agricultural 
ditches are filled and drained during the growing season they may support waterfowl species 
such as mallard, cinnamon teal, American coot and pied-billed grebe for short periods.  The 
amphibians on site are likely limited to bullfrogs and tree frogs and the reptiles consist of 
species such as the western fence lizard, gopher snake, and California king snake. 

The ruderal edges along the filed crop habitat supports many common bird species including 
white-crowned sparrow, golden-crowned sparrow, American goldfinch gold finch, house 
finch, savanna sparrow, and red-winged blackbird.  Special-status species such as strike may 
be supported by ruderal habitat such as loggerhead logger-headed shrike. 

 
Response to Comment 30-11: 
 
The field reconnaissance was conducted by two biologists, one of whom is a certified wetlands 
biologist.  Please also see Response to Comment 30-10. 
 
Response to Comment 30-12: 
 
The CNDDB database did not reflect the occurrence of ferruginous hawk or long-bill curlew species 
onsite (note that the USFWS’ system for designating listed candidate species and species of special 
concern has changed, as discussed in notes on Table 4.5-1).  Although not named specifically, white-
tailed kites would be protected under Mitigation Measure 4.5-3, and State laws protect all nesting 
raptors.  Please see page 4.5-28 in the DEIR for reference to the protection afforded to birds-of-prey. 
 As specified in the “Standards of Significance” on page 4.5-24 in the DEIR, an impact is considered 
significant if it would create a substantial adverse impact.  The loss of foraging habitat for 
ferruginous hawk, long-billed curlew, mountain plover, and California gull would not result in a 
substantial adverse effect on the continued survival of these particular species.  These four species 
may find seasonal foraging habitat onsite.  However, nesting habitat (the primary issue of concern) 
for these species does not exist on the project site, which is outside of the known nesting range of 
these species.  Regardless of current use of the project site by these species, Mitigation Measure 4.5-
4 would provide preservation of foraging habitat that could be used by all these species.  General 
cumulative habitat losses that could affect all other wildlife species are addressed in Impact 4.5-9. 
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Response to Comment 30-13: 
 
As described on page 4.5-13 in the DEIR, burrowing owls may not find the tall, dense vegetation 
found on the project site suitable for habitat.  Although the preferred habitat for burrowing owls was 
not observed on the project site, the DEIR recognizes the possibility of occurrence in paragraph 2 on 
page 4.5-13 and in Impact 4.5-3.   Please also refer to Mitigation Measure 4.5-3(a), which requires 
ground surveys for burrowing owls. 
 
White-faced ibis was not considered a potential nesting bird on the site due to lack of nesting habitat, 
as described on page G-5 in Appendix G in the DEIR.  Only nesting habitat, not individual members 
of this species, is protected by either the California or Federal Endangered Species Act.  Therefore, 
its potential occurrence onsite as a foraging bird was not considered significant.  
 
A description of Swainson’s hawk habitat is provided on page 4.5-11 in the DEIR, including the 
various habitats in which Swainson’s hawks are known to nest.  The DEIR acknowledges both 
riparian and agricultural nesting occurrences.  Mitigation Measure 4.5-3(a) requires survey prior to 
any construction or tree pruning in the vicinity of trees tall enough to support nests. The DEIR 
description (page 4.5-11) reflects the HCP description (page 2-16) and does not contradict the 
habitat description or mitigation strategy of the HCP.  The loss of Swainson’s hawk foraging habitat 
is considered a significant and unavoidable impact in the DEIR, even with mitigation (see page 4.5-
31).  
 
Response to Comment 30-14: 
 
Information was obtained from aerial photographs and existing documentation to determine what 
habitat could occur within the project site.  As stated on page 4.5-24 in the DEIR, reconnaissance 
surveys were conducted where access had been obtained to verify baseline conditions at the project 
site. Some focused surveys for special-status species could be eliminated from the evaluation based 
on the lack of suitable habitat types. For example, as discussed in Response to Comment  30-5, giant 
garter snake surveys were not conducted because suitable habitat does not exist onsite. Potential 
habitat, including nesting sites, was identified for Swainson’s hawks, but surveys are appropriately 
conducted prior to the construction season as required by Mitigation Measure 4.5-3 (see also 
Response to Comment 30-13).  Protocol surveys for VELB will be conducted as potential habitat 
(drainages and areas with shrubs) are developed (prior to tentative maps) as required by Mitigation 
Measure 4.5-2 (see Response to Comment  37-3).   
 
In summary, the following surveys will be conducted as the project proceeds (parcel numbers refer 
to revised Figure 4.1-2 in Chapter 2 of this document).  No additional biological surveys would be 
required:  
 

• a wetland delineation for parcel 9 (TOC LLC property);  
• survey for  special status plant species on parcels 11 and 12 (Yuba Community 

College and Yolo County properties); 
• a raptor nesting survey for all areas to be disturbed within ½ mile of trees;  
• surveys for ground-nesting raptors  for fallow fields with redural vegetation; 
• a VELB survey for all properties containing drainages or shrubbery; and  
• surveys of any offsite infrastructure outside of the areas already surveyed (as 

indicated in Figure 4-1; see Response to Comment 37-1). 
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Protocol-level surveys would occur prior to future development for those species for which suitable 
habitat for nesting was identified. For species where suitable habitat types were identified, protocol-
level surveys are specified in the mitigation measures for each associated impact.  Because 
development of the Specific Plan will occur over a number of years, the project-by-project approach, 
with surveys and mitigation being implemented as individual projects are proposed, is appropriate 
for most impacts. 
 
Response to Comment 30-15: 
 
The HCP strategy to mitigation will apply to the project only after the HCP is adopted.  No federal 
permits, except possibly fill of wetlands, would be required of the project if it is approved and 
mitigated prior to adoption of the HCP. 
 
Response to Comment 30-16: 
 
Mitigation Measures 4.5-2, 4.5-4, and 4.5-6 provide participation in the HCP as an alternative to a 
stand-alone mitigation.  Assuming future approval of the HCP, the mitigation measures in the TOC 
EIR provide the applicant with the option of implementing either measure as a means of addressing 
potential impacts to the target species.  Although measures developed in the HCP have not been 
finalized, the HCP process is intended to specifically address conservation of target species.  The 
process is also subject to public review and therefore provides an opportunity for further public 
review and comment.  However, without an approved HCP, measures to specifically address each of 
the target species are proposed for the DEIR. 
 
Response to Comment 30-17: 
 
The mitigation approach relies primarily on the CDFG Guidelines for Swainson hawk which 
requires different mitigation ratios based on proximity to nesting sites (see Appendix D).  Please see 
also Response to Comment 30-3.  The commentor is correct mathematically.  Any 1:1 mitigation 
strategy still results in 50 percent loss of the resource.  However, the value of protecting existing 
habitat in this region has been generally recognized as mitigation. 
 
Response to Comment 30-18: 
 
Mitigation Measure 4.5-2(a) on page 4.5-27 would provide for protocol-level surveys and, if 
necessary, mitigation as accepted and recommended by the USFWS for valley elderberry longhorn 
beetle.  Because the HCP does not address mitigation for VELB habitat specifically, Mitigation 
Measure 4.5-2(b) on page 4.5-27 of the DEIR is deleted as shown: 
 

If adopted, the project applicant shall participate in the Yolo County Habitat Conservation 
Plan (HCP). 
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Response to Comment 30-19: 
 
No reference to alkali sink was found on page 4.5-1 in the DEIR.  Nonetheless, Mitigation Measure 
4.5-1 does specify the legally accepted procedures for the recovery of alkali sink plant species and 
complies with the CDFG rare plant preservation protocols.   Similar habitat is known to exist in the 
project vicinity, including the City’s Palmate bird’s beak preserve, which is located east of Road 
102.  Therefore, these are areas where translocation could occur without substantially risking genetic 
contamination. 
 
Response to Comment 30-20: 
 
The City respectfully disagrees with the commentor’s overall conclusion.  Mitigation Measure 4.5-3 
would mitigate direct project-related impacts to Swainson’s hawks by significantly reducing the 
possibility of the take of Swainson’s hawk individuals as a result of construction activities.  
Mitigation Measure 4.5-3 is imperative in that it will result in the documentation of the locations of 
Swainson’s hawk nests and other protected bird species within the area affected by the proposed 
activities.  Without Mitigation Measure 4.5-3, construction activities could occur during the raptor 
breeding season, resulting in the possible destruction of raptor nests, eggs, or juveniles.  The DEIR 
does recognize the loss of Swainson’s hawk foraging habitat associated with project development as 
a significant and unavoidable impact.  Therefore, the authors agree with the commentor regarding 
the density dependent impacts that could eventually occur to Swainson’s hawks and other resident 
raptor species in and in the vicinity of the project site.  The DEIR discusses these potential impacts 
on page 4.5-31.  However, the loss of Swainson’s hawk nesting trees during the non-breeding season 
and the loss of Swainson’s hawk foraging habitat is not considered take.  The comment regarding the 
Yolo County HCP is noted.  Please also see Response to Comment 30-19. 
 
Response to Comment 30-21: 
 
Please see Response to Comment 12-2. 
 
Response to Comment 30-22: 
 
Policy consistency and General Plan compliance are legislative (discretionary) determinations 
lodged firmly with local government decision makers. If, as specified in mitigation for potential plan 
and policy inconsistencies, the City Council makes a determination of substantial compliance, there 
would be no impact and mitigation would be moot. 
 
Response to Comment 30-23: 
 
Please see Response to Comment 16-9 regarding groundwater withdrawal and subsidence.  
Additional discussion on the geotechnical aspects of subsidence is provided in Impact 4.3-5 on pages 
4.3-14 through 4.3-15 in the DEIR. 
 
As stated on page 4.4-5 in the DEIR, there are currently no areas within the project site that are 
within the 100-year floodplain.  However, should the revised FEMA maps be adopted, development 
within the floodplain would be subject to certain requirements.  Details regarding how siting and 
design of structures would mitigate for building in a flood zone are discussed in Impact 4.4-7 on 
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pages 4.4-37 and 4.4-38 in the DEIR.  In addition to describing measures required to protect the 
structures themselves, the assessment also recognizes that placement of structures within a 
floodplain could impede or redirect flows, which could cause additional flooding elsewhere.  
Consequently, the DEIR identified additional mitigation to reduce such effects, should the FEMA 
maps be adopted and structures placed within the floodplain.  Mitigation Measure 4.4-7 specifically 
directs that additional engineering studies be undertaken to identify the specific effects and to 
develop options for mitigating the effects.  
 
Please see also Response to Comment 18-1. 
 
Response to Comment 30-24: 
 
See Response to Comment 16-9 regarding project-specific effects on groundwater recharge.  See 
Mitigation Measure 4.2-1 regarding mitigation for loss of farmland. 
 
Response to Comment 30-25: 
 
Characteristics of local groundwater quality are described on pages 4.4-14 through 4.4-15 in the 
DEIR.  As stated on page 4.4-14, groundwater quality meets all State and federal requirements, but 
there are local concerns regarding dissolved salts, boron, hardness, and nitrate.   As noted on page 
4.4-15, nitrate concentrations in groundwater obtained from wells at Woodland Community College 
and Yolo County facilities, which are within the Specific Plan area, were 7 milligrams per liter and 
10 milligrams per liter, respectively.  These levels are well below the State standard of 45 milligrams 
per liter.  As stated on page 4.4-15, synthetic organic chemicals (e.g., pesticides) have not been 
detected in City wells.  Because there is no evidence that groundwater at the project site contains 
nitrate or pesticides that exceed established standards, it is reasonably concluded that there would be 
no adverse risk to new residents using groundwater from project wells.  Consequently, an 
assessment of such hazards is not necessary in the DEIR.  Further, as stated on page 4.4-14 in the 
DEIR, the City routinely tests groundwater at City-operated wells.  The project wells would be 
operated by the City, so they would be added to the monitoring system.  If nitrate or pesticide 
concentrations were determined to present a potential health risk, the City would be required by 
State law to take appropriate steps to correct the problem. 
 
Response to Comment 30-26: 
 
Information regarding the former landfill is disclosed on page 4.12-3 in the DEIR.  As noted in that 
discussion, no groundwater contamination related to past activities has been detected in that area.  
As illustrated in Figure 4.4-1 on page 4.1-2 in the DEIR, the former landfill site (#11 on map) is 
located outside the Specific Plan boundary, east of Road 102.  Restoration of the former landfill as a 
regional park is unrelated to the proposed project.  Measures to minimize the above-ground on-site 
or off-site transport of hazardous substances or buried waste products by burrowing animals are 
being addressed as part of the landfill restoration project and do not require further assessment or 
analysis in this DEIR.   As shown in Figures 2-3 and 2-5, no housing would be constructed east of 
Road 102 or “next to the abandoned landfill.”  Because there is no evidence that the former City 
landfill would present a hazard to project occupants, no additional mitigation is necessary. 
 
Response to Comment 30-27: 
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The DEIR (Impact 4.12-4 on pages 4.12-13 and 4.12-14 in the DEIR) addresses issues concerning 
black gnats.  The DEIR specifically states (page 4.12-13) there are no feasible means to completely 
eliminate the gnat populations.  Because it is an issue of local concern and was determined to be a 
significant impact, Mitigation Measure 4.12-4 was recommended to provide a mechanism through 
which appropriate control measures, if any, could be identified.  However, as clearly stated on page 
4.12-14, it is unlikely that the nuisance could be substantially reduced, so the impact remains 
significant and unavoidable.  Although entomologists at UC Davis could provide helpful 
information, it would be more appropriate to contact the Sacramento-Yolo Mosquito and Vector 
Control District for guidance and to arrange for control measures, as indicated in Mitigation 
Measure 4.12-4, because the site is within their jurisdiction. 
 
Response to Comment 30-28: 
 
The 1996 General Plan concluded that the area south of the City, including the project site, was the 
appropriate location for new development.  Therefore, as stated on page 5-5 of the DEIR, an offsite 
alternative was not considered.  The DEIR did not need to disclose the ecological indicators used in 
the HCP, because that document is not the subject of this EIR.  Furthermore, it has been circulated 
for public review and is being revised (see Response to Comment 30-2).  The approach the comment 
refers to appears to the “Ratings for Biological and Collateral Opportunity Zones” used in 
preparation of the HCP.  This approach was intended to generally identify areas that would be best 
suited for preservation, not to preclude development in any particular area.  The project site did 
receive a relatively high rating, as did much of the County.  It should be noted that the ratings were 
based on aerial photographs and information other than field surveys, so it is general by nature. 
Nonetheless, this rating information was available to the City in 1995, when the General Plan 
Update was being developed.  Biological value was one of many factors considered in the City’s 
decision to direct growth to the Specific Plan area.  
 
Response to Comment 30-29: 
 
Comment noted.  Please see Response to Comment 30-28. 
 
Response to Comment 30-30: 
 
Comment noted.  Please see Response to Comment 30-28. 
 
Response to Comment 30-31: 
 
Impact 4.12-1 evaluates the potential risks of exposure to hazardous materials due to past practices 
on the project site.  Mitigation Measure 4.12-1 requires that hazardous materials site assessments be 
conducted, and that if any contamination is found, remediation to acceptable levels be completed 
before the affected site is developed.  This mitigation, which is based on detailed site histories, and, 
if warranted, actual testing of soil and water for pesticide residue, will ensure that the risk of 
exposure to hazardous materials is reduced to a less-than-significant level. 
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Response to Comment 30-32: 
 
The proposed project does not include any widening of Road 102.  However, the City of Woodland 
has identified the need to widen Road 102 to four lanes under cumulative conditions, which would 
be sufficient to accommodate project traffic.  This improvement is identified in the City of 
Woodland General Plan and Street Master Plan as being required by 2020. 
 
Response to Comment 30-33: 
 
Comment noted.  Please see responses to Letter 25.  In addition, it should be noted that the proposed 
project does designate 100 units specifically for senior apartments; however, it does not preclude 
seniors from living in any of the remaining housing to be developed in the Specific Plan area. 
 
Response to Comment 30-34: 
 
Comment noted.  The commentors conclusions are noted for the record. 
 
Response to Comment 30-35: 
 
The City respectfully disagrees that the EIR violates the State or Federal Endangered Species Act. 
Please see Responses to Comments 30-1, 30-2, 30-5, 30-6, 30-7, 30-8, 30-10, 30-12, 30-13, and 30-
14.  
 
Response to Comment 30-36: 
 
There is no evidence that development of project site would degrade Swainson’s hawk habitat to the 
extent that the nesting populations along Willow Slough would be lost.  Even if this were the case, 
and the EIR authors do not concur that it is, the result would not necessarily be growth inducing, as 
the presence of the Willow Slough nesting sites is not the primary inhibitor of growth.  In fact, the 
General Plan includes several policies and measures that would restrict growth, including the 
identification of the Specific Plan and Master Plan areas as the primary location for growth 
occurring through 2020, the establishment of an Urban Limit Line, and policies limiting the Cities 
population.  Please see Chapter 5 for more detail on the growth-inducing implications of the project. 
 It should be noted that conceivably the Willow Slough segments to which the commentor refers, 
could be purchased and/or permanently protected as part of the mitigation under Mitigation Measure 
4.5-4. 
 
Response to Comment 30-37: 
 
Please see prior responses to this letter. 
 
Response to Comment 30-38: 
 
See Responses to Comments 30-1, 30-2, 30-5, 30-6, 30-7, 30-8, 30-10, 30-12, 30-13, 30-14 and 30-
35. 
 
Response to Comment 30-39: 
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See Responses to Comments 30-5, 30-6, 30-7, 30-8, 30-12, and 30-13. 
  
Response to Comment 30-40: 
 
See Response to Comment 30-10 and Impact and Mitigation Measure 4.5-6 in the DEIR. 
 
Response to Comment 30-41: 
 
Please see Response to Comment 30-28. 
 
Response to Comment 30-42: 
 
Please see Responses to Comments 30-1 and 30-16.  
 
Response to Comment 30-43: 
 
Please see Response to Comment 30-19. 
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COMMENT LETTER 31: Gail Madsen, Vice President, The John Stewart Company 
 
Response to Comment 31-1: 
 
According to the traffic analysis that was prepared for this project, the proposed project will result in 
an increase in traffic noise levels on the major project vicinity roadways used by project traffic.  
However, the increase in noise levels associated with the project would not be significant (see 
Section 4.8, Noise in the DEIR).  The DEIR did recognize that traffic noise levels already exceed the 
City of Woodland exterior noise level standards applicable to residential uses along several City 
roadways, even without development of the proposed project (see Tables 4.8-4 and 4.8-5 on pages 
4.8-15 and 4.8-16 of the DEIR). 
  
A noise barrier could be constructed along the frontage of the Leisureville Mobile Home Park to 
reduce traffic noise levels within that community.  The effectiveness of the barrier would be 
diminished at those locations where a direct line of sight from the residences to the traffic would 
result from the opening in the barrier for the driveway.  The responsibility for the construction of 
such a barrier would need to be established by the City, as incremental development in the region 
prior to the project development has resulted in a corresponding incremental increase in traffic noise 
levels on a regional basis.  As discussed above, the proposed project would not substantially increase 
noise levels at this location. 
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COMMENT LETTER 32: Thomas J. Lumbrazo, Turn of the Century 
 
Response to Comment 32-1: 
 
The DEIR analyzes the wastewater infrastructure that was proposed in the Specific Plans (see page 
2-15 and Figures 2-8 and 2-9 of the DEIR).  The Specific Plans propose a collection and conveyance 
system of 8-to 30-inch pipelines and a lift station.  The type of pipe (e.g., plastic) is not specified.  
The comment does not provide enough information on which to base an “alternate” wastewater 
concept using a pump station, force mains and plastic pipe.  If the applicant proposes to use this 
concept, the City would determine the appropriate level of CEQA review, if any is needed, at the 
time that the proposal is submitted.  
 
Response to Comment 32-2: 
 
Although the Draft Specific Plan included several options for offsite detention ponds (see page 12-6 
of Draft Specific Plan A), the applicant subsequently requested that the EIR analysis focus on only 
Option 1 (a 22 acre parcel south of Road 25A at Road 102) and added an additional option (the 40 
acre site east of Road 102, near Willow Slough).  Two of the sites now proposed by the applicant are 
within the Specific Plan boundaries, and would be subject to the mitigation measures recommended 
in the DEIR.  According to Sherri Martin and Bruce Pollard, project managers for the landfill site 
and regional park, respectively, the pond at the landfill/regional park can not be used at this time as a 
controlled detention facility.  A separate environmental assessment would be necessary in order to 
consider this option.  A site characterization analysis is required for the landfill property to identify 
waste locations and testing as required by the County Environmental Health Department, the Water 
Quality Control Board, and the State Integrated Waste Management Board.  This is necessary for 
proper closure of the landfill. 
 
Response to Comment 32-3: 
 
The commentor is correct that the City has in-force agreements with the Woodland Community 
College and County of Yolo related to the provision of frontage improvements along Gibson Road, 
sewer, and water.  These agreements were signed in conjunction with the Sycamore Ranch 
Development.  The following text is hereby amended immediately following Existing Permits and 
Leases on page 4.1-24 of the DEIR:   
 

Both the County and the College are presently connected to the City sewer system and would 
connect to water upon annexation.  The County is required to fund their portion of frontage 
improvements along Gibson Road when the City undertakes widening of the road which is 
commencing at this time. 

 
Response to Comment 32-4: 
 
The comment raises relevant issues related to the properties east of Road 102 and north of Road 25.  
The urban reserve designation does anticipate development at some time in the future, but not the 
immediate future.  Urban reserve areas could remain in the current uses for 30 years or longer.  
Consequently, the land designated urban reserve between the golf course and auto dismantlers could 
remain agricultural for years after the Specific Plan is developed.  This contrasts with agricultural 
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operations within the Specific Plan and Master Plan Remainder areas, which are expected to be 
converted to urban uses over the next 20 years.  Recognizing that the agricultural land east of Road 
102 is constrained and designated urban reserve, the second full paragraph on page 4.1-36 of the 
DEIR is revised as shown: 
 

The auto wrecking business is located off Road 102 on Road 25 approximately 1/4 to 1/2 
mile from the project site, so its activities should not be visible or audible to residents and 
should not result in a land use incompatibility.  The agricultural land east of Road 102 is not 
actively farmed at present, and consists predominantly of Pescadero sitly clay, saline-alkali 
and willows clay, alkali (see Figure 4.2-1 on page 4.2-3 in the DEIR).  These alkali soils are 
not well-suited to intensive agriculture.  This area is designated Urban Reserve in the City 
General Plan.  While not occurring at present, agricultural activities could occur immediately 
east of Road 102, so there would  could be potential incompatibilities associated with dust, 
noise and odor between proposed residential uses on the project site and agricultural land to 
the east.  Road 102 would provide an approximately 90-foot wide buffer; however, due to 
the proximity of residential uses to an area that could be used for future agricultural 
activities, the impact between adjacent residential and agricultural uses is considered 
potentially significant. 

 
Response to Comment 32-5: 
 
Comment noted.  City staff is considering the issue of phasing as it relates to all aspects of the 
project, including the conversion of agricultural uses.  Nonetheless, the potential incompatibilities 
between existing onsite agricultural uses and future project development could occur so long as the 
existing uses are in operation. 
 
Please see also Response to Comment 1-2. 
 
Response to Comment 32-6: 
 
The comment is correct that Policy 1.C.1 does not require a set range of densities. However if the 
General Plan goal was to repeat a particular existing density of housing, it is likely the policy would 
not have been included or would have been worded differently.  The interpreted intent of the policy 
is to achieve a mix of densities that will result in the positive qualities found in Woodland’s 
neighborhoods, including a pedestrian orientation, and a mix of housing types and sizes. 
 
Response to Comment 32-7: 
 
Please see Response to Letter 11. 
 
Response to Comment 32-8: 
 
The last sentence of page 4.1-52 of the DEIR is revised to read: 
 

Under Plan B, the town center is located in the Master Plan Remainder Area and not planned 
to be developed until some time between 2015 and 2020 after 2020.   
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Response to Comment 32-9: 
 
The comment is correct that Planned Development zoning could and may be applied.  However, the 
underlying zoning would still need to be identified for purposes of making later consistency 
determinations, and planned differences in development regulations still need to be articulated. 
 
Response to Comment 32-10: 
 
Comment noted.   The EIR restates LAFCO policy, which does not reference a 1-mile protest 
boundary.  Nonetheless, the EIR analysis would not be affected by this information. 
 
Response to Comment 32-11: 
 
Comment noted. 
 
Response to Comment 32-12: 
 
The comment is correct regarding State law.  However, LAFCO does have ultimate authority to 
approve or deny annexation of the project site.  As stated on page 4.1-62, it is LAFCO policy to 
preclude annexation of land that would be in conflict with a Williamson Act contract.  As indicated 
by Mitigation Measure 4.1-10(c), LAFCO may make a determination that the annexation of the 
project site does substantially conform with this policy, so that annexation could occur. 
 
Response to Comment 32-13: 
 
Comment noted.  Please see Response to Comment 32-12.  This information is noted for the record 
and will be considered by the decision-makers. 
 
Response to Comment 32-14: 
 
Comment noted.   
 
Response to Comment 32-15: 
 
Comment noted.  As discussed on page 4.2-2 of the DEIR, the recision is being considered by the 
County. 
 
Response to Comment 32-16: 
 
Mitigation Measure 4.1-10(c), would allow for annexation of the entire project site.  The following 
text is added to Mitigation Measure 4.1-10(c) on page 4.1-64 of the DEIR: 
 

...with LAFCO Policy IV.D which would allow for annexation of the entire site. 
 
Response to Comment 32-17: 
 
This information, which was not verified by the EIR preparers, is noted, and will be considered by 



  4.  Responses to Comments 
 
 

 
P:\PROJECTS - WP ONLY\CLOSED PROJECTS\PROJECTS 10000 - 10299\10173-00 AG WOODLAND\FEIR\4-RTC.DOC 4-68  

the City Council in their deliberations.  See also page 4.2-11 of the DEIR, which notes that the 
agricultural uses on the project site represent a small percentage of similar crops produced in the 
county.   
 
Response to Comment 32-18: 
 
According to the letter from Heidrick Farms (dated May 5, 1999, and attached to Letter 31), 
Heidrick Farms did attempt to farm the 162 acres, but had difficulty due to the poor soils.  The letter 
states that for “many years” it was left fallow.  The DEIR does note that this land has not been 
farmed for the last six years because of its poor soils. 
 
Response to Comment 32-19: 
 
Figure 4.2-1 shows the soil types in the project area from the Soil Survey of Yolo County, as 
delineated by the United States Department of Agriculture, Soil Conservation Service. The map 
legends included in Figures 4.2-3 and 4.2-4 located on pages 4.2-6 and 4.2-7 of the DEIR (and 
revised and clarified herein), respectively, indicate that the 162-acre parcel is limited in its 
agricultural productivity by extremely high pH, excessive sodium and boron, and high salt content 
based on an independent agronomic study.   
 
Response to Comment 32-20: 
 
The purpose of the Specific Plan is to coordinate development of the entire project site, which also 
allows the City to consider the full impacts and appropriate mitigation for the project as a whole. 
Depending on the nature of the impact and mitigation, the responsibility for implementation may fall 
to the Specific Plan applicant and/or to individual developers of separate properties within the 
Specific Plan area.  It may or may not be desirous or appropriate to allow certain mitigation 
measures to be deferred to individual landowners.  Mitigation Measure 4.2-1 requires that an equal 
amount of contiguous, active agricultural acreage be set aside elsewhere in Yolo County in an 
irreversible conservation or agricultural easement.  The staff believes the trigger for this mitigation 
measure is dependent on the internal phasing for the Specific Plan.  The phasing as proposed 
arguably adversely affects more adjoining agricultural land earlier, thus triggering the full 1:1 
requirement up front.  An alternate phasing plan could be structured to affect less agricultural land 
early on, thereby supporting an owner-by-owner (project-by-project) based implementation of the 
measure.  The City Council will make the ultimate determination of the most feasible wetland for 
implementing this measure. 
 
Please also see Responses to Comment 5-2, 12-4,  and 16-6. 
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Response to Comment 32-21: 
 
CEQA does provide for the payment of fees toward certain types of programs as mitigation.  A fee 
paid for mitigation should be tied to a program that will in fact mitigate the impact (CEQA 
Guidelines Section 15370).  For example, fees paid for capitol improvement funds must be expended 
on infrastructure necessary to serve new development.  The comment does not indicate how a fee 
paid to the City would mitigate the loss of farmland.  The City does not have a farmland replacement 
program.  If the developer is unable to find replacement mitigation land, the City may not be able to 
do so either.   If this were the case, the fee would not contribute toward a program that would result 
in mitigation of the impact.  In other words, payment of a fee might be an option, but it would not 
guarantee the mitigation or timing for implementation. 
 
Response to Comment 32-22: 
 
While certain agricultural crops and practices may be appropriate in close proximity to single family 
homes, the 500-foot buffer required by Mitigation Measure 4.2-4 would ensure that new urban 
development mitigate for the full effect of urban encroachment on adjacent existing agricultural 
land. (It should be noted that the May 19, 1999, letter from Joe Heidrick Jr. does not address the 
issue of buffers.) 
 
Response to Comment 32-23: 
 
The comment suggests that only 50 feet of buffer would be needed if acceptable to adjacent farmer.  
Under this scenario, all landowners south of Road 25A for the length of the project site would need 
to agree to a 50-foot buffer, and to recognize that the type of spraying they could do along Road 25A 
would be limited to the conditions imposed by the County for areas that are approximately 150 feet 
(roadway width plus buffer) from residential uses.  Further, this recognition would need to be part of 
the recorded deed, so that it was in effect for subsequent owners of the land south of Road 25A.  
Even if these conditions were met, there could be some loss of agricultural productivity, as certain 
types of spraying would be disallowed for approximately 350 feet of Road 25A frontage.  
 
Response to Comment 32-24: 
 
Comment noted.  Please see Response to Comment 18-1. 
 
Response to Comment 32-25: 
 
Please see Response to Comment 32-2. 
 
Response to Comment 32-26: 
 
Please see Response to Comment 32-2. 
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Response to Comment 32-27: 
 
Please see Response to Comment 32-2.  The comment does not provide enough information to 
analyze a discharge point. 
 
Response to Comment 32-28: 
 
As noted in Response to Comment 32-20, the purpose of a specific plan is to allow for areawide 
planning and mitigation.  Whether it is appropriate or desirable to implement mitigation for the 
project as a whole or in increments depends on the nature of the impact and mitigation.  In the case 
of water supply, an areawide understanding of groundwater is necessary prior to any development to 
ensure that the ultimate water system can be designed to serve the entire specific plan.  While the 
first developer under the Specific Plan will bear the cost for this mitigation measure, the developer 
will be eligible for reimbursement as subsequent development occurs in the Specific Plan area. 
 
Response to Comment 32-29: 
 
An interim fee has been used by several signatory jurisdictions; however, its status and the use of the 
fees is uncertain.  Without this certainty, the ability to rely upon this fee for mitigation purposes is 
arguably speculative.  Additionally, it is questionable whether the interim fee is sufficient for the 
purposes discussed herein, e.g., purchase in fee or easement. 
 
Response to Comment 32-30: 
 
Mitigation Measure 4.5-4 requires that a plan be developed to set aside an “equivalent” amount of 
foraging habitat.  The City and the Department of Fish and Game could provide “credit” for land 
adjacent to a nesting site. 
 
Response to Comment 32-31: 
 
Please see Response to Comment 32-20. 
 
Response to Comment 32-32: 
 
Figure 4.6-5 is intended to reflect “existing conditions plus the Specific Plan”  only, as opposed to 
“existing-conditions plus the entire Master Plan area,” which is what is reflected in the Plan 
submittal.  In other words, the plan submittal failed to define proposed improvements with and 
without development of the Master Plan Remainder area, it only shows the full Master Plan build out 
condition.  In response to prior inquiry by the EIR preparers, Turn of the Century, acting as the 
applicant, instructed that the analysis of the “existing conditions plus the Specific Plan” scenario 
should make the assumptions reflected in Figure 4.6-5. 
 
