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OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

The City of Woodland is updating its General Plan: the “constitution” that 
will guide growth and development of the city and its environs through 2035. 
The General Plan will address a broad range of topics critical to maintainting 
and enhancing quality of life, including land use, housing, circulation, eco-
nomic development, fiscal sustainability, environmental conservation, com-
munity design, and safety. Successful completion of the General Plan Update 
requires in-depth knowledge of the existing conditions, opportunities, and 
constraints across a range of key issue areas that the City is facing today. This 
knowledge is gained through a combination of outreach to the community 
(to assess the main issues and priorities from the public’s perspective) as well 
as technical research and analysis. 

Purpose

The Opportunities and Challenges, Issues and Options Report provides a 
review of current conditions and provides a base from which decisions can be 
evaluated for key elements including the development of the preferred land 
use plan and the Draft EIR and CAP. The Report provides a summary in one 
document that clearly identifies the physical aspects and elements that affect 
future land use and policy decisions. This is not a comprehensive analysis 
of all range of issues, but is rather focused on features and elements and the 
resulting assumptions or implications.   

The Report is a key piece of technical work completed for the Woodland 
General Plan Update, complementing the public outreach conducted to date 
and the Economic and Fiscal Background Report completed in April 2013. 
It assesses all aspects of the city’s built form, infrastructure, service provision, 
circulation network, and natural environment. Following the introduction, 
it includes chapters on: 

•	 Land Use

•	 Environmental Resources and Constraints

•	 Circulation

•	 Public Facilities and Services

EXECUTIVE SUMMARY
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A final chapter, “Planning Opportunities and Challenges,” summarizes the 
opportunities, challenges, issues, and options for each topic presented in 
the document. This assessment will directly inform the drafting and testing 
of land use alternatives, as well as the formulation of General Plan policies. 
Background research conducted for this document will also inform the en-
vironmental review of the General Plan required under the California En-
vironmental Quality Act (CEQA). The following is a summary of the key 
opportunities and challenges:

Opportunities

•	 Ample land supply, sufficient to meet demand across sectors through 
2035; few constraints on development

•	 Unique Downtown with character, historically significant structures, and 
potential for growth and greater vibrancy

•	 Excellent access to key regional assets that are important to economic 
development, such as rail, airport, Sacramento, major freeways, and UC 
Davis

Challenges

•	 Lack of flood solution impedes growth and economic development, par-
ticularly in industrial area

•	 Limited fiscal resources affects operation and maintenance of existing 
public resources (community facilities, roads, infrastructure) and the 
City’s ability to provide and maintain new facilities in the future 

•	 Growth on the periphery/on “greenfield” sites has potential to under-
mine efforts to revitalize older parts of the city; these potentially compet-
ing desires must be managed carefully to ensure that all development is 
mutually supportive

These overarching considerations, as well as those listed in the following table 
(Table E-1) and described in greater detail in the subsequent chapters, will 
structure much of the approach to the General Plan Update. Table E-1 pro-
vides a comprehensive tabular summary of the opportunities and challenges 
facing Woodland and makes some assumptions about the resulting implica-
tions of the various physical and natural elements within Woodland and its 
Urban Limit Line.
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OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

Table e-1 SUMMaRY OF OPPORTUNITIeS aND CHalleNGeS bY TOPIC
ISSUES OPPORTUNITIES CHALLENGES
Growth/Development

Residential •	 Projected	demand	of	approximately	4,000		
to	5,500	dwelling	units	(du)	through	2035	
(depending	on	methodology	used)

•	 Spring	Lake	Specific	Plan	(SLSP)	has	±3,000	
dus	to	build	out

•	 Infrastructure	capacity	to	the	Spring	Lake	
Master	Plan	Remainder	Area	(MPRA)	pro-
vided	through	oversizing	capacity	in	SL

•	 Infill	opportunities

•	 Possibility	for	higher	density	land	use	
categories	

•	 Create/expand	mixed	use	categories	in	key	
locations	like	Downtown	

•	 Land	supply,	sufficient	demand	through	
2035

•	 How	much	new	land	is	needed	to	support	
residential	growth,	and	where?	

•	 Timing	and	phasing	regarding	the	extent	
of	residential	land	development

•	 Ensuring	high	quality	design

•	 Cost	to	build	vs.	market	support/price

•	 Providing	affordable	housing	without	
redevelopment	agency

•	 Cost	of	connection	fees	and	other	City	
service	charges	for	new	construction

Retail •	 Projected	400,000	square	feet	(SF)	demand	
for	local-serving	retail	through	2035

•	 Successful	highway	commercial	at	Gate-
way	I

•	 Capture	leakage	to	other	communities	ap-
proximately	150,000	SF

•	 Consider	differentiating	between	uses	
allowed	in	HC	and	uses	allowed	in	NC	and	
CC

•	 Auto	sector	specific	retail	opportunities	
include	auto	center,	agricultural	equip-
ment,	etc.

•	 Available	entitled	land	and	buildings

•	 Land	supply	and	available	stock	exceeds	
projected	demand	through	2035

•	 Type,	age,	configuration,	location,	con-
centration	of	existing	commercial	corridor	
auto-centric	uses	(obsolescence)

•	 Attracting	retail	Downtown

•	 Capturing	more	regional	sales	without	
undermining	Downtown’s	success

•	 Cost	of	connection	fees	and	other	City	
service	charges	for	new	construction

•	 New	business	models

Office •	 Projected	demand	of	250,000	SF	for	local-
serving	office	space	through	2035

•	 Ample	infill/reuse	space	available

•	 Opportunities	exist	Downtown,	along	W	
Main;	W	Court;	vacant	retail	areas

•	 Opportunity	to	develop	a	business	park	
that	supports	UC	Davis	and	agriculture/
biotech/seed	industry

•	 Increase	non-residential	Floor	Area	Ratios	
to	allow	for	more	intense	commercial	
development	(i.e.	more	square	footage	
allowed	on	a	site)

•	 Woodland	not	recognized	in	the	regional	
office	market

•	 Majority	of	space	available	does	not	meet	
the	needs	of	office-based	companies	the	
City	may	wish	to	attract

•	 Successful	business	park	requires	substan-
tial	investment,	marketing,	long	term	
development	strategy

•	 Cost	of	connection	fees	and	other	City	
service	charges	for	new	construction

•	 Overcome	the	inertia	of	on-going	obso-
lescence
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Table e-1 SUMMaRY OF OPPORTUNITIeS aND CHalleNGeS bY TOPIC
ISSUES OPPORTUNITIES CHALLENGES
Growth/Development, continued

Industrial •	 Freeway/Rail	access	for	distribution

•	 Available	land	supply

•	 Reuse	opportunities

•	 Large	industrial	base

•	 Low	land	values

•	 Increased	demand	post-flood	fix

•	 Opportunity	to	expand/increase	agricul-
ture/food	industrial	technology	sector

•	 Provide	for	business	/	tech	parks	that	al-
low	a	greater	mix	of	uses

•	 Flood	Risk/Insurance	Cost

•	 Land	supply	exceeds	projected	demand	
through	2035

•	 Age/obsolescence	of	existing	structures

•	 Quality/availability	of	amenities

•	 Fear	more	business	loss	due	to	costs	for	
flood	insurance

•	 High	storm	drainage	impact	fees

•	 Warehouse	uses	typically	have	low	em-
ployment/land	intensity

•	 Not	significant	contributor	to	the	City’s	
General	Fund

•	 Competition	from	neighboring	communi-
ties	that	are	not	affected	by	flood	con-
straints

•	 Uncertain	demand	for	traditional	manu-
facturing	uses

•	 Cost	of	connection	fees	and	other	City	ser-
vice	charges	for	new	construction	versus	
low	revenue	generation

Downtown •	 Increase	activity,	events,	nightlife

•	 Differentiate	use	experience

•	 Distinctive/historic	architecture

•	 Available	space,	vacancies

•	 Courthouse	re-use

•	 Demand	for	additional	restaurants;	enter-
tainment,	cultural	uses	activities

•	 Important	community	asset

•	 Short-term	infrastructure	constraints

•	 Competition	with	highway	commercial

•	 Higher	development	costs	on	many	par-
cels	because	of	reuse

•	 Age	of	structures

•	 Absentee	owners

•	 Parking:	real	or	perceived	shortage

•	 Distance/awareness	from	I-5	and	SR	113

•	 Cost	of	redevelopment	compared	to	exist-
ing	market	rents

•	 Environmental	review	for	historic	impacts

•	 Desire/demand	to	support	more	restau-
rants
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Table e-1 SUMMaRY OF OPPORTUNITIeS aND CHalleNGeS bY TOPIC
ISSUES OPPORTUNITIES CHALLENGES
Growth/Development, continued

General 
land Use 
Considerations

•	 Increase	land	use	mix

•	 Improve	sustainability

•	 Increase	service	efficiency

•	 Encourage	other	modes	of	travel

•	 Focus	on	corridors	and	transit	lines

•	 Emphasize	utilization	of	existing	infra-
structure	and	services	over	new	

•	 Flood	Solution

•	 Recent	loss	of	development	momentum

•	 Regional	economic	situation

•	 Loss	of	redevelopment	agency

•	 City	has	limited	fiscal	resources

•	 Cost	of	infrastructure

•	 Annexation	resulting	revenue	sharing	
with	the	County

•	 Cost	to	clean	up	and	recondition	older	
properties

Special Use 
areas

•	 Rail	relocation	may	assist	flood	solution

•	 Plan	mall,	fairgrounds	site	as	one	area

•	 Armfield	area

•	 Kentucky	Avenue	corridor

•	 Crossroads	and	Cottonwood	centers

•	 SW	corner	SR	113/Main	St

•	 Gateways/entries

•	 Ability	to	look	at	these	sites	holistically

•	 Clarify	intent	and	policies

•	 Outdated	specific	plans	and	policies	that	
add	confusion	and	constraints

•	 Non-conforming	sites	and	review	delay

•	 Too	many	land	use	designations

•	 Lack	of	flexibility

•	 Solution	oriented	process

Recreation and 
Open Space

•	 Provide	passive	and	active	recreational		
opportunities

•	 Improve	“livability”	and	“quality	of	life”

•	 Ability	to	meet	service	standards

•	 Funding	for	acquisition	and	maintenance	
and	operation

Urban limit line 
(Ull)

•	 Ample	available	land	to	serve	long-term	
growth	needs

•	 Phasing/sequencing	of	future	growth

•	 Landowner	partnership	opportunities

•	 Annexation	requires	revenue	sharing	with	
County

•	 Devise	policies	to	addressreasonable	phas-
ing	strategy

•	 Post	2035	capacity?

