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1.0 INTRODUCTION 
 
This Final Environmental Impact Report (EIR) contains public and agency comments received 
during the public review period of the Prudler Tentative Subdivision Map Final EIR. This 
document has been prepared by the City of Woodland, as lead agency, in accordance with the 
California Environmental Quality Act (CEQA) and the CEQA Guidelines Section 15132. The 
Introduction and List of Commenters chapter of the Final EIR discusses the background and 
organization of the Draft EIR, and lists the comment letters received. 
  
1.1 BACKGROUND 
 
The Prudler Tentative Subdivision Map Project Administrative Final EIR contains the following 
environmental analysis chapters: 

 
• Air Quality and Greenhouse Gas Emissions (Including Energy); and 
• Transportation and Circulation. 

 
The City of Woodland used the following methods to solicit public input on the Administrative 
Final EIR:  a Notice of Preparation (NOP) for the Draft EIR was released for a 30-day review from 
December 17, 2014 to February 2, 2015. In addition, a public scoping meeting was held on January 
8, 2015 for further discussion and comments regarding the scope of the Draft EIR. A Notice of 
Availability of the Draft EIR was distributed from September 8, 2015 to October 23, 2015 to 
applicable public agencies, responsible agencies, and interested individuals. In addition, a public 
meeting was held before the Planning Commission on October 1, 2015 in order to receive verbal 
comments on the Draft EIR. Copies of the document were made available at the public counter of 
the City of Woodland Community Development Department located at 300 First Street, Woodland, 
California 95695. Copies were made available on the City of Woodland website at 
http://www.cityofwoodland.org, and at the Woodland Library (250 First Street) and the Woodland 
Community and Senior Center (2001 East Street). 
 
1.2 ORGANIZATION OF THE FINAL EIR 
 
The Final EIR is organized into the following chapters: 
 
1. Introduction and List of Commenters 
Chapter 1 provides an introduction and overview of the document, describing the background and 
organization of the Final EIR. Chapter 1 also provides a list of commenters who submitted letters in 
response to the Draft EIR. 

1 INTRODUCTION AND LIST OF COMMENTERS 
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2. Responses to Comments  
Chapter 2 presents all of the comment letters received and responses to each comment. Each 
comment letter received has been numbered at the top and then bracketed to indicate how the letter 
has been divided into individual comments. Each comment is given a number with the letter 
number appearing first, followed by the comment number. For example, the first comment in Letter 
1 would have the following format: 1-1.   
 
3. Mitigation Monitoring and Reporting Plan   
The Mitigation Monitoring and Reporting Plan (MMRP) in Chapter 3 includes a description of the 
requirements of CEQA. The intent of the MMRP is to prescribe and enforce the proper and 
successful implementation of the mitigation measures as identified within the EIR for the Prudler 
Tentative Subdivision Map project. 
 
1.3 LIST OF COMMENTERS 
 
The City of Woodland received four comment letters during the open comment period on the 
Draft EIR for the proposed project. The comment letters were authored by the following 
representatives of local groups and individuals: 
 

Letter 1 ........................................ Alysa Meyer, Legal Services of Northern California 
Letter 2 ............................................................ Andrea Matarazzo, Pioneer Law Group 
Letter 3 ...................................................................................... Bobby Harris, Resident 
Letter 4 ...................................................................................... Bobby Harris, Resident 
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The Responses to Comments chapter includes responses to each of the comment letters submitted 
regarding the Prudler Tentative Subdivision Map Project Draft EIR. Each bracketed comment letter 
is followed by numbered responses to each bracketed comment. The responses amplify or clarify 
information provided in the Draft EIR and/or refer the reader to the appropriate place in the 
document where the requested information can be found. Comments that are not directly related to 
environmental issues (e.g., opinions on the merits of the project unrelated to its environmental 
impacts) may either be discussed or noted for the record. Text changes in the Draft EIR were not 
warranted based on comments received, updated project information, or information provided by 
City of Woodland staff. Therefore, in accordance with CEQA Guidelines, Section 15088.5, 
recirculation of the Draft EIR is not required. 
 
 

2 RESPONSES TO COMMENTS 
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LETTER 1: ALYSA MEYER, LEGAL SERVICES OF NORTHERN CALIFORNIA 
 
Response to Comment 1-1 
 
The comment is an introductory statement that does not address the adequacy of the Draft EIR. 
 
Response to Comment 1-2 
 
Impacts related to land use and planning were analyzed beginning on page 38 of the Initial Study. 
The Initial Study concludes that impacts related to the physical division of an established 
community, conflicts with any applicable land use plans, policies, or regulations, and conflicts with 
any applicable habitat conservation plan or natural communities conservation plan would be less 
than significant. The project site encompasses approximately 38 acres in the General Commercial 
zoning area (C-2). The current City of Woodland General Plan land use designation for the project 
site is General Commercial (GC).  Under these existing land use designations, the site would not be 
developed with any single-family residential units. It should be noted, however, that multi-family 
housing could be allowed in the C-2 zone with a Conditional Use Permit. Nevertheless, because the 
project site is zoned and designated for commercial use, the site was not anticipated by the City to 
provide high-density and/or affordable housing units. However, while multi-family development 
could be conditionally allowed on-site, because a Conditional Use Permit would be required to 
develop multi-family housing on the site, the site was not included on the list of possible sites in the 
City’s Housing Element. Thus, the site was not included in the assumptions of the Housing 
Element, and the General Plan does not compel the development of inclusionary housing units at 
this location. In addition, the proposed project would not impede the City’s ability to provide 
affordable housing units outlined in the Housing Element. The commenter’s concern regarding the 
project’s consistency with the Housing Element will be forwarded to the City decision-makers for 
their consideration.  
 
Response to Comment 1-3 
 
See Response to Comment 1-2. The City’s progress regarding the provision of affordable housing 
units on a citywide basis does not specifically relate to the analysis in the EIR. It should be noted 
that impacts related to conflicts with applicable land use plans, policies, or regulations were 
analyzed in Section X, Land Use and Planning, of the Initial Study. However, the provision of 
affordable housing and consistency with the voter approved Urban Limit Line is a policy question 
related to economic and social effects.  In accordance with Section 15131, economic and social 
effects shall not be treated as significant effects on the environment.   
 
Due to this project site’s current land use designation, the site was not included on the possible 
inventory of eligible sites in the Housing Element. The City of Woodland’s Housing Element 
requirement in Program 2.A.2, states that the minimum density for sites to be rezoned shall be to a 
density greater than 20 du/ac, (Program 2.A.2, in which the city shall rezone up to 15 acres to R-25 
(20-25 units/acre).  The location for this zoning category is within the Spring Lake Specific Plan.  
The General City designation for High Density has a range of 16-25 du/ac. 
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However, since the Housing Element adoption in October of 2013, approximately 9.3 acres of land 
within Spring Lake have been rezoned to R-25, for approximately 150 units, and the City has 
received an application outside of Spring Lake to re-designate 5.87 acres of land from public/quasi-
public to High Density Residential with approximately 80 qualified low income units. Further, the 
City is progressing with the General Plan 2035 Update, in which residential land use designations 
will provide for increased densities and provide for corridor mixed use and downtown mixed use 
designations that will allow higher residential densities. So far the City has made progress toward 
meeting the requirement to provide sites and/or qualified low income units.  
 
Response to Comment 1-4 
 
The project will be required to comply with the City’s affordable housing ordinance and will be 
required to provide a minimum of 10 percent of the units as low-income. Therefore, a conflict with 
the City’s Affordable Housing Ordinance 6A would not occur. 
 
Response to Comment 1-5 
 
The proposed project does not impede the City from achieving its “Housing First” policy. The 
City’s progress regarding the “Housing First” policy does not specifically relate to the analysis in 
the EIR or to the project site in particular. The commenter’s concern regarding the project’s 
consistency with the Housing First policy will be forwarded to the City decision-makers for their 
consideration. 
 