Response to Comment 32-33: 
 
Comment noted.  The first sentence under Proposed Transit System on page 4.6-21 of the DEIR is 
revised as shown: 
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Roadways within the project site are proposed to be designed to accommodate bus turnouts 
at major intersection locations along the arterial streets system, along East Gibson Road, and 
the focal center, and County Road 25A and State Highway 113.

 
Response to Comment 32-34: 
 
Comment noted.  Impact 4.6-5 discusses concerns related to the proposed bicycle facilities.  
Following Mitigation Measure 4.6-5, on page 4.6-63, the EIR traffic consultant has recommended a 
10-foot path for off-street multi-use facilities. 
 
Response to Comment 32-35: 
 
The travel demand model assumptions for the Sycamore Ranch Specific Plan and the Turn of the 
Century Specific Plan are not directly comparable because two different models were used.  The 
Turn of the Century Specific Plan DEIR transportation analysis relied on the latest City of Woodland 
Travel Demand Forecasting Model as required by the City of Woodland. 
 
Response to Comment 32-36: 
 
Comment noted.  Please see Letter 33. 
 
Response to Comment 32-37: 
 
The DEIR does not contain a requirement for Parkway Drive to be four lanes between Road 102 and 
Pioneer Avenue.  Impact 4.6-7 identifies a policy inconsistency for Plan B because it does not show 
Parkway Drive as a two-lane principal arterial from Road 102 to Pioneer Avenue. 
 
Response to Comment 32-38: 
 
The proposed street widths are inconsistent with the minimum standard of 35 feet for residential 
streets, which was adopted as a result of the City of Woodland Residential Street Standard Report, 
March 1998. 
 
Response to Comment 32-39: 
 
The General Plan Policy 1.C.5(l) states the specific plans should make provisions to minimize 
potential conflicts between new development and agricultural uses along roadways such as Road 
25A. Mitigation Measure 4.6-2(b) requires a 64-foot section for Road 25A consistent with the 
General Plan designation as an arterial roadway. 
 
Response to Comment 32-40: 
 
Please see Response to Comment 32-33. 
 
Response to Comment 32-41: 
 
The information provided by the commentor/applicant is useful but potentially inconsistent  with the 
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Specific Plan text submittal.  The only references to the timing of construction for the Road 101 
Class I Bike Path are on pages 9-3, 11-3, and 11-4 where it says “eventually”.  It should also be 
noted that the infrastructure cost estimate in Table 12.7.B of the Specific Plan does not include costs 
for the proposed Class I bikeway or other support facilities. Sections 6.2.P and 7.2.S of the Specific 
Plan encourage bicycle support facilities, but do not identify the specific facilities or their locations.  
Therefore, the EIR appropriately assumed that timing would be after 2020. 
 
According to the Highway Design Manual, Chapter 1000, California Department of Transportation, 
July 1, 1995, the definition of a Class I, Class II, and Class III Bikeways are: 
 

(1) Class I Bikeway (Bike Path).  Provides a completely separated right of way for the 
exclusive use of bicycles and pedestrians with crossflow minimized. 

(2) Class II Bikeway (Bike Lane).  Provides a striped lane for one-way bike travel on a 
street or highway. 

(3) Class III Bikeway (Bike Route).  Provides for shared use with pedestrian or motor 
vehicle traffic. 

 
The intent of developing Class I Bike Paths is to provide a separate facility for bicyclists and 
pedestrians that minimizes intersections with roadways.  Interrupting bike paths with roadway 
crossings regardless of the traffic control is not consistent with the definition stated above or the 
intent behind developing these types of facilities. 
 
Response to Comment 32-42: 
 
Mitigation Measure 4.6-8(c) is intended to ensure that the program for assessing and collecting fees 
is established before the first tentative map is approved, not that all fees must be collected at that 
time.  The collection of fees may occur at the time of acceptance of the final map.  In cases where 
there is no subdivision, fees would be collected at the time that the building permit is issued.  The 
second sentence of Mitigation Measure 4.6-8(c) on page 4.6-72 of the DEIR is hereby clarified to 
read: 
 

These mechanisms shall be put in to place and the collection of fees shall commence prior to 
approval of the first tentative map in the area.  Fees shall be collected with final maps or 
building permits, whichever occurs first. 

 
Response to Comment 32-43: 
 
Because the standard for PM10 is based on daily emissions, the only way to achieve the standard is to 
limit grading on a daily basis.  Total emissions of PM10 will essentially be the same whether the site 
is graded in a single day, or over many days.  The City Council will ultimately determine whether it 
is feasible to limit the amount of acreage to be graded on a daily basis. 
 
Response to Comment 32-44: 
 
The source of these mitigation measures is City’s General Plan policies 7.E.10 and 7.E.11 and 
professional practices in air districts throughout California. The City Council will ultimately 
determine whether these measures are feasible.  As noted on page 4.7-26, even with the mitigation 
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measures identified in the comment, air emissions from the project would result in a significant and 
unavoidable impact.  The commentor’s suggestion for making these measures less stringent will be 
considered during the City Council deliberations. 
 
Response to Comment 32-45: 
 
Please see Response to Comment 32-44. 
 
Response to Comment 32-46: 
 
Please see Response to Comment 32-44. 
 
Response to Comment 32-47: 
 
Airport flight paths are typically represented by a single line, rather than by a band in which 
airplanes are expected to fly.  The flight paths provided for the Sacramento International Airport are 
represented by a series of straight and curved lines.  However, plots of a typical day of arrivals and 
departures for the Airport indicate that flights are fanned out over wide bands.  Although relatively 
few aircraft overflights occurred over the project site during the days for which flight path plots were 
provided, it is not clear that these flights were, in fact, unauthorized or located outside of approved 
flight paths.   
 
Response to Comment 32-48: 
 
As stated on page 4.8-5 in the DEIR, the private airstrip is used infrequently and the 60 dB noise 
contour is contained within the airstrip owner’s property.  Therefore, people would not be exposed 
to elevated noise levels that would be considered significant, so mitigation to reduce noise levels is 
not required.  However, as noted on page 4.8-24, some individuals living or working near the airstrip 
may consider the noise an annoyance.  Mitigation Measure 4.8-5 was designed to inform future 
occupants of the potential for small aircraft noise.  Although the City noise standard would not be 
exceeded outside the airstrip property line, the commentor has suggested that additional mitigation 
restricting approaches and departures to the west end of the runway (i.e., taking-off and landing to 
the east) should be considered to reduce noise effects at locations to the east (assuming development 
proceeds from east to west). 
 
The safety of aircraft pilots and passengers and individuals on the ground in the vicinity of the 
airstrip is the primary concern associated with airstrip operations.  Mitigation Measure 4.12-6 
imposes height and siting criteria on adjoining development to address the issue of safety. 
 
Because the airstrip does not currently have any federal, State, or local restrictions regarding 
approach/departure paths and mitigation is not required to reduce noise levels to established 
standards, the additional mitigation suggested by the commentor would have to be voluntary on the 
part of the airstrip owner and guests.  If such mitigation were adopted in conjunction with the EIR, 
the City would need to establish a mechanism to monitor aircraft operations at the private airstrip.  
Wind direction and inclement weather may prevent pilots from safely adhering to a single 
approach/departure path at all times. 
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Response to Comment 32-49: 
 
Conflicts between residential and school uses are common in cases where outdoor play areas are 
located in close proximity to residential uses.  A 6-foot wall between a residential use and adjoining 
play area is a common method of ensuring acceptable noise levels, safety and privacy.  Because site-
specific noise analysis of proposed school play areas and neighborhood parks is needed to determine 
that noise barriers would not be required, it is prudent to leave this condition intact.   
 
Response to Comment 32-50: 
 
As an adopted document of the City, it is appropriate for the EIR to look at consistency with the 
Design Guidelines.  The City Council will make the final determination of whether the 
inconsistencies are acceptable given the overall framework and direction provided by the Design 
Guidelines. 
 
Response to Comment 32-51: 
 
The purpose of the Specific Plan is to allow for areawide planning and mitigation programs.  Certain 
aspects of the plan must be considered as a whole in order for the plan to work, while other aspects 
can be designed and implemented incrementally, as individual projects within the Specific Plan area 
are developed.  For example, the Specific Plan identifies “backbone” or major infrastructure needed 
to serve the entire plan area, including primary roads, and water and sewer systems.  Internal minor 
streets and water and sewer lines will be identified as individual subdivisions are designed.  With 
respect to affordable housing, an areawide housing plan is imperative because this is the only new 
growth area in the City within which the City’s affordable housing goals and requirements can be 
achieved.  The City needs to understand and consider how these goals will be achieved throughout 
the Specific Plan area, so that they can be fully implemented.  Mitigation Measure 4.11-2(b) requires 
the development of an Affordable Housing Plan for the Specific Plan prior to the first tentative map 
in order to ensure consistency with City requirements.  The cost of this plan would be eligible for 
reimbursements from subsequent developers.  Please see also Response to Comment 25-5. 
 
Response to Comment 32-52: 
 
The affordable housing goals in the Sycamore Ranch development included 185 affordable units for 
moderate-income households, 180 affordable units for low-income households, and 72 affordable 
units for very-low-income households.  The development is not completed, and it is unknown at this 
time if the final buildout will include the projected number of affordable housing.  Regardless of the 
number of affordable housing units currently under construction in the City of Woodland, the 
proposed project would be required to comply with City Ordinance Number 1256.  This ordinance 
applies to the creation of affordable housing in new development (see page 4.11-7 of the DEIR).   
 
Response to Comment 32-53: 
 
Please see Response to Comment 32-6. 
 
The analysis on page 4.11-16 refers to General Plan Goal 1.B, not policy 1.C.1 (which is discussed 
in on page 4.1-6 of the DEIR).  As discussed on page 4.11-16, the Specific Plans provide for a fairly 
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limited range of densities (3 to 5 units per acre and 18 and 20 units per acre), which could be 
inconsistent with the General Plan goal 1.B to ensure that there is an adequate range of residential 
densities to accommodate the housing needs of all income groups.  The DEIR does not state that an 
absolute, definite range of densities needs to be provided by the Specific Plan.  It should be noted 
that the General Plan’s examples of “positive qualities of Woodland’s existing residential 
neighborhoods” in Policy 1.C.1 are “street trees, pedestrian-orientation, and mix of housing types 
and size”, not “lower density single family homes” as implied in the comment. 
 
The comment regarding economic viability of different types of housing is noted.  There are many 
possible methods for meeting the City’s multifamily and affordable housing requirements.  There is 
some discussion in this regard in both the General Plan and the Ordinance.  Additionally, there are 
many successful  projects throughout the region to examine for ideas and examples that go beyond 
large blocks of apartments. 
 
Response to Comment 32-54: 
 
Comment noted.  Mitigation Measure 4.11-4(b) already provides the option of finding that the 
proposed project is in substantial conformance with the General Plan, so no revision is necessary. 
 
Response to Comment 32-55: 
 
As stated on page 4.11-17 of the DEIR, Mitigation Measure 4.11-4 is a recommendation, so it is not 
required to reduce the impact to a less-than-significant level.  The purpose of this recommended 
measure is to encourage smaller multifamily complexes that can be integrated into the community.  
The definition of “area” would be made on a case-by-case basis, taking into consideration the nature 
of the proposed complex and surrounding development.   
 
The comment does not provide evidence to support the contention that apartment projects must be 
larger than 100 units to be successful or that complexes less than 100 units would not be successful.  
There are many existing apartment complexes of fewer than 100 units throughout the region. 
 
Response to Comment 32-56: 
 
The comment is correct that General Plan policy sets a limit on population growth of 60,000 by 
2015.  Consistent with the General Plan policy, the DEIR provides mitigation to ensure that 
cumulative development, particularly of the Master Plan Remainder area, is timed so that the 
population limit is not exceeded unless the policy is changed.  
 
Response to Comment 32-57: 
 
Comment noted.  The staff agrees that this is an appropriate clarification.  As discussed in Response 
to Comment 32-51, certain measures are best implemented on a project-by-project basis, instead of 
planwide.  Because construction activities will be undertaken by individual project developers, 
Mitigation Measure 4.12-4 (A/B) on page 4.12-14 of the DEIR is revised as shown: 
 
 Prior to each construction season, the applicant, each landowner or developer with a 

project under construction, shall consult with the Sacramento-Yolo Mosquito Vector Control 
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District to identify safe, effective, and feasible means to reduce onsite Valley black gnat 
populations during construction activities that take place during the active season.  Such 
methods could include physical controls, such as watering, or the use of chemical 
insecticides.  The applicant’s contractor shall use only those methods for site insect control 
that it has developed through consultation with the District. 

 
Response to Comment 32-58: 
 
Please see Response to Comment 32-48. 
 
Response to Comment 32-59: 
 
As shown on page 4.13-4, the General Plan policy 4.I.2 states that the City’s response time standard 
is for the first response to be within [emphasis added] 4 minutes.  Using an average response time of 
4 minutes may not be consistent with the policy, because in order to achieve an average of 4 
minutes, some response times would exceed 4 minutes.  Ultimately, such a determination falls 
within the purview of the City Council. 
 
Response to Comment 32-60: 
 
The comment is correct that sprinklers will be required in new buildings under Municipal Code 
Ordinance No. 1276 (see page 4.13-5 of the DEIR).  This ordinance did not revoke the General 
Plan’s response time standard, so the DEIR evaluation does consider the potential for response time 
to exceed 4 minutes to be a significant impact.  However, Mitigation Measures 4.13-1 and 4.13-2 do 
provide for construction of new development in the Specific Plan area before the response times can 
be met, if disclosure notices are provided (Mitigation Measure 4.13-1(c)) and a new fire station or 
other acceptable mechanisms is constructed or implemented (Mitigation Measure 4.13-2(b)).  Please 
see also Response to Comment 12-20. 
 
Response to Comment 32-61: 
 
Comment noted.   Evaluation of the Fire Station Location Study falls outside the scope of this EIR. 
 
Response to Comment 32-62: 
 
While it does not appear appropriate to modify this mitigation measure based on the information in 
Letter 32, the measure could be amended as suggested by the commentor if relevant evidence was 
provided to support such an action by the City Council. 
 
Please also see Response to Comment 32-60. 
 
Response to Comment 32-63: 
 
Please see Letter 8 and Response to Comment 8-3. 
 
Response to Comment 32-64: 
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The comment is correct.  Table 4.14-1 on page 4.14-6 of the DEIR is revised as shown: 
 
 

TABLE 4.14-1 
 

SPECIFIC PLANS PROJECT ELEMENTS –  
PARKS AND RECREATIONAL ELEMENTS 

Project Element Specific Plan A Specific Plan B 
Sports Park 33.0 acres 33.0 acres 
Neighborhood Park 27.0 acres  27.3 32.4 acres 
Minipark 5.1 acres 5.1 0.0 acres 
Parkways 9.2 acres 8.6 acres 
Drainage Parkway 13.3 acres 13.3 acres 
Urban Forest Edge 5.6 acres 5.5 acres 
Public Utility Easement 4.7 acres 4.9 acres 
Schools 119.3 acres 119.2 acres 
Source:  Turn of the Century Specific Plan A and B, 1999. 

 
 
In addition, Mitigation Measure 4.14-1 on page 4.14-11 of the DEIR is revised as shown: 
 

(A/B) 
(d) Implement Mitigation Measure 4.1-5 requiring consolidation and expansion of mini 

parks into two additional neighborhood parks. 
 
Response to Comment 32-65: 
 
The 1998 Parks, Recreation and Community Services Master Plan states “This Master Plan 
discourages mini-parks in that they are costly to maintain and provide limited recreational value 
unless they are a part of a comprehensive greenway, streetscape, or open space plan.”  The 
miniparks in the Specific Plans do not meet these criteria. 
 
Response to Comment 32-66: 
 
The DEIR recognizes that some parkland, including the community park and regional park, would 
be provided outside of the Specific Plan area, and that Specific Plan development can meet its 
parkland requirements for these types of parks with in lieu fees (see pages 4.14-9 and 10 and 
Mitigation Measure 4.14-1(b)). 
 
Response to Comment 32-67: 
 
The diagram attached to the comment provides a schematic representation of parks, which, as stated 
on the figure, is subject to the specific plan process for the new neighborhood area.  The location of 
the sports park shown in the figure is consistent with the sports park site provided in both Specific 
Plans.  However, the location of the neighborhood park differs from the Specific Plans.   The 
diagram does not address the size of parks.   
 
The DEIR analysis of park demand and parkland provided in the Specific Plans is based on the 
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criteria for provision of  parkland in the General Plan and the City’s Parks Master Plan. 
 
Response to Comment 32-68: 
 
Please see Response to Comment 32-65. 
 
Response to Comment 32-69: 
 
The comment is not clear, but it is true that there must be a nexus between a project and any adopted 
mitigation measures for all areas of impacts. 
 
Response to Comment 32-70: 
 
The student generation rates provided in the Turn of the Century Specific Plans A and B were 
discussed with the Woodland Joint Unified School District personnel but were not verified.  Instead, 
updated generation rates were obtained from the School District’s Facilities Master Plan 1999-2018. 
 In addition, the conclusion in the Specific Plans that only two elementary schools would be required 
was based on the assumption that a typical elementary school can handle about 660 students.  
However, as discussed in the EIR and verified by school district personnel, the traditional initial 
capacity for elementary schools is 500 to 550.  School capacity could increase to approximately 840 
on a year-round track, but the EIR discussion was based on the initial capacity of a traditional 
elementary school.  
 
Please see Response to Comment 11-1.  The School District does not use the factors provided in the 
Specific Plan.   
 
Response to Comment 32-71: 
 
The Specific Plans identify the schools in Phase 2 (see Phasing Diagrams).  The eighth sentence of 
the first paragraph on page 4.14-29 of the DEIR does state that if the Woodland Joint Unified School 
District has the necessary approvals and funding for school construction and infrastructure, the 
construction of the high school and middle school could occur in Phase I. 
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COMMENT LETTER 33: Thomas J. Lumbrazo, Turn of the Century 
 
Response to Comment 33-1: 
 
The benefit of a specific plan is to allow for areawide planning and mitigation programs.  It may or 
may not be appropriate to allow certain mitigation measures to be deferred or implemented later in 
the process on subdivision basis.  Chapter 2, Revisions to the Draft EIR, of this document identifies 
several measures where the recommended change was determined to be appropriate. 
 
Response to Comment 33-2: 
 
The applicant’s donation is noted but requires no modification to the DEIR analysis.  Such a use 
could likely be located in any area designated for office or public uses. There would be no separate 
land use designation for such a use, so there is no need to modify the land use tables.   
 
Response to Comment 33-3: 
 
Please see Responses to Comments 5-2, 12-4, 16-6, and 32-20.  The location would be subject to 
approval by the City and may be further specified as part of the public process identified in the 
Mitigation Monitoring Program for Mitigation Measure 4.2-1. 
 
Response to Comment 33-4: 
 
There are no known (i.e., “existing”) studies that address this potential impact for the Specific Plan 
area.  The Water Master Plan does not contain any specific mitigation strategy that would address 
this potential for impact in the Specific Plan area.  This is an issue to be addressed on a plan-wide 
basis prior to development.  Regarding the depth of agricultural wells, this may occasionally be true 
but not in every case and not necessarily in most cases.  No studies have yet been done to examine 
individual wells within the project vicinity.  Please see also Response to Comment 32-28. 
 
Response to Comment 33-5: 
 
The traffic mitigation measures do recognize the need for project-specific traffic studies to address 
the phasing and fair-share funding of traffic improvements.  The Specific Plan Financing Plan and 
the Capitol Improvement Plan will identify the improvements and the approach to programming and 
funding the improvements triggered by project development.  Please also see Response to Comment 
33-1 and the Mitigation Monitoring Program. 
 
Response to Comment 33-6: 
 
The specific timing and implementation of Mitigation Measures 4.6-1(c) would be determined by 
subsequent traffic studies submitted with each development (i.e., at tentative map approval) as 
required by this mitigation measure and Mitigation Measure 4.6-8.  Also refer to Response to 
Comment 3-4. 
 
Response to Comment 33-7: 
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Comment noted.  The purpose of Mitigation Measure 4.4-1 is to ensure that increased runoff from 
the project site will not increase downstream water surface elevations over existing conditions, thus 
minimizing the potential for causing flooding at locations not previously subject to flooding or 
exacerbating existing flooding problems (e.g., along Road 102, south of Gibson Road).  To clarify 
this, Mitigation Measure 4.4-1(a) is revised as follows: 
 
 Prior to the first tentative map approval, the Specific Plan storm drainage plan shall be 

completed.  The drainage plan shall demonstrate that the system identify specific storm 
drainage design features to control increased runoff from the project site. will not increase 
runoff over current conditions. No net increase This may be achieved through one or more of 
the following: onsite conveyance and detention facilities, offsite detention or retention 
facilities, and/or channel modification, or equally effective measures to control the rate and 
volume of runoff.  To demonstrate the effectiveness of the proposed system to achieve no net 
increase prevent additional flooding at offsite (downstream) locations, all necessary 
hydrologic and hydraulic calculations and assumptions and design details shall be submitted 
to the City  Public Works Department for review and approval.  The design of all features 
proposed by the project applicant shall be consistent with the most recent version of the 
City’s Storm Drainage Guidelines and Criteria, and standard design and construction 
specifications and details. 

 
The first narrative sentence at the top of page 4.4-30 is also amended to be consistent with the  
revised mitigation measure, as follows: 
 
 The measures would ensure that project flows are detained so that the amount of storm water 

runoff would not exceed existing conditions. stormwater runoff from the project site is 
effectively managed so that the capacity of downstream conveyance facilities is not 
exceeded and water surface elevations are not adversely increased as a result of increased 
rate or volume of runoff generated by new impervious surfaces. Therefore, project flows 
would not increase adversely affect downstream flooding as compared to existing conditions. 

 
Response to Comment 33-8: 
 
The SDFMP and its accompanying technical documents present the City’s conceptual approach to 
managing stormwater runoff in the City.  The SDFMP includes storm drainage system criteria 
(“Storm Drainage Guidelines and Criteria”) that provide the basis for formulating and completing 
designs for storm drain facilities in the City.  These criteria must be used in the design of any storm 
drain system feature installed in the planning area, regardless of whether the feature is identified in 
the SDFMP or not.  A formal SDFMP “implementation plan” would not be necessary. As stated on 
page 4.4-10 in the DEIR, onsite drainage facilities, such as those that would be installed for the 
proposed project, consist of specific drainage features that are not specifically identified or required 
in the SDFMP, but are evaluated and designed in conjunction with specific development projects.  
 
As stated on page 4.4-28 in the DEIR, a detention basin southeast of the project site is not 
specifically identified in the SDFMP, but General Plan Policy 4.E.7 encourages the use of such 
facilities.  The use of a detention or retention basin or equally effective measure to control runoff is 
not precluded by the SDFMP.  Alternate drainage system designs will be considered by the City 
provided: the selected drainage features are designed in accordance with the SDFMP Storm 
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Drainage Guidelines and Criteria; it can be demonstrated that such features would not preclude the 
larger onsite facilities (e.g., major trunk lines) envisioned in the SDFMP; and the City Public Works 
Department approves the design.  As long as these requirements are satisfied, it is assumed that the 
onsite drainage system would not conflict with the SDFMP.  Mitigation Measures 4.4-1(a) and (b) 
provide added assurances that drainage facilities constructed as part of the proposed project would 
satisfy these requirements. Any storm drainage improvements that were inconsistent with the 
SDFMP would require amendment of the SDFMP or a finding of substantial compliance with the 
SDFMP before the improvement could be approved. 
 
Response to Comment 33-9: 
 
Please see Response to Comment 32-42. 
 
Response to Comment 33-10: 
 
The trip generation component of the City of Woodland TDF model was not modified for use in 
conducting the DEIR transportation impact analysis.  The resulting vehicle trip generation rates used 
in the City’s model are similar to those from the SACMET TDF model.  However, the trip rates in 
the City’s TDF model have been calibrated specifically for Woodland while the SACMET rates 
reflect the entire SACOG region. 
 
Response to Comment 33-11: 
 
As stated in Response to Comment 32-10, the trip generation component of the model was not 
modified.  However, the DEIR analysis used more conservative estimates of students and modified 
mode choice factors to accurately reflect the land use patterns of both plans.  The combination of 
these modifications affected the resulting vehicle trip generation of the proposed project.  The DEIR 
travel demand forecasts are considered to be reasonable and accurate and no change is 
recommended.  However, it should be noted that traffic impact studies will be prepared for each 
tentative map as required by Mitigation Measure 4.6-8.  These studies will provide the most accurate 
assessment of potential impacts based on specific land uses and trip generation estimates. 
 
Response to Comment 33-12: 
 
The first sentence of Mitigation Measure 4.6-6 (B) (f,g) on page 4.6-68 of the DEIR is revised to 
read: 

 
Based on the Specific Plan-wide CIP and financing plan required by Mitigation Measure 
4.6-8, each development shall contribute its fair share to the modification of the Road 
25A/SR 113 interchange.  The design modification to the interchange shall be based on the 
outcome of the Caltrans Project Study Report (PSR) conceptual approval process.   The 
project applicant shall reconstruct the Road 25A/SR 113 interchange to a partial cloverleaf 
(Caltrans type L-9) configuration with a four-lane overcrossing and single-lane ramps.  

 
Response to Comment 33-13: 
 
Refer to Response to Comment 33-12. 
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Response to Comment 33-14: 
 
The following text is added to the end of Mitigation Measure 4.6-6(B)(f,g) on page 4.6-68 of the 
DEIR: 
 

Should the Parkway Drive overcrossing be constructed, further traffic study shall determine 
the extent of additional needed improvement, if any, to the Road 25A/SR113 interchange if 
needed. 

 
 
Response to Comment 33-15: 
 
The revisions were made to Mitigation Measures 4.6-6 and 4.6-8 (A/B) (e), and can be found in 
Chapter 2, Revisions to the Draft EIR.   
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COMMENT LETTER 34: David Wade, Wade Associates 
 
Response to Comment 34-1: 
 
It is unclear what additional treatment the commentor seeks.  The two uses are within the Specific 
Plan boundaries and are described as such.  As stated on page 4.1-6 of the DEIR, and as the 
commentor reiterates, the College is currently preparing a Master Plan.  The DEIR includes a 
description of the existing uses on the college site, as well as planned expansions; however, site 
plans are not available at this time.  Similarly, the existing uses on the county site are described (also 
on page 4.1-6).  Although an expansion of the detention facility is planned in the future, because the 
County has no formal plans for the facility, any evaluation of future expansions would be 
speculative. 
 
Response to Comment 34-2: 
 
The identified text is intended to be a general description of the project location.  Figures 2-1 and 2-
2, noted in the identified paragraph, accurately depict the project site and show the project site 
extending west of State Route 113.  The portion of the plan to the west of State Route 113 is 
accurately described and analyzed throughout the document. 
 
Response to Comment 34-3: 
 
The anticipated completion date for the College Master Plan was taken from a request for proposal 
issued by the College.  The consultant for the College has subsequently indicated that this schedule 
has been substantially modified.5  There is no draft plan or substantially completed analysis at this 
time.  Please also see Response to Comment 34-1. 
 
Response to Comment 34-4: 
 
The proposed statement is not a necessary addition to the document, as it is true for any element of 
the proposed project.  It is not clear to which General Plan policy the comment refers regarding 
phasing; however, a discussion of consistency with General Plan policies is included in each section 
of the DEIR. 
 
Response to Comment 34-5: 
 
Comment noted.  The Figure on page 4.1-4 is revised as shown in chapter 2, Summary of Changes, 
to correspond to Table 4.1-1 and page 4.1-3 of the DEIR. 
 
Response to Comment 34-6: 
 
Figure 4.1-3 (as revised) reflects zoning.  Figure 4.2-2 reflects Williamson Act contracts.  In 
response to the comment that the County’s description of Agricultural Preserve is confusing, the 
following text is added to the end of the second paragraph on page 4.1-3 of the DEIR: 
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Agricultural Preserve (A-P) is a land use designation used by Yolo County to preserve land 
suited for agricultural use from encroachment of nonagricultural uses.  Figure 4.1-3 on page 
4.1-5 illustrates those areas designated A-P on the project site. 
 

Response to Comment 34-7: 
 
There are two bicycle/pedestrian overcrossings shown on the proposed Specific Plan.  One is over 
State Route 113 at Road 24A.  Though proposed by the applicant, it is only referenced in the 
Specific Plan; no additional phasing, funding, or design information is provided.  The second is over 
Gibson Road.  This facility is planned by the City and identified in the City Major Projects 
Financing Plan MPFP.  The Sycamore Ranch Specific Plan is responsible for 50 percent of the 
funding for the Gibson Road Overcrossing, and Turn of the Century is responsible for the remainder.  
 
Response to Comment 34-8: 
 
There are no Williamson Act contracts on the project site that are proposed for cancellation.  As 
stated on page 4.2-2, there are currently three parcels remaining under Williamson Act contract on 
the project site: two have filed for non-renewal and the third is pursuing a rescission of the contract.  
Williamson Act contracts limit the use of the land to agricultural and compatible uses and if a 
contract is allowed to expire or is rescinded, the subject property is no longer subject to restrictions 
on the use of that property. The potential effects of project phasing on certain LAFCO policies are 
discussed in Impact 4.1-10. 
 
Response to Comment 34-9: 
 
The commentor refers to a sentence as confusing, which in context reads:  
 

“In addition, as discussed in Impact 4.2-1, the proposed project could include offsite 
detention and retention basins.  These basins could remove an additional 62 acres removed 
from Williamson Act contract.  The City of Woodland General Plan EIR assumed 
conversion of lands within its Sphere of Influence, but offsite improvements were not 
assumed in that document.  This could result in additional conversion of land under 
Williamson Act contract.”   

 
Although it is not stated, this paragraph is intended to indicate that construction of off-site basins, 
due to their location on Williamson Act land, could result in the removal of said land from 
Williamson Act contract.  This land would be in addition to the land removed from Williamson Act 
contract on-site. 
 
Response to Comment 34-10: 
 
The comment is correct that the stated relationship between the proposed phasing and infrastructure 
needs is as phrased by the applicant.  As proposed, portions of Phase 1 would be contiguous to the 
existing urban area and portions would not.  The phasing plan is discussed on page 2-10 of the DEIR 
and will be further examined by staff and the City Council.   
 
Response to Comment 34-11: 
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Issues pertaining to groundwater supply and demand are discussed in Section 4.13, Public Services 
and Facilities, in the DEIR.  As noted on page 4.13-34, the current rate of City groundwater was 
estimated to be 13,900 afy for City production.  Approximately 5,600 afy is used for agricultural 
purposes within the Urban Limit Line.  At General Plan buildout, total pumping in the Urban Limit 
Line was estimated to be 23,200 afy, resulting in a net groundwater deficit of 3,800 afy.  The future 
condition assumes the use of existing and planned wells, and agricultural pumping within the Urban 
Limit Line would be replaced by City pumping (DEIR, page 4.13-35).  As discussed on page 4.13-
34 in the DEIR, existing groundwater use at the project site is estimated to be approximately 1,895 
afy. This quantity assumes actively farmed areas (approximately 700 acres) are irrigated primarily 
with groundwater, using an annual applied water factor of 3.25 afy of cropland.  Existing demand 
from private wells used for domestic purposes is assumed to represent a minor contribution to 
demand and are not included in the estimate. As discussed in Impact 4.13-13 on pages 4.13-41 
through 4.13-43 of DEIR, implementation of the proposed project would result in a project water 
demand of approximately 3,200 afy.   Although water use at the site would increase, the project 
would not result in any significant recharge effects (please see Impact 4.4-6 on page 4.4-36 in the 
DEIR). 
 
The commentor has suggested that urban development would use less groundwater than agriculture. 
However, as illustrated by the site-specific and City data, urban water demand appears to be greater 
on a per-acre basis than agricultural use rather than less.  Recent technical studies (e.g., the 
November 1997 Groundwater Impact Analysis Under the 1996 General Plan Water Use Conditions) 
and information compiled for the Woodland General Plan Background Report, which were 
referenced in numerous places in Section 4.4 in the DEIR, were used to characterize recharge issues. 
The reader is referred to these documents for additional discussion regarding the balance between 
water use and recharge.  
 