•	 Greenfield	sites	compete	with	infill	sites

•	 Impacts	to	agricultural	land	and	habitat

Transportation

Roadways •	 Low	congestion

•	 Available	capacity

•	 Generally	good	shape

•	 Low	impact	fees

•	 Redefine	service	levels/thresholds

•	 Funding	for	traffic	calming	program

•	 Backlog	of	funding	for	ongoing	operation	
and	maintenance

•	 PCI	standards

•	 Funding	for	“complete	streets”	projects
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Table e-1 SUMMaRY OF OPPORTUNITIeS aND CHalleNGeS bY TOPIC
ISSUES OPPORTUNITIES CHALLENGES
Transportation, continued

Rail Relocation •	 Improves	flood	capacity	in	bypass	(trestle)

•	 Regional	and	local	value

•	 Creates	trail	opportunity	and	link	to	Davis

•	 Improves	auto	circulation,	congestion	and	
delay

•	 Catalyze	East	Street	corridor	redevelop-
ment

•	 Funding	relocation

•	 Engineering	challenges

•	 Multiple	stakeholders

Transit •	 Excellent	existing	service	provider

•	 Improve	service	coverage

•	 Improve	service	frequency

•	 Improve	service	capacity

•	 Air	quality

•	 Community	health

•	 Funding	(primarily	for	operations/mainte-
nance)

•	 Need	greater	density	and	mix	of	uses	to	
support	service	expansion

bicycle •	 Create	network	of	paths	and	trails

•	 Improve	“livability”

•	 Reduce	congestion

•	 Safe	Routes	to	School

•	 Improvements	to	air	quality

•	 Community	health

•	 Right-of-way	availability

•	 Funding	for	capital	and	operation/main-
tenance

•	 Public	insistence	on	use	of	the	automobile

Pedestrian •	 Encourage	walking

•	 Air	quality	and	GHG	improvements

•	 Community	health

•	 Need	connectivity;	fix	gaps

•	 Funding	for	improvements,	operation/
maintenance

Infrastructure

Water •	 Supply	with	surface	water	project	suffi-
cient	to	meet	discharge	requirements	

•	 Surface	water	project	(2016)

•	 Douglas	storage	tank	(2014)

•	 Recycling	(potential	for	reclaimed	water)

•	 Aquifer	storage/water	banking

•	 Regional	Water	Production	and	Distri-
bution	with	County	Service	Areas	and	
Districts

•	 Aging	wells;	distribution	system

•	 Water	quality	(nitrates)

•	 Low	pressure	Downtown	(summer	peak)

•	 Will	cost	be	a	constraint?

•	 Regional	Water	Production	and	Distri-
bution	with	County	Service	Areas	and	
Districts
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Table e-1 SUMMaRY OF OPPORTUNITIeS aND CHalleNGeS bY TOPIC
ISSUES OPPORTUNITIES CHALLENGES
Infrastructure, continued

Sewer •	 Plant/treatment	(hydraulic)	capacity

•	 “Regionalization”	–	expanding	service	to	
neighboring	unincorporated	communities	
(Madison;	Knights	Landing)

•	 Water	conservation	creates	capacity

•	 Gibson	and	Kentucky	trunk	lines	have	
capacity

•	 Interceptors	to	rebalance	trunk	lines

•	 Aeration	project	to	address	solids

•	 Beamer	trunk	line	–	infiltration	and	capac-
ity	issues	Downtown

•	 Age	of	conveyance	system

•	 Managing	solids

•	 Accommodating	increased	density

•	 Accommodating	“wet”	users

Storm Drainage •	 Re-examine	fees

•	 Re-examine	areas	of	benefit

•	 Allow	project-level	solutions

•	 Legislation	to	modify	218	process

•	 High	impact	fees

•	 Program	funding

•	 New	NPDES	requirements

•	 Distribution	system	undersized

•	 Age	of	conveyance	system

•	 Levels	of	service	vary	by	area

•	 Street	flooding	in	older	areas

Flood Protection •	 Opportunity	for	funding	flood	solution	
through	a	regional	rail	solution

•	 Identify	shallow	versus	deep	depth	areas

•	 “Workarounds”	for	shallow	areas

•	 Possible	private	flood	insurance	options

•	 Use	fill	in	settling	basin	to	build	up	pads

•	 Assessment	district

•	 Need	immediate	flood	solution

•	 New	laws	place	liability	on	City,	flood	
insurance

•	 Need	to	improve	Woodland’s	competitive-
ness

•	 In	areas	of	deeper	floodplain	flood	insur-
ance	requirements,	be	available	through	
private	parties

•	 Unknown	comprehensive	solution

•	 Cost	of	infrastructure	improvements	may	
exceed	benefit	without	multiple	funding	
sources	(Federal/State/Private)

Impact Fees •	 Increase	to	meet	service	levels	and	fully	
fund	identified	improvements

•	 Decrease	service	levels	to	achieve	afford-
able	fee	structure

•	 Land	values	able	to	support	fee	levels

•	 Improvements	fully	funded

•	 Improvement	triggers	(timing)	to	avoid	
CEQA	impacts

•	 May	exceed	other	surrounding	communi-
ties
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CITY OF WOODLAND GENERAL PLAN UPDATE 2035

Table e-1 SUMMaRY OF OPPORTUNITIeS aND CHalleNGeS bY TOPIC
ISSUES OPPORTUNITIES CHALLENGES
Public Services

Police, fire, 
parks, public 
works, planning, 
library, general 
government

•	 Re-evaluate	community	priorities

•	 Align	General	Plan,	budget,	and	fiscal	
constraints	

•	 Create	service	partnerships

•	 Do	more	with	less

•	 Fiscal	impacts	on	service	provision

•	 Meeting	response	times

•	 Public	expectations	(service	level	expecta-
tion	vs.	revenue	requirements)

•	 Reactive	v	proactive

•	 Safety;	crime;	gang	influence

•	 Funding	for	operations/maintenance

•	 Funding	for	SLSP	fire	station

•	 Evolving	demand	for	parks/recreation	
facilities

•	 Youth	and	senior	needs

•	 Reset	service	level	standards

•	 Asset	management

•	 Ambulance	service

Other

Demographics •	 Multi-cultural	community	

•	 Multi-generational	ties

•	 Options	for	senior	housing	with	aging	
population

•	 Understanding	and	adapting	to	change

•	 Communicating	with	all	sectors	(age,	fam-
ily	orientation,	ethnicity)

•	 Incorporating	changing	generational	val-
ues	in	work,	family,	community

Job Creation and 
Growth

•	 Surrounding	agriculture

•	 Agriculture	and	food	processing	industry

•	 Seed	technology	industry	cluster

•	 Research	and	development	companies

•	 Manufacturing,	distribution	hub

•	 Proximity	to	UC	Davis

•	 Proximity	to	airports,	including	SMF

•	 Access	to	Rail,	SR	113	and	I-5

•	 Help	small	business

•	 Real/perceived	regulatory	constraints

•	 Fiscal	limitations

•	 Broader	economic	trends

•	 Loss	of	redevelopment	agency

•	 Real/perceived	risk	due	to	flooding	in	in-
dustrial,	residential	and	commercial	future	
growth	areas

•	 Physical	condition	of	industrial	area

•	 Attract	long	term	business	partners

•	 Biggert/Waters	2012	Legislation	drives	up	
costs

education •	 Community	College

•	 Public	and	private	schools

•	 Partnerships	for	joint	use/service	agree-
ments	with	schools/district

•	 Safe	Routes	to	Schools

•	 Quality	of	K-12	system	(real	versus	per-
ceived)

•	 Funding	for	facilities

•	 Funding	co-corricular	activities
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OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

Table e-1 SUMMaRY OF OPPORTUNITIeS aND CHalleNGeS bY TOPIC
ISSUES OPPORTUNITIES CHALLENGES
Other, continued

environmental •	 Woodland	Regional	Park	habitat	site

•	 Relatively	few	environmental	constraints	
overall	besides	flooding	(limited	habitat	
due	to	agricultural	activities)

•	 Successful	odor	management	efforts

•	 Consideration	of	noise	standards	for	more	
urban	environments

•	 Odor	management	(PCP;	ponds,	head-
works)

•	 Regional	air	quality	conformity

•	 Toxic	air	contaminant	and	noise	exposure	
along	freeways

•	 Funding	new	regulatory	requirements

Climate Change •	 Improve	sustainability

•	 Lower	energy	demand	for	municipal	and	
community	use

•	 Maximize	use	of	resources

•	 Water	conservation	practices

•	 Adoption	of	CAP	and	alignment	of	policy	
and	practice	–	often	results	in	improved	
quality	of	life	factors

•	 State	regulation	(reduced	VMT)

•	 CEQA	exposure

•	 Greenhouse	gas	emissions	reduction

•	 Expense	to	new	development,	residents	
and	businesses

•	 Increased	environmental	regulations

•	 Climate	change	adaptation	policies

CeQa/
Regulatory 
Streamlining

•	 Consistent	projects	move	quickly

•	 Eliminates	exposure	to	lawsuits

•	 Creates	certainty

•	 Minimizes	risk

•	 Saves	money

•	 Upfront	cost

•	 Upfront	level	of	detail	and	analysis

•	 User	education/implementation

•	 Concerns	over	flexibility
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CITY OF WOODLAND GENERAL PLAN UPDATE 2035

Figure E-1 illustrates opportunities sites where development or redevelop-
ment is likely to occur, and major physical constraints on new development. 
Features shown on the map exhibit existing physical conditions in the Plan-
ning Area, and include:

Opportunities

•	 Potential development opportunity sites, in red. These include a prelimi-
nary identification of vacant and underutilized parcels, as well as farm-
land in the Planning Area, and represent areas where the city may see new 
development over the course of the planning period.