Response to Comment 1-6 
 
The comment is a conclusion statement that does not address the adequacy of the Draft EIR. 
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LETTER 2: ANDREA MATARAZZO, PIONEER LAW GROUP 
 
Response to Comment 2-1 
 
The comment is an introductory statement that does not address the adequacy of the Draft EIR. 
 
Response to Comment 2-2 
 
The comment fails to identify the specific goals and policies of the General Plan and voter-approved 
community policies that are believed to contradict the proposed project. As detail is not provided, 
further response is not possible.   
 
As required by Mitigation Measure XVII-1 of the Initial Study, the project applicant would be 
required to contribute the project’s fair share contribution (consistent with the Spring Lake Specific 
Plan [SLSP] Capital Improvement Program [CIP], updated for residential zoning) toward 
downstream wastewater and drainage facilities impacts. In addition, Mitigation Measures XVII-2 
and XVII-3 of the Initial Study require the applicant to pay the City-wide wastewater, water, and 
surface water impact fees (consistent with the 2008 Major Projects Financing Plan). In addition, the 
project conditions of approval and the proposed development agreement will further address the 
project’s fair share contribution. 
 
Response to Comment 2-3 
 
See Response to Comment 2-2. The project site is not within the SLSP area and, thus, is not subject 
to payment of fees under the SLSP CIP, except as described above with respect to drainage and 
wastewater. The comment does not provide evidence to support the conclusion that approval and 
implementation of the project would involve a subsidy of project-related infrastructure by Spring 
Lake homeowners or any delay of provision of public services to the SLSP, which are adequately 
funded by the SLSP CIP and assessments within the SLSP area. 
 
In addition, multiple policies within the General Plan (e.g., 1.A.3, 1.A.6, 1.B.5) support infill 
development that is consistent with the needs of the community, reflective of existing neighborhood 
character, and consistent with efforts to maintain a positive fiscal balance for the City.  The project 
will be subject to a fiscal analysis and will be required to pay any necessary fiscal impact fee 
consistent with the goals and policies contained within Chapter 4, Public Facilities and Services, of 
the General Plan. 
 
Response to Comment 2-4 
 
The CEQA Guidelines require an EIR to contain "[a] statement of the objectives sought by the 
proposed project," but they do not impose any substantive limitations on those objectives. CEQA 
Guidelines, §15124(b). The courts may not interpret the statutory or regulatory provisions regarding 
the required content of an EIR "in a manner which imposes procedural or substantive requirements 
beyond those explicitly stated in [CEQA] or in the [Guidelines]."  Public Resources Code §21083.1; 
see Western Placer Citizens for an Agricultural & Rural Environment v. County of Placer (2006) 
144 Cal.App.4th 890, 899 ["When interpreting CEQA, courts are not authorized to impose 
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requirements not present in the statute."]. Hence, "CEQA does not restrict an agency's discretion to 
identify and pursue a particular project designed to meet a particular set of objectives." California 
Oak Foundation v. Regents of University of California (2010) 188 Cal.App.4th 227. The CEQA 
statute does not set forth requirements for a statement of project objectives, much less require a 
statement of project objectives to explicitly contain a reference to smart growth or sustainability.  
Under CEQA, project objectives are not ends in themselves; they are means to the end of creating 
an EIR that "give[s] the public and government agencies the information needed to make informed 
decisions, thus protecting '"not only the environment but also informed self government."'  See In re 
Bay-Delta etc. (2008) 43 Cal.4th 1143, 1162. Project objectives facilitate reaching this end by 
"help[ing] the lead agency develop a reasonable range of alternatives to evaluate in the EIR" and by 
"aid[ing] the decision makers in preparing findings or a statement of overriding considerations, if 
necessary." CEQA Guidelines, §15124.  Thus, whether an agency proceeds as required by law 
depends on whether in pursuing its objectives the agency satisfies its obligations under CEQA and 
the CEQA Guidelines to prepare an EIR that allows for informed decision-making by giving 
meaningful consideration to project alternatives with reduced environmental impacts. The statement 
of project objectives in the Draft EIR is not defective in this regard. 
 
Response to Comment 2-5 
 
The analyses included in the Initial Study and the Draft EIR are consistent with the checklist 
questions set forth in Appendix G of the CEQA Guidelines and City of Woodland General Plan 
Environmental Impact Report, including those resource areas listed in the comment. For 
example, impacts related to land use, public facilities, utilities services, recreation, and 
population and housing were analyzed beginning on pages 38, 60, 66, 63, and 58 of the Initial 
Study, respectively. Any potentially significant impacts related to the aforementioned resources 
areas have been addressed by mitigation measures included in the Initial Study. Similarly, 
impacts related to air quality, greenhouse gas emissions, and climate change were analyzed on 
pages 4.1-31 through 4.1-44 of Chapter 4.1, Air Quality and Greenhouse Gas Emissions 
(Including Energy), of the Draft EIR. All project-level and cumulative impacts related to air 
quality, greenhouse gas emissions, and climate change were determined to be less than 
significant. The comment fails to identify any specific environmental issues believed to be 
“thorny” or to provide specific examples of areas in which the analysis in the EIR is believed to 
be deficient. 
 
As noted beginning on page 6-4 of Chapter 6, Alternatives, of the Draft EIR, an Off-Site 
Alternative and an Existing Zoning Alternative were considered but dismissed as alternatives to 
the proposed project. As noted beginning on page 6-6 of Chapter 6, a No Project (No Build) 
Alternative, a Reduced Intensity Alternative, and a Mixed-Use Alternative were considered in 
detail. An Increased Density Alternative was not analyzed because increasing the residential 
density of the proposed project would result in greater impacts as compared to the proposed 
project.  
 
An Increased Density Alternative would result in development of the proposed project at an 
increased density. An Increased Density Alternative would require a General Plan Amendment 
of the project site from General Commercial (GC) to High-Density Residential (HDR). Per the 
Woodland General Plan, the allowable density for the HDR land uses shall be in the range of 
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16.0 to 25.0 units per gross acre. In addition, an Increased Density Alternative would require a 
rezone of the project site from General Commercial (C-2) to Multiple Family Residential Zone 
(R-M). Per the Woodland Municipal Code, Section 25-11-20, buildings in the R-M zone shall 
not exceed 40 feet in height. Although the maximum allowable unit amount for the site would be 
950 dwelling units per the RM zoning, due to the surrounding uses and the presence of mainly 
single-family residential to the northeast, east, west, and northwest, a maximum density of 20 
dwelling units per acre is assumed for the following analysis. The aforementioned density would 
result in 760 dwelling units on the 38-acre project site. 
 
According to Kittelson & Associates, Inc., an Increased Density Alternative would result in 
approximately 4,729 daily trips, 376 AM peak hour trips, and 436 PM peak hour trips. The 
proposed project would result in approximately 2,024 daily trips, 153 AM peak hour trips, and 
200 PM peak hour trips. As such, an Increased Density Alternative would result in substantially 
greater impacts related to transportation and circulation. Specifically, the impacts to the Matmor 
Road and Gibson Road intersection would be further exacerbated by an Increased Density 
Alternative. In addition, the intersections that would be impacted by implementation of an 
Increased Density Alternative could differ from those impacted by the proposed project. Due to 
the substantially higher number of vehicle trips generated by an Increased Density Alternative, 
the mobile air pollutant emissions would also increase. Therefore, impacts related to air quality, 
climate change, and noise would be greater than anticipated for the proposed project. 
 
Due to the substantial increase in residences resulting from an Increased Density Alternative as 
compared to the proposed project, an Increased Density Alternative could increase the demand 
for public services and utilities. For example, the increase in dwelling units from 186 under the 
proposed project to 760 under an Increased Density Alternative would likely increase demand 
for water, wastewater, and other utilities as compared to the proposed project.  
 