Response to Comment 34-12: 
 
Potential impacts to federal- or State-listed plant species are addressed in Impact 4.5-1 on page 4.5-
25 of the DEIR.  As stated in Response to Comment 34-1, the College is currently preparing a 
master plan; however, the plan is not complete at this time.  In addition, the college and County 
property are within the Specific Plan area and will be annexed to the City.  As discussed in Impact 
4.5-1, future development by the College or the County could threaten those species.  Therefore, the 
last sentence in the first paragraph on page 4.5-4 of the DEIR is deleted as shown. 
 

It is highly likely that this area supports special-status plant species due to the soil type, 
presence of associated vegetation, and presence of special-status plants directly to the east of 
County Road 102.  However, since this site is not to be further developed under the proposed 
project, these plants would not be threatened if they are present onsite. 

 
Response to Comment 34-13: 
 
The proposed project’s bicycle and pedestrian system is described on pages 4.6-21 and 4.6-26 of 
Section 4.6, Traffic and Circulation of the DEIR, and evaluated in Impact 4.6-5.  The policies are 
provided in Section 4.7, Air Quality, because they are related to efforts to reduce vehicle emissions 
by encouraging non-automotive transportation. 
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Response to Comment 34-14: 
 
The comment is noted.  Impact 4.11-4 on page 4.11-16 of the DEIR which found that the proposed 
project would be inconsistent with General Plan Policy 1.B.7, which encourages the dispersal of 
multi-family housing throughout the community.   
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COMMENT LETTER 35: Telka White 
 
Response to Comment 35-1: 
 
The issue of whether and where future growth would occur in the city was deliberated several years 
ago as a part of updating the General Plan. The proposed Specific Plan area was designated for 
future development.  The subject EIR addresses the environmental issues raised by the commentor.  
 
Response to Comment 35-2: 
 
As stated on page 4.4-5 in the DEIR, there are currently no areas within the project site that are 
within the 100-year floodplain.  The revised FEMA maps have not been adopted.  The commentor’s 
concern regarding flood insurance is noted for the record.  There are no new homes within the TOC 
Specific Plan area.  Please refer to Response to Comment 18-1. 
 
Response to Comment 35-3: 
 
See Response to Comment 30-25 regarding water quality and Responses to Comments 16-9 and  34-
11 regarding groundwater resources.  The comments about the quality of the commentor’s domestic 
water are noted for the record and will be considered by the City Council in their deliberations. 
 
Response to Comment 35-4: 
 
The commentor may wish to contact the Yolo-Solano Air Quality Management District regarding air 
quality concerns and programs to educate the public on air quality issues.  Please refer to Section 
4.7, Air Quality, for the discussion of project-related air quality impacts.  Also see Mitigation 
Measure 4.7-3 for project-specific measures designed to reduce project-related air quality impacts. 
 
Response to Comment 35-5: 
 
Impacts resulting from the conversion of agricultural land to urban uses are discussed in Section 4.2, 
Agricultural Resources, in the DEIR.  The comment’s concerns about the loss of agricultural jobs 
and food production are noted. 
 
Response to Comment 35-6: 
 
For a discussion regarding impacts on wildlife and wildlife habitat, see Section 4.5, Biological 
Resources, in the DEIR.  Section 4.5 identifies mitigation measures to be implemented by the 
developer for special-status species that would be affected by project development. 
 
Response to Comment 35-7: 
 
Information concerning black gnats is presented on page 4.12-4 in the DEIR.  The DEIR (Impact 
4.12-4 on pages 4.12-13 and 4.12-14 in the DEIR) recognizes that black gnat populations would 
likely increase during project construction, but that some measures could be implemented to help 
control nuisance effects.  See also Response to Comment 30-27. 
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Response to Comment 35-8: 
 
The commentor is correct that behavior changes when people are exposed to excessive noise, as has 
been proven by several attitudinal surveys.  However, for permanent hearing loss to occur, the 
Occupational Safety and Health Administration (OSHA) has determined that prolonged exposure to 
very high noise levels is required.  Specifically, an 8-hour exposure of 90 dB is required to receive a 
100% dose of noise, which is considered by OSHA to represent the onset of hearing loss.  Such 
exposures are more typical of factory floor workers than exposures received in suburban 
communities.  Ambient noise levels predicted within the project vicinity are well below those 
considered harmful to hearing by OSHA.  As shown in Tables 4.8-4 and 4.8-5, noise levels 
attributable to project traffic would not approach this decibel level.  Nor would project construction 
produce such noise levels (see Impact 4.8-3). 
 
Response to Comment 35-9: 
 
Section 4.6, Traffic and Circulation, in the DEIR addresses the operation of intersections, which also 
considers intersection safety.  The service level standards used in the DEIR take into consideration 
roadway safety. 
 
Response to Comment 35-10: 
 
The Williamson Act is described on page 4.2-2 of the DEIR, and the proposed project’s impact on 
the Williamson Act contracts are discussed under Impact 4.2-2 on page 4.2-13 of the DEIR. The 
purpose of the Williamson Act is to promote the preservation of land used for agricultural purposes. 
For text of the Williamson Act (or the California Land Conservation Act of 1965), refer to 
Government Code Section 51200 through 51295. 
 
Response to Comment 35-11: 
 
Comment noted.  Water issues are addressed in Sections 4.4 and 4.13 of the DEIR; population is 
addressed in Section 4.11, farmland is addressed in Section 4.2, and solid waste and recycling are 
addressed in Section 4.13.  
 
Response to Comment 35-12: 
 
Comment noted.   The commentor’s proposal to require 5:1 agricultural and habitat mitigation is 
noted for the record. 
 
Response to Comment 35-13: 
 
As stated in Response to Comment 16-11, prior to approval of the Specific Plan by the Woodland 
City Council, the applicant would be required to demonstrate that the development of  the Specific 
Plan area as a whole would feasibly be able to finance all necessary improvements to public 
services. Fiscal and financial plans for the operation, maintenance, and capital funds for the project 
are being prepared and will be presented to the City of Woodland Planning Commission and City 
Council as part of their deliberations on the project.  
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Response to Comment 35-14: 
 
Comment noted.   
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COMMENT LETTER 36: Michael D. O'Kane, Woodland/Davis Aeromodelers, Inc.    
 
Response to Comment 36-1: 
 
The description of the activities of the Aeromodelers is noted for the record.  There is no doubt about 
the success of the program.  Please see Response to Comment 36-5 regarding the terms of the lease.  
  
Response to Comment 36-2: 
 
Comment noted.  As reflected in the terms of the lease agreement, the Aeromodelers activity has 
always been viewed by the City as an interim use.  The development of the subject project, and the 
development of the regional park, could either or both result in incompatibilities with the 
aeromodelers use.  The Specific Plan area is of critical importance to the City because it is the 
identified new growth area. 
 
Response to Comment 36-3: 
 
Comment noted.  See Response to Comment 36-2. 
 
Response to Comment 36-4: 
 
With respect to the buzzing noise of the model airplanes, the methodology in the DEIR was not to 
reduce the sound output of the airplanes by 5 dB, but to reduce the residential noise standards by 5 
dB to more accurately predict public reaction to the model airplane noise.  Mitigation Measure 4.8-7 
provides several options for addressing noise from the Regional Park. 
 
With respect to agricultural noise, it is true that some farm-related activities will generate noise 
levels in excess of those generated by the model airplanes, and discussions of the effects of such 
agricultural-related noise and appropriate mitigation measures is provided in Section 4.8, Noise, in 
the DEIR.   
 
Response to Comment 36-5: 
 
Comment noted.  The second sentence of the second paragraph on page 4.1-25 of the DEIR is 
revised to read: 
 

The Aeromodelers have amended a their seven year lease with the City of Woodland in 
1995.  The lease will expire in June 2007, with one five year option.on October 25, 2002.  
The lease contains a 60-day release clause that can be executed by either party. 

 
Response to Comment 36-6: 
 
As discussed on page 4.4-12 in the DEIR, the area served by the B Street Trunk (see Figure 4.4-4 on 
page 4.4-11 in the DEIR) would be converted from agricultural to mixed-development uses.  As a 
result, the Farmers Central Canal would no longer be required as an irrigation facility.  However, 
discontinuing the use of the canal is an element of the City’s Storm Drainage Facilities Master Plan. 
The SDFMP states that the “City should acquire the right-of-way from the Yolo County Flood 
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Control & Water Conservation District” (Storm Drainage Facilities Master Plan, May 1999, page 
20).  Although development of the proposed project would need to accommodate the B Street Trunk 
in the drainage system design, eliminating the Farmers Central Canal is not a component of the 
proposed project, but of the SDFMP.   
 
Regarding the commentor’s concern regarding the availability of water to the Community Park Lake 
the City Council required that the City SDFMP provide a source of storm water to the lake.  A study 
to determine cost and feasibility to maintain water delivery to the pond will be required as part of the 
preliminary engineering of the storm drainage design at the time the infrastructure is designed for the 
proposed project. 
 
Response to Comment 36-7: 
 
Comment noted.  However, the City identified the Specific Plan area for new growth as part of its 
1996 General Plan update.  Furthermore, a process is underway to examine development of the 
Regional Park site as a regional park.  The concerns of the commentor reflect the business risk of an 
interim use at that site.  The assumption of this risk is reflected in the Aeromodeler lease with the 
City.  It appears to be appropriately disclosed. 
 
Response to Comment 36-8: 
 
Trees and other vegetation are often thought to provide significant noise attenuation.  However, 
approximately a band width of 100 feet of dense foliage (so that no visual path extends through the 
foliage) is required to achieve a 5 dB attenuation of noise.  Thus the use of vegetation as a noise 
barrier should not be considered a practical method of noise control for this project, particularly 
given that the Aeromodelers use is interim (lease-based) and the Specific Plan development will be 
permanent. 
 
Response to Comment 36-9: 
 
The General Plan does not require that a golf course be developed in the Specific Plan area.  Please 
see Response to Comment H-28. 
 
Response to Comment 36-10: 
 
As the lessor, the City can negotiate the terms of the lease with the Aeromodelers in order to achieve 
Mitigation Measure 4.8-7(b). Mitigation Measure 4.8-7 requires deed disclosure, as well as 
restrictions on the air model operations if noise proves to be a problem.  Because the City owns and 
controls the regional park site, the Aeromodelers are a recognized interim use, and the Specific Plan 
area is the City’s designated new growth area for 20-plus years, this mitigation appears appropriate. 
 
Response to Comment 36-11: 
 
Please see Response to Comment 36-10.  There is no nexus under CEQA to require the applicant to 
perform as described. 
 
Response to Comment 36-12: 
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Comment noted.  The contribution of the facility and members are greatly appreciated. 
 
Response to Comment 36-13: 
 
The DEIR did not identify a significant impact at the intersection of Road 102 and Mavix 
Henson/Los Caporales entrance road.  However, Mitigation Measure 4.6-8 requires that detailed 
traffic impact studies be prepared for each development within the plan area.  For development 
adjacent to this intersection, these studies would include a more detailed review of site specific 
traffic operations and event conditions as determined necessary by the City of Woodland Traffic 
Engineer. 
 
Response to Comment 36-14: 
 
Comment noted.  The club may wish to provide this information on its own if the data are available. 
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COMMENT LETTER 37: Kevin Guse, Yolo Audubon Society  
 
Response to Comment 37-1: 
 
Impact 4.5-7 recognizes that the new storm drain channels have the potential to intersect special-
status plant species habitat. Some of these properties have been surveyed for palmate-bracted bird’s 
beak. Figure 4-1 indicates the on and offsite areas that were surveyed, which include the City of 
Woodland preserve, Woodland Regional Park, and Maupin property.  The channel alignments along 
Road 25 were previously surveyed and are known to support populations of palmate-bracted bird’s 
beak.  Changes in water levels or construction activity on this alignment reach would result in 
disturbance to palmate-bracted bird’s beak.  The channel alignments north of Road 25 would 
intersect alkali sink habitat where palmate-bracted bird’s beak is known to occur.  EIP has not 
surveyed this area, but surveys for bird’s beak were conducted by other biologists in the past.  The 
proposed retention basin area would also result in loss of palmate-bracted bird’s beak in the habitat 
adjacent to the existing pond east of County Road 102.  The potential basin site south of Road 25A 
was not surveyed, so special-status plant surveys would have to be conducted for it and in the areas 
along the alignment north of Road 25 prior to development to determine the presence of palmate-
bracted birds beak.  In addition, as required by Mitigation Measure 4.5-7, pre-construction surveys 
of all offsite infrastructure alignments must occur prior to any development, and no net loss of 
affected habitat shall occur. 
 
Response to Comment 37-2: 
 
The error is not in Figure 4.5-1 but in the text.  Therefore, the last sentence of the second full 
paragraph on page 4.5-9 of the DEIR is raised as follows: 
 

The plants were observed northwest of the intersection of County Road 102 and County 
Road 25A, as shown in Figure 4.5-1. 

 
Response to Comment 37-3: 
 
The only area in which elderberry shrubs are likely to occur is where there is existing shrubbery or 
drainage ways.  The vast majority of the project site consists of agricultural operations, which limits 
the area where these plants could occur.  Agricultural activities involve discing of the lands on 
which crops are grown, so elderberry shrubs are not likely to occur in these areas.  To verify the 
presence or absence of elderberry shrubs, surveys were conducted at several locations.  Surveys 
were performed on properties where landowners’ permission could be obtained (see Figure 4-2).  
However, properties for which permission to enter had not been obtained were not surveyed.  The 
time of year in which surveys were conducted was a constraint as well as the fact that some portions 
of the site could only be surveyed via observation from existing roadways.  For other aspects of the 
biological surveys, aerial photographs were used to make some of the evaluations; however, even 
with this method of analysis, it was not possible to determine elderberry presence or absence of the 
shrubs at all locations that would be developed.  Mitigation Measure 4.5-2 provides for project-by-
project mitigation of VELB habitat, if present.  Given the limited extent of potential habitat (existing 
shrubbery  and  drainages)  and  that  preservation  or replacement of VELB habitat is an accepted  
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mitigation strategy, the DEIR provides an adequate analysis of impacts on VELB habitat.  Project-
specific mitigation for VELB would reduce the project contribution to cumulative impacts on VELB 
to a less-than-significant level.  Please also see Responses to Comments 30-14 and 30-18. 
 
Response to Comment 37-4: 
 
Comment noted.  There was no intention to mislead the reader.  The second complete paragraph on 
page 4.5-16 of the DEIR is revised to read: 
 

As proposed in 1995, the Yolo County Habitat Conservation Plan is a multispecies regional 
Habitat Conservation Plan (HCP) for Yolo County that mitigates planned development 
within the spheres of influence of the incorporated cities in the county.  The HCP would 
provides a conservation strategy to mitigate for the loss of approximately 12,000 acres of 
urban development in a largely agricultural region. 

 
Response to Comment 37-5: 
 
For an update on the HCP, please see Response to Comment 30-2. 
 
Response to Comment 37-6: 
 
The standard of significance on page 4.5-25 of the DEIR applies to the entire project site. Using this 
standard, different mitigation measures were applied based on the level of information available for 
each parcel.  Most of the project area does not have suitable habitat for special-status plant species, 
so no survey was or will be necessary.  Detailed surveys were conducted on parcels that could 
contain habitat for special-status plant species, including the properties owned or controlled by TOC 
LLC (see Figure 4-1).  Some of the parcels that were surveyed (both on and offsite) were those that 
exhibited the characteristics necessary to indicate potential habitat for the listed Palmate bird’s beak 
and related species.  Within the Specific Plan area that was surveyed, the only special-status plant 
that was found was San Joaquin saltbrush on the TOC LLC property (parcel 9 in revised  Figure 4.1-
2).  The plant surveys were not conducted on Community College and County properties, although 
they both contain alkali soils, which are considered potential habitat.  Therefore, it is not known 
whether bird’s beak or related plant species occur on those parcels, and these parcels would need to 
be surveyed if and when the County and/or College decide to develop their land (see Mitigation 
Measure 4.5-1 on page 4.5-26 of the DEIR as revised in Chapter 2). 
 
Response to Comment 37-7: 
 
The purpose of the initial habitat evaluation at the project site was to identify and determine if the 
potential habitat for special-status plant species was present onsite.  Because the evaluation revealed 
that the habitat onsite consists of agricultural fields except for the alkali sink habitat identified on 
Figure 4.5-1, it was determined that the remainder of the site did not support habitat suitable for any 
special-status plants.  The DEIR (page 4.5-2) establishes that approximately 939 acres of the project 
site is Agricultural Habitat (the remaining acre is wetland).  As specified by Mitigation Measure 4.5-
1, a specific survey effort would be required prior to any development in the specified area 
containing alkali sink habitat, and the number of San Joaquin saltbush, or other potentially occurring 
special-status plants that are obligate to alkali soils, may be quantified.  The legal requirement for 
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the identified plant species is specified in Mitigation Measure 4.5-1(a).  This mitigation would 
ensure compliance with accepted agency mitigation requirements and applicable policies and 
guidelines to ensure no net loss of the plant species. 
 
The City respectfully disagrees with the commentor as the mitigation appears appropriate and there 
is no deferral of mitigation. 
 
Response to Comment 37-8: 
 
Please see Responses to Comments 37-3 and 37-7. Mitigation Measure 4.5-2 will be implemented on 
a project-by-project basis such that any elderberry plants that are established over the 15 to 20 years 
of project development will be identified, and mitigated if removed.  This will result in site-specific 
mitigation wherever the impact will actually occur and allows for changes in the natural 
environment over time. 
 
Response to Comment 37-9: 
 
Nesting surveys have not been conducted, except for roadside observations in conjunction with 
preparation of the EIR, as described on page 4.5-24 in the DEIR.  
 
The reference to “continue” is taken out of context.  As specified by Mitigation Measure 4.5-3, 
nesting surveys will be initially conducted prior to grading or tree trimming on any property with 
tree resources, and will “continue” to be conducted as construction proceeds.  This approach is 
recommended because development of the project will occur over 15 to 20 years. 
 
Response to Comment 37-10: 
 
Surveys would be conducted within one-half mile of the project site.  Mitigation Measure 4.5-3(a) 
on page 4.5-29 of the DEIR is revised as shown below:  
 

Prior to approval of a tentative map for any property with treesFor each individual 
development project, the project applicant, in consultation with the DFG, shall conduct a 
pre-construction or pre-tree pruning or removal survey of trees greater than 30 feet tall 
(proposed activity) during the raptor breeding-season (approximately March 1 through 
September 15August 31).  This survey shall be conducted for a half mile radius around the 
project site at which any construction activity is proposed.  The survey shall be conducted by 
a qualified raptor biologist... 

 
Swainson’s hawk surveys would only be conducted in conjunction with commencement of 
construction activities.   
 
Response to Comment 37-11: 
 
Mitigation Measure 4.5-3 (b) on page 4.5-29 of the DEIR, which is clarified as follows:  
 

If an active Swainson’s hawk nest is identified within one half mile of the project site, then 
CDFG shall be contacted to determine if consultation is required.  A limited operating 
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period shall be implemented within a (0.25) mile radius of the nest tree.  No construction 
activities shall be initiated during the Swainson’s hawk nesting period (March 1 – 
September 15August 1) without the approval by DFG... 

 
The buffer zone between activity and a nest site is .25 miles, which is consistent with Department of 
Fish and Game Comments (see Response to Comment 2-3). 
 
Response to Comment 37-12: 
 
Please see Responses to Comments 30-3 and 30-17. 
 
Response to Comment 37-13: 
 
The applicant has indicated that tentative maps are anticipated to be filed in early 2000. 
 
Response to Comment 37-14: 
 
The City is pleased to work cooperatively with the Audubon Society and other interested 
organizations in this regard; however, there is no mechanism to ensure compliance with such a 
request nor would all meetings necessarily be open for general public attendance.  The Society is 
urged to continue their general coordination with the City’s Planning Department.  See also 
Response to Comment 2-7. 
 
Response to Comment 37-15: 
 
Please see Responses to Comments 2-7 and 37-14. 
 
Response to Comment 37-16: 
 
Mitigation Measure 4.5-1 does refer to the “no net loss” standard (see text of Mitigation Measure 
4.5-1(c)).  Mitigation Measure 4.5-7 refers to appropriate agency permits and refers back to 4.5-1. 
No change to the wording of the mitigation measures appear necessary. 
 
Response to Comment 37-17: 
 
The Final EIR will be provided as requested.   Please see Response to Comment 2-7.  Other 
materials (e.g. staff report, NOD, etc.) may be requested from the City individually as they become 
available. 
 
Response to Comment 37-18: 
 
Comment noted.  Public comment periods are set by State law, and run on calendar days.  The City 
accepted all comments received the week of September 6, 1999. 
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COMMENT LETTER 38: Duane Chamberlain, President, Yolo County Farm Bureau 
 
Response to Comment 38-1: 
 
The commentor’s objection to the project is noted for the record.  LAFCO can not act on annexation 
of the project until and unless the City approves the Specific Plan.  Hearings before the Planning 
Commission and City Council are planned in November and December (see Response to Comment 
2-7).  The Board of Supervisors has no jurisdiction over the project.  The Board of Supervisors has 
recently acted to allow the parcel split and the Williamson Act contract split for the Russell property. 
 The Board of Supervisors took no action (September 21, 1999) on the Williamson Act recision, 
except to postpone it for 90 days to enable further discussions about an appropriate “swap” property 
for the conservation easement. 
 
Response to Comment 38-2: 
 
See Response to Comment 1-2. 
 
Response to Comment 38-3: 
 
See Responses to Comments 1-5 and 34-8. 
 
Response to Comment 38-4: 
 
Please see Responses to Comments 38-1 and 38-3. 
 
Response to Comment 38-5: 
 
As discussed in on pages 4.14-26 and 4.14-27, the Specific Plans propose a high school, middle 
school, and two elementary schools.  Sites for these public schools have been chosen, but would not 
be able to accommodate all of the students generated by the proposed project.  As required by 
Mitigation Measure 4.14-4, the Specific Plan must designate an additional public school site of at 
least 10 acres for the development of an elementary school.  As discussed in the fourth complete 
paragraph on page 4.14-27 of the DEIR, the project would contribute its “fair share” of taxes (e.g., 
property tax), a portion of which would support schools.  In addition, the school district could 
receive State funds for school construction.   
 
Response to Comment 38-6: 
 
Potential conflicts between agricultural vehicles and project traffic are addressed in Impact 4.6-2 and 
Mitigation Measure 4.6-2(a), which requires that provisions be made to minimize such conflicts. 
 
Response to Comment 38-7: 
 
Comment noted.   
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Woodland TOC 
Hearing on DEIR 
September 2, 1999 

 
COMMENTS AND RESPONSES TO TESTIMONY 

 
Michael O’Kane Woodland/Davis Aeromodelers 
 
 
The full text of Mr. O’Kane’s statement is provided at the end of this section, followed by responses. 
 Mr. O’Kane also provided a letter commenting on the DEIR (see Comment Letter 36). 
 
Comment H-1 
 
Mr. O’Kane stated that he was representing the Woodland/Davis Aeromodelers, and provided 
background on the activities of the club. 
 
Response H-1 
 
Comment noted. 
 
Comment H-2 
 
Mr. O’Kane provided corrections to the DEIR regarding the expiration of the Aeromodelers’ lease. 
 
Response H-2 
 
Please see Response to Comment 36-5. 
 
Comment H-3 
 
Mr. O’Kane provided information on the operation and membership of the Aeromodelers. 
 
Response H-3 
 
Comment noted. 
 
Comment H-4 
 
Mr. O’Kane states that expansion of development has been an ongoing concern due to the conflicts 
that can occur between development and the flying areas, and that the AMA (Academy of Model 
Aeronautics) and its members recognize these concerns and are willing to work with agencies 
involved in studies like the DEIR.   
 
Response H-4 
 
Comment noted. 
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Comment H-5 
 
Mr. O’Kane recommends using large growth trees along Road 102 to disperse noise from traffic and 
aircraft. 
 
Response H-5 
 
Please see Response to Comment 36-8. 
 
Comment H-6 
 
Mr. O’Kane characterized the noise made by aircraft engines, and suggested that the reduction of the 
noise standard of 5dB for model aircraft was unwarranted. 
 
Response H-6 
 
Please see Response to Comment 36-4. 
 
Comment H-7  
 
Mr. O’Kane stated that the Aeromodelers club felt that their activity would not create annoying 
hardships for residents, but that conditions could be improved by developing required greenbelt 
acreage and set backs adjacent to the field to assure a wider margin between the Aeromodelers’ 
facility and new homes. 
 
Response H-7 
 
There are no required greenbelts or set backs along Road 102.  For a discussion of the ability of trees 
to reduce noise levels, please see Response to Comment 36-8.   
 
Comment H-8  
 
Mr. O’Kane stated that the loss of water from the Farmer’s Central canal and the Yolo County Flood 
Control District would deplete the water level in the lake at the Regional Park site.  He asked how 
water would enter the lake during the summer agricultural season. 
 
Response H-8 
 
Please see Response to Comment 36-6. 
 
Comment H-9  
 
Mr. O’Kane stated that there is no mention of traffic control measures at the intersection of Road 
102 and the Flying Field entrance, and recommends that there be safety improvements. 
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Response H-9 
 
Please see Response to Comment 36-13. 
 
Comment H-10 
 
Mr. O’Kane concludes that the Woodland/Davis Aeromodelers is a good neighbor and that the 
Flying Park deserves consideration while the project is in development stages.  Mr. O’Kane further 
states that with planning and cooperation, the Flying Field and the proposed project can be joined in 
an amicable solution. 
 
Response H-10 
 
Comment noted. 
 
 
Sgt. David Ingman, Administrative Services Division, Woodland Police Department 
 
Sgt. Ingman provided a synopsis of his letter, dated August 31, 1999.  Please see responses to 
Comment Letter 8. 
 
Sgt George Bierwirth, Traffic Division, Woodland Police Department 
 
Sgt. Bierwirth  provided a synopsis of his letter, dated  September 2, 1999.  Please see responses to 
Comment Letter 9. 
 
Glen Barton (also author of Letter 19) 
 
Comment H-11 
 
Mr. Barton stated that he represented property owners east of Road 102 between Gibson and Road 
25. 
 
Response H-11 
 
Comment noted. 
 
Comment H-12 
 
Mr. Barton expressed concern that the Farmers central ditch ends at Road 102 and dumps storm 
water into roadside ditch.  Runoff travels both north and south and floods their property; to south on 
relative’s property low spot runs diagonally across property and floods both properties. 
  
Response H-12 
 
Please see Response to Comment 12-7. 
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Comment H-13 
 
Mr. Barton stated concern that the proposed project will increase runoff due to impervious surfaces.  
He asked whether there will be development of downstream water control to handle additional 
runoff from project. 
 
Response H- 13 
 
Please see Responses to Comments 6-3 and 6-4. 
 
David Wade, David Wade Associates 
 
Comment H-14 
 
Mr. Wade stated that he was representing some of smaller property owners within the project site, 
including Jones, the Littles, and the Heidricks and the Hollmans.   
 
Response H-14 
 
Comment noted. 
 
Comment H-15 
 
Mr. Wade stated that he will submit comments in writing. 
 
Response H- 15 
 
Mr. Wade did submit a letter, which appears as Comment Letter 34 in this Final EIR.  
 
Comment H-16 
 
Mr. Wade noted that many of the property owners he represents attend the hearing to show interest 
in the proposed project. 
 
Response H-16 
 
Comment noted. 
 
Comment H-17 
 
Mr. Wade submitted an alternative to the proposed project for consideration, labeled Alternative C. 
 
Response H- 17 
 
The figure of Alternative C submitted by Mr. Wade is provided at the end of these comments and 
responses, along with an evaluation of the alternative. 
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Dudley Hollman 
 
Comment H-18 
 
Mr. Hollman stated that he understood that at one point the overcrossing was required by the 
General Plan, and that the City would need to amend the General Plan to eliminate overcrossing.  
 
Response H-18 
 
The comment is correct. 
 
Comment H-19 
 
Mr. Hollman stated that the General Plan mentions a golf course, but that none is shown in the 
Specific Plans.  The golf course was to be across from the Aeromodelers.  A golf course would be 
noise barrier and would not require land be taken out of Williamson Act contract. 
 
Response H- 19 
 
Please see Response to Comment 36-9. 
 
Comment H-20 
 
Mr. Hollman stated that if the overcrossing needs a General Plan amendment, then the elimination of 
golf course would also require an amendment.   
 
Response H-20 
 
Please see Response to Comment 36-9.  A General Plan amendment is not needed because the 
General Plan did not require that a golf course be located within the project site. 
 
Bruce Bailey 
 
Comment H-21 
 
Mr. Bailey stated that he is part owner of the Oyang parcel.  
 
Response H- 21 
 
Comment noted.  The Oyang parcel is located within the project site.  
 
Comment H-22 
 
Mr. Bailey stated that he learned of Planning Commission meeting the day before.  He did not 
receive an agenda, and the agendas were gone when he arrived 5 minutes after the meeting started. 
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Response H-22 
 
The Planning Commission meeting was noticed to all parties through the Notice of Availability for 
the DEIR, which was distributed on July 17, 1999.  Property owners within the project site were sent 
a Notice of Availability (NOA).  The NOA was also included as the first page of the DEIR. 
 
Comment H-23 
 
Mr. Bailey stated that 10 to 15 percent of Specific Plan area is in FEMA flood plain area.  He asked 
what the time table would be if the flood plain issue can be mitigated, 10, 20 years?  He also asked 
whether floodplain mitigation would require regional money? 
 
Response H- 23 
 
Please see Response to Comment 18-1.  Cost and funding for floodplain issues have not been finally 
determined. 
 
Comment H-24 
 
Mr. Bailey asked who would pay for the mitigation if the project site were in the floodplain: 
taxpayers, bond, those in flood plain, project owners? Mr. Bailey expressed opposition to latter, 
because he represents owners who are not in floodplains. 
 
Response H-24 
 
If a portion of the project site were determined by FEMA to be located in the 100-year floodplain, 
the project developer would be responsible for taking action and/or obtaining funds to remove the 
site from the floodplain and/or construct development in accordance with FEMA regulations. 
 
Please see also Response to Comment 18-1. 
 
Comment H-25 
 
Mr. Bailey stated that contiguity is stressed by LAFCO, and suggested that the proposed project 
could have contiguity if it were developed from north to south. 
 
Response H- 25 
 
Comment noted. 
  
Comment H-26 
 
Mr. Bailey stated that development proposed to move from 102 west would have flood plain and 
Williamson contract issues; so the proposed project may not be able to meet its timetable. 
 
Response H-26 
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Comment noted. 
 
Tom Lumbrazo, Turn of the Century 
 
Comment H-27 
 
Mr. Lumbrazo stated that he would be submitting written comments on the DEIR. 
 
Response H-27 
 
Comment noted.  Mr. Lumbrazo’s written comments appear as Comment Letters 32 and 33 in this 
Final EIR. 
 
Comment H-28 
 
Mr. Lumbrazo stated that, with regard to Mr. Hollman’s golf course comment, in 1997 Turn of the 
Century investigated developing a golf course with designers in the region.  They found that a 
developer needed at least 180 acres of land available at no cost before golf course developers would 
design and build a course, club house and other facilities.  The golf course developers would then 
charge fees for the golf course.  For these reasons, Turn of the Century did not further pursue 
development of a golf course. 
 
Response H-28 
 
Comment noted. 
 
The written testimony of Mr. O’Kane is attached (H-29 through H-38) and included on the following 
pages.  Responses to comments H-29 through H-38 follow written comments. 
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Response to Comment H-29: 
 
As noted in Response to Comment 36-1, the description of the activities of the Aeromodelers is 
noted. 
 
Response to Comment H-30: 
 
As stated in Response to Comment 36-5, the DEIR incorrectly noted the expiration date of the 
Aeromodelers lease agreement with the City of Woodland Parks and Recreation Department.  
The DEIR text will be revised, see Response to Comment 36-5. 
 