•	 Areas within the current city limit versus outside the city limits (10-year 
and 20-year Sphere of Influence, as well as outside the SOI entirely but 
still within the ULL). Annexation of land outside of the city limits will 
require revenue-sharing agreements with Yolo County and possible re-
duction in property/sales tax (city limits shown in green; properties out-
side city limits shown with dark orange outline). 

Constraints

•	 Deep (3 feet or greater) flooding areas, in blue. Development on prop-
erties within the 200-year floodplain must be designed to meet FEMA 
regulations, which may include elevating the floor above a specified base 
flood elevation and/or limiting the types of uses that are allowed on the 
ground floor. Properties with deep (3 feet or greater) historic flood depths 
are likely to face more serious development constraints than those that 
have typically experienced shallow flooding. These are the sites where 
development would be most constrained by flood risk. 

•	 The area where wastewater flows to the Beamer sewer trunk line, which 
has very limited capacity to serve additional development (shown in 
purple). 

•	 70-decibel noise contours around highways (shown in pink). Some land 
uses are incompatible with this level of noise.

•	 The Sacramento Airport Influence Area (olive line) and Secondary Ap-
proach Area (blue and black line). Woodland is far enough from the 
Sacramento International Airport not to be affected by noise or aircraft 
approach restrictions, but a small portion of the Planning Area is within 
the Secondary Approach Area. Residential development in this area re-
quires an overflight notification to be recorded.  
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OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

The City of Woodland is updating its General Plan: the “constitution” that 
will guide growth and development of the city and its environs through 2035. 
The General Plan will address a broad range of topics critical to maintainting 
and enhancing quality of life, including land use, housing, circulation, eco-
nomic development, fiscal sustainability, environmental conservation, com-
munity design, and safety. Successful completion of the General Plan Update 
requires in-depth knowledge of the existing conditions, opportunities, and 
constraints across a range of key issue areas that the City is facing today. This 
knowledge is gained through a combination of outreach to the community 
(to assess the main issues and priorities from the public’s perspective) as well 
as technical research and analysis. 

Purpose

The Opportunities and Challenges, Issues and Options Report provides a 
review of current conditions and provides a base from which decisions can be 
evaluated for key elements including the development of the preferred land 
use plan and the Draft EIR and CAP. The Report provides a summary in one 
document that clearly identifies the physical aspects and elements that affect 
future land use and policy decisions. This is not a comprehensive analysis 
of all range of issues, but is rather focused on features and elements and the 
resulting assumptions or implications.   

The Report is a key piece of technical work completed for the Woodland 
General Plan Update, complementing the public outreach conducted to date 
and the Economic and Fiscal Background Report completed in April 2013. 
It assesses all aspects of the city’s built form, infrastructure, service provision, 
circulation network, and natural environment. Following the introduction, 
it includes chapters on: 

•	 Land Use

•	 Environmental Resources and Constraints

•	 Circulation

•	 Public Facilities and Services

EXECUTIVE SUMMARY
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A final chapter, “Planning Opportunities and Challenges,” summarizes the 
opportunities, challenges, issues, and options for each topic presented in 
the document. This assessment will directly inform the drafting and testing 
of land use alternatives, as well as the formulation of General Plan policies. 
Background research conducted for this document will also inform the en-
vironmental review of the General Plan required under the California En-
vironmental Quality Act (CEQA). The following is a summary of the key 
opportunities and challenges:

Opportunities

•	 Ample land supply, sufficient to meet demand across sectors through 
2035; few constraints on development

•	 Unique Downtown with character, historically significant structures, and 
potential for growth and greater vibrancy

•	 Excellent access to key regional assets that are important to economic 
development, such as rail, airport, Sacramento, major freeways, and UC 
Davis

Challenges

•	 Lack of flood solution impedes growth and economic development, par-
ticularly in industrial area

•	 Limited fiscal resources affects operation and maintenance of existing 
public resources (community facilities, roads, infrastructure) and the 
City’s ability to provide and maintain new facilities in the future 

•	 Growth on the periphery/on “greenfield” sites has potential to under-
mine efforts to revitalize older parts of the city; these potentially compet-
ing desires must be managed carefully to ensure that all development is 
mutually supportive

These overarching considerations, as well as those listed in the following table 
(Table E-1) and described in greater detail in the subsequent chapters, will 
structure much of the approach to the General Plan Update. Table E-1 pro-
vides a comprehensive tabular summary of the opportunities and challenges 
facing Woodland and makes some assumptions about the resulting implica-
tions of the various physical and natural elements within Woodland and its 
Urban Limit Line.
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OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

Table e-1 SUMMaRY OF OPPORTUNITIeS aND CHalleNGeS bY TOPIC
ISSUES OPPORTUNITIES CHALLENGES
Growth/Development

Residential •	 Projected	demand	of	approximately	4,000		
to	5,500	dwelling	units	(du)	through	2035	
(depending	on	methodology	used)

•	 Spring	Lake	Specific	Plan	(SLSP)	has	±3,000	
dus	to	build	out

•	 Infrastructure	capacity	to	the	Spring	Lake	
Master	Plan	Remainder	Area	(MPRA)	pro-
vided	through	oversizing	capacity	in	SL

•	 Infill	opportunities

•	 Possibility	for	higher	density	land	use	
categories	

•	 Create/expand	mixed	use	categories	in	key	
locations	like	Downtown	

•	 Land	supply,	sufficient	demand	through	
2035

•	 How	much	new	land	is	needed	to	support	
residential	growth,	and	where?	

•	 Timing	and	phasing	regarding	the	extent	
of	residential	land	development

•	 Ensuring	high	quality	design

•	 Cost	to	build	vs.	market	support/price

•	 Providing	affordable	housing	without	
redevelopment	agency

•	 Cost	of	connection	fees	and	other	City	
service	charges	for	new	construction

Retail •	 Projected	400,000	square	feet	(SF)	demand	
for	local-serving	retail	through	2035

•	 Successful	highway	commercial	at	Gate-
way	I

•	 Capture	leakage	to	other	communities	ap-
proximately	150,000	SF

•	 Consider	differentiating	between	uses	
allowed	in	HC	and	uses	allowed	in	NC	and	
CC

•	 Auto	sector	specific	retail	opportunities	
include	auto	center,	agricultural	equip-
ment,	etc.

•	 Available	entitled	land	and	buildings

•	 Land	supply	and	available	stock	exceeds	
projected	demand	through	2035

•	 Type,	age,	configuration,	location,	con-
centration	of	existing	commercial	corridor	
auto-centric	uses	(obsolescence)

•	 Attracting	retail	Downtown

•	 Capturing	more	regional	sales	without	
undermining	Downtown’s	success

•	 Cost	of	connection	fees	and	other	City	
service	charges	for	new	construction

•	 New	business	models

Office •	 Projected	demand	of	250,000	SF	for	local-
serving	office	space	through	2035

•	 Ample	infill/reuse	space	available

•	 Opportunities	exist	Downtown,	along	W	
Main;	W	Court;	vacant	retail	areas

•	 Opportunity	to	develop	a	business	park	
that	supports	UC	Davis	and	agriculture/
biotech/seed	industry

•	 Increase	non-residential	Floor	Area	Ratios	
to	allow	for	more	intense	commercial	
development	(i.e.	more	square	footage	
allowed	on	a	site)

•	 Woodland	not	recognized	in	the	regional	
office	market

•	 Majority	of	space	available	does	not	meet	
the	needs	of	office-based	companies	the	
City	may	wish	to	attract

•	 Successful	business	park	requires	substan-
tial	investment,	marketing,	long	term	
development	strategy

•	 Cost	of	connection	fees	and	other	City	
service	charges	for	new	construction

•	 Overcome	the	inertia	of	on-going	obso-
lescence
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Table e-1 SUMMaRY OF OPPORTUNITIeS aND CHalleNGeS bY TOPIC
ISSUES OPPORTUNITIES CHALLENGES
Growth/Development, continued

Industrial •	 Freeway/Rail	access	for	distribution

•	 Available	land	supply

•	 Reuse	opportunities

•	 Large	industrial	base

•	 Low	land	values

•	 Increased	demand	post-flood	fix

•	 Opportunity	to	expand/increase	agricul-
ture/food	industrial	technology	sector

•	 Provide	for	business	/	tech	parks	that	al-
low	a	greater	mix	of	uses

•	 Flood	Risk/Insurance	Cost

•	 Land	supply	exceeds	projected	demand	
through	2035

•	 Age/obsolescence	of	existing	structures

•	 Quality/availability	of	amenities

•	 Fear	more	business	loss	due	to	costs	for	
flood	insurance

•	 High	storm	drainage	impact	fees

•	 Warehouse	uses	typically	have	low	em-
ployment/land	intensity

•	 Not	significant	contributor	to	the	City’s	
General	Fund

•	 Competition	from	neighboring	communi-
ties	that	are	not	affected	by	flood	con-
straints