An Increased Density Alternative would not meet all of the project objectives. For example, 
objective #1 aims to develop a single-family residential project to contribute to the City’s overall 
housing stock and respond to the regional demand for residential uses. By increasing the density, 
an Increased Density Alternative would result in multi-family residential units and thus would 
not meet objective #1. Consistent with CEQA, primary consideration was given to alternatives 
that could reduce significant impacts, while still meeting the basic project objective. Therefore, 
development of an Increased Density Alternative would be expected to result in greater impacts, 
when compared to the proposed project. 
 
In terms of the characterization of the project as not providing for “smart growth,” it should be 
noted that the project is located on an infill site within the City limits, and would place new 
residents in immediate proximity to employment and commercial opportunities at the County Fair 
Mall and to recreational uses to the south.   
 
Response to Comment 2-6 
 
The comment does not address the adequacy of the Draft EIR. 
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Response to Comment 2-7 
 
The comment letters previously submitted by the Pioneer Law Group, LLP on January 30, 2015, 
May 14, 2013, and September 18, 2013 were included as Appendix B to the Draft EIR. The issues 
raised in the aforementioned comment letters were addressed throughout the Draft EIR, to the extent 
that they raised issues pertinent to CEQA requirements for the analysis of environmental impacts.   
 
Response to Comment 2-8 
 
See Response to Comment 2-4.   
 
CEQA does not state a requirement that the lead agency and the applicant form separate and distinct 
statements of project objectives, or that a statement of project objectives represent some sort of 
“unity” of mutual objectives or project purposes. The CEQA guidelines require a statement of 
project objectives to ‘help the lead agency develop a reasonable range of alternatives to evaluate in 
the EIR and to “aid the decision makers in preparing findings or a statement of overriding 
considerations, if necessary.” CEQA Guidelines § 15124(b). Whether an agency proceeds as 
required by law is determined not by who defines the project objectives, but whether the lead 
agency analyzes a reasonable range of alternatives based on those objectives.  
 
In each of the cases identified in the Comment, the alleged improper action was not who defined the 
project objectives. Rather, the alleged CEQA violations occurred when the lead agency rejected 
alternatives as infeasible without providing substantial evidence for the rejection. None of the cases 
cited concern which party defined the project’s objectives. Moreover, the courts have upheld an 
EIR’s inclusion of project objectives defined by the applicant. In Sierra Club v. County of Napa, the 
court rejected the claim that a project’s applicant-defined objectives impermissibly limited the lead 
agency’s discussion of alternatives. Sierra Club v. County of Napa (2004) 121 Cal.App.4th 1490. In 
that case, Beringer sought to develop a wine facility in the county, and the EIR contained Beringer’s 
project objectives. The court held that the EIR was not inadequate for failing to identify and analyze 
alternatives that would not meet Beringer’s objectives. "The EIR was not required to analyze the 
effects of a project that Beringer did not propose or to analyze the effects of an alternative that 
would not feasibly attain most of the basic objectives of the project.” Id. at 1509. 
 
The statement of project objectives on page 3-4 of the Draft EIR adequately frames the purposes of 
this project and does not unduly restrict the ability of the Draft EIR to evaluate a reasonable range of 
alternatives, as CEQA requires.  The City, as lead agency, will apply its independent judgment in 
deciding whether to certify the EIR, and separately, whether to approve the project. 
 
Response to Comment 2-9 
 
The project site was originally a portion of a larger 78-acre parcel, and created as a separate 38-acre 
parcel through a lot split approved by the County of Yolo in 1999.  The property, including the 
remaining 40-acre parcel (now known as the Parkside at Spring Lake parcel), was annexed to the 
City of Woodland in July 1999.  The annexation was more than three years before Local Agency 
Formation Commission (LAFCo) approval of the Spring Lake annexation in January 2003.  At the 
time of annexation, the project site was pre-zoned for commercial uses, while the Parkside parcel 
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was accorded an interim Agricultural designation with the intent that the parcel be included in the 
SLSP.  The commenter offers no support for the statement that the project site was only excluded 
from the SLSP in 2003 due to potential development with commercial uses, a circumstance that, 
whether true or not, is irrelevant to the proposed project or its environmental impacts. 
 
The Draft EIR analyzed potential impacts as a result of the project as compared to the baseline 
under CEQA. The baseline for the proposed project was established during the release of the Notice 
of Preparation (NOP) for the project. It should be noted that Chapter 6, Alternatives Analysis, 
includes a discussion regarding the Existing Zoning Alternative. The Existing Zoning Alternative 
represents the previously envisioned commercial development for the project site. 
 
Response to Comment 2-10 
 
See Response to Comments 2-4 and 2-8.  The comment fails to identify the specific City plans, 
codes, and policies in which the project is not consistent or to identify the goals or policies of the 
General Plan and voter-approved community policies that are believed to contradict the proposed 
project.  As detail is not provided, further response is not possible.   
 
Response to Comment 2-11 
 
Several definitions for “infill” exist. A specific definition for infill does not exist within the City’s 
General Plan or Municipal Code.  Section 21061.3 of the CEQA statute contains the following 
definition for “infill”: 
 

“Infill site” means a site in an urbanized area that meets either of the following criteria: 
 
(a) The site has not been previously developed for urban uses and both of the following 
apply: 

(1) The site is immediately adjacent to parcels that are developed with qualified 
urban uses, or at least 75 percent of the perimeter of the site adjoins parcels that are 
developed with qualified urban uses and the remaining 25 percent of the site adjoins 
parcels that have previously been developed for qualified urban uses. 
(2) No parcel within the site has been created within the past 10 years unless the 
parcel was created as a result of the plan of a redevelopment agency. 
 

(b) The site has been previously developed for qualified urban uses. 
 
As described in the Draft EIR, the site has not been previously developed for urban uses. A majority 
of the site supports leveled cropland that was planted in corn and has been farmed on an annual 
basis. In addition, the site is bordered by County Fair Mall to the north, Low Density Residential 
(LDR) and Medium Low Density Residential (MLDR) currently existing and under construction to 
the east, multi-family residential on the other side of East Street to the west, and Sports Park 
Drive/CR 24A and the Woodland Community and Senior Center and Woodland Sports Park to the 
south. Furthermore, the parcel was not created within the past 10 years (the parcel was created by a 
land division approved by the County in 1999). Therefore, the project qualifies as “infill” under 
criteria (a) of Public Resources Code §21061.3.  The City considers the project site to be an “infill 
site” because the site is within City limits and is vacant commercial land with limited viability for 
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commercial development. The comment does not specifically address the adequacy of the Draft EIR 
nor does the comment identify a significant environmental effect 
 
Response to Comment 2-12 
 
All of the Appendix G checklist questions, including the resources areas listed in the comment, 
were analyzed within the Initial Study and the Draft EIR. Impacts related to land use and 
planning and population and housing were analyzed beginning on pages 38 and 58 of the Initial 
Study, respectively. All impacts related to land use and planning and population and housing 
were determined to be less than significant or negligible. In addition, impacts related to air 
quality, greenhouse gas emissions, and climate change were analyzed on pages 4.1-31 through 
4.1-44 of Chapter 4.1, Air Quality and Greenhouse Gas Emissions (Including Energy), of the 
Draft EIR. All project-level and cumulative impacts related to air quality, greenhouse gas 
emissions, and climate change were determined to be less than significant. 
 
Response to Comment 2-13 
 
CEQA establishes no categorical legal imperative as to the scope of alternatives to be analyzed 
in an EIR. Citizens of Goleta Valley v. Board of Supervisors (1990) 52 Cal.3d 553, 566.) The 
statute requires an EIR to include a detailed statement describing alternatives that would 
substantially lessen the significant environmental impacts of the proposed project. Public 
Resources Code §§ 21002, 21100(b)(4). The CEQA Guidelines are more specific: 
 

An EIR shall describe a range of reasonable alternatives to the project, or to the location 
of the project, which would feasibly attain most of the basic objectives of the project but 
would avoid or substantially lessen any of the significant effects of the project, and 
evaluate the comparative merits of the alternatives. An EIR need not consider every 
conceivable alternative to a project. Rather it must consider a reasonable range of 
potentially feasible alternatives that will foster informed decisionmaking and public 
participation. An EIR is not required to consider alternatives which are infeasible. The 
lead agency is responsible for selecting a range of project alternatives for examination 
and must publicly disclose its reasoning for selecting those alternatives. There is no 
ironclad rule governing the nature or scope of the alternatives to be discussed other than 
the rule of reason. 