Response to Comment H-31: 
 
Comment noted.   
 
Response to Comment H-32: 
 
Comment noted.  Please see Responses to Comments 36-1 and 36-2.  It is important to note that any 
expansion of the Aeromodelers activities would be subject to the Club’s lease terms.  
 
Response to Comment H-33: 
Comment noted. Trees and other vegetation are often thought to provide significant noise 
attenuation. However, approximately 100 feet of dense foliage is required to achieve a 5 dB 
attenuation of noise.  Therefore, this would not be considered a feasible method to provide 
significant noise attenuation.  Please see Response to Comment 36-8.   
 
Response to Comment H-34:  
 
Comment noted. Please see Response to Comment 36-4. 
 
Response to Comment H-35: 
 
Comment noted.  Please see Response to Comment H-7. 
 
Response to Comment H-36: 
 
Please see Responses to Comments 32-2 and 36-6. 
 
Response to Comment H-37: 
 
Comment noted. As stated in Response to Comment 36-13 no significant impact was identified in 
this area; however, Mitigation Measure 4.6-8 requires that detailed traffic impact studies be prepared 
for each development within the plan area.  These studies should include a more detailed review of 
site specific traffic operations and event conditions as determined necessary by the City of 
Woodland Traffic Engineer. 
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Response to Comment H-38: 
 
Comment noted.  Please see also Responses to Comments 36-1, 36-2, and 36-7. 
 
Discussion Among Planning Commissioners 
 
The following is a summary of comments made by Planning Commissioners, including questions 
asked about the EIR and/or proposed project, and responses provided by City staff.  No further 
responses are necessary. 
 
Chairperson Barzo thanked the audience for their comments. 
 
Commissioner Carotenuto asked where the City was with respect to the time table set by City. Does 
the Commission have time to fully consider the EIR?  Commissioner Carotenuto was concerned that 
the Commission  had not had enough time to discuss the plan or EIR.  
 
Commissioner O’Bryant stated that the Commission would have another meeting to address DEIR 
and FEIR. 
  
Commissioner Carotenuto suggested that the Specific Plan be a single item when the Commission 
considered it. 
 
Commissioner Thompson asked how roadway mitigation for the proposed project related to the 
City’s Master Plan for transportation improvements. 
 
Ms. Graham, EIR consultant, stated that the DEIR assumed that Master Plan improvements would 
be constructed under the cumulative scenario. Mitigation for the proposed project then required 
additional improvements or changed timing of planned improvements. 
 
Mr. Ponticello, consulting engineer, further clarified that the DEIR does assume improvements in 
the Master Plan, and identifies additional improvements, needed at locations identified in the DEIR. 
 
Commissioner Thompson asked whether the Streets Master Plan would be revised after this project 
is adopted. 
 
Mr. Ponticello said no, the Streets Master Plan would not be revised solely in response to the project. 
 The Streets Master Plan is updated about every 5 years.  Specific improvements for individual 
intersections are programmatic, so they do not trigger an update to the Master Plan.  Street 
improvements required of the proposed project will be addressed in financing plan for Specific Plan. 
 
Commissioner Ybarra asked whether in other forums there have been comments requesting, for 
example, saving trees on Gibson Road.  
 
Mr. Ponticello stated that the olive trees on Gibson Road at Road 101 will not be able to be saved. 
For the proposed project, decisions about tree removal will be made on a case-by-case basis.  The 
issue with the olive trees was whether to realign Gibson Road to avoid trees, to the relocate trees, or 
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to take other action. Four months ago, the City Council decided to keep the alignment and remove 
the trees. 
 
Commissioner Dole asked if the Air Quality Management District had commented on the DEIR yet? 
 
Ms. Graham stated that no comment had yet been received from the Air District.  (Note:  a letter was 
received, and appears in this FEIR as Comment Letter 17). 
  
Commissioner Dole stated that, since the County is barely in attainment and air quality impacts are 
significant, the City will likely hear from the Air District. 
 
Commissioner O’Bryant asked if offsite infrastructure improvements should be included in total 
acreage? He also asked legal counsel if the City could consider items outside of Plan area?   
 
Ms. Siprelle, City legal counsel said that the City could consider offsite improvements. 
 
Commissioner O’Bryant stated that the Department of Conservation (DOC) had written a letter on 
the Williamson Act contract recision being requested by the project applicant, and requested that the 
letter be included and discussed  in the FEIR.   (Note:  the letter appears in Appendix A). The letter 
outlines the conditions under which a recision can occur, and states three DOC concerns with the 
proposed recision:  (1) that the resulting development would not be contiguous; (2) that the recision 
could result in the removal of adjacent agricultural land; and (3) that the valuation of the property for 
the cancellation fee calculation appears to be in error.  The Department also raises concerns about 
the choice of land that would be used for an agricultural easement to compensate for the recision.  
Items (1) and (2) are discussed in the responses to Letter 1.  Item (3) and the final concern are 
subject to Yolo County Board of Supervisors determinations, and do not affect the conclusions of 
the EIR.) 
 
Commissioner O’Bryant provided correct references to Department of Conservation figures for 
conversion of farmland on page 4.2-1 of the DEIR.  The figures indicate the number of acres 
committed to non-agricultural use between 1994 and 1996.  The text on page 4.2-1 of the DEIR is 
revised as follows. 
 

According to the California Department of Conservation, 3,005 acres of important farmland 
(including Prime, Statewide Importance, Unique, and Local Importance) in Yolo County 
(including incorporated areas4) were converted to non-agricultural use in between 1994 and 
1996.  out of 420,771 acres of Important Farmland were inventoried in 1996.5  Of the total 
lost, 1,181 acres were Prime Farmland, from a total of 269,149 acres of Prime Farmland 
inventoried in 1996. 

 
Commissioner O’Bryant requested that a discussion of soil porosity be included in the DEIR. (Note: 
 Soil characteristics are described in Section 4.3, Geology, Seismicity and Soils). 
 
Commissioner Carotenuto stated that the commission needed data to demonstrate whether the 
overcrossing is needed. 
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Ms. Graham stated that the traffic consultant would provide this information.  The traffic consultant 
(Fehr & Peers Associates) subsequently provided the following information on the overcrossing. 
 

The traffic operations analysis conducted for the City of Woodland General Plan, City of 
Woodland Street Master Plan, and the Turn of the Century DEIR consistently showed that 
additional roadway capacity across SR 113 is required between Gibson Road and Road 25A 
to provide adequate peak hour traffic operations under  2020 conditions.  In the General Plan 
and Street Master Plan, the additional capacity was recommended in the form of anew four-
lane overcrossing of SR 113 at Road 24C, which is about half way between Gibson Road 
and Road 25A.  If the Road 24C overcrossing is not built to four lanes, additional widening 
would be required at the Road 25 overcrossing of SR 113.  This new roadway connection not 
only provided the additional capacity that was necessary to provide adequate peak hour 
traffic operations, it created the primary east-west arterial necessary to create a grid-based 
street system in the City’s new growth area (i.e., TOC Specific Plan and Master Plan 
Remainder Area) as specified in the General Plan policies.  In the TOC DEIR, the traffic 
analysis for Plan A confirmed the findings of the General Plan and Street Master Plan 
analysis.  The traffic analysis for Plan B revealed that the Road 25 interchange with SR 113 
could be widened instead of constructing the Road 24C overcrossing to provide an 
alternative form of additional capacity across SR 113.  However, Plan B was identified as 
being potentially inconsistent with the General Plan policies requiring a grid-based street 
pattern in new growth areas if the Road 24C overcrossing was not constructed.  Therefore, 
the conclusion that additional capacity across SR 113 between Gibson Road and Road 25A 
is supported by all three planning studies.  The location of this capacity appears to be more 
of a policy interpretation that will ultimately need to be made by the City. 

 
Commissioner Ybarra asked when the airport would need to be shut down.  (Note:  This issue is 
discussed on page 4.12-17 of the DEIR and in Response to Comment 32-48). 
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• 

• 

• 

 
ANALYSIS OF ALTERNATIVE C 

 
 
The Alternative C Land Use concept, submitted by David Wade of Wade and Associates, would 
develop the same project site as the proposed project (see figure on following page, which illustrates 
the proposed alternate land use configuration).  Table 4-1 compares the land uses proposed for the 
Alternative C to those of Specific Plans A and B.  Land uses listed in Table 4-1 for the Alternative 
Land Use concept are based on information shown on the map and table provided by the commentor. 
The Alternative Land Use concept proposes 3,692 residential units on 689 acres.  Housing densities 
include a mix of 3 du/acre, 4 du/acre, 5 du/acre, 7 du/acre, 10 du/acre, 18 du/acre, and 25 du/ac. 
Alternative C includes 19.5 acres of commercial uses, and approximately 32 acres of parks.  A 
middle school, high school, and private school would be included, identical to the proposed project. 
There would be a total of three elementary schools.  Although not delineated on the map provided by 
the commentor, for purposes of the analysis, it is assumed there would be approximately 62 acres for 
roadway infrastructure and utility easements because such facilities would be necessary for 
development. The Alternative C Land Use concept does not specifically designate any areas for the 
following:  Affordable Housing, Convalescent Care, General Commercial, Parkways and Urban 
Forest, Day Care, and Institutional.   
 
The Plan C Concept differs from the TOC proposals (Plan A and B) in the following ways: 
 

• greater distribution of residential land uses over plan area; 
 
• greater range of proposed densities of residential land uses; 
 
• slightly lower over all gross density: 
 

Plan A   6.3 du/ac 
Plan B   6.0 du/ac 
Plan C   5.4 du/ac; 

 
• lower percentage split between multi-family and single-family units overall: 
 

• Plan A  39% MF 
• Plan B  33% MF 
• Plan C  26% MF; 

 
• less retail and general commercial acreage (48 acre business park is shown in Master 

Plan remainder area); 
 
• no sports park (moved to Master Plan Remainder area); 
 
• two more east/west outlets on Road 102, with a somewhat more developed back bone 

grid pattern of circulation; and 
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TABLE 4-1 

 
LAND USE SUMMARY – COMPARISON OF ALTERNATIVE LAND 

USE CONCEPT TO PROPOSED PROJECT 

Specific Plan A Specific Plan B 
Alternative Land 

Use Concept 
Land Use Acres Units Acres Units Acres Units 

SFR/5** 336.9 1,683 379.4 1,896 **267.2 **1,390
SFR/4 76.6 305 76.6 305 238.6 953
SFR/3 103.2 308 103.2 307 125 374
MFR/18 68.1 1,224 63.2 1,137 *45.9 *676
Affordable Housing 5.0 100 5.0 100 0 0
Convalescent Care 3.0 50 0 0 0 0
Senior Apartments 5.0 100 0 0 12 300

597.8 3,770 627.4 3,745 688.7 3,693

Highway Commercial   0  0 
General Commercial 7.0  7.0  0 
Retail Commercial 11.9  0  5.3 
Office Commercial 25.0  19.0  14.2 

43.9  26.0  19.5 

Parks 65.1  65.4  31.8 
Parkways 9.2  8.6  0 
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TABLE 4-1 
 

LAND USE SUMMARY – COMPARISON OF ALTERNATIVE LAND 
USE CONCEPT TO PROPOSED PROJECT 

Specific Plan A Specific Plan B 
Alternative Land 

Use Concept 
Land Use Acres Units Acres Units Acres Units 

Urban Forest 5.6  5.5  0 
Drainage Parkway 13.3  13.3  0 

93.2  92.8  31.8 

Public Schools 95.0  95.0  106.2 
Private Schools 24.3  24.2  26 
Day Care 1.5    0 
Fire Station 2.0  1.5  1.4 
Institutional 5.0    0 
Public Utility Easement 4.7  4.9  0 
Major Roads and Streets 74.7  70.3  61.8 
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TABLE 4-1 
 

LAND USE SUMMARY – COMPARISON OF ALTERNATIVE LAND 
USE CONCEPT TO PROPOSED PROJECT 

Specific Plan A Specific Plan B 
Alternative Land 

Use Concept 
Land Use Acres Units Acres Units Acres Units 

207.2  195.9  192.5 

  Totals 942.1 3,770 942.1 3,745 941.2 3,693
Notes: Acreage is exclusive of Yuba Community College (118.2 acres) and Yolo County facilities (36.6 acres).  

Discrepancies in addition are due to rounding. 
 
*Multi-family residential for Alternative Land Use Plan is total of MFR-10 and MFR-18 
**SFR/5 for Alternative Land Use Plan includes SFR-7. 
Source:  Turn of the Century, Specific Plan, Plan “A”, February 3, 1999; TOC Specific Plan Alternative Land Use 
Concept (Wade Associates Urban Planning, August 1999, Comment Letter 34) 
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• different anticipated phasing of development 
 

• Plan A    (see DEIR, p. 2-10) 
• Plan B   (see DEIR, p. 2-13) 
• Plan C - Phase 1 would include everything north of proposed Parkway Drive 

(Road 24C) and everything east of SR 113, within the Plan Area; 
 - Phase 2 would include everything south of propose Parkway Drive 

and everything west of SR 113, within Plan Area. 
 
Overall, although development would be at different densities and locations, the total number of 
residential units constructed and acres converted to urban uses would be similar to the proposed 
project. Consequently, most project-specific and cumulative effects (and their level of significance) 
related would be identical or very similar to those identified for the proposed project. For 
transportation, housing-related issues, schools, and General Plan policy consistency matters, impacts 
related to these issue areas under the Alternative C Land Use concept would differ from the 
proposed project, as discussed in greater detail below. 
 
Effects Similar to the Proposed Project 
 
Because overall development would be similar to the proposed project, the Alternative C Land Use 
concept would also result in the following less-than-significant impacts, similar to the proposed 
project: 

 
• consistency with LAFCO agricultural conservation policies; 
• effects on agricultural viability and consistency with policies related to agriculture; 
• geology and soils; 
• flooding, drainage, and water quality; 
• special-status species, wetlands, and oak trees; 
• construction emissions, carbon monoxide emissions, and odors; 
• construction noise, traffic and aircraft noise, noise from adjacent land uses; 
• changes in the visual environment; 
• potential to disturb cultural resources; 
• population; 
• public health and safety; 
• demand for water supply, wastewater, solid waste services; 
• demand for fire and police protection services; and 
• demand for parks, recreational facilities, schools, and libraries. 
 
The following impacts were identified as significant for the proposed project, and would be expected 
to be similar, if not identical, under the Plan C concept: 
 
• loss of Important Farmland; 
• cancellation of Williamson Act contracts; 
• changes in groundwater levels; 
• loss of raptor foraging habitat and loss of general wildlife habitat (cumulative) 
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• cumulative air quality; 
• cumulative noise; and 
• nuisance pests (black gnats). 
 
Effects of Alternative C That Differ from the Proposed Project 
 
As with the proposed project, there would be an increase in motor vehicle traffic on local roadways 
under Alternative C.  Because the number of individuals occupying or visiting the site would be 
similar to the proposed project, Alternative C would generally result in transportation-related effects 
similar to the less-than-significant impacts identified for the proposed project.  However, a detailed 
traffic study would be required to determine the specific effects on intersections and roadways.  Key 
issues related to this alternative would be differences in intersection and roadway levels of service as 
a result of changes in density and mix of uses, potential differences associated with the proposed 
business park and relocated sports park, and consistency with the General Plan and Street Master 
Plan.  
 
Alternative C proposes a greater range of densities than the proposed project, which would be more 
consistent with General Plan policy 1.B.9 than the proposed project.   However, as indicated in 
Table 4-1, total multi-family residential units (including senior apartments) would be 976, or 
approximately 26 percent of the total residential units, which is less than the General Plan Housing 
Element objective of 35 percent.  Specific Plan A would meet the 35 percent requirement; Specific 
Plan B would not (33 percent).  Therefore, this alternative would result in a significant impact, as 
related to housing opportunity and General Plan consistency.  Alternative C does not specifically 
identify affordable housing.  However, assuming the number of required affordable units could be 
incorporated into the total number of multi-family units (similar to the approach identified for 
Specific Plan B), this alternative could be consistent with the Housing Element in this regard.  
General Plan policy 1.B.7 encourages the dispersal of multi-family housing throughout the 
community. Alternative C better distributes multi-family housing throughout the Plan Area, as 
compared to Plans A and B.  This was considered a significant impact for the proposed project, and 
would likely be less-than-significant for Plan C. 
 
The alternative plan would be more consistent with General Plan policies calling for grid-street 
pattern and may achieve greater consistency as related to development phasing. 
 
Alternative C proposes three elementary schools.  The need for a third elementary school was 
identified as mitigation to reduce schools-related impacts to a less-than-significant level for the 
proposed project.  Therefore, this alternative could reduce this impact, as compared to the proposed 
project. 
 
This alternative includes 31.8 acres of parkland.  The City’s standard of providing 10 acres of 
parkland for every 1,000 residents would require approximately 102 acres for this alternative, which 
would not be achieved by Alternative C.  Additionally, this alternative does not include the planned 
sports park.  The proposed project would provide approximately 65 acres of parkland, which was 
identified as not meeting the City’s defined needs and therefore a significant impact.  The level of 
significance in this regard would be the same for Alternative C, but additional mitigation would be 
necessary because the deficit would be greater than under the proposed project. 
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Summary 
 
The Alternatives chapter in the DEIR provides an analysis of a reasonable range of alternatives to 
the project, with the primary purpose of identifying an option that could feasibly attain the basic 
objectives of the project while avoiding or substantially lessening any of the significant effects.  
There may be an infinite variety of land use configurations that could be considered for the project 
site that could generally reflect the General Plan Planned Neighborhood designation while meeting 
the objectives of the proposed project.  Analysis of every possible option and/or alternative 
configuration would be complex and redundant, without providing any new, meaningful information 
to the decisionmakers.  Alternative C is one of many configurations that could be considered.  If the 
City Council chose to pursue Alternative C, the DEIR analysis would be applicable in most issue 
areas, because, as stated above, the impacts would be similar to the proposed project.  However, 
additional analysis of environmental effects, particularly as related to traffic, would need to be 
prepared to precisely determine how traffic and circulation impacts would differ. 
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5. MITIGATION MONITORING PROGRAM 

 
 
 
INTRODUCTION 
 
The California Environmental Quality Act requires public agencies to report on and monitor 
measures adopted as part of the environmental review process (PRC  §21081.6).  This Mitigation 
Monitoring Program (MMP) is designed to ensure that the measures identified in this EIR are 
fully implemented.  The MMP describes the actions that must take place as a part of each 
measure, the timing of these actions, who is responsible for implementation, and the agency 
responsible for enforcing each action. 
 
For most of the measures noted in this MMP, the City has ultimate responsibility for 
implementation of mitigation measures.  Therefore, it is recommended that the Community 
Development Director be assigned chief monitor and be responsible for assigning monitoring 
actions to responsible agencies.  The Director would track the overall progress of each action. 
 
If another agency or entity is responsible for implementation, it is recommended that the 
Director or his/her designee contact these agencies or entities and request detailed information to 
be appended to this Plan, in order to ensure coordination in monitoring reporting. 
 
As required by §21081.6 of the PRC, the Woodland Community Development Department is the 
“custodian of documents and other material” which constitute the “record of proceedings” upon 
which a decision to approve the proposed project was based.  Inquiries should be directed to: 
 

Steve Harris, Community Development Director 
Woodland Community Development Department 

530-661-5820 
 

The location of this information is: 
 

Woodland Community Development Department 
300 First Street 

Woodland, California  95695 
 

In order to assist implementation of the EIR mitigation measures, the Program has been 
formatted as a table with the following information: 
 



  5. Mitigation Monitoring Program 
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Impact and Mitigation Measures: The impacts and mitigation measures are taken verbatim from 
the Draft EIR or when a revision has been made, from the Final EIR. 
 
Timing /Milestone: Each action must take place during or prior to some part of the Specific Plan 
or project development or approval. Generally, the timing of actions falls into one of the 
following categories: 
 
 Prior to approval of Specific Plan 
 At the time of Specific Plan approval 
 At the time of Annexation 
 Prior to approval of Tentative Map 
 Prior to acceptance of Final Map 
 Prior to approval of Improvement Plans 

Prior to issuance of Building Permit 
 During construction 
  
Responsibility for Oversight:  The City of Woodland will have ultimate and legal responsibility 
for implementation of most mitigation measures. This column indicates which entity will oversee 
implementation of the measure, conduct the actual monitoring and reporting, and take corrective 
actions when a measure has not been properly implemented.  
 
Implementation of Mitigation Measure: This column identifies how actions will be implemented 
and verified. 
 
Responsibility for Implementation:  This column identifies the entity that will undertake the 
required action.  “Applicant” refers to the TOC Specific Plan applicant.  “Developer” is used to 
denote developers of individual projects within the Specific Plan area.  For certain Specific Plan-
wide measures, required prior to, or at the time of, adoption of the Specific Plan, the applicant or 
first developer will have to fund the entire measure with subsequent reimbursement on a fair-
share basis from later developers. 
 
Other mitigations should be incorporated into the final Specific Plan document in some manner 
(e.g. as an appendix) and the costs of those actions should be included as elements of the final 
fiscal analysis, financing plans, and/or CIP (as appropriate). 
 
Checkoff Date/Initials: This column verifies that mitigation measures have been implemented. 
 
 
 



 
BD = Building Development CDD = Community Development Department PWD = Public Works Department YCTD = Yolo County Transportation District 
USACOE = US Army Corps of Engineers DFG = California Department of Fish and Game USFWS = US Fish and Wildlife Service SYMVCD = Sacramento-Yolo Mosquito Vector Control District 
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TURN OF THE CENTURY SPECIFIC PLAN EIR 
MITIGATION MONITORING PROGRAM 

Environmental Impact Mitigation Measure(s) Timing/Milestone 
Responsibility 
for Oversight 

Implementation of 
Mitigation Measure 

Responsibility 
for 

Implementation 
Checkoff  

Date/Initials 

Land Use and Planning 
4.1-1 The proposed project 

could be incompatible with 
existing surrounding land 
uses. 

 

4.1-1  
(A/B) Consistent with Specific Plan Policy 

N.2., all residential units within 500-
feet of active (interim or long-term) 
agricultural uses shall be provided with  
a deed disclosure regarding the 
proximity and nature of neighboring 
agricultural uses.  This disclosure shall 
be applied at the tentative map stage to 
the affected properties.  The text of the 
disclosure language shall be approved 
by the City Attorney. 

Prior to approval of 
each Tentative Map 
 
 
 
 
 
 
 
Prior to approval of 
each Tentative Map 

CDD/City 
Attorney 

 
 
 
 
 
 
 

CDD 

Prepare deed disclosure 
language to satisfaction of 
City Attorney. 
 
 
 
 
 
 
Document attachment of 
deed disclosure to title for 
each residential parcel. 

Developer of 
property within 

500 ft of 
agriculturally 

zoned, 
designated, 

and/or used land 
 
 

Developer of 
property within 

500 ft of 
agriculturally 

zoned, 
designated, 

and/or used land 

 

4.1-2 The proposed project could 
be incompatible with 
planned surrounding land 
uses. 

4.1-2 
(A/B) All residential units within 500 feet of 

the regional park shall be provided 
with a deed disclosing the Regional 
Park and planned future development.  
This disclosure shall be applied at the 
tentative map stage to the affected 
properties.  The text of the disclosure 
language shall be approved by the 
City Attorney. 

Prior to approval of 
Tentative Map 
 
 
 
Prior to approval of 
Tentative Map 

CDD/City 
Attorney 

 
 
 

CDD 

Prepare deed disclosure 
language to satisfaction of 
City Attorney. 
 
 
Document attachment of 
deed disclosure to title for 
each residential parcel. 

Developer of 
property within 

500 ft of regional 
park boundaries 

 
Developer of 

property within 
500 ft of regional 
park boundaries 
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TURN OF THE CENTURY SPECIFIC PLAN EIR 
MITIGATION MONITORING PROGRAM 

Environmental Impact Mitigation Measure(s) Timing/Milestone 
Responsibility 
for Oversight 

Implementation of 
Mitigation Measure 

Responsibility 
for 

Implementation 
Checkoff  

Date/Initials 
4.1-3 The proposed project 

could be incompatible with 
existing internal land uses. 

 

4.1-3 
(A/B)  
(a) Implement Mitigation Measures 4.12-

6 (a) through (d) from Section, 4.12, 
Public Health and Safety, which 
would ensure proper building height 
and distance be observed in the design 
of residential uses near the existing 
airstrip, or require closure of the 
airstrip by revocation of the 
conditional use permit or 
amortization/abatement of the use as 
non-conforming.  

 

See Mitigation Measures 4.12-6(a) through (d). 

 (b) The Specific Plan shall be amended to 
include fencing and landscaping to 
screen residential areas from adjacent 
existing commercial uses. 

Prior to approval of 
Specific Plan 

CDD    Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant

4.1-4 Under the proposed 
project, the mix of internal 
land uses could be 
considered incompatible.  

 

4.1-4 
(A/B) 
(a) Development of the Sports Park shall 

require a Conditional Use Permit with 
special attention given to the design 
and operation of this facility. 

Prior to approval of  
Specific Plan 

CDD    Include appropriate
language in Final Specific 
Plan requiring a 
Conditional Use Permit, 
to ensure that the site plan  
for the park places uses 
that are more likely to 
create nuisances (e.g. 
noise) farthest from 
residential areas and/or 
that the plan includes 
features (e.g., berms) that 
will minimize intrusion of 
park activities into 
residential areas. 

Applicant
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TURN OF THE CENTURY SPECIFIC PLAN EIR 
MITIGATION MONITORING PROGRAM 

Environmental Impact Mitigation Measure(s) Timing/Milestone 
Responsibility 
for Oversight 

Implementation of 
Mitigation Measure 

Responsibility 
for 

Implementation 
Checkoff  

Date/Initials 
 (b) Implement Mitigation Measure  4.8-

8(a), (b), and (c) from Section 4.8, 
Noise. 

 

See Mitigation Measure 4.8-8(a), (b), (c). 

 (c) School facilities shall be designed to 
be compatible with surrounding land 
uses and shall include: ingress and 
egress shall be designed to not impede 
traffic flow on local arterials; the noise 
generating components shall be placed 
away from residential use (e.g., sports 
fields, parking lots); and directional 
lighting, planting, fences, or other 
barriers shall be used to shield 
neighboring land uses from school 
activities.  

Prior to approval of 
school site plan 

School District Document that school 
facilities include designs 
as specified in the 
mitigation measure. 

School District  

      (B)
(d) The middle school site depicted in 

Plan B shall be moved to the south of 
the sports park site, and the 
elementary school site shall be moved 
to the west to the proposed park site to 
reduce traffic impacts on these uses. 

 

Prior to approval of 
Specific Plan B 

CDD Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant

 (e) Implement Mitigation Measure 4.8-
8(e) from Section 4.8, Noise. 

See Mitigation Measure 4.8-8(e). 

4.1-5 Under the proposed 
project, development may 
be inconsistent with some 
of the City’s General Plan 
goals and polices and land 
use ordinances. 

 

4.1-5  
(A/B) 
(a) (i) Implement mitigation 

measures identified in 
Sections 4-6, 4-13, and 4-14 
related to circulation, 
implementation of a 
financing plan, implement-
ation of a capital 
improvement program, and 
parkland.   

 

See Mitigation Measures identified in Sections 4.6, 4.13 and 4.14. 
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TURN OF THE CENTURY SPECIFIC PLAN EIR 
MITIGATION MONITORING PROGRAM 

Environmental Impact Mitigation Measure(s) Timing/Milestone 
Responsibility 
for Oversight 

Implementation of 
Mitigation Measure 

Responsibility 
for 

Implementation 
Checkoff  

Date/Initials 
Implement Policy 1.C.2 by 
consolidating and expanding 
the proposed 5.1 acres of 
mini parks into two 
additional neighborhood 
parks to serve the proposed 
residential areas. 
 

Prior to approval of 
Specific Plan 

CDD Make appropriate
revisions to Specific Plan 
figures and text. 

 Applicant  

 (ii) Find that the proposed 
project is substantially 
consistent with the General 
Plan policies, with 
implementation of identified 
measures. 

 
OR 

At the time of 
approval of Specific 
Plan 
 
 
 
 
OR 

CDD 
 
 
 
 
 
 

OR 

Make appropriate 
Findings of Fact. 
 
 
 
 
 
OR 

City Council 
 
 
 
 
 
 

OR 

 

 (iii) Reject relevant mitigation 
measures, and find that the 
proposed project is in 
substantial conformance with 
the General Plan as 
proposed. 

 

At the time of 
approval of Specific 
Plan 

CDD  Make appropriate
Findings of Facts. 

City Council  

(b) For Policy 1.A.2, find that the 
proposed project is substantially 
consistent with General Plan Policies 
related to development with Urban 
Limit Line boundaries. 

At the time of 
approval of Specific 
Plan 

CDD  Make appropriate
Findings of Fact. 

City Council  

(B) 
(c) (i) Establish a focal point within 

the Specific Plan area.  
 

OR 
 

Prior to approval of 
Specific Plan B 
 
 
OR 

CDD 
 
 
 

OR 

Make appropriate 
revisions to Specific Plan 
figures and text. 
 
OR 

Applicant 
 
 
 

OR 

 

(ii) Find that the proposed 
project is substantially 
consistent with the General 
Plan. 

At the time of 
approval of Specific 
Plan B 

CDD  Make appropriate
Findings of Fact. 

City Council  
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TURN OF THE CENTURY SPECIFIC PLAN EIR 
MITIGATION MONITORING PROGRAM 

Environmental Impact Mitigation Measure(s) Timing/Milestone 
Responsibility 
for Oversight 

Implementation of 
Mitigation Measure 

Responsibility 
for 

Implementation 
Checkoff  

Date/Initials 
4.1-6 
(A/B) 
(a) The parcel depicting mini-storage in 

Plan A and Plan B shall be restricted 
to that use through available 
mechanisms in the Specific Plan. 

Prior to approval of 
Specific Plan 

CDD Make appropriate
revisions to Specific Plan 
figures and text. 

 Applicant  4.1-6 The proposed project 
would include zoning 
designations that could 
result in development of 
land uses other than those 
identified in the Specific 
Plan, resulting in 
unforeseen 
incompatibilities between 
land uses. 

(A) 
(b) The parcel depicting convalescent care 

in Plan A shall be restricted to that use 
through available mechanisms in the 
Specific Plan.   

 

Prior to approval of 
Specific Plan 

CDD    Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant

4.1-7 The proposed project may 
allow development that 
would be inconsistent with 
the City’s Zoning 
Ordinance.  

 

4.1-7  
(A/B) 
(a) (i) The Specific Plan shall be 

revised to reconcile the 
zoning inconsistency for the 
proposed mini-storage use 
by modifying the proposed 
Specific Plan land use 
designation from C-2 to C-3, 

 
 OR 
 

Prior to approval of 
Specific Plan 
 
 
 
 
 
 
 
 
OR 

CDD 
 
 
 
 
 
 
 
 
 

OR 

Make appropriate 
revisions to Specific Plan 
figures and text. 
 
 
 
 
 
 
 
OR 

Applicant 
 
 
 
 
 
 
 
 
 

OR 

 

     (ii) The Specific Plan shall be 
revised to specify the mini-
storage use as allowed by 
Conditional Use Permit in 
the C-2 zone within the 
Specific Plan area only. 

 

Prior to approval of 
Specific Plan 

CDD Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant

 (b) (i) The Specific Plan shall be 
revised to reconcile the lot 
area inconsistency for SF5 
lots by modifying the 
proposed Specific Plan land 
use designation to be 
consistent with existing 
citywide zoning 

Prior to approval of 
Specific Plan 
 
 
 
 
 
 

CDD 
 
 
 
 
 
 
 

Make appropriate 
revisions to Specific Plan 
figures and text. 
 
 
 
 
 

Applicant 
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TURN OF THE CENTURY SPECIFIC PLAN EIR 
MITIGATION MONITORING PROGRAM 

Environmental Impact Mitigation Measure(s) Timing/Milestone 
Responsibility 
for Oversight 

Implementation of 
Mitigation Measure 

Responsibility 
for 

Implementation 
Checkoff  

Date/Initials 
designations.  