•	 Uncertain	demand	for	traditional	manu-
facturing	uses

•	 Cost	of	connection	fees	and	other	City	ser-
vice	charges	for	new	construction	versus	
low	revenue	generation

Downtown •	 Increase	activity,	events,	nightlife

•	 Differentiate	use	experience

•	 Distinctive/historic	architecture

•	 Available	space,	vacancies

•	 Courthouse	re-use

•	 Demand	for	additional	restaurants;	enter-
tainment,	cultural	uses	activities

•	 Important	community	asset

•	 Short-term	infrastructure	constraints

•	 Competition	with	highway	commercial

•	 Higher	development	costs	on	many	par-
cels	because	of	reuse

•	 Age	of	structures

•	 Absentee	owners

•	 Parking:	real	or	perceived	shortage

•	 Distance/awareness	from	I-5	and	SR	113

•	 Cost	of	redevelopment	compared	to	exist-
ing	market	rents

•	 Environmental	review	for	historic	impacts

•	 Desire/demand	to	support	more	restau-
rants
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Table e-1 SUMMaRY OF OPPORTUNITIeS aND CHalleNGeS bY TOPIC
ISSUES OPPORTUNITIES CHALLENGES
Growth/Development, continued

General 
land Use 
Considerations

•	 Increase	land	use	mix

•	 Improve	sustainability

•	 Increase	service	efficiency

•	 Encourage	other	modes	of	travel

•	 Focus	on	corridors	and	transit	lines

•	 Emphasize	utilization	of	existing	infra-
structure	and	services	over	new	

•	 Flood	Solution

•	 Recent	loss	of	development	momentum

•	 Regional	economic	situation

•	 Loss	of	redevelopment	agency

•	 City	has	limited	fiscal	resources

•	 Cost	of	infrastructure

•	 Annexation	resulting	revenue	sharing	
with	the	County

•	 Cost	to	clean	up	and	recondition	older	
properties

Special Use 
areas

•	 Rail	relocation	may	assist	flood	solution

•	 Plan	mall,	fairgrounds	site	as	one	area

•	 Armfield	area

•	 Kentucky	Avenue	corridor

•	 Crossroads	and	Cottonwood	centers

•	 SW	corner	SR	113/Main	St

•	 Gateways/entries

•	 Ability	to	look	at	these	sites	holistically

•	 Clarify	intent	and	policies

•	 Outdated	specific	plans	and	policies	that	
add	confusion	and	constraints

•	 Non-conforming	sites	and	review	delay

•	 Too	many	land	use	designations

•	 Lack	of	flexibility

•	 Solution	oriented	process

Recreation and 
Open Space

•	 Provide	passive	and	active	recreational		
opportunities

•	 Improve	“livability”	and	“quality	of	life”

•	 Ability	to	meet	service	standards

•	 Funding	for	acquisition	and	maintenance	
and	operation

Urban limit line 
(Ull)

•	 Ample	available	land	to	serve	long-term	
growth	needs

•	 Phasing/sequencing	of	future	growth

•	 Landowner	partnership	opportunities

•	 Annexation	requires	revenue	sharing	with	
County

•	 Devise	policies	to	addressreasonable	phas-
ing	strategy

•	 Post	2035	capacity?

•	 Greenfield	sites	compete	with	infill	sites

•	 Impacts	to	agricultural	land	and	habitat

Transportation

Roadways •	 Low	congestion

•	 Available	capacity

•	 Generally	good	shape

•	 Low	impact	fees

•	 Redefine	service	levels/thresholds

•	 Funding	for	traffic	calming	program

•	 Backlog	of	funding	for	ongoing	operation	
and	maintenance

•	 PCI	standards

•	 Funding	for	“complete	streets”	projects
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Table e-1 SUMMaRY OF OPPORTUNITIeS aND CHalleNGeS bY TOPIC
ISSUES OPPORTUNITIES CHALLENGES
Transportation, continued

Rail Relocation •	 Improves	flood	capacity	in	bypass	(trestle)

•	 Regional	and	local	value

•	 Creates	trail	opportunity	and	link	to	Davis

•	 Improves	auto	circulation,	congestion	and	
delay

•	 Catalyze	East	Street	corridor	redevelop-
ment

•	 Funding	relocation

•	 Engineering	challenges

•	 Multiple	stakeholders

Transit •	 Excellent	existing	service	provider

•	 Improve	service	coverage

•	 Improve	service	frequency

•	 Improve	service	capacity

•	 Air	quality

•	 Community	health

•	 Funding	(primarily	for	operations/mainte-
nance)

•	 Need	greater	density	and	mix	of	uses	to	
support	service	expansion

bicycle •	 Create	network	of	paths	and	trails

•	 Improve	“livability”

•	 Reduce	congestion

•	 Safe	Routes	to	School

•	 Improvements	to	air	quality

•	 Community	health

•	 Right-of-way	availability

•	 Funding	for	capital	and	operation/main-
tenance

•	 Public	insistence	on	use	of	the	automobile

Pedestrian •	 Encourage	walking

•	 Air	quality	and	GHG	improvements

•	 Community	health

•	 Need	connectivity;	fix	gaps

•	 Funding	for	improvements,	operation/
maintenance

Infrastructure

Water •	 Supply	with	surface	water	project	suffi-
cient	to	meet	discharge	requirements	

•	 Surface	water	project	(2016)

•	 Douglas	storage	tank	(2014)

•	 Recycling	(potential	for	reclaimed	water)

•	 Aquifer	storage/water	banking

•	 Regional	Water	Production	and	Distri-
bution	with	County	Service	Areas	and	
Districts

•	 Aging	wells;	distribution	system

•	 Water	quality	(nitrates)

•	 Low	pressure	Downtown	(summer	peak)

•	 Will	cost	be	a	constraint?

•	 Regional	Water	Production	and	Distri-
bution	with	County	Service	Areas	and	
Districts
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Table e-1 SUMMaRY OF OPPORTUNITIeS aND CHalleNGeS bY TOPIC
ISSUES OPPORTUNITIES CHALLENGES
Infrastructure, continued

Sewer •	 Plant/treatment	(hydraulic)	capacity

•	 “Regionalization”	–	expanding	service	to	
neighboring	unincorporated	communities	
(Madison;	Knights	Landing)

•	 Water	conservation	creates	capacity

•	 Gibson	and	Kentucky	trunk	lines	have	
capacity

•	 Interceptors	to	rebalance	trunk	lines

•	 Aeration	project	to	address	solids

•	 Beamer	trunk	line	–	infiltration	and	capac-
ity	issues	Downtown

•	 Age	of	conveyance	system

•	 Managing	solids

•	 Accommodating	increased	density

•	 Accommodating	“wet”	users

Storm Drainage •	 Re-examine	fees

•	 Re-examine	areas	of	benefit

•	 Allow	project-level	solutions

•	 Legislation	to	modify	218	process

•	 High	impact	fees

•	 Program	funding

•	 New	NPDES	requirements

•	 Distribution	system	undersized

•	 Age	of	conveyance	system

•	 Levels	of	service	vary	by	area

•	 Street	flooding	in	older	areas

Flood Protection •	 Opportunity	for	funding	flood	solution	
through	a	regional	rail	solution

•	 Identify	shallow	versus	deep	depth	areas

•	 “Workarounds”	for	shallow	areas

•	 Possible	private	flood	insurance	options

•	 Use	fill	in	settling	basin	to	build	up	pads

•	 Assessment	district

•	 Need	immediate	flood	solution

•	 New	laws	place	liability	on	City,	flood	
insurance

•	 Need	to	improve	Woodland’s	competitive-
ness

•	 In	areas	of	deeper	floodplain	flood	insur-
ance	requirements,	be	available	through	
private	parties

•	 Unknown	comprehensive	solution

•	 Cost	of	infrastructure	improvements	may	
exceed	benefit	without	multiple	funding	
sources	(Federal/State/Private)

Impact Fees •	 Increase	to	meet	service	levels	and	fully	
fund	identified	improvements

•	 Decrease	service	levels	to	achieve	afford-
able	fee	structure

•	 Land	values	able	to	support	fee	levels

•	 Improvements	fully	funded

•	 Improvement	triggers	(timing)	to	avoid	
CEQA	impacts

•	 May	exceed	other	surrounding	communi-
ties
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Table e-1 SUMMaRY OF OPPORTUNITIeS aND CHalleNGeS bY TOPIC
ISSUES OPPORTUNITIES CHALLENGES
Public Services

Police, fire, 
parks, public 
works, planning, 
library, general 
government

•	 Re-evaluate	community	priorities

•	 Align	General	Plan,	budget,	and	fiscal	
constraints	

•	 Create	service	partnerships

•	 Do	more	with	less

•	 Fiscal	impacts	on	service	provision

•	 Meeting	response	times

•	 Public	expectations	(service	level	expecta-
tion	vs.	revenue	requirements)

•	 Reactive	v	proactive

•	 Safety;	crime;	gang	influence

•	 Funding	for	operations/maintenance

•	 Funding	for	SLSP	fire	station

•	 Evolving	demand	for	parks/recreation	
facilities

•	 Youth	and	senior	needs

•	 Reset	service	level	standards

•	 Asset	management

•	 Ambulance	service

Other

Demographics •	 Multi-cultural	community	

•	 Multi-generational	ties

•	 Options	for	senior	housing	with	aging	
population

•	 Understanding	and	adapting	to	change

•	 Communicating	with	all	sectors	(age,	fam-
ily	orientation,	ethnicity)

