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1 INTRODUCTION AND LIST OF COMMENTERS

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:

e Air Quality and Greenhouse Gas Emissions (Including Energy); and
e 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.

CHAPTER 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...ooiiiieeeeeees Alysa Meyer, Legal Services of Northern California

LEEr 2. s Andrea Matarazzo, Pioneer Law Group

[T 1 1= ST TP U PP Bobby Harris, Resident

LEIEE 4 ... Bobby Harris, Resident
CHAPTER 1 — INTRODUCTION AND LIST OF COMMENTERS
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2

RESPONSES TO COMMENTS

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.

CHAPTER 2 — RESPONSES TO COMMENTS
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Letter 1

] Phone; (530) 662-1065

NORTHERN CALIFORNIA Fax: (530) G62-7841
West Sacramenio: (316) 447-5798

wondland-officai@ianc. nel

@ Legal Services ol

September 30, 2015

City of Woodland Planning Commission
Kirby Wells, Chairman

Chris Holt, Vice Chairman

Marco C. Lizarraga, Commissioner
Fred Lopez, Commissioner

John Murphy, Commissioner

Elodia Ortega-Lampkin, Commissioner
Steve Harris, Commissioner

300 First Street

Woodland, CA 95695

Via email: ana.gonzalez@cityofwoodland.org
Re:  16-131, Prudler Tentative Subdivision Map Project Draft EIR

Dear Chairperson Wells, Vice Chairperson Holt and Commissioners,

Legal Services of Northern California provides civil legal assistance to low income households
throughout Yolo County. We submit the following comments on behalf of the Sacramento Housing
Alliance regarding the Proposed Prudler Tentative Subdivision Map Project Draft Environmental
Impact Report (“Draft").

We disagree with the Draft’s finding that there is a less than si gnificant impact on land use and
planning, and that the proposed zoning amendments would result in a less than significant impact
pertaining to conflicts with land use plans, policies or regulations. (Chapter 4.0, page 4.0-4)
Specifically, the Draft fails to include a discussion of the project’s impact on the City's housing
element adopted on October 15, 2013. Although the Draft briefly mentions that the General Plan
requires the City to "promote the provision of adequate housing including a variety of housing
types for all persons in the community regardless of income, age, gender, race, or ethnic
background,” it erroneously concludes that the proposed project would implement this principle.
(Appendix C, page 39) Instead, the project conflicts with the housing element because it proposes
to further add to the surplus of above-moderate income units in the City.

California law requires that all local governments adopt a housing element as part of the general
plan which makes "adequate provision for the housing needs of all economic segments of the
community.” Cal. Govt. Code §65583 et seq. Development-related local actions are required to be

www'ls nc.net A Legal Services Corparation Program x#'I"'T

CHAPTER 2 — RESPONSES TO COMMENTS
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Letter 1
Cont’d

Page Two
Planning Commission
September 30, 2015

consistent with the housing element, including subdivision maps. The housing element requires
the community to plan for meeting its fair share of regional housing needs hy making available
sufficient sites zoned at densities that accommodate the housing needs of all economic segments.
The numbers are broken down into income categories that include very low, low, moderate, and
above moderate. The housing element must include a site-specific land inventory with sites
identified that are suitable for housing for each income category within the planning period. Cal.
Govt. Code §65583,

The City of Woodland was required to demonstrate that it can accommodate 664 very low and low
income housing units, 349 moderate income housing units, and 864 above moderate income
housing units by October 2021. {Housing Element, Page 41, Table 2-33) The Ciry's sites
inventory included a shortfall of 173 very low income units and 57 low income units and a surplus
of 256 moderate and 1,164 above moderate income units. (Housing Element, page 57, Table 2-39)
Because the City failed to identify adequate sites for very low and low income units, the City
adopted Program 2.A.2, which requires that the City rezone at least 15 acres to R-25 (20-25 units
per acre) in addition to lands currently containing this zoning designation to accommodate the
deficit of 664 units affordable to households earning 80% or less of the Yolo County median
household income. (Housing Element, Page 4) The rezone must be completed within two years of
the adoption of the 2013 Housing Element, or by October 15, 2015. Here, the proposed project
would rezone the Prudler site from General Commercial to Low Density Residential, which allows
for residential densities ranging from 3.0 to 8.0 units per acre. As proposed, the project would
increase the City’s supply of above-moderate income units by 186. The project is in direct conflict
with the housing element policy and program of rezoning land to accommodate the deficit in the
very low and low income categories and providing ho using for all economic segments in the City.
The Draft is insufficient because it fails to adequately analyze the impact of the project on the
housing element.

1-4

The Draft also omitted a discussion of the project’s impact on the City's affordable housing
ordinance. Housing element program 2.A.11 requires the provision of affordable housing as a
component of market rate projects, which is codified as Chapter 6A of the Woodland M unicipal
Code. The Draft states that the proposed project is for 186 single-family residential units on 38
acres of vacant land without discussing the impact on the ordinance, which requires that 10% of
the units be affordable to and occupied by low income households. The Draft should include a
discussion of potential conflicts with the affordable housing ordinance.

CHAPTER 2 — RESPONSES TO COMMENTS
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Letter 1
Cont’d

Page Three
Planning Commission
September 30, 2015

The Draft also conflicts with the City’s recently adopted "Housing First” policy for a coordinated
approach to addressing homelessness. The “Housing First” model is an approach to ending
homelessness that centers on providing people experiencing homelessness with permanent
housing as quickly as possible and then providing services as needed. The City should be
commended for adopting “Housing First” as a model to address homelessness. The policy
represents a strong commitment by the City and is an important first step to alleviating
homelessness for individuals and families in Woodland. The proposed project, however, would
increase the supply of above-moderate income units within the City and negatively impact the
City’s ability to implement the "Housing First” policy. The Draft should discuss the project’s
conflict with the City’s "Housing First" policy and analyze the anticipated impact.

Thank you for the opportunity to submit comments on the Draft Environmental Impact Report.
We appreciate your consideration of our concerns. Should you have any guestions, or if you wish
to discuss this matter in further detail, | can be reached at 530-662-1065.

With kind regards,

LEGAL SERVICES OF NORTHERN CALIFORNIA

-{/"“' p .

Alysa Meyer
Managing Attorney

cc: Cindy Norris

CHAPTER 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.

CHAPTER 2 — RESPONSES TO COMMENTS
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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.

CHAPTER 2 — RESPONSES TO COMMENTS
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Letter 2

Jeffrey K. Dorsao

‘ . REGE[VED Partriar
| —

Joel Patrick Erb

-
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) Partnar

WAF Y
LA |

Blair W. wWin
i Cnofesl

October 13, 2015

Jay M. Harris
Azsaciate

Via Electronic and U.S. Mail
cindy.noimis@cityofwoodland.org

Cindy Morris, Principal Planner

City of Woodland Community Development Department
300 First Street

Woodland, California 95695

Re:  Draft Environmentai Impact Report for the Proposed Prudier
Tentative Subdivision Map Project (SCH #2014122038)
Cur File No. 5053-001

Dear Ms. Norris:

Thank you for the opportunity to comment under the California
Environmental Quality Act (“CEQA"), Planning and Zoning Law, and other
statutes on the Draft Environmental Impact Report (“EIR") for the proposed
Prudler Tentative Subdivision Map project (“Project”). On behalf of property
owners in the Spring Lake Specific Plan, we submit these comments in
furtherance of the City's review and consideration of the proposed Project.

City residents and property owners have a vital interest in the
environmental effects of the proposed Project. The Project as proposed has
significant consequences in relation to the City’s planning goals and future
options; its existing General Plan and ongoing update; and voter-approved
community policies regarding land use, infrastructure financing, and inclusionary
housing, among others. The City must consider how amending its General Plan
in the manner the applicant desires would ensure that the new development “pay
its own way" without undermining the City’s commitments to build-out of the

1122 5 Street Sacramanta, CA 95811
v. (B16) 2ZB7-9500 [ (816) 2B7-8515 www.pionaarlawgroup. nat

CHAPTER 2 — RESPONSES TO COMMENTS
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Cindy Norris, Principal Planner

City of Woodland Community Development Department
October 13, 2015

Page 2

Spring Lake Specific Plan and its significant public benefits.” It appears clear
from the Project proposal that that the developer expects Spring Lake
homeowners to provide backbone infrastructure to the Project site at no cost.
The proposal continues to urge the City to disregard its commitments to, and
investment in, Spring Lake and its residents, who deserve the City's continued
assurance that all members of the community stand on equal footing.

Under CEQA, the City must ensure that the Project developer, not the
community at large, mitigates the Project’s impacts and infrastructure needs.
The impact fees and mitigation identified for the proposal must reflect the
Project's true fair share.” Based on the City’s policies as well as fundamental
principles of good faith and fair dealing, any residential development of the
Project site must pay its true fair share for infrastructure and public facilities and
be consistent with fostering the Spring Lake Specific Plan’s viability, financing
plan, and absorption. The current fee proposal is arbitrary and unfair, and wholly
contrary to the economic analysis supporting the City's nexus findings for the
Spring Lake Specific Plan. Spring Lake homeowners cannot reasonably be
required to subsidize a residential project on the proposed Project site, especially
when that subsidy would substantially delay public services in Spring Lake.
Allowing the Project to go forward as proposed would severely set back the
Spring Lake community, its parks, schools, and neighborhood amenities, and
deprive existing City residents of the basic benefits for which they paid.

CEQA expects that the EIR will fully and fairly disclose, analyze, and
identify measures to mitigate the proposed Project’s impacts and infrastructure
needs to the extent feasible, as well as account for the proposed Project's
relationship to local, regional and statewide directives conecerning sustainabiiity
and smart growth. Yet, the City inexplicably failed to offer any policy or planning
goals, community siandards or expectations, or environmentai sustainability

, targets as objectives for the proposed Project. instead, the Drall EIR permits the

1 / Creating residential development opportunities that are not subject to the same
environmental scrutiny and mitigation standards imposed on the Spring Lake financing
district will make it more difficult fo build out areas in Spring Lake that are inherently
better sites for residential development. (See, e.g., City of Woodland, Planning
Commission Staff Report, February 21, 2008, pp. 2-3.)

? | See, e.g., City of Woodland, Plan ning Commission Staff Report, February 21, 2008,
pp. 2-3.)

CHAPTER 2 — RESPONSES TO COMMENTS
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Letter 2
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Cindy Morris, Principal Planner

City of Woodland Community Development Department

October 13, 2015

Page 3

2.4 * Project proponent to offer five narrowly crafted objectives in order to avoid
'd answering the real environmenial guestions. As a resuit, the document
Cont circulated for public review meets none of the City's responsibilities under CEQA.

The Draft EIR is styled as a “focused” analysis that dismissed a host of
resource issues as unnecessary to evaluate. Even a cursory review of the Draft
EIR and the Project proponent's statement of objectives shows, however, that
the EIR analysis is skewed to avoid meaningful consideration of thorny
environmental issues. The Project's significant adverse environmental impacts
relate to numerous resource areas including land use and community character,
air quality, greenhouse gas emissions and climate change, transportation and
circulation, public facilities and services, open space and recreation, and
population and housing. The EIR’s gaps in critical information implicate each
and every one of these important issues.

Having failed to adequately disciose and mitigate the significant adverse
impacts of the proposed Project, the Draft EIR further fails to describe real
alternatives, including an increased density alternative. Instead, the Draft EIR
burdens the consideration of alternatives with cutdated parameters and
assumptions regarding traffic and air quality impacts in order to cause impacts of
increased density to appear worse than those of the proposed low-density
Project. The resulting range of alternatives discussed in the Draft EIR is
manifestly unreasonable. The City must consider how designating this property
for low-density residential development rather than smart growth would affect the
community's balance of land uses, livability, and environmental sustainability.

This Project, like every planning effort and development proposal in the
City, requires careful and objective consideration to ensure that development will
enhance the quaiity of iife in the City's existing and future neighborhoods. The
Draft EIR fails to address the substantive comments previously submitted to the
City on January 30, 2015, May 14, 2013, and September 18, 2013, which raised
significant environmental issues concerning environmental review of the
2-1 proposed Project under CEQA. True and correct copies of those comments are
attached to this letter as Exhibits A, B, and C, and are incorporated by reference
as if set forth fully herein. Our further detailed comments are set forth below.

CHAPTER 2 — RESPONSES TO COMMENTS
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Cindy Norris, Principal Planner

City of Woodland Community Development Department
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Page 4

1. The Project Objectives Are Impermissibly Narrow

CEQA requires that the EIR contain a “statement of the objectives sought
by the project.” (CEQA Guidelines, § 15124(b).) “The statement of cbjectives
should include the underlying purpose of the project.” (Ibid.) !t is important to
note that the statement of objectives is to assist the lead agency (i.e., the City of
Woodland) in developing a reasonable range of alternatives to the proposed
Project. Thus, it is imperative that the City develops a statement of objectives
that explains the purpose of the Project and allows the City to adequately
evaluate a range of potentiaily feasible alternatives. The City's statement of
project objectives must not uncritically accept the applicant’s criteria or wish list,
lest the Draft EIR rigk defining the project objectives in such a manner that only
the applicant's preferred alternatives are deemed feasible. Such a circular
approach to project objectives would render the alternatives analysis
meaningless and would run directly counter to CEQA. (See, e.g., Preservation
Action Council v. City of San Jose (2006) 141 Cal.App.4th 1336, 1356; Uphold
Our Heritage v. Town of Woodside (2007) 147 Cal App.4th 587; Save Round
Valley v. County of Inyo (2007) 157 Cal.App.4th 1437, 1460))

As the lead agency responsible for preparing an informative EIR, the City
must develop a statement of project objectives that allows for evaluation of a
reasonable range of alternatives, even if such an approach means that the
applicant will not be able to implement its preferred alternative(s). The Draft EIR
must unite the applicant's objectives with the Cify's objectives, in order to state a
proper project purpose. The City must use its independent judgment. (Pub.
Resources Code, § 21082(c)(1); CEQA Guidelines, § 15084(e); see Uphold Our
Heritage, supra, 147 Cal.App.4th at p. 595 [allowing a project proponent to
dictate project objectives and resulting range of alternatives is legally untenable].)

Here, the City's planning goals and commitments to the community
promise thoughtful solutions to land use planning for parcels of this size that
represent key pieces of the future development in the City. (See, e.g., Spring

| Lake Specific Plan, p. 8-1.)° The 38-acre site of the proposed Project was

3 | The Spring Lake Specific Plan guides and controls orderly and systematic
development of ever 1,000 acres located primarily south of Gibson Road and east of SR
113, immediately south of the City limits. The City adopted the Plan to creale a
desirable extension of Woaodland's existing character and traditional neighborhoods. All
individual development projects in the area are subject fo the Specific Plan's

CHAPTER 2 — RESPONSES TO COMMENTS
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Cindy Norris, Principal Planner

City of Woodland Community Development Departrnent
October 13, 2015

Page 5

excluded from the Spring Lake Specific Plan on the basis of representations at
the time that it would “immediately” be developed with big-box commercial uses
as an extension of the existing shopping mall, and therefore should not be part of
a comprehensively planned community. MNo logical basis to exclude this parcel
from the requirements of the Spring Lake Specific Plan was presented other than
the asserted imminent development to expand the mall. The site has always
been envisioned for development more intense than the currently proposed low-
density residential Project, and such uses cannot reasonably be excluded from
a proper alternatives analysis in the EIR. (See Cify of Maywood v. Loz Angeles
Unified School Dist. (2012) 208 Cal.App.4th 362.)

Yet, in its evaluation of the proposed Project, the City offers not a single
project objective, failing even to attempt to state a project purpose that reflects its
General Plan policies, voter-approved land use initiatives, and related
community-building commitments. Instead, the objectives are stated only by the
Froject proponent, in such a manner as to predetermine that the proponent's
preferred alternative(s) are the only ones that can meet the project objectives.
(Draft EIR, p. 3-4.) Itis imperative that the City supports its investment in the
Spring Lake community and carefully review all other residential proposals for
consistency with City plans, codes, and policies. Allowing development of the
site to go forward as proposed — with no City objectives stated in the Draft EIR —
would substantially undermine the City’s planning goals and policies and would

requirements. If a proper alternatives analysis were to determine that low-density
residential uses are appropriate for the Project site, then as a minimum, the City's policy
framework calls for amendment of the Spring Lake Specific Plan to include the Project
site, subject to the same development impact fee and infrastructure financing
requirements as other homeowners in the Spring Lake Mello Roos financing district.
This approach would resolve the planning anomalies that occurred based on
assumptions for commercial development of the parcel that never materialized, and
would rationally and fairly allocate the burden of financing the infrastructure and public
facilities necessary for residential development as required under the City's policies and
controlling law.

* I The Draft EIR also asserts that an even lower density alternative than the proposed
Project is the “environmentally superior” option. (Draft EIR, p. 6-14.) This straw-man
approach to the alternatives analysis begs the question of whather the Project proponent
actually prefers the *Reduced Intensity Alternative.”

CHAPTER 2 — RESPONSES TO COMMENTS
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severely set back the Spring Lake community, its parks, schools, and
neighborhood amenities.

Moreover, the Project objectives rest on faulty assumptions regarding the
character of the subject site, which does not meet any credible definition of the
term "infill." It's a term with many applications, but none of them envision the
type of low-density spot zoning proposed here. Infill increases the density of the
built environment. It builds and fosters community. It focuses on the reuse
and re-positioning of obsolete or underutilized buildings and sites. It activates
neighborhoods, making them more useful and livelier for longer periods of the
day and night. It lessens or aveids environmental impacts. (See, e.g.,
Transportation and Land Use Tool Kit (2003), pp. 3, 6-7, 10, 14-20 [true and
correct copy attached hereto as Exhibit D].) The proposed Project does nane of
these things. (Draft EIR, pp. 3-4 — 3-6.)° The law compels the lead agency to
embrace CEQA's requirement for independent reasoning and judgment. (CEQA
Guidelines, § 15084(e), see Save Round Valley, supra, 157 Cai.App.4th at p.
1480 [an “applicant's feeiing about an aliernative cannot subsiitute for the
required facts and independent reasoning” required by CEQA].) Unfortunately,
the Draft EIR shows that thus far, the City has failed to do so.

2. The Impacts Analysis Skirts Significant Environmental Issues

As noted above, the Draft EIR is styled as a "focused” analysis that
dismissed a host of resource issues as unnecessary to evaluate. (Draft EIR, pp.
4.0-1-4.0-6.) The document lacks the requisite substantial evidence to support
such conclusions, however. The Project's significant adverse environmental

® / The Draft EIR similarly mischaracterizes a random combination of low-density
residential development (it "would involve fewer dwelling units and future residents") and
two non-descript “commercial buildings” as a “mixed-use” alternative. (Draft EIR, p. -
11; see Exhibit D, p. 6 [land uses are “mixed" when they combine retail, office, and a
variety of housing opportunities); id. at pp. 36-38 [mixed-use development combines
housing, retail, jobs, and services so that residents and workers can meet most of their
basic needs without using a car].) The Draft EIR provides no discussion whatsoever of
land use principles that bear directly on environmental impacts (including but not limited
to jobs/housing balance, community access to neighborhood retail, shortening travel
distances). {See, e.g., footnote 6, infra.) Not surprisingly, the Draft EIR concludes that
this asserted “mixed-use” alternative “would result in greater impacts than the proposed
project.” (Draft EIR, pp. 6-12 = 6-13.)
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impacts (direct, reasonably foreseeable indirect, and cumulative) relate to
numerous resource areas including land use and community character, impacts
resulting from lack of consistency with applicable plans, air quality, greenhouse
gas emissions and climate change, energy use, transportation and circulation,
public facilities and services, water supply, open space and recreation, and
population and housing. The EIR's gaps in critical information implicate each
and every one of these important issues.

3. Even Accepting the Project Objectives, the Evaluation of
Alternatives Viclates CEQA

Identifying project objectives and analyzing a reasonable range of
alternatives are critical components of an EIR, (Habitat and Walershed
Caretakers v. Cily of Santa Cruz (2013) 2132 Cal.App.4th 1277.) In the present
circumstances, as discussed above, the proponent's staterment of project
objectives is too narrow and fails to reflect the City's independent considerations
regarding iand use planning and community development. (Draft EiR, p. 3-4.)
Moreover, even accepting the proponent's objectives, the Draft EIR has
unreasonably restricted the range of alternatives. (Draft EIR, pp. -3 —6-5.)
Alternatives that would reduce the significant adverse impacts of the proposed
Project, including an increased density alternative, are not considered. An
increased density alternative is dismissed, apparently on the basis of being more
environmentally impactive than the proposed low-density Project — an outmoded
pretext that is simply not credible. Indeed, the fallacy of that premise has been
codified in state law in both SB 375 and SB 743.°

/ The Legislature has recognized that the environmental effects of land use choices
and traffic impacts relate to much more than simply moving cars quickly through the
roadway system. Volumes have been written on the deep flaws of the outdated LOS
{level of service) paradigm used in the Draft EIR: it makes road widening look good for
the environment, discourages frue infill, encourages traffic engineers to remove
pedestrian crosswalks, and slows fransit projects. Through an evaluation of VMT -
which is easier and faster — a proper impact analysis in the EIR can help the City shape
the Project to better help reduce greenhouse gas emissions and create transportation
choices. This is more than just a good idea; this is the good faith effort at full disclosure
that CEQA requires. {{CEQA Guidelines, §§ 15151, 15144, Laurel Heighis improvemert
Assoc. v. Regents of U.C. (1993) & Cal 4th 1112; Citizens of Goleta Valley v. Board of
Supervisors (1990) 52 Cal.3d 553.)
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* The Draft EIR nevertheless clings to the notion that traffic impacts are to

be measured in terms of how convenient it is to drive, when a meaningful
environmental review should instead evaluate vehicle miles traveled (WVMT) and
whether or not a project reduces car dependency and contributes to other state
goals. (Draft EIR, pp. 4.2-1-4.2-27.) VMT is easier and faster to estimate and
produces a measure of a project’s overall effect on the environment, while the
213 tools of the past do not. When the true environmental picture is revealed, it

, becomes clear that low-density development is not less adverse in impact than
Cont’d compact development, and mitigation measures become more environmentally
meaningful as well — choices include funding better transit, creating better access
to transit, building better pedestrian facilities, improving the jobs/housing fit of the
community, incorporating a neighborhood electric vehicle network, or other
improvements that would actually improve travel choices and reduce VMT. (See,
e.g., Exhibit D, pp. 14-16, 32.) Increasing project density is among the most
basic alternatives to reduce VMT and the associated significant adverse
environmental effecis of cars. (See id. atp. 33.)

Similar issues arise in the context of water quality, in which compact,
higher-density development often is environmentally superior. Low-density
development can exacerbate non-point pollutant loading by consuming
permeable open space and increasing impervious surface area relative to
compact development. (See, e.g., U.S. Environmental Protection Agency (EPA),
"Protecting Water Resocurces with Higher-Densily Development,” 2008 [true and
correct copy attached hereto as Exhibit E.) Higher density development lessens
2.14 and avoids impacts on regional water quality (helping to maintain watershed
functions) by consuming less land and minimizing impervious surface cover, it is
more efficient and less polluting by accommodating more activity while covering
less space. (See [d. at pp. 26-28 [higher-density scenarios generate less
stormwater runoff per house at all scales — one acre, lof, watershed].) Without
meaningful consideration in the EIR — based on evidence and analysis rather
than assumptions and speculation — the decision makers and the public are not
sufficiently informed regarding the comparison of a higher-density alternative to
the proposed Project and other alternatives, and the EIR's summary dismissal of
such an option violates CEQA.

While CEQA contains no iron clad rules on when and how to exclude
2-15 | alernatives, it is clear that mere interference with project objectives is insufficient
grounds for rejection of an alternative. (CEQA Guidelines § 15126.6(a), (b).)
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Moreover, the lead agency bears the responsibility to ensure the EIR meets the
test of "adequacy, completeness, and a good faith effort at full disclosure,” and
imposes on the agency the duty fo “find out and disclose all it reasonably can.”
(CEQA Guidelines §§ 15151, 15144.) The applicant's reasons for deciding upon
the project as proposed are merely a factor to be considered. The lead agency
muest independently investigate, review, analyze and discuss potentially feasible
alternatives in good faith. (Foundation for San Francisco's Architectural Heritage
v. City and County of San Francisco (1980) 106 Cal App.3d B93, 908-910; Kings
County Farm Bureau v. City of Hanford (1990) 221 Cal App.3d 692, 736.)

Eliminating alternatives at an early stage based on conclusory
determinations that they may result in greater levels of environmental impact
than the proposed Project is antithetical to the very purposes of the alternatives
analysis — CEQA is a framework of disclosure and public participation that
requires the agency to show its work. It is precisely through a careful evaluation
and comparison of a reasonable range of alternatives and their relative merits in
the Draft EIR that the lead agency complies with CEQA's fundamental
informational purposes. (Pub. Resources Code, §15126.6(a) [the EIR must
study a range of potentially feasible alternatives that will foster "informed decision
making and public participation”); CEQA Guidelines, § 15126.6(d) [lead agency
has the responsibility to provide sufficient information about alternatives to allow
meaningful evaluation, analysis, and comparison with the proposed project].)

A, An Increased Density Alternative is Rejected without
Substantial Evidence

The Draft EIR's “analysis” of alternatives rests on faulty, outmoded
assumptions, (See, e.g., Yolo-Solano Air Quality Management District,
http:/iwww.ysagmd.org/TransportationandLandUse.php; “Transportation and
Land Use Toolkit, 2003 ["Best Practices” handbook prepared by Yolo-Solano Air
Quality Management District in partnership with regional transportation agencies

| (true and correct copy attached herefo as Exhibit D)].)" An increased density

" | The Draft EIR’s efforts to ignore industry standards accepted for over a decade are
inexplicable. Environmental planners and other professionals now consider the following
to be common knowledge:

Transportation systems and land use patterns influence air quality. Roads,
transit, and other transportation elements shape land development, while the
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alternative would certainly meet any proper formulation of project objectives as
discussed above, and it is clear from the Draft EIR that an increased density
alternative would meet most, if not all, of the proponent's stated objectives.
{Draft EIR, p. 3-4.) An increased density alternative could do so with fewer
environmental impacts, so its rejection is improper as a matter of law.

B. An Increased Density Alternative Is Environmentally Superior
to the Proposed Project

An increased density alternative is consistent with the City's planning
goals and policies - while the proposed Project is not — and is environmentally
superior to the proposed Project by resulting in substantially less overall impact
associated with air quality, greenhouse gas emissions and energy use,
transportation and circulation, and water quality, among others. An increased
density alternative meets the proponent’s basic project objectives, making it at
least potentially feasible, and is the environmentally superior alternative.
Environmentally superior alternatives must be examined whether or not they
wouid impede to some degree the aftainment of the project objectives. (Kings
County Farm Bureau v. City of Hanford (1990) 221 Cal.App.3d 692, 736-737.)
The Draft EIR's failure to consider a smart growth alternative is manifestly
unreasonable and viclates CEQA as a matter of law. (Pub. Resources Code, §§
21002, 21081; City of Maywood v. Las Angeles Unified School District (2012)
208 Cal App.4th 362, City of Marina v. Board of Trusfees (2006) 29 Cal 4th 341,
368-369.)

distnibution and types of land uses affect travel patterns and transportation
facilities. A dispersed pattern of low-density development relies almost
exclusively on cars as the primary mode for transpoertation. Alternatively, denser
and more mixed use urban development can combine different land uses in
closer proximity, encouraging walking, biking, transit and other non-motorized
travel. The type of development is sometimes referred to as “smart growth™ or
“sustainable development,”

(Yolo-Solano Air Quality Management District,
http:/fwww.ysagmd.org/TransportationandLandUse php.)
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CEQA reqguires the lead agency to be independent, transparent, and
accountable for its policy choices. We look forward to a substantially revised and
recirculated draft EIR for this Project that provides the meaningful information
necessary to enable the City to fulfill those duties.

Very truly yours,

ERKLAJNZGRDUP LLP
. L

EAA. MMTARHZZD

AND

cc.  Tom Stallard, Mayor
William L. Marble, Mayor Pro Tempore
Jim Hilliard, Council Member
Sean Denny, Council Member
Angel Barajas, Council Member
Paul Navazio, City Manager
Ken Hiatt, Community Development Director

AAM:jis
Enclosures
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January 30, 2015
Jay M. Harris
Agsaciate

Via Electronic and U.S. Mail
Paul. Hanson@cityofwoodland.org

Paul L. Hanson, AICP, Senior Planner

City of Woodland Community Development Department
300 First Street

Woodland, California 95695

Re:  Notice of Preparation of an Environmental Impact Report for the
Proposed Prudler Tentative Subdivision Map Project
Our File No. 5053-001

Dear Mr. Hanson:

Thank you for the opportunity to comment on the scope and content of the
environmental impact report (“EIR") that the City of Woodland is preparing for the
proposed Prudler Tentative Subdivision Map project (*Project’).

Of substantial importance in the City’s consideration of the potential
environmental consequences of the proposed Project is its relationship to the
City’s planning history, its existing and General Plan ongoing update, and voter-
approved policies regarding land use, infrastructure financing, and inclusionary
housing, among others. The EIR likewise must account for the proposed
Project’s relationship to local, regional and statewide directives concerning
sustainability and smart growth,

In prior correspondence with the City, we have commented on the
proposed Project's potentially significant adverse environmental impacts related
to various resource areas including land use and community character, air
quality, greenhouse gas emissions and climate change, transportation and
circulation, public facilities and services, open space and recreation, and
population and housing. Copies of those letters are attached hereto as Exhibits

1122 5 Street Sacramento, CA 95811
v, (918) 287-9500 f. (916) 2B7-9515 www.plongeriawgroup.net
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A, B, and C. We reiterate the concerns set forth in detail in those comments and
incorporate them by reference as if set forth fully herein.