 
 OR 
 

 
 
OR 

 
 

OR 

 
 
OR 
 

 
 

OR 
 

     (ii) The Specific Plan shall be 
revised to clarify the intent 
to have different standards 
for the SR5 designation. 

Prior to approval of 
Specific Plan 

CDD Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant

 (c) (i) Other inconsistencies with
the City’s zoning 
requirements shall be 
identified and reconciled by 
making modifications to the 
Specific Plan to ensure 
consistency, 

  Prior to approval of 
Specific Plan 

 
 OR 
 

 
 
 
 
 
 
OR 

CDD 
 
 
 
 
 
 
 

OR 

Make appropriate 
revisions to Specific Plan 
figures and text. 
 
 
 
 
 
OR 

Applicant 
 
 
 
 
 
 
 

OR 

 

 (ii) The Specific Plan shall be 
revised to specify standards 
intended to be different. 

Prior to approval of 
Specific Plan 

CDD    Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant

4.1-8 The proposed project 
could result in residential 
densities that are 
inconsistent with the 
proposed zoning. 

 

4.1-8         
(A/B) The Specific Plan policy on the 

transfer of development shall be 
revised to restrict the transfer of 
development to the maximum density 
of any given zoning district. 

Prior to approval of 
Specific Plan 

CDD    Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant

4.1-9 The proposed project 
includes land use 
designations that differ 
from adopted General 
Plan land use designations. 

 

4.1-9 
(A/B) 
(a) The Specific Plans shall be modified to 

include Tables 4.1-2 and 4.1-3 in order 
to ensure the Specific Plans are 
consistent with the City’s General Plan 
land use designations and associated 
zoning. 

Prior to approval of 
Specific Plan 

CDD    Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant
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TURN OF THE CENTURY SPECIFIC PLAN EIR 
MITIGATION MONITORING PROGRAM 
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Implementation 
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(b) The Specific Plans shall be modified 

to include the City’s land use 
designation of Service Commercial 
and Public Service on the portion of 
the project site which includes Yuba 
College and land owned by the 
County, as shown on the City’s Land 
Use Diagram. 

Prior to approval of 
Specific Plan 

CDD Make appropriate
revisions to Specific Plan 
figures and text. 

 Applicant  

4.1-10 The proposed project may 
be inconsistent with 
LAFCO Agricultural
Conservation policies. 

 (a) The annexation of the Specific Plan 
shall be staged to match the proposed 
phasing of the Specific Plan.  

4.1-10 
(A/B) 

 
 
OR 
 

At the time of 
annexation 
 
 
 
 
 
OR 

CDD 
 
 
 
 
 
 

OR 

Submit annexation 
application consistent 
with adopted phasing of 
Specific Plan. 
 
 
 
OR 

Applicant/ 
Developer/City 

(prepare 
application) 

LAFCO (final 
action) 

 
OR 

 

 
 

 
(b) The annexation of the Specific Plan 

shall be staged to include all of the 
project site, except the acreage that 
remains under Williamson Act 
contract. 

 

 
At the time of 
annexation 

 
CDD 

 
Submit annexation 
application that excludes 
properties remaining 
subject to Williamson Act 
(042-010-05; 042-010-20; 
042-030-03). 

 
Applicant/ 

Developer/City 
(prepare 

application) 
LAFCO (final 

action) 
 

 

  OR
 
(c) LAFCO shall determine that the 

applicable facts and circumstances 
support a finding of substantial 
conformity with LAFCO Policy IV.D, 
which would allow for annexation of 
the entire site. 

OR 
 
At the time of 
annexation 

OR 
 

CDD 

OR 
   
Make appropriate 
Findings of Fact. 

OR 
 

LAFCO 

 

Agricultural Resources 
4.2-1 Development of the 

proposed project would 
result in the loss of 940 
acres of Important 

4.2-1 
(A/B) The project applicant shall set aside in 

perpetuity an equal amount (940 acres 

Prior to approval of 
first Tentative Map 

 

CDD 
 
 

The City shall adopt a 
TOC Specific Plan 
Agricultural Land 

City Council  
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Farmland. 

 
of the Plan Area plus Important 
Farmland converted for offsite 
infrastructure) of contiguous, active 
agricultural acreage elsewhere in Yolo 
County through the purchase of 
development rights and execution of 
an irreversible conservation or 
agricultural easement.  These soils 
shall be permanently protected from 
future development via enforceable 
deed restrictions.  Acreage between 
Woodland and Davis, already 
experiencing, or likely to experience, 
growth pressures shall be targeted.  
Soils and farming conditions shall be 
equivalent or superior to the project 
area.   

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Mitigation Program that 
further specifies the 
parameters required for 
compliance with this 
measure.  The program 
shall identify acceptable 
areas of the County within 
which mitigation acreage 
shall be purchased, 
required soils and farming 
conditions (equivalent or 
superior to the project 
area), required terms of 
the conservation 
easement, appropriate 
management entities for 
the easement, mechanism 
and source of funding for 
ongoing oversight and 
enforcement of the 
easements, and other 
appropriate requirements 
as may be subsequently 
determined. 
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  Protected acreage equal to the total 

acreage of any particular development 
shall be, set aside prior to 
commencement of any development 
activity within that development. 
 

Prior to approval of 
first Tentative Map 

CDD The first developer shall 
purchase, in fee or 
conservation easement, 
development rights for 
940 acres (plus any 
additional acreage 
converted for offsite 
infrastructure). 
 

First Developer  

  Prior to approval of 
first Tentative Map 

CDD/City 
Attorney 

A mechanism shall be 
established for subsequent 
reimbursement to the first 
developer, by subsequent 
developers. 
 

City/First 
Developer 

 

 Acreage set aside required by 
Mitigation Measure 4.5-4 for loss of 
Swainson’s hawk foraging habitat (see 
Section 4.5, Biological Resources) 
may be used jointly to satisfy all or a 
portion of this mitigation requirement, 
so long as it meets the habitat needs of 
the species and is retained in active 
agricultural uses.  The land shall be 
managed via an agreement satisfactory 
to the City and Department of Fish 
and Game, governing operations such 
that it remains agriculturally 
productive and also provides hawk 
habitat.  Land that does not meet the 
intent of both measures can not be 
used as joint mitigation, in which case 
more acreage would be needed in 
order to satisfy both mitigations. 

Prior to approval of 
first Tentative Map 

CDD/DFG The Agricultural Land 
Mitigation Program shall 
include appropriate 
cropping and land 
management restrictions, 
satisfactory to the 
Department of Fish and 
Game, applicable to any 
mitigation acre intended 
to also satisfy Swainson’s 
hawk foraging habitat 
(Mitigation Measure 4.5-
4).  A letter from DFG 
shall be made an 
attachment to the Program 
attesting to its acceptance 
by DFG. 

City 
Council/First 

Developer/DFG 
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4.2-2 Development of the 

proposed project would 
conflict with or result in 
the cancellation of 
Williamson Act contracts. 

 

4.2-2 
(A/B) A Williamson Act contract and 

conservation easement shall be 
established on 162 acres of land 
outside of the project site, or greater if 
land is removed from Williamson Act 
contract for the required 
detention/retention basin, to the 
satisfaction of the City. 

See Mitigation Measure 4.2-1. 

4.2-3 
(A/B)(a) Implement Mitigation Measure 4.1-1. 

See Mitigation Measure 4.1-1. 4.2-3 Development of the 
proposed project could 
result in incompatibilities 
between active agricultural 
uses and future residential 
uses.  

(b) The City of Woodland shall consider 
adopting a Right to Farm Ordinance to 
address interim land use conflicts that 
could occur between new development 
and planned growth areas that may 
remain in agricultural uses until future 
conversion. 

Prior to approval of 
first Tentative Map 

CDD A draft Right to Farm 
Ordinance shall be 
prepared and presented to 
the City Council, for 
adoption. 

CDD/City 
Council 

 

4.2-4 Development of the 
proposed project could 
adversely affect 
agricultural viability. 

 

4.2-4 
(A/B) The Specific Plan shall be revised to 

require a 500-foot buffer within the 
project site adjacent to active 
agricultural uses to the south of Road 
25A. 

Prior to approval of 
Specific Plan 

CDD    Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant

4.2-5 
(
(a)
A/B)  

 Implement Mitigation Measures 4.2-1, 
4.2-2, and 4.2-4. 

 
AND 
 

See Mitigation Measures 4.2-1, 4.2-2, and 4.2-4. 4.2-5 The proposed project may 
be inconsistent with 
General Plan policies. 

 

(b) For General Plan Policies 1.I.4 and 
1.I.6, the City shall implement one of 
the following measures: 
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(i) Find that the proposed 

project is essentially 
consistent with the direction 
of the General Plan Policies 

 

At the time of 
approval of Specific 
Plan 

CDD Make appropriate
Findings of Fact. 

 City Council  

OR      OR OR OR OR

 (ii) Amend the General Plan 
Policies to conform with 
the inconsistencies
identified. 

 

At the time of 
approval of the 
Specific Plan 

CDD Amend the General Plan 
to ensure consistency 
between the two 
documents. 

City Council  

4.2-6 Development of the 
proposed project, in 
combination with other 
cumulative development, 
would contribute to the 
loss of Important 
Farmland. 

4.2-6 
(A/B) Implement Mitigation Measure 4.2-1 

and/or 4.2-2. 

See Mitigation Measures 4.2-1 and 4.2-2. 

4.2-7 Development of the 
proposed project, in 
combination with other 
cumulative development, 
could adversely affect 
agricultural viability. 

4.2-7 
(A/B) Implement Mitigation Measure 4.2-4. 

See Mitigation Measure 4.2-4. 

Hydrology, Drainage and Water Quality 
4.4-1 The proposed project 

would increase the rate and 
amount of stormwater 
runoff from newly created 
impervious surfaces, which 
could contribute to 
localized or downstream 
flooding. 

4.4-1 
(A/B) 
(a) Prior to the first tentative map 

approval, the Specific Plan storm 
drainage plan shall be completed.  The 
drainage plan shall identify specific 
storm drainage design features to 
control increased runoff from the 
project site.  This may be achieved 
through one or more of the following: 
onsite conveyance and detention 
facilities, offsite detention or retention 
facilities, channel modification, or 

Prior to approval of 
the first Tentative 
Map 

PWD The applicant shall 
prepare and submit the 
Turn of the Century 
Specific Plan Storm 
Drainage Plan consistent 
with the terms of the 
measure and accepted 
engineering practice.  The 
Plan is subject to PWD 
review and approval.  The 
Plan is also subject to 
separate CEQA clearance 
to determine if additional 

Applicant  



 
BD = Building Development CDD = Community Development Department PWD = Public Works Department YCTD = Yolo County Transportation District 
USACOE = US Army Corps of Engineers DFG = California Department of Fish and Game USFWS = US Fish and Wildlife Service SYMVCD = Sacramento-Yolo Mosquito Vector Control District 
 

N:\101730.AG\AFEIR\MMP\MMP.DOC 5-14  

TURN OF THE CENTURY SPECIFIC PLAN EIR 
MITIGATION MONITORING PROGRAM 

Environmental Impact Mitigation Measure(s) Timing/Milestone 
Responsibility 
for Oversight 

Implementation of 
Mitigation Measure 

Responsibility 
for 

Implementation 
Checkoff  

Date/Initials 
equally effective measures to control 
the rate and volume of runoff.  To 
demonstrate the effectiveness of the 
proposed system to prevent additional 
flooding at offsite (downstream) 
locations, all necessary hydrologic and 
hydraulic calculations and assumptions 
and design details shall be submitted to 
the City  Public Works Department for 
review and approval.  The design of all 
features proposed by the project 
applicant shall be consistent with the 
most recent version of the City’s Storm 
Drainage Guidelines and Criteria, and 
standard design and construction 
specifications and details. 

 

environmental review is 
required. 

 

 (b) Prior to the first tentative map 
approval, the project applicant shall 
demonstrate to the City Public Works 
Department that development of either 
Specific Plan A or Specific Plan B will 
not preclude future installation and 
operation of Storm Drainage Facilities 
Master Plan improvements anticipated 
in the project site and that facility 
improvements will be consistent with 
the Storm Drainage Facilities Master 
Plan. 

 

Prior to approval of 
the first Tentative 
Map 

PWD Review and approval by 
PWD, consistent with 
terms of measure. 

Applicant  

 (c) Prior to the first tentative map 
approval, the project applicant shall 
demonstrate that an appropriately sized 
and located storm drainage system 
shall be installed or adequately 
financed (through fair-share payment 
of fees or other means). 

Prior to approval of 
the first Tentative  
Map 

PWD Review and approval by 
PWD; approval of final 
Financing Plan and CIP. 

Applicant 
prepares 

information. 
City Council 

takes final action. 
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4.4-3 Runoff from new 

impervious surfaces would 
contain urban 
contaminants that could 
affect receiving water 
quality. 

 

4.4-3 
(A/B) Prior to each tentative map approval, 

the applicant shall identify proposed 
urban stormwater runoff Best 
Management Practices (BMPs) that 
will be incorporated into project 
design.  The BMPs shall be selected 
based on and consistent with the 
City’s planning and design criteria set 
forth in the “Phase A Storm Drainage 
Facilities Master Plan Storm Water 
Quality Regulations and Control 
Measures”. 

 

Prior to approval of 
each Tentative Map 
 
 
 
During all site work 
and construction 

PWD 
 
 
 
 

PWD 

Review and approval by 
PWD, consistent with 
terms of measure. 
 
 
Verify through site visits 
that BMPs are being 
properly implemented. 

Developer 
 
 
 
 

Developer 
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4.4-5 The proposed project 

would require the use of 
groundwater, which could 
result in changes in 
groundwater levels or 
groundwater areas of 
influence or induce 
subsidence. 

 

4.4-5 
(A/B) 
(a) Prior to approval of the first tentative 

map, the applicant shall identify 
specific steps to be taken to minimize 
project effects on groundwater levels 
that could affect agricultural wells.  
The program shall establish site-
specific and local baseline 
groundwater levels, existing and 
proposed wells, uses and rates,  and 
areas of influence.   The program shall 
also establish criteria that will be used 
to determine whether the effect on 
non-project wells may be considered 
adverse (e.g., groundwater levels shall 
not fall below a specific elevation 
during the irrigation season).  This 
information shall be used to 
appropriately site and design project 
wells throughout project buildout to 
minimize the effects on wells and 
locations that could be affected by 
groundwater pumping associated with 
the proposed project. 

 

Prior to approval of 
the first Tentative 
Map 
 

PWD The applicant shall 
prepare and submit the 
Turn of the Century 
Specific Plan Water 
Supply Plan consistent 
with the terms of the 
measure and accepted 
engineering practices.  
The Plan is subject to 
PWD review and 
approval. 

Applicant  

 OR 
 
(b) If project wells cannot be sited to 

reduce effects on agricultural wells 
that could be adversely affected by 
project pumping, the City shall 
establish a mechanism to relocate the 
agricultural wells to ensure that 
groundwater pumping for irrigation 
purposes is maintained at baseline 
levels for the affected well.   

 
 

OR 
 
Prior to approval of 
first Tentative Map 

OR 
 

PWD 

OR 
 
Satisfactorily relocate 
agricultural wells. 

OR 
 

Applicant 

 



 
BD = Building Development CDD = Community Development Department PWD = Public Works Department YCTD = Yolo County Transportation District 
USACOE = US Army Corps of Engineers DFG = California Department of Fish and Game USFWS = US Fish and Wildlife Service SYMVCD = Sacramento-Yolo Mosquito Vector Control District 
 

N:\101730.AG\AFEIR\MMP\MMP.DOC 5-17  

TURN OF THE CENTURY SPECIFIC PLAN EIR 
MITIGATION MONITORING PROGRAM 

Environmental Impact Mitigation Measure(s) Timing/Milestone 
Responsibility 
for Oversight 

Implementation of 
Mitigation Measure 

Responsibility 
for 

Implementation 
Checkoff  

Date/Initials 
4.4-7 
(A/B) 
(a) If the FEMA maps are adopted and 

development occurs in the area 
delineated as Zone AE, structures 
placed in the floodplain shall be sited 
and designed so they do not impede or 
restrict flood flows.  The results of 
site-specific hydrologic and hydraulic 
studies shall be used to quantify 
baseline and post-development 
conditions to identify development 
recommendations. 

 

Prior to approval of 
Tentative Map, for 
APNs 042-010-24, 
042-010-28, 042-
010-32, 042-010-
35, 042-010-34, 
042-010-46 

PWD Demonstrate that
structures placed in the 
floodplain would not 
impede or restrict flood 
flows, based on site-
specific hydraulic study. 

 Developer of 
property that falls 

within FEMA 
floodplain 

 4.4-7 If the revised FEMA Flood 
Insurance Rate Maps are 
adopted, portions of the 
project site would be 
situated in the 100-year 
floodplain and would be 
subject to increased risk of 
flooding. 

 

(b) If the FEMA maps are adopted and 
flood control features such as levees or 
floodwalls are proposed to protect 
future development, the applicant shall 
quantify the potential effects of loss of 
floodplain storage on areas that could 
be affected by increased flooding. The 
applicant shall coordinate with the City 
to identify and implement feasible 
options for replacing the loss of 
floodplain storage. 

Prior to approval of 
Tentative Map, for 
APNs APNs 042-
010-24, 042-010-
28, 042-010-32, 
042-010-35, 042-
010-34, 042-010-46 
 
Prior to approval of 
Tentative Map, for 
APNs APNs 042-
010-24, 042-010-
28, 042-010-32, 
042-010-35, 042-
010-34, 042-010-46 

PWD 
 
 
 
 
 
 
 

PWD 

Quantify the loss of 
floodplain storage areas 
due to the project. 
 
 
 
 
 
Identify and obtain and/or 
construct floodplain 
storage equal to the loss 
caused by the project. 

Developer of 
property that falls 

within FEMA 
floodplain 

 
 
 
 

Developer of 
property that falls 

within FEMA 
floodplain 
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4.4-9 The proposed project, in 

combination with future 
development that would 
occur with General Plan 
buildout, would increase 
the rate and amount of 
stormwater runoff from 
newly created impervious 
surfaces. 

 

4.4-9 
(A/B) Implement Mitigation Measures 4.4-

1(a) through 4.4-1(c). 
 

See Mitigation Measures 4.4-1(a) through 4.4-1(c). 

Biological Resources 
4.5-1 
(A/B) 
(a) In accordance with Fish and Game 

Code Section 1900 et seq., DFG shall 
be given a minimum of 10-day notice 
prior to site grading or development on 
the TOC property within the project 
site to allow for salvage of any San 
Joaquin saltbush plant materials. 

 

At least 10 days 
prior to any grading 
on APN 042-010-46 

CDD Document that DFG has 
received notice. 

Developer of 
subject property 

 4.5-1 The proposed project 
would convert agricultural 
lands to urban uses, which 
could result in the loss of 
the alkali sink type special-
status plant species listed 
in Table 4.5-1. 

 

(b) Prior to development of the alkali sink 
habitat in the Yolo County and the 
Yuba Community College properties, 
shown in Figure 4.5-1, a rare plant 
survey shall be conducted by qualified 
biologists in accordance with the most 
current DFG/USFWS guidelines or 
protocols. Survey timing for the 
various plant species is dependent in 
part on yearly rainfall patterns and is 
determined on a case-by-case basis. 

 

Prior to approval of 
projects on County  
(042-010-24, 042-
010-28, 042-010-
32, 042-010-35) or 
college (042-010-
34) property 
 
 

DFG/USFWS  Preparation and
acceptance of rare plant 
survey. 

Yolo County/ 
Woodland 

Community 
College 
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(c) Based on the results of the survey in 

the Yolo County and the Yuba 
Community College properties, prior 
to new design approval, the County 
and Yuba Community College shall, in 
consultation with DFG and/or USFWS, 
determine whether the project would 
substantially affect special-status plant 
species dependent upon alkali sink 
habitat.  If special-status plants are 
identified, measures shall be 
incorporated to ensure no net loss of 
the species.   Evaluation of impacts to 
plant species shall consider the 
following: 

 

Prior to approval of 
projects on County 
(042-010-24, 042-
010-28, 042-010-
32, 042-010-35) or 
college (042-010-
34) property 
 
 
 

DFG/USFWS  Undertake consultation
with DFG and/or USFWS.  
Incorporate measures to 
ensure no net loss of 
species if special-status 
plants are identified. 

Yolo County/ 
Woodland 

Community 
College 

 

 the status of the species in 
question (e.g., officially listed by 
the State or Federal Endangered 
Species Acts, candidate species, 
CNPS list); 

 

     

 the relative density and 
distribution of the onsite 
occurrence versus typical 
occurrences of the species in 
question; and 

 

     

 the habitat quality of the onsite 
occurrence relative to historic, 
current or potential distribution of 
the population. 
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(d) If the surveys on the Yolo County 

and the Yuba Community College 
lands reveal no occurrences of any 
species, or if the County and/or Yuba 
Community College in consultation 
with DFG or USFWS determines that 
no significant impacts on any special-
status plant species would result from 
project implementation, then no 
further mitigation would be required. 

     

4.5-2 
(A/B) 
(a) Prior to approval of a tentative map 

for any property with shrubbery and/or 
onsite drainage ways that will not be 
preserved/avoided, the project 
applicant shall: 

 

Prior to approval of 
each Tentative Map 

USFWS Conduct VELB survey 
consistent with measure 
and applicable USFWS 
mitigation guidelines. 

Developer of any 
property with 

shrubbery and/or 
on-site drainages 

 4.5-2 The proposed project 
could result in the loss of 
potential habitat for the 
valley elderberry longhorn 
beetle (VELB). 

 

(i) Conduct a project-specific 
survey of the tentative map 
area for all potential VELB 
habitat, including a stem 
count and an assessment of 
historic or current VELB 
use; 

 

     

      (ii) Avoid and protect all 
potential VELB habitat 
within a natural open space 
area where feasible; and 
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(iii) Where avoidance is 

infeasible, develop and 
implement a VELB 
mitigation plan in 
accordance with the most 
current USFWS mitigation 
guidelines for unavoidable 
take of VELB habitat 
pursuant to either Section 7 
or Section 10(a) of the 
Federal Endangered 
Species Act. 
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4.5-3 
(A/B) 
(a) For each individual development 

project the project applicant, in 
consultation with the DFG, shall 
conduct a pre-construction or pre-tree 
pruning or removal survey of trees 
greater than 30 feet tall (proposed 
activity) during the raptor breeding-
season (approximately March 1 
through September 15).  This survey 
shall be conducted for a half mile 
radius around the project site at which 
any construction activity is proposed.  
The survey shall be conducted by a 
qualified raptor biologist during the 
same calendar year that the proposed 
activity is planned to begin to 
determine if any nesting birds-of-prey 
would be affected.  Prior to grading of 
fallow fields with ruderal vegetation, 
surveys for ground nesting raptors 
such as northern harrier and burrowing 
owl shall be conducted. 

 

During the breeding 
season immediately 
prior to the 
commencement of 
site work or 
construction within 
one-half mile of 
trees ±30 feet in 
height 
 
 
 
 
 
 
 
 
 
 
 
Prior to grading of 
fallow fields with 
ruderal vegetation 

DFG 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

DFG 

Conduct general raptor 
survey consistent with 
measure and applicable 
DFG mitigation deadline. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Conduct ground-nesting 
raptor survey (e.g. 
northern barrier and 
burrowing owl) consistent 
with measure and 
applicable DFG 
requirements. 

Developer 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Developer 

 4.5-3 The proposed project 
could result in the take of 
Swainson’s hawk 
individuals (eggs, nestlings 
or juveniles) and other 
nesting raptors (birds-of-
prey).  

 

If phased construction procedures are 
planned for the proposed activity, the 
results of the above survey shall be 
valid only for the season when it is 
conducted. 
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If the above survey does not identify 
any nesting raptor species within the 
area affected by the proposed activity, 
then no further mitigation would be 
required.  However, should any 
nesting raptor species be found, then 
the following mitigation measure shall 
be implemented. 
 

     

(b) If an active Swainson’s hawk nest is 
identified within one half mile of the 
project site, then CDFG shall be 
contacted to determine if consultation 
is required. A limited operating period 
shall be implemented within a (0.25) 
mile radius of the nest tree.  No 
construction activities shall be initiated 
during the Swainson’s hawk nesting 
period (March 1 – September 15) 
without the approval by DFG. 

 

Prior to 
commencement of 
site work or 
construction in any 
area with active 
Swainson’s hawk 
nest 

DFG Site work and 
construction contracts 
shall include  
specifications listed in 
mitigation measure 
subject to DFG approval. 

Developer  

 For other raptors, compliance with 
Fish and Game code for the particular 
species shall be implemented. 

 

Prior to 
commencement of 
site work or 
construction in any 
area with other 
active raptor 
nesting 
 

DFG Site work and 
construction contracts 
shall include  
specifications listed in 
mitigation measure 
subject to DFG approval. 

Developer  
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 (c) The project applicant shall continue to 

conduct annual surveys to determine 
the location of nesting Swainson’s 
hawks and other raptors in the project 
site.  If nesting hawks or other raptors 
are found during the survey at a 
previously unknown location within 
one-half mile of the project site and 
not within 100 yards of a previously 
documented site, the project applicant 
shall contact the DFG prior to project 
construction.  Consultation shall be 
initiated to determine the potential for 
disturbance to nesting hawks and other 
raptors and the project applicant shall 
implement feasible changes in the 
construction schedule or other 
appropriate adjustments to the project 
in response to the specific 
circumstances. 

 

See Mitigation Measure 4.5-3(a) and (b).  The trigger for raptor surveys is the impending commencement of 
site work or construction within one half mile of trees ±30 feet in height. 

 (d) If, after five years, a previously 
recorded nest site remains unoccupied 
by a Swainson's hawk, it will no longer 
be considered as a Swainson's hawk 
nest site subject to this mitigation. 
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4.5-4 The proposed project 

would result in the loss of 
foraging habitat for 
Swainson’s hawks and 
other raptors. 

 

4.5-4 
(A/B) 
(a) Prior to approval of the first tentative 

map, the project applicant shall 
develop a plan in consultation with 
CDFG to compensate for loss of 
Swainson’s hawk foraging habitat 
resulting from development of the 
project site.  This agreement shall set 
aside in perpetuity, an equivalent 
amount (939 acres of the Specific Plan 
Area plus Important Farmland 
converted for offsite infrastructure) of 
contiguous,  Swainson’s hawk 
foraging land elsewhere in Yolo 
County through the purchase of 
development rights and execution of 
irreversible conservation or 
agricultural easement.  This acreage 
shall be permanently protected from 
future development via enforceable 
deed restrictions.   Protected acreage 
equal to the total acreage of any 
particular phase shall be, set aside 
prior to commencement of any 
development activity within that 
phase. 

 

Prior to approval of 
first Tentative Map 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to approval of 
first Tentative Map 

DFG 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

CDD/DFG 
 
 
 
 
 
 

 

Preparation and 
acceptance of a Hawk 
Mitigation Plan consistent 
with the measure and 
satisfactory to the DFG. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The first developer shall 
purchase, in fee or 
conservation easement, 
development rights for 
939 acres (plus any 
additional acreage 
converted for offsite 
infrastructure). 
 

First Developer 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

First Developer 

 

  Prior to approval of 
first Tentative Map 

CDD A mechanism may be 
established for subsequent 
reimbursement to the first 
developer by subsequent 
developers. 
 

CDD/First 
Developer 

 

 Acreage set aside required by 
Mitigation Measure 4.2-1 (4.2, 
Agricultural Resources) for loss of 
agricultural land may be used jointly 

Prior to approval of 
first Tentative Map 
 
 

CDD/DFG 
 
 
 

See implementation for 
Mitigation Measure 4.2-1. 
 
 

Applicant 
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to satisfy all or a portion of this 
mitigation requirement, so long as it 
meets the habitat needs of the species 
and is retained in active agricultural 
uses.  The land shall be managed via 
an agreement satisfactory to the City 
and Department of Fish and Game, 
governing operations such that it 
remains agriculturally productive and 
also provides hawk habitat.  Land that 
does not meet the intent of both 
measures can not be used as joint 
mitigation, in which case more 
acreage would be needed in order to 
satisfy both mitigations. 

 

 
 
 
 

 
 
 
 

  
 
 
 

 OR OR    OR OR OR

 (b) If adopted, the project applicant shall 
participate in the Yolo County Habitat 
Conservation Plan (HCP). 

Prior to approval of 
First Tentative Map 

CDD Take appropriate actions 
as required by the adopted 
HCP to mitigate for entire 
939 acres (and offsite 
infrastructure acreage). 

First Developer  

4.5-6 The proposed project 
would convert approx-
imately one acre of 
wetland to urban uses. 

 

4.5-6 
(A/B) 
(a) Prior to approval of a tentative map 

for the area immediately west of Road 
102 (see Figure 4.5-1, as revised), the 
project applicant shall prepare a 
wetland delineation and seek a 
verification from the U.S. Army Corps 
of Engineers to determine where 
jurisdictional wetlands are present in 
the project site. 

 

Prior to approval of 
Tentative Map for 
APN 042-010-46 

USACOE Prepare delineation and 
secure USACOE 
verification. 

Developer  

 (b) If jurisdictional wetlands are verified, 
the project applicant shall provide for 
no net loss of wetland acreage through 
the federal permitting process.  If the 
total acreage of the jurisdictional 

Prior to approval of 
Tentative Map for 
APN 042-010-46 

USACOE Secure appropriate federal 
permit. 

Developer  
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wetland is less than 1/3 of an acre, then 
the project applicant shall obtain a 
nationwide permit to fill the wetlands, 
and provide for a minimum 1:1 
mitigation ratio.  If the total area 
exceeds 1/3 of an acre then the project 
applicant shall obtain a individual 
permit through the U.S. Army Corps of 
Engineers.  

 
 (c) If wetlands are delineated in project 

site that exceed 1/3 of an acre, then the 
project applicant shall mitigate the 
filled amount in a 2:1 ratio at an onsite 
or 3:1 ratio at an offsite location; 

Prior to approval of 
Tentative Map for 
APN 042-010-46 

USACOE 
 
 
 
 

Identify mitigation area 
and method. 

Developer  

 OR 
 
(d) If adopted, the project applicant shall 

participate in the Yolo County Habitat 
Conservation Plan (HCP).  

OR 
 
Prior to approval of 
Tentative Map for 
APN 042-010-46 

OR 
 

CDD 

OR 
 
Take appropriate actions 
as required by the adopted 
HCP. 

OR 
 

Developer 
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4.5-7 The proposed project 

would require offsite 
infrastructure (wastewater 
and storm drainage), 
which would result in 
conversion of additional 
agricultural land and the 
loss of general wildlife 
habitat. 

 

Prior to approval of 
Improvement Plans 
for backbone and 
offsite 
infrastructure 

PWD/DFG/ 
USFWS/ 
USACOE 

Prepare and secure 
acceptance of biological 
surveys and results for all 
offsite infrastructure 
areas. 

Applicant/First 
Developer 

 

 

4.5-7 
(A/B) 
(a) If the construction of offsite roadway, 

sewer, water or drainage infrastructure 
occurs in undeveloped areas, the City 
shall ensure that surveys have been 
conducted that are appropriate to the 
habitats where the infrastructure will 
be located. Construction of offsite 
infrastructure shall not begin until such 
surveys have been completed, the 
appropriate agencies have been 
consulted, mitigation measures 
outlined and permits (e.g. 404, 1603) 
have been obtained, as necessary.  
Mitigation for these potential impacts 
could include preservation, onsite 
construction, or the purchase of 
mitigation credits through the HCP or 
an agency-approved mitigation bank or 
in lieu fee program, e.g., Wildlands 
Inc.  This measure may be 
implemented through the proposed 
project, or the expansion of the City’s 
infrastructure systems. 
 

     

 (b) Implement Mitigation Measures 4.5-
1(a), 4.5-2, 4.5-3, 4.5-4 and 4.5-6. 