•	 Incorporating	changing	generational	val-
ues	in	work,	family,	community

Job Creation and 
Growth

•	 Surrounding	agriculture

•	 Agriculture	and	food	processing	industry

•	 Seed	technology	industry	cluster

•	 Research	and	development	companies

•	 Manufacturing,	distribution	hub

•	 Proximity	to	UC	Davis

•	 Proximity	to	airports,	including	SMF

•	 Access	to	Rail,	SR	113	and	I-5

•	 Help	small	business

•	 Real/perceived	regulatory	constraints

•	 Fiscal	limitations

•	 Broader	economic	trends

•	 Loss	of	redevelopment	agency

•	 Real/perceived	risk	due	to	flooding	in	in-
dustrial,	residential	and	commercial	future	
growth	areas

•	 Physical	condition	of	industrial	area

•	 Attract	long	term	business	partners

•	 Biggert/Waters	2012	Legislation	drives	up	
costs

education •	 Community	College

•	 Public	and	private	schools

•	 Partnerships	for	joint	use/service	agree-
ments	with	schools/district

•	 Safe	Routes	to	Schools

•	 Quality	of	K-12	system	(real	versus	per-
ceived)

•	 Funding	for	facilities

•	 Funding	co-corricular	activities
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Table e-1 SUMMaRY OF OPPORTUNITIeS aND CHalleNGeS bY TOPIC
ISSUES OPPORTUNITIES CHALLENGES
Other, continued

environmental •	 Woodland	Regional	Park	habitat	site

•	 Relatively	few	environmental	constraints	
overall	besides	flooding	(limited	habitat	
due	to	agricultural	activities)

•	 Successful	odor	management	efforts

•	 Consideration	of	noise	standards	for	more	
urban	environments

•	 Odor	management	(PCP;	ponds,	head-
works)

•	 Regional	air	quality	conformity

•	 Toxic	air	contaminant	and	noise	exposure	
along	freeways

•	 Funding	new	regulatory	requirements

Climate Change •	 Improve	sustainability

•	 Lower	energy	demand	for	municipal	and	
community	use

•	 Maximize	use	of	resources

•	 Water	conservation	practices

•	 Adoption	of	CAP	and	alignment	of	policy	
and	practice	–	often	results	in	improved	
quality	of	life	factors

•	 State	regulation	(reduced	VMT)

•	 CEQA	exposure

•	 Greenhouse	gas	emissions	reduction

•	 Expense	to	new	development,	residents	
and	businesses

•	 Increased	environmental	regulations

•	 Climate	change	adaptation	policies

CeQa/
Regulatory 
Streamlining

•	 Consistent	projects	move	quickly

•	 Eliminates	exposure	to	lawsuits

•	 Creates	certainty

•	 Minimizes	risk

•	 Saves	money

•	 Upfront	cost

•	 Upfront	level	of	detail	and	analysis

•	 User	education/implementation

•	 Concerns	over	flexibility



E-10

CITY OF WOODLAND GENERAL PLAN UPDATE 2035

Figure E-1 illustrates opportunities sites where development or redevelop-
ment is likely to occur, and major physical constraints on new development. 
Features shown on the map exhibit existing physical conditions in the Plan-
ning Area, and include:

Opportunities

•	 Potential development opportunity sites, in red. These include a prelimi-
nary identification of vacant and underutilized parcels, as well as farm-
land in the Planning Area, and represent areas where the city may see new 
development over the course of the planning period.

•	 Areas within the current city limit versus outside the city limits (10-year 
and 20-year Sphere of Influence, as well as outside the SOI entirely but 
still within the ULL). Annexation of land outside of the city limits will 
require revenue-sharing agreements with Yolo County and possible re-
duction in property/sales tax (city limits shown in green; properties out-
side city limits shown with dark orange outline). 

Constraints

•	 Deep (3 feet or greater) flooding areas, in blue. Development on prop-
erties within the 200-year floodplain must be designed to meet FEMA 
regulations, which may include elevating the floor above a specified base 
flood elevation and/or limiting the types of uses that are allowed on the 
ground floor. Properties with deep (3 feet or greater) historic flood depths 
are likely to face more serious development constraints than those that 
have typically experienced shallow flooding. These are the sites where 
development would be most constrained by flood risk. 

•	 The area where wastewater flows to the Beamer sewer trunk line, which 
has very limited capacity to serve additional development (shown in 
purple). 

•	 70-decibel noise contours around highways (shown in pink). Some land 
uses are incompatible with this level of noise.

•	 The Sacramento Airport Influence Area (olive line) and Secondary Ap-
proach Area (blue and black line). Woodland is far enough from the 
Sacramento International Airport not to be affected by noise or aircraft 
approach restrictions, but a small portion of the Planning Area is within 
the Secondary Approach Area. Residential development in this area re-
quires an overflight notification to be recorded.  



E-11

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

}}
}}

!!

!
!!

!

!

!!
! !

!
!!!!

!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!!

!!
!!!!

!!!

!
!!

!

!!! ! ! ! ! ! ! ! ! ! ! ! ! ! !

!

!
!!

!
! !

!!

!
! !

!!

!
! !

!!

!
!
! !

!

!

!

!

! ! ! !
! ! ! !

!

! ! ! !
! ! ! !

!

! ! ! !

!

! ! ! !
! ! ! !!

! ! !!

! ! ! !!

! ! !

!

! ! !

!

!

!

! !
!

!

! !
!

!

!

!

!!

!
! !!

!
! !

! !
! !

!

!

! !
!

!

! !
! !

!

!

!!

!

!

!!

!
! !

! !
!!

!

!

!!

!

!

!
! !!

!
! !!

!
! !

! !
! !

!

!

! !
!

!

! !
!

!

!

!

!!

!

!

!!

!

!

!
! !!

!
! !!

!
!

!

! !
!!

!

!

! !
!

!

!
! !

! !
!

!

!!

!

!

!!

!

!

!
! !

!

!

!

!

!!

!
! !!

!
!

!
!

!!

!
!
! !

!

!
!

!!

!
!

!
!

!!

!
!
! !

!!

!
!!

!
!

!
!

!!

!
!
!

!

!!

!
!
! !

!

!
!

!!

!
!
!

!

!
!
!

!
!

!
!

!
!
!

!
!

!
!
!

!! !
!
!

!!

!
!

!

!!

!
!

!

! !
!

!

!!

!
!

!

!!

!!

!
!

!

!!

!
!

!

!!

!
!

!

!!

!
! !!

!
!

!

! !
!
!
!
!! !

!
!
!

!
!! !

!

!!

! !
! !!

!

!

! !!

! ! !

!

! ! !
! !

!
! ! !

!!

!
!

!

!!

!
!

!
!

!
!!

!

!

!!

!!
!

!
!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!
!
!

! !

!

!
!
!
!
!
!
!

!

!
!
!
!
!

!

!
!
!
!
!
!

!!

!!
!

!
!! !

!
!
!
!

!
!
!
!
!!

!
!
!
!! !

!

!!

!!

!!
!
!
!
!
!
!
!
!
!
!
!

!

!
!
!
!
!

!!
!
!
!
!

!
!!

!
!
!!

!

!
!!

!
!
!
!
!
!

!! !

!
!
!!

!
!!

!

!
!!

!
!

!!
!
!

!
!! !

!
!!

!
!
!!

!

!
!
!
!
!! !

!

!
!!

!
!
!

!

!
!

!

!
!!

!
!

!

!! !

!
!
!

!

!

!
!
!
!
!

!

!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!

!
!

!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!

!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!

!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!

!
!
!
!
!
!
!
!

!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!

!!!
!
!
!

!
!

!!!!!!!!!

!

!!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!

!!

!
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!

!

!

!!!!!!!!!!!!!!! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

!!!!!!!!!!!!!!!!!!!!!!!!!!!!!

!
!
!!

!

!

!!
!!!!!!

!

!!
!
!!!!!!!!!!!!!!!!! ! !! !

!
!
!
!
!

! !! ! !! ! !! ! !
!
! !

! !

!!

!!!
!
!
!

! !
!

! !

! !

!

!

!

!
!
!
!

!! !

!
! !

!
!

!
!

!
! ! ! !

!!!
!
!
!
!
!
!
!
!
!

!!!!!!!!!!

!
!
!
!
!
!

!!

!

!
!! !

!!!!!!!!!
!
!
!

!!!!

!
!

!

!

!
!
!

!
!

!
!!

!

!!

!

!

!

!
!

!
!!

!

!

!

!
!
!

!
!

!
!
!
!
!
!

!

!
!
!
!

!!
! !! !

!! !

!

!

!
!

!!

!
!

!

!
!

!

!
!

!

!
!
!
!!!
!

!

!

!
!
!
!
!
!
!

!

!
!!

!
!

!
!

!
!
!
!

!
!!

!
! !!!

!!

!

!

!

!

!
!!

!
! !

!

!

!
!

!
!
!
!
!

!!

!!

!

!
!
!

!

!

!

!
!

!

!

!

!!
!!

!

!

!!!
!

!!
!

!!
!

!

! ! ! !

!

!
!

!!!!
!
!
!
!
!
!

!!

!

!

! ! !! !
!

!!!!!

!!
!

!!!

!

!!
!
!
!
!
!
!
!

!

!!

!
!
!
!
! ! !

!!

!! !!

! ! !
!

!!!!!!

!!
!
!
!
!
!
!
!
!
! !

! !
! !

!
!
!
!
!
!
!
!
!
!

!
!!! !! ! ! !

!
!

!!
!

!

!
!
!
!

!!! !
!

!
!

!!!

!
!!!

!
!! !

!
!

!!!

!

!

!

!
!!

! !!!
!
!
!

!!!!!!!!

!!

!
!

!!

!

!
!!!

!

!!

!!
!

!!!

!

!!!!!!!

!
!

!

!

!!

!
!

!!!
!!

!

!

!
!

!!!
!

!
!

!!!!

!!

!

!

!

!

!
!!

!
!
!

!!

!
!!

!

!!

!
!!

!

!!!

!!!

!

!!!
!

!!
!

!