The City must consider how designating this property for low-density
residential development would affect the balance of land uses and livability and
social health of the community. Further, the City must consider how amending
the General Plan in this manner would ensure that the new development “pay its
own way" without undermining the City's fiscal balance or build-out of the Spring
Lake Specific Plan and its significant public benefits. While we recognize that
social or economic effects, by themselves, are not considered environmental
impacts under the California Environmental Quality Act (“CEQA”), the reasonably
foreseeable impacts on the physical environmental associated with such effects
must be analyzed. Any failure of this proposed Project to pay its true fair share
for infrastructure and public facilities results in significant adverse effects on the

physical environment.

Thank you in advance for the City's careful consideration of these issues.

Very truly yours,

AAM: jis
Enclosures
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May 14, 2013

Marlin H. “Skip" Davies, Mayor
City of Woodland

300 First Street

Woodland, CA 95685

Re:  City of Woodland General Plan Update and Climate Action Plan
Our File No. 5053-001

Dear Mayor Davies:

Thank you for the City of Woodland's ongoing efforts to seek input from a
variety of stakeholders and the public at large to ensure that its General Plan will
function as it should to enhance the quality of life in the City’s existing and future
neighborhoods. On behalf of property owners in the Spring Lake Specific Plan,
we submit the attached comments for the City’s consideration.

In particular, we urge your careful consideration of issues of policy and
fundamental faimess associated with planning for the City’s Mall Expansion site.
This property, currently zoned for commercial use and located immediately
outside the Spring Lake Specific Plan, is now proposed for a low-density
residential subdivision. The recently resubmitted Prudier Tentative Map
proposes a subdivision that will rely on services and infrastructure funded and
constructed by the developers and residents of Spring Lake — indeed, the Project
would not be possible but for the backbone infrastructure provided by Spring
Lake — yet the developer's proposed impact fee structure is far less than the
project's fair share. In essence, the developer expects Spring Lake homeowners
to provide backbone infrastructure to the Mall Expansion site at no cost. The
proposal flies in the face of the City's commitments to, and investment in, Spring
Lake and its residents, who deserve the City's continued support and assurance
that all members of the community stand on equal footing.

Like all others in the City, the Mall Expansion site developer must "pay its
own way" and bear the project’s fair share of the true cost of its infrastructure and
public facilities. The current fee proposal is arbitrary and unfair, and wholly

431 | Strest Suite 201 = Sacramento, CA 06814
v. (B18) 486-8600 = {. (916) 496-8500 = www.plonearlawgroup. net
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contrary fo the economic analysis supporting the City's nexus findin

Spm:rg Lake Specific Plan. Spring Lake hanmmﬂrm reum-nn:hf!-:rbhr
required fo subsidize a residential project on the Mall Expansion site, especially
when that subsidy would substantially delay public services in Spring Lake.
Allowing the Mall Expansion site development to go forward as proposed would
severely set back the Spring Lake community, its parks, schools, and
neighlgunmua amenities, and deprive existing City residents of the basic benefils

The Mail Expansion site development would adversely ct absorptio
of residential units in the Spring Lake area and thus would ndvmw u;:ct ﬂun
Spring Lake community's ability to finance infrastructure and public facilities, The
City’s planning framework focuses residential development in the Spring Lake
Specific Plan area, and all other development not constituting infill must be
deferred unfil Spring Lake is completed. Particularly given the nascent and
tentative recovery of the housing market, as well as the complex Spring Lake
mhmn financing plan, it is imperative that the City support its investment in
the Spring Lake community and carefully review all other residential proposals for
consistency with City plans, codes, and policies. As the City's staff has
recognized, creating residential development opportunities that are not subject to
the same standards and requirements imposed on homeowners in the Spring
Lake Mello Roos financing district will result in unfair competition, while making it
more difficult to finance and build out areas in Spring Lake that are inherently
better sites for residential development.! Based on the City's policies as well as
fundamental principles of good faith and fair dealing, any residential development
of the Mall Expansion site must pay its true fair share for infrastructure and public
facilities and be consistent with fostering the Spring Lake Specific Plan’s viability
financing plan, and absorption. '

_ During this crucial planning process, the City should not proceed with
review of pmppsad projects, such as the recently resubmitted Prudier Tentative
Map, that unfairly expect existing City residents to subsidize their basic
infrastructure costs; are fundamentally inconsistent with the City's planning
history, existing General Plan, and voter-approved policies regarding land use,

'/ See, eg., City of Woodland, Planning Commission Staff
21, 2008, pp. 2-3.) g Report, February
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sustainability, infrastructure financing, and inclusionary housing, among others:
and will be detrimental to and interfere with the General Plan Updateu.mﬂta
minimum, If the City determines the Mall Expansion site should be designated for
residential use within the General Plan, then the City’s policy framework calls for
amendment of the Spring Lake Specific Plan to include the Mall Expansion site,
subject to the same development impact fee and infrastructure financing
requirements as other homeowners in the Spring Lake Melio Roos financing
district. This approach would resolve the planning anomalies that occurred
based on assumptions for commercial development of the Mall Expansion parcel
that never materialized, and would rationally and fairly allocate the burden of
financing the infrastructure and public faciliies necessary for residential
development as required under the City's policies and controlling law.

Thank you in advance for the City's careful consideration of these issues
and concems.

Very truly yours,
EER LAWGROUP, LLP

REA A. MATARAZZO

AAM:jis
Enclosure
cc:  Tom Stallard, Vice Mayor
William L. Marble, Council Member
Jim Hilliard, Council Member
Sean Denny, Council Member
Paul Navazio, City Manager
Ken Hiatt, Community Development Director
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Cindy Hn;;ryis, Principal Planner
Community Development Depariment
City of Woodland

300 First Street

Woodland, CA 85605

Re:  City of Woodland General Flan Updafe and Clima Action
Our File No. 5063-001 © Fen

Daar Ms. Morris:

Thank you for the cpportunity to pariicipate in the City of Woodland's
visioning process s it sets out to prepare a General Plan Updaie and Ciimate
Action Plan. As formulation of these plans begins in eamest, we request, on
behalf of property owners in the Spring Lake Specific Plan, that the following

Mall Expansion site. This property, currently zoned for commercial use and
located immediately outside the Spring Lake Specific Plan, is nuwprupn:ed fora
low-density residential subdivision. The proposal would impact
absorption of residential units in the Spring Lake area and thus would adversely
%fglm Spring Lake community’s ability to finance infrastructure and public

_ The City’s planning framework focuses residential development i
Spring Lake Specific Plan area, and all other development not mﬂiuﬂ'riuﬂ;ﬁrrﬂll
must be deferred until Spring Lake is completed, Particularly given the nascent
and tentative recovery of the housing market, as well as the complex Spring Lake
infrastructure financing plan, it is imperative that the City support its investment in
the Spring Lake community and carefully review all other residential proposals for
mmint_enw with City plans, codes, and policies. As the City's staff has
recognized, creating residential development cpportunities that are not subject to
the same standards and requirements imposed on Spring Lake homeonwers will

431 | Straet Suite 201 = Sacramento, CA 95814
v, [816) 4BE-B500 = §, [616) 496-8500 = www.ploneerlawgraup.net
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result in unfair competition, while making it more difficult to finance and bulld out
areas in Spring Lake that are inherentiy batier sites for residential development.’
Based on the City's policies as well as fundamental principles of good faith and
fair dealing, any residential development of the Mall Expansion site must pay its
true fair share for infrastructure and public facilities and be consistent with
fostering the Spring Lake Specific Plan's viability, financing plan, and absorption.

L Existing Land Use Patterns, Resources, and Development
Opportunity Sites

A. Spring Lake Specific Plan

The Spring Lake Specific Plan guides and control orderly and systematic
development of over 1,000 acres located primarily south of Gibson Road and
east of SR 113, iImmediately south of the City limis. The City adopted the Plan
in order to create a desirable extension of Woodland's existing characier and
traditional neighborhoods. All individual development projects {including the
issuance of any discretionary land use entitiement) in the area are subject to the
requirements of the Plan.

The City's “Implementation Concept” set forth in the Spring Lake Specific
Plan states:

New development is expecled to "pay its own way”, both in terms of
capital costs (financing of infrastructure) and ongoing costs (generation of
sufficient general fund revenue to support ongoing maintenance and
operational costs). The General Plan goal for new development is "fiscal
and financial neutrality” to the greatest feasitle extent {General Plan
Policy 4.B.1 and 4.B.3) In terms of impacts to the general fund, and
financing of infrastructure. However, it is also important to note, that
typically only "high end" housing would be able 1o do this assuming a
primarily residential community. The ciear goal of the General Plan, and
the people of Woodland for this new growth area, Is a rich, diverse,

'/ Ses, 6.9, City of Woodland, Planning Commission Staff Repori, February
21, 2008, pp. 2-3.)
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balanced community with a variety of housing and neighborhood
opportunities, and a very large school component. As such, the General
Plan policies also allow for leniency from the "neutrality rule" for
development that generates "significant public benefit" provided an
alternative source of funding can be obtained to offset foregone revenues.

As described herein, assuming full implementation of the vision and intent
of this Plan, this test would clearty be met In the Specific Plan boundaries.
The new community will offer significant housing opporiunities for all
economic segments with affordability by design as well as by market
manipulation. It will also offer responsibly designed neighborhoode that
minimize the need for vehicies, emphasize sustainable design, encourage
defacto neighborhood policing by increasing activity, and replicate in the
modem world the best characteristics of Woodland's favorite original
neighborhoods. If adhered to and accomplished, these are significant
public benefits.

It is also important to point out that full build-out of the General Plan was
detarmined to be fiscally balanced when the General Plan adoption
occurred in 1896, and this Specific Plan is consistent with that Plan,
Revenug-generating land uses (e.g. commercial and industrial)
designated elsewhers in the City (e.g. the Mall expansion property and the
commercial property on the north side of Gibson Road) were found to
balance the location of this mixed density, primarily residential community
at the subject location. Additionally, the large acreage of public sector and
exempt land uses which generate no property taxes, and the high level of
development amenities expected from this development are highly
refﬂr;lant factors. Both affect fiscal balance, as well as the ability to finance
the Plan.

Therefore, the final deterrnination regarding net fiscal impact must look at
how the General Plan balanced land uses overall, and acknowledge as

well, the contribution this Plan will make fo the livability and social health
of the community.

{Spring Lake Specific Flan, p. B-1.)
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~ The City's Implementation Concept makes clear that as it evaluates
existing land use pattems, resources, and development opportunity sites as part
of the General Plan Updats, it must carefully consider how a General Plan
Amendment for the Mall Expansion Property would affect the balanca of land
uses and the livability and social health of the community. Further, the City must
consider how designating the Mall Expansion Property for residential rather than
commercial use would ensure that the new development “pay its own way,"
without undemmining the City's fiscal balance or build-out of the Spring Lake
Specific Plan and its significant public banefits,

The City likewise must consider how designating the Mall Expansion
Property for residential rather than commercial use would undermine the phasing
considerations that were a focus of the Spring Lake Specific Plan. The General
Plan Update should discourage development that does not contribute to the
sense of an integrated community in accordance with the phasing factors
identified by the Clty, including preperty owner financial commitimeant and
participation and equity between property owners in order to secure cooperation.

B. "Mall Expansion™ Site
1. Site History

_ The 38-acre property commonly known in the City as the “Mall Expansion”
site (APN 041-070-42) was excluded from the Spring Lake Specific Plan on the
basis of representations at the time that K would “immediately” be developed with
big-box commercial uses as an extension of the existing shopping mall, and
therefore should not be part of a comprehensively planned community. No
. logical basis to exclude this parcel from the Spring Lake Specific Plan was

presanted other than the asserted imminent developmant of the property to
expand the mall, which the City summarized during the 1998-2000 proceedings
essentially as follows:

a) The 38-acre parce| south of the existing mall (one-half of the original

parcel) was already designated for commercial use in the 1006
General Plan and earlier in City policies supporting the mall.
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b) Public services for the 3B-acre site would be provided through existing
mall infrastructura,

¢) The site developer had identified commercial tenants ready to move
info the mall expansion,

d) Projected sales tax revenue from the mall expansion would not be
credited 1o the Spring Lake Specific Plan for tha purpose of
determining neutrality, because the commercial development would
proceed weill before Spring Lake and was not contingent on a Spring
Lake residential development.

The site thus was excluded from the Spring Lake Specific Plan, which the
City adopted in December 2001. No commercial development of the Mall
Expansion site materialized, however. In the years that followed, sevaral
proposals for development of the site have come forward, but none have come to
fruition. The rationale for excluding the site from the Spring Lake Specific Plan
ne fenger exisis, and indeed, there is none. As the City updates its General Plan
{of which the Spring Lake Specific Plan s a crucial part), altemative scenarios for
the Mall Expansion site should be considered. If residential uses are appropriate
for the Mail Expansion site and will use services and infrastructure funded by
development of the Spring Lake Specific Plan, then the site should be included in
Spring Lake, subject to the same obligations as homeowners in the Spring Lake
Mello Roos financing district.

2, Current Development Proposal

The Mall Expansion site, currently zoned for commercial use and located
immediately outside the Spring Lake Specific Plan, is proposed for residential
development. The proposed subdivision will rely on services and infrastructure
funded and constructed by the developers and homeowners of Spring Lake,
however the impact fee structure proposed by the daveloper Is far lese than the
project’s fair share and undermines the basic assumptions in the nexus study the
City used o establish development impact fees imposed on the Spring Lake
community.
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The revised Mall Expansion project seeks a General Plan Amendment
and razone from General Commercial (GC) to Low Density Residential (LDR) (as
well as other significant discretionary land use approvals, Including a conditional
use permit and amendment to the Spring Lake Specific Plan) in order to develop
approximately 204 conventional single-family units on about 38 acres (5.37
dufec) in the City of Woodland. The proposed development will rely on
infrastructure funded and constructed pursuant to the Spring Lake Specific Plan.
The developer proposes to make a pro-rata reimbursement for the Spring Lake
infrastructure based on its capacity of use, which results in a fee differential to
the proposed project's advantage of approximately $14,280 per unit. The
developer proposes io pay half of that difierence (approximately $7,140 per unit)
as a voluntary contribution to the Clty, for unrestricted use by the City to fund
public improvements or services. The developer's pro-rata calculation fails to
satisfy the City's requirement that new development ‘pay its own way,” because
it does not reflect the revised Mall Expansion project’s fair share of the true cost
of its infrastructure and public facilities. The funding proposal is arbitrary and
contrary to the economic analysis supporting the City’s nexus findings for the
Spring Lake Specific Plan. The developer's proposed “voluntary contribution” i
insufficient to reflect the project's falr share contribution, even if f was property
characterized as an impact fee and not impropery "unrestricted.”

In addition to the elements of the revised Mall Expansion proposa
undermine the sconomics of the City's comprahensive planning Eﬁnrls. ﬂr-:. o
project ralses a host of other significant policy concems. Among them are the
mischaracterization of the proposal as "infill" and the fundamental in
of the currently proposed General Plan Amendment and rezone with the City's
:;:mng framework and policies regarding sustainability and housing, among

ers.

In prior discussions of a proposed General Plan Amendment and rezone
for the Mall Expansion site, City staff has characterized the project site as “infill.”
Although the site does not represent “leapfrog” development, it does not satisfy
any contemporary definition of infill and conflicts with the urban development
policy adopted by Woodiand's voters. For example, the project confiicts with the
City's existing General Plan, which designates the Mall Expansion site as
General Commercial ("GC"). The revised Mall Expansion project seeks a
General Plan Amendment to Low Density Residential ("LDR"). As such it
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conflicts with the sustainable communities strategy st farth In the ragional
*Blueprint” adopted by the Sacramento Area Council of Governments
("SACOG"), which designates the Mall Expansion site for retail use and
designates the surrounding areas for high-density residential and mixed uses to
promote transit-oriented development. Because it conflicts with the sustainability
and smart growth principles embodied in the City’s zoning regulations as well as
the SACOG Blusprint, the revised Mall Expansion project is not properly
characterized as infill.

As currently proposed, the revised Mall Expansion project would adversely
impact absorption of residential units in the Spring Lake area and thus would
adversely affect the Spring Lake community's ability to finance infrastructure and
public facilities. The City's planning framework focuses residential development
in the Spring Lake Specific Plan area, and all other development not constituting
infill must be deferred until Spring Lake Is complated. Particulary given the
nascent and teniative recovery of the housing market, as well as the complex
Spring Lake infrastructure financing plan, it is imperative that the City support ite
investment in the Spring Lake community and carefully review all other
residential proposals for consistency with Clty plans, codes, and policies.

IL. Alternative Growth and Development Scenarics

From a land use policy and community sustainability perapective, the
appropriateness of an LDR designation (already abundant in the City) for the Mall
Expansion site is highly questionable. Particularly in light of the new grocery
store opening at the County Fair Mall this summer, which will provide a
neighborhood market as well as at least 75 jobs, the Clty should carefully
evaluate whether the Mall Expansion site should retain its commercial
designation, and if not, whather i s more sultable for higher-density residentiai
development. The City's General Plan Update process should consider
alternative development scenarios for the site that are more consistent with the
City’s vision, sustainability goals, and policies ragarding land use, housing,
transportation, and public services.

From an economic development perspective, the City cannot promaote and

sustain growth consistent with its vision if developers and homeowners who
invest in the City's comprehensive planning efforts, such as the Spring Lake
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Specific Plan, then face arbitrary and fundamentally inequitable freatment.
Rather, the City must ensure that its development policies and fee structure are
cansistent with the constitutional principles of equal protection and substantive
due process as well as nexus and rough proportionality.

lil. Cenclusion

The City’s General Plan Update process must evaluate the existing and
potential uses of key parcels in order to advance the City’s goals and implement
the community’s vision. The process thus should include a meaningful
evaluation of the Mall Expansicn Site and aliernatives for its development as
primarily a commercial or residential project. If the City determines the Mall
Expansion Site should be designated for residential use within the General Plan,
then the City's policy framework calls for amendment of the Spring Lake Specific
Flan to include the Mall Expansion Site, subject to the same development impact
fes and infrastruciure financing requirements as other homeowners in the Spring
Lake Specific Plan and its Mello Roos financing district, This approach would
resolve the planning anomalies that occurred based on assumpfions for
commerclal development of the Mall Expansion parcel that never matarialized,
and would rationally and fairly allocate the burden of financing the infrastructure
and public facilities necessary for residential development as required under the

City's policies and controlling law,

Thank you in advance for the City's careful consideration of these issues
and concems, which play an important role in the City’s evaluation and update of
virtualiy every element of its General Plan, including but not limited to Land Use
and Community Design; Housing; Public Facilities and Services; Recreational,
Educational, and Community Services; Environmental Resources: and Economic
Development,
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Pursuant to Public Resources Code section 21082.2, please send all
noticas for the City's General Plan Update to ma at the above address,

Very truly yours,

DREA A. MATARAZZO

AAM:jis

cc.  Heldi Techudin, General Plan Project Manager
Ken Hiatl, Community Development Diractor
Paul Navazio, City Manager
Mariin H. "Skip" Davies, Mayor
Tom Stallard, Vice Mayor
William L. Marble, Councll Member
Jim Hilliard, Council Member
Sean Denny, Council Member
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July 29, 2013
Robin Huntley

Department of Housing and Community Development
Division of Housing Policy Development

1800 Third Street, Room 430

P.0. Box 952052

Sacramento, CA 94252-2052

Sent via email
Re: City of Woodland's Draft Housing Element

Dear Ms. Huntley,

Legal Services of Northern California provides civil legal assistance to low income households
throughout Yolo County. We submit the following comments regarding the City of Woodland's
Draft Housing Element (*Draft"). We did not have the opportunity to meet with City staff to
discuss our comments but have copied the City on this correspendence.

These comments are intended to strengthen the commitment Woodland has made to affordable
housing in its previous planning period and assure the Housing Element's compliance with state

law,
Statement of Goals, Quantified Objectives and Programs
1. Quentified Objectives

Quantified objectives designate how many units in each Income category the housing element
policies and programs are expected to create during the planning period through new
construction, rehabilitation or preservation. The City’s draft Programs and Policies do not
quantify any units. Instead, the Clty lists the quantified objectives in Table 1-1, stating their
objective to construct 75 extremely low income units, B) very low income units, 90 low income
units, 349 moderate income units, and 864 above moderate income units, The planned
development accounts for the entire Regional Housing Needs Allocation for moderate and above-
moderate income units but a deficit of 205 extremely low and low income units and 159 low
Income units compared to the need. The City has not provided the basis for the conclusion that it
can only produce a fraction of the need for extremely low, very low, and low income units, The
City should include 2 quantitative analysis demonstrating its limited capacity based on
assessments of current and antieipated economic conditions and avallable resources,

wrw. lsnic.net A Lagal Senvices Corporsion Prognm  HeLSC
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2. Programs

The City’s proposed programs overall represent a watered down version of the previous

programs, and contain very few required actions, As mentioned above, the City removed the

quantified objectives in most of the proposed programs, which weakens the programs as a whole,

The implementation actions also lack specificity. An adequate program should require a specific

action by a specific date and have measureable cutcomes, The proposed programs lack thase

mm elements. The following is a list of the City’s propased programs and recommended
ons:

. ﬁrﬁiﬁ;maMﬁhmwwwm&mmde
uses — o previous program that the City has

* 2.A.2—The City removed the multi-family language and added “any income group.” Land i
mqtmndhyhmmmumlﬁ-ﬁuﬂymmdlmdﬁmhhmﬂ,wﬁﬂhmnzu
szgmwmmﬂmhﬂqnﬁdﬁwmmﬂ.ﬁl

8 The City should add using financial assistance from the Housing Trust
other fedendl and state sources. fnd s wells

. l&l%ﬁ%dﬂmﬁmﬁ&mﬂ!hﬂhﬂm&mﬂ' stakeholders,
S@Mhmhﬁaﬁmﬁutﬁ:mhbﬁmﬁmﬁm.itwhdddbﬂm
:n:mmmmﬁmmemllﬁ.

s 2AI1- puymwmhmmummmmmum
:Drdﬂmc“ m_];llthmdlm.garb:unﬂ!kwdh&mﬁm{Suhm&ummMﬂ

] . program should be strengthensd ing that the icipate i
wide Ten Year Plan to End Homelessness. SIS ity pticipate inthe Couary-

®  2.A.13—This program should be strengthened by including language sbout allocating
from the Housing Trust Fund. . finde

* 2.A.14— This program should be strengthened by adding that the City contract for the services
nfhﬂwmmmmmmurhmmﬁM“mmm
Ao T g

] is program should be strengthened the City will allow residenti
mmmmmﬂ:tmﬂyﬂmm:rymm hﬂ.ndmlpp“m mmd::mlmm
meinlhcl_!.-anc,ThﬂﬁtyMMmﬁﬁufﬂ:cMMﬂntﬂtyuﬂlmadhmmdthc
mﬂn;uﬂmhpmﬂtmﬁmmmhmdntbmhmmmm
miysmmﬁeﬂity“;hd]mnﬁduuyﬁcm'mﬂhwmhnm

. Z,B.}ﬂﬁcmﬂ:uﬂunafthemmiumm!huﬂit}'hdimﬂdim-mumﬁmnmfmd
repair and renovation programs, The a8 written, does not requi i
re od re Jeo proposed program, s written, require the set aside
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. g.&mmMMﬁmmmmnEhbﬁw Code, wh
listed in the previcus program. mmmmumuuwhunummnmmﬂ::m

the previous planning period.

In addition, the City indicated it will continue program 2.33 but there does not appear to be &
similar program in this Draft. The previous program required the City to initiate a change to the
General Plan and Zoning Ordinance to allow for additional mobile home park units to be located in
nmu:'bile home park. The City also removed program 2.20, which required the City to amend the
Municipal Code to allow SROs in certain districts but the City did not provide a rationale for its

removal.
Analysis of Need
1. Disabled Houscholds

TﬁaﬂmﬁHMﬁﬁdﬁ.IS?tﬁuhledhuusﬂmldsinﬂleﬂ but 1% und
Summer House, Inc. and New Dimensions. The Draft diadwnut d?ﬂw fadlmﬂ'mrm
rehabilitation of units to accommodate disablad households, like fast-tracking the permit process
for projects or waiving or deferring fees for disabled households since many are on a limited
budget. Further, the Draft did not include an analysis of persons with disability by disability type,
which Is readily available through the County’s Alcohol, Drug, and Mental Health Department,
:h:]:h onmpﬂes:;; information for its Mental Health Services Plan. The Draft also omits any

able program for meeting the need. Alth the i
bl i ooy ough the City lists Program 2.A.16, there is no such

2. Elderly Households

According to the Draft, 2010 census data indicates a need in Woodland for additional progra
assist senior renters. (Page 32) However, the Draft omits any specific program tnr;:]mtsuﬂ!::m
renters, nor does [t contain a list of available resources or services addressing senior housing
needs, The City cites program 2.A.16, which does not exist, and program 2.B.1, 2 home
rehabilitation program, as an action to address the needs of older adujts, The City should address
the identified need of senior renters and drafta program or programs specific to the need,
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'IhaDm&lndiﬂmmﬂﬂmmmﬁqrmmummmﬂiemwmmiurmbedmommwhﬂt
there are 1,463 renter occupied households with 5 or more persons, These numbers suggest that
there is a deficit in units for large households, We commend the City for approving the Mutual
Housing at Spring Lake project, which will provide 61 apartments and townhomes for agricultural
workers and include some units for large families. However, the City has not provided any
programs to address the need of large familles. Further, the needs assessment is incomplete in
that it does not include household size by income.

4, Farmworkers

The Draft quantifies the number of farmworkers, including seasonal and permanent warkers who
have different housing needs (3,953 and 1,928 respectively]. The City also identified existing
resources near Woodland for farmworker housing, including seasonal sites in Madison and Davis
accommodating 152 farmworker households. The City did not include its Mutual Housing at
Spring Lake multi-family farmworker housing project that will meet some of the need for
permanent farmworker housing in Woodland, Full ime agricultural workers have their housing

5. Homeless Persons

The analysis of special housing needs for families and persons in need of emergency shelter doeg
not include a breakdown of the number of single males, single females, and families, all of which is
avallable from the Homeless Poverty Action Coalition (HPAC), which serves as Yolo County’s
Continuum of Care. The analysis also omits Impertant information relevant to identifying the
needs of homeless persons, including the numbers of homeless persons who identify as mentally
ill, substance abusers, victims of domestic violence, developmentally digabled, unaceompanied
youth, and disabled. This information is available locally through HPAC and is imperative as the
needs of each sub-group vary significantly. Further, the City’s staff report covering a proposed
Emergency Shelter Ordinance dated February 19, 2013 contains a detailed assessment of unmet
need for shelters and bed count plus the sites that could support an emergency shelter by zoning,
which should be included in the analysis of need.
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In addition, the inventory of existing resources for homeless persons is incomplete. The
information is readily available from HPAC and is divided into resources for emergency housing,
transitional housing, and supportive housing by geographic Jocation In the County.

Further, the Draft's programs to meet the needs of homeless persons are Insufficient. The City's
proposed programs include providing support for the homeless coordinator and considering
options for residential care homes with more than six mentally disordered or otherwise
handicapped persons or dependent and neglected children as a permitted use in the R-M zone.
While supporting the homeless coordinator is commendable and should be continued, other
programs should also be implemented to address the nesds of homeless persons in Woodland,
The City could include the zoning codes allowing emergency shelters, transitional housing and
supportive housing as programs to meet the identified need of homeless persons. In addition,
programs that address long-term solutions to homelessness, like serving on the County's Ten Year
Plan to End Homelessness and participating in HPAC, are also potential programs to address the
needs of homeless persons in Woodland. Another recommended program is implementing zoning
code provisions that permit SROs, which was a program in the previous housing element
(Program 2.20) and omitted in the Draft for this planning period with no explanation of the basis
for the omission.

Sites Iw&nhon_r

Tabies A.1 and A.2 contain the City’s parcel inventory of vacant and redevelopable land zoned for
residential and commercial use. There are multifamily sites that should be removed from the
Inventory because they are not available for immediate development and are inadequately sized
for multifamily development. Also, neither the map provided nor the inventory identify the
Spring Lake Specific Plan sites with sufficient detail to determine if they are available for
development for housing affordable to a particular income group.

1. Site Designation

Most of the sites that are zoned for multi-family housing are in the Spring Lake Specific Plan area.
The iand inventory at Table A2 lists the acreage of high density residential and estimated holding
capacity of those four sites but does not include a unique reference or the requisite specificity
required in order to evaluate the availability of sites for development. The sites map at Page 51
only shows vacant and developable parcels, not their zoning designation. Thus, it is impossible to
determine whether the sites are contiguous or interspersed throughout the Spring Lake Specific
Plan Area. To the extent possible, multi-family housing should be interspersed with lower density
housing, which generates much less community oppesition and fosters an integrated community.
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2. Size and Occupied Sites

The City’s land inventory by general plan designation and zoning district at Table 2-38 does not
provide an accurate assessment of the residential holding capacity for multi-family housing. The
City assumed very low and low income housing opportunities were provided by R-M and Spring
Lake Specific Plan R-25 zones. (See Draft, Page 53) Yet, to arrive at the residential halding
capacity, it appears that the City added up the size of all parcels located in each zone and
multiplied by the maximum density, which provides an unrealistic assessment of the actual
residential holding capacity. For example, in the ESD zone, the City added all ESD-zoned sites and
multiplied the total acreage by 25, arriving at a residential holding capacity of 412. The City
committed to not including 41 of the vacant and underutilized sites zoned ESD Ini its Draft at page
49 because they are not realistically developable during the planning period. The undevelopable
parcels include all sites on the first page of Table A.1. Nonetheless, these sites were included in
the realistic capacity assessment. Moreover, there are additional sites that should not be included
in the sites inventory in the ESD zone, Parcel numbers 066-021-027-000, 063-060-00 1-000, D66-
021-028-000, 066-021-D04-000, 063-060-005-000 and 063-060-010-000 are listed as
redevelopable but there is no analysis of the development potential of those occupied sites ag
required. The City must describe the extent to which the existing uses may impede residential
development, recent development trends in the area and for similar sites, market conditions
affecting development potential, and existing or proposed incentives to encourage residential
development on the identified sites in order to couitt those sites as developable during the
planning period. Consequently, there are currently no sites in the ESD zone that could
realistically be developed for very low and low income households during the planning period.