See Mitigation Measures 4.5-1(a), 4.5-2, 4.5-3, 4.5-4 and 4.5-6. 

4.5-8 The proposed project may 
be inconsistent with 
General Plan goals and 
policies for the protection 
of biological resources. 

4.5-8 
(A/B) Implement Mitigation Measures 4.5-1, 

4.5-2, 4.5-3, 4.5-4, 4.5-6 and 4.5-7. 

See Mitigation Measures 4.5-1, 4.5-2, 4.5-3, 4.5-4, 4.5-6 and 4.5-7. 
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4.5-9 The proposed project, in 

combination with other 
cumulative development, 
would convert undeveloped 
land to urban uses, 
resulting in the loss of 
general wildlife habitat for 
resident and migratory 
species. 

4.5-9 
(A/B) Implement Mitigation Measures 4.5-1, 

4.5-2, 4.5-3, 4.5-4, 4.5-6, and 4.5-7. 

See Mitigation Measures 4.5-1, 4.5-2, 4.5-3, 4.5-4, 4.5-6, and 4.5-7. 

Traffic and Circulation 

4.6-1 The proposed project 
 would cause an increase in 
a.m. and p.m. peak hour 
traffic volumes at study 
intersections, resulting in 
unacceptable levels of 
service and warranting the 
installation of traffic 
signals.  

 

4.6-1 
(A/B) 
(a) A traffic signal shall be installed at the 

E. Gum Avenue/Matmor Road 
intersection and each approach shall 
be widened to include one exclusive 
left-turn lane, one through lane, and 
one right-turn lane. These 
improvements were warranted by 
previously approved development and 
are included in the City of Woodland 
Major Projects Financing Plan 
(MPFP) as being funded by 
development fees. However, the 
proposed project could require 
implementation of the improvements 
prior to their programmed installation 
in the MPFP.  Therefore, the project 
applicant shall prepare a traffic impact 
study for each tentative map as 
required by General Plan Policy 3.A.4 
to confirm existing conditions and to 
determine the specific mitigation 
timing that is required to maintain the 
City’s LOS thresholds identified in 
General Plan Policy 3.A.2.  If this 
intersection requires signalization and 

Prior to approval of 
each Tentative Map 
 
 
 
 
 
 
 
 
 
 
Prior to approval of 
each Tentative Map 
 
 
As funding 
becomes available  

PWD 
 
 
 
 
 
 
 
 
 
 
 

PWD 
 
 
 

PWD 

Prepare “map-specific” 
traffic impact study to 
identify traffic 
improvements needed for 
development included in 
the Tentative Map, 
including timing of 
planned improvements. 
 
 
 
 
Construct improvement, 
as needed. 
 
 
Reimburse developer for 
non-project related 
portion of improvement. 

Developer 
 
 
 
 
 
 
 
 
 
 
 

Developer 
 
 
 

City 
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widening prior to the programmed 
installation of these improvements in 
the MPFP, then the project applicant 
shall be required to install the 
improvements and shall be reimbursed 
by development fees.  

 (A/B) 
(b) A traffic signal shall be installed at the 

Pioneer Avenue/E. Gum Avenue 
intersection and each approach shall 
be widened to include an exclusive 
left-turn lane and a shared 
through/right-turn lane.  These 
improvements were warranted by 
previously approved development and 
are included in the City of Woodland 
Major Projects Financing Plan 
(MPFP) as being funded by an 
assessment district.  However, the 
proposed project could require 
implementation of the improvements 
prior to their programmed installation 
in the MPFP.  Therefore, the project 
applicant shall prepare a traffic impact 
study for each tentative map as 
required by General Plan Policy 3.A.4 
to confirm existing conditions and to 
determine the specific mitigation 
timing that is required to maintain the 
City’s LOS thresholds identified in 
General Plan Policy 3.A.2.  If this 
intersection requires signalization and 
widening prior to the programmed 
installation of these improvements in 
the MPFP, then the project applicant 
shall be required to install the 
improvements and shall be reimbursed 
by the assessment district. 

Prior to approval of 
each Tentative Map 
 
 
 
 
 
 
 
 
 
 
Prior to approval of 
each Tentative Map 
 
 
As funding 
becomes available  

PWD 
 
 
 
 
 
 
 
 
 
 
 

PWD 
 
 
 

PWD 

Prepare “map-specific” 
traffic impact study to 
identify traffic 
improvements needed for 
development included in 
the Tentative Map, 
including timing of 
planned improvements. 
 
 
 
 
Construct improvement, 
as needed. 
 
 
Reimburse developer for 
non-project related 
portion of improvement. 

Developer 
 
 
 
 
 
 
 
 
 
 
 

Developer 
 
 
 

City 
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 (A/B) 

(c) The project applicant shall install 
geometric design features to prohibit 
left-turn movements at the Gibson 
Road/Road 101 intersection. These 
improvements shall be completed prior 
to the issuance of building permits.  

Prior to issuance of 
building permits 

PWD/BD Design, construct, and 
secure acceptance of 
identified improvement. 

First Developer  

 (A/B) 
(d) A traffic signal shall be installed at the 

Gibson Road/Ogden Street intersection 
and the northbound and southbound 
approaches shall be widened to include 
an exclusive left-turn lane and a shared 
through/right-turn lane.  These 
improvements were warranted by 
previously approved development and 
are included in the City of Woodland 
Major Projects Financing Plan (MPFP) 
as being funded by an assessment 
district.  However, the proposed 
project could require implementation 
of the improvements prior to their 
programmed installation in the MPFP.  
Therefore, the project applicant shall 
prepare a traffic impact study for each 
tentative map as required by General 
Plan Policy 3.A.4 to confirm existing 
conditions and to determine the 
specific mitigation timing that is 
required to maintain the City’s LOS 
thresholds identified in General Plan 
Policy 3.A.2.  If this intersection 
requires signalization and widening 
prior to the programmed installation of 
these improvements in the MPFP, then 
the project applicant shall be required 
to install the improvements and shall 
be reimbursed by the assessment 

Prior to approval of 
each Tentative Map 
 
 
 
 
 
 
 
 
 
 
Prior to approval of 
each Tentative Map 
 
 
As funding 
becomes available  

PWD 
 
 
 
 
 
 
 
 
 
 
 

PWD 
 
 
 

PWD 

Prepare “map-specific” 
traffic impact study to 
identify traffic 
improvements needed for 
development included in 
the Tentative Map, 
including timing of 
planned improvements. 
 
 
 
 
Construct improvement, 
as needed. 
 
 
Reimburse developer for 
non-project related 
portion of improvement. 

Developer 
 
 
 
 
 
 
 
 
 
 
 

Developer 
 
 
 

City 
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district. 
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 (B) 

(e) The project applicant shall install a 
traffic signal at the I-5 Northbound 
Ramps/Road 102 intersection.  In 
addition, the project applicant shall 
prepare a traffic impact study for each 
tentative map as required by General 
Plan Policy 3.A.4 to confirm existing 
conditions and to determine the 
specific mitigation timing that is 
required to maintain the City’s LOS 
thresholds identified in General Plan 
Policy 3.A.2.   

Prior to approval of 
each Tentative Map 
under Plan B 
 
 
 
 
 
 
 
 
 
Prior to approval of 
each Tentative Map 
under Plan B 
 
As funding 
becomes available  

PWD 
 
 
 
 
 
 
 
 
 
 
 

PWD 
 
 
 

PWD 

Prepare “map-specific” 
traffic impact study to 
identify traffic 
improvements needed for 
development included in 
the Tentative Map, 
including timing of 
planned improvements. 
 
 
 
 
Construct improvement, 
as needed. 
 
 
Reimburse developer for 
non-project related 
portion of improvement. 
 

Developer 
 
 
 
 
 
 
 
 
 
 
 

Developer 
 
 
 

City 

 

4.6-2 The proposed project may 
be inconsistent with 
roadway-related policies of 
the City of Woodland 
General Plan and design 
standards contained in the 
City of Woodland 
Standard Specifications 
and Details. 

 

4.6-2 
(A/B)   
(a) (i) The project applicant shall 

modify the Estate Street design 
to include a minimum width of 
35 feet and the Road 25A 
design to include a minimum 
width of 64 feet.  The project 
applicant shall also modify 
Plan A/Plan B to include 
provisions for minimizing 
potential conflicts between new 
development and agricultural 
uses as it relates to the potential 
conflicts between automobiles, 
pedestrians, bicyclists, trucks, 
and tractors on Road 25A and 
Road 102.  This modification 
would result in consistency of 

Prior to approval of 
Specific  Plan 

CDD    Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant
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Plan A and Plan B with the 
General Plan policies. 

 
 (b) Offsite roadways needed to serve the 

project site (e.g., Road 101, Road 
25A) shall be improved to meet City 
design standards.  The specific 
segments that must meet the standard 
are: 

 
 Road 101 from Gibson Road to Road 

25A. 
 
 Road 25A from SR113 to Road 101. 

Prior to approval of 
Improvement Plans 
for backbone and 
offsite 
infrastructure and  
prior to any 
occupancy 

PWD Design, construct and  
secure acceptance of 
identified improvements. 

Applicant  

 (A) 
(c)  (i)  The project applicant shall 

modify Plan A to include an 
enhanced roadway network 
that reflects a denser pattern 
of arterial and collector 
streets, consistent with 
existing Woodland 
residential neighborhoods.  
The average street density 
for arterials and collectors 
within the modified plan 
should be approximately 
nine centerline miles per 
square mile and the 
maximum block length shall 
be 1,320 feet.  The enhanced 
roadway system shall 
consider potential 
consequences on residential 
neighborhoods and the need 
to incorporate traffic 
calming measures consistent 
with General Plan Policy 
3.B.6. 

Prior to approval of 
Specific Plan A 

CDD    Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant
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  OR 

 
(ii) Find that the proposed 

project is substantially 
consistent with the General 
Plan policies. 

OR 
 
At the time of 
Specific Plan A 
approval 

OR 
 

CDD 

OR 
 
Make appropriate 
Findings of Fact. 

OR 
 

City Council 

 

 (B)  
(d) (i) The project applicant shall 

modify Plan B to include an 
enhanced roadway network 
that reflects a denser pattern 
of arterial and collector 
streets, consistent with 
existing Woodland 
residential neighborhoods.  
The average street density 
for arterials and collectors 
within the modified plan 
should be approximately 
nine centerline miles per 
square mile and the 
maximum block length shall 
be 1,320 feet. The enhanced 
roadway system shall 
consider potential 
consequences on residential 
neighborhoods and the need 
to incorporate traffic 
calming measures consistent 
with General Plan Policy 
3.B.6. 

 

Prior to approval of 
Specific Plan B 

CDD    Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant

 (ii) With regard to the 
overcrossing of SR 113, the 
City shall find that the 
proposed project is 
substantially consistent with 
General Plan policies by 
preserving right-of-way for 

At the time of 
approval of Specific 
Plan B 

CDD  Make appropriate
Findings of Fact. 

City Council  
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a future overcrossing should 
one be desirable. 

 (iii) Grid-pattern local streets 
shall be required to 
complement the proposed 
curvilinear arterials and 
collectors, to provide more 
effective connections to 
parks, schools, and 
commercial uses for 
bicyclists and pedestrians. 

Prior to approval of 
Specific Plan B 
 
 
Prior to approval of 
each Tentative Map 
under Plan B 

CDD 
 
 
 

CDD 

Make appropriate 
revisions to Specific Plan 
figures and text. 
 
Ensure consistency with 
requirement. 
 

Applicant 
 
 
 

Developer 

 

4.6-3 The proposed project 
would increase demand for 
public transit service to an 
area that is not currently 
served by YCTD. 

 

4.6-3 
(A/B)  All development within the Specific 

Plan shall contribute a fair-share of the 
capital and operating costs associated 
with providing public transit service to 
the Plan Area.  It is anticipated that 
new transit vehicles would be required 
to provide the additional service within 
the project site.  However, the final 
determination of additional capital 
equipment or other costs shall be 
determined by the City of Woodland 
and YCTD.  The fair-share cost or a 
plan for providing the fair-share cost 
over time shall be submitted to the 
City of Woodland prior to the issuance 
of building permits. 

Prior to acceptance 
of each final map 

YCTD Document that applicant 
is contributing fair-share 
of the capital cost.   
YCTD shall identify “fair 
share” finding 
requirement for payment 
by each developer at final 
map. 

YCTD/Applicant  
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4.6-4 The proposed project 

would increase demand for 
public transit and create 
inconsistencies with 
transit-related policies in 
the City of Woodland 
General Plan. 

 

4.6-4 
(A/B) 
(a) (i) The project applicant shall 

modify the proposed project 
to identify (or require with 
each development the 
identification of) the specific 
locations of sheltered transit 
stops with bus turnouts.  The 
City of Woodland and 
YCTD shall approve the 
location, design, and 
implementation timing of the 
sheltered transit stops and 
bus turnouts prior to the 
issuance of building permits. 

Prior to approval of 
Specific Plan 
 
 
 
Prior to approval of 
each Tentative Map 

CDD/PWD/ 
YCTD 

 
 
 

CDD/PWD/ 
YCTD 

Make appropriate 
revisions to Specific Plan 
figures and text. 
 
 
Each tentative map shall 
identify bus turnouts and 
shelters at locations 
acceptable to YCTD. 

Applicant 
 
 
 
 

Developer 

 

 (B) 
(b) Implement Mitigation Measure 4.6-

2(d)(ii). 
 

See Mitigation Measure 4.6-2(d)(ii). 

Prior to approval of 
Specific Plan 

CDD    Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant4.6-5 The proposed project 
would disrupt existing 
bikeway facilities and 
create inconsistencies with 
bicycle- and pedestrian-
related policies of the City 
of Woodland General Plan 
and the City of Woodland 
Bikeway Master Plan. 

 

4.6-5  
(A/B) 
(a) (i) The Specific Plan shall be 

modified to include the 
following: 

 
 Class II bike lanes on both 

sides of Road 102 from Road 
25A to Gibson Road (these 
facilities must be depicted in 
street sections and on the 
circulation plan); 
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 Class I bike path on the north 

side of Road 25A from Road 
102 to SR 113 (these 
facilities must be depicted in 
street sections and on the 
circulation plan); 

 

     

 Realign the Road 101 
Parkway Class I bike path to 
provide direct access to the 
retail shopping and 
employment center of Plan A 
and Plan B (these changes 
must be depicted in street 
sections and on the 
circulation plan);  

 

     

 Class II bike lanes on all 
collectors and arterials; 

 

     

 Class I bike path grade 
separations of collectors and 
arterials at the time Class I 
facility is installed; and 

 

     

 Standards for requiring 
secure and convenient 
bicycle parking and other 
support facilities at schools, 
commercial centers, and 
employment centers.  

     

OR 
 

(ii) The City shall find that the 
proposed project is 
substantially consistent with 
the General Plan policies. 

OR 
 
At the time of 
approval of Specific 
Plan 

OR 
 

CDD/PWD 

OR 
 
Make appropriate 
Findings of Fact. 

OR 
 

City Council 
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 (B) 

(b) (iii) Implement Mitigation 
Measure 4.6-2(d)(i) to 
provide a street system and 
pedestrian walkway system 
that is more conducive to 
walking. 

See Mitigation Measure 4.6-2(d)(i). 

4.6-6 The proposed project, in 
conjunction wi
cumulative development, 
would increase cumulative 
a.m. and p.m. peak hour 
traffic volumes at study 
intersections, causing 
unacceptable levels of 
service and warranting the 
installation of traffic 
signals.  

th (A/B) 

 

4.6-6 

(a) Based on the Specific Plan-wide CIP 
and financing plan required by 
Mitigation Measure 4.6-8, each 
development shall contribute its fair-
share cost to modify the traffic signal 
at the East Street/E. Main Street 
intersection and widen the eastbound 
approach to include an exclusive left-
turn lane, two exclusive through 
lanes, and one exclusive right-turn 
lane. This improvement was 
previously identified in the East 
Street Corridor Specific Plan, City of 
Woodland, May 19, 1998.  The City 
of Woodland shall determine the 
method and timing of the contribution 
for this mitigation measure. To assist 
the City in its determination, the 
developer shall prepare a traffic 
impact study for each tentative map 
as required by General Plan Policy 
3.A.4 to confirm existing conditions 
and to determine the specific 
mitigation timing that is required to 
maintain the City’s LOS thresholds 
identified in General Plan Policy 
3.A.2. 

 

Prior to approval of 
each Tentative Map 
 
 
 
 
 
Prior to approval of 
each Tentative Map 
 
 
Prior to approval of  
each Tentative Map 
 
As funding 
becomes available  

PWD 
 
 
 
 
 
 

PWD 
 
 
 

PWD 
 
 

PWD 

Prepare “map-specific” 
traffic impact study to 
identify traffic 
improvements needed for 
development included in 
the Tentative Map. 
 
Determine project’s fair 
share of improvement 
cost. 
 
Construct improvement, if 
needed. 
 
Reimburse developer for 
other projects’ portion of 
improvement costs. 

Developer 
 
 

 
 
 
 

Developer 
 
 
 

Developer 
 
 

City 
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 (b) Based on the Specific Plan-wide CIP 

and financing plan required by 
Mitigation Measure 4.6-8, each 
development shall contribute its fair 
share cost to modify the traffic signal 
at the Gibson Road/East Street 
intersection and widen the northbound 
and southbound approaches to include 
two exclusive left-turn lanes, one 
exclusive through lane, and one shared 
through/right-turn lane. These 
improvements were previously 
identified in the East Street Corridor 
Specific Plan, City of Woodland, May 
19, 1998.  The City of Woodland shall 
determine the method and timing of 
contribution for this mitigation 
measure. To assist the City in its 
determination, the developer shall 
prepare a traffic impact study for each 
tentative map as required by General 
Plan Policy 3.A.4 to confirm existing 
conditions and to determine the 
specific mitigation timing that is 
required to maintain the City’s LOS 
thresholds identified in General Plan 
Policy 3.A.2. 

Prior to approval of 
each Tentative Map 
 
 
 
 
 
Prior to approval of 
each Tentative Map 
 
 
Prior to approval of  
each Tentative Map 
 
As funding 
becomes available  

PWD 
 
 
 
 
 
 

PWD 
 
 
 

PWD 
 
 

PWD 

Prepare “map-specific” 
traffic impact study to 
identify traffic 
improvements needed for 
development included in 
the Tentative Map. 
 
Determine project’s fair 
share of improvement 
cost. 
 
Construct improvement, if 
needed. 
 
Reimburse developer for 
other projects’ portion of 
improvement costs. 

Developer 
 
 
 
 
 
 

Developer 
 
 
 

Developer 
 
 

City 
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(c) Based on the Specific Plan-wide CIP 

and financing plan required by 
Mitigation Measure 4.6-8, each 
development shall contribute its fair 
share cost to modify the traffic signal 
at the Gibson Road/Matmor Road 
intersection and widen the northbound 
and southbound approaches to include 
one exclusive left-turn lane, one 
through lane, and one right-turn lane.  
The City of Woodland shall determine 
the method and timing of contribution 
for this mitigation measure. To assist 
the City in its determination, the 
developer shall prepare a traffic 
impact study for each tentative map as 
required by General Plan Policy 3.A.4 
to confirm existing conditions and to 
determine the specific mitigation 
timing that is required to maintain the 
City’s LOS thresholds identified in 
General Plan Policy 3.A.2. 

 

Prior to approval of 
each Tentative Map 
 
 
 
 
 
Prior to approval of 
each Tentative Map 
 
 
Prior to approval of  
each Tentative Map 
 
As funding 
becomes available  

PWD 
 
 
 
 
 
 

PWD 
 
 
 

PWD 
 
 

PWD 

Prepare “map-specific” 
traffic impact study to 
identify traffic 
improvements needed for 
development included in 
the Tentative Map. 
 
Determine project’s fair 
share of improvement 
cost. 
 
Construct improvement, if 
needed. 
 
Reimburse developer for 
other projects’ portion of 
improvement costs. 

Developer 
 
 
 
 
 
 

Developer 
 
 
 

Developer 
 
 

City 

 

(d) Implement Mitigation Measure 4.6-
1(c).   

See Mitigation Measure 4.6-1(c). 
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 (A) 

(e) Based on the Specific Plan-wide CIP 
and financing plan required by 
Mitigation Measure 4.6-8, each 
development shall contribute its fair 
share cost to install a traffic signal at 
the Road 25A/East Street intersection 
and widen the northbound, 
southbound, and eastbound 
approaches to include an exclusive 
left-turn lane and a shared 
through/right-turn lane.  The 
westbound approach shall be widened 
to include one exclusive left-turn lane, 
one through lane, and one right-turn 
lane. The City of Woodland shall 
determine the method and timing of 
contribution for this mitigation 
measure. To assist the City in its 
determination, the developer shall 
prepare a traffic impact study for each 
tentative map as required by General 
Plan Policy 3.A.4 to confirm existing 
conditions and to determine the 
specific mitigation timing that is 
required to maintain the City’s LOS 
thresholds identified in General Plan 
Policy 3.A.2. 

Prior to approval of 
each Tentative Map 
under Plan A 
 
 
 
 
 
Prior to approval of 
each Tentative Map 
under Plan A 
 
Prior to approval of 
each Tentative Map 
under Plan A 
 
As funding 
becomes available  

PWD 
 
 
 
 
 

 
 

PWD 
 
 
 

PWD 
 
 
 

PWD 

Prepare “map-specific” 
traffic impact study to 
identify traffic 
improvements needed for 
development included in 
the Tentative Map. 
 
 
Determine project’s fair 
share of improvement 
cost. 
 
Construct improvement, if 
needed. 
 
 
Reimburse developer for 
other projects’ portion of 
improvement costs. 

Developer 
 
 
 
 
 
 
 

Developer 
 
 
 

Developer 
 
 
 

City 

 

 (B) 
(e) Based on the Specific Plan-wide CIP 

and financing plan required by 
Mitigation Measure 4.6-8, each 
development shall contribute its fair 
share cost to install a traffic signal at 
the Road 25A/East Street intersection 
and widen the northbound and 
eastbound approaches to include one 
exclusive left-turn lane and one shared 
through/right-turn lane. The west-

Prior to approval of 
each Tentative Map 
under Plan B 
 
 
 
 
 
Prior to approval of 
each Tentative Map 
under Plan B 

PWD 
 
 
 
 
 
 
 

PWD 
 
 

Prepare “map-specific” 
traffic impact study to 
identify traffic 
improvements needed for 
development included in 
the Tentative Map. 
 
 
Determine project’s fair 
share of improvement 
cost. 

Developer 
 
 
 
 
 
 
 

Developer 
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bound approach shall be widened to 
include one exclusive left-turn lane, 
one through lane, and one right-turn 
lane.  The southbound approach shall 
be widened to include two exclusive 
left-turn lanes and a shared 
through/right-turn lane.  In addition to 
the intersection widening, Road 25 A 
shall be widened to four lanes from 
East Street to Parkway Drive.  
Specific intersection widening at the 
SR 113 interchange and at the Road 
25A/Parkway Drive intersection 
associated with this widening is 
addressed in Mitigation Measure 4.6-6 
(f,g,j) for Plan B.  The City of 
Woodland shall determine the method 
and timing of contribution for this 
mitigation measure. To assist the City 
in its determination, the developer 
shall prepare a traffic impact study for 
each tentative map as required by 
General Plan Policy 3.A.4 to confirm 
existing conditions and to determine 
the specific mitigation timing that is 
required to maintain the City’s LOS 
thresholds identified in General Plan 
Policy 3.A.2. 

 

 
Prior to approval of 
each Tentative Map 
under Plan B 
 
As funding 
becomes available  

 
PWD 

 
 
 

PWD 

 
Construct improvement, if 
needed. 
 
 
Reimburse developer for 
other projects’ portion of 
improvement costs. 

 
Developer 

 
 
 

City 

 (A) 
(f)  A traffic signal shall be installed at the 

Road 25A/SR 113 Southbound Ramps 
intersection.  The City of Woodland 
shall determine the timing of this 
mitigation measure. To assist the City 
in its determination, the developer 
shall prepare a traffic impact study for 
each tentative map as required by 
General Plan Policy 3.A.4 to confirm 

Prior to approval of 
each Tentative Map 
under Plan A 
 
 
 
 
 
 

PWD 
 
 
 
 
 
 
 
 

Prepare “map-specific” 
traffic impact study to 
identify traffic 
improvements needed for 
development included in 
the Tentative Map. 
 
 
 

Developer 
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existing conditions and to determine 
the specific mitigation timing that is 
required to maintain the City’s LOS 
thresholds identified in General Plan 
Policy 3.A.2. 

 
 
Prior to approval of 
each Tentative Map 
under Plan A 

 
 

PWD 

 
 
Construct improvement, 
as needed according to the 
traffic study. 

 
 

Developer 

 (A) 
(g)  A traffic signal shall be installed at the 

Road 25A/SR 113 Northbound Ramps 
intersection.  The City of Woodland 
shall determine the timing of this 
mitigation measure. To assist the City 
in its determination, the developer 
shall prepare a traffic impact study for 
each tentative map as required by 
General Plan Policy 3.A.4 to confirm 
existing conditions and to determine 
the specific mitigation timing that is 
required to maintain the City’s LOS 
thresholds identified in General Plan 
Policy 3.A.2. 

Prior to approval of 
each Tentative Map 
under Plan A 

 
 
 
 
 
 
 
 

Prior to approval of 
each Tentative Map 
under Plan A 

PWD 
 
 
 
 
 
 
 
 
 
 

PWD 

Prepare “map-specific” 
traffic impact study to 
identify traffic 
improvements needed for 
development included in 
the Tentative Map. 
 
 
 
 
 
Construct improvement, 
as needed according to the 
traffic study. 

Developer 
 
 
 
 
 
 
 
 
 
 

Developer 

 

 (B) 
(f,g) Based on the Specific Plan-wide CIP 

and financing plan required by 
Mitigation Measure 4.6-8, each 
development shall contribute its fair 
share to the modification of the Road 
25 A/SR 113 interchange.  The design 
modification to the interchange shall 
be based on the outcome of the 
Caltrans Project Study Report (PSR) 
conceptual approval process.  The four 
lanes on Road 25A shall extend from 
East Street to Parkway Drive.  The 
southbound and northbound off-ramp 
approaches to Road 25A shall include 
a minimum of two exclusive left-turn 
lanes and an exclusive right-turn lane. 
To assist the City in its determination, 
the developer shall prepare a traffic 
impact study for each tentative map as 

Prior to approval of 
each Tentative Map 
under Plan B 

 
 
 
 
 
 
 

Prior to approval of 
each Tentative Map 
under Plan B 
 
 
 
 
 
 

PWD 
 
 
 
 
 
 
 
 
 

PWD 
 
 
 
 
 
 
 
 

Prepare “map-specific” 
traffic impact study to 
identify traffic 
improvements needed for 
development included in 
the Tentative Map. 
 
 
 
 
Construct improvement, 
as needed according to the 
traffic study. 
 
 
 
 
 
 

Developer 
 
 
 
 
 
 
 
 
 

Developer 
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required by General Plan Policy 3.A.4 
to confirm existing conditions and to 
determine the specific mitigation 
timing that is required to maintain the 
City’s LOS thresholds identified in 
General Plan Policy 3.A.2.  Should the 
Parkway Drive overcrossing be 
constructed, further traffic study is 
required to determine the extent of 
additional improvements to the Road 
25A/SR 113 interchange if needed. 

 
 
 
 
Prior to first 
Tentative Map 
under Plan B 

 
 
 
 

 
 
 
 

PWD 
 
 
 
 
 
 

 
 
 
 
Preparation and 
acceptance of study of  
Road 25A/SR 113. 
 
 
 
 

 
 
 
 

First Developer 
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 (A) 

(h) A traffic signal shall be installed at the 
Pioneer Avenue/A Street intersection 
and the eastbound and westbound 
approaches to include an exclusive 
left-turn lane and a shared 
through/right-turn lane shall be 
constructed. Pioneer Avenue shall be 
constructed to its ultimate four-lane 
width as identified in the Specific Plan 
prior to 2020 and additional signalized 
access shall be provided to the 
proposed high school.  

 

Prior to approval of 
each Tentative Map 
under Plan A 

 
 
 
 
 
 

Prior to approval of 
each Tentative Map 
under Plan A 

PWD 
 
 
 
 
 
 
 
 

PWD 

Prepare “map-specific” 
traffic impact study to 
identify traffic 
improvements needed for 
development included in 
the Tentative Map. 
 
 
 
Construct improvement, 
as needed according to the 
traffic study. 

Developer 
 
 
 
 
 
 
 
 

Developer 

 

  The westbound approach to this 
intersection would serve the proposed 
high school.  The level of traffic 
generated by the high school during 
the a.m. peak hour will likely be 
sufficient to warrant another 
signalized access and potentially 
require additional improvements at the 
Pioneer Avenue/A Street intersection.  
Traffic operations in this location 
could also be adversely affected by the 
middle school, which is proposed 
directly south of the high school.  The 
close proximity of these two schools 
would not be desirable given the a.m. 
peak hour traffic volume 
characteristics for schools. This issue 
would also apply to the Gibson 
Road/Pioneer Road intersection in 
both plans and the Pioneer Avenue/B 
Circle North intersection in Plan B.  

     

  The proposed Sports Park in the 
vicinity of these intersections also has 
the potential to create adverse traffic 
operations impacts.  The location of 

During design of 
Sports Park and 
schools under Plan 
A 

Parks Dept. for 
Sports Park; 

School District 
for schools 

Examine traffic and 
circulation issues 
associated with design of 
Sports Park and schools 

Park Dept. for 
Sports Park and 
School District 

for schools 
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the schools and Sports Park need to be 
carefully considered in relation to their 
access and circulation needs.  These 
potential issues need to be addressed 
on a more detailed level no later than 
the time at which a site plan for the 
high school, middle school, or Sports 
Park is developed. 

 

and incorporate solutions 
into site and facility 
design. 

  The City of Woodland shall determine 
the timing of this mitigation measure. 
To assist the City in its determination, 
the developer shall prepare a traffic 
impact study for each tentative map as 
required by General Plan Policy 3.A.4 
to confirm existing conditions and to 
determine the specific mitigation 
improvements and timing that are 
required to maintain the City’s LOS 
thresholds identified in General Plan 
Policy 3.A.2. 
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 (A) 

(i) A traffic signal shall be installed at the 
Parkway Drive/D Street intersection 
and the northbound and southbound 
approaches shall be constructed to 
include an exclusive left-turn lane and 
a shared through/right-turn lane.  In 
addition, the eastbound and westbound 
approaches shall be constructed to 
include an exclusive left-turn lane, an 
exclusive through lane, and a shared 
through/right-turn lane.  The City of 
Woodland shall determine the timing 
of this mitigation measure.  To assist 
the City in its determination, the 
developer shall prepare a traffic 
impact study for each tentative map as 
required by General Plan Policy 3.A.4 
to confirm existing conditions and to 
determine the specific mitigation 
timing that is required to maintain the 
City’s LOS thresholds identified in 
General Plan Policy 3.A.2. 

Prior to approval of 
each Tentative Map 
under Plan A 
 
 
 
 
 
 
 
 
Prior to approval of 
each Tentative Map 
under Plan A 

PWD 
 
 
 
 
 
 
 
 
 
 

PWD 

Prepare “map-specific” 
traffic impact study to 
identify traffic 
improvements needed for 
development included in 
the Tentative Map. 

 
 
 
 

 
Construct improvement, 

as needed according to the 
traffic study. 

Developer 
 
 
 
 
 
 
 
 
 
 

Developer 

 

 (B) 
(j) A traffic signal shall be installed at the 

Parkway Drive/Road 25A intersection 
and the northbound approach to 
include one exclusive left-turn lane 
and one exclusive right-turn lane shall 
be constructed.  The City of Woodland 
shall determine the timing of this 
mitigation measure. To assist the City 
in its determination, the developer 
shall prepare a traffic impact study for 
each tentative map as required by 
General Plan Policy 3.A.4 to confirm 
existing conditions and to determine 

Prior to approval of 
each Tentative Map 
under Plan B 

 
 
 
 
 
 
 
 

Prior to approval of 
each Tentative Map 

PWD 
 
 
 
 
 
 
 
 
 
 

PWD 

Prepare “map-specific” 
traffic impact study to 
identify traffic 
improvements needed for 
development included in 
the Tentative Map. 