!
!

!!
!
!
!

!

!

!

!
!

!

!!

!!

!!
! !

!

!
!!!

!

!!

!

!!
!!!

!

!

!!
!
!!

!
!

!!
!

!!!

!!!!!

!!!

!!!
!!

!

!!!!!!

!

!

!

!

!!

!!!
!
!

!

!!!!!
!
!
!
!
!
!

!!

!

!!
!

!!

! !

!!!
!

!
!

!!!
!

!!

!!!
!

!!

!

!

!!!
!!

!
!
!
!

!!
!

!!

!!!
!

!!!!

!
!
!
!
!

!
!

!!

!
!

! !!!!
!

!

!
!

!

!!!

!!

!!
!

!

!

!!
!
!
!
!
!
!

!
!
!!!

!!
!!!

!

!

!

!

!
!
!
!!!!

!
!
!

!
!
!
!

!

!!
!!!!!!

!!!!!!!!!!!!!!

!!!

!

!

!

!!
!!

!
!
!
!
!
!
!

!

!

!!
!
!
!
!

!
!
!

!
!!

!

!
!
!
!

!
!
!!!

!
!
!
!

!!!!!!!
!
!
!!

!
!!

!
!

!
!
!

!

!

!
!
!

!!
!

!

!
!
!

!!

! !

! !!!
!!

!
!

!

!

!

!
!

!!

!!!

!

!!

!! !!!
!

!

!

!
!

!!!

!

!
!

!
!

!

!

! ! !

!
! !
!

!

!

!

!
!
!
!!

!
!
!
!

!

!

!
!
!
!
!!!!!!!!

!
!
!
!
!
!
!
!
!
!

!
!
!
!
!
!
!

!
!
!
!
!
!
!
!
!
!!

!
!
!

!

!
!

!
!

!! !
!
!
!

!
!

! ! ! !
! !

!

!

! !

! !

!
!

!
!
!
!
!
!
!
!
!
!

!
! !

!!!

!

!

!

!
!!

!
!
!
!

! !

! !
! !

!

!

!
!
!
!
!
!
!

!

!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!

! !

!!
!

!

!
!

!

!

!! ! ! !

!
!
!
!
!
!
! ! ! ! !

!
!
!
!
!

!!
!

!

!

!

!
!

!
!!

!!

!

!

!

!
!
!
!
!
!

!

!!
!

!

!
!
!

!
!!

!
!
!

!!
!

!

!!!
! !

! ! ! ! ! ! ! ! ! !
!
!

!!!!!

!
!
!
!!

!

!

!
!

!
!

!!

! !
!

!!
!

!!

!

!

!!

!
!

!

!
! !

! !
!! !

!
!
!
!

! ! !
!
!

!

!

!

!

!

!
!

!!
!
!

!
!

!

!!

!

!!

! !
! !

!
!
!
!
!
!
!
!

!
! !

!
!

!
!

!
!

!
!

!
!! !

!

!
!
!
!
!

! !
!

!
!
!
!

! !
!
!

!
!

!
!

!
!!

!
!

!
!

!
!

!

!

!
!

!

!
!
!
!!

!

! !

!

!!

!

!

!

!
!

!
!

!!

! !

!

!

!
!
! !

!

! ! !

! ! ! !
! !

!
!

!

!

!

!

!
!
!

!

!

!

!

!

!
!
!
!
!
!
!

!
!!

!!
!
!
!
!

!
!
!!!

!
!!! ! ! ! ! ! ! ! !

!!!!!!!!!!
!
!
!
!
!
!
!
!
!
!
!
!
!
!

!

!

! ! !
!

!!

!!!

!!!!!!!

!

!!!!!!!!

!!

!

!

!!!

!!!!!!!
!!

!!
!
!
!
!
!
!
!
!
!
!
!
!
!

!

!

!!
!!

!!

!!

!!

!!

!
!!

!

!

!

!!!!!!!!!!!!!!
!
!
!
!
!
!
!
!
!
!
!

!
!

!

!

!!!
!
!
!
!
!
!
!
!
!
!
!
!
!
!

!

!!!!!
!!

!
!
!
!

!

!
!

!

!!

!

!

!
!
!

!!!
!
!

!
!!

!
!

!
!
!

!

!
!
!
!

!

!

!

!
!
!

!

!!!!!
!
!

!
!

!

! !

!

!!!

!!

!

!
!

!!
!
!!!

!
!!

!

!
!

!

!
!
!

!

!

!
!

!
!!

!
!
!
!
!
!
!
!
!
!
!
!
!

!!!!!!

! !
!

!
!
!

!

!
!!

!

!

!
!
!
!
!
!

!

!
!
!
!
!
!
!
!
!

!

!

!

!

!
!
!
!

!

!!
!

!

!!
!

!

!!!
!!!!

! !

!

!

!

!
!!!

!

!!!
!

!!!!!!

!

!
!

!

!

!!

!

!!!!!

!
!

!
!

!
!!

!!

!
!

!
!
!!

!
!

!
!

!

!

!

!

! ! !

!

!!!!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!

!!
!!!!

!!!

!
!!

!

!!

! ! ! ! ! ! ! ! ! ! ! ! ! ! !

!

!
!

!

!
! !

! !

!
! !

! !

!
! !

! !

!
!
! !

! !

!

!

! ! ! !
! ! ! !

!

! ! ! !
! ! ! ! !

! ! ! ! !

! ! ! !
! ! ! !!

! ! !!

! ! ! !!

! ! !

!

! ! ! !

!

!

! !
!

!

! !
! !

!

!

! !

!
! !!

!
! !

! !
! !

!

!

! !
!

!

! !
! !

!

!

!!

!

!

!!

!
! !

! !
! !

!

!

!!

!

!

!
! ! !

!
! !!

!
! !

! !
! !

!

!

! !
!

!

! !
! !

!

!

! !

!

!

!!

! !

!
! !!

!
! !!

!
!

!

! !
! !

!

!

! !
!

!

!
! !

! !
!

!

! !

!

!

!!

! !

!
! !

! !

!

!

! !

!
! !!

!
!

!
!

! !

!
!
! !

! !
!

!!

!
!

!
!

! !

!
!
! !

! !

!
!!

!
!

!
!

!!

!
!
!

!

! !

!
!
! !

! !
!

!!

!
!
!

!

!
!
!

!
!

!
! !

!
!

!
! !

!
!

! !
!
!
!

! !

!
!

!

! !

!
!

!

! !
!

!

!!

!
!

!

!!

! !

!
!

!

! !

!
!

!

! !

!
!

!

! !

!
! !!

!
!

!

! !
!
!
!
!!

!
!
!
!

!
! !

!
!

! !

! !
! !!

!

!

! !!

! ! !

!

! ! !
! !

!
!

!

!
!

!

!
!

!

!

!!
!

!
!

!
!

!

!

!

!

!

!

!
!

!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!

!

!

!
!

!
!

!
!

!

!

!
!

!
!

!

!

!
!

!
!

!
!

!!

!

!
!

!
!!

!
!
!
!
!

!
!
!
!
!!

!
!
!
!!

!
!

!!

!

!

!!
!

!
!

!
!

!
!

!
!

!
!

!

!
!

!
!

!

!!
!
!

!
!

!
!!

!
!
!!

!

!
!

!
!
!

!
!
!
!

!!
!

!
!
!!

!
!!

!

!
!

!
!
!

!

!
!
!

!
!!

!

!
!!

!
!
!!

!

!
!
!
!
!!

!
!

!
!!

!
!
!

!

!
! !

!
!!

!
!

!

!!
!

!
!
!

!

!

!
!
!

!
!

! !
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!
!
!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!

!!!
!

!
!

!
!

!!!!!!!!!

!

!!
!
!
!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!

!

!

!
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!

!

!

!!!!!!!!!!!!!!! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

!!!!!!!!!!!!!!!!!!!!!!!!!!!!!

!
!

!

!

!

!

!!
!!!!

!!
!

!!
!

!!!!!!!!!!!!!!!!! !

! ! !

!
!

!
!

!

! !
! ! !

! ! !
! ! !

!
!

!

! !

!!

!!

!
!

!
! !

!
!

!

!

!

!

!

!

!

!
!

!
!

!!

!

!
!

!

!
!

!
!

!
! ! ! !

!!!
!

!
!

!
!

!
!

!
!

!!!!!!!!!!

!
!

!
!

!
!

!

!

!

!
!! !

!!!!!!!!!
!

!
!

!!!!

!
!

!

!

!
!

!

!
!

!
!

!

!

!!

!

!

!

!
!

!
!
!

!

!

!

!
!

!

!
!

!
!

!
!

!
!

!

!
!

!
!

!!

!

!! !
!!

!

!

!

!
!

!!

!
!

!

!
!

!

!
!

!

!
!

!
!!

!
!

!

!

!
!

!
!

!
!

!

!

!
!

!

!
!

!
!

!

!
!
!

!

! !
!

!

!!!

!!

!

!

!

!

!
!

!

!
! !

!

!

!
!

!
!
!
!
!

!!

!!

!

!
!

!

!

!

!

!
!

!

!

!

!!
!!

!

!

!!

!
!

!!
!

!

!
!

!

! ! ! !

!

!

!

!!!
!

!
!

!
!

!
!

!!

!

!

! ! !! !
!

!!!!!

!

!
!

!!!!

!!

!
!

!
!

!
!

!

!

!!

!
!

!
!

! !
!

!
!

!! ! !

! ! !
!

!!!!!

!

!!
!

!
!

!
!

!
!

!
! !

! !
! !

!
!

!
!

!
!

!
!

!
!

!
!!

!

!

! ! !

!
!

!

!!
!

!

!
!

!
!

!!

! !
!

!
!

!!!

!
!!!

!
!

! !

!
!

!!

!

!