The R-M sites should similarly be removed from consideration, As the City states in its Draft, 14
sites with R-M zoning are less than one acre and were removed from consideration, vet it appears
that Table 2-38 includes those parcels, The only parcel that could potentially be considered s
APN 066-030-033-000, although it is questionable whether it could support multi-family housing
given its size of 1.09 acres. Affordable housing developers consider a site of five to ten acres to he
ideal for an affordable multi-family development. A site of less than two acres is generally not
feasible for development as a rental project. The size of the parcel Is important because a project
will need an economy of scale in order to be financlally sound, especially with the limited funding
sources available to support affordable housing projects.

3. Deficit in Very-Low and Low Income Sites
Even assuming the 1.09 acre parcel in the R-M zone is developable and adding the four

unidentified R-25 sites in the Spring Lake Specific Plan Area, there is stll 2 deficit in land sultable
for development of housing for very-low and low income households within the planning period.
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The realistic holding capacity of the R-M and Spring Lake Specific Plan Area sites is 584 leavi
deficit of 244 units for very-low and low income households. The City will need to ulna'm::l
address this issue including re-working the relevant tables and narrative in the draft.

Conclusion

The City of Woodland, like many jurisdictions, produced very few housing units during the last
planning period as a result of economic conditions. Now that the economy, and In particular the

housing market, s starting to recover, it is imperative that the City develop a housing element that
furthers the goal of providing housing to all income levels in the 2013-2021 plannl:pmm

Although we would have appreciated the opportunity to meet with City staff to discuss our
concerns prior to the Draft's submission to your office, we appreciate the opportunity to submit
comments regarding the Draft Housing Element and thank you for considering them. We also
welcome questions or comments from City staff

With kind regards,

LEGAL SERVICES OF NORTHERN CALIFORNIA
Alysa Meyer

Managing Attorney

ez Heldi Tschudin, General Plan Project Manager
Cindy Norris, Principal Planner
Ken Hiatt, Community Development Director
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Mariin H. “Skip" Davies, Mayor
City of Woodland

300 First Street

Woodland, CA 85685

Re: City of Woodland General Plan Update and Climals Action Plan
Our File No. 5053-001

Dear Mayor Davies:

Thank you for the City of Woodland's ongoing efforts to seek input from a
variety of stakehclders and the public at large to ensure that its General Plan will
function as it shouid to enhance the quality of life in the City’s existing and future
neighborhoods. On behalf of property owners in the Spring Lake Specific Plan,
we submit the attached comments for the City’s consideration.

In particular, we urge your careful consideration of issues of policy and
fundamental fairess associated with planning for the City's Mall Expansion site.
This property, cumrently zoned for commercial use and located immediately
outside the Spring Lake Specific Plan, is now proposed for a low-density
residential subdivision. The recently resubmitied Prudier Tentative Map
proposes a subdivision that will rely on services and infrastructure funded and
constructed by the developers and residents of Spring Lake - indeed, the Project
would not be possible but for the backbone infrastructure provided by Spring
Lake — yet the developer's proposed impact fee structure is far less than the
project's fair share. In essence, the developer expects Spring Lake homeowners
to provide backbone infrastructure to the Mall Expansion site at no cost. The
proposal flies in the face of the City's commitmenits 1o, and investment in, Spring
Lake and its residents, who deserve the City's continued support and assurance
that all members of the community stand on equal footing.

Like all others in the Clty, the Mall Expansion site developer must “pay its
own way" and bear the project’s fair share of the true cost of its infrastructure and
public facilities. The current fee proposal is arbitrary and unfair, and wholly

431 | Street Suite 201 » Sacramento, CA 95814
v, |B18) 406-8500 = f. (B16) 406-BE00 = www.ploneerlawgroup. net
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contrary to the economic analysis supporting the City's nexus findings for the
Spring Lake Specific Plan. Spring Lake homeowners cannot reasonably be
required to subsidize a residential project on the Mall Expansion site, especially
when that subsidy would substantially delay public services in Spring Lake.
Allowing the Mall Expansion site development to go forward as proposed would
severely set back the Spring Lake community, its parks, schools, and
neighborhood amenities, and deprive existing City residents of the basic benefits
for which they paid.

The Mall Expansion site development would adversely impact absorption
of residential units in the Spring Lake area and thus would adversely affect the
Spring Lake community's ability to finance infrastructure and public facilities. The
City's planning framework focuses residential development in the Spring Lake
Specific Plan area, and all other development not constituting infill must be
deferred until Spring Lake is completed. Particularly given the nascent and
tentative recovery of the housing market, as well as the complex Spring Lake
infrastructure financing plan, it is imperative that the City support its investment in
the Spring Lake community and carefully review all other residential proposals for
consistency with City plans, codes, and policies. As the City's staff has
recognized, creating residential development opportunities that are not subject o
the same standards and requirements imposed on homeowners in the Spring
Lake Mello Roos financing district will result in unfair competition, while making it
more difficult to finance and build out areas in Spring Lake that are inherently
better sites for residential development." Based on the City's policies as well as
fundamental principles of good faith and fair dealing, any residential develbpment
of the Mall Expansion site must pay its true fair share for infrastructure and public
facilities and be consistent with fostering the Spring Lake Specific Plan's viability,
financing plan, and absorption.

During this crucial planning process, the City should not proceed with
review of proposed projects, such as the recently resubmitted Prudler Tentative
Map, that unfairly expect existing City residents to subsidize their basic
infrastructure costs; are fundamentally inconsistent with the City's planning
history, existing General Plan, and voter-approved policies regarding land use,

'/ See, e.g. City of Woodland, Planning Commission Staff Report, February
21, 2008, pp. 2-3.)
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sustainability, infrastructure financing, and inclusionary housing, among others:
and will be detrimental to and interfere with the General Plan Update. Ata
minimum, If the City determines the Mall Expansion site should be designated for
residential use within the General Plan, then the City's policy framewark calls for
amendment of the Spring Lake Specific Plan to include the Mall Expansion site,
subject to the same development impact fee and infrastruciure financing
requirements as other homeowners in the Spring Lake Mello Roos financing
district. This approach would resolve the planning anomalies that occurred
based cn assumptions for commercial development of the Mall Expansion parce]
that never materialized, and would rationally and fairly allocate the burden of
financing the infrastructure and public facilities necessary for residential
development as required under the City's policies and controlling law.

Thank you in advance for the City’s careful consideration of these issues
and concems.

Very truly yours,
EER LAWGROUP, LLP

NDREA A. MATARAZZO

AAM:jls
Enclosure
cc:  Tom Stallard, Viee Mayor
William L. Marble, Council Member
Jim Hilliard, Council Member
Sean Denny, Council Member
Paul Navazio, City Manager
Ken Hiatt, Community Development Director
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September 18, 2013

Via Electronic and U.S. Mail
cindy.norris@cityofwoodland.org

Cindy Norris, Principal Planner
Community Development Department
City of Woodland

300 First Street

Woodland, CA 956885

Re:  City of Woodland General Pian Update and Climate Action Plan
Our File No. 5053-001

Dear Ms. Norris:

This letter follows up on our previous correspondence to the City dated
May 14, 2013, on behalf of property owners in the Spring Lake Specific Plan,
The comments in those letters are incorporated by reference as if fully set forth
herein. (Attachments A and B.)

We remain concerned that the City's proposed General Plan Update fails
to adequately evaluate the existing and potential uses of key parcels in order to
advance the City's goals and implement the community's vision. The City's
Housing Element reflects a severe lack of housing options for the City's diverse
population, and the proposed Update will perpetuate these deficiencies. In
addition, while the City's description of the project characterizes the Update as
merely “technical,” the proposal and accompanying Negative Declaration show
that the City is overlooking and understating this General Plan Update's
significant short-term and long-term consequences.

437 | Street Suite 201 = Sacramento, CA 95814
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Many of the fundamental defects in the City's proposed General Plan
Update have been outiined in detail by housing experts, whose comments we
incorporate by reference as if fully set forth herein. (Attachment C.) For
example, the City’s Housing Element fails to identify enough sites for higher
density residential development to accommodate the community's housing
needs. Although the Update outlines a conceptual program to rezone sites to
meet those needs, it is unclear from the plan documents and the accompanying
Negative Declaration whether and how the Gity will successfully implement the
program. In particular, the proposed Update and Negative Declaration recognize
that the City must “identify a minimum of 22 acres of land within the City for
rezoning to allow 20 units per acre or higher residential development,” and that
the City still has not done so. (Negative Declaration, p. 3-17.) According to the
Negative Declaration, “The City will be considering sites as a part of the General
Plan Update process that is already underway,” and the impacts of rezoning and
development of specific parcels, once identified, will be analyzed in an
environmental impact repori ("EIR"). (/bid.)

The City's deferral approach underscores the importance of sensible
timing in order for community-building efforts to be effective. When a local
government fails to adopt an adequate updated housing element, the general
plan is invalid. Because all planning and development approval decisions must
be consistent with the general plan, a local government may not proceed to make
land use decisions and approve development until it has adopted a valid housing
element. As noted in our previous comments, the City is in the process of
making planning decisions that will have short-term and long-term consequences
for the City in reiation to virtually every element of its General Plan. The City
should not allow review of individual development proposals to outpace or
sidestep efforts to identify and appropriately zone sufficient acreage in the City to
ensure housing needs are met in a manner that promotes the overall success of

the Woodland community.
We appreciate the opportunity to provide these comments as the City

strives to ensure that its General Plan will function as it should to enhance the
quality of life in the City's existing and future neighborhoods.
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Fursl:lant to Public Resources Code section 21092.2, please continue to
send all notices for the City's General Plan Update to me at the above address,

Very truly yours,

DN’FER L?_HiERGUP. LLP
|

ANDREA A. MATARAZZO

AAM:jis
Enclosures

cc:  Heidi Tschudin, General Plan Project Manager
Ken Hiatt, Community Development Director
Paul Navazio, City Manager
Marlin H. “Skip" Davies, Mayor
Tom Stallard, Vice Mayor
William L. Marble, Council Member
Jim Hilliard, Council Member
Sean Denny, Council Member
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May 14, 2013

Marlin H. "Skip" Davies, Mayor
City of Woodland

300 First Street

Woodland, CA 95805

Re: City of Woodland General Plan Update and Climate Action Plan
Our File No, 5053-001

Dear Mayor Davies:

~ Thank you for the City of Woodland's ongoing efforts to seek input from a
variety of stakeholders and the public at large to ensure that its Gsneral Plan wiil
function as it should to enhance the quality of life in the City's existing and future
nuighbm[mods. On behalf of property owners in the Spring Lake Specific Plan
we submit the attached comments for the City's consideration, '

In particular, we urge your careful consideration of issues of policy and
fundamental faimess associated with planning for the City's Mall Expansion site.
This property, currently zoned for commercial use and located immediately
outside the Spring Lake Specific Plan, is now proposed for a low-density
residential subdivision. The recently resubmitted Prudier Tentative Map
proposes a subdivision that will rely on services and infrastructure funded and
constructed by the developers and residents of Spring Lake - indeed, the Project
would not be possible but for the backbone infrastructure provided by Spring
L'k:;. ref; the Il:mhl'.'pﬂr'i proposed impact fee structure is far less than the
project’s fair share. In essence, the developer ex Spring Lake homeowne
to provide backbone infrastructure to the Mall Eiq::ﬁ;n ﬁ;;ﬂﬂ n:a -::st The N
pioposal ﬂlas in the face of the City's commitments to, and investment in, Spring
Lake and its residents, who deserve the City's continued support and ul;umnna
that all members of the community stand on equal footing.

Like all others in the_crh,r, the Mall Expansion site developer must "pay its
own way” and bear the project’s fair share of the true cost of its infrastructure and
public facilities. The current fee proposal is arbitrary and unfair, and wholly

431 | Btreet Sulte 201 » Sacramento, CA B5814
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contrary to the economic analysis supporting the City’s nexus findings for the
Spring Lake Spch_ﬁc Plan. Spfilng Lake homeowners cannot mmr?nhw be
required o subsidize a residential project on the Mall Expansion site, especially
when that subsidy would substantially delay public services in Spring Lake.
Allowing the Mall Expansion site development to go forward as proposed would
severely hbun:ﬁd back the mas:rlmdukn community, its parks, schoole, and

neig amenities, an rive existing City reside

hotcrmersos Lo dep g City nts of the basic benefits

The Mall Expansion site development would adversely im sorplio
of residential units in the Spring Lake area and mmwmldadvanpa;yd::amﬂun
Spunpg L:ku community's ability to finance infrastructure and public faciiities. The
City's planning framework focuses residential development in the Spring Lake
Specific Plan area, and all other development not constituting infill must be
deferred until Spring Lake is completed. Particularly given the nascent and
tentative recovery of the housing market, as well as the complex Spring Lake
mﬁ'nsm:umre financing plan, it is imperative that the City Bupport its invesiment in
the Spring Lake community and carefully review all other residential proposals for
consistency with City plans, codes, and policies. As the City's staff has
recognized, creating residential development opportunities that are not subject to
the same standards and requirements imposed on homeowners in the Spring
Lake Mello Roos financing district will result in unfair competition, while making it
more difficult to finance and build out areas in Spring Lake that are inherently
betier sites for residential development.” Based on the City's policies as well as
fundamental principles of good faith and fair dealing, any residential development
1?: :I?ig Mall 5ﬁmﬂum m f;:y its true fair share for infrastructure and public

Es an cons tering the Spring Lake Specific Plan's viabiii
financing plan, and absorption. SN pockc Plar's visly.

~ During this crucial planning process, the City should not proceed with
review of pmpgsud projects, such as the recently resubmitted Prudier Tentative
Map, that unfairly expect existing City residents to subsidize their basic
infrastructure costs; are fundamentally inconsistent with the City's planning
history, existing General Plan, and voter-approved policies regarding land use,

"I See, e.g., City of Woodland, Planning Commission Staff
21, 2008_pp 2.3) ’ Report February
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sustainability, infrastructure financing, and inclusionary housi others;
and wil be detrimental to and interfers with the Genera m":“&d'f.ﬁ"it a
minimum, If the City determines the Mall Expansion site should be designated for
residential use within the General Plan, then the City's policy framework calls for
amendment of the Spring Lake Specific Plan to include the Mall Expansion site
subject to the same development impact fee and infrastructure financing =
requirements as other homeowners in the Spring Lake Mello Roos financing
district. This approach ;;uuld resolve 11;l'|.= planning anomalies that oceurred
based on assumptions for commercial development of the Mall

that never materialized, and would rationally and fairly allocate ﬂ[-'zr?:m Ef. e
financing the infrastructure and public facilities necessary for residential
development as required under the City's palicies and controlling law.

Thank you in advance for the City's careful consideration of these issues
and concemns.

Very truly yours,
EER LAWGROUP, LLP

DREA A, MATARAZZO

AAM jis
Enclosure
cc: Tom Stallard, Vice

William L. Marble, Council Member

Jim Hilliard, Council Member

Sean Denny, Council Member

Paul Navazio, City Manager

Ken Hiatf, Community Development Director
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May 14, 2013
Cindy Norris, Principal Planner
Community Development Department
City of Woodland
300 First Streat

Woodland, CA 95605

Re:  Cily of Woodland General Plan U, te and Climate Acti
Our File No, 5053-001 plekes Actan Flan

Dear Ms. Morris:

. Thank you for the opportunity to participate in the City of Woodland's
visioning process as it sets out to prepare a General Pian Update and Climate
Action Plan. As formulation of these plans begins in eamest, we request, on
behelfof property owners in the Spring Lake Specific Plan, that the following
critical issues be considered. In particular, we urge your careful consideration of
issues of policy and fundamental faimess associated with planning for the City's
Mall E:q;nnsh:m site. This property, currently zoned for commercial use and
located immediately outside the Spring Lake Specific Plan, is now proposed for a
low-density residential subdivision. The proposal would adversely impact
absorption of residential units in the Spring Lake area and thus would adversely
falf;iﬂl?ia the Spring Lake community’s ability to finance infrastructure and public

8.

The City’s planning framework focuses residential davel
Spring Lake Specific Plan area, and all other development not %nmg;h;ﬂll
must be deferred until Spring Lake is completed. Particularly given the nascent
and tentative recovery of the housing market, as well as the complex Spring Lake
infrastructure financing plan, it is imperative that the Clty support its investment in
the Spring Lake community and carefully review all other residential proposals for
consistency with City plans, codes, and policies. As the City's staff has
recognized, creating residential development opportunities that are not subject to
the same standards and requirements imposed on Spring Lake homeonwers will

431 | Street Suite 201 = Sacramento, CA D5g14
v. [816) 496-8500 = f, (B16) 486-8500 www.ploneerlawgroup. net
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result in unfair competition, while making it more difficult to finance and build out
areas in Spring Lake that are inherently better sites for residential development. '
Based on the City’s policies as well as fundamental principles of good faith and
fair dealing, any residential development of the Mall Expansion site must pay its
true fqlr share for infrastructure and public facilities and be consistent with
fostering the Spring Lake Specific Plan's viability, financing plan, and absorption.

L Existing Land Use Patterns, Resources, and Development
Opportunity Sites :

A. Spring Lake Specific Plan

The Spring Lake Specific Plan guides and control orderly and systematic
development of over 1,000 acres located primarily south of Gibson Road and
east of SR 113, immediately south of the City limits. The City adopted the Pian
in order o create a desirable extension of Woodland's existing character and
tradifional neighborhoods. All individual development projects (including the
issuance of any discretionary land use entilement) in the area are subject to the
requirements of the Plan.

The City’s “Implementation Concept” set forth in the Spri i
Plan states: e S £S8 Speciia

New development is expected fo "pay its own way", both in terms of
capital costs (financing of infrastructure) and ongoing costs (generation of
imm general fund revenue to support ongoing maintenance and
operational costs). The General Plan goal for new development is "fiscal
and financial neutrality" to the greatest feasible extent (General Plan
Policy 4.B.1 and 4.B.3) in terms of impacts to the general fund , and
financing of infrastructure. However, it is also important to note, that
typically only "high end” housing would be able to do this assuming a
primarily residential community. The clear goal of the General Plan, and
the people of Woodland for this new growth area, is a rich, diverse,

T 5,
[ See, e.g., City of Woodland, Planning Commission Staff R
21, 2008, pp. 2-3.) ’ sport, Feorary
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balanced community with a variety of housing and neighborhood
opportunities, and a very large school component. As such, the General
Plan policies also allow for leniency from the "neutrality rule” for
development that generates “significant public benefit* provided an
alternative source of funding can be obtained to offset foragone revenues.

As described herein, assuming full implementation of the vision and intent
of this Plan, this test would clearly be met in the Specific Pian boundaries.
The new community will offer significant housing opportunities for all
economic segments with affordability by design as well as by mariet
manipulation. It will also offer responsibly designed neighborhoods that
minimize the need for vehicles, emphasize sustainable design, encourage
defacto neighborhood policing by increasing activity, and replicate in the
modern world the best characteristics of Woodland's favorite original
neighborhoods. If adhered to and accomplished, thase are significant
public benefits.

It is also important to point out that full build-out of the General Plan was
determined to be fiscally balanced when the General Plan adoption
occurred in 1886, and this Specific Plan is consistent with that Plan,
Revenue-generating land uses (e.g. commercial and industrial)
designated elsewhere in the City (e.g. the Mall expansion property and the
commercial property on the north side of Gibson Road) were found to
balance the location of this mixed density, primarily residential community
at the subject location, Additionally, the large acreage of public sector and
exempt land uses which generate no property taxes, and the high level of
development amenities expected from this development are highly
relevant factors. Both affect fiscal bafance, as well as the ability to finance
the Plan.

Therefore, the final determination regarding net fiscal impact must look at
how the General Plan balanced land uses overall, and acknowledge as
well, the contribution this Plan will make to the livability and social health
of the community.

(Spring Lake Specific Plan, p. 8-1.)
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~ The City's Implementation Concept makes clear that as it evaluates
existing land use patterns, resources, and development opportunity sites as part
of the General Plan Update, it must carefully consider how a Genaral Plan
Amendment for the Mall Expansion Property would affect the balance of land
uses and the Iivability and social health of the community. Further, the City must
consider how designating the Mall Expansion Property for residential rather than
commercial use would ensure that the new development "pay its own way,”
without undermining the City's fiscal balance or build-out of the Spring Lake
Specific Plan and its significant public benefits,

The City likewise must consider how designating the Mall Expansion
Property for residential rather than commercial use would undermine the phasing
considerations that were a focus of the Spring Lake Specific Plan. The General
Plan Update should discourage development that does not contribute to the
sense of an integrated community in accordance with the phasing factors
!ﬁan_ﬁﬁa:l by the City, including property owner financial commitment and
participation and equity between property owners in ordar to sscurs cooperation.

B. “Mall Expansion” Site
1. Site History

The 38-acre property commonly known in the City as the "Mall Expansion®
site (APN 041-070-42) was excluded from the Spring Lake Specific Plan on the
basis of representations at the time that it would "immediately” be developed with
big-box commercial uses as an extension of the existing shopping mall, and
therefore should not be part of a comprehensively planned community. No
. logical basis 1o exclude this parcel from the Spring Lake Specific Plan was

presented other than the asserted imminent development of the property to
expand the mall, which the City summarized during the 1998-2000 proceedings
essentially as foliows:

a) The 3B-acre parcel south of the existing mall (one-half of the original

parcel) was already designated for commercial use in the 1996
General Plan and earlier in City policies supporting the mall,
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b) Public services for the 38-acre site would be provided through existing
mall infrastructure.

c) The site developer had identified commercial tenants ready to move
into the mall expansion.

d) Projected sales tax revenue from the mall expansion would not be
credited fo the Spring Lake Specific Plan for the purpose of
determining neutrality, because the commercial development would
proceed well before Spring Lake and was not contingent on a Spring
Lake residential development.

The site thus was excluded from the Spring Lake Specific PI i
City adopted in December 2001. No mrrmri{al?:lwdmm of ﬂ':nid;::m e
Expansion site materialized, however. In the years that followed, several
proposals for development of the site have come forward, but none have come to
fruition. The rationale for excluding the site from the Spring Lake Specific Plan
no longer exists, and indeed, there is none. As the City updates its General Plan
(of which the Spring Lake Specific Plan is a crucial part), altemative scenarios for
the Mall Expansion site should be considered. If residential uses are appropriate
for the Mall Expansion site and will use services and infrastructure funded by
development of the Spring Lake Specific Plan, then the site should be inciuded in
Spring Lake, subject to the same obligations as homeowners in the Spring Lake
Mello Roos financing district.

2. Current Development Proposal

_ The Mall Expansion site, currently zoned for commercial use and located
immediately outside the Spring Lake Specific Plan, is proposed for residential
development. The proposed subdivision will rely on services and infrastructure
funded and constructed by the developers and homeowners of Spring Lake,
hmr the impact fee structure proposed by the developer is far less than the
project’s fair share and undermines the basic assumptions in the nexus study the
City used to establish development impact fees imposed on the Spring Lake
commumnity .
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The revised Mall Expansion project seeks a General Plan Amendment
and rezone from General Commercial (GC) to Low Density Residential (LDR) (as
well as other significant discretionary land use approvals, including a conditional
use permit and amendment to the Spring Lake Specific Pian) in order to develop
approximately 204 conventional single-family units on about 38 acres (5.37
dufac) in the City of Woodland. The proposed development will rely on
infrastructure funded and constructed pursuant to the Spring Lake Specific Plan.
The developer proposes to make a pro-rata reimbursement for the Spring Lake
infrastructure based on its capacity of use, which results in a fee differential to
the proposed project’s advantage of approximately $14,280 per unit. The
developer proposes to pay half of thet difference (approximately $7 140 per unit)
as a voluntary contribution to the City, for unrestricted use by the City to fund
public improvements or services. The developer's pro-rata calculation fails to
satisfy the City's requirement that new development “pay its own way,” because
it does not reflect the revised Mall Expansion project's fair share of the true cost
of its infrastructure and public facilities. The funding proposal is arbitrary and
conirary fo the economic anaiysis supporting the City's nexus findings for the
Spring Lake Specific Plan. The developer's proposed “volurtary contribution” is
insufficient to reflect the project’s fair share contribution, even if it was properly
characterized as an impact fee and not improperly “unrestricied.”

In addition to the elements of the revised Mall Expansion proposal that
undermine the economics of the City’s comprehensive planning efforts, the
project raises a host of other significant policy concerns. Among them are the
mischaracterization of the proposal as “infill” and the fundamental inconsistency
of the currently proposed General Plan Amendment and rezone with the City's
planning framework and policies regarding sustainability and housing, among
others,

In prior discussions of a proposed General Plan Amendment and rezone
for the Mall Expansion site, City staff has characterized the project site as “infill."
Although the site does not represent “leapfrog” development, it does not satisfy
any contemporary definition of infill and conflicts with the urban development
policy adopted by Woodland’s voters. For example, the project conflicts with the
City’s existing General Plan, which designates the Mall Expansion site as
General Commercial ("GC"). The revised Mall Expansion project seeks a
General Plan Amendment to Low Density Residential ("LDR"). As such i
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conflicts with the sustainable communities strategy set forth in th

"Biueprint” adopted by the Sacramento Area Council of Gommmir?hg orel

("SACOG"), which designates the Mall Expansion site for retail use and

designates the surrounding areas for high-density residential and mixed uses fo

promote transit-criented development. Because it conflicts with the sustainability

:h:d mr;rm pr;n:'u;am mnbudﬁ4$ City's zoning regulations as well as
uepri revised Ma nsion

characterized as infill. Project s nct property

_ As currently proposed, the revised Mall nsion project adverse
impact absorption of residential units in the SpﬁErTLalm l;amj:nﬂﬁtimwnuld Y
adversely affect the Spring Lake community’s ability to finance infrastructure and
public fnn{ﬁlan, The City's planning framework focuses residential development
in the Spring Lake Specific Plan area, and all other development not constituting
infill must be deferred until Spring Lake is complated, Particularty givan the
nascent and tentative recovery of the housing market, as well as the complex
Spring Lake infrastructure financing plan, it is imperative that the City support its
investment in the Spring Lake community and carefully review all other
residential proposals for consistency with City plans, codes, and policies,

I Alternative Growth and Development Bn-nnﬁu:

From a land use policy and community sustainability p ctive, the
uppmp{fatargmf nflan LDR designation (already abundant in mm !:!lrﬂm Mall
Erpanmn_arte is highly questionable. Particularly in light of the new grocery
store opening at the County Fair Mall this summer, which will provide a
neighborhood market as well as at least 75 jobs, the City should carefully
evaluate whether the Mall Expansion site should retain its commergial
designation, and if not, whether it is more suitable for higher-density residential
development. The City's General Plan Update process should consider
nltamnt‘iu.a development scenarios for the site that are more consistent with the
City's vision, sustainability goals, and policies regarding land use, housing
transportation, and public services. '

From an economic development perspective, the City cannot promote and

sustain growth consistent with its vision if developers and homeowners who
invest in the City's comprehensive planning efforts, such as the Spring Lake
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Specific Plan, then face arbitrary and fundamentally inequitable treatment.
Rnﬂ'hpr. the City must ensure that its development policies and fee structure are
consistent with the constitutional principles of equal protection and substantive
due process as well as nexus and rough proportionality.

ll. Conclusion

The City's General Plan Update process must evaluate the existing and
potential uses of key parcels in order to advance the City's goals and implement
the community's vision, The process thus should include a meaningful
evaluation of the Mall Expansion Site and alternatives for its development as
primarfly a commercial or residential project. If the City determines the Mall
Expansion Site shouid be designated for residential use within the General Plan
then the City’s policy framework calis for amendment of the Spring Lake Specific
Plan to include the Mall Expansion Site, subject to the same developmen impact
fee and infrastructure financing requirements as other homeowners in the Spring
Lake Specific Plan and its Medlo Roos financing district. This approach would
resolve the planning anomalies that occumed based on assumptions for
commercial development of the Mall Expansion parcel that never materialized
and would rationally and fairly aliocate the burden of financing the infrastructure
and public facilities necessary for residential development as required under the
City's policies and controlling law.