 
 
 
 
 

Construct improvement, 
as needed according to the 
traffic study. 

Developer 
 
 
 
 
 
 
 
 
 
 

Developer 
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the specific mitigation timing that is 
required to maintain the City’s LOS 
thresholds identified in General Plan 
Policy 3.A.2. 

 (B) 
(k) A traffic signal shall be installed at the 

Pioneer Avenue/B Circle North 
intersection and the eastbound and 
westbound approaches shall be 
constructed to include an exclusive 
left-turn lane and a shared 
through/right-turn lane.  Mitigation 
Measure 4.6-6(A)(h)  shall be 
implemented as it relates to 
intersection improvements associated 
with school access.  The City of 
Woodland shall determine the timing 
of this mitigation measure. To assist 
the City in its determination, the 
developer shall prepare a traffic 
impact study for each tentative map as 
required by General Plan Policy 3.A.4 
to confirm existing conditions and to 
determine the specific mitigation 
timing that is required to maintain the 
City’s LOS thresholds identified in 
General Plan Policy 3.A.2. 

Prior to approval of 
each Tentative Map 
 
 
 
 
 
 
 
 
 
Prior to approval of 
each Tentative Map 

PWD 
 
 
 
 
 
 
 
 
 
 

PWD 

Prepare “map-specific” 
traffic impact study to 
identify traffic 
improvements needed for 
development included in 
the Tentative Map. 
 
 
 
 
 
Construct improvement, 
as needed according to the 
traffic study. 

Developer 
 
 
 
 
 
 
 
 
 
 

Developer 

 

4.6-7 The proposed project, in 
combination with 
cumulative development, 
would create 
inconsistencies with 
roadway-related policies of 
the City of Woodland 
General Plan. 

 

4.6-7 
(A) 
(a) (i) Plan A shall be modified to 

comply with the functional 
classification system of the 
General Plan.  

 

Prior to approval of 
Specific Plan A 

CDD    Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant

  OR 
 

OR 
 

OR 
 

OR 
 

OR 
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(ii) Find that the proposed 

project is substantially 
consistent with General Plan 
policies. 

At time of approval 
of Specific Plan A 

CDD Make appropriate
Findings of Fact. 

 City Council 

 (B) 
(b) (i) Plan B shall be modified to 

comply with the functional 
classification system of the 
General Plan.  

 

Prior to approval of 
Specific Plan B 

CDD    Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant

  OR 
 

(ii) Find that the proposed 
project is substantially 
consistent with the General 
Plan policies. 

 

OR 
 
At time of approval 
of Specific Plan B 

OR 
 

CDD 

OR 
 
Make appropriate 
Findings of Fact. 

OR 
 

City Council 
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  AND 

 
(iii) With regard to the 

overcrossing of SR 113, the 
City shall find that the 
proposed project is 
substantially consistent with 
the General Plan policies by 
preserving right-of-way for a 
future overcrossing should 
one be desirable. 

AND 
 
At time of approval 
of Specific Plan B 

AND 
 

CDD 

AND 
 
Make appropriate 
Findings of Fact. 

AND 
 

City Council 

 

4.6-8 Development of the 
proposed project would 
generate 48,690 to 52,200 
daily vehicle trips under 
the specific plan portions 
of Plan B or Plan A 
(respectively) and 115,330 
to 127,240 daily vehicle 
trips under full build out 
of Plan A and Plan B 
(respectively).  

 

4.6-8 
(A/B) 
(a) Development within the new growth 

area shall be assessed its fair share of 
offsite and onsite roadway 
improvement costs based on its use of 
existing and proposed facilities and 
consistent with General Plan Policy 
3.A.6.  A fee mechanism shall be 
established to fund necessary 
roadway/freeway improvements prior 
to approval of any tentative map or 
issuance of a building permit within 
the boundaries of the specific plan.  
These fees shall subsequently be 
charged of all development that 
proceeds in the area. 

 
 
Prior to approval of 
first Tentative Map 
 
 
 
 
 
 
Prior to acceptance 
of Final Map, or for 
projects that do not 
require a Map, prior 
to issuance of 
building permit 
 
 

 
 

PWD 
 
 
 
 
 
 
 

PWD/BD 

 
 
The applicant shall 
identify and establish an 
appropriate mechanism, 
acceptable to the City, for 
funding backbone 
roadway and freeway 
improvements. 
 
Payment of appropriate 
fees. 
 
 

 
 
Developer  
 
 
 
 
 
 
 
Developer 

 

 (b) Every development within the new 
growth area shall be required to submit 
an acceptable traffic impact study to 
confirm existing conditions and 
identify roadway and intersection 
improvements required to maintain the 
City’s LOS thresholds identified in 
General Plan Policy 3.A.2.  These 
project level traffic studies will 

Prior to approval of 
each  Tentative 
Map 
 
 
 
 
 
 

PWD 
 
 
 
 
 
 
 
 

The scope and 
assumptions for each 
project-specific study 
shall be subject to City 
approval to ensure 
consistency with the 
assumption of the EIR 
traffic and circulation 
analysis and this measure. 

Developer 
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determine the timing of local 
improvements (such as traffic signals) 
to be implemented with each 
development.  The analysis shall take 
into account proposed lotting, site 
design, local street pattern, access, 
traffic calming, and other pertinent 
factors including consistency with 
General Plan Policies 3.B.1, 3.B.5, and 
3.B.6.  If a project-level study 
identifies a needed improvement prior 
to the collection of sufficient fees to 
fund the improvement, the developer 
shall install the improvement prior to 
occupancy and receive credit against 
future fees or be reimbursed. 

 

 
 
 
 
 
 
 
 
 
 
 
 
Prior to occupancy 
 
 

 
 
 
 
 
 
 
 
 
 
 
 

PWD 

 
 
 
 
 
 
 
 
 
 
 
 
Design, construct, and 
secure acceptance of 
required improvements. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
Developer 

 (c) A plan for financing public facilities 
shall be finalized and shall identify the 
means to fully fund all improvements 
wholly or partially triggered by the 
Turn of the Century Specific Plan.  
These mechanisms shall be put into 
place prior to the approval of the first 
tentative map within the plan area.  
Fees shall be collected with final maps 
or building permits, whichever occurs 
first. 

 

Prior to approval of 
first Tentative Map 

PWD The applicant shall 
identify and establish, 
appropriate mechanisms, 
acceptable to the City for 
funding all improvements, 
facilities, and programs 
required (wholly or 
partially) for the proposed 
Specific Plan 
development. 

Applicant  

 (d) A capital improvement program (CIP) 
shall be finalized and shall identify and 
cost-out all improvements wholly or 
partially triggered by the Turn of the 
Century Specific Plan.  This plan shall 
provide a schedule for implementation 
of identified improvements, in 
coordination with the existing citywide 
Major Projects Financing Plan and the 
Specific Plan public facilities financing 

Prior to approval of 
first Tentative Map 

PWD The applicant shall 
prepare and submit the 
final TOC Specific Plan 
CIP consistent with the 
terms of the measure.  
The CIP is subject to 
PWD review and 
approval. 

Applicant  
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plan.  This CIP shall be updated on a 
regular basis, based on the results of 
the monitoring of traffic volumes and 
based on project-specific traffic impact 
studies. 

 
 (e) Each development shall be required to 

pay appropriate traffic mitigation fees 
or contractually bind themselves to 
voluntarily do so, prior to acceptance 
of final maps, or issuance of building 
permits, where a map is not required. 

 

Prior to acceptance 
of Final Map, or 
prior to issuance of 
building permit, 
where Map is not 
required 

PWD Payment of appropriate 
fees. 

Developer  

Air Quality 
4.7-1 Project-related 

construction activity would 
generate criteria air 
pollutants. 

 

4.7-1 
(A/B) In addition to Specific Plan Policies 

11.13.Q, 11.13.R and 11.13.S, the 
Specific Plan shall be revised to 
require the contractor to implement 
the following: 

 

Prior to approval of 
Specific Plan 
 
 
 
 
 

CDD    Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant

 
 

(a) Trucks hauling dirt and debris shall be 
adequately covered to prevent visible 
dust emissions. 

 

During site work 
and construction 
 

PWD Verify that construction 
contracts include 
specifications listed in 
mitigation measures.  
Verify through site visit 
that measure is being 
property mitigated. 
 

Developer  
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 (b) On dry days, dirt or debris spilled onto 

paved surfaces shall be swept up 
immediately to reduce resuspension of 
particulate matter caused by vehicle 
movement.  Approach routes to 
construction sites shall be cleaned 
daily of construction related dirt in dry 
weather. 

 

During site work 
and construction 
 

PWD Verify that construction 
contracts include 
specifications listed in 
mitigation measures.  
Verify through site visit 
that measure is being 
property mitigated. 

Developer  

   (c) Exposed soils and onsite stockpiles of 
excavated materials shall be covered, 
stabilized or watered to prevent dust 
emissions from creating a nuisance in 
the vicinity or to surrounding 
properties. 

 

During site work 
and construction 
 

PWD Verify that construction 
contracts include 
specifications listed in 
mitigation measures.  
Verify through site visit 
that measure is being 
property mitigated. 
 

Developer

   (d) Onsite vehicle speeds shall be 
operated on unpaved surfaces at 
speeds that will not create dust 
emissions that would cause a nuisance 
in the project vicinity or to 
surrounding properties.  

 

During site work 
and construction 
 

PWD Verify that construction 
contracts include 
specifications listed in 
mitigation measures.  
Verify through site visit 
that measure is being 
property mitigated. 

 

Developer

 (e) Soils shall not be exposed nor grading 
shall occur during periods when wind 
speeds would cause dust emissions to 
create a nuisance in the vicinity or to 
surrounding properties. 

During site work 
and construction 
 

PWD Verify that construction 
contracts include 
specifications listed in 
mitigation measures.  
Verify through site visit 
that measure is being 
property mitigated. 
 

Developer  
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4.7-3 Operational emissions 

resulting from project-
related energy
consumption and motor 
vehicle trip generation 
could exceed ROG, NO

 
(A/B) The Specific Plans shall be revised to 

include the following residential 
design features to  be incorporated in 
the project development regulations 
and required for all residential 
development: 

X 
and CO standards. 

4.7-3 

 

Prior to approval of 
Specific Plan 

CDD Make appropriate
revisions to Specific Plan 
figures and text. 

 Applicant  

   (a) Solar water heaters, in conjunction 
with low-NOx gas fired water heaters 
shall be provided in 50 percent of the 
units. 

 

Prior to issuance of 
building permit 

CDD/BD Verify that building plans 
include specifications 
identified in the 
mitigation measure. 

Developer

   (b) All new wood burning appliances, 
such as wood stoves, shall be certified 
(EPA Phase II) by the US EPA. 

 
 
 

Prior to issuance of 
building permit 

CDD/BD Verify that building plans 
include specifications 
identified in the 
mitigation measure. 
 

Developer

   (c) Only high efficiency gas or electric 
appliances shall be installed in each 
unit. 

Prior to issuance of 
building permit 

CDD/BD Verify that building plans 
include specifications 
identified in the 
mitigation measure. 
 

Developer

   (d) A separate electric outlet shall be 
provided in each garage to allow for 
the convenient recharging of cordless 
electric lawn mower and gardening 
equipment. 

 

Prior to issuance of 
building permit 

CDD/BD Verify that building plans 
include specifications 
identified in the 
mitigation measure. 

Developer

   (e) One cordless electric lawnmower shall 
be provided with each single-family 
residential unit. 

 

Prior to issuance of 
building permit 

CDD/BD Verify that building plans 
include specifications 
identified in the 
mitigation measure. 
 

Developer

 (f) Light colored roofing materials shall 
be used on all structures in order to 
reduce energy demand. 

Prior to issuance of 
building permit 

CDD/BD Verify that building plans 
include specifications 
identified in the 
mitigation measure. 

Developer  
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4.7-4 Existing agriculture 

operations, industrial uses 
such as sugar processing 
facilities, and the City’s 
wastewater treatment plant 
could produce odors that 
could be experienced by 
future residents of the 
project site.  

4.7-4  
(A/B) Implement Mitigation Measure 4.1-1 

from Section 4.1, Land Use.  

See Mitigation Measure 4.1-1. 

4.7-6 Project emissions, in 
combination with other 
development in the air 
basin, could interfere with 
achievement of Attainment 
Plan goals. 

4.7-6 
(A/B) Implement Mitigation Measures 4.7-1 

and 4.7-2. 

See Mitigation Measures 4.7-1 and 4.7-2. 

Noise 
4.8-2 Noise-sensitive uses within 

the project site could be 
exposed to traffic noise in 
excess of City standards. 

 

4.8-2 
(A/B) Prior to approval of each tentative 

map, the project applicant shall 
demonstrate that exterior and interior 
noise levels will not exceed the levels 
shown in Table 4.8-2.  The noise 
standards may be achieved through a 
combination of site design, sound 
attenuation measures (interior and 
exterior) and/or noise barriers.   

 

 
Prior to approval of 
each Tentative Map 

 
 
 

 
CDD 

 

 
A qualified noise 
consultant shall evaluate 
potential noise levels at 
proposed development, 
taking into account 
distance and barriers, and 
recommend additional 
noise attenuation 
measures as needed, to 
achieve City noise 
standards. 

Developer 
 
 
 
 
 

 

   
Prior to occupancy 
permit 

 
CDD/BD 

 
Verify that required noise 
attenuation measures have 
been incorporated. 

 
Developer 

 

4.8-4 Although the project site is 
located well beyond the 
noise impact zone (60 dB 
Ldn contours) for the 
Sacramento International 

4.8-4  
(A/B) A disclosure statement shall be 

provided to all prospective buyers of 
properties within the project site 
notifying that Sacramento 

Prior to approval of 
each Tentative Map 
 
 
 

CDD/City 
Attorney 

 
 
 

Prepare deed disclosure 
language to satisfaction of 
City Attorney. 
 
 

Developer 
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Airport, occasional 
overflights by commercial 
aircraft may disturb 
project residents.  

 

International Airport Commercial 
Aircraft overflights of the project site 
at relatively low altitudes currently 
occur and will continue to occur in the 
future.  

 

Prior to approval of 
each Tentative Map 

 
CDD 

Document  attachment of 
deed disclosure to  title 
for each parcel. 

Developer 

4.8-5 If the private airstrip 
remains in use, occasional 
small aircraft arrivals, 
departures and overflights 
at the private airstrip 
could disturb project 
residents. 

 

4.8-5 
(A/B) A disclosure statement shall be 

provided to all prospective buyers of 
properties within the project site 
notifying that the Hollman Field may 
continue to exist and operate small 
aircraft following commencement of 
development within the project site.  

 

Prior to approval of 
each Tentative Map 
 
 
 
Prior to approval of 
each Tentative Map 

CDD/City 
Attorney 

 
 
 

CDD 

Prepare deed disclosure 
language to satisfaction of 
City Attorney. 
 
 
Document attachment of 
deed disclosure to title for 
each parcel. 

Developer 
 
 
 
 

Developer 

 

4.8-6 Noise from agriculture 
operations, including crop-
dusting, could disturb 
project residents. 

 

4.8-6 
(A/B) Implement Mitigation Measure 4.1-1 

from Section 4.1, Land Use and 
Planning. 

See Mitigation Measure 4.1-1. 

4.8-7 The Regional Park east of 
the southeast corner of the 
project site could result in 
clearly audible noise levels 
at the proposed low-
density residential uses. 

 

4.8-7 
(A/B) 
(a) A disclosure statement shall be 

provided to all prospective buyers or 
tenants of properties within 300 feet of 
the Regional Park site notifying of the 
presence of existing and future noise-
producing model airplane, rodeo, and 
playing field activities.  Notification 
of prospective tenants shall be the 
property-owners responsibility. 

 

Prior to approval of 
each Tentative Map 
 
 
 
 
Prior to approval of 
each Tentative Map 

CDD/City 
Attorney 

 
 
 
 
 

CDD 

Prepare deed disclosure 
language to satisfaction of 
City Attorney. 
 
 
 
Document attachment of 
deed disclosure to title for 
each parcel. 

Developers of 
property within 

300 ft. of 
Regional park 

boundaries 
 

Developers of 
property within 

300 ft. of 
Regional park 

boundaries 
 

 

 (b) If the operation of the model airplanes 
is shown to exceed City standards at 
noise-sensitive land uses within the 
project site, additional noise mitigation 
measures shall be implemented as 
necessary and appropriate.  Such 

Ongoing CDD Monitor noise levels at 
residential boundaries as 
needed.  Identify 
additional operational 
controls. 

Parks 
Department/ 

Aeromodelers 
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measures could include limiting the 
allowable flight patterns, limiting 
operations to muffled airplanes, 
restricting the loudest engine types, 
and limiting hours of operation of the 
model aircraft operations. 

 
4.8-8 Noise-producing aspects of 

certain land uses developed 
within the project site 
could exceed the City of 
Woodland General Plan 
noise standards or expose 
future residents within the 
project site to substantial 
short-term increases in 
ambient noise levels.  

 

4.8-8 
(A/B)  
(a) The Specific Plan shall specify that 

active recreation areas of school 
playgrounds and neighborhood parks 
shall be located as far as possible from 
residential property lines and solid 
noise barriers shall be constructed at 
the interfaces of such playgrounds and 
residential areas.  Noise barrier heights 
shall be sufficient to intercept line of 
sight from the play areas, (including 
elevated play structures) to the center 
of adjacent back yards at a height of 5 
feet.  In most cases, a barrier height of 
6 feet would be sufficient. Noise 
barriers shall be constructed of solid 
materials such as masonry or precast 
concrete, rather than wood, or shall be 
earthen berms or a combination of 
berm and wall.  

 

Prior to approval of 
Specific Plan 
 
 
 
 
 
Prior to approval of 
school and/or park 
site plans or 
facilities design 

CDD 
 
 
 
 
 
 

CDD for 
parks/School 
District for 

schools 

Make appropriate 
revisions to Specific Plan 
figures and text. 
 
 
 
 
Verify that site and 
facilities plans include 
specified noise measures. 

Applicant 
 
 
 
 
 
 

Parks 
Department for 
parks/School 
District for 

schools 

 

 (b) The Specific Plan shall specify that 
loading dock areas shall be located as 
far as possible from residential 
property lines and consideration shall 
be given to constructing solid noise 
barriers at the interfaces of loading 
docks and residential areas.  In 
addition, to the extent possible, truck 
deliveries shall be limited to daylight 

Prior to approval of 
Specific Plan 
 
 
 
 
Prior to issuance of  
use permit or 
building permit for 

CDD 
 
 
 
 
 

CDD/BD 

Make appropriate 
revisions to Specific Plan 
figures and text. 
 
 
 
Verify that building plans 
comply with measure. 

Applicant 
 
 
 
 
 

Developer 
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hours. 

 
commercial  uses 

 (c) The Specific Plan shall specify that 
car washes associated with new gas 
stations are to be conditionally 
allowed uses only.  Each car wash 
facility shall demonstrate that site 
design and proposed operations would 
not result in noise levels above the 
applicable City of Woodland noise 
standards.  Specific attention shall be 
paid to the locations of dryers and 
vacuums relative to nearby residential 
areas.  

 

Prior to approval of 
Specific Plan 
 
 
 
 
Prior to issuance of 
use permits for car 
washes 

CDD 
 
 
 
 
 

CDD 

Make appropriate 
revisions to Specific Plan 
for figures and text. 
 
 
 
Document that car wash 
design and operation of 
car washes complies with 
measure. 

Applicant 
 
 
 
 
 

Developer  

 

 (d) Implement Mitigation Measure 4.1-4, 
which requires that the Sports Park be 
subject to a conditional use permit.  
Active areas, such as diamonds and 
bleachers, shall be located a minimum 
of 100 feet from the eastern boundary 
of the park site. 

 

See Mitigation Measure 4.1-4. 

 (e) The following measures shall be 
implemented for the sports park:  

 

     

 (i) Park maintenance activities 
shall be limited to the hours 
of 7 a.m. to 10 p.m. on 
weekdays. 

 

Ongoing Parks
Department 

 Periodically review park 
operations to ensure 
compliance with measures 
(i), (ii) and (iii). 

Parks 
Department 

 

 (ii) All park equipment using 
internal combustion engines 
shall be properly muffled in 
accordance with 
manufacturers specifications.  

 

Ongoing Parks
Department 

 Periodically review park 
operations to ensure 
compliance with measures 
(i), (ii) and (iii). 

Parks 
Department 

 

 (iii) The public address system 
shall be designed and tested 

Ongoing Parks
Department 

 Periodically review park 
operations to ensure 

Parks 
Department 
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so as not to generate noise 
levels in excess of 50 dB Leq 
during the day or 45 dB Leq 
between 10 p.m. and 7 a.m., 
at the park property 
boundaries.  Consideration 
should be given to increasing 
the number of speakers and 
using lower volume settings, 
focusing the speakers on the 
spectator areas (away from 
residential uses).    

 

compliance with measures 
(i), (ii) and (iii). 

 (iv) Earth berms and or solid 
noise barriers shall be 
erected at the interface of all 
residential uses located 
adjacent to the park site to a 
sufficient height to intercept 
line of sight from park 
activities (including parking 
lots) to the adjacent 
residential back yards or 
outdoor activity areas.   

 

Prior to approval of 
park design 

Parks 
Department 

Based on 
recommendations of a 
noise consultant, use 
barriers and setbacks to 
achieve City noise 
standards. 

Parks 
Department 

 

 (v) Implement Mitigation
Measure 4.1-4(d) for Plan B. 

 See Mitigation Measure 4.1-4(d). 
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 (B) 

(f) The fire station in Plan B shall be 
relocated so that it is not immediately 
adjacent to residential or other land 
uses which have a high sensitivity to 
noise.  

 

Prior to approval of 
Specific Plan B 

CDD Make appropriate
revisions to Specific Plan 
figures and text. 

 Applicant  

4.8-9 Future cumulative plus 
project traffic noise levels 
could exceed the 60 dB Ldn 
exterior noise level 
standard of the City of 
Woodland at proposed 
residential uses located 
within the project site.  

 

4.8-9 
(A/B) Implement Mitigation Measures 4.8-1 

and 4.8-2. 
 

See Mitigation Measures 4.8-1 and 4.8-2. 

Visual Resources and Aesthetics 
4.9-1 The proposed project may 

be inconsistent with the 
General Plan goals and 
policies related to visual 
character and the City’s 
Community Design 
Guidelines. 

 

4.9-1 
(A/B) 
(a) Figures 5.5.A and 5.5.B of the 

Specific Plan and associated text shall 
be modified to show garages 
subordinate to the main living area, 
pursuant to the City's Community 
Design Guidelines, Guidelines for 
Single-Family Development, Site 
Planning for Single-Family 
Residences. 

 

Prior to approval of 
Specific Plan 

CDD    Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant
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 (b) Figure 5.5.C of the Specific Plan and 

associated text shall be modified to 
show 5-foot minimum sidewalks and 
20-foot minimum front yard setbacks, 
pursuant to the Community Design 
Guidelines, Neighborhood Design 
Standard 6. 

Prior to approval of 
Specific Plan 

CDD Make appropriate
revisions to Specific Plan 
figures and text. 

 Applicant  

      (B)
(c) If Plan B is adopted, the City shall 

amend the Community Design 
Guidelines to allow for the Plan B 
street pattern. 

In conjunction with 
approval of Specific 
Plan B 

CDD Make appropriate
amendments to 
Community Design 
Guidelines to ensure 
consistency with Plan B, 
if adopted. 

Applicant/CDD

Cultural Resources 
4.10-1 The proposed project could 

damage or destroy 
unidentified prehistoric 
and historic cultural 
resources. 

4.10-1 
(A/B) In addition to Specific Plan Policy 

5.5.P., the Specific Plan shall be 
amended to include the following 
measures which shall be implemented 
during project construction: 

 

Prior to approval of 
Specific Plan 

CDD    Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant

   (a) If a Native American site is 
discovered, then the evaluation 
process shall include consultation with 
the appropriate Native American(s). 

 

During site work 
and/or construction 

PWD/BD Verify that these 
provisions are included in 
construction contracts. 

Developer

 (b) If human remains are discovered, 
California law requires that work must 
stop immediately and the County 
Coroner must be notified, according to 
Section 7050.5 of the California 
Health and Safety Code.  If the 
remains are Native American, the 
coroner shall notify the Native 
American Heritage Commission, 
which in turn shall inform a most 
likely descendant. The descendant will 

During site work 
and/or construction 

PWD/BD Verify that these 
provisions are included in 
construction contracts. 

Developer  
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then recommend to the landowner 
appropriate disposition of the remains 
and any grave goods which may 
include in-situ reinterment of the 
remains and any associated artifacts 
and capping the site or relocation and 
reinterment. 

4.10-2 The proposed project 
could substantially alter a 
potentially significant 
historic resource and/or its 
context. 

4.10-2 
(A/B) The Specific Plan shall be amended to 

require that, prior to modification or 
removal of any potentially historic 
existing structures, the project 
applicant submit a report from a 
professional architectural historian 
assessing the historical significance of 
the structure/resource.  If significant 
historic structures are identified, 
mitigation pursuant to Sections 
15064.5 and 15126.4 of the CEQA 
Guidelines, as identified and applied 
in the architectural historian’s 
recommendations, shall be followed. 

Prior to approval of 
Specific Plan 
 
 
Prior to removal of 
any structure 
 
 
 
 
Prior to removal of 
any structure over 
45 years of age 

CDD 
 
 
 

CDD 
 
 
 
 
 

CDD 

Make appropriate 
revisions to Specific Plan 
figures and text. 
 
Determine age of 
structures to be removed 
through review of USGS 
maps, assessors maps and 
other documents.   
 
If potentially historic, a 
qualified architectural 
historian shall document 
historic significance.  If 
structure is potentially 
historically significant, it 
shall be avoided and/or 
recorded, as 
recommended by the 
historian. 

Applicant 
 
 
 

Developer 
 
 
 
 
 

Developer 

 

4.10-3 Construction of offsite 
infrastructure could
damage or destroy 
undiscovered archeological 
and/or historic resources. 

 (A/B) 
4.10-3 

 The Specific Plan shall be amended to 
include the following: 

 

Prior to approval of 
Specific Plan 

CDD    Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant
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 (a) Phase I archaeological surveys 

(archival research and visual surface 
inspections) shall be required for all 
offsite infrastructure, prior to final 
design.  If potentially significant 
cultural resources are identified during 
the Phase I archaeological survey(s), 
mitigation pursuant to Section 21083.1 
of the Public Resources Code and 
Sections 15064.5 and 15126.4 of the 
CEQA Guidelines and any other 
applicable regulations, as identified 
and applied in management 
recommendations made by a qualified 
expert, shall be followed. 
 

Prior to approval of 
Improvement Plans 
for offsite 
infrastructure 

PWD/CDD Undertake Phase 1 
archeological surveys for 
all offsite infrastructure 
routing prior to approval 
of Improvement Plans.  
Implement mitigation 
plan, if needed, consistent 
of measure and CEQA 
requirements. 

Developer  

 (b) In the event that cultural resources are 
uncovered during project construction 
(e.g., foundations, historic tools, 
refuse/trash piles, shell deposits, 
arrowheads, chip stone, objects that 
appear to be out of place are 
observed), implement Mitigation 
Measures 4.10-1 (a) and (b). 

During site work 
and construction 

PWD/BD Verify that contractor’s 
contract includes 
identified specifications. 

Developer  

4.10-5 Cumulative development 
in the City of Woodland, in 
conjunction with the 
development of the 
proposed project, could 
contribute incrementally 
to the regional loss of 
cultural resources in Yolo 
County. 

 

4.10-5 
(A/B) Implement Mitigation Measures 4.10-1 

(a) and (b), 4.10-2 and 4.10-3(a) and 
(b). 

 

See Mitigation Measures 4.10-1(a) and (b) and 4.10-3(a) and (b). 

Population, Employment and Housing 
4.11-2 The proposed project 

would increase demand for 
4.11-2 
(B) 

Prior to approval of 
Specific Plan B 

CDD    Make appropriate
revisions to Specific Plan 

Applicant
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affordable housing. 

 
(a) (i) Specific Plan B shall be 

amended to provide that 
35% of total dwelling units 
are multifamily. 

 

figures and text. 

       OR OR OR OR OR

   (ii) The City shall find that 
Specific Plan B is 
substantially consistent with 
the Housing Element. 

Prior to approval of 
Specific Plan B 

CDD Make appropriate
Findings of Fact. 

City Council  
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 (A/B) 

(b) Prior to approval of the first 
tentative map, an Affordable/ 
Special Needs Housing Plan shall 
be prepared for the Specific Plan 
and submitted to the City for review 
and approval.  The Housing Plan 
shall indicated how a fair-share of 
the affordable/special needs housing 
obligations of the City will be 
implemented within the Specific 
Plan on a subdivision basis.  The 
Plan shall demonstrate compliance 
with the policies of the City 
Housing Element including: 

 

Prior to approval of 
first Tentative Map 

CDD The applicant shall 
prepare and submit the 
TOC Specific Plan 
Affordable/Special Needs 
Housing Plan consistent 
with the terms of the 
measure and local 
requirements.  The plan is 
subject to CDD review 
and approval. 

Applicant  

  Identification of areas for 
land donations and/or 
other sites for construction 
of affordable housing 
under various programs or 
as proposed by the 
developer.  Specific sites 
for multiple units within 
each phase shall be 
identified in advance and 
disclosed on deeds and in 
real estate documents for 
underlying and adjoining 
subdivisions, marketing 
brochures, and via signage 
posted at the sites. 
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  Achievement of the 

requirements shown in 
Table 4.11-5. Methods 
shall be identified by 
which these units will be 
proportionately required 
within each of the Phases 
on a subdivision by 
subdivision basis, so that 
affordable housing of all 
types keeps pace with 
construction of single 
family market rate 
housing as development 
within the Plan Area 
occurs. 

 

     

  Criteria for individual 
subdivisions to ensure that 
affordable housing/special 
needs housing is 
integrated within all single 
family subdivisions 
including requirements for 
duplexes on corner lots, 
second units on single-
family lots, senior 
housing, congregate care 
facilities, single 
rooms/studios in non-
residential areas, and other 
types of projects. 

 

     

       
 Mechanisms for ensuring 

that permanent 
affordability be 
incorporated into the Plan. 

 



 
BD = Building Development CDD = Community Development Department PWD = Public Works Department YCTD = Yolo County Transportation District 
USACOE = US Army Corps of Engineers DFG = California Department of Fish and Game USFWS = US Fish and Wildlife Service SYMVCD = Sacramento-Yolo Mosquito Vector Control District 
 

N:\101730.AG\AFEIR\MMP\MMP.DOC 5-68  

TURN OF THE CENTURY SPECIFIC PLAN EIR 
MITIGATION MONITORING PROGRAM 

Environmental Impact Mitigation Measure(s) Timing/Milestone 
Responsibility 
for Oversight 

Implementation of 
Mitigation Measure 

Responsibility 
for 

Implementation 
Checkoff  

Date/Initials 
  Provisions for ensuring 

compliance with the 
inclusionary housing 
provisions of the 
ordinance (Section 6A-3-
60). 

 

     

  Mechanisms for 
reservation, protection, 
and disclosure of lots for 
affordable projects 

     

4.11-4 The proposed project may 
be inconsistent with the 
City of Woodland General 
Plan policies. 

 

4.11-4  
(A/B)  
(a) (i) The Specific Plan shall be 

amended to incorporate a 
greater range of densities; 

 

 
 
Prior to approval of 
Specific Plan 

 
 

CDD 

 
 
Make appropriate 
revisions to Specific Plan 
figures and text. 