 
Therefore, "an EIR for any project subject to CEQA review must consider a reasonable range of 
alternatives to the project [...] which: (1) offer substantial environmental advantages over the 
project proposal [citation]; and (2) may be 'feasibly accomplished in a successful manner' 
considering the economic, environmental, social and technological factors involved." Citizens of 
Goleta Valley v. Board of Supervisors, (1990) 52 Cal.3d 553, 566. The agency's selection of 
alternatives will be upheld unless the alternatives "are manifestly unreasonable and [...] do not 
contribute to a reasonable range of alternatives." Federation of Hillside & Canyon Associations 
v. City of Los Angeles (2000) 83 Cal.App.4th 1252, 1265.  The Draft EIR identifies only two 
impact areas with potentially significant impacts: (1) Air Quality and Greenhouse Gas 
Emissions, and (2) Transportation and Circulation.  As described in the Draft EIR, the only 
impacts that are determined to be significant and unavoidable are impacts to certain identified 
intersections and roadway segments.  These significant and unavoidable impacts are largely the 



Final EIR 
Prudler Tentative Subdivision Map Project  

March 2016 
 

 
Chapter 2 – Responses to Comments 

2 - 258 

result of right-of-way constraints that preclude the expansion of these roadway facilities to 
accommodate traffic under future cumulative conditions. These impacts would be significant and 
unavoidable under any of the alternative scenarios, for the reasons cited in the Draft EIR.  See 
Chapter 6 of the Draft EIR. 
 
The City currently utilizes Level of Service (LOS) standards in order to determine traffic impacts. 
The City does not currently provide a standard related to vehicle miles traveled (VMT). Therefore, 
LOS is the only logical standard in which to analyze impacts from the proposed project. It should be 
noted that an analysis was performed in regard to trip generation information specific to an 
Increased Density Alternative. The analysis concluded that an Increased Density Alternative would 
result in an increase in the number of daily vehicle trips by 2,705 trips as compared to the proposed 
project. The comment is not specific enough about the adequacy of the analysis to respond in further 
detail. The EIR does not contain an analysis of Vehicle Miles Traveled (VMT) because the State 
Office of Planning and Research (OPR) has not yet adopted final guidelines to implement Senate 
Bill 743, and the requirements of Senate Bill 743 to analyze traffic impacts in terms of VMT will 
not take effect until the final OPR guidelines are adopted.  See Public Resources Code § 21099(d). 
 
Response to Comment 2-14 
 
Please refer to Response to Comment 2-5. Although an Increased Density Alternative could 
potentially slightly reduce impacts related to water quality as compared to the proposed project, an 
Increased Density Alternative would result in greater impacts in several other resource areas and, 
thus, would not be a superior alternative to the proposed project. The increase in dwelling units from 
186 under the proposed project to 760 under an Increased Density Alternative would likely increase 
demand for water, wastewater, and other utilities as compared to the proposed project. It should be 
noted that, regardless of the density of the project, the City will require compliance with all water 
quality standards. 
 
Response to Comment 2-15 
 
Alternatives to the proposed project were analyzed in Chapter 6, Alternatives Analysis, of the Draft 
EIR. Two alternatives, the Off-Site Alternative and the Existing Zoning Alternative, were 
considered but dismissed. The Off-Site Alternative was dismissed because other lands located in the 
vicinity would likely have equal or greater impacts compared to the proposed project site. The 
CEQA Guidelines state that, by definition, an alternative should avoid or substantially lessen one or 
more of the environmental effects of the project. Although the maximum allowable square footage 
for the site would be 1.3 million square feet (sf) per the existing zoning, due to the surrounding uses 
and the presence of the County Fair Mall to the north of the site, two commercial buildings totaling 
400,000 square feet (sf) is assumed for the Existing Zoning Alternative. The Existing Zoning 
Alternative was dismissed because the alternative would not avoid or substantially lessen one or 
more of the significant environmental impacts of the proposed project. 
 
A No Project (No Build) Alternative, Reduced Intensity Alternative, and Mixed-Use Alternative 
were considered and evaluated in detail. The analysis on pages 6-6 through 6-15 concludes that the 
No Project (No Build) Alternative would increase impacts in one resource area, while the Reduced 
Intensity Alternative would result in fewer impacts than the proposed project in two resource areas. 
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The Mixed-Use Alternative would result in greater impacts in three resource areas. Therefore, the 
Reduced Intensity Alternative would be considered the Environmentally Superior Alternative. The 
basis for dismissing the alternatives relies on whether the alternatives would avoid or substantially 
lessen one or more of the environmental effects of the project. As noted in Response to Comment 2-
5, an Increased Density Alternative would not meet all of the project objectives and would be 
expected to result in greater impacts when compared to the proposed project. 
 
Response to Comment 2-16 
 
See Response to Comment 2-5. Because an Increased Density Alternative would result in 
substantially greater vehicle trips as compared to the proposed project, the alternative would also 
result in greater impacts to noise and air quality. Therefore, an Increased Density Alternative has 
been rejected as an alternative to the proposed project, consistent with CEQA Guidelines Section 
15126.6(c). 
 
Response to Comment 2-17 
 
See Response to Comment 2-5. Because an Increased Density Alternative would result in 
substantially greater vehicle trips as compared to the proposed project, the alternative would also 
result in greater impacts to noise and air quality. In addition, due to a substantial increase in 
residences that would result from an Increased Density Alternative, as compared to the proposed 
project, an Increased Density Alternative could increase the demand for public services and utilities. 
For example, the increase in dwelling units from 186 under the proposed project to 760 under an 
Increased Density Alternative would likely increase demand for water, wastewater, and other 
utilities as compared to the proposed project. Therefore, an Increased Density Alternative would not 
be considered an environmentally superior alternative to the proposed project. 
 
Response to Comment 2-18 
 
The comment is a conclusionary statement that does not address the adequacy of the Draft EIR. 
 
Response to Exhibit A 
 
Exhibit A of the comment letter contains the comment letter and enclosures previously submitted by 
the commenter on January 30, 2015. To the extent that they implicate CEQA concerns, the issues 
raised in Exhibit A have been addressed throughout the Initial Study, Draft EIR, and within the 
Responses to Comments 2-2, 2-3, 2-4, 2-5, 2-9, 2-11, 2-14, and 2-15. The January 30, 2015 letter 
contains three separate exhibits (Exhibit A [letter dated May 14, 2013], Exhibit B [letter dated May 
14, 2013] and Attachment C [Letter dated July 29, 2013 from Legal Services of Northern 
California.). The letters were submitted to the City prior to the date of the Notice of Preparation, and 
do not address environmental issues under the purview of CEQA. A response to the issues raised by 
these letters is not required as part of this Final EIR. 
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Response to Exhibit B 
 
Exhibit B of the comment letter contains the letter and enclosures previously submitted by the 
commenter on May 14, 2013. See Response to Exhibit A. 
  
Response to Exhibit C 
 
Exhibit C of the comment letter contains the letter and enclosures previously submitted by the 
commenter on September 18, 2013. See Response to Exhibit A. 
 
Response to Exhibit D 
 
Exhibit D contains a copy of the “Transportation and Land Use Toolkit” document in support of the 
concerns raised in Comment 2-11. The exhibit itself does not address the adequacy of the Draft EIR. 
See Response to Comment 2-11. The document is included in the record for the consideration of the 
decision makers. 
 