Thank you in advance for the City’s careful consideration of these issues
and concemns, which play an important role in the City's evaluation and update of
virually every element of its General Plan, including but not limited to Land Use
and Community Design; Housing; Public Facilities and Services; Recreational
Educational, and Community Services; Environmental Resources: and Emm'-nic
Development. '
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Pursuant to Public Resources Code section 21092.2 please send all
notices for the City's General Plan Update to me at the above address,

Very truly yours,

P R LAW GROUP, LLP

DREA A. MATARAZZO

AAM:jis

cc:  Heidi Tschudin, General Plan Project Manager
Ken Hiatt, Community Development Director
Paul Navazio, City Manager
Marlin H. “Skip™ Davies, Mayor
Tom Stallard, Vice Mayor
William L. Marble, Council Member
Jim Hilliard, Council Member
Sean Denny, Council Member
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NMORTHERN CALIFORMNIA

july 29, 2013

Robin Huntley

Department of Housing and Community Development
Division of Housing Policy Development

1800 Third Street, Room 430

P.0. Box 952052

Sacramento, CA 94252-2052

Sent via email
Re: City of Woodland's Draft Housing Element
Dear Ms. Huntley,

These comments are intended to strengthen the commitment Woodland has made to
ll:o‘:sing in its previous planning period and assure the Housing Element's mmplhmm

Statement of Goals, Quantified Objectives and Programs

1. Quantified Objectives
Quantified objectives designate how many units in each income cate the lemen
polidcsa{ndprugnmsmnpmdtu mduﬂngﬁephnnmgpeﬂmmﬁe '
construction, rehabilitation or preservation. The City’s draft Programs and Policies do not
quantify any units, Instead, the City lists the quantified objectives in Table 1-1, stating their
objective to construct 75 extremely low income units, 80 very low income units, 90 low income
units, 349 moderate income units, and 864 above moderate income units. The planned -
development accounts for the entire Regional Housing Needs Allocation for moderate and above-
!:rmderate income units but a deficit of 205 extremely low and low income units and 159 low
income units compared to the need. The City has not provided the basis for the conclusion that it
can only produce a fraction of the need for extremely low, very low, and low income units, The

City should include a quantitative analysis demonstrating its limited
assessments of current and anticipated economic conditions and lﬁiﬁm;::.m

www.isnc.net | | o .
A Lagal Senvices: Corponation Program  “TeLSC.
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2. Programs

The City’s proposed programs overall represent a watered down
: ! version of the previo
programs, and contain very few required actions. As mentioned above, the t:]tyremnrrl:'i the

* 2.A.1— This program should be strengthened by adding back the higher densities and mixed
uses in the innovative approaches consistent wi ious program “'md
indicated it will continue (2.1). il fho proviows (Aot s Chy s

. m-ﬁ:ﬂiwmhmﬂﬁ-ﬁmﬂywmm income group.” i
@mwmmmm-mymwmhmmwmmm
;:f?&nmmmmthnﬂmﬁtyﬂdﬂmm{lm

. — ity should add using financial assistance Housing
mwmmmﬂmg from the Trost Fond as well as

. zﬁ.ll—mmwm&emﬁuusm‘ﬂmgmgp i i
. znmmklz-ﬁuummmhﬂmﬂﬂsmdaﬂh&m‘ [Suhuﬁum?msrmz.li;;wmg
program b ) : L
e T Vs progrm she strengthened yaddmgihuﬂm&q;pmmmmcomm
* 2.A.13—This program should be i i ing 1
ZA13- 1 mmsﬁuﬁhymcludmglmmlbuuzﬂm;ﬁmdn
» Mld—Tﬁnmdethhyﬂdﬁngthﬂﬂwﬂﬂymﬁx i
) - the services
nthdeMhmdhmm“w“mm' i
the previous program (2.13). v
5 ZA.IS—JTHsmmmuldbe&m;dmndbﬁmﬁngﬂtﬁwwﬂ]lﬂnwrmdmtﬂ' ;
hoqmnﬁmthmmmmuﬂydimﬂndwnﬁmin i pnrmuap;r;ued
lm:_x.nﬁ:]‘_l-h{mm.‘ The Cily states on page 66 of the Drraft that the City will need to amend the
mﬂm&wﬂs@mhmhmﬂﬂmmmwmupunﬁm
only states the City “shall consider options” to allow such homes.
. EB.]uInﬂleﬁrdmﬁmufthﬁprmhusp:umthn{}iwindiutﬂditﬂ i
_ continue to find
rnpaiuudremmhmpmm Thempmndpmgmu,uwﬁﬂm.dmnutrqmﬂmwtmﬂe
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. z.CJ—ThnpmpmdmpmdnumtrquﬁtmmdmmnfﬂmM&pﬂﬁodqﬂi@h
listed in the previous program. The evaluation should indicate whether or not it i
redin, . 2 it was amended during

In addition, the City indicated it will continue program 2.33 but there does not appearto be a
similar program in this Draft. The previous program mqulredﬂzeuwtultuﬂatacpfchaug:m the
General Plan and Zmﬂngﬂrdhunmlna]lnwfuraddiﬂunalmnbilehnmepnrkunﬂstnb:lmmdin
a nmi:dl; home park. The City also removed program 2.20, which required the City to amend the
Municipal Code to allow SROs in certain districts but the City did not provide a rationale for its

removal.

Analysis of Need
1. Disabled Households

The Draft identified 6,157 disabled households in the City but only 19 units to meet their needs at
Summer House, Inc. and New Dimensions. The Draft did not discuss facilitating development or
rehabilitation of units to accommodate disabled households, like fast-tracking the permit process
for projects or waiving or deferring fees for disabled households since many are on a limited
budget. Further, the Draft did not include an analysis of persons with disability by disability type
which is readlly available through the County's Alcohol, Drug, and Mental Health Department,
which compiles the information for its Mental Health Services Plan, The Draft also omits any
viable program for meeting the need, Although the City lists Program 2.A.16, there is no such
program in the Draft

2. Eldery Households

According to the Draft, 2010 census data indicates a need in Woodland for additional programs to
assist senior renters. (Page 32) However, the Draft omits any specific program to assist senior
renters, nor does it contain a list of available resources or services addressing senior housing
needs. The City cites program 2.A.16, which does not exist, and program 2.8.1, a home
rehabllitation program, as an action to address the needs of older adults. The City should address
the identified need of senior renters and drafta Program or programs specific to the need.
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3. Large Honscholds

The Draft indicates that there are 439 rental units in the City with 4 or more bedrooms, while
there are 1,463 renter occupied households with 5 or more persons. These numbers suggest that
there is a deficit in units for large households, We commend the City for approving the Mutual
Housing at Spring Lake project, which will provide 61 apartments and townhomes for agricultural

4, Farmworkers

The Draft quantifies the number of farmworkers, including seasonal and permanent workers who
have different housing needs (3,553 and 1,928

Spring Lake multi-family farmworker housing project that will mest some of the need for
permanent farmworker housing in Woodland. Fuil time agricuitural workers have their housing
needs best met through permanent affordable housing like Mutual Housing at Spring Lake. The
program to amend the zoning code to facilitate farmworker housing as required by Health and
Safety Code Section 17021.6 is a good start toward meeting the identified need, but the Draft

should be strengthened by including other viable programs.

5. Homeless Persons

The analysis of special housing needs for families and persons in need of emergency shelter does
not include a breakdown of the number of single males, single females, and families, all of which is
avallable from the Homeless Poverty Action Coalitian (HPAC), which serves as Yolo County’s
Continuum of Care. The analysis also omits important information relevant to identifying the
needs of homeless persons, including the numbers of homeless persons who identify as mentally
ill, substance abusers, victims of domestic violence, developmentally disabled, unaccompanied
youth, and disabled. This information is available locally through HPAC and is Imperative as the
needs of each sub-group vary significantly. Further, the City’s staff report covering a proposed
Emergency Shelter Ordinance dated February 19, 2013 contains a detailed assessment of unmet
need for shelters and bed count plus the sites that could support an emergency shelter by zoning,
which should be included in the analysis of need.
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In addition, the inventory of existing resources for homeless persons is incomplete. The
information is readily available from HPAC and is divided into resources for Bmerg;mqhnusing.
transitional housing, and supportive housing by geographic location in the County.

Further, the Draft's programs to mi.?etﬂm needs of homeless persons are insufficient. The City's
proposed programs include providing support for the homeless coordinator and considering
options for residential care homes with more than six mentally disordered or otherwise

programs should also be implemented to address the needs of homeless persons in Woodland,

The City could include the zoning codes allowing emergency shelters, transitional housi
A ng and
supportive housing as programs to meet the identified need of homeless persons. In addition, -

code provisions that permit SROs, which was a program i the previous housing element
fnthmﬂ: mﬂ] and omitted in the Draft for this planning period with no explanation of the basis
rthe o omn.

Sites Inventory

Tables A1 and A.2 contain the City’s parcel inventory of vacant and redevelopable land zoned for
residential and commercial use. There are multifamily sites that should be removed from the
inventory because they are not available for immediate development and are inadequately sized
for multifamily development. Also, neither the map provided nor the inventory identify the
Spring Lake Specific Plan sites with sufficient detail to determine if they are available for
development for housing affordable to a particular income group,

1. Site Designation

Mustuftheﬂtnsmatamrmdfnrmulﬂ-famﬂyhunﬂngmlnﬂm Lake 5

The land inventory at Table A.2 lists the acreage of high density rﬁslgﬂenntfa] and eﬂﬁmngﬂnlfma;:g
capacity of those four sites but does not include a unique reference or the requisite specificity
required in order to evaluate the availability of sites for development. The sites map at Page 51
only shows vacant and developable parcels, not their zoning designation. Thus, it is impossible to
determine whether the sites are contiguous or interspersed throughout the Spring Lake Specific
Plan Area. To the extent possible, multi-family housing should be interspersed with lower density
housing, which generates much less community opposition and fosters an integrated community.
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2. Size and Occupied Sites

The City’s land inventory by general plan designation and zoning district at Table 2-38 does not
provide an accurate assessment of the residential holding capacity for multi-family housing, The
City assumed very low and low income housing opportunities were provided by R-M and Spring
Lake Specific Plan R-25 zones. (See Draft, Page 53) Yet, to arrive at the residential holding
capacity, it appears that the City added up the size of all parcels located in sach zone and
multiplied by the maximum density, which provides an unrealistic assessment of the actual
residential holding capacity. For example, in the ESD zone, the City added all ESD-zoned sites and
multiplied the total acreage by 25, arriving at a residential holding capacity of 412. The City
committed to not including 41 of the vacant and underutilized sites zoned ESD in its Draft at page
49 because they are not realistically developable during the planning period. The undevelopable
parcels include all sites on the first page of Table A.1. Nonetheless, these sites were included in
the realistic capacity assessment. Moreover, there are additional sites that should not be included
in the sites inventory in the ESD zone. Parcel numbers 066-021-027-000, 063-060-00 1-000, D66~
021-028-000, 066-021-004-000, 063-060-005-000 and 063-060-010-000 are listed as
redevelopable but there is no analysis of the development potential of those occupied sites as
required. The City must describe the extent to which the existing uses may impede residential
development, recent development trends in the area and for similar sites, market conditions
affecting development potential, and existing or proposed incentives to encourage residential
development on the identified sites in order to count those sites as developable during the
planning period. Consequently, there are currently no sites in the ESD zone that could
realistically be developed for very low and low income households during the planning period.

The R-M sites should similarly be removed from consideration. As the City states in its Draft, 14
sites with R-M zoning are less than one acre and were removed from consideration, yet it appears
that Table 2-38 includes those parcels. The only parcel that could potentially be considered is
APN 066-030-033-000, although it is questionable whether it could support multi-family housing
given its size of 1.09 acres. Affordable housing developers consider a site of five to ten acres to be
ideal for an affordable multi-family development. A site of less than two acres is generally not
feasible for development as a rental project. The size of the parcel is Important because a project
will need an economy of scale in order to be financially sound, especially with the limited funding
sources available to support affordable housing projects.

3. Deficit in Very-Low and Low Income Sites
Even assuming the 1.09 acre parcel in the R-M zone is developable and adding the four

unidentified R-25 sites in the Spring Lake Specific Plan Area, there s still a deficit in land suitable
for development of housing for very-low and low income households within the planning period.
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The realistic holding capacity of the R-M and Spring Lake Specific Plan Area s 58

Sites
deficit of 244 units for very-low and low income households. The City will need tzstgg:rslg’;ﬁ ’
address this issue including re-working the relevant tahles and narrative in the draft.

Conclusion

The City of Woodland, like many jurisdictions, produced few hou

planning period as a result of economic conditions. Nmm the mﬂﬁﬁﬁ liu:aurﬁm
housing market, is starting to recover, it is imperative that the City develop a housing element that
furthers the goal of providing housing to all income levels in the 2013-2021 planning period.
Although we would have appreciated the opportunity to meet with City staff to discuss our
CONCETTIS h[:nur to themubmjm:m to your office, we appreciate the opportunity to submit
comments regarding Housing Element and

welcome questions or comments Er-n:]::lg City staff. thanikyou for mnﬁd!ﬂng them. We lso

With kind regards,
LEGAL SERVICES OF NORTHERN CALIFORNIA

%ﬂ%&_/

Alysa Meyer

Managing Attorney

cc:  Heidi Tschudin, General Plan Project Manager

Cindy Norris, Principal Planner
Ken Hiatt, Community Development Director
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l"] e e r Andrea A. Matarazzo

law grouc, lip Eartner

May 14, 2013

Cindy Norris, Principal Planner
Community Development Department
City of Woodland

300 First Street

Woodland, CA 95695

Re:  City of Woodland General Plan Update and Climate Action Plan
Our File No. 5053-001

Dear Ms. Norris:

Thank you for the opportunity to participate in the City of Woodiand's
visioning process as it sets out to prepare a General Plan Update and Climate
Action Plan. As formulation of these plans begins in earnest, we request, on
behalf of property owners in the Spring Lake Specific Plan, that the following
critical issues be considered. In particular, we urge your careful consideration of
issues of policy and fundamental fairness associated with planning for the City's
Mall Expansion site. This property, currently zoned for commercial use and
located immediately outside the Spring Lake Specific Plan, is now proposed for a
low-density residential subdivision. The proposal would adversely impact
absorption of residential units in the Spring Lake area and thus would adversely
affect the Spring Lake community’s ability to finance infrastructure and public
facilities.

The City’s planning framework focuses residential development in the
Spring Lake Specific Plan area, and all other development not constituting infil
must be deferred until Spring Lake is completed. Particularly given the nascent
and tentative recovery of the housing market, as well as the complex Spring Lake
infrastructure financing plan, it is imperative that the City support its investment in
the Spring Lake community and carefully review all other residential proposals for
consistency with City plans, codes, and policies. As the City's staff has
recognized, creating residential development opportunities that are not subject to
the same standards and requirements imposed on Spring Lake homeonwers will

431 | Street Suite 201 » Sacramento, CA 95814
v. [81B) 496-8500 = {. (916) 496-8500 » www.pioneerlawgroup.net
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result in unfair competition, while making it more difficult to finance and build out
areas in Spring Lake that are inherently better sites for residential development.’
Based on the City’s policies as well as fundamental principles of good faith and
fair dealing, any residential development of the Mall Expansion site must pay its
true fair share for infrastructure and public facilities and be consistent with
fostering the Spring Lake Specific Plan’s viability, financing plan, and absorption.

L Existing Land Use Patterns, Resources, and Development
Opportunity Sites

A. Spring Lake Specific Plan

The Spring Lake Specific Plan guides and control orderly and systematic
development of over 1,000 acres located primarily south of Gibson Road and
east of SR 113, immediately south of the City limits. The City adopted the Plan
in order to create a desirable extension of Woodland's existing character and
traditional neighborhoods. All individual development projects (including the
issuance of any discretionary land use entitement) in the area are subject to the
reguirements of the Plan.

The City's “Implementation Concept” set forth in the Spring Lake Specific
Plan states:

New development is expected to "pay its own way", both in terms of
capital costs (financing of infrastructure) and ongoing costs (generation of
sufficient general fund revenue to support ongoing maintenance and
operational costs). The General Plan goal for new development is "fiscal
and financial neutrality" to the greatest feasible extent (General Plan
Palicy 4.B.1 and 4 B.3) in terms of impacts to the general fund, and
financing of infrastructure. However, it is also important to note, that
typically only "high end" housing would be able to do this assuming a
primarily residential community. The clear goal of the General Plan, and
the people of Woodland for this new growth area, is a rich, diverse,

'/ See,eg., City of Woodland, Planning Commission Staff Report, February
21, 2008, pp. 2-3.)

CHAPTER 2 — RESPONSES TO COMMENTS



FINAL EIR

PRUDLER TENTATIVE SUBDIVISION MAP PROJECT
MARCH 2016

Letter 2

Ms. Cindy Norris, Principal Planner Cont’d

Community Development Department
May 14, 2013
Page 3

balanced community with a variety of housing and neighborhood
opportunities, and a very large school component. As such, the General
Plan policies also allow for leniency from the "neutrality rule" for
development that generates "significant public benefit" provided an
alternative source of funding can be obtained to offset foregone revenues.

As described herein, assuming full implementation of the vision and intent
of this Plan, this test would clearly be met in the Specific Plan boundaries.
The new community will offer significant housing opportunities for all
economic segments with affordability by design as well as by market
manipulation. It will also offer responsibly designed neighborhoods that
minimize the need for vehicles, emphasize sustainable design, encourage
defacto neighborhood policing by increasing activity, and replicate in the
modern world the best characteristics of Woodland's favorite original
neighborhoods. If adhered to and accomplished, these are significant
public benefits,

It is also important to point out that full build-out of the General Plan was
determined fo be fiscally balanced when the General Plan adoption
occurred in 1996, and this Specific Plan is consistent with that Plan.
Revenue-generating land uses (e.g. commercial and industrial)
designated elsewhere in the City (e.g. the Mall expansion property and the
commercial property on the north side of Gibson Road) were found to
balance the location of this mixed density, primarily residential community
at the subject location. Additionally, the large acreage of public sector and
exempt land uses which generate no property taxes, and the high level of
development amenities expected from this development are highly
relevant factors. Both affect fiscal balance, as well as the ability to finance
the Plan.

Therefore, the final determination regarding net fiscal impact must look at
how the General Plan balanced land uses overall, and acknowledge as
well, the contribution this Plan will make to the livability and social health
of the community.

{Spring Lake Specific Pian, p. 8-1.)
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The City's Implementation Concept makes clear that as it evaluates
existing land use patterns, resources, and development opportunity sites as part
of the General Plan Update, it must carefully consider how a General Plan
Amendment for the Mall Expansion Property would affect the balance of land
uses and the livability and social health of the community. Further, the City must
consider how designating the Mall Expansion Property for residential rather than
commercial use would ensure that the new development “pay its own way,"
without undermining the City's fiscal balance or build-out of the Spring Lake
Specific Plan and its significant public benefits.

The City likewise must consider how designating the Mall Expansion
Property for residential rather than commercial use would undermine the phasing
considerations that were a focus of the Spring Lake Specific Plan. The General
Plan Update should discourage development that does not contribute to the
sense of an integrated community in accordance with the phasing factors
identified by the City, including property owner financial commitment and
participation and equity between property owners in order to secure cooperation.

B. “Mall Expansion” Site
1.  Site History

The 38-acre property commonly known in the City as the “Mall Expansion”
site (APN 041-070-42) was excluded from the Spring Lake Specific Plan on the
basis of representations at the time that it would “immediately” be developed with
big-box commercial uses as an extension of the existing shopping mail, and
therefore should not be part of a comprehensively planned community. No
_ logical basis to exclude this parcel from the Spring Lake Specific Plan was

presented other than the asserted imminent development of the property to
expand the mall, which the City summarized during the 1998-2000 proceedings
essentially as follows:

a) The 38-acre parcel south of the existing mall (one-half of the original
parcel) was already designated for commercial use in the 1996
General Plan and earlier in City policies supporting the mall.
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b) Public services for the 38-acre site would be provided through existing
mall infrastructure.

c) The site developer had identified commercial tenants ready to move
into the mall expansion.

d) Projected sales tax revenue from the mall expansion would not be
credited to the Spring Lake Specific Plan for the purpose of
determining neutrality, because the commercial development would
proceed well before Spring Lake and was not contingent on a Spring
Lake residential development.

The site thus was excluded from the Spring Lake Specific Plan, which the
City adopted in December 2001. No commercial development of the Mall
Expansion site materialized, however. In the years that followed, several
proposals for development of the site have come forward, but none have come to
fruition. The rationale for excluding the site from the Spring Lake Specific Plan
no longer exists, and indeed, there is none. As the City updates its General Plan
(of which the Spring Lake Specific Plan is a crucial part), alternative scenarios for
the Mall Expansion site should be considered. If residential uses are appropriate
for the Mall Expansion site and will use services and infrastructure funded by
development of the Spring Lake Specific Plan, then the site should be included in
Spring Lake, subject to the same obligations as homeowners in the Spring Lake
Mello Roos financing district.

2. Current Development Proposal

The Mall Expansion site, currently zoned for commercial use and located
immediately outside the Spring Lake Specific Plan, is proposed for residential
development. The proposed subdivision will rely on services and infrastructure
funded and constructed by the developers and homeowners of Spring Lake,
however the impact fee structure proposed by the developer is far less than the
project's fair share and undermines the basic assumptions in the nexus study the
City used to establish development impact fees imposed on the Spring Lake
community.
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The revised Mall Expansion project seeks a General Plan Amendment
and rezone from General Commercial (GC) to Low Density Residential (LDR) (as
well as other significant discretionary land use approvals, including a conditional
use permit and amendment to the Spring Lake Specific Plan) in order to develop
approximately 204 conventional single-family units on about 38 acres (5.37
du/ac) in the City of Woodland. The proposed development will rely on
infrastructure funded and constructed pursuant to the Spring Lake Specific Plan.
The developer proposes to make a pro-rata reimbursement for the Spring Lake
infrastructure based on its capacity of use, which results in a fee differential to
the proposed project's advantage of approximately $14,280 per unit. The
developer proposes to pay half of that difference (approximately $7,140 per unit)
as a voluntary contribution to the City, for unrestricted use by the City to fund
public improvements or services. The developer's pro-rata calculation fails to
satisfy the City's requirement that new development “pay its own way,” because
it does not reflect the revised Mall Expansion project's fair share of the true cost
of its infrastructure and public facilities. The funding proposal is arbitrary and
contrary to the economic analysis supporting the City's nexus findings for the
Spring Lake Specific Plan. The developer’s proposed “voluntary contribution” is
insufficient to reflect the project's fair share contribution, even if it was properly
characterized as an impact fee and not improperly “unrestricted.”

In addition to the elements of the revised Mall Expansion proposal that
undermine the economics of the City's comprehensive planning efforts, the
project raises a host of other significant policy concerns. Among them are the
mischaracterization of the proposal as “infill" and the fundamental inconsistency
of the currently proposed General Plan Amendment and rezone with the City's
planning framework and policies regarding sustainability and housing, among
others,

In prior discussions of a proposed General Plan Amendment and rezone
for the Mall Expansion site, City staff has characterized the project site as “infill.”
Although the site does not represent “leapfrog” development, it does not satisfy
any contemporary definition of infill and conflicts with the urban development
policy adopted by Woodland's voters. For example, the project conflicts with the
City's existing General Plan, which designates the Mall Expansion site as
General Commercial ("GC"). The revised Mall Expansion project seeks a
General Plan Amendment to Low Density Residential ("LDR"). As such it
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confiicts with the sustainable communities strategy set forth in the regional
“Blueprint” adopted by the Sacramento Area Council of Governments
("SACOG"), which designates the Mall Expansion site for retail use and
designates the surrounding areas for high-density residential and mixed uses to
promote transit-oriented development. Because it conflicts with the sustainability
and smart growth principles embodied in the City's zoning regulations as well as
the SACOG Blueprint, the revised Mall Expansion project is not properly
characterized as infill.

As currently proposed, the revised Mall Expansion project would adversely
impact absorption of residential units in the Spring Lake area and thus would
adversely affect the Spring Lake community’s ability to finance infrastructure and
public facilities. The City's planning framework focuses residential development
in the Spring Lake Specific Plan area, and all other development not constituting
infill must be deferred until Spring Lake is completed. Particularly given the
nascent and tentative recovery of the housing market, as well as the complex
Spring Lake infrastructure financing plan, it is imperative that the City support its
investment in the Spring Lake community and carefully review all other
residential proposals for consistency with City plans, codes, and policies.

il Alternative Growth and Development Scenarios

From a land use policy and community sustainability perspective, the
appropriateness of an LDR designation (already abundant in the City) for the Mall
Expansion site is highly questionable. Particularly in light of the new grocery
store opening at the County Fair Mall this summer, which will provide a
neighborhood market as well as at least 75 jobs, the City should carefully
evaluate whether the Mall Expansion site should retain its commercial
designation, and if not, whether it is more suitable for higher-density residential
development. The City's General Plan Update process should consider
alternative development scenarios for the site that are more consistent with the
City's vision, sustainability goals, and policies regarding land use, housing,
transportation, and public services. .

From an economic development perspective, the City cannot promote and

sustain growih consistent with its vision if developers and homeowners who
invest in the City's comprehensive planning efforts, such as the Spring Lake
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Specific Plan, then face arbitrary and fundamentally inequitable treatment.
Rather, the City must ensure that its development policies and fee structure are
consistent with the constitutional principles of equal protection and substantive
due process as well as nexus and rough proportionality.

Hl. Conclusion

The City's General Plan Update process must evaluate the existing and
potential uses of key parcels in order to advance the City's goals and implement
the community's vision. The process thus should include a meaningful
evaluation of the Mall Expansion Site and altemnatives for its development as
primarily a commercial or residential project. If the City determines the Mall
Expansion Site should be designated for residential use within the General Plan,
then the City’s policy framework calls for amendment of the Spring Lake Specific
Plan to include the Mall Expansion Site, subject to the same development impact
fee and infrastructure financing requirements as other homeowners in the Spring
Lake Specific Plan and its Mello Roos financing district. This approach would
resolve the planning anomalies that occurred based on assumptions for
commercial development of the Mall Expansion parcel that never materialized,
and would rationally and fairly allocate the burden of financing the infrastructure
and public facilities necessary for residential development as required under the
City's policies and controlling law.

Thank you in advance for the City's careful consideration of these issues
and concerns, which play an important role in the City's evaluation and update of
virtually every element of its General Plan, including but not limited to Land Use
and Community Design; Housing; Public Facilities and Services; Recreational,
Educational, and Community Services; Environmental Resources; and Economic
Development.
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Pursuant to Public Resources Code section 21092.2, please send all
notices for the City's General Plan Update to me at the above address.

Wery truly yours,
Pl ER LAW GROUP, LLP

DREA A. MATARAZZO

AAM:jis

cc:  Heidi Tschudin, Generai Plan Project Manager
Ken Hiatt, Community Development Director
Paul Navazio, City Manager
Marlin H. “Skip" Davies, Mayor
Tom Stallard, Vice Mayor
William L. Marble, Council Member
Jim Hilliard, Council Member
Sean Denny, Council Member
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September 18, 2013

Via Electronic and U.S. Mail

cindy .norris@cityofwoodland.org

Cindy Norris, Principal Planner
Community Development Department
City of Woodland

300 First Street

Woodland, CA 95685

Re:  City of Woodland General Plan Update and Climate Action Plan
Our File No. 5053-001

Dear Ms. Norris:

This letter follows up on our previous correspondence to the City dated
May 14, 2013, on behalf of property owners in the Spring Lake Specific Plan.
The comments in those letters are incorporated by reference as if fully set forth
herein. (Attachments A and B.)

We remain concerned that the City’s proposed General Plan Update fails
to adequately evaluate the existing and potential uses of key parcels in order to
advance the City's goals and implement the community’s vision. The City's
Housing Element reflects a severe lack of housing options for the City's diverse
population, and the proposed Update will perpetuate these deficiencies. In
addition, while the City's description of the project characterizes the Update as
merely “technical," the proposal and accompanying Negative Declaration show
that the City is overlooking and understating this General Plan Update's
significant short-term and long-term consequences.

431 | Street Suite 201 = Sacramento, CA 95814
v. (916) 496-8500 = f. (916) 496-8500 = www. pioneeriawgroup. net
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Many of the fundamental defects in the City’s proposed General Plan
Update have been outlined in detail by housing experts, whose comments we
incorporate by reference as if fully set forth herein. (Attachment C.) For
example, the City's Housing Element fails fo identify enough sites for higher
density residential development to accommodate the community's housing
needs. Although the Update outlines a conceptual program o rezone sites to
meet those needs, it is unclear from the plan documents and the accompanying
Negative Declaration whether and how the City will successfully implement the
program. In particular, the proposed Update and Negative Declaration recognize
that the City must “identify a minimum of 22 acres of land within the City for
rezoning to allow 20 units per acre or higher residential development,” and that
the City still has not done so. (Negative Declaration, p. 3-17.) According to the
Negative Declaration, “The City will be considering sites as a part of the General
Plan Update process that is already underway," and the impacts of rezoning and
development of specific parcels, once identified, will be analyzed in an
environmental impact report (“EIR"). {/bid.)

The City's deferral approach underscores the importance of sensible
timing in order for community-building efforts to be effective. When a local
government fails to adopt an adequate updated housing element, the general
plan is invalid. Because all planning and development approval decisions must
be consistent with the general plan, a local government may not proceed to make
land use decisions and approve development until it has adopted a valid housing
element. As noted in our previous comments, the City is in the process of
making planning decisions that will have short-term and long-term consequences
for the City in relation fo virtually every element of its General Plan. The City
should not allow review of individual development proposals to outpace or
sidestep efforts to identify and appropriately zone sufficient acreage in the City to
ensure housing needs are met in a manner that promotes the overall success of
the Woodland community.

We appreciate the opportunity to provide these comments as the City
strives to ensure that its General Plan will function as it should to enhance the
quality of life in the City's existing and future neighborhoods.
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Pursuant to Public Resources Code section 21092.2, please continue to

send all notices for the City’s General Plan Update to me at the above address.

Very truly yours,

OTNIEIEER Lﬁv/?noup, LLP
|

ANDREA A. MATARAZZO

AAM:jis
Enclosures

cc:  Heidi Tschudin, General Plan Project Manager
Ken Hiatt, Community Development Director
Paul Navazio, City Manager
Marlin H. *Skip" Davies, Mayor
Tom Stallard, Vice Mayor
William L. Marble, Council Member
Jim Hilliard, Council Member
Sean Denny, Council Member
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May 14, 2013

Marlin H. “Skip" Davies, Mayor
City of Woodland

300 First Street

Woodland, CA 95695

Re:  City of Woodland General Plan Update and Climate Action Plan
Our File No. 5053-001

Dear Mayor Davies:

Thank you for the City of Woodland's ongoing efforts to seek input from a
variety of stakeholders and the public at large to ensure that its General Plan will
function as it should to enhance the quality of life in the City's existing and future
neighborhoods. On behaif of property owners in the Spring Lake Specific Plan,
we submif the attached comments for the City’s consideration.

In particular, we urge your careful consideration of issues of policy and
fundamental fairness associated with planning for the City's Mall Expansion site.
This property, currently zoned for commercial use and located immediately
outside the Spring Lake Specific Plan, is now proposed for a low-density
residential subdivision. The recently resubmitted Prudler Tentative Map
proposes a subdivision that will rely on services and infrastructure funded and
constructed by the developers and residents of Spring Lake - indeed, the Project
would not be possible but for the backbone infrastructure provided by Spring
Lake ~ yet the developer's proposed impact fee structure is far less than the
project’s fair share. In essence, the developer expects Spring Lake homeowners
to provide backbone infrastructure to the Mall Expansion site at no cost. The
proposal flies in the face of the City’s commitments to, and investment in, Spring
Lake and its residents, who deserve the City's continued support and assurance
that all members of the community stand on equal footing.