 
 
Applicant 

 

 (ii) Proposed large blocks of 
multi-family units shall be 
more evenly distributed 
throughout the Plan Area; 
and 

 

Prior to approval of 
Specific Plan 

CDD    Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant

     (iii) The Specific Plan shall 
identify and incorporate 
varying types of multi-
family and affordable 
housing, such as co-op 
housing, corner duplexes, 
and senior facilities. 

Prior to approval of 
Specific Plan 

CDD Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant

 OR 
 
(b) For any rejected measure, the City 

shall make a finding of substantial 
conformity with the General Plan. 

 

OR 
 
Prior to approval of 
Specific Plan 

OR 
 

CDD 

OR 
 
Make appropriate 
Findings of Fact. 

OR 
 
City Council 

 

 (c) The Specific Plan shall be revised to 
require that no more than 100 multi-

Prior to approval of 
Specific Plan 

CDD    Make appropriate
revisions to Specific Plan 

Applicant
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family units be located in any one area. 

 
figures and text. 

4.11-5 The proposed project, in 
combination with future 
buildout in the City of 
Woodland, would increase 
the City's population. 

4.11-5 
(A/B) 
(a) The City shall regulate growth in the 

Master Plan Remainder Area so that 
the City of Woodland population does 
not exceed 60,000 by the Year 2015.  

Until 2015 CDD For each new project, 
calculate projected City 
population.  Residential 

projects that would cause 
the City’s population to 
exceed 60,000 shall not 

be approved prior to 2015. 
 

CDD  

      OR OR OR OR OR

 (b) Find that the proposed project is 
essentially consistent with the 
direction of General Plan policies. 

Prior to approval of 
Specific Plan 

CDD Find that the project is 
consistent with the 

General Plan. 

City Council  

  
OR 
 
(c) Amend the General Plan to allow for 

growth beyond 60,000 by 2015. 

 
 
 
Prior to approval of 
projects that would 
cause the City’s 
population to 
exceed 60,000 

 
 
 

CDD 

 
 
 

Amend the General Plan 
to allow for population 

growth of more than 
60,000 before 2015. 

 
 
 
City Council 
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Public Health and Safety 
4.12-1  The proposed project 

could expose future 
occupants and 
construction workers to 
localized soil or 
groundwater 
contamination due to prior 
site uses. 

 

4.12-1 
(A/B) 
(a) Prior to tentative map approval for each 

development within the project site, the 
applicant shall complete an 
Environmental Site Assessment (Phase 
1) in accordance with professional 
standards to determine the potential for 
past or current uses within the project 
site to have resulted in soil or 
groundwater contamination at any 
location that will be developed under 
the proposed project, or for releases 
from offsite locations (e.g., the former 
City landfill) to have adversely affected 
groundwater under the project site.  
Results of the site assessment shall be 
provided to the City of Woodland 
Planning Department and Yolo County 
Environmental Health Department. 

 

Prior to approval of 
each Tentative Map 

PWD Document that a Phase 1 
Site Assessment has been 

completed. 

Developer  

   (b) If contamination is suspected, the 
applicant shall proceed with additional 
investigation (Phase 2), including, but 
not limited to, soil and groundwater 
testing.  A work plan for and results of 
the investigation shall be submitted to 
the City of Woodland Community 
Development Department and Yolo 
County Environmental Health 
Department for review and 
concurrence.  The results of the study 
shall identify recommended measures 
to reduce potential risks, if any, to 
individuals and the environment that 
could occur during site development or 
future occupancy. 

Prior to approval of 
each Tentative Map 
where Phase I study 
indicates that 
contamination 
could be present 

PWD Document that a Phase 2 
Site Assessment has been 

completed. 

Developer
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(c) If risk management measures are 
determined to be necessary, the 
applicant shall develop a plan for use 
prior to, during, and after site 
development that identifies
requirements for soil management 
(e.g., excavation, re-use, or disposal), 
construction dewatering, and air 
monitoring to protect construction 
workers, current and future onsite 
occupants and visitors, and offsite 
populations.  The plan shall also 
identify contingency measures in the 
event previously unidentified hazards 
are encountered during site 
development. Contract specifications 
shall reflect identified risk 
management measures. 

 

After completion of 
a Phase 2 Site 
Assessment, and 
prior to approval of 
Tentative Map 

 

PWD The applicant shall 
prepare and submit a risk 
management plan 
consistent with the terms 
of the measure, accepted 
engineering practice and 
best available technology. 

Developer  

 (d) The applicant shall obtain necessary 
agency approvals prior to 
implementing any identified measures 
in the risk management plan.  The 
results of additional testing, 
monitoring, tank removal, soil or 
groundwater cleanup, or other equally 
effective risk management measures 
shall be submitted to the regulatory 
agency/agencies with jurisdiction over 
the particular risk management 
activity prior to, during, or after 
development, as appropriate for the 
type of activity.  Agencies that could 
require notification would include, but 
would not be limited to, Woodland 
Fire Department, Yolo County 
Environmental Health Department, 
Yolo-Solano Air Pollution Control 

Prior to approval of 
Tentative Map for 
projects requiring a 
risk management 
plan 

PWD Document that agency 
approvals have been 
obtained. 

Developer  
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District, Central Valley Regional 
Water Quality Control Board, or 
California Department of Toxic 
Substances Control.  All activities 
shall comply with applicable federal, 
State, and local laws and regulations 
pertaining to hazardous materials 
management. 

 
4.12-4 The proposed project 

could expose future 
residents and construction 
workers to nuisance pests 
(black gnats). 

 

4.12-4 
(A/B) Prior to each construction season, each 

landowner or developer with a project 
under construction shall consult with 
the Sacramento-Yolo Mosquito Vector 
Control District to identify safe, 
effective, and feasible means to reduce 
onsite Valley black gnat populations 
during construction activities that take 
place during the active season.  Such 
methods could include physical 
controls, such as watering, or the use 
of chemical insecticides.  The 
applicant’s contractor shall use only 
those methods for site insect control 
that it has developed through 
consultation with the District. 

Prior to each 
construction season 
 
 
 
 
 
 
During site work 
and construction 

SYMVCD 
 
 
 
 
 
 
 

SYMVCD 

Document that contractor 
has consulted with 
District to identify means 
for reducing gnat 
population. 
 
 
 
Verify that identified 
measures are being 
implemented through a 
site visit. 

Developer  
 
 
 
 
 
 
 

Developer 
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4.12-5 Detention basins and other 

storm drainage system 
water features could 
increase mosquito and 
other vector populations. 

 

4.12-5 
(A/B) 
(a) Prior to final design of storm drainage 

system features that convey or store 
water, the City shall ensure 
compliance with applicable vector 
control standards as adopted by the 
Sacramento-Yolo Mosquito and 
Vector Control District.  Vector 
control measures shall include, but 
would not be limited to: 

 

Prior to approval of 
Improvement Plans 
for backbone 
infrastructure and 
subsequent 
infrastructure for 
each Tentative Map 

SYMVCD Document that storm 
drainage system 
incorporates vector 
control standards. 

Applicant/ 
Developer 

 

  Adequate drainage shall be 
incorporated to drain minor 
flows and prevent ponding; 

 

     

  Detention/retention facilities 
shall be designed to 
minimize mosquito 
production and shall be 
capable of being completely 
drained; 

 

     

  Adequate access and 
clearance for motorized 
vector and weed control 
equipment shall be provided; 
and  

 

     

  Project design shall 
incorporate features to 
minimize the amount of 
surface runoff carrying 
nutrients into slow-moving 
channels or standing water. 

     

 (b) During project operation, the City 
shall coordinate with the Sacramento-
Yolo Mosquito and Vector Control 
District to ensure onsite open 

Ongoing PWD Coordinate on regular 
basis with SYMVCD. 

PWD  
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drainages, channels, and 
detention/retention facilities are 
monitored and managed to control 
mosquitoes and other vectors.  If the 
District determines additional controls 
are necessary, the City shall ensure 
implementation of the controls. 

4.12-6 If the private airstrip 
remains operational, 
development of the 
proposed project could 
expose people and 
property to aircraft 
hazards. 

 

4.12-6 
(A/B)  
(a) As long as the airstrip remains 

operational, the project applicant shall 
ensure that the placement and height of 
structures east of the airstrip runway 
achieve the 20:1 approach surface 
criterion.  This may be accomplished 
by limiting the height of structures and 
selection of appropriately sized 
landscape trees, or providing adequate 
distance separation where limiting the 
height is not practical or feasible.  At 
no time shall the distance between the 
east end of the runway and the nearest 
project feature be less than 200 feet. 

 

Prior to approval of 
Tentative Map for 
Parcel 042-010-46 

CDD Document that the 
placement and height of 
proposed structures are 
designed per the 
mitigation measure. 

Developer  

     (b) Prior to occupancy of any structure 
where height or siting design 
standards have been imposed to meet 
the 20:1 approach surface criterion, 
the applicant shall provide proper 
notification to the Caltrans Division of 
Aeronautics and/or Federal Aviation 
Administration, as appropriate.  The 
notification shall provide required 
details of proposed development in 
accordance with agency regulations 
(FAR Part 77). 

 

Prior to final 
inspection 

CDD Document that
notification was provided. 

Developer

 (c) If warranted by safety and/or nuisance 
concerns, the City shall require closure 

Ongoing; at any 
time. 

CDD If warranted, undergo 
proper notification and set 

Planning 
Commission/City 
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of the airstrip by revocation of the use 
permit, or amortization/abatement of 
the use as non-conforming. 

 

hearing for revocation. Council 

 (d) Implement Mitigation Measure 4.8-5. See Mitigation Measure 4.8-5. 

4.12-7 The proposed project, in 
combination wi
development that could 
occur with General Plan 
buildout, would increase 
the number of people who 
could be exposed to 
potential hazards 
associated with hazardous 
materials (including 
agricultural operations), 
vectors (primarily 
mosquitoes), and aircraft 
operations. 

th (A/B) 

 

4.12-7 

(a) Implement Mitigation Measure 
4.12-1(a) through 4.12-1(d) 
(Contaminated Sites). 

 
 

See Mitigation Measure 4.12-1(a) through 4.12-1(d). 

 (b) Implement 4.12-5(a) through 4.12-5(b) 
(Mosquitoes and Vectors). 

See Mitigation Measure 4.12-5(a) through 4.12-5(b). 

 (c) Implement 4.12-6(a) through 4.12-6(d) 
(Private Airstrip Operations). 

See Mitigation Measure 4.12-6(a) through 4.12-6(d). 
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4.12-8 The proposed project, in 

combination wi
development of other 
projects that could occur 
with General Plan 
buildout, would increase 
the number of people who 
could be exposed to 
nuisance pests (black 
gnats). 

th (A/B) Implement Mitigation Measure 4.12-4 
(Black Gnats). 

 

4.12-8 

 

See Mitigation Measure 4.12-4. 

Public Services and Facilities 
4.13-1 The proposed project 

would increase demand for 
fire protection services. 

 

4.13-1 
(A/B)  
(a) Prior to the first tentative map 

approval, the Specific Plan Public 
Facilities Financing Plan and Capital 
Improvements Plan shall demonstrate 
that fire station locations and 
operations will be adequate to service 
the new development according to City 
fire standards and policies. 

 

Prior to approval of 
first Tentative Map 

CDD/Fire Dept. Amend final Specific Plan 
Public Facilities 
Financing Plan and CIP to 
include fire station 
locations and operations 
are adequate, per City 
Council action on final 
Specific Plan. 

Applicant  

     (b) The Specific Plan shall be amended to 
provide for the construction of Fire 
Station Four in the project site when 
one of the following project elements 
is constructed beyond the four minute 
response time from an existing 
Woodland Fire Station: 

 

Prior to approval of 
Specific Plan 

CDD Make appropriate
revisions to Specific Plan. 

Applicant

 (i) Two light commercial or 
planned unit developments 
with a fire flow of 2,500 gpm 
are constructed;  

     

       OR 
(ii) One educational occupancy 
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with a combined fire flow of 
2,500 gpm for use with 
grades 12 and under is 
constructed for year-round 
scheduling; 

 
OR 

 
 (iii) One-hundred dwelling units.      

 (c) Per the Woodland Fire Department 
requirements, all new construction 
built prior to the construction and 
staffing of the fire station shall be 
supplied with a disclosure notice 
informing the owner or tenants of the 
delayed level of response. 

 

Prior to approval of 
first tentative map 
for first commercial 
use, school, or 100 
residential units 
 
Prior to approval of 
Tentative Map 

CDD/City  
Attorney 

 
 
 
 

CDD 

Prepare deed disclosure 
language to satisfaction of 
City Attorney. 
 
 
Document attachment of 
deed disclosure to title of 
each parcel, consistently 
measure. 

Developer 
 
 
 
 

Developer 

 

 (d) The Fiscal Impact Analysis for the 
Turn of the Century Specific Plan shall 
demonstrate that the identified 
increased demand for fire fighters, 
support personnel, and equipment will 
be adequately funded, on a phase 
basis, by general fund revenue 
generated by the proposed 
development on a phase basis.  If the 
Fiscal Impact Analysis demonstrates a 
net deficiency, a mechanism for 
funding the projected gap, by phase, 
shall be proposed as a part of the Plan 
financing.   

 

Prior to approval of 
first Tentative Map 

Fire Dept. Document that the Fiscal 
Impact Analysis provides 
adequate funding or that a 
“gap financing 
mechanism” satisfactory 
to the City has been 
included in the Financing 
Plan. 

Applicant/ First  
Developer 

 

 (e) The City’s existing Major Projects 
Financing Plan shall be amended and 
fee schedule revised to incorporate 
construction of the new fire station.  
This station (including the phase of 

Prior to approval of 
first Tentative Map 
 
 
 

PWD 
 
 
 
 

Document that the Major 
Projects Financing Plan 
has been amended and fee 
schedule revised.  TOC 
Specific Plan Pubic 

Applicant/ First 
Developer 
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development at which time it will be 
required) shall be described in greater 
detail in the Turn of the Century 
Specific Plan Public Facilities 
Financing Plan and Capital 
Improvements Plan.  Individual 
projects proposed within the project 
site shall pay the appropriate capital 
facility fees to finance the construction 
of new fire protection capital facilities.  
Facilities required prior to build-out 
shall be advanced by the developer and 
be subject to later reimbursement or 
credit. 

 
 
 
 
 
 
 
 
Prior to Final Map, 
or to issuance of 
building permit if 
no map, if needed. 

 
 
 
 
 
 
 
 

PWD 

Facilities Financing Plan 
and Capital Improvements 
Plan shall be finalized and 
accepted by City. 
 
 
 
 
Verify that fees have been 
paid. 

 
 
 
 
 
 
 
 

Developer 

4.13-2 The proposed project 
would impede the ability of 
the fire department to 
efficiently access all 
portions the project site. 

 

4.13-2   
(B) 
(a) Prior to the first tentative map 

approval, the project applicant shall 
demonstrate that the entire project site 
can be served within 4 minutes from 
existing and planned fire stations.  The 
City’s Fire Station Location Study 
Model shall be used to determine 
response time. 

 

 
 
Prior to approval of 
first Tentative Map 
under Plan B 

 
 

Fire Dept. 

 
 
Demonstrate that the 
project site can be 
adequately served on 
proposed curvi-linear road 
pattern. 

 
 

Applicant 

 

       OR OR OR OR OR

   (b) If response times cannot be met, the 
project applicant shall provide for an 
additional fire station or other 
acceptable mechanism, located to 
achieve the 4 minute response time 
standard. 

Prior to approval of 
first Tentative Map 
under Plan B 

Fire Department Document that additional 
fire stations or other 
mechanisms  to ensure 
fire safety are provided if 
response times are not 
met due to curvi-linear 
street patterns. 

Applicant

4.13-3 The proposed project 
would have adequate fire 
flow to service the project 
site. 

4.13-3  
(A/B) The water distribution system installed 

for the proposed project shall meet the 
requirements of the City of Woodland 

Prior to approval of 
Improvement Plans 
for backbone 
infrastructure 

PWD Document that the water 
distribution system is 
adequate per mitigation 
measures. 

Applicant  
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 fire hydrants and mains installed to 

meet current fire protection standards 
and the most current City design 
standards. 

4.13-4 The proposed project may 
be inconsistent with the 
City of Woodland General 
Plan policies related to fire 
protection. 

 

4.13-4 
(A/B) 
(a) Implement  Mitigation Measure 4.13-

1(a) through (e). 

See Mitigation Measure 4.13-1(a) through (e). 

  (B)
(b) Implement Mitigation Measure 4.13-

2(a) or (b). 

See Mitigation Measure 4.13-2(a) or  (b). 

4.13-5 The proposed project, in 
conjunction with future 
development in the City of 
Woodland, would create 
demand for additional fire 
protection services. 

4.13-5 Implement Mitigation Measures 
4.13-1 and 4.13-2. 

See Mitigation Measures 4.13-1 and 4.13-2. 

4.13-6 The proposed project 
would increase the demand 
for police protection 
services. 

 

4.13-6  
(A/B)  
(a) The Fiscal Impact Analysis for the 

Specific Plan shall demonstrate that 
the identified increased demand for 
officers, non-sworn personnel, and 
equipment will be adequately funded, 
on a phase basis, by general fund 
revenue generated by the proposed 
development on a phase basis.  If the 
Fiscal Impact Analysis demonstrates a 
net deficiency, a mechanism for 
funding the projected gap, by phase, 
shall be proposed as a part of the Plan 
financing. 

 

Prior to approval of 
first Tentative Map 

Police 
Department 

Document that the Fiscal 
Impact Analysis provides 
adequate funding of 
police staff and facilities 
needed to serve project 
development or that a 
“gap financing 
mechanism” satisfactory 
to the City has been 
included in the Financing 
Plan. 

Applicant  
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4.13-7 The proposed project may 

be inconsistent with the 
City of Woodland General 
Plan policies related to 
police protection. 

 

4.13-7 
(A/B) 
(a) Implement Mitigation Measure 4.13-6. 
 
 

See Mitigation Measure 4.13-6. 
 
 
 

   OR OR

 (b) Amend General Plan policy 4.H.1 to 
conform with the inconsistencies 
identified related to staffing ratios. 

 

Prior to approval of 
Specific Plan 

CDD/Police 
Department 

Amend General Plan 
Policy 4.H.1. 

City Council  

  OR
 
(c) Find that the proposed project is 

substantially consistent with General 
Plan policy 4.H.1. 

OR 
 
Prior to approval of 
Specific Plan 

OR 
 

CDD/Police 
Department 

OR 
 
Make appropriate 
Findings of Fact. 

OR 
 
City Council 

 

4.13-8 The proposed project, in 
conjunction wi
cumulative development in 
the City of Woodland, 
would increase the demand 
for police protection 
services. 

th (A/B) Implement Mitigation Measure 4.13-6. 
4.13-8  

 

See Mitigation Measure 4.13-6. 

4.13-9 The proposed project 
would increase the demand 
for wastewater treatment. 

 

4.13-9  
(A/B) Prior to approval of each tentative 

map, the applicant shall demonstrate 
that WWTP treatment capacity is 
adequate to serve the flows generated 
by new development covered by the 
tentative map. 

Prior to approval of 
each Tentative Map 

PWD Document that the 
WWTP treatment 
capacity is adequate.  If 
inadequate capacity will 
be available when square 
footage or units come on 
line, approval of 
improvement plans for 
those projects shall be 
withheld until a 
satisfactory solution can 
be determined. 

Developer  
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4.13-11 Groundwater infiltration 

into offsite wastewater 
infrastructure could affect 
WWTP capacity. 

4.13-11   
(A/B) 
(a) The Specific Plan shall require that the 

sewer collection system is designed to 
reduce the potential for groundwater 
infiltration.  The design shall comply 
with criteria established by the City, 
when such criteria are adopted. If such 
criteria have not been adopted prior to 
the first tentative map, each individual 
project shall identify specific design 
features that will be incorporated into 
wastewater line design and installation 
to minimize groundwater infiltration 
so that conveyance line or WWTP is 
not adversely affected. 

 

Prior to approval of 
Specific Plan 

CDD Make appropriate
revisions to Specific Plan 
figures and text to require 
that the sewer collection 
system design contains 
the criteria listed in the 
mitigation measure. 

 Applicant  

   (b) Offsite infrastructure connections to 
the WWTP shall be constructed at the 
start of project construction.  

 

Prior to issuance of 
first building permit 

PWD/BD Verify that offsite 
connections have been 
constructed. 

Developer
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4.13-13 The proposed project 

would increase demand for 
domestic water. 

 

4.13-13 
(A/B)  
(a) The City’s existing Major Projects 

Financing Plan shall be amended and 
fee schedule revised to include the 
development of wells to serve project 
development.  The location, number 
and phasing of wells shall be 
described in greater detail in the 
Specific Plan Public Facilities 
Financing Plan and Capital 
Improvements Plan.  Individual 
projects proposed within the Plan Area 
shall pay the appropriate capital 
facility fees to finance the construction 
of new wells.  Facilities required prior 
to build-out shall be advanced by the 
developer and be subject to later 
reimbursement or credit. 

Prior to approval of 
first Tentative Map 
 
 
 
 
 
 
 
 
 
 
Prior to Final Map, 
or to issuance of 
building permit if 
no Map needed. 

PWD 
 
 
 
 
 
 
 
 
 
 
 

PWD 

Document that the Major 
Projects Financing Plan 
has been amended and the 
fee schedule revised.  
TOC Specific Plan Public 
Facilities Financing Plan 
and CIP shall be finalized 
and accepted by City. 
 
 
 
 
Verify that fees have been 
paid. 

Applicant 
 
 
 
 
 
 
 
 
 
 
 

Developer 

 

4.13-18 The proposed project 
would generate 
construction debris. 

 

4.13-18 
(A/B) 
(a) At the beginning of each job, the 

construction contractor shall set up 
bins or other means of containment to 
hold separated scraps of recyclable 
material (i.e., cardboard, lumber, etc.).  
The contractor shall identify 
processors in the area that are 
interested in the materials.  The paper, 
cardboard, and metal packaging that 
the building materials and major 
appliances come in shall also be 
separated and stored for future 
recycling. 

 

During construction PWD/BD    Requirements of
mitigation measure shall 
be reflected in 
construction contracts.  
The Recycling 
Coordinator shall verify 
that means of containment 
to hold separated scraps 
of recyclable material 
have been established and 
are in use. 

Developer

 (b) The contractor shall work with the 
City of Woodland Recycling 
Coordinator to establish construction 

During construction PWD 
(Recycling 

Coordinator) 

Verify that construction 
recycling measures are 
being used. 

Developer  



 
BD = Building Development CDD = Community Development Department PWD = Public Works Department YCTD = Yolo County Transportation District 
USACOE = US Army Corps of Engineers DFG = California Department of Fish and Game USFWS = US Fish and Wildlife Service SYMVCD = Sacramento-Yolo Mosquito Vector Control District 
 

N:\101730.AG\AFEIR\MMP\MMP.DOC 5-83  

TURN OF THE CENTURY SPECIFIC PLAN EIR 
MITIGATION MONITORING PROGRAM 

Environmental Impact Mitigation Measure(s) Timing/Milestone 
Responsibility 
for Oversight 

Implementation of 
Mitigation Measure 

Responsibility 
for 

Implementation 
Checkoff  

Date/Initials 
recycling measures to reduce the 
amount of construction waste disposed 
of at the landfill. 

4.13-22 Installation of the offsite 
sewer pipeline could 
intercept the high-pressure 
natural gas line. 

 

4.13-22 
(A/B) Prior to the installation of offsite 

wastewater infrastructure, all potential 
conflict locations with the existing 
PG&E high-pressure natural gas line 
shall be potholed and verified. 

Prior to approval of 
Improvement Plans 

PWD Document that potential 
conflict locations are 
potholed and verified. 

Developer  

4.13-26 The proposed project may 
be inconsistent with the 
City of Woodland General 
Plan policies regarding 
provision of public 
utilities. 

4.13-26 
(A/B) Pursuant to General Plan Policy 4.J.2, 

all utilities shall be undergrounded 
within the Specific Plan area unless an 
acceptable assessment of infeasibility 
is prepared by the applicant and 
adopted by the City. 

Prior to approval of 
Specific Plan 
 
 
Prior to approval of 
Improvement Plans 

CDD 
 
 
 

PWD 

Make appropriate 
revisions to Specific  Plan 
figures and text. 
 
Document that all utilities 
will be located 
underground. 
 
 

Applicant 
 
 
 

Developer 

 

Recreational, Educational and Community Services 
4.14-1 Implementation of the 

proposed project would 
increase the demand for 
parks and recreational 
facilities. 

4.14-1  
(A/B)  
(a) Individual projects proposed within the 

project site shall pay the appropriate 
park development fees to finance the 
construction of new parks and open 
space areas.  Facilities required prior to 
build-out shall be advanced by the 
developer and be subject to later 
reimbursement or credit. 

 

Prior to approval of 
each Tentative Map 

PWD/Parks 
Department 

Verify that fees have been 
paid. 

Developer  

 (b) The City shall allow payment of in-
lieu fees for a fair share portion of 
future community and regional parks, 
and consider providing credit toward 
underserved Special Use/Sports Parks 
for overserved neighborhood parks. 

Prior to approval of 
each Tentative Map 
 
Prior to approval of 
Specific Plan 

PWD/Parks 
Department 

 
CDD 

Verify that in lieu fees 
have been paid. 
 
Make appropriate 
revisions to Specific Plan 
figures and text to reflect 
policy regarding credit. 

Developer 
 
 
Applicant 

 



 
BD = Building Development CDD = Community Development Department PWD = Public Works Department YCTD = Yolo County Transportation District 
USACOE = US Army Corps of Engineers DFG = California Department of Fish and Game USFWS = US Fish and Wildlife Service SYMVCD = Sacramento-Yolo Mosquito Vector Control District 
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Implementation of 
Mitigation Measure 

Responsibility 
for 

Implementation 
Checkoff  

Date/Initials 
 (c) The Fiscal Impact Analysis for the 

Turn of the Century Specific Plan shall 
demonstrate that the identified 
increased demand for recreational 
programs, employees, equipment, and 
park maintenance will be adequately 
funded, on a phase-by-phase basis, by 
general fund revenue generated by the 
proposed development on a phase 
basis.  If the Fiscal Impact Analysis 
demonstrates a net deficiency, a 
mechanism for funding the projected 
gap, by phase, shall be proposed as a 
part of the Plan financing. 

 

Prior to approval of 
first Tentative Map 

Parks Dept. Document that the Fiscal 
Impact Analysis provides 
adequate funding or that a 
“gap financing 
mechanism” satisfactory 
to the City has been 
included in the Financing 
Plan. 

Applicant/First 
Developer 

 

 (d) Implement Mitigation Measure 4.1-5 
requiring consolidation and expansion 
of mini parks into two additional 
neighborhood parks. 

 

See Mitigation Measure 4.1-5. 

4.14-2 The proposed project may 
be inconsistent with the 
City of Woodland General 
Plan and Parks Master 
Plan policies. 

4.14-2 
(A/B) Find that the proposed project, as 

mitigated by Measure 4.14-1, is 
substantially consistent with the 
General Plan Policies. 

Prior to approval of 
Specific Plan 

CDD  Make appropriate
Findings of Fact. 

City Council  

4.14-3 The proposed project, in 
combination with the 
future buildout of the City 
of Woodland, would 
increase the demand for 
parks and recreational 
facilities, resulting in a 
shortfall of services. 

4.14-3 
(A/B) Implement Mitigation Measure 4.14-1. 

See Mitigation Measure 4.14-1. 

4.14-4 The proposed project 
would increase the demand 
for school services. 

 

4.14-4  
(A/B) The Specific Plan shall designate an 

additional public school site of at least 
10 acres for the development of an 
elementary school.  This school shall 
be sited in conjunction with one of the 

Prior to approval of 
Specific Plan 

CDD    Make appropriate
revisions to Specific Plan 
figures and text. 

Applicant



 
BD = Building Development CDD = Community Development Department PWD = Public Works Department YCTD = Yolo County Transportation District 
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Implementation 
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Date/Initials 
neighborhood parks required in 
Mitigation Measure 4.14-1. 

4.14-5 The proposed project may 
be inconsistent with 
General Plan policies 
regarding education. 

4.14-5 
(A/B)  
(a) Implement Mitigation Measure 4.14-4. 
 

See Mitigation Measure 4.14-4. 

 (b) Find that the proposed project, as 
mitigated, is substantially consistent 
with the General Plan Policies. 

 

Prior to approval of 
Tentative Map 

CDD  Make appropriate
Findings of Fact. 

City Council  

4.14-7 The proposed project, in 
combination with future 
buildout in the City of 
Woodland, would increase 
the demand for school 
facilities. 

4.14-7  
(A/B) Implement Mitigation Measure 4.14-4. 

See Mitigation Measure 4.14-4. 

4.14-8  
(A/B) 
(a) The Fiscal Impact Analysis for the 

Turn of the Century Specific Plan 
shall demonstrate that the identified 
increased demand for library services 
will be adequately funded, on a phase 
basis, by general fund revenue 
generated by the proposed 
development on a phase basis.  If the 
Fiscal Impact Analysis demonstrates a 
net deficit, a mechanism for funding 
the projected gap, by phase, shall be 
proposed as a part of the Plan 
financing.  

 

Prior to approval of 
first Tentative Map 

Library Services Document that the Fiscal 
Impact Analysis provides 
adequate funding or that a 
“gap financing 
mechanism” satisfactory 
to the City has been 
included in the Financing 
Plan. 

Applicant/First 
Developer 

 4.14-8 The proposed project 
would increased demand 
for the City of Woodland 
Library facilities. 

 

(b) The City’s existing Major Projects 
Financing Plan shall be amended and 
fee schedule revised to include lease 
or construction of ±5,300 square feet 
of additional space for the Woodland 
Library.  This expansion (including 

Prior to approval of 
first Tentative Map 
 
 
 
 

PWD 
 
 
 
 
 

Document that the Major 
Projects Financing Plan 
has been amended and the 
fee schedule revised.  The 
TOC Specific Plan Public 
Facilities Financing Plan 

Applicant/First 
Developer 

 
 
 
 

 



 
BD = Building Development CDD = Community Development Department PWD = Public Works Department YCTD = Yolo County Transportation District 
USACOE = US Army Corps of Engineers DFG = California Department of Fish and Game USFWS = US Fish and Wildlife Service SYMVCD = Sacramento-Yolo Mosquito Vector Control District 
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Implementation of 
Mitigation Measure 
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for 

Implementation 
Checkoff  

Date/Initials 
the phase of development at which 
time it will be required) shall be 
described in greater detail in the Turn 
of the Century Specific Plan Public 
Facilities Financing Plan and Capital 
Improvement Plan.  Individual 
projects proposed within the project 
site shall pay the appropriate capital 
facility fees to finance the lease or 
construction of expanded library 
space.  Facilities required prior to 
build-out shall be advanced by the 
developer and be subject to later 
reimbursement or credit. 

 

 
 
 
 
 
Prior to Final Map, 
or issuance of 
building permit, if 
no Map 

 
 
 
 
 

PWD 

and Capitol 
Improvements Plan shall 
be finalized and accepted 
by the City. 
 
Verify that fees have been 
paid. 

 
 
 
 
 

Developer 

      OR OR OR OR

 As an alternative to expansion of the 
main library facility, a new 
neighborhood branch facility could be 
located within one of the public/quasi 
public land use designations on the 
Turn of the Century Specific Plan land 
use plan.  If this alternative is chosen, 
the location of the facility shall be 
such that the greatest number of 
people in the area could walk, bicycle, 
or take public transit to the facility. 

Prior to approval of 
first Tentative Map 

CDD/Library 
Services 

The City Librarian and 
City Attorney shall 
further examine the terms 
of the 1979 ballot 
measure and identify 
whether this alternative or 
some variation thereof is 
preferable for satisfaction 
of library facilities 
demand created by the 
TOC Specific Plan. 

Library Services/ 
City Attorney 

 

4.14-9 The proposed project may 
be inconsistent with the 
City of Woodland General 
Plan policies regarding 
library facilities. 

4.14-9 Implement Mitigation Measure 4.14-8. See Mitigation Measure 4.14-8. 
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