Response to Exhibit E 
 
Exhibit E contains a copy of the “Protecting Water Resources with Higher-Density Development” 
document in support of the concerns raised in Comment 2-14. The exhibit itself does not address the 
adequacy of the Draft EIR. See Response to Comment 2-14. The document is included in the record 
for the consideration of the decision makers. 
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LETTER 3: BOBBY HARRIS, RESIDENT 
 
Response to Comment 3-1 
 
See Response to Comment 2-5. The comment does not specifically address the adequacy of the 
Draft EIR. It should be noted that a representative of the County Fair Mall submitted a letter to the 
City in support of the development on December 23, 2014. The commenter’s preference for a 
rezoning of the project site to support higher density development is noted. 
 
Response to Comment 3-2 
 
The comment states that the impacts of a higher density project on the County Fair Mall have not 
been addressed. CEQA requires impacts of the proposed project to be analyzed, which is a 186-unit 
single-family subdivision. According to CEQA Guidelines Section 15131(a), fiscal concerns are 
generally not required to be addressed under CEQA. Nevertheless, the commenter’s concerns 
regarding future viability of the County Fair Mall will be forwarded to the City decision-makers for 
their consideration. See Response to Comment 2-5 regarding discussion of an Increased Density 
Alternative. The commenter has not provided substantial evidence in support of an assertion that 
development of the proposed project will have an adverse impact on the County Fair Mall. 
 
Response to Comment 3-3 
 
See Response to Comment 2-2. Questions related to the buildout of the approved Spring Lake 
Specific Plan (SLSP) are not environmental issues under the ambit of CEQA. The comment will be 
passed on to City decision-makers for their consideration. 
 
Response to Comment 3-4 
 
See Response to Comment 2-11.  
 
Response to Comment 3-5 
 
The comment does not address the adequacy of the Draft EIR and will be forwarded to the City 
decision-makers for their consideration. 
 
Response to Comment 3-6 
 
Policy T/LU-2 of the City’s Climate Action Plan identifies that the City should “Recognize and 
implement the City’s Urban Limit Line (ULL) ordinance by reevaluating residential land use 
densities, housing policies, and zoning to determine the potential for increased residential 
densities for infill sites, undeveloped land, and land zoned for commercial uses within the 
permanent ULL.”  The policy does not compel either the City or the applicant to develop the 
project site at a higher density than proposed by the project.  The project site lies within the City’s 
Urban Limit Line and the City has evaluated higher densities for the project site.  As stated above, 
the Draft EIR discusses the fact that an increased density development at this location would 
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increase environmental impacts compared to the proposed project, a factor that the City decision-
makers may consider alongside of the commenter’s stated preferences. 
 
Response to Comment 3-7 
 
See Response to Comment 1-2. 
 
Response to Comment 3-8 
 
The Initial Study notes that the current General Plan is undergoing an update process merely to 
provide background information to the reader. In addition, the law does not require that the City 
complete the General Plan update process prior to approving the proposed project, as the City has 
not adopted a moratorium on development applications. The comment does not address the 
adequacy of the Draft EIR and will be forwarded to the City decision-makers for their 
consideration. 
 
Response to Comment 3-9 
 
See Response to Comment 3-8. The comment does not address the adequacy of the Draft EIR. 
The proposed project will require approval of a General Plan Amendment to redesignate the 
project site from the existing General Commercial to Low Density Residential. 
 
Response to Comment 3-10 
 
As required by Mitigation Measure XIV-1 of the Initial Study, the applicant/developer shall 
dedicate the required acreage of parkland or pay the appropriate Quimby Act fee, subject to 
approval by the City Community Development Department. Should the developer provide 
additional parkland, the parkland would be located on-site. Should the developer pay the appropriate 
Quimby Act fee, as permitted by City Ordinance, the fees would be used to provide or enhance 
parkland elsewhere within the City. The project site is located directly north of the Community and 
Senior Center and the Woodland Sports Park. The commenter’s preference for on-site parks will be 
forwarded to the decision-makers for their consideration. 
 
Response to Comment 3-11 
 
The comment does not address the adequacy of the Draft EIR. 
 
Response to Comment 3-12 
 
See Response to Comment 3-10.  
 
Response to Comment 3-13 
 
See Response to Comment 3-10.  
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Response to Comment 3-14 
 
The comment is a conclusionary statement that does not address the adequacy of the Draft EIR. 
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LETTER 4: BOBBY HARRIS, RESIDENT 
 
Response to Comment 4-1 
 
See Response to Comment 3-2.  
 
Response to Comment 4-2 
 
See Response to Comments 2-16 and 3-2. 
 
Response to Comment 4-3 
 
The proposed project site, including the area containing both the off-site and on-site improvements, 
is not located within the East Street Corridor Specific Plan area. Therefore, the proposed land use 
amendment and rezone would not be bound by the planning efforts outlined in the East Street 
Corridor Specific Plan. In addition, the East Street Corridor Specific Plan does not provide guidance 
for the portion of East Street which would be modified as part of the proposed project. The 
aforementioned modifications are addressed by the proposed amendment to the Spring Lake 
Specific Plan. 
 
Response to Comment 4-4 
 
The comment does not address the adequacy of the Draft EIR. The commenter’s preferences 
regarding the planning issues cited in the comment will be provided to the City’s decision 
makers. 
 
Response to Comment 4-5 
 
See Response to Comment 2-16.  
 
Response to Comment 4-6 
 
The comment does not address the adequacy of the Draft EIR. See Response to Comment 4-4. 
 
Response to Comment 4-7 
 
See Response to Comment 3-6.  
 
Response to Comment 4-8 
 
See Response to Comment 2-16.  
 
Response to Comment 4-9 
 
See Response to Comment 2-11.  
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Response to Comment 4-10 
 
See Response to Comment 2-5. In regards to low density housing and zoning, see Responses to 
Comments 1-2, 1-3, and 1-4.  
 
Response to Comment 4-11 
 
The comment summarizes prior concerns which have been addressed in the above responses.  



 
 
 
 
 
 
 
 
 
 

3.  MITIGATION MONITORING AND REPORTING PLAN 
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3.0 INTRODUCTION 
 
Section 15097 of the California Environmental Quality Act (CEQA) requires all State and local 
agencies to establish monitoring or reporting programs for projects approved by a public agency 
whenever approval involves the adoption of either a “mitigated negative declaration” or specified 
environmental findings related to environmental impact reports. 
 
The following is the Mitigation Monitoring and Reporting Plan (MMRP) for the Prudler 
Tentative Subdivision Map Project. The intent of the MMRP is to prescribe and enforce a means 
for properly and successfully implementing the mitigation measures as identified within the 
Environmental Impact Report (EIR) for this project. Unless otherwise noted, the cost of 
implementing the mitigation measures as prescribed by this MMRP shall be funded by the 
applicant. 
 
3.1 COMPLIANCE CHECKLIST 
 
The MMRP contained herein is intended to satisfy the requirements of CEQA as they relate to 
the EIR for the Prudler Tentative Subdivision Map project prepared by the City of Woodland. 
This MMP is intended to be used by City staff and mitigation monitoring personnel to ensure 
compliance with mitigation measures during project implementation. Mitigation measures 
identified in this MMRP were developed in the EIR prepared for the proposed project. 
 
The Prudler Tentative Subdivision Map Project EIR presents a detailed set of mitigation 
measures that will be implemented throughout the lifetime of the project. Mitigation is defined 
by CEQA as a measure that: 

 
• Avoids the impact altogether by not taking a certain action or parts of an action; 
• Minimizes impacts by limiting the degree or magnitude of the action and its 

implementation; 
• Rectifies the impact by repairing, rehabilitating, or restoring the impacted 

environment; 
• Reduces or eliminates the impact over time by preservation and maintenance 

operations during the life of the project; or 
• Compensates for the impact by replacing or providing substitute resources or 

environments. 
 