Like all others in the City, the Mall Expansion site developer must “pay its
own way” and bear the project’s fair share of the true cost of its infrastructure and
public facilities. The current fee proposal is arbitrary and unfair, and wholly

431 | Btreet Sulte 201 = Sacramento, CA B5814
¥. [818) 496-B500 + f, (216) 496-8500 » www.pionserlawgroup.net
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contrary to the economic analysis supporting the City's nexus findings for the
Spring Lake Specific Plan. Spring Lake homeowners cannot reasonably be
required to subsidize a residential project on the Mall Expansion site, especially
when that subsidy would substantially delay public services in Spring Lake.
Aliowing the Mall Expansion site development to go forward as proposed would
severely set back the Spring Lake community, its parks, schools, and
neighborhood amenities, and deprive existing City residents of the basic benefits
for which they paid.

The Mall Expansion site development would adversely impact absorption
of residential units in the Spring Lake area and thus would adversely affect the
Spring Lake community's ability o finance infrastructure and public facilities, The
City's planning framework focuses residential development in the Spring Lake
Specific Plan area, and all other development not constituting infill must be
deferred until Spring Lake is completed. Particularly given the nascent and
tentative recovery of the housing market, as well as the complex Spring Lake
infrastructure financing plan, it is imperative thet the City support its investment in
the Spring Lake community and carefully review all other residential proposals for
consistency with City plans, codes, and policies. As the City's staff has
recognized, creating residential development opportunities that are not subject to
the same standards and requirements imposed on homeowners in the Spring
Lake Mello Roos financing district will result in unfair competition, while making It
more difficult to finance and build out areas in Spring Lake that are inherentiy
better sites for residential development.’ Based on the City's policies as well as
fundamental principles of good faith and fair dealing, any residential development
of the Mall Expansion site must pay its true fair share for infrastructure and public
facilities and be consistent with fostering the Spring Lake Specific Plan's viability,
financing plan, and absorption,

During this crucial planning process, the City should not proceed with
review of proposed projects, such as the recently resubmitted Prudler Tentative
Map, that unfairly expect existing City residents to subsidize their basic
infrastructure costs; are fundamentally inconsistent with the City's planning
history, existing General Plan, and voter-approved policies regarding land use,

'/ See, e.g. City of Woodland, Planning Commission Staff Report, February
21, 2008, pp. 2-3.)
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sustainability, infrastructure financing, and inclusionary housing, among others;
and will be detrimental to and interfere with the General Plan Update. Ata
minimum, If the City determines the Mall Expansion site should be designated for
residential use within the General Plan, then the City's policy framework calls for
amendment of the Spring Lake Specific Plan to include the Mall Expansion site,
subject to the same development impact fee and infrastructure financing
requirements as other homeowners in the Spring Lake Mello Roos financing
district, This approach would resclve the planning anomalies that occurred
based on assumptions for commercial development of the Mall Expansion parcel
that never materialized, and would rationally and fairly allocate the burden of
financing the infrastructure and public facilities necessary for residential
gevelopment as required under the City's policies and controlling law.

Thank you in advance for the City's careful consideration of these issues

and concems.
Wery truly yours,
EER LAWGROUP, LLP
DREA A. MATARAZZD
AAM:jis
Enclosure

cc:  Tom Stallard, Vice Mayor
William L. Marble, Council Member
Jim Hilliard, Council Member
Sean Denny, Council Member
Paul Navazio, City Manager
Ken Hiatt, Community Development Director
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May 14, 2013

Cindy Morris, Principal Planner
Community Development Department
City of Woodland

300 First Street

Woodiand, CA 95605

Re:  City of Woodland Generai Plan Updafe and Climate Action Plan
Our File No. 5053-001

Dear Ms. Norris:

Thank you for the opportunity to participate in the City of Woodland's
visioning process as it sets out to prepare a General Plan Update and Climaie
Action Plan. As formulation of these plans begins in eamest, we request, on
behalf of property owners in the Spring Lake Specific Plan, that the following
critical issues be considered, In particular, we urge your careful consideration of
issues of policy and fundamental faimess associated with planning for the City's
Mall Expansion site. This property, currently zoned for commercial use and
located immediately outside the Spring Lake Specific Plan, is now proposed for a
low-density residential subdivision. The proposal would adversely impact
absorption of residential units in the Spring Lake area and thus would adversaly
affect the Spring Lake community’s ability to finance infrastructure and public
facilities.

The City's planning framework focuses residential davelopment in the
Spring Lake Specific Plan area, and all other development not constituting infill
must be deferred until Spring Lake iz completed. Particularly given the nascent
and tentative recovery of the housing market, as well as the complex Spring Lake
infrastructure financing plan, it is imperative that the City support its investment in
the Spring Lake community and carefully review all other residential proposals for
consistency with City plans, codes, and policies. As the City's staff has
recognized, creating residential development opportunities that are not subject to
the same standards and requirements imposed on Spring Lake homeonwers will

Jeffray K. Dorso
Farmmar

Joel Patrick Erb
Partrar

Andrea A. Matarazzo
£ ur, @ Pariner
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result in unfair compefition, while making it more difficult to finance and build out
areas in Spring Lake that are inherently befter sites for residential development.!
Based on the City's policies as well as fundamental principles of good faith and
fair dealing, any residential development of the Mall Expansicn site must pay its
true fair share for infrastructure and public facilities and be consistant with
fostering the Spring Lake Specific Plan's viability, financing plan, and absorption.

I. Existing Land Use Patterns, Resources, and Development
Opportunity Sites

A, Spring Lake Specific Plan

The Spring Lake Specific Plan guides and control orderly and systematic
development of over 1,000 acres located primarily south of Gibson Road and
east of SR 113, immediately south of the City limits. The City adopted the Plan
in order to create a desirable extension of Woodland's existing character and
traditional neighborhoods. Al individual development projects (including the
issuance of any discretionary land use entitliernent) in the area are subject to the
requirements of the Plan.

The City's “Implementation Concept” set forth in the Spring Lake Specific
Plan states:

New development is expected to "pay its own way”, both in terms of
capital costs (financing of infrastructure) and ongoing costs (generation of
sufficient general fund revenue to support ongoing maintenance and
operational costs). The General Plan goal for new development is "fiscal
and financial neutrality” to the greatest feasible extent (General Plan
Policy 4.B.1 and 4.B.3) in terms of impacts to the generai fund, and
financing of infrastructure. However, it is also important to note, that
typically only "high end" housing would be able to do this assuming a
primarily residential community. The clear goal of the General Plan, and
the people of Woodland for this new growth area, is a rich, diverse,

'l See, e.g., City of Woodland, Planning Commission Staff Report, February
21, 2008, pp. 2-3.)

CHAPTER 2 — RESPONSES TO COMMENTS

MARCH 2016

Letter 2
Cont’d



FINAL EIR
PRUDLER TENTATIVE SUBDIVISION MAP PROJECT
MARCH 2016

Letter 2
Cont’d

Ms. Cindy Norris, Principal Planner
Community Development Department
May 14, 2013

Page 3

balanced community with a variety of housing and neighborhood
opportunities, and a very large school component. As such, the General
Plan policies also allow for leniency from the "neutrality rule” for
development that generates "significant public benefit” provided an
alternative source of funding can be obtained fo offset foregone revenues.

As described herein, assuming full implementation of the vision and intent
of this Pian, this test would clearly be met in the Specific Plan boundaries.
The new community will offer significant housing opportunities for all
economic segments with affordability by design as well as by market
manipulation. It will also offer respongibly designed neighborhoods that
minimize the need for vehicles, emphasize sustainable design, encourage
defacto neighborhood policing by increasing activity, and replicate in the
modern world the best characteristics of Woodland's favorite original
neighborhoods. If adhered to and accomplished, these are significant
public benefits.

it is also important to point out that full bulld-out of the Generai Pian was
determined to be fiscally balanced when the General Plan adoption
occurred in 1896, and this Specific Plan is consistent with that Plan.
Revenue-generating land uses (e.g. commercial and industrial)
designated elsewhere in the City (e.g. the Mall expansion property and the
commercial property on the north side of Gibson Road) were found to
balance the location of this mixed density, primarily residential community
at the subject location, Additionally, the large acreage of pubiic secior and
axempt land uses which generate no property taxes, and the high level of
development amenities expected from this development are highly
relevant factors. Both affect fiscal balance, as well as the ability to finance
the Plan,

Therefore, the final determination regarding net fiscal impact must iook at
how the General Plan balanced land uses overall, and acknowledge as
well, the contribution this Plan will make {o the livability and social heaith
of the community.

(Spring Lake Specific Plan, p. 8-1.)
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The City's Implementation Concept makes clear that as it evaluates
existing land use patterns, resources, and development opportunity sites as part
of the General Plan Updats, it must carefully consider how a General Plan
Amendment for the Mall Expansion Properly would affect the balance of land
uses and the livability and social health of the community. Further, the City must
consider how designating the Mall Expansion Property for residential rather than
commercial use would ensure that the new development “pay its own way,”
without undermining the City’s fiscal balance or build-out of the Spring Lake
Specific Plan and its significant public benefits.

The City likewise must considar how designating the Mall Expansion
Property for residential rather than commercial use would undermine the phasing
considerations that were a focus of the Spring Lake Specific Plan. The General
Plan Update should discourage development that does not confribute to the
sense of an integrated community in accordance with the phasing factors
identified by the City, including property owner financial commitment and
participation and equity between property owners in ordar to sacurs cooperation,

B. "Mall Expansion” Site
1. Site History

The 38-acre property commonly known in the City as the “Mall Expansion™
site (APN 041-070-42) was excluded from the Spring Lake Specific Plan on the
basis of representations at the time that it would “immediately” be developed with
big-box commercial uses as an extension of the existing shopping mall, and
therefore should not be part of @ comprehensively planned community. No
. logical basis to exclude this parcel from the Spring Lake Specific Plan was
presented other than the asserted imminent development of the property to
expand the mall, which the City summarized during the 1998-2000 proceedings
essentially as follows:

a) The 3B-acre parcel south of the existing mall (one-half of the original

parcel) was already designated for commercial use in the 1886
General Plan and earlier in City policies supporting the mall.
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b} Public services for the 36-acre site would be provided through existing
mall infrastructura.

¢) The site developer had identified commercial tenants ready to move
into the mall expansion.

d) Projected sales tax revenue from the mall expansion would not be
credited to the Spring Lake Specific Plan for the purpose of
determining neutrality, because the commercial development would
proceed well before Spring Lake and was not contingent on a Spring
Laks residential development.

The site thus was excluded from the Spring Lake Specific Plan, which the
City adopted in December 2001. No commercial development of the Mall
Expansion site materialized, however. In the years that foliowed, several
proposals for development of the site have come forward, but none have come to
fruition. The rationale for excluding the site from the Spring Lake Specific Plan
no longer exists, and indeed, there is none. As the City updates its General Plan
(of which the Spring Lake Specific Plan is a crucial part), alternative scenarios for
the Mall Expansion site should be considered. If residential uses are appropriate
for the Mall Expansion site and will use services and infrastructure funded by
development of the Spring Lake Specific Plan, then the site should be included in
Spring Lake, subject to the same obligations as homeowners in the Spring Lake
Melio Roos financing district.

2, Current Development Proposal

The Mall Expansion site, currently zoned for commercial use and located
immediately outside the Spring Lake Specific Plan, is proposed for residential
development. The proposed subdivision will rely on services and infrastructure
funded and constructed by the developers and homeowners of Spring Lake,
however the impact fee structure proposed by the developer is far less than the
project's fair share and undermines the basic assumptions in the nexus study the
City used to establish development impact fees imposed on the Spring Lake
community.
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The revised Mall Expansion project sesks a General Plan Amendmernt
and rezone from General Commercial (GC) to Low Density Residential (LDR) (as
well as other significant discretionary land use approvals, including a conditional
use permit and amendment to the Spring Lake Specific Plan) in order to deveiop
approximately 204 conventional single-family units on about 38 acres (5.37
dufac) in the City of Woodland. The proposed development will rely on
infrastructure funded and constructed pursuant to the Spring Lake Specific Plan.
The developer proposes to make a pro-rata reimbursement for the Spring Lake
infrastructure based on its capacity of use, which results in a fae differantial o
the proposed project’s advantage of approximately $14,280 per unit, The
developer proposes to pay half of that difierence (approximately $7,140 per unit)
as a voluntary contribution to the City, for unrestricted use by the City to fund
public improvements or services. The developer's pro-rata calculation fails to
satisfy the City's requirement that new development “pay ite own way," becausa
it does not reflect the revisad Mall Expansion project's fair share of the true cost
of its infrastructure and public facilities. The funding proposal is arbitrary and
contrary to the economic analysis supporting the City's nexus findings for the
Spring Lake Specific Plan. The developer's proposed “voluntary contribution® is
insufficient to reflect the project’s fair share contribution, even if it was properly
characterized as an impact fee and not improperly “unrestricted.”

In addition to the elements of the revised Mall Expansion proposal that
undermine the economics of the City’s comprehensive planning efforts, the
project raises a host of other significant policy concerns. Among them are the
mischaracterization of the proposal as “infil* and the fundamental inconsistency
of the currently propesed General Plan Amendment and rezone with the City's
planning framework and policies regarding sustainability and housing, among
others,

In prior discussions of a proposed General Plan Amendment and rezone
for the Mall Expansion site, City staff has characterized the project site as “infill."
Although the site does not represent “isapfrog” development, it does not satisfy
any contemporary definition of infill and confiicts with the urban development
policy adopted by Woodland's voters. For example, the project conflicts with the
City's existing General Plan, which designates the Mall Expansion site as
General Commercial ("GC"). The revised Mall Expansion project seeks a
General Plan Amendment to Low Density Residential (“LDR"). As such it
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conflicts with the sustainable communities strategy set forth in the regional
“Blueprint” adopted by the Sacramento Area Council of Governments
("SACOG"), which designates the Mall Expansion site for retail use and
designates the surrounding areas for high-density residential and mixed uses o
promote transit-oriented development. Because it conflicts with the sustainability
and smart growth principles embodied in the City's zoning regulations as well as
the SACOG Blueprint, the revised Mall Expansion project is not properly
characterized as Infill.

As currently proposed, the revised Mall Expansion project would adversely
impact absorption of residential units in the Spring Lake area and thus would
adversely affect the Spring Lake community’s ability to finance infrastructure and
public facilities. The City's planning framework focuses residential development
in the Spring Lake Specific Plan area, and all other development not constituting
infill must be deferred until Spring Lake is completed. Particularly given the
nascent and tentative recovery of the housing market, as well as the complex
Spring Lake Infrastructure financing plan, it is imperative that the City support its
investment in the Spring Lake community and carefully review all other
residential proposals for consistency with City plans, codes, and policies.

1. Alternative Growth and Development Scenarios

From a land use policy and community sustainability perspective, the
appropriateness of an LDR designation (already abundant in the City) for the Mall
Expansion site is highly questionable. Particularly in light of the new grocery
store opening at the County Fair Mall this summer, which will provide a
neighborhood market as well as at least 75 jobs, the City should carefully
evaluate whether the Mall Expansion site should retain its commercial
designation, and if not, whether it is more suitable for higher-density residential
development. The City's General Plan Update process should consider
alternative development scenarios for the site that are more consistent with the
City's vision, sustainability goals, and policies regarding land use, housing,
transportation, and public services.

From an economic development perspective, the City cannot promote and

sustain growth consistent with its vision if developers and homeowners who
invest in the City's comprehensive planning efforts, such as the Spring Lake
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Specific Plan, then face arbitrary and fundamentally inequitable treatment.
Rather, the City must ensure that its development policies and fee structure are
consistent with the constitutional principles of equal protection and substantive
due process as well as nexus and rough proportionality.

(B Conciusion

The City's General Plan Update process must evaluate the existing and
potential uses of key parcels in order to advance the City's goals and implement
the community’s vision. The process thus should inciude a meaningful
evaluation of the Mall Expansion Site and alternatives for its development as
primarily a commercial or residential project. If the City determines the Mall
Expansion Site should be designated for residential use within the General Plan,
then the City’s policy framework calls for amendment of the Spring Lake Specific
Plan to include the Mall Expansion Site, subject to the same development impact
fee and infrastructure financing requirements as other homeowners in the Spring
Lake Specific Plan and its Mello Roos financing district. This approach would
resolve the planning anomalies that occurred based on assumptions for
commercial development of the Mall Expansion parcel that never materialized,
and would rationally and fairly allocate the burden of financing the infrastructure
and public facilities necessary for residential development as required under the
City's policies and controlling [aw.

Thank you in advance for the City's careful consideration of these issues
and concems, which play an important role in the City's evaluation and update of
virtually every element of its General Plan, including but not limited to Land Use
and Community Design; Housing; Public Facilities and Services: Racreational,
Educational, and Community Services; Environmental Resources: and Economic
Development.
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Pursuant to Public Resources Code section 21092.2, please send all
notices for the City's General Plan Update to me at the above address.

Very truly yours,
P LAW UP, LLP
REA A. MATARAZZO

AAM:jis

cc:  Heidi Tschudin, General Plan Project Manager
Ken Hiatt, Community Development Director
Faul Navazio, Ciy Manager
Marlin H. “Skip" Davies, Mayor
Tom Stallard, Vice Mayor
William L. Marble, Council Member
Jim Hilliard, Council Member
Sean Denny, Council Member
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July 29, 2013 o
Robin Huntey

Department of Housing and Community Development
Division of Housing Policy Development

1800 Third Street, Room 430

P.0. Box 952052

Sacramento, CA 94252-2052

Sent via email
Re: City of Woodland's Draft Housing Element
Dear Ms. Huntiey,

Legal Services of Northern California provides civil legal assistance to low income households
throughout Yolo County. We submit the following comments regarding the City of Woodland's
Draft Housing Element ("Draft™). We did not have the opportunity to meet with City staff to
discuss our comments but have copied the City on this correspondence.

These comments are intended to strengthen the commitment Woodland has made to affordable
housing in its previous planning period and assure the Housing Element’s compliance with state
law,

Statement of Goals, Quantified Objectives and Programs
1. Quantified Objectives

Quantified objectives designate how many units in each income category the housing element
policies and programs are expected to create during the planning period through new
construction, rehabilitation or preservation. The City’s draft Programs and Policies do not
quantify any units. Instead, the City lists the quantified objectives in Table 1-1, stating their
objective to construct 75 extremely low income units, 80 very low income units, 90 low income
units, 349 moderate income units, and 864 above moderate income units. The planned
development accounts for the entire Regional Housing Needs Allocation for moderate and above-
moderate income units but a deficit of 205 extremely low and low income units and 159 low
income units compared to the need. The City has not provided the basis for the conclusion that it
can only produce a fraction of the need for extremely low, very low, and low income units. The
City should include a quantitative analysis demonstrating its limited capacity based on
assessments of current and anticipated economic conditions and available resources,

www.lsnc.net A Logal Services Corporaion Program  TeLSC
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2. Programs

The City’s proposed programs overall represent a watered down version of the previous
programs, and contain very few required actions, As mentioned above, the City removed the
quantified objectives in most of the proposed programs, which weakens the programs as a whole,
The implementation actions also lack specificity. An adequate program should require a specific
action by a specific date and have measureable outcomes. The proposed programs lack these
important elements. The following is a list of the City’s proposed programs and recommended
revisions:

& 13J—=Hﬂpmgmnﬂmﬂdhu@mmhmuﬂwmﬁhghukﬂnHdmnhmmunﬂnmmd
wminﬁmimovaﬁwwnmhmmmiﬂuﬂwiﬁﬂmmﬁmpnmﬂmﬂzﬁxyhu
indicated it will continue (2.1).

. Zai—TECitymawdthﬂmulﬁ-famﬂflanmmdad&ud“myhmm“ Land is
mtzmulbyhmem.mmdﬁ-&mﬂyunﬂhnﬂuhuﬂdbeimhﬂnﬂ,nhﬁismmhmt
udmﬂ:prniumpmmﬂmtﬂmﬁwuiditmmldmnﬁnue{lﬁj.

» Lt?—ThaCityuhnuldnddndngﬁnmxﬂﬂnﬁMﬁmtheHum&nngﬂMuweﬂu
other foderal and state sources.

. zﬁlu—mmdﬂinﬂudmﬂwﬂnm-pmﬁthﬁ]dmmdaaﬁmﬂmmkdmldm.
Smncﬂueiamﬁﬁnmimﬂmﬂﬁsmkbqhgdimﬁmmitnhm]dhanddﬁhukm
this program consistent with previous program 2.18,

. Zhll—mmshwﬁummm“mm'slmgumﬂdmﬁngﬂmuﬁmﬁbhhom
muitmmmmmmmmm{smmmmms;

s ZA.lzﬁlﬁsmmshnuMbammgﬂnnedhyﬂdingm&:C&typmﬁdmmmuﬁmmﬁ-
wide Ten Year Plan to End Homelessness.

. zhl%m:mahnmnmmgﬂ:madhyhdudingwmmm
from the Housing Trust Fund. _

. ZAH—Mmgrmuhmidhemmglhmudbyadﬁgﬂmﬁaﬁtymmthﬁm
nfmgHmdmﬂumﬁmlnddﬁﬁnmﬁcmafhmm“sm“mﬂmm
the previous program (2.13),

. EAIS—T'HsprugrmahqudhaMgihmadbymﬁngﬂn[&tyniﬂﬂDWrwidmﬁﬂuma
hnmmwiﬁlmm:thmﬁ;mumﬂydimrdwndmuﬂlwn&mhmdi@pndpamunpﬁnﬁm
use in the R-M zone, Thoﬁvmunplaeﬁﬁufmcﬂmﬁﬂmﬂmﬁtywﬂlnud to amend the
Mﬂgmﬂimmhpﬂmﬁtmchmhmmlhemﬁmhnﬂmmmpmndpmgﬂm
only states the City “shall consider options” to allow such homes.

* 2.B.1—In the evaluation of the previous program, the City indicated it will continue to fand
repair and renovation programs, Thcmpmedpmgrmuwﬁttm,dmnntmqmﬂm set aside
of funding to support this program.
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. z,ﬂ—mwmdmhummmhmmmnfﬂmmm;wﬁchm
listed in the previous program. T‘h:wﬂuaﬁmshuuldimﬁmwhnﬂmmmtitwumddduﬁng

" ZD.I—Thepmpnmdpmgrmmﬁmﬁmlmgu%mﬁketheprmmmth
evaluation says the City will continue, As written, ﬂnpmgrmdmnntmqpimﬂ:ﬁeﬂitymapp]yiu

In addition, the City indicated it will continue program 2.33 but there does not appear to be 2
similar program in this Draft. The previous program required the City to initiate a change to the
General Plan and Zoning Ordinance to allow for additional mohile home park units to be located in
a mobile home park. The City also removed program 2.20, which required the City to amend the
Municipal Code to allow SROs in certain districts but the City did not provide a rationale for its
removal.

Analysis of Need
1. Disshled Households

The Draft identified 6,157 disabled households in the City but only 19 units to meet their needs at
Summer House, Inc. and New Dimensions. The Draft did not discuss facilitating development or
rehabilitation of units to accommodate disabled househalds, like fast-tracking the permit process
for projects or waiving or deferring fees for disabled households since many are on a limited
budget. Further, the Draft did not include an analysis of persons with disability by disability type,
which is readily available through the County’s Alcohol, Drug, and Mental Health Department,
which compiles the information for its Mental Health Services Plan, The Draft also omits any
viable program for meeting the need. Although the City lists Program 2.A.16, there is no such
program {n the Draft.

2. Elderly Households

According to the Draft, 2010 census data indicates a need in Woodland for additional programs to
assist senior renters. (Page 32) However, the Draft omits any specific program to assist senior
renters, nor does it contain a list of available resources or services addressing senior housing
needs. The City cites program 2.A.16, which does not exist, and program 2.B.1, a home
rehabilitation program, as an action to address the needs of older adults. The City should address
the identified need of senior renters and draft a program or programs specific to the need.
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3. Large Households

The Draft indicates that there are 439 rental units in the City with 4 or more bedrooms, while
there are 1,463 renter occupied households with 5 or more persons. These numbers suggest that
there is a deficit in units for large households. We commend the City for approving the Muotual
Housing at Spring Lake project, which will provide 61 apartments and townhomes for agricultural
workers and include some units for large families. However, the City has not provided any
programs to address the need of large families. Further, the needs assessment is incomplete in
that it does not include household size by income.

4, Farmworkers

The Draft quantifies the number of farmworkers, including seasonal and permanent workers who
have different housing needs (3,953 and 1,928 respectively). The City also identified existing
resources near Woodland for farmworker housing, including seasonal sites in Madison and Davis
accommodating 152 farmworker households. The City did not include its Mutual Housing at
Spring Lake multi-family farmworker housing project that will meet some of the need for
permanent farmworker housing in Woodland. Full time agricultural workers have their housing
needs best met through permanent affordable housing like Mutual Housing at Spring Lake. The
program to amend the zoning code to facilitate farmworker housing as reguired by Health and
Safety Code Section 17021.6 is a pood start toward meeting the Identified need, but the Draft
should be strengthened by including other viable programs.

5. Homeless Persons

The analysis of special housing needs for families and persons in need of emergency shelter does
not include a breakdown of the number of single males, single females, and families, all of which is
available from the Homeless Poverty Action Coalition (HPAC), which serves as Yolo County's
Continuum of Care. The analysis also omits important information relevant to identifying the
needs of homeless persons, including the numbers of homeless persons who identify as mentally
ill, substance abusers, victims of domestic violence, developmentally disabled, unaccompanied
youth, and disabled. This information is available locally through HPAC and is imperative as the
needs of each sub-group vary significantly. Further, the City's staff report covering a proposed
Emergency Shelter Ordinance dated February 19, 2013 contains a detailed assessment of unmet
need for shelters and bed count plus the sites that could support an emergency shelter by zoning,
which should be included in the analysis of need.
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In addition, the inventory of existing resources for homeless persons is incomplete. The
information is readily available from HPAC and is divided into resources for emergency housing,
transitional housing, and supportive housing by geographic location in the County.

Further, the Draft’s programs to meet the needs of homeless persons are insufficient. The City's
proposed programs include providing support for the homeless coordinator and considering
options for residential care homes with more than six mentally disordered or otherwise
handicapped persons or dependent and neglected children as a permitted use in the R-M zone.
While supporting the homeless coordinator is commendable and should be continued, other
programs should also be implemented to address the needs of homeless persons in Woodland,
The City could include the zoning codes allowing emergency shelters, transitional housing and
supportive housing as programs to meet the identified need of homeless persons. In addition,
programs that address long-term solutions to homelessness, like serving on the County’s Ten Year
Plan to End Homelessness and participating in HPAC, are also potential programs to address the
needs of homeless persons in Woodland, Another recommended program is implementing zoning
code provisions that permit SROs, which was a program in the previous housing eiement
(Program 2.20) and omitted in the Draft for this planning period with no explanation of the basis
for the omission.

Sites Inventory

Tables A1 and A2 contain the City's parcel inventory of vacant and redevelopable land zoned for
residential and commercial use. There are multifamily sites that should be removed from the
Inventory because they are not available for inmediate development and are inadequately sized
for multifamily development. Alsp, neither the map provided nor the inventory identify the
Spring Lake Specific Plan sites with sufficient detail to determine if they are available for
development for housing affordable to a particular income group.

1. Site Designation

Most of the sites that are zoned for multi-family housing are in the Spring Lake Specific Plan area.
The land inventory at Table A.2 lists the acreage of high density residential and estimated haolding
capacity of those four sites but does not include a unique reference or the requisite specificity
required in order to evaluate the availability of sites for development. The sites map at Page 51
only shows vacant and developable parcels, not their zoning designation. Thus, it is impossible to
determine whether the sites are contiguous or interspersed throughout the Spring Lake Specific
Plan Area. To the extent possible, multi-family housing should be interspersed with lower density
housing, which generates much less community opposition and fosters an integrated community.
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2. Size and Occupied Sites

The City’s land inventory by general plan designation and zoning district at Table 2-38 does not
provide an accurate assessment of the residential holding capacity for multi-family housing. The
City assumed very low and low income housing opportunities were provided by R-M and Spring
Lake Specific Plan R-25 zones. (See Draft, Page 53) Yet, to arrive at the residential holding
capacity, it appears that the City added up the size of all parcels located in each zone and
multiplied by the maximum density, which provides an unrealistic assessment of the actual
residential holding capacity. For example, in the ESD zone, the City added all ESD-zoned sites and
multiplied the total acreage by 25, arriving at a residential holding capacity of 412. The City
committed to not including 41 of the vacant and underutilized sites zoned ESD in its Draft at page
49 because they are not realistically developable during the planning period. The undevelopable
parcels include all sites on the first page of Table A.1. Nonetheless, these sites were included in
the realistic capacity assessment. Moreover, there are additional sites that should niot be included
in the sites inventory in the ESD zone. Parcel numbers 066-021-027-000, 063-060-001-000, 066-
021-028-000, 066-021-004-000, 963-060-005-060 and 063-060-010-000 are listed as
redevelopable but there is no analysis of the development potential of those pccupied sites as
required. The City must describe the extent to which the existing uses may impede residential
development, recent development trends in the area and for similar sites, market conditions
affecting development potential, and existing or proposed incentives to encourage residential
development on the identified sites in order to count those sites as developable during the
planning period. Consequently, there are currently no sites in the ESD zone that could
realistically be developed for very low and low income households during the planning period.

The R-M sites should similarly be removed from consideration. As the City states in its Draft, 14
sites with R-M zoning are less than one acre and were removed from consideration, yet it appears
that Table 2-38 includes those parcels: The only parcel that could potentially be considered is
AFN 066-030-033-000, although it is questionable whether it could support multi-family housing
given its size of 1.09 acres. Affordable housing developers consider a site of five to ten acres to be
Ideal for an affordable multi-family development. A site of less than two acres is generally not
feasible for development as a rental project. The size of the parcel is Important because a project
will need an economy of scale in order to be financially sound, especially with the limited funding
sources available to support affordable housing projects.

3. Deficit in Very-Low and Low Income Sites
Even assuming the 1.09 acre parcel in the R-M zone is d evelopable and adding the four

unidentified R-25 sites in the Spring Lake Specific Plan Area, there is still a deficit in land suitable
for development of housing for very-low and low income households within the planning period.
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The realistic holding capacity of the R-M and Spring Lake Specific Plan Area sites i

is 584, leavinga
deficit nfz:M units for very-low and low income households. The City will naodtutahm;:ﬁ
address this issue including re-working the relevant tables and narrative in the draft.