!

!

!

!!

!!! !
!

!
!

!!!

!!!!!

!

!

!
!

!!

!

!
! !

!

!

!

!

!!
!

!!!

!

!!!!!

!!

!
!

!

!

!!

!
!

!

!!
!!

!

!

!
!

!
!!

!

!
!

!!

!!

!

!

!

!

!

!

!
!!

!
!
!

!!

!
!

!
!

!!

!
!!

!

!!!

!!!

!

!!!
!

!!
!

!

!
!

!

!
!
!

!

!

!

!

!
!

!

!!

!!

!!
! !

!

!
!!

!

!

!!

!

!!
!!

!

!

!

!!
!
!!

!
!

!!
!

!!!

!!!!!

!!!

!!!
!!

!

!!!!!!

!!

!

!

!

!

!!!
!

!

!

!!!

!!
!

!
!

!
!

!

!

!

!

!!
!

!!

! !

!!!
!

!
!

!!!
!

!!

!!!
!

!

!

!

!

!!!
!!

!
!

!
!

!!
!

!

!

!!!
!

!!!!

!
!

!
!
!

!
!

!

!

!
!

! !

!

!!
!

!

!
!

!

!!!

!!

!!
!

!

!

!!
!

!
!

!
!

!

!
!
!!!

!!
!!!

!!

!

!

!
!
!
!!!!

!
!

!

!
!
!
!

!

!!
!!

!!!

!

!!!!!!!!!!!!!!

!!!

!

!

!

! !
!

!

!
!

!
!

!
!

!

!

!

!!
!

!
!

!

!
!

!

!
!!

!

!
!

!
!

!
!
!!!

!
!

!
!

!!!!
!!!

!
!

!!
!
!

!

!
!

!
!
!

!

!

!
!

!

!!
!

!

!
!

!

!

!

!

!

! ! !!

!

!
!

!

!

!

!

!
!

!!

!!!

!

!

!

!

!

!!
!

!

!

!

!
!

!!

!

!

!
!

!
!

!

!

! ! !

!
!
!
!

!

!

!

!
!

!
!!

!
!

!
!

!

!

!
!

!
!
!!!!!!!!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!

!
!

!
!
!
!
!
!
!
!
!

!
!

!

!

!
!

!
!

!! !
!
!
!

!
!

! ! !
!

! !

!

!

! !

!

!

!
!

!
!

!
!

!
!

!
!

!
!

!
! !

! !!

!

!

!

!
!! !

!
!

!

! !

! !
!

!

!

!

!
!

!
!

!
!
!

!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!
!

!
!

!
!
!

!
!

!

!

!!
!

!

!
!

!

!

!! ! ! !

!
!

!
!

!
!

! ! ! ! !

!
!

!
!

!

!

!
!

!

!

!

!
!

!
!!

!

!

!

!

!

!
!

!
!

!
!

!

!

!
!

!

!
!

!

!
!!

!
!

!

!

!
!

!

!!!
!

!
! ! ! ! ! ! ! ! ! !

!
!

!!!
!!

!
!

!
!!

!

!

!
!

!
!

! !

!

!
!

!

!
!

!!

!

!

!!

!
!

!

!
! !

!

!
!

! !
!

!
!

!

! !

!
!

!

!

!

!

!

!

!
!

!!
!

!

!
!

!

!

!

!

!!

! !
! !

!
!

!
!

!
!

!
!

!
! !

!
!

!

!

!
!

!
!

!
!! !

!

!
!
!
!

!

! !
!

!
!

!
!

!

!
!

!
!

!
!
!

!
!

!
!

!

!
!

!
!

!

!

!
!

!

!
!

!

!

!
! ! !

!

!

!! !

!

!
!

!
!

!

!

! !

!

!

!
!
! !

!

! ! !

! ! ! !
! !

!
!

!

!

!

!

!
!

!

!

!

!

!

!

!
!

!
!

!
!
!

!
!!

!!
!
!

!
!

!
!
!!!

!
!!! ! ! ! ! ! ! ! !

!!!!!!!!!!
!

!
!

!
!

!
!
!

!
!

!
!
!
!

!

!

! !

!
!

!!

!!

!

!!!!!
!!

!

!!!!!

!!!

!!

!

!

!!!

!

!!!!!!
!!

!!
!

!
!

!
!

!
!

!
!

!
!

!
!

!

!

!
!

!
!

!!

!!

!!

!!

!
!

!
!

!

!

!!!!!!!!!!!!!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!

!

!!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!

!

!

!!!

!
!

!
!

!
!

!

!

!
!

!

!!

!

!

!
!

!

!!!
!

!

!
!

!

!
!

!
!
!

!

!
!

!
!

!

!

!

!
!

!

!

!!!!

!
!

!

!
!

!

!
!

!

! !!

!

!

!

!
!

!!
!

!!!

!
!

!

!

!
!

!

!
!

!

!

!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!!!!!!

!

!
!

!
!

!

!

!
!

!

!

!

!
!

!
!

!
!

!

!
!

!
!

!
!

!
!
!

!

!

!

!

!
!

!
!

!

!!
!

!

!!
!

!

!!!
!!

!
!!

!

!!

!

!
!!!

!

!!!
!

!!!!!!

!

!
!

!

!

!!

!

!!!!!

!
!

!
!

!
!

!

!!

!
!

!
!
!!

EA
ST

 S
T

W
ES

T
 S

T

T
H

IR
D

 S
T

A
SH

LE
Y

 A
V

E

C
O

LL
EG

E 
ST

C
O

U
N

T
Y

 R
O

A
D

 1
02

E MAIN ST

BEAMER ST

PI
O

N
EE

R
 A

V
E

E BEAMER ST

E GUM AVE

E GIBSON RD

C
O

U
N

T
Y

 R
O

A
D

 9
8

GIBSON RD

LINCOLN AVE

C
O

T
TO

N
W

O
O

D
 S

T

E KENTUCKY AVE

W MAIN ST

EL DORADO DR

COURT ST

MAIN ST
N

 E
A

ST
 S

T

LEMEN AVE

N
 P

IO
N

EE
R

 A
V

E

C
A

LI
FO

R
N

IA
 S

T

W KENTUCKY AVE

C
O

U
N

T
Y

 R
O

A
D

 1
01

W WOODLAND AVE

E HERITAGE PKWY

M
IE

K
LE

 A
V

E

BRANIGAN AVE

FARMERS CENTRAL RD

NORTH ST

C
A

LI
FO

R
N

IA
 S

T

EA
ST

 S
T

M
AT

M
O

R
 R

D

C
O

U
N

T
Y

 R
D

 1
02

CROSS ST FA
RN

H
AM

AVEE GUM AVE

C
O

LL
EG

E 
ST

§̈¦I -5

§̈¦I-5

UV113

A
IR

PO
RT

 IN
FL

U
EN

C
E 

A
R

EA

A
IR

PO
RT

 S
EC

O
N

D
A

RY
A

PP
RO

A
C

H
 A

R
EA

A
IR

PO
RT

 IN
FL

U
EN

C
E 

A
R

EA

A
IR

PO
RT

 S
EC

O
N

D
A

RY
A

PP
RO

A
C

H
 A

R
EA

Opportunity Sites*

Constraints

!
!

! ! ! ! !!
!!!!!!

!
!

! ! ! ! !!
!!!!!! 200 Year Flood Zone

Potential Flood Depth of 3 ft. or greater

Highway Noise Contour (70 db and over)

Beamer Trunk Line Sewershed

ALUC Policy Boundaries

! ! ! ! ! ! Airport Influence Area

}} }} Airport Secondary Approach Area

City Limits

Outside City Limits
(Annexation and Fee-sharing Required)

Urban Limit Line

Highways

Principal Arterials

Minor Arterials

Collectors

Ramps

Railroads

0 0.75 1.50.375
Miles

Data Source: City of Woodland, California, 2013; Yolo County, 
2013; SACOG Mapping Center, 2013; Dyett & Bhatia, 2013

Opportunity Sites and
Development Constraints

Figure E-1

Existing Conditions

* Includes Properties with Development Projects. 
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OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

The following discussion flows from the various key issues identified through 
this report on existing conditions and planning issues in Woodland. Oppor-
tunities and challenges pertaining to land use (generally and for each broad 
land use category), environmental resources, circulation, public services, and 
fiscal issues are discussed. The goal is to identify the key considerations for the 
General Plan Update as the process moves from information gathering to for-
mulating land use and policy alternatives. The overarching opportunities and 
challenges facing Woodland that its General Plan Update must address are: 

Opportunities

•	 Ample land supply, sufficient to meet demand across sectors through 
2035; few constraints on development

•	 Unique Downtown with character, historically significant structures, and 
potential for growth and greater vibrancy

•	 Excellent access to key regional assets that are important to economic 
development, such as rail, airport, Sacramento, major freeways, and UC 
Davis

Challenges

•	 Lack of flood solution impedes growth and economic development, par-
ticularly in industrial area

•	 Limited fiscal resources affects operation and maintenance of existing 
public resources (community facilities, roads, infrastructure) and the 
City’s ability to provide and maintain new facilities in the future 

•	 Growth on the periphery/on “greenfield” sites has potential to under-
mine efforts to revitalize older parts of the city; these potentially compet-
ing desires must be managed carefully to ensure that all development is 
mutually supportive

Opportunities and challenges pertaining to each topic are also addressed in 
the individual chapters of this report. In some cases, a more detailed dis-
cussion of opportunities and constraints is found in those sections and sub-
sections; this chapter highlights the most salient issues for consideration and 
introduces new ideas about the interplay between various planning subjects. 