The intent of the MMRP is to ensure the effective implementation and enforcement of adopted 
mitigation measures and permit conditions. The MMRP will provide for monitoring of 

3 MITIGATION MONITORING 
AND REPORTING PLAN 
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construction activities as necessary and in-the-field identification and resolution of 
environmental concerns. 
 
Monitoring and documenting the implementation of mitigation measures will be coordinated by 
the City of Woodland. The table attached to this report identifies the mitigation measure, the 
monitoring action for the mitigation measure, the responsible party for the monitoring action, 
and timing of the monitoring action. The applicant will be responsible for fully understanding 
and effectively implementing the mitigation measures contained within the MMRP. The City of 
Woodland will be responsible for ensuring compliance. 
 
During construction of the project, the City will assign an inspector who will be responsible for 
field monitoring of mitigation measure compliance. The inspector will report to the City 
Planning Division and will be thoroughly familiar with permit conditions and the MMRP. In 
addition, the inspector will be familiar with construction contract requirements, construction 
schedules, standard construction practices, and mitigation techniques. In order to track the status 
of mitigation measure implementation, field-monitoring activities will be documented on 
compliance monitoring report worksheets. The time commitment of the inspector will vary 
depending on the intensity and location of construction. Aided by the attached table, the 
inspector will be responsible for the following activities: 
 

• On-site, day-to-day monitoring of construction activities; 
• Reviewing construction plans and equipment staging/access plans to ensure 

conformance with adopted mitigation measures; 
• Ensuring contractor knowledge of and compliance with the MMRP; 
• Verifying the accuracy and adequacy of contract wording; 
• Having the authority to require correction of activities that violate mitigation 

measures, securing compliance with the MMRP; 
• Acting in the role of contact for property owners or any other affected persons who 

wish to register observations of violations of project permit conditions or mitigation. 
Upon receiving any complaints, the inspector shall immediately contact the 
construction representative. The inspector shall be responsible for verifying any such 
observations and for developing any necessary corrective actions in consultation with 
the construction representative and the City of Woodland; 

• Obtaining assistance as necessary from technical experts in order to develop site- 
specific procedures for implementing the mitigation measures; and 

• Maintaining a log of all significant interactions, violations of permit conditions or 
mitigation measures, and necessary corrective measures. 

 
3.2 MITIGATION MONITORING AND REPORTING PLAN  
 
The following table indicates the mitigation measure number, the impact the measure is designed 
to address, the measure text, the monitoring agency, implementation schedule, and an area for 
sign-off indicating compliance.  
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MITIGATION MONITORING AND REPORTING PLAN  
PRUDLER TENTATIVE SUBDIVISION MAP PROJECT  

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

4.2 Transportation and Circulation 

4.2-3 Alternative 
transportation facilities. 

4.2-3 Prior to approval of Improvement Plans, the 
project applicant shall contribute the fair 
share fee towards providing transit service to 
the project site. The applicant’s fair share 
contribution shall be determined by the City 
of Woodland and YCTD. 

Community 
Development 
Department  
 
Yolo County 
Transportation 
District 

Prior to approval 
of Improvement 
Plans 

 

4.2-6 Alternative 
transportation facilities 
under cumulative 
conditions. 

4.2-6 Implement Mitigation Measure 4.2-3 See Mitigation 
Measure 4.2-3 

See Mitigation 
Measure 4.2-3 

 

Initial Study  

I-d Create a new source of 
substantial light or 
glare, which would 
adversely affect day or 
nighttime views in the 
area? 

I-1 A detailed lighting plan shall be submitted for 
the review and approval by the Community 
Development Department and the 
Engineering Department in conjunction with 
the project improvement plans. The plan shall 
show, at minimum, the locations (both ground 
and wall mounted), height, and design of 
shielded light fixtures ensuring that all on-
site lighting is directed within the project site 
and does not illuminate adjacent properties.  
A photometric plan shall also be submitted to 
the Community Development Department for 
review and approval.   

Community 
Development 
Department  
 
Engineering 
Department  

In conjunction 
with the project 
Improvement 
Plans 

 



Final EIR 
Prudler Tentative Subdivision Map Project  

March 2016 
 

Chapter 3 – Mitigation Monitoring and Reporting Plan 
 

3 - 4 

MITIGATION MONITORING AND REPORTING PLAN  
PRUDLER TENTATIVE SUBDIVISION MAP PROJECT  
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IV-a,b  Have a substantial 
adversely effect, either 
directly or through 
habitat modifications, 
on any species 
identified as a 
candidate, sensitive, or 
special status species in 
local or regional plans, 
policies, or regulations, 
or by the California 
Department of Fish and 
Wildlife or US Fish and 
Wildlife Service? Have 
a substantial adverse 
impact on any riparian 
habitat or other sensitive 
natural community 
identified in local or 
regional plans, policies, 
and regulations or by 
the California 
Department of Fish and 
Wildlife or US Fish and 
Wildlife Service? 

IV-1 If construction is expected to occur during 
the raptor nesting season (January 1 to 
October 31), then no later than 30 days prior 
to the initiation of construction activities, a 
pre-construction survey shall be performed 
by a qualified biologist to determine if active 
raptor nests are present within the 
boundaries of the site or within 500 feet of 
said boundaries. The survey shall be 
conducted on-site as well as in any off-site 
improvement areas. If active raptor nests are 
not found on or within 500 feet of the phase 
area, further mitigation is not necessary. In 
addition, if construction activities are 
proposed to occur during the non-breeding 
season (November 1 to December 31), a 
survey is not required and further studies are 
not necessary. However, if active raptor nests 
are found on or within 500 feet of the project 
site, construction activities shall not occur 
within 500 feet of any active raptor nests until 
the young have fledged or until the biologist 
has determined that the nest is not active any 
longer. The results of the pre-construction 
surveys must be submitted to the Community 
Development Department prior to initiation 
of construction. 

 
It should be noted that extensive buffers, such 
as those recommended for nesting raptors, 
are not necessary for nesting avian species 

Community 
Development 
Department  

No later than 30 
days prior to the 
initiation of 
construction 
activities, if 
construction is 
expected to 
occur during the 
raptor nesting 
season (January 
1 to October 31)  
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protected by the Migratory Bird Treaty Act. 
Depending on the bird species, site 
conditions, and the proposed construction 
activities near an active nest, a smaller buffer 
could be prescribed, as determined by the 
biologist. 

IV-e  Conflict with any local 
policies or ordinances 
protecting biological 
resources, such as a tree 
preservation policy or 
ordinance? 

IV-2 Prior to grading permit, the applicant shall 
prepare and submit a tree mitigation plan for 
review and approval by the Community 
Development Department.  The plan shall 
include, but not be limited to the following: 

 
• Grade cuts within the drip line of a 

tree shall be maintained at less than 
20% of the critical root zone area.  
Grade cuts should be supervised by 
the Project Arborist; 

• If grade fills exceed 1 foot in depth up 
to 20% of the critical root zone area 
aeration systems may serve to mitigate 
the presence of fill materials; 

• If grade fills are built on two or three 
sides of a tree drainage away from the 
critical root zone of the tree shall be 
provided; 

• Structural encroachments shall be 
evaluated and the appropriate 
measures taken; 

• Where possible, dry utilities should be 
routed on the opposite side of the 
street from tree locations; 

Community 
Development 
Department  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Prior to grading 
permit 
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• Wet utility locations shall be carefully 
considered and boring may be an 
option to reduce impact on trees from 
wet utilities; and 

• Street and hardscape construction 
shall be evaluated and aeration 
systems shall be used, where 
appropriate, to mitigate impacts. 

 
IV-3 The applicant shall comply with the Tree Plan 

approved by the Parks and Recreation 
Commission and the Urban Forestry 
Subcommittee, which includes the following 
conditions:   

 
• The applicant is required to provide 

301, 15-gallon size replacement trees 
based on the removal of 35 trees 
within the proposed right-of-way 
along East Street, resulting in a total 
of 904 inches at diameter breast height 
(DBH) of trees removed and a 
replacement requirement of two trees 
for every 6 inches of trees removed. 
This may be modified if the removal of 
trees not previously identified in the 
Tree Report is required. 