Conclusion

The City of Woodland, like many jurisdictions, produced few housing units duri

planning period as a result of economic conditions. Nuwﬁl:: the ﬂmnumngy. and in panrfiz:al:ze
housing market, is starting to recover, it is imperative that the City develop a housing element that
furthers the goal of providing housing to all income levels in the 2013-2021 planning period.
Although we would have appreciated the opportunity to meet with City staff to discuss our
concerns prior to the Draft's submission to your office, we appreciate the opportunity to submit
comments regarding the Draft Housing Element and thank you for considering them. We also
welcome questions or comments from City staff,

With kind regards,
LEGAL SERVICES OF NORTHERN CALIFORNIA

%@%—/

Alyza Meyer
Managing Attorney

cc:  Heidi Tschudin, General Plan Project Manager

Cindy Norris, Principal Planner
Ken Hiatt, Community Development Director
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5 UNITED STATES ENVIRONMENTAL PROTECTION AGENCY
{5&&3 WASHINGTON, D.C. 20460

Dear Colleague:

We are excited to share with you the enclosed report, Protecting Water Resources with
Higher-Density Development. For most of EPA's 35-year history, policymakers have facused
on regulatory and technological approaches to reducing pollution. These effarts have met
with significant success. But, the environmental challenges of the 21st century require new
solutions, and our approach to environmental protection must become more sophisticated.
One approach is to partner with communities to provide them with the tools and informa-
tion necessary to address current environmental challenges. It is our belief that good envi-
ronmental information is necessary to make sound decisions. This report strives to meet
that goal by providing fresh information and perspectives.

Our regions, cities, towns, and neighborhoods are growing. Every day, new buildings or
houses are proposed, planned, and built. Local governments, working with planners, citizen
groups, and developers, are thinking about where and how this new development can
enhance existing neighborhoods and also protect the community’s natural environment.
They are identifying the characteristics of development that can build vibrant neighbor-
hoods, rich in natural and historic assets, with jobs, housing, and amenities for all types of
people. They are directing growth to maintain and improve the buildings and infrastructure
in which they have already invested.

in addition to enjoying the many benefits of growth, communities are also grappling with
growth’s challenges, including development’s impact on water resources. In the face of
increasing challenges from non-point source pollution, local governments are looking for,
and using, policies, tools, and information that enhance existing neighborhoods and protect
water resources. This report gives communities a different perspective and set of information
to address the complex interactions between development and water quality.

Protecting Water Resources with Higher-Density Development is intended for water quality pro-
fessionals, communities, local governments, and state and regional planners who are grap-
pling with protecting or enhancing their water resources while accommodating growing
populations. We hope that you find this report informative as your community strives to
enjoy the many benefits of growth and development and cleaner water.

For additional free copies, please send an e-mail to ncepimal@one.net or call (800) 490-9198
and request EPA publication 231-R-06-001. If you have any questions concerning this study,
please do not hesitate to contact Lynn Richards at (202) 566-2858.

Sincerely,
Ben Grumbles Brian F. Mannix
Assistant Administrator Associate Administrator
Office of Water Office of Policy, Economics, and
Innovation

EEEL W miE s e—— i itk

Intarmet Address (LURL) « WMM?E
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Executive Summary

Growth and development expand communities’ opportunities by bringing in new residents,
businesses, and investments. Growth can give a community the resources to revitalize a
downtown, refurbish a main street, build new schools, and develop vibrant places to live,
work, shop, and play. However, with the benefits come challenges. The environmental
impacts of development can make it more difficult for communities to protect their natural
resources, Where and how communities accommodate growth has a profound impact on the
quality of their streams, rivers, lakes, and beaches. Development that uses land efficiently and
protects undisturbed natural lands allows a community to grow and still protect its

water resources.

The U.5. Census Bureau projects that the U.S. population will grow by 50 million people, or
approximately 18 percent, between 2000 and 2020. Many communities are asking where and
how they can accommodate this growth while maintaining and improving their water
resources. Some communities have interpreted water-quality research to mean that low-den-
sity development will best protect water resources. However, some water-guality experts
argue that this strategy can backfire and actually harm water resources. Higher-density devel-
opment, they believe, may be a better way to protect water resources. This study intends to
help guide communities through this debate to better understand the impacts of high- and
low-density development on water resources.

To more fully explore this issue, EPA modeled three scenarios of different densities at three
scales—one-acre level, lot level, and watershed level—and at three different time series
build-out examples to examine the premise that lower-density development is always better
for water quality. EPA examined stormwater runoff from different development densities to
determine the comparative difference between scenarios. This analysis demonstrated:

« The higher-density scenarios generate less stormwater runoff per house at all scales—
one acre, lot, and watershed—and time series build-out examples;

« For the same amount of development, higher-density development produces less
runoff and less impervious cover than low-density development; and

« For a given amount of growth, lower-density development impacts more of the
watershed.

Taken together, these findings indicate that low-density development may not always be the
preferred strategy for protecting water resources. Higher densities may better protect water
quality—especially at the lot and watershed levels, To accommodate the same number of
houses, denser developments consume less land than lower density developments.
Consuming less land means creating less impervious cover in the watershed, EPA believes
that increasing development densities is one strategy communities can use to minimize
regional water quality impacts. To fully protect water resources, communities need to employ
a wide range of land use strategies, based on local factors, including building a range of
development densities, incorporating adequate open space, preserving critical ecological
and buffer areas, and minimizing land disturbance.
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Introduction

Growth and development expand communities’ opportunities by bringing in new residents,
businesses, and investments. Growth can give a community the resources to revitalize a
downtown, refurbish a main street, build new schools, and develop vibrant places to live,
work, shop, and play. However, with the benefits come challenges. The environmental im-
pacts of development can make it more difficult for communities to protect their natural
resources. Where and how communities accommodate growth has a profound impact on the
quality of their streams, rivers, lakes, and beaches. Development that uses land efficiently and
protects undisturbed natural lands allows a community to grow and still protect its

water resources,

The U.5. Census Bureau projects that the US. population  Which is a better strategy
will grow by 50 million people, or approximately 18 per- o,
cent, between 2000 and 2020. Many communities are o prﬂtecF WHSE qualit}r.
asking where and how they can accommodate this low- or high-density
growth while maintaining and improving their water development?

resources. Some communities have interpreted water-

quality research to mean that low-density development will best protect water resources.
However, some water-quality experts argue that this strategy can backfire and actually harm
water resources. Higher-density development, they believe, may be a better way to protect
water resources. This study intends to help guide communities through this debate to better
understand the impacts of high- and low-density development on water resources.

Virtually every metropolitan area in the United States has expanded substantially in land area
in recent decades. According to the U.S. Department of Agriculture’s National Resources
inventory (NRI), between 1954 and 1997, urban land area almost quadrupled, from 18.6 mii-
lion acres to about 74 million acres in the contiguous 48 states (USDA, 1997h). From 1982 to
1997, when population in the contiguous United States

grew by about 15 percent, developed land increased by ~ Between 1954 and 1997,
25 million acres, or 34 percent. Most of this growth istak- yrban land area almost

ing place at the edge of developed areas, on greenfield ]
sites, which can include forestland, meadows, pasture, quadrupled, from 18.6 mil-
and rangeland (USDA, 1997a). Indeed, in one analysisof  lion acres to about 74
building permits in 22 metropolitan areas between 1989  million acres in the con-
and 1998, approximately 95 percent of building permits tiguous 48 states,

were on greenfield sites (Farris, 2001).

According to the American Housing Survey, 35 percent of new housing is built on lots
between two and five acres, and the median lot size is just under one-half acre (Census,
2001). Local zoning may encourage building on relatively large lots, in part because local
governments often believe that it helps protect their water quality. Indeed, research has
revealed that more impervious cover can degrade water quality. Studies have demonstrated
that at 10 percent imperviousness, a watershed is likely to become impaired and grows more
so as imperviousness increases [Arnold, 1996; Schueler, 1994). This research has prompted
many communities to adopt low-density zoning and site-level imperviousness limits, e.g.,
establishing a percentage of the site, such as 10 or 20 percent, that can be covered by
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impervious surfaces such as houses, garages, and driveways. These types of zoning and
development ordinances are biased against higher-density development because it has
more impervious cover. But do low-density approaches protect our water resources?

This S‘tud}i examines the assumption that low-density development is always better for water
quality.! EPA modeled stormwater runoff from different development densities at the site
level and then extrapolated and analyzed these findings at the watershed level. Modeling
results were used to compare stormwater runoff associated with several variations of

residential density.

Impacts from Development on Watershed Functions

A watershed is a land area that drains to a given body of water. Precipitation that falis in the
watershed will either infiltrate into the ground, evapotranspirate back into the air, or run off
into streams, lakes, or coastal waters. This dynamic is described in Exhibit 1.

EXHIBIT 1: Watershed Services
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As land cover changes, so does the amount of precipitation that absorbs into the
ground, evaporates into the air, or runs off,

A watershed may be large or small. The Mississippi River, for example, drains a one-million-
square-mile watershed made up of thousands of smaller watersheds, such as the drainage
basins of the creeks that flow into tributaries of the Mississippi. In smaller watersheds, a few
acres of land may drain into small streams, which flow into larger streams or rivers; the lands
drained by these streams or rivers make up a larger watershed. These streams support

! Stormwater runoff was used &5 a prasy for overall water quality. In general, the mare Storrmwater runoff a region experiences, the mora
assaciated pollutants, such as total nitrogen, phosphores, and suspended solids, will enter recelving waterbodies,
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diverse aguatic communities and perform the vital ecological roles of processing the carbon,
sediments, and nutrients upon which downstream ecosystems depend. Healthy, functioning
watersheds naturally filter pollutants and moderate water quality by slowing surface runoff
and increasing the infiltration of water into soil. The result is less flooding and soil erosion,
cleaner water downstream, and greater ground water reserves.

Land development directly affects watershed functions. When development occurs in previ-
ously undeveloped areas, the resulting alterations to the land can dramatically change how
water is transported and stored. Residential and commercial development create impervious
surfaces and compacted soils that filter less water, which increases surface runoff and
decreases ground water infiltration. These changes can increase the volume and velocity of
runoff, the frequency and severity of floeading, and peak storm flows.

Moreover, during construction, exposed sediments and construction materials can be
washed into storm drains or directly into nearby bodies of water. After construction, develop-
ment usually replaces native meadows, forested areas, and other natural landscape features
with compacted lawns, pavement, and rooftops. These largely impervious surfaces generate
substantial runoff. For these reasons, limiting or minimizing the amount of land disturbed
and impervious cover created during development can help protect water quality.

Critical Land Use Components for Protecting Water
Quality for Both Low- and High-Density Development

What strategies can communities use to continue to grow while protecting their water quality?
Watershed hydrology suggests that three primary land use strategies can help to ensure ade-
guate water resource protection: '

+ Preserve large, continuous areas of absorbent apen space;
+ Preserve critical ecological areas, such as wetlands, floodplains,
and riparian corridors; and
+ Minimize overall land disturbance and impervious surface associated
with development,
These approaches work because, from a watershed perspective, different land areas have dif-
ferent levels of ecological value. For example, a nutrient-rich floodplain has a higher ecologi-
cal value than a grass meadow. Communities should view these strategies as basic steps to
preserve watershed function and as the framework within which all development occurs.

PRESERVING OPEN SPACE

Preserving open space is critical to maintaining water quality at the regional level, Large, con-
tinuous areas of open space reduce and slow runoff, absorb sediments, serve as flood control,
and help maintain aquatic communities. To ensure well-functioning watersheds, regions
should set aside sufficient amounts of undisturbed, open space to absorb, filter, and store rain-
water. In most regions, this undeveloped land comprises large portions of a watershed, filtering
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out trash, debris, and chemical pollutants before they enter a community’s water systern. Open
space provides other benefits, including habitat for plants and animals, recreational opportuni-
ties, forest and ranch land, places of natural beauty, and community recreation areas.

To protect these benefits, some communities are preserving undeveloped parcels or regional
swaths of open space. One of the most dramatic examples is the New York City Watershed
Agreement. New York City, New York State, over 70 towns, eight counties, and EPA signed the
agreement to support an enhanced watershed protection program for the New York City
drinking water supply. The city-funded, multi-year, 51.4-billion agreement developed a multi-
faceted land conservation approach, which includes the purchase of 80,000 acres within the
watershed as a buffer around the city’s drinking water supply. This plan allows the city to
avoid the construction of filtration facilities estimated to cost six to eight billion dollars (New

York City, 2002).

PRESERVING ECOLOGICALLY SENSITIVE AREAS

Some types of land perform watershed functions better than others do. Preserving ecologi-
cally important land, such as wetlands, buffer zones, riparian corridors, and floodplains, is crit-
ical for regional water quality. Wetlands are natural filtration plants, slowing water flow and
allowing sediments to settle and the water to clarify. Trace metals bound to clay carried in
runoff also drop out and become sequestered in the soils and peat at the bed of the marsh
instead of entering waterbodies, such as streams, lakes, or rivers. Preserving and maintaining
wetlands are critical to maintain water quality.

In addition, strips of vegetation along
streams and around reservoirs are
important buffers, with wooded
buffers offering the greatest protec-
tion, For example, if soil conditions are
right, a 20- to 30-foot-wide strip of
woodland removes 90 percent of the
nitrates in stormwater runoff (Trust for
Public Land, 1997). These buffer zones
decrease the amount of pollution
entering the water system, Tree and
shrub roots hold the bank in place,

SRR L - preventing erosion and its resulting
Wetlands, such as this ene in Butte County, California, provide  sedimentation and turbidity. Organic
critical watershed services for the region, matter and grasses slow the flow of
runoff, giving the sediment time to settle and water time to percolate, filter through the soil,
and recharge underlying ground water. Research has shown that wetlands and buffer zones,
by slowing and holding water, increase ground water recharge, which directly reduces the
potential for flooding (Schueler, 1994), By identifying and preserving these critical ecological
areas, communities are actively protecting and enhancing their water quality.

;
:
:
]
z
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MiniMmizIng LAND DisTURBANCE AND IMPERVIOUS COVER

Minimizing land disturbance and impervious cover is critical to maintaining watershed
health. The amount of land that is converted, or “disturbed,” from undeveloped uses, such as
forests and meadows, to developed uses, such as lawns and playing fields, significantly
affects watershed health. Research now shows that the volume of runoff from highly com-
pacted lawns is almost as high as from paved surfaces (Schueler, 1995, 2000; USDA, 2001).
This research indicates that lawns and other residential landscape features do not function,
with regard to water, in the same way as nondegraded natural areas. In part, the difference
arises because developing land in greenfield areas involves wholesale grading of the site and
removal of topsoil, which can lead to severe erosion during construction, and soil com-
paction by heavy equipment. However, most communities focus not on total land disturbed,
but on the amount of impervious cover created.

Research has revealed a strong rela-
tionship between impervious cover
and water quality (Arnold, 1996;
Schueler, 1994; EPA, 1997). Impervious
surfaces collect and accumulate pollu-
tants deposited from the atmosphere,
leaked from vehicles, or derived from
other sources. During storms, accumu-
lated pollutants are quickly washed off
and rapidly delivered to aquatic sys-
temns. Studies have demonstrated that
at 10 percent imperviousness, a

watershed is likely to become
impaired (Schueler, 1996; Caraco, 1998; Current construction practices generally disturb the entire

Montgomery County, 2000), the development site, as shown by this site in Des Moines, lowa.
stream channel becomes unstable due to increased water volumes and stream bank erosion,
and water quality and stream biodiversity decrease, At 25 percent imperviousness, a water-
shed becomes severely impaired, the stream channel can become highly unstable, and water
quality and stream biodiversity are poor? (Schueler, 2000). The amount of impervious cover is
an important indicator of watershed health, and managing the degree to which a watershed is
developed is critical to maintaining watershed function.

num}owmm

Although the 10 percent threshold refers to overall imperviousness within the watershed,
municipalities have applied it to individual sites within the watershed, believing that lower den-
sities better protect watershed functions. Indeed, as mentioned earlier, some localities have
gone so far as to create strong incentives for, or even require, low densities—with water
resource protection as an explicit goal. These communities are attempting to minimize hard

2 The 10 peergent figure is not an absclute threshold. Recent studies have indicated that in some watersheds, sericus degradation may begin
well belows 10 percent. However, the level at which watenhed degradation begins i not the focus of this study, For purposes of our analysis,
EPA wses the 10 percent threshold i an indicator that water resources might be impacted

}There are different bevels of impairment. In general, when the t2m is used in EPA publications, it wusually means that awaterbody is not meet-
img s designated water quality standard, Howerver, the term can also imply a decline or absence of bisloglcal integrity: for example, the water-
body can no longer sustain critical indicator species, such as trout or salmon, Further, thene is a wide breadth of levels of impairment, from
waterbodies that e unable 1o support endangened spedes tn waterbodies that cannat support any of the beneficlal-use designations,

CHAPTER 2 — RESPONSES TO COMMENTS
2-218



FINAL EIR

PRUDLER TENTATIVE SUBDIVISION MAP PROJECT
MARCH 2016

surfaces at the site level. They believe that limiting densities within particular development sites
limits regional imperviousness and thus protects regional water quality. The next section exam-
ines this proposition and finds that low-density development can, in fact, harm water quality.

Low-Density Development—Critiquing
Conventional Wisdom

As discussed, studies have demonstrated that watersheds can suffer impairment at 10 percent
impervious cover and that at 25 percent imperviousness, the watershed is typically considered
severely impaired. Communities have often translated these findings into the notion that low-
density development at the site level results in better water quality. Such conclusions often
come from analysis such as: a one-acre site has one or two homes with a driveway and a road
passing by the property. The remainder of the site is lawn. Assuming an average housing foot-
print of 2,265 square feet! (National Association of Home Builders, 2001), the impervious
cover for this one-acre site is approximately 35 percent (Soil Conservation Service, 1986). By
contrast, a higher-density scenario might have eight to 10 homes per acre and upwards of 85
percent impervious cover (Soil Conservation Service, 1986). The houses' footprints account
for most of the impervious cover. Thus, low-density zoning appears to create less impervious
cover, which ought to protect water quality at the site and regional levels. However, this logic
overlooks several key caveats,

1. The “pervious” surface left in low-density development often acts like impervious surface.
In general, impervious surfaces, such as a structure’s footprint, driveways, and roads, have
higher amounts of runoff and associated pollutants than pervious surfaces. However,
most lawns, though pervious, still contribute to runoff
because they are compacted. Lawns are thought to Lawns still contribute to
provide “open space” for infiltration of water. However,
because of construction practices, the soll becomes ngar becaLise th?y are
compacted by heavy equipment and filling of depres- compacted and disturbed.
sions (Schueler, 1995, 2000). The effects of this com-
paction can remain for years and even increase due to mowing and the presence of a
dense mat of roots. Therefore, a one- or two-acre lawn does not offer the same infiltration
or other water quality functions as a one- or two-acre undisturbed forest. Minimizing
impervious surfaces by limiting the number of houses but allowing larger lawns does not
compensate for the loss of watershed services that the area provided before develop-

ment (USDA, 2001).

2. Density and imperviousness are not equivalent, Depending on the design, two houses may
actually create as much imperviousness as four houses. The impervious area per home
can vary widely due to road infrastructure, housing design (single story or multistory), or
length and width of driveways. To illustrate, a three-story condeminium building of 10
units on one acre can have less impervious surface than four single-family homes on the
same acre. Furthermore, treatment of the remaining undeveloped land on that acre can

*The average house built in 2001 induded three or more bedrooms, two and a half baths, and a two-car garage.
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vary dramatically between housing types. For example, in some dispersed, low-density
communities, such as Fairfax County, Virginia, some homeowners are paving their front
lawns to create more parking for their cars (Rein, 2002).

. Low-density developments often mean more off-site impervious infrastructure. Development
in the watershed is not simply the sum of the sites within it. Rather, total impervious area
in a watershed is the sum of site developments plus

the impervious surface associated with infrastructure  Water quality suffers not
supporting those sites, such as roads and parking lots. only from the increase in
Lower-density development can require substantially . .

higher amo:lt:ts of this infrastructure per house and Impervious suﬁace, bm. a.Isn
per acre than denser developments. Recent research  [TOM the associated activi-
has demaonstrated that on sites with two homes per  ties: construction, increased
acre, impervious surfaces attributed to streets, drive-  travel to and from the devel-
ways, and parking Icrt_s can reprtesent upwards of 75 opment, and extension of
percent of the total site imperviousness (Cappiella, .

2001). That number decreases to 56 percent on sites infrastructure.

with eight homes per acre, This research indicates
that low densities often require more off-site transportation-related impervious infra-
structure, which is generally not included when calculating impervious cover,

Furthermore, water quality suffers not only from the increase in impervious surface, but
also from the associated activities: construction, increased travel to and from the develop-
ment, extension of infrastructure, and chemical maintenance of the areas in and sur-
rounding the development. Qil and other waste products, such as heavy metals, from
motor vehicles, lawn fertilizers, and other common solvents, combined with the increased
flow of runoff, contribute substantially to water pollution. As imperviousness increases, so

do associated activities, thereby increasing the impact on water quality.

. If growth is coming to the region, limiting density on a given site does not eliminate that
growth. Density limits constrain the amount of development on a site but have little
effect on the region's total growth (Pendall, 1999, o )
2000). The rest of the growth that was going to come Growth is still coming
to the region still comes, regardless of density limitsin  to a region, regardless

a particular place. Forecasting future population of density limits in a
growth is a standard task for metropolitan planning ticul !

organizations as they plan where and how to accom- PEFLIEERSE P,

modate growth in their region. They project future

population growth based on standard regional population modeling practices, where
wage or amenity differentials, such as climate or culture (Mills, 1994)—and not zoning
practices such as density limits—account for most of a metropolitan area's population
gain or loss.* While estimates of future growth within a particular time frame are rarely
precise, a region must use a fixed amount of growth to test the effects of adopting

i The most widely-used such model—the REMI® Policy Insight™ model—uses an amenilty variable. However, even this is implemented as an
additional change in the wage rate. See Remi Model Structure, <wwacremi.com/Overview Evaluation/Structuresstructure himl=. The in-
house model used by the 5an Diego Assodation of Governments is an advanced example of the type used by councils of governments
around the country.<www.sandag.cog.ca.usiresources/demagraphics_and_other_data/demographicsforecasts/index aspe. :
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different growth planning strategies because it still must understand the economic,
social, and environmental impacts of accommodating a growing population. Absent
regional coordination and planning, covering a large part of a region with density limits
will likely drive growth to other parts of the region. Depending on local conditions, water
quality may be more severely impaired than if the growth had been accommodated at
higher densities on fewer sites.

Testing the Alternative: Can Compact Development
Minimize Regional Water Quality impacts?

To more fully understand the potential water quality impacts of different density levels, this
section compares three hypothetical communities, each accommodating development at
different densities—one house per acre, four houses per acre, and eight houses per acre.%

To assess regional water quality impacts, EPA modeled the stormwater impacts from different
development densities. In general, the more stormwater runoff generated within a region,
the more associated pollutants, such as total nitrogen, phosphorus, and suspended solids,
will enter receiving waterbodies. The three density leveis capture some of the wide range of
zoning practices in use throughout the country. All of these densities are consistent with sin-
gle-family, detached housing. EPA examined the stormwater impacts from each density sce-
nario at various scales of residential development’—one-acre, iot, and watershed
levels—and through a 40-year time series build-out analysis.

The Model and Data Inputs

The model used to compare the stormwater impact from the scenarios is the Smart Growth
Water Assessment Tool for Estimating Runoff (SG WATER), which is a peer-reviewed sketch
model that was developed specifically to compare water quantity and quality differences
among different development patterns (EPA, 2002). SG WATER's methodology is based on the
Matural Resources Conservation Service (NRCS) curve numbers (Soil Conservation Service,
1986), event mean concentrations, and daily rainfall data.? The model requires the total num-
ber of acres developed at a certain development density. If density is unknown, total percent
imperviousness can be used. The model was run using overall percent imperviousness.

EPA believes that the results presented here are conservative. SG WATER uses a general and sim-
ple methodology based on curve numbers. One limitation of curve numbers is that they tend
to underestimate stormwater runoff for smailer storms (less than one inch). This underestimate

® Darities at one, four, and eight residential units per acre are used here for ustrative purpases anly, Mary commisnities now bre soning
for one unit per two acres at the low-density end of the spectrum. Low-density residential zoning exists in places & diverse as Frankbn
County, Ohio, which requires no bess than two acres per unit <wwaooo franklinohows/development/franklin_co/LDR himI#304.041>) 1o Cobb
County, Georgia, sutside of Atlanta, which requires between ane and two units per acre In lis low-density residential districts {<www.cobb-
county.orgfeommunity/plan_bza_commission.htmi=). By comparison, some communities ane Beginning 1o allow higher densities, upwards
of 20 units per acre. For example, the high-density residential district in Sonoma County, California permits between 12 and 20 units per
acre [<wwnasonoma-county.org/prmd/Zoning/article_34.hime), and the city of Raleigh, North Carolina, allows up to 40 units per acre in
planned development districts

7 This exampie and others throughout this study compare residential units, but a similar companson incheding commerdal developrrent could also
be done .

¥ Dady time-step rainfall data for a 10-year period (1992-2001, Inclusive) were used.
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can be significant since the majority of storms are small storms. In addition, the curve num-
bers tend to overestimate runoff for large storms. However, curve numbers more accurately
predict runoff in areas with more impervious cover.? For the analysis here, the runoff from the
low-density site is underestimated to a larger degree than the runoff from the higher-density
site because the higher-density site has more impervious cover, Simply put, because of
methodology, the difference in the numbers presented here is conservative—it is likely that
the comparative difference in runoff between the sites would be greater if more extensive

modeling were used.

To isolate the impacts that developing at different densities makes on stormwater runoff, EPA
made several simplifying assumptions in the modeling:

+ EPA modeled only residential growth and not any of the corresponding commercial,
retail, or industrial growth that would occur in addition to home building. Moreover, EPA
assumed that all the new growth would occur in greenfields (previously undeveloped
land). Infill development, brownfield redevelopment, and other types of urban develop-
ment were not taken into consideration, nor were multifamily housing, apartments, or
accessory dwelling units.!?

+ The modeling did not take into account any secondary or tertiary impacts, such as addi-
tional stormwater benefits, that may be realized by appropriately locating the develop-
ment within the watershed. For example, siting development away from headwaters,
recharge areas, or riparian corridors could better protect these sensitive areas. Denser
development makes this type of protective siting easier since less land is developed.
However, these impacts are not captured or calculated within the modeling.

+ Whether developed at one, four, or eight houses per acre, when one acre is developed,
EPA assumed the entire acre is disturbed land (e.g., no forest or meadow cover would be
preserved), which is consistent with current construction practices.

+ All the new growth is assumed to be single-family, detached houses.! Whether
developed at one, four, or eight houses per acre, each home has a footprint of 2,265
square feet, roughly the current average size for new houses (National Association of

Home Builders, 2001).

¥ Mt existing stormwater models incorectly predict flows associated with small rains in urban areas. Mast existing urban runoff madsls
originated from drainage and flooding evaluation procedures that emphasized very lange rains (several inches in depth). These large storms
cantribate only very small portions of the annual average discharges, Maderate stormis, ocourring several times a year, are responsible for
the majority of the pedlutant discharges, These frequent discharges cause maostly chronic effects, such as contaminated sediment and fre-
quent high flow rates, and the inter-event perieds are not long encugh to allow the receiving water conditions 1o recover,

'™ Singhe-farnily, detached housing dominates many low-density residentlal developments. However, higher-density developments support
& range of housing types, induding townhouses, apartments, and ather forms of multifamily housing. These housing types generally have &
smaller footprint per house than 2,265 square fect. Therefore, a more realistlc situation for the higher-density scenarios would either be a
smailles housing footprint or an increase in the numbser of hemes atcommodated on one acre. In either case, induding these different hous-
ing types In the analysis would produce less overall stormwater runoff and less per house runoff for the higher-density scenarias.

"I is possible that when additional land wses, such as commercial, transportation, or recreation, are included in the analysis, the low- densi-
ty scenarios become relatively bess dense while the higher-density scenarios become relatively mare dense, In genaral, low-density residen-
tial developmeent tends to be assoclated with low-density commendal development, characterized by large retad spaces, wide roads, large
parking lots, and minimal public transportation, Higher-density residential areas are more (iely to have high-density commercial options,
with smaller netail spaces, mixed land uses, narmower strests, parking garages, on-street parking, and sometimes a well-devaloped public

transportation system, which can reduce parking needs.
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- The same percentage of transportation-associated infrastructure, such as roads, parking
lots, driveways, and sidewalks, is allocated to each community acre, based on the curve
number methodology from the NRCS. For example, each scenario has the same width of
road, but because the higher-density scenario is more compact, it requires fewer miles of
roads than the lower-density scenarios. So while the same percentage is applied, the
amounts differ by scenario. Collector roads or arterials that serve the development are
not included.

+ The modeled stormwater runoff quantity for each scenario is assumed to come from one
hypothetical outfall.

The model does not take into account wastewater or drinking water infrastructure, slope,
or other hydrological interactions that the more complex water modeling tools use.

Summary of Scenarios

Example 1 examines the stormwater runoff impacts on a one-acre lot that accommodates one
house (Scenario A), four houses (Scenario B), or eight houses (Scenario C). Example 2 expands
the analysis to examine stormwater runoff impacts within a lot-level development that accom-
modates the same number of houses. Because of different development densities, this growth
requires different amounts of land. Scenario A requires eight acres for eight houses, Scenario B
requires two acres for elght houses, and Scenario C requires one acre for eight houses.

Examples 3, 4, and 5 explore the relationship between density and land consumption by build-
ing in a watershed at different densities. Again, different amounts of land are required

to support the same amount of housing. Examples 6, 7, and 8 examine how the hypothetical
community grows over a 40-year timeframe with different development densities.

The scenarios and scales of development are summarized in Exhibit 2. EPA expects to capture
the differences in stormwater runoff associated with different development densities by using
these three scenarios (Scenarios A, B, and C) at four different scales (one acre, lot, watershed,

and buiid-out),

EXHIBIT 2: Summary of Scenarios

Scenario C:

Scale of Analysis Scenario A: Scenario B:
Eight houses

One house per Four houses
acre per acre

j4-_|.e|”__ .- —'.-.__ | Shoesspdraae

peracre

Example 1: One acre 1 house per acre

Example Z: Lot—Each deve- BRI [8 8 houses built 8 houses built
pment lot accommodates [T ‘on2acres on 1 acre

the same number of houses
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Example 3: Watershed— 10,000 houses 10,000 houses 10,000 houses
=T R LT ERVET T S built on 10,000 built on 2,500 built on 1,250
shed accommodates the el acres or % of acres or \ of
same number of houses the watershed the watershed
Example 4: Watershed— 10,000 houses 40,000 houses 80,000 houses
Each 10,000-acre water- built on 10,000 built on 10,000 built on 10,000
shed is fully built out at acres acres acres
different densities
Sl w R e s el 50,000 houses 80,000 houses 80,000 houses
Each scenario accommo- JRara 18] consume 2 consume |
dates the same number watersheds watersheds watershed
of houses
Example 6: Hypo 10,000 houses 10,000 houses 10,000 houses
build-out in the year built on 10,000 built on 2,500 built on 1,250
acres acres acres
Example 7: Hypothetical [elifaliliylah 18 20,000 houses 20,000 houses
build-out in the year built on 20,000 mmm h.filtﬂnm
2020 acres, or 2 water-  acres, or Y2 of 1 acres, or Yaof 1
sheds watershed watershed
Example 8: Hypothetical 40,000 houses m houses 40,000 houses
build-out in the year built on 40,000 Iﬂ.ﬂtﬂn 10,000 built on 5,000
2040 acres, or 4 water-  acres, or 1 acres, or ¥4 of 1
sheds watershed ‘watershed

Before analyzing the impacts of these different scenarios, it is useful to clarify some underly-
ing premises. This analysis assumes that:

1. Metropolitan regions will continue to grow. This assumption is consistent with U.S. Census
Bureau projections that the U.S. population will grow by roughly 50 million people by
2020 (Census, 2000). Given this projected population growth, most communities across
the country are or will be determining where and how to accommodate expected popu-
lation increases in their regions.

2. Housing density affects the distribution of new growth within a given region, not the
amount of growth. Individual states and regions grow at different rates depending on
a variety of factors, including macroeconomic trends (e.g., the technology boom in the
1980s spurring development in the Silicon Valley region in California) and demographic
shifts. Distribution and density of new development do not significantly affect these factors.
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3. The model focuses on the comparative differences in stormwater runoff between scenar-
ios, not absolute values, As discussed, using the curve number and event mean concen-
tration approach can underestimate the total quantity of stormwater runoff for smaller
storm events and in areas of lower densities. Because of this and other model simpiifica-
tions discussed above, the analysis does not focus on the absolute value of stormwater
runoff generated for each scenario but instead focuses on the comparative difference, or
the delta, in runoff between scenarios,

Results

The results from the eight examples for all three scenarios are presented below.

ExAMPLE 1: One-Acre LeveL

One Acre

EPA examined one acre developed at three different densities: one house, four houses, and
eight houses. The resuits are presented in Exhibit 3. As Exhibit 3 demonstrates, the overall
percent imperviousness for Scenario A is approximately 20 percent with one house per acre,
38 percent for Scenario B with four houses per acre, and 65 percent for Scenario C with eight
houses per acre (Soil Conservation Service, 1986).

EXHIBIT 3: Total Average Annual Stormwater Runoff for All Scenarios

Scenario A Scenario B Scenario C

ft A AAAA

ft A A AR
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Examining the estimated average annual runoff at the acre level, as illustrated in Exhibit 4,
the low-density Scenario A, with just one house, produces an average runoff volume of
18,700 cubic feet per year (ft*/yr). Scenario C, with eight houses, produces 39,600 ft*/yr, and
Scenario B falls between Scenarios A and C at 24,800 ft*/yr. in shaort, locking at the compara-
tive differences between scenarios, runoff roughly doubles as the number of houses increas-
es from one house per acre to eight houses per acre. Scenario C, with more houses on the
acre, has the greatest amount of impervious surface cover and thus generates the most
runoff at the acre level.

Looking at the comparative difference of how much runoff each individual house produces,
in Scenario A, one house yields 18,700 ft'/yr, the same as the per acre level. In the denser
Scenario C, however, each house produces 4,950 ft*/yr average runoff. The middle scenario,
Scenario B, produces considerably less runoff—8,200 _ )
ft'/yr—per house than Scenario A, but more than Each house in Scenario B
Scenario C. Each house in Scenario B produces approxi-  produces approximately
mrztely Thpercem less runoff than a house in Scenaric A, g7 percent less runoff than
and each house in Scenario C produces 74 percent less ; .
runoff than a house in Scenario A. This is because the a house in SFEMHD A’ and
houses in Scenarios B and C create less impervious sur-  €ach house in Scenario C
face per house than the house in Scenario A. Therefore,  produces 74 percent less
per house, each home in the higher-density communities runoff than a house in
results in less stormwater runoff. "

Scenario A.

Modeling at the acre level demonstrates that, in this

example, when density is quadrupled (from ane house

to four houses), stormwater runoff increases by one-

third per acre, but decreases by two-thirds per house. Moreover, when density increases by a
factor of eight—from one house to eight houses—stormwater runoff doubles per acre, but

decreases by almost three-quarters per house,

These results indicate when runoff is measured by the acre, limiting density does mini-
mize water quality impacts compared to the higher-density scenarios. However, when
measured by the house, higher densities produce less stormwater runoff.

ExampLE 2: Lot LEveL

Scale of Analysis Scenario B Scenario C

[ W0 " et ]

: - R
Bhousesbuilton 8 houses built on 8 houses built on
8 acres - 2 acres 1 acre
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EXHIBIT 8 tach Scenario Accommodates E&t Houses

Scenario A ﬂ
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For each development to accommeodate the same num-  The increase in runoff
ber of houses, the lower-density scenarios require more for Scenario A is due to
land to accommodate the same number of houses that e

Scenario C has accommodated on one acre. Specifically, the additional land
Scenario A must develop seven additional acres, or eight consumption.

acres total, to accommodate the same number of houses

as Scenario C. Scenario B must develop two acres to accommodate the same number of

houses. Exhibit 4 illustrates.

With each scenario accommodating the same number of houses, this analysis shows that
total average runoff in Scenario A is 149,600 ft*/yr (18,700 ft*/yr x 8 acres), which is a 278 per-
cent increase from the 39,600 ft*/yr total runoff in Scenario C. Total average runoff from eight
houses in Scenario B is 49,600 ft*/yr (24,800 ft'/yr x 2 acres), which is a 25 percent increase in
runoff from Scenario C. The increase in runoff for Scenario A is due to the additional land con-
sumption and associated runoff. The impervious cover for Scenario A remains the same at 20
percent, but now, seven additional acres have 20 percent impervious cover.

Examining the comparative difference in runoff between scenarios shows that lower
densities can create less total impervious cover, but produce more runoff when the
number of houses is kept consistent between scenarios. Furthermore, the higher-density
scenario produces less runoff per house and per lot.

EXAMPLE 3: WATERSHED LEVEL

Taking the analysis to the watershed level, EPA examined the comparative watershed
stormwater runoff impacts from accommodating growth at different densities. The water-
shed used in this analysis is a hypothetical 10,000-acre watershed accommodating only
houses. As discussed, the modeling does not include retail, business centers, farms, or any
other land uses typically seen in communities, nor does it take into consideration where the
development occurs within the watershed. Research has shown that upper sub-watersheds,
which contain smaller streams, are generally more sensitive to development than lower
sub-watersheds (Center for Watershed Protection, 2001).

Accommodating 10,000 houses at one house per acre in the 10,000-acre watershed would
fully build out the watershed. At the higher density of four houses per acre, one-guarter of the
watershed would be developed, and at eight houses per acre, one-eighth of the watershed
would be developed. Exhibit 5 shows the runoff associated with each of these scenarios.
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EXHIBIT 5: 10,000-Acre Watershed Accommeodating 10,000 Houses

62 million ft'/yr

of stormwater runoff
Site: 38% impervious
cover

Watershed: 9.5%
impervious cover

As Exhibit 5 illustrates, if development occurs at a lower density, e.g., one house per acre,
the entire watershed will be built out, generating 187 million ft3/yr of stormwater runoff.
Scenario B, at four houses per acre, consumes less land and produces approximately 62 mil-
lion fi/yr of stormwater runaff, while Scenario C, at the highest density, consumes the least
amount of land and produces just 49.5 million ft3/yr of stormwater runoff. Looking at the
comparative differences, Scenario A generates approximately three times as much runoff
from development as Scenario B, and approximately four times as much stormwater

runoff as Scenario C.

Exhibit 5 also illustrates that, in this example, overall Overall impervious
impervious cover for the watershed decreases as site den- cover for the water-

sity Increases, Scenarlo C, which has a lot-level impervi- ol ol ,
ousness of 65 percent, has a watershed-level impervious- she - EFFEESES as site
ness of only 8.1 percent, which is lower than the 10 density increases.
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percent threshold discussed earlier. Scenario B, with a density of four houses per acre, has a
site-level impervious cover of 38 percent, but a watershed imperviousness of 9.5 percent, which
is still lower than the 10 percent threshold. Finally, Scenario A, at a lot-level imperviousness of
20 percent, has the same overall imperviousness at the watershed level. Both of the higher-
density scenarios consume less land and maintain below-the-threshold imperviousness.

This simplistic illustration demaonstrates a basic point of

this analysis—higher-density developments can minimize At ON€ house per acre,
stormwater impacts because they consume less land than Manhattan would need
their lower-density counterparts. For example, imagine if approximately 750,000
Manhattan, which accommaodates 1.54 million people on more acres, or an addi-
14,720 acres (23 square miles) (Census, 2000), were devel- . ' )

oped not at its current density of 52 houses per acre, but tional 1,170 square miles,

at one or four houses per acre. At one house per acre, to accommodate its current
Manhattan would need approximately 750,000 more population at two people
acres, or an additional 1,170 square miles, to accommo- per household.

date its current population at two people per household.

That's approximately the size of Rhode Island. At four houses per acre, Manhattan would
need approximately 175,000 more acres, or an additional 273 square miles.

Reducing land consumption is crucial to preserving water quality because, as discussed pre-
viously, preserving large, continuous areas of open space and sensitive ecological areas is
critical for maintaining watershed services. In addition, because of their dense development
pattern, Scenarios B and C may realize additional stormwater benefits if the developed land is
appropriately sited in the watershed to protect sensitive ecological areas, such as headwa-
ters, wetlands, riparian corridors, and floodplains.

ExaMPLE 4: Remaming LAND i THE WATERSHED DEVELOPED

What happens if the remaining undeveloped parts of the watershed in Scenarios B and C are
developed? Exhibit & considers this situation.

Watershed—Each 10,000 Iﬂmm mm hnmaa au,;m;{m
acre w AT built on 10,000  builton 10,000  built on 10,000
aut at |:i ent densities acres acres acres
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EXHIBIT 6: 10,000-Acre Watershed Accommodating Different Numbers of Houses

Scenario A Scenario B Scenario C

248 million ft3/yr
stormwater runoff
Site: 38% impervious
cover

Watershed: 38%
impervious cover

CHAPTER 2 — RESPONSES TO COMMENTS
2-231



FINAL EIR

PRUDLER TENTATIVE SUBDIVISION MAP PROJECT
MARCH 2016

Each watershed is fully built out, and the watershed © Scenarios A and B accom-
developed at the highest density (Scenario C) is generat- modate only a small por-
ing approximately double the total stormwater runoff of .

Scenario A. Scenario B is generating approximately one- tion of the expected

third more runoff than Scenario A. Similar to the acre- growth. The rest will
level and lot-level results, Scenario C has the highest have to be built in
degree of impervious cover at 65 percent, while Scenario other watersheds.

A maintains the lowest level at 20 percent.

The higher densities found in Scenario B and C are degrading their watershed services to a
greater extent than Scenario A. However, the number of houses accommaodated in each commu-
nity is not the same. Scenario B is accommodating 30,000 more houses (four times the number
of Scenario A), and Scenario C is accommaodating 70,000 more houses (eight times the number
of Scenario A). Recall that density limits shift growth and do not generally affect the total
amount of growth in a given time period. Therefore, this is not a fair comparison. Scenarios A
and B accommodate only one-eighth and one-half, respectively, of the 80,000 houses accommo-
dated in Scenario C. Where do the other houses, households, and families go? To get a true
appreciation for the effects of density, Scenarios A and B must also show where those homes

will be accommodated. It is likely that they would be built in nearby or adjacent watersheds.

Our hypothetical community that develops at one house per acre (Scenario A} is able to accom-
modate only 10,000 houses. For the community that develops at that density to accommodate
the same number of houses that Scenario C contains, it must disturb and develop land from

nearby or adjacent watersheds.

EXAMPLE 5! ACCOMMODATING THE Same Mumgeer oF Houses

TN, 2

Watershed—Each scenario 1 hnmaper r {Mﬂﬁw | I houses per
accommodates the same ~acre—80,000  acre—=80,000 ;m-—m
number of houses  houses con-  houses con- :

As discussed, the U.S. population will increase by an estimated 50 million peaple by 2020,
Different areas of the country will grow at different rates in the future. Whether a region
anticipates 1,000 or 80,000 new households to come to the region over the next 10 years,
comparisons between build-out scenarios must keep the number of homes consistent. In this
case, if Scenario C is developed so that its entire watershed is built out to 80,000 houses, then
for a fair comparison, Scenarios A and B must also include 80,000 houses. Exhibit 7 illustrates

this situation.
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EXHIBIT 7: 80,000 Houses Accormmodated

Scenario A Scenario B Scenario C

At 4 hous
80,000 hou

% 4 houses

fyrof runoff =
496 million ft3/yr of
stormwater runoff

2 watersheds at 38%
impervious cover
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When the number of houses is kept consistent, Scenario A would need to develop an addi-
tional seven watersheds (assuming the same size watersheds) and Scenario B would need to
develop one additional watershed to accommodate the same growth found in Scenario C.

As Exhibit 7 demonstrates, for Scenario A to accommo- .

date the additional 70,000 homes already accommodat- Scenario A would need to
ed in Scenario C, it must develop another seven develop an additional seven
watersheds. This generates 1.496 billion ft*/yr of watersheds and Scenario B
stormwater runoff, Scenario C, with a development den- would need to develop one
sity of eight houses per acre, has still developed just one " .
watershed and is generating approximately 74 percent additional watershed in

less stormwater runoff than Scenario A—or 396 million ~ Order to accommodate
ft'fyr. Scenario B, at four houses per acre, is generating the same growth found
496 million ft*/yr runoff, or two-thirds less runoff than in Scenario C.

Scenario A, but 100 million ft*/yr more than Scenario C.

ExampLE 6: TIME SERIES BUILD-0UT ANALYSIS: BUiLD-ouT v 2000

Hypothetical build-out in ]ﬂ,m.hnusa»s _ 1w I‘nuseq-
the year 2000 built on 10,000 bu“mm bl.lﬂ'ﬂﬁ"l 1,250
acres acres - acres

Another way to examine this issue is to lock at what happens to build-out of the three sce-
narios over time. A basic assumption for EPA's modeling is that growth is coming to the
hypothetical community, and that growth will be accommodated within a fixed time
horizon. But what happens to growth in the hypothetical community over several,
sequential time horizons?

Given the dynamic nature of population growth, what will build-out look like in the
hypothetical community in 2000, 2020, and 2040 at different development densities? The
next several examples examine the amount of land required to accommodate increasing
populations within a watershed that develops at different densities. The purpose of this
time series build-out is to examine how much land is consumed as the population grows

in 20-year increments.

Starting in the year 2000, the three watersheds each begin with 10,000 homes. The only dif-
ference between the watersheds is the densities at which the building occurs. In 2000, they
might look something like Exhibit 8.
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EXHIBIT 8: Time Series Build-out Analysis: Build-out in 2000

As previously demonstrated in Example 3, building at higher densities consumes, or converts,
less land within the watershed. Scenario A, developing at one unit per acre, requires the
entire 10,000-acre watershed to accommodate 10,000 houses. Scenario C, on the other hand,
developing at eight units an acre, requires significantly less land to accommodate the same
amount of development.

ExampLE 7: TiME SeriEs BuiLo-out Anavysis: BuiLo-ouT v 2020

ical build-out in the

Fast-forwarding 20 years, the population in the hypothetical community has doubled from
10,000 houses to 20,000 houses. Each scenario must accommodate this additional growth at
different development densities. Exhibit 9 demonstrates how this development might look.
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EXHIBIT 9: Time Series Build-out Analysis: Build-out in 2020

Scenario B Scenario C

As Exhibit 9 demonstrates, Scenario A, developing at one house per acre, requires another
whole watershed to accommaodate the additional growth, Scenarios B and C, developing

at higher densities, can accommodate the additional growth within the same watershed.
Moreover, by developing at higher densities within the watershed, ample open space or
otherwise undeveloped land remains to perform critical watershed functions. No such land
exists in Scenario A, and, as previously discussed, lawns typically associated with one house
pper acre are not able to provide the same type of watershed services as forests, meadows,
or other types of unconverted land.

ExampLE 8; TIME Series BuiLD-ouT AnaLysis: BuiLp-out in 2040
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The hypothetical community continues to grow and, in another 20 years, population has
doubled again, requiring each scenario to accommodate 20,000 more homes at different
development densities. Exhibit 10 demonstrates how this development might look,

EXHIBIT 10: Time Series Build-out Analysis: Build-out in 2040

Scenario A

As Exhibit 10 demaonstrates, Scenario A, develaping at
one house per acre, must develop land in four water-
sheds, or 40,000 acres, to accommodate all its houses.
Scenario B, developing at a slightly higher density, uses
its remaining land to accommodate the additional
growth. Scenario C is still developing within the same
watershed and still has additional land available to pro-
vide watershed services. Scenario A and B do not. Any
land for watershed services would need to come from
additional watersheds.

Lower-density develop-
ment always requires
more land than higher
densities to accommodate
the same amount of
growth.

This build-out analysis can continue indefinitely with the same result: lower-density
development always requires more land than higher densities to accommodate the same

amount of growth. Because more land is required, more undeveloped land is converted.
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Findings/Discussion

The results indicate when runoff is measured by the acre, limiting density does produce less
stormwater runoff when compared to the higher-density scenarios. However, when meas-
ured by the house, higher densities produce less stormwater runoff. So, which is the
appropriate measure?

Typically, a planning department analyzes the projected stormwater runoff impacts of a
developer's proposal based on the acreage, not the number of houses being built. Based an
the results from the one-acre level example, communities might conclude that lower-density
development would minimize runoff. Runoff from one house on one acre is roughly half the
runoff from eight houses. However, where did the other houses, and the people who live in
those houses, go? The answer is aimost always that they went somewhere else in that
region—very often somewhere within the same watershed. Thus, those households still have
a stormwater impact. To better understand the stormwater runoff impacts from developing
at low densities, the impacts associated with those houses locating elsewhere need to be
taken into account. This approach has two advantages:

« It acknowledges that the choice is not whether to grow by one house or eight but is
instead where and how to accommodate the eight houses (or whatever number by
which the region is expected to grow).

+ It emphasizes minimization of total imperviousness and runoff within a region or water-
shed rather than from particular sites—which is more consistent with the science indicat-
ing that imperviousness within the watershed is critical.

To mare fully explore this dynamic, EPA modeled scenarios at three scales—one acre, lot, and
watershed—and at three different time series build-out examples to examine the premise
that lower-density development better protects water quality. EPA examined stormwater
runoff from different development densities to determine the comparative difference
between scenarios. The higher-density scenarios generated less stormwater runoff per house
at all scales and time series build-out examples. Exhibit 11 summarizes these findings.
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XHIBIT 11: Summary of Finding

Scenario B

Scenario C

Watershed Level: 10,000 houses accommodated irone 10,000-acre watershed
Scenario A : 10,000 | 200 | IM - 18,700 o
Scenario B | 2,500 % . ,! w 1 m l 67
Scenario C \ i m 3 E osM ?5*

i

g b B

Summary nfﬂulld out Examples-

Watershed Level: Time Series Build-out Analysis: Build-out in 2000

'Iﬂﬂmmm@mmmﬂw s consumed

fri

-

Scenario A built on 20,000 acres: 2 watersheds are consumed
z&mnmmmmmm%ﬁ watmham consumed
Scenario C 20,000 houses built on 2,500 acres: Y4 of 1 watershed is consumed
Watershed Level: Time Series Build-out Analysis: Build-out in 2040
40,000 houses built on 40,000 acres: 4 watersheds are consumed
Scenario B 40,000 houses built on 10,000 acres: 1 watershed is consumed

40,000 houses built on 5,000 acres: % of 1 watershed is consumed
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Specifically, this analysis demonstrates: EPA found that the higher-
+ With more dense development (Scenario C), runoff density scenarios generate
rates per house decrease by approximately 74 per- less stormwater runoff per
cent from the least dense scenario (Scenario A); house at all scales—one

« For the same amount of development, denser devel-  acre, [ot, watershed—and
opment produces less runoff and less impervious time series build-out
cover than low-density development; and

examples.

+ For a given amount of growth, lower-density devel-
opment uses more of the watershed,

Taken together, these findings indicate that low-density development may not always be

the preferred strategy for reducing stormwater runoff. In addition, the findings indicate that
higher densities may better protect water quality—especially at the lot and watershed levels.
Higher-density developments consume less land to accommodate the same number of
houses as lower density. Consuming less land means less impervious cover is created within
the watershed. To better protect watershed function, communities must preserve large, con-
tinuous areas of open space and protect sensitive ecological areas, regardless of how densely

they develop.

However, while increasing densities on a regional scaie can, on the whole, better protect
water resources at a regional level, higher-density development can have more site-level
impervious cover, which can exacerbate water quality problems in nearby or adjacent water-
bodies. To address this increased impervious cover, numerous site-level technigues are avail-
able to mitigate development impacts. When used in combination with regional techniques,
these site-level techniques can prevent, treat, and store runoff and associated pollutants.
Many of these practices incorporate some elements of low-impact development techniques
(e.g., rain gardens, bioretention areas, and grass swales), although others go further to
include changing site-design practices, such as reducing parking spaces, narrowing streets,
and eliminating cul-de-sacs.
Incorporating these techniques can
help communities meet their water
quality goals and create more interest-
ing and enjoyable neighborhoods,

A University of Oregon study,
Measuring Stormwater Impacts of
Different Neighborhood Development
Patterns (University of Oregon, 2001),
supports this conclusion. The study,
which included a study site near
Corvallis, Oregon, compared stormwa-
ter management strategies in three

uaiban PusiLic 54U UL 10 A ey

1T ‘ s

ESMETES nﬂghbmhocd dE‘H‘E|D|:II‘I'IEﬂt The city of Portland, Oregon, is developing urban stormwater
patterns. For example, best manage- strategies, such as these curb extensions that can absorb the

ment practices, such as disconnecting  straet's runoff from large storm events,
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residential roofs and paved areas from the stormwater system, introducing swales and water
detention ponds into the storm sewer system, and strategically locating open space, consid-
erably reduced peak water runoff and improved infiltration. The study concluded that “some
of the most effective opportunities for reducing stormwater runoff and decreasing peak flow
are at the site scale and depend on strategic integration with other site planning and design
decisions.” The study also found that planting strips and narrower streets significantly
reduced the amount of pavement and, as a result, runoff in developed areas.

A development in Tacoma, Washington, demonstrates that increasing densities and address-
ing stormwater at the site level can work effectively. The Salishan Housing District was built
on Tacoma'’s eastern edge in the 1940s as temporary housing for ship workers. It is currently a
public housing community with 855 units.
Redevelopment of Salishan will increase densities to Salishan Housing District
include 1,200 homes {public housing, affordable and mar- . . .
ket rate rentals, and fof—sale units), Eg::al retail, a farmers s re;:::iacmg.ﬂES ‘publlc
market, a senior housing facility, a daycare center, a housing units with 1,200
health clinic, commercial office space, and an expanded  units. Numerous site-level
Fommmunity center. Among the most important priorities  strg tegies, such as inte-
rthe redevelopment is restoring the water quality of ; .
Swan Creek, w:s:h forms the eastgern edge uquaIi::an. grating USE?’ narra:.‘rwmg
The creek is a spawning ground for indigenous salmon the streets, installing rain
populations that feed into the Puyallup River and Puget ~ gardens, and daylighting a
Sound. The site plan seeks to restore 65 percent of the stream, are used to restore
land to forest and pervious Iandicarpe. In a_ddrtlﬂn, the the water quality of Swan
streets will be narrowed to reduce impervious surfaces Lo
and also make the neighborhood more inviting for walk- Creek and revitalize an
ing. Some streets may be eliminated and replaced with  existing neighborhood.
pedestrian paths. The remaining streets will be bordered
by rain gardens that would accept, filter, and evapotranspire runoff. Most existing street sur-
faces would be reused, although some may be replaced with pervious pavers.

Communities can enjoy a further reduction in runoff if they take advantage of underused
properties, such as infill, brownfield, or greyfield'? sites, For example, an abandoned shop-
ping center (a greyfield property) is often almost completely impervious cover and is already
producing high volumes of runoff (Sobel, 2002). If this property were redeveloped, the net
runoff increase would likely be zero since the property was already predominately impervi-
ous cover. In many cases, redevelopment of these properties breaks up or removes some
portion of the impervious cover, converting it to pervious cover and allowing for some
stormwater infiltration. In this case, redevelopment of these properties can produce a

net improvement in regional water quaiity by decreasing total runoff, Exhibit 12

illustrates this opportunity.
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EXHIBIT 12: Redevelopment of a Greyfield Property

Before Redevelopment After Redevelopment

e ———r—— LAY 0 A S

Redevelopment of a former shopping mall in Boca Raton, Florida, provides an example of this
type of opportunity. The Mizner Park shopping mall was redesigned from its original pattern
of a large retail structure surrounded by surface parking lots; the 29-acre site now includes
272 apartments and townhouses, 103,000 square feet of office space, and 156,000 square feet
of retall space. Most parking is accommodated in four multistory parking garages. Designed
as a village within a city, the project has a density five times higher than the rest of the city
and a mix of large and small retailers, restaurants, and entertainment venues (Cooper, 2003).
Most significantly, the final build-out of Mizner Park decreased overall impervious surface on
the site by 15 percent through the addition of a central park plaza, flower and tree planters,
and a large public amphitheater,

Redeveloping brownfield and greyfield
sites can reduce regional land con-
sumption. A recent George Washington
University study found that for every
brownfield acre that is redeveloped, 4.5
acres of open space are preserved
(Deason, 2001). In addition to redevel-
oping brownfield sites, regions can
identify underused properties or land,
such as infill or greyfield sites, and tar-
get thase areas for redevelopment. For
example, a recent analysis by King
County, Washington, demonstrated
that property that is vacant and eligible

VdE 5T Asasing ceey,

The redevelopment of Mizner Park, a former shop-
for redevelopment in the county’s ping mall, decreased impervious cover by 15 per-

growth areas can accommodate cent through the addition of this central plaza.

263,000 new houses—enough for
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500,000 people (Pryne, 2002). Redeveloping this property Redeveloping brownfield
is an opportunity to accommedate new growth without :

expanding into other watersheds. As Kurt Zwikl, execu- and greyﬁe:ld SITES Eai
tive director of the Pottstown, Pennsylvania-based reduce regmnal land
Schuylkill River Greenway Association, said, “Certainly, if we CONsumption,

can get redevelopment going in brownfields and old indus-

trial sites in older riverfront boroughs like Pottstown and Norristown, that's a greenfield further
out in the watershed that has been preserved to absorb more stormwater” (Brandt, 2004).

Other Research

Current research supports the findings of this study. Several site-specific studies have been
conducted across the United States and in Australia that examine stormwater runoff and
associated pollutants in relation to different development patterns and densities. Several
case studies approach the research question with varying levels of complexity. Studies of
Highland Park, Australia; Belle Hall, South Carolina; New Jersey; Chicago, lllinois; and the
Chesapeake Bay each analyze the differences in runoff and associated water pollution from

different types of development patterns.

Queensiand University of Technology, Gold Coast City Council, and the Department of Public
Works in Brisbane, Australia, examined the relationship between water quality and six differ-
ent land uses to offer practical guidance in planning future developments. When comparing
monitored runoff and associated pollutants from six areas, they found the most protective
strategy for water quality was high-density residential development (Goonetilleke, 2005),

The Belle Hall study, by the South Carolina Coastal Conservation League, examined the water
quality impacts of two development alternatives for a 583-acre site in Mount Pleasant, South
Carolina. The town planners used modeling to examine the potential water quality impacts of
each site design. In the "Sprawl Scenario,” the property was analyzed as if it developed along

a conventional suburban pattern. The *Town Scenario” incorporated traditional neighbor-
hood patterns. In each scenario, the overall density and intensity (the number of homes and
the square feet of commercial and retail space) were held constant. The results found that the
"Sprawl Scenario” consumed eight times more open space and generated 43 percent more
runoff, four times more sediment, almost four times more nitrogen, and three times more
phosphorous than the "Town Scenario” development (South Carclina Coastal Conservation

League, 1995).

These findings hold at a larger, state scale. New Jersey's State Plan calls for increasing densi-
ties in the state by directing development to existing communities and existing infrastruc-
ture. Researchers at Rutaers University analyzed the water quality impacts from current
development trends and compared them to water quality impacts from the proposed com-
pact development. The study found that compact development would generate significantly
less water pollution than current development patterns, which are mostly characterized by
low-density development, for all categories of pollutants (Rutgers University, 2000). The
reductions ranged from over 40 percent for phosphorus and nitrogen to 30 percent for
runoff. These conclusions supported a similar statewide study completed in 1992 that
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concluded that compact development would result in 30 percent less runoff and 40 percent
less water pollution than would a lower-density scenario (Burchell, 1995),

Researchers at Purdue University examined two possible project sites in the Chicago area
[Harbor, 2000). The first site was in the city; the second was on the urban fringe. The study
found that placing a hypothetical low-density development on the urban fringe would pro-
duce 10 times more runoff than a higher-density development in the urban core.