• The replacement trees are in addition 
to those trees required as part of 
project approval per the City’s 
Landscaping Ordinance and 

 
 
 
 
 
 
 
 
 
Community 
Development 
Department 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
During 
construction 
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Community Design Standards. 
• The Tree Plan shall be approved upon 

approval of the project, including the 
proposed roadway alignment included 
in the Tree Plan; 

• Should the roadway alignment for the 
project change in a manner that 
affects additional trees, the applicant 
shall submit a revised Tree Plan for 
recommendation by the City staff; 

• A final tree planting plan shall be 
submitted that specifies the exact 
location of all replacement trees, or 
in-lieu fees shall be submitted; 

 •  Trees proposed for removal shall not 
be removed until the project has been 
approved by the City and a grading 
permit has been issued; and 

• The applicant shall conduct a public 
relations effort, including 
professionally-prepared signage to 
announce the planned tree removal 
and replacement.  The signs shall 
include the tree removal and 
replacement information, a schedule, 
and an artist’s rendering of the final 
East Street design. 

 
IV-4 Tree preservation and/or removal must be in 

compliance with Woodland City Code 20A. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Community 
Development 
Department 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
During 
construction 
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V-b-d Cause a substantial 
adverse change in the 
significance of an 
archaeological resource 
pursuant to Section 
15064.5? Directly or 
indirectly destroy a 
unique paleontological 
resource or site, or 
unique geologic feature? 
Disturb any human 
remains, including those 
interred outside of 
formal cemeteries. 

V-1(a) Prior to Improvement Plan approval, the 
plans shall indicate (via notation on the 
improvement plans) that if historic and/or 
cultural resources, or human remains are 
encountered during site grading or other site 
work, all such work shall be halted 
immediately within the area of discovery and 
the Applicant/Developer shall immediately 
notify the Community Development 
Department of the discovery.  In such case, 
the Applicant/Developer shall be required, at 
their expense, to retain the services of a 
qualified archaeologist for the purpose of 
recording, protecting, or curating the 
discovery as appropriate.  The archaeologist 
shall be required to submit to the Community 
Development Department for review and 
approval a report of the findings and method 
of curation or protection of the resources.  
Further grading or site work within the area 
of discovery shall not be allowed until the 
proceeding steps have been taken, per the 
approval by the Community Development 
Department. 

 
V-1(b) Pursuant to State Health and Safety Code 

§7050.5 (c) State Public Resources Code 
§5097.98, if human bone or bone of unknown 
origin is found during construction, all work 
shall stop in the vicinity of the find and the 
Yolo County Coroner shall be contacted 

Community 
Development 
Department  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Community 
Development 
Department  
 
Yolo County 
Coroner 

Prior to 
Improvement 
Plan approval 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
During 
construction 
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immediately.  If the remains are determined 
to be Native American, the coroner shall 
notify the Native American Heritage 
Commission who shall notify the person 
believed to be the most likely descendant.  
The most likely descendant shall work with 
the contractor to develop a program for re-
internment of the human remains and any 
associated artifacts.  Additional work is not 
to take place within the immediate vicinity of 
the find until the identified appropriate 
actions have been implemented. 

Native American 
Heritage 
Commission 

VI-ai-iii,c,d  Expose people or 
structures to potential 
substantial adverse 
effects, including the 
risk of loss, injury, or 
death involving: 
Rupture of a known 
earthquake fault as 
delineated on the most 
recent Alquist - Priolo 
Earthquake Fault 
Zoning Map issued by 
the State Geologist for 
the area or based on 
other substantial 
evidence of a known 
fault?  Refer to Division 
of Mines and Geology 
Special Publication 42. 

VI-1 All grading and foundation plans for the 
development designed by the project Civil 
and Structural Engineer must be reviewed 
and approved by the City Engineer and 
Community Development Department prior 
to issuance of grading and building permits. 
The Plans shall ensure that UBC standards 
and all geotechnical recommendations 
specified in the geotechnical report for the 
project site are properly incorporated and 
utilized in design, including, but not limited 
to, the following: 

 
• Site preparation shall include the 

clearance and appropriate removal 
of any underground structures such 
as irrigation piping and agricultural 
wells, any utilities to be relocated 
and abandoned, debris, trees, and 

City Engineer 
and Community 
Development 
Department  

Prior to issuance 
of grading and 
building permits  
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Strong seismic ground 
shaking? Seismic-
related ground failure, 
including liquefaction? 
Be located on a geologic 
unit or soil that is 
unstable, or that would 
become unstable as a 
result of the project, and 
potentially result in on-
or off-site landslide, 
lateral spreading, 
subsidence, liquefaction 
or collapse? Be located 
on expansive soils, as 
defined in Table 18-1-B 
of the Uniform Building 
Code (1994), creating 
substantial risks to life 
or property? 

vegetation. Site preparation should 
be accomplished in accordance with 
the recommendations of the 
geotechnical report as well as the 
Earthwork Specifications provided in 
Appendix B of the report and a 
representative from the geotechnical 
consultant’s office should be present 
during site preparation and grading 
operations to observe and test the fill 
to verify compliance with the 
recommendations; 

• Strippings shall not be used in 
general fill construction, but may be 
used in landscaped areas (such as 
backyards), provided they are kept at 
least five feet from the building pads 
and pavements, moisture conditioned 
and compacted; 

• Due to the relatively loose nature of 
the soils, the processed soils shall be 
moisture conditioned to at least the 
optimum moisture content and 
uniformly compacted to at least 90 
percent of the ASTM D1557 
maximum dry density; 

• Native soils shall be used as backfill 
for utility trenches located within the 
building footprint and extending at 
least five feet beyond the perimeter 
foundations to minimize water 
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transmission beneath the structure. 
In addition, trench backfill materials 
and compaction requirements shall 
conform to current City of Woodland 
and/or County of Yolo Standards, 
latest edition; 

• All continuous foundations shall 
maintain a minimum width of 12 
inches, and spread foundations shall 
be at least 18 inches in plan 
dimension; 

• Areas to receive exterior concrete 
flatwork (i.e., sidewalks, patios, etc.) 
should be uniformly compacted and 
moisture conditioned to at least the 
optimum moisture, immediately prior 
to the placement of the concrete. 
Proper moisture conditioning of the 
subgrade soils is considered essential 
to the performance of exterior 
flatwork; 

• The ground adjacent to the buildings 
should be sloped away from the 
structures at a gradient no less than 
two percent for a distance of at least 
five feet, where possible; 

• Materials quality and construction of 
the structural section of the pavement 
shall conform to the applicable 
provisions of the Caltrans Standard 
Specifications and the City of 



Final EIR 
Prudler Tentative Subdivision Map Project  

March 2016 
 

Chapter 3 – Mitigation Monitoring and Reporting Plan 
 

3 - 12 

MITIGATION MONITORING AND REPORTING PLAN  
PRUDLER TENTATIVE SUBDIVISION MAP PROJECT  

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

Woodland Standard Specifications 
and Details, latest editions; and 

• Geotechnical testing and observation 
during construction shall be obtained 
to verify compliance with the 
geotechnical report and the project 
plans and specifications. 

VI-b  Result in substantial soil 
erosion or the loss of 
topsoil? 

VI-2 Prior to issuance of a grading permit, the 
project applicant shall submit, for the review 
and approval by the City Engineer, an 
erosion control plan that will utilize standard 
construction practices to limit the erosion 
effects during construction of the proposed 
project.  Measures could include, but are not 
necessarily limited to the following: 

 
• Hydro-seeding; 
• Placement of erosion control 

measures within drainageways and 
ahead of drop inlets; 

• The temporary lining (during 
construction activities) of drop inlets 
with “filter fabric” (a specific type of 
geotextile fabric); 

• The placement of straw wattles along 
slope contours; 

• Directing subcontractors to a single 
designation “wash-out” location (as 
opposed to allowing them to wash-
out in any location they desire); 

• The use of siltation fences; and 

City Engineer  Prior to issuance 
of a grading 
permit 
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• The use of sediment basins and dust 
palliatives. 