Finally, a study published by the Chesapeake Bay Foundation in 1996 comparing conven-
tional and clustered suburban development on a rural Virginia tract found that clustering
would convert 75 percent less land, create 42 percent less impervious surface, and produce
41 percent less stormwater runoff (Pollard, 2001). These studies suggest that a low-density
approach to development is not aiways the preferred strategy for protecting water resources.

Conclusions

Our regions, cities, towns, and neighborhoods are growing. Every day, new buildings or
houses are proposed, planned, and built. Local governments, working with planners, citizen
groups, and developers, are thinking about where and how this new development can
enhance existing neighborhoods and also protect the community’s natural environment.
They are identifying the characteristics of development that can build vibrant neighbor-
hoods, rich in natural and historic assets, with jobs, housing, and amenities for all types of
people. They are directing growth to areas that will maintain and improve the buildings and
infrastructure in which they have already invested. In addition to enjoying the many benefits
of growth, communities are also grappling with growth's challenges, including develop-
ment'’s impact on water resources,

Many communities assume that low-density development automatically protects water
resources. This study has shown that this assumption is flawed and that pursuit of low-density
development can in fact be counterproductive, contributing to high rates of land conversion
and stormwater runoff and missing opportunities to preserve valuable land within watersheds.

The purpose of this study Is to explore the effects of development density on stormwater runoff
and to illustrate the problems with the assumption that low-density development is automati-
cally a better strategy to protect water quality, To that end, three different development densities
were modeled at the one-acre, lot, and watershed levels, as well as in the time series build-out
examples. The modeling results suggest that low-density development is not always the pre-
ferred strategy for protecting water resources. Furthermore, the results seem to suggest that
higher-density development could better protect regional water quality because it consumes
less land to accommodate the same number of homes.

However, while this study shows that low-density development does not automatically better
protect water resources, it does not conclude that high-density development is therefore neces-
sarily more protective. This study has not considered ali factors, such as location of deveiopment
within the watershed, varying soil types, slope, advanced post-construction controls (and their
performance over time), and many other factors. In that sense, this study concludes that there
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are good reasons to consider higher-dersity development  Additional relevant infor-
as a strategy that can better protect water resourcesthan i o b found in
lower-density development. However, any bias toward

either is inappropriate from a water perspective. A superior these resources:
approach to protect water resources locally is likely to be + Protecting Water Resources

some combination of development densities, based on with Smart Growth, available
local factors, incorporating adequate open space, preserv- 4. e o

' ; - .epa.gov/smart-

g l:nth':al eonlagiFal and r areas, and growth/pdf/waterresources
minimizing land disturbance. with_sq.pdf

These condusions have implications for how communities . . )
can enjoy the benefits of growth and development while h Cr;alngg G'..m.t Neighbor
also protecting their water quality. Additional relevant infor- oods: %ns;ty mn Your
mation can be found in other resources, such as Protecting Community, available at:
Water Resources with Smart Growth and Using Smart Growth  WWW.epa.gov/smart
Techniques as Stormwater Best Management Practices.* Both  9rowth/pdf/density.pdf.
publications draw on the experience of local governments,

which has shown that regional and site-specific strategies are most effective when implemented
together. In addition, Creating Great Neighborhoods: Density in Your Community, by the Local
Government Commission and the National Association of Realtors, can provide

information on some of the other benefits from density that communities can enjoy.

Nationwide, state and local governments are considering the environmental implications of
development patterns. As low-density development and its attendant infrastructure consume
previously undeveloped land and create stretches of impervious cover throughout a region, the
environment is increasingly affected. In turn, these land alterations are not only likely to degrade
the quality of the individual watershed, but are also likely to degrade a larger number of water-
sheds, EPA believes that increasing development densities is one strategy communities can use
to minimize regional water quality impacts.

13 Farthcoming EPA publication.
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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, 815124(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, 815124. 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 8 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 15009.

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:

(@) 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 821061.3. 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 8§88 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
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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

October 19, 2015; 6 pages, Items (a) - (h)

Bobby Harris, 23 Pershing Avenue, Woodiand CA 95695
Email (is preferred, please reply to): yolosun@gmail.com

City of Woodland, Community Development Department
300 First Street, Woodland CA 95695
Re: Prudler Project Draft EIR

| raise the following objections to the Prudier Project Draft EIR:

(a) The mixed-use alternative is obviously unreasonable, appearing to be
simply a — “straw-man” -- used to leverage exclusion from consideration of
a higher density alternative -- which it is absolutely essential to examine.

A prominent “project objective” is not to compete with County Fair Mall,
which has submitted a letter in support of the proposed project (and would
not have done so if there was any valid reason (via City Hall) to believe that
commercial zoning would become any significant aspect of it).

Truly -- the actual mixed-use character of this overall situation is readily
seen: County Fair Mall is the commercial element, while its (equal, former)
expansion area occupies the residential component of a mixed-use format.

The pivotal question is: What level of residential zoning density is optimal?

Mall owners will swiftly say: The formula for basic success is maximization
of residential densities nearby their location. Higher residential densities at
the relevant site would be supportive - if not transformative -- of the actual,
realistic success of County Fair Mall, the future of which remains clouded.

Environmental effects upon County Fair Mall of adopting some higher-
density residential alternative at the site of the proposed project have not
been addressed, analyzed or considered by the Prudler Project Draft EIR;
they must be. Environmental effects regarding future viability of County
Fair Mall must be examined in relation to potential zoning decisions
involving a range of residential density alternatives of the propEEsga ﬁgject.

CITY CLERK'S OFFICE
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Letter 3
Cont’d

Prudler Project Draft EIR; October 18, 2015; page 2 of 6

(b) Environmental effects / impacts of the proposed project upon phased
build-out of Spring Lake Specific Plan must be carefully delineated and
considered, including its influences regarding basic financial elements of
the Plan. Declining rates of housing build-out and sales within the Plan will
adversely affect the city's economic planning and bonded indebtedness, as
well as affecting the Plan's capabilities to provide intended aspects of
public infrastructure and facilities. Adverse environmental effects / impacts
upon Spring Lake Specific Plan will result from the proposed project; these
effects / impacts remain unaddressed and unanalyzed by the Draft EIR.

(e) Processing the proposed project as an amendment to the existing
General Plan, in the face of the General Plan Update process, appears to
be predicated on an erroneous perception that the site constitutes “infill,” in
planning jargon.

This project does not represent legitimate “infill;" rather, it sits distinctly
upon the utter municipal periphery {although possessing important urban
significance, totally denigrated by the proposed, low-density style of this
project). Only the city's civic facilities separate it from undeveloped land.

As well, the SACOG “Blueprint” for sustainable communities in this region
does not recognize this site as representing proper “infill,” (*. . . does not
include capacity projects within the vicinity of the [proposed] project;”
please see Draft EIR, p. 229).

Also, the proposed project abruptly conflicts with key sustainability percepts
of basic city planning policies, such as represented within its Climate Action
Plan (please see pages 23 and 24 of document, regarding land use topics
— Strategy T/LU-2: Infill Development, Redevelopment, and Repurposing;
Strategy T/LU-3; Smart Growth in New Development).

Strategy T/LU-2 indicates that the city's Urban Line Ordinance (see below)
clearly applies to the irreversible environmental effects / impacts of the
proposed project; yet, there is no evidence that it has been applied.
Implementing a {2006) ballot-based ordinance, it would seem justifiad that
such city process / policies should not be occurring under-the-floorboards.
Formal, comprehensive address to contexts of the proposed project, within
the city's planning ambit of the Urban Limit Line Ordinance, is imperative.
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Letter 3
Cont’d

Prudler Project Draft EIR; October 19, 2015; page 3 of 6

(d) Not yet implemented (apparently, until the new 2015-35 General Plan),
an Urban Limit Line Ordinance was adopted by Woodland voters in June of
2006. It would seem plain that local voters did not intend a near decade-
long delay in implementation of such basic planning law.

This ordinance establishes that: “[Tjhe City shall continually reevaluate
residential land use densities, housing policies and zoning to determine the
potential for increased residential densities for both infill sites and
undeveloped land within the permanent urban limit line. The City shall
continually review existing non-residential zoning to determine potential for
conversion to higher density residential uses within the permanent urban
line.”

There has apparently yet been no municipal planning process, at all,
related to implementing this ballot-based ordinance, regarding the
proposed project, which is intended for location upon a unique and key
peripheral site. And of course, both prongs of this voter-installed planning
ordinance have been fully relevant to this site, since it has for decades
been zoned as commercial.

“[Clontinually reevaluate” would seem to indicate that such determination
would occur at least upon each successive project concept / application
pertaining to such a unique and key site as the proposed project. This
legally-binding municipal ordinance, however, has apparently never been
implemented for purposes of; “[D]etermin([ing] the potential for increased
residential densities,” regarding the land involved with proposed

project. As noted in (c), above, basic city policy demands such
implementation / application, involving irreversible environmental impacts.

Foreseeable environmental consequences of the proposed project, such as
its irreversible impacts / effects regarding present, future implementation of
the city's Urban Limit Line Ordinance, alongside a range of (reasonable
and relevant) alternative developmental scenarios, are obviously intended
to be included within CEQA analyses. The city's Urban Limit Line
Ordinance makes (lawfully) imperative such inclusion and analysis within
the Draft EIR, of an increased density alternative for the Prudler Project.

y
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Letter 3
Cont’d

Prudler Project Draft EIR; October 19, 2015; page 4 of 6

(e) As outlined within objections (already within the Draft EIR, p. 230) by
Legal Services of Northern California to the proposed project, the city has a
glut of low density zoning / housing and a dearth of higher density zoning
opportunities. Objections to this project by Legal Services indicate that:

“The proposed Prudler Subdivision would add to the very large surplus of
above-moderate and moderate income units, while failing to address the
City's obligation to rezone land to accommodate very low and low income
housing units. The City should be encouraging higher density development
to address the significant shortfall, as required by housing element
law. The proposed project is inconsistent with the city's Housing Element,
further exacerbating the surplus of above-moderate income units, and its
negative impact cannot be mitigated.”

Continuation of such vast imbalance between low and higher density
zoning, within the proposed project, clearly contains various environmental
effects / impacts remaining unaddressed and unanalyzed by the Draft EIR.

These critical / key, local housing issues, should properly become topics
within the current process of General Plan Update, rather than allowing the
proposed project to side-step / circumvent such profound matters, using an
amendment to the decades-old, existing General Plan. Prematurely acting
(with no good civic reason) to consider / approve the proposed project, also
results in environmental effects / impacts within that fundamental process;
these effects / impacts remain unaddressed and unanalyzed.

(f) City of Woodland’s General Plan Update (2015-2035) is presently
being accomplished. The relevant site is located on a principally urban,
developmental and transit corridor, southern East Street. This corridor has
its own City Specific Plan, environmental effects / impacts upon which, by
the proposed project, remain unaddressed, unanalyzed and unconsidered.

The relevant site is adjacent to: County Fair Mall, Yolobus' city transit-hub,
Woodland Community & Senior Center (and Sports Park) and Spring Lake
Specific Plan. Adverse environmental effects will result from prematurely
acting to approve the proposed project, prior to completion and adoption of
the new City General Plan, within which this site must become integrated.
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Letter 3
Cont’d

Prudler Project Draft EIR; October 19, 2015; page 5 of 6

The existing General Plan and Spring Lake Specific Plan are based upon
planning assumptions of the relevant site being zoned for commercial uses
(please see Spring Lake Specific Plan, p. 8-1).

Alteration of such key zoning must be consolidated within comprehensive
processes of the current General Plan Update, not prematurely addressed
through such a proposed, tardy amendment to the existing General Plan.

Various alternatives for future development of this important site must be
comprehensively identified, analyzed, evaluated and considered within the
current General Plan Update. Adverse environmental effects / impacts will
flow from premature action upon the proposed project, considering and
approving it, while these effects / impacts of such premature approval upon
the General Plan Update process remain unaddressed and unanalyzed.

{(g) Park space within the proposed project is a subject of serious shame.

City standards require 3.35 acres of park. However, this project will provide
only 1.38 acres, expecting to mitigate this huge deficiency by providing the
remaining — required park space — somewhere else, outside of the project.

Such a mitigation scheme is totally unreasonable. Park space is relevantly
meaningful to inhabitants of this proposed project -- only to the extent that it
is properly sized and convenient. Buying park space somewhere else,
likely so these developers can expand profit margins within this project --
will not serve to satisfy serious needs of this projects’ dwellers for properly
sized park space; such residents will plainly be sorely distressed by a park
less than half of the size it should be {according to city standards).

Mitigation is not reasonably applied in this circumstance, leaving the great
majority of park space required by the proposed project, to be located at an
unknown and likely, greatly inconvenient distance from the persons who
need to use it. Are folk supposed to jump into motor vehicles and drive to
park space being provided through such an adverse mitigation scheme?

A point of support(?) has been raised, that this park will also be used by
residents of the nearby portion of Spring Lake Specific Plan. A special
“pass-through” element has been included within the proposed project, to
expedite use of this aiready far too smaii park, by Spring Lake residents.
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Letter 3
Cont’d

Prudler Project Draft EIR; October 19, 2015; page 6 of 6

The proposed project’s entire park space scenario is wholly unreasonable,
3-12 | with a cumulative nature of environmental effects / impacts which have not
been addressed, analyzed or considered within the Draft EIR.

Park space of 3 acres, while deferring a third of an acre to another location,
3-13 | might have been reasonable — given good cause; but, the present situation
of park space within the proposed project is obviously unreasonable,
untenable and must be rejected.

(h) | incorporate by reference, as if fully set forth herein, prior Yolo Sun
3-14 | articles available on the internet (Jan. 24, 2014; Feb. 2, 2015; Sept. 28,
2015; Oct. 14, 2015) about the proposed project.

BOBBY HARRIS
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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

October 23, 2015; Page 1 of 4

From: Bobby Harris (yolosun@gmail.com)

To: City of Woodland, Community Development Department, 300 First
Street, Woodland CA 95695

Re: Prudler Project Draft EIR (Supplementary Objections)

I'll raise several supplementary objections to append with my commentary
document filed on October 21, 2015:

The site of the proposed project is the expansion site for County Fair Mall.

Though no longer perceived as expandable, County Fair Mall remains
intrinsically connected to this site, currently because its future growth space
has since evolved into a prominent, potential element of its conservation.

This relationship must be recognized and applied within land use decisions
regarding this (expansion) site, especially in the contemporary moment,
while the future viability / nature of the Mall is quite tenuous / uncertain,
with existence of very substantial / significant environmental consequences
related to these evolving conditions.

As indicated within my prior document of objections, there exists a
genuinely valuable mixed-use contour / relationship between County Fair
Mall and its former growth site. Such vital recognition / expression triggers
the imperative need for a comprehensive analysis and evaluation of the
potential influence of increased residential densities within this (expansion)
site, alongside an examination regarding improved / intensified physical
connectivity between these two, long associated parcels.

Limiting (to low) residential densities on this (expansion) site would result in
significant and irreversible environmental effects, related to the future
nature and viability of County Fair Mall. Increased density alternatives for
any residential development of the proposed project site must thus be
examined, analyzed and considered within the Draft EIR.
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Letter 4
Cont’d

October 23, 2015; Prudler Project (Supplementary Note); Page 2 of 4

Adjacent to the city's East Street Corridor Specific Plan (and should have

been included within in it; why it is not, is strange), future development of

this site has huge and undeniable effects upon such city planning efforts;

these effects must be addressed, examined, analyzed and considered
within the proposed project's Draft EIR.

Efficient, attractive and environmentally sustainable (pedestrian, etc.)
access between County Fair Mall and increased density residential
development upon this site would create a stronger ‘neighborhood focus
and identity,” presently lacking from the Mall's profile. Such a key dynamic
would naturally reach into the nearby portion of Spring Lake Specific Plan.

North of the Mall, there exists state property (the county fairgrounds) which
eliminates any creation of such a key commercial dynamic: close proximity.

County Fair Mall (and by some good measure, civic interests) would greatly
benefit from its ability to enhance its commercial scope through such a
dynamic of ‘neighborhood focus and identity,’ since its days of being at the
cutting edge of major local commerce have long waned / been eclipsed.

Accomplishing such important and comprehensive public and private
benefits, demands that increased density residential alternatives to the
proposed project be examined, analyzed and considered in a draft EIR,; the
current EIR entirely fails to address these fundamental city planning issues.

It seems that this 40 acre site was oddly (erroneously) left aside as
irrelevant, when composition of the relevant (urban corridor) city specific
plan was created, leaving it to crazily fall through the planning-cracks and
appear in the distinctly unsuitable posture of now being proposed as the
same sort of low density residential zoning, of which the city has quite
tremendous oversupply -- as contrasted with the unique civic and private
values clearly achievable (one way or another) upon this particular site.

Another example of this site falling through planning-cracks (of various
sorts) is reflected by the fact that so much of my comment is directly
relevant to basic issues of implementation of the city’s Urban Limit Line
Ordinance, consideration of which is unlawfully absent from this Draft EIR.
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Letter 4
Cont’d

October 23, 2015; Prudler Project (Supplementary Note); Page 3 of 4

Persons eventually residing within this site are at walking distance from
both, responsive commercial access and access to regional Yolobus
service (eliminating need to transfer from feeder-routes). Higher density
residential development is obviously an authentic value for these specific
planning circumstances and such value extends to environmental effects
that are not addressed, examined, analyzed or considered in this Draft EIR.

When SACOG updates its “Blueprint” for sustainable regional communities,
it might well be expected that this specific site would easily be targeted for
the sort of higher-density transportation / commercial hub, which is so
widely promulgated by “smart-growth” planning principles. Of course,
presently, this site is not even considered by SACOG as legitimate “infill."

Something is plainly wrong with planning of the proposed project site being
processed as “infill" — outside of the contemporaneous General Plan (2015-
2035) Update — while it clearly represents such potential and important
values, in terms of city sustainability policies of its Climate Action Plan
(noted in initial document of objections), environmental values and options
likely to become recognized by the updated SACOG "Blueprint.”

These particular circumstances are environmentally pivotal; yet, because
the proposed project’'s Draft EIR lacks a higher residential density
alternative, there is within it no address, examination, analyses or
consideration of these key environmental circumstances or effects; this
Draft EIR is starkly deficient, attempting to circumvent adopted public
environmental policy and processes at local, regional and state levels.

Dovetailed into these serious problems are general issues regarding the
city's vast imbalance between low residential density housing / zoning and
higher residential density zoning opportunities (noted at item (e) of
document of objections). Continuation of this adverse housing density
imbalance by the proposed project, surely means that higher residential
density opportunities must eventually become located within other (perhaps
less desirable or less environmentally sustainable) locations.

This circumstance illustrates the sound-planning reasoning adopted by
local voters (2006) within the city’s Urban Limit Line Ordinance, (lawful)

"reascning which is being recklessly (unlawfully) ignored by this Draft EIR.
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Letter 4
Cont’d

October 23, 2015; Prudler Project (Supplementary Note); Page 4 of 4

Environmental effects / impacts certainly occur as a result of contrasting /
differential locations of lower and higher density residential developments.

4'11, This Draft EIR fails to address, examine, analyze or consider these serious,
Cont’d cumulative and irreversible environmental effects / impacts, caused by the
proposed project’s perpetuation / extension of an enormous disparity
between low and high density residential development.

BOBBY HARRIS
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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 maodifications 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.
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MITIGATION MONITORING

3 AND REPORTING PLAN

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:

e Avoids the impact altogether by not taking a certain action or parts of an action;

e Minimizes impacts by limiting the degree or magnitude of the action and its
implementation;

e Rectifies the impact by repairing, rehabilitating, or restoring the impacted
environment;

e Reduces or eliminates the impact over time by preservation and maintenance
operations during the life of the project; or

e 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
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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:

e On-site, day-to-day monitoring of construction activities;

e Reviewing construction plans and equipment staging/access plans to ensure
conformance with adopted mitigation measures;

e Ensuring contractor knowledge of and compliance with the MMRP;

e Verifying the accuracy and adequacy of contract wording;

e Having the authority to require correction of activities that violate mitigation
measures, securing compliance with the MMRP;

e 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,;

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

e 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 Monitoring Implementation
Number Impact Mitigation Measure Agency Schedule Sign-off
4.2 Transportation and Circulation
4.2-3 Alternative 4.2-3  Prior to approval of Improvement Plans, the | Community Prior to approval
transportation facilities. project applicant shall contribute the fair | Development of Improvement
share fee towards providing transit service to | Department Plans
the project site. The applicant’s fair share
contribution shall be determined by the City | Yolo County
of Woodland and YCTD. Transportation
District
4.2-6 Alternative 4.2-6  Implement Mitigation Measure 4.2-3 See Mitigation See Mitigation
transportation facilities Measure 4.2-3 Measure 4.2-3
under cumulative
conditions.
Initial Study
I-d Create a new source of | I-1 A detailed lighting plan shall be submitted for | Community In conjunction
substantial light or the review and approval by the Community | Development with the project
glare, which would Development Department and the | Department Improvement
adversely affect day or Engineering Department in conjunction with Plans
nighttime views in the the project improvement plans. The plan shall | Engineering
area? show, at minimum, the locations (both ground | Department

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.
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MITIGATION MONITORING AND REPORTING PLAN
PRUDLER TENTATIVE SUBDIVISION MAP PROJECT

Impact Monitoring Implementation
Number Impact Mitigation Measure Agency Schedule Sign-off
IV-a,b Have a substantial V-1 If construction is expected to occur during | Community No later than 30
adversely effect, either the raptor nesting season (January 1 to | Development days prior to the
directly or through October 31), then no later than 30 days prior | Department initiation of
habitat modifications, to the initiation of construction activities, a construction
on any species pre-construction survey shall be performed activities, if

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?

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

construction is
expected to
occur during the
raptor nesting
season (January
1 to October 31)
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MITIGATION MONITORING AND REPORTING PLAN
PRUDLER TENTATIVE SUBDIVISION MAP PROJECT

Impact Monitoring Implementation
Number Impact Mitigation Measure Agency Schedule Sign-off
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 | IV-2 Prior to grading permit, the applicant shall | Community Prior to grading
policies or ordinances prepare and submit a tree mitigation plan for | Development permit
protecting biological review and approval by the Community | Department

resources, such as a tree
preservation policy or
ordinance?

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;

e 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;
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MITIGATION MONITORING AND REPORTING PLAN
PRUDLER TENTATIVE SUBDIVISION MAP PROJECT

Impact Monitoring Implementation
Number Impact Mitigation Measure Agency Schedule Sign-off
»  Wet utility locations shall be carefully
considered and boring may be an
option to reduce impact on trees from
wet utilities; and
o Street and hardscape construction
shall be evaluated and aeration
systems shall be wused, where
appropriate, to mitigate impacts.
V-3 The applicant shall comply with the Tree Plan | Community During
approved by the Parks and Recreation | Development construction
Commission and the Urban Forestry | Department

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
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MITIGATION MONITORING AND REPORTING PLAN
PRUDLER TENTATIVE SUBDIVISION MAP PROJECT

Impact
Number

Impact

Monitoring
Mitigation Measure Agency

Implementation
Schedule

Sign-off

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;

e 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 sighage 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.

V-4 Tree preservation and/or removal must be in | Community
compliance with Woodland City Code 20A. Development
Department

During
construction
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MITIGATION MONITORING AND REPORTING PLAN
PRUDLER TENTATIVE SUBDIVISION MAP PROJECT

Impact Monitoring Implementation
Number Impact Mitigation Measure Agency Schedule Sign-off
V-b-d Cause a substantial V-1(a) Prior to Improvement Plan approval, the | Community Prior to
adverse change in the plans shall indicate (via notation on the | Development Improvement
significance of an improvement plans) that if historic and/or | Department Plan approval
archaeological resource cultural resources, or human remains are
pursuant to Section encountered during site grading or other site
15064.5? Directly or work, all such work shall be halted
indirectly destroy a immediately within the area of discovery and
unique paleontological the Applicant/Developer shall immediately
resource or site, or notify  the  Community  Development
unique geologic feature? Department of the discovery. In such case,
Disturb any human the Applicant/Developer shall be required, at
remains, including those their expense, to retain the services of a
interred outside of qualified archaeologist for the purpose of
formal cemeteries. 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 | Community During
87050.5 (c) State Public Resources Code | Development construction
85097.98, if human bone or bone of unknown | Department
origin is found during construction, all work
shall stop in the vicinity of the find and the | Yolo County
Yolo County Coroner shall be contacted | Coroner
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MITIGATION MONITORING AND REPORTING PLAN
PRUDLER TENTATIVE SUBDIVISION MAP PROJECT

Impact Monitoring Implementation

Number Impact Mitigation Measure Agency Schedule Sign-off
immediately. If the remains are determined | Native American
to be Native American, the coroner shall | Heritage
notify the Native American Heritage | Commission
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.

Vl-ai-iii,c,d | Expose people or VI-1 All grading and foundation plans for the | City Engineer Prior to issuance

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.

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:

o 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

and Community
Development
Department

of grading and
building permits
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MITIGATION MONITORING AND REPORTING PLAN
PRUDLER TENTATIVE SUBDIVISION MAP PROJECT

Impact
Number

Impact

Monitoring
Mitigation Measure Agency

Implementation
Schedule

Sign-off

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;

o Strippings shall not be wused 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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MITIGATION MONITORING AND REPORTING PLAN
PRUDLER TENTATIVE SUBDIVISION MAP PROJECT

Impact
Number

Impact

Monitoring
Mitigation Measure Agency

Implementation
Schedule

Sign-off

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
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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

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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MITIGATION MONITORING AND REPORTING PLAN
PRUDLER TENTATIVE SUBDIVISION MAP PROJECT

Impact Monitoring Implementation
Number Impact Mitigation Measure Agency Schedule Sign-off
* The use of sediment basins and dust
palliatives.

IX-a,f Violate any water IX-1 Prior to the issuance of a grading permit, the | City Engineer Prior to issuance
quality standards or developer shall obtain and comply with the of a grading
waste discharge NPDES general construction  permit, permit
requirements? including the submittal of a Notice of Intent
Otherwise substantially (NQI) and associated fee to the SWRCB, and
degrade water quality? 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.

Xl-c-e Substantially alter the IX-2 Prior to the recordation of final maps, the | City Engineer Prior to
existing drainage pattern applicant/developer shall demonstrate to the recordation of
of the site or area, satisfaction of the City that discharge of peak final maps

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

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.
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Impact Monitoring Implementation
Number Impact Mitigation Measure Agency Schedule Sign-off

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?

XIl-b Exposure of personsto | X1I-1  During construction, the property | Community During any
or generation of owner/contractor ~ shall  designate  a | Development construction
excessive groundborne disturbance coordinator and conspicuously | Department
vibration or post this person’s phone number around the
groundborne noise project site The disturbance coordinator will
levels? 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 | Community During any
a 100-foot radius will be recorded in order to | Development construction
evaluate damage from construction activities. | Department

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

CHAPTER 3 — MITIGATION MONITORING AND REPORTING PLAN




FINAL EIR

PRUDLER TENTATIVE SUBDIVISION MAP PROJECT

MARCH 201716

MITIGATION MONITORING AND REPORTING PLAN
PRUDLER TENTATIVE SUBDIVISION MAP PROJECT

Impact
Number

Impact

Mitigation Measure

Monitoring
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Implementation

Schedule

Sign-off

XI11-3

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.

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

Xll-d

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

X1-4

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

CHAPTER 3 — MITIGATION MONITORING AND REPORTING PLAN




FINAL EIR

PRUDLER TENTATIVE SUBDIVISION MAP PROJECT
MARCH 201716

MITIGATION MONITORING AND REPORTING PLAN
PRUDLER TENTATIVE SUBDIVISION MAP PROJECT

Impact
Number

Impact

Mitigation Measure

Monitoring
Agency

Implementation
Schedule

Sign-off

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 XI1V-1

See Mitigation
Measure XI1V-1
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Impact Monitoring Implementation

Number Impact Mitigation Measure Agency Schedule Sign-off
which might have an
adverse physical effect
on the environment?

XVll-a,e Exceed wastewater XVII-1 Prior to the approval of a final map, | Community Prior to approval
treatment requirements applicant shall pay the project’s fair-share | Development of a final map
of the applicable contribution (consistent with SLSP CIP, | Department
Regional Water Quality updated for residential zoning) toward
Control Board? Result downstream wastewater facilities impacts.
in a determination by Prior to issuance
the wastewater XVII-2  Prior to the issuance of building permits, the | Community of building
treatment provider applicant shall pay the City-wide wastewater | Development permits
which serves or may impact fees (consistent with 2008 Major | Department
serve the project that it Projects Financing Plan).
has adequate capacity to
serve the project’s
projected demand in
addition to the
provider’s existing
commitments?

XVII-b,d | Require or result in the | XVII-3 Prior to the issuance of building permits, the | Community Prior to issuance
construction of new applicant shall pay the City-wide water and | Development of building
water or wastewater surface water impact fees (consistent with Department permits

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

2008 Major Projects Financing Plan).
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Impact Monitoring Implementation
Number Impact Mitigation Measure Agency Schedule Sign-off
existing entitlements
and resources, or are
new or expanded
entitlements needed?

XVII-c Require or result inthe | XVII-4  Prior to the issuance of building permits, the | Community Prior to issuance
construction of new proposed project shall provide storm drain | Development of building
storm water drainage retention on-site consistent with City | Department permits
facilities or expansion Standard  Specification, or pay the
of existing facilities, the appropriate fees to pay back the Parkside at
construction of which Spring Lake applicant for the construction of
could cause significant the storm drainage detention in the “West
environmental effects? Regional  Detention Basin” on the

Community Park site and downstream
conveyance facilities.

XVII-5 Prior to the approval of a final map, | Community Prior to approval
applicant shall pay the project’s fair-share | Development of final map
contribution (consistent with SLSP CIP, | Department

updated for residential zoning) toward storm
drain facilities impacts related to the project.
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