IX-a,f  Violate any water 
quality standards or 
waste discharge 
requirements? 
Otherwise substantially 
degrade water quality? 

IX-1 Prior to the issuance of a grading permit, the 
developer shall obtain and comply with the 
NPDES general construction permit, 
including the submittal of a Notice of Intent 
(NOI) and associated fee to the SWRCB, and 
the preparation of a Storm Water Pollution 
Prevention Plan (SWPPP), which includes 
construction BMPs, consistent with the 
Stormwater Control Plan, to be submitted to 
the City Engineer for review. 

City Engineer  Prior to issuance 
of a grading 
permit 

 

XI-c-e  Substantially alter the 
existing drainage pattern 
of the site or area, 
including through the 
alteration of the course 
of a stream or river, in a 
manner which would 
result in substantial 
erosion or siltation on- 
or off-site? Substantially 
alter the existing 
drainage pattern of the 
site or area, including 
through the alteration of 
the course of a stream or 
river, or substantially 
increase the rate or 
amount of surface 
runoff in a manner 

IX-2 Prior to the recordation of final maps, the 
applicant/developer shall demonstrate to the 
satisfaction of the City that discharge of peak 
flow from the project site for the two-year 
frequency storm event will maintain or 
reduce predevelopment downstream erosion 
potential and protect stream habitat. The 
applicant shall provide the appropriate 
calculations and site-specific design-
measures pursuant to the requirements of the 
City’s MS4 permit and the Stormwater 
Management Program. 

City Engineer Prior to 
recordation of 
final maps  
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which would result in 
flooding on- or off-site? 
Create or contribute 
runoff water which 
would exceed the 
capacity of existing or 
planned stormwater 
drainage systems to 
control? 

XIII-b  Exposure of persons to 
or generation of 
excessive groundborne 
vibration or 
groundborne noise 
levels? 

XII-1 During construction, the property 
owner/contractor shall designate a 
disturbance coordinator and conspicuously 
post this person’s phone number around the 
project site The disturbance coordinator will 
receive all public complaints about 
construction vibration disturbances and will 
be responsible for determining the cause of 
the complaint, and implement feasible 
measures to be taken to alleviate the problem. 
The disturbance coordinator shall 
immediately report all complaints and 
corrective measures taken to the Community 
Development Department. 

 
XII-2  The pre-existing condition of buildings within 

a 100-foot radius will be recorded in order to 
evaluate damage from construction activities. 
Fixtures and finishes within a 100-foot radius 
of construction activities will be documented 
(photographically and in writing) prior to 
construction. If there is any documented 

Community 
Development 
Department 
 
 
 
 
 
 
 
 
 
 
 
 
Community 
Development 
Department 
 
 
 
 

During any 
construction 
 
 
 
 
 
 
 
 
 
 
 
 
 
During any 
construction 
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damage resulting from project construction 
activities, the project proponent will be 
required to repair it back to its pre-existing 
condition to the satisfaction of the 
Community Development Department. 

 
XII-3 Should damage occur despite the above 

mitigation measures, construction operations 
shall be halted and the problem activity shall 
be identified. A qualified engineer shall 
establish vibration limits based on soil 
conditions and the types of buildings in the 
immediate area. The contractor shall monitor 
the buildings throughout the remaining 
construction period and follow all 
recommendations of the qualified engineer to 
repair any damage that has occurred to the 
pre existing state, to the satisfaction of the 
Community Development Department, and to 
avoid any further structural damage 

 
 
 
 
 
 
Community 
Development 
Department 
 

 
 
 
 
 
 
During any 
construction 

XII-d  A substantial temporary 
or periodic increase in 
ambient noise levels in 
the project vicinity 
above levels existing 
without the project? 

XII-4 Construction activities shall adhere to the 
requirements of the City of Woodland with 
respect to hours of operation, muffling of 
internal combustion engines, and other 
factors which affect construction noise 
generation and the effects on noise-sensitive 
land uses. 

Community 
Development 
Department 
 

During any 
construction  

 

XIV-d  Would the project result 
in substantial adverse 
physical impacts 
associated with the 

XIV-1 Prior to the recordation of final maps, the 
applicant/developer shall be required to 
dedicate the required acreage of parkland or 
pay the appropriate Quimby Act, subject to 

Community 
Development 
Department 

Prior to 
recordation of 
final maps 
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provision of new or 
physically altered 
governmental facilities, 
need for new or 
physically altered 
governmental facilities, 
the construction of 
which could cause 
significant 
environmental impacts, 
in order to maintain 
acceptable service 
ratios, response times or 
other performance 
objectives for any of the 
public services: Parks? 

approval by the Community Development 
Department. 

XV-a,b  Would the project 
increase the use of 
existing neighborhood 
and regional parks or 
other recreational 
facilities such that 
substantial physical 
deterioration of the 
facility would occur or 
be accelerated? Does 
the project include 
recreational facilities or 
require the construction 
or expansion of 
recreational facilities 

XV-1 Implement Mitigation Measure XIV-1. See Mitigation 
Measure XIV-1 

See Mitigation 
Measure XIV-1 
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which might have an 
adverse physical effect 
on the environment? 

XVII-a,e Exceed wastewater 
treatment requirements 
of the applicable 
Regional Water Quality 
Control Board? Result 
in a determination by 
the wastewater 
treatment provider 
which serves or may 
serve the project that it 
has adequate capacity to 
serve the project’s 
projected demand in 
addition to the 
provider’s existing 
commitments? 

XVII-1 Prior to the approval of a final map, 
applicant shall pay the project’s fair-share 
contribution (consistent with SLSP CIP, 
updated for residential zoning) toward 
downstream wastewater facilities impacts.    

 
XVII-2 Prior to the issuance of building permits, the 

applicant shall pay the City-wide wastewater 
impact fees (consistent with 2008 Major 
Projects Financing Plan). 

Community 
Development 
Department  
 
 
 
Community 
Development 
Department 

Prior to approval 
of a final map 
 
 
 
Prior to issuance 
of building 
permits 

 

XVII-b,d Require or result in the 
construction of new 
water or wastewater 
treatment facilities or 
expansion of existing 
facilities, the 
construction of which 
could cause significant 
environmental effects? 
Have sufficient water 
supplies available to 
serve the project from 

XVII-3 Prior to the issuance of building permits, the 
applicant shall pay the City-wide water and 
surface water impact fees (consistent with 
2008 Major Projects Financing Plan). 

Community 
Development 
Department 
 

Prior to issuance 
of building 
permits  
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existing entitlements 
and resources, or are 
new or expanded 
entitlements needed? 

XVII-c  Require or result in the 
construction of new 
storm water drainage 
facilities or expansion 
of existing facilities, the 
construction of which 
could cause significant 
environmental effects? 

XVII-4 Prior to the issuance of building permits, the 
proposed project shall provide storm drain 
retention on-site consistent with City 
Standard Specification, or pay the 
appropriate fees to pay back the Parkside at 
Spring Lake applicant for the construction of 
the storm drainage detention in the “West 
Regional Detention Basin” on the 
Community Park site and downstream 
conveyance facilities. 

 
XVII-5 Prior to the approval of a final map, 

applicant shall pay the project’s fair-share 
contribution (consistent with SLSP CIP, 
updated for residential zoning) toward storm 
drain facilities impacts related to the project.    

Community 
Development 
Department 
 
 
 
 
 
 
 
 
Community 
Development 
Department 
 
 

Prior to issuance 
of building 
permits  
 
 
 
 
 
 
 
 
Prior to approval 
of final map 
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