6 PLANNING OPPORTUNITIES 
AND CHALLENGES
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CITY OF WOODLAND GENERAL PLAN UPDATE 2035

6.1 Land Use

General

Opportunities

While Woodland has a voter-approved Urban Limit Line (ULL), there is 
sufficient available land within this area to accommodate a range of growth 
possibilities while enabling the City to meet its economic development and 
quality of life objectives. Land is available in both infill and greenfield set-
tings, and possibilities for development of both types would be explored dur-
ing the General Plan update process. 

Development of all land within the entire ULL may take an extended time—
stretching several years beyond 2035, which is the horizon for this General 
Plan. Thus, the City needs to be strategic in how future land use is designated 
and distributed to ensure cohesive phasing and provision of infrastructure 
and services. The mix of land uses can be intensified in order improve envi-
ronmental sustainability, better support alternative modes of transportation 
(decreasing reliance on single occupancy vehicle trips), and improve efficien-
cy of service provision. Similarly, the General Plan Update allows the City the 
opportunity to explore the introduction of new land use designations, such as 
various types of mixed use (Downtown, Corridor, etc.) that can help facilitate 
a wider range of development activity. The General Plan Update also allows 
the City to focus on revitalizing key corridors and opportunity sites, such as 
Kentucky Avenue, East Street, West Main Street, and the County Fair Mall 
area. 

Woodland is “land rich.” Available land is a valuable resource that the City 
will want to be very strategic in utilizing, and this availability will only be-
come more valuable with regulations and restrictions put in place that affect 
land availability in other nearby jurisdictions. What provides the best result 
and return for the community and City from a quality of life and fiscal sus-
tainability standpoint?

In summary, the major land use opportunities that the City may explore 
through the General Plan Update are: 

•	 Devise a phasing strategy for efficient and logical expansion of urban 
development within the ULL, including reviewing existing General Plan 
goals, policies, and assumptions that relate to growth management; 

•	 Refresh the growth management strategy to better reflect future demand 
and community priorities; 

•	 Identify new (and/or revise existing) land use designations to more effec-
tively enable the type of development the City wants to see, particularly 
with regard to mixed use;

There are ample development opportuni-
ties in Woodland on infill sites, which 
can make use of existing infrastructure 
and avoid converting farmland. However, 
redevelopment of infill properties poses 
challenges as well that can make it dif-
ficult to compete with greenfield areas.
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OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

•	 Catalyze	development	in	Downtown,	along	corridors,	and	on	other	infill	
sites;	and

•	 Enable	the	development	of	new	projects	and	neighborhoods	that	serve	
the	community’s	needs	and	enhance	quality	of	life.

Challenges

Having	a	generous	availability	of	land	and	flexibility	in	land	use	creates	chal-
lenges	as	well.	Development	of	“greenfield”	sites	converts	farmland,	a	valu-
able	resource,	to	urban	uses.	Availability	of	greenfield	sites	also	creates	a	disin-
centive	to	infill	development	and	reinvestment	in	the	city’s	core,	on	sites	that	
are	smaller,	potentially	more	impacted,	and	potentially	more	expensive.	De-
veloping	a	phasing	strategy	for	urban	expansion—ensuring	that	development	
proceeds	in	an	orderly	fashion,	with	expansion	onto	greenfield	sites	occurring	
only	as	needed	and	in	concert	with	extension	of	infrastructure	and	services—
will	 be	 a	 key	 policy	 consideration	 for	 the	General	 Plan	Update.	A	 logical	
phasing	plan	will	also	provide	more	certainty	to	property	owners	and	allow	
the	City	to	capitalize	on	partnership	opportunities.	The	current	land	use	cat-
egories	that	pertain	to	large	parcels	on	the	periphery	that	have	longer-term	
development	potential—e.g.	Planned	Neighborhood,	Urban	Reserve—may	
need	to	be	reconsidered	or	redefined	in	order	to	help	define	a	phasing	plan.	

Residential

Opportunities

The	Spring	Lake	Specific	Plan	(SLSP)	has	approximately	3,000	dwelling	units	
still	to	build	out,	and	the	Master	Plan	Remainder	Area	(MPRA;	which	has	
not	been	approved/annexed	or	had	a	Specific	Plan	prepared)	could	potential-
ly	accommodate	another	2,400.	Beyond	these	large	areas,	Woodland	has	sub-
stantial	capacity	for	infill	development	along	its	corridors	and	in	Downtown.	

Demographically,	Woodland	is	changing—it	has	an	increasing	ethnic	popu-
lation,	multigenerational	 families,	 and	an	aging	Baby	Boomer	cohort.	The	
General	Plan	Update	offers	the	opportunity	for	Woodland	to	plan	its	hous-
ing	mix	to	best	serve	the	diverse	housing	needs	of	its	future	population—af-
fordable	single-family	housing,	housing	that	can	accommodate	larger	families	
and	multi-generational	households,	and	smaller	units	in	walkable	settings	for	
young	urbanites	or	Baby	Boomers	looking	to	downsize.	

Challenges and Issues

There	are	 several	principal	 challenges/issues	 relating	 to	 residential	develop-
ment:	

•	 Currently,	a	large	majority	of	the	planned	housing	in	Woodland	is	in	the	
General	Plan	designated	Planned	Neighborhood	areas	of	the	SLSP	and	
MPRA,	which	are	located	at	the	southern	edge	of	the	city.	A	greater	geo-
graphic	and	housing	type	diversity	may	be	necessary	to	meet	the	range	of	
housing	the	population	seeks.	

While Woodland has some multifam-
ily homes and housing specifically for 
seniors, a greater variety of options for 
multigenerational households, young 
singles and couples, and Baby Boomers 
looking to downsize is needed. 
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•	 There remains a need for affordable ownership housing in the commu-
nity. The City must find an additional 22 acres of land to zone to meet 
the State required Regional Housing Needs numbers for the recently re-
viewed Housing Element. 

•	 An expressed desire by many community members is for housing in 
walkable settings, in traditional/established neighborhoods, or closer to 
Downtown Woodland. The General Plan needs to establish locations 
where such development may be feasible, and also facilitate production 
of affordable housing in these locations. This should be accompanied by 
a consideration of distribution, appropriate density, and design.

•	 It is a challenge to encourage housing elsewhere in the city, particularly 
on infill sites along corridors that need revitalization, if there is a large 
amount of greenfield housing capacity is available. The City will need 
to assess sound growth policy that provides for sound fiscal, service, and 
quality of life desires. 

•	 Due to the cost of oversizing the infrastructure facilities in a greenfield 
area and to accommodate the future Master Plan Remainder Area, the 
Spring Lake infrastructure fees and Mello Roos costs place a burden on 
development that is passed on to homeowners.  This results In individual 
homeowners shouldering the cost in the form of taxes and fees for devel-
opment costs.

•	 The City has provided a significant amount of new single family first-
time home buyer assistance as part of its affordable Inclusionary Pro-
gram, but does not receive credit for this program as part of the RHNA 
assessment of available site analysis.  

•	 It will be a challenge to find appropriate number and acreage required 
to meet the Housing Element requirements in order to provide adequate 
sites for the RHNA. 

Woodland has seen successful retail development near I-5 that serves both local and regional 
customers. A challenge for the city will be to continue to capture shoppers at locations near the 
edge of town while supporting successful retail Downtown as well. 
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The City needs to encourage the provision of housing, both new and existing, 
within a range of costs such that the average Woodland household can afford 
to purchase and stay in town. 

Retail

Opportunities

There are opportunities for Woodland to expand or strengthen its retail de-
velopment sector in order to provide tax benefits to the City and to better 
meet the needs of its population. The city has a large amount of existing retail 
development which may in fact result in a dilution of the strength of the 
sector. Strategies will be needed to address this issue while at the same time 
attracting new, high tax generating uses that address changing values and 
shopping habits while protecting the downtown. This includes tailoring uses 
in outlying areas to stem any sales “leakage,” providing for retail needs of new 
population, and increase the city’s regional presence to capture greater share 
of regional retail demand. 

Population growth in Woodland alone will generate demand, at minimum, 
for another 400,000 square feet of retail (of all types) through 2035. Wood-
land’s location on I-5 allows it to capture additional retail demand from the 
surrounding area, especially smaller neighboring communities to the north. 
Accounting for its share of regional demand, Woodland could potentially 
capture more retail sales dollars than what would be generated by popula-
tion growth in the city alone. Capturing this demand could be accomplished 
by several different—and potentially complementary—approaches: planning 
for more freeway-oriented retail at the northern and southern “gateway” in-
terchanges, while at the same time promoting unique, “specialty” retail in 
Downtown Woodland that would help attract visitors from outside the city 
to Downtown as a specific destination.

Challenges and Issues

There are several principal challenges for Woodland’s retail sector that the 
General Plan should address: 

•	 How to create a greater presence for the Downtown for residents and 
visitors in order to provide the concentration that will attract more re-
tail and restaurants to Downtown, especially in the face of ever-growing 
freeway-oriented larger establishments; 

•	 How to incentivize investment in the Downtown;

•	 Ensure that the community- and neighborhood-serving retail centers 
(with supermarkets, drugstores, convenience stores, and cafés/restau-
rants) are strengthened with strategies developed for addressing under-
performing areas;
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•	 How to strategically expand the regional retail presence to improve the 
City’s tax base and regional presence without curtailing growth or even 
harming retail in Downtown and neighborhood-accessible locations that 
the community seeks; 

•	 Concern that the city has a large amount of retail development, but that 
it may be located in the wrong place and is very costly to rehabilitate;  

•	 How to address the extensive amount of strip commercial along key cor-
ridors, which dilutes the success of key commercial nodes and Down-
town; and

•	 There needs to be a greater vibrancy and activity drawing people to the 
Downtown and then the ability for customers to park and access busi-
nesses in a reasonable distance.

The current General Plan designates more land for retail uses than demand 
currently warrants, even through 2035. However, some of that land is in 
older shopping centers (many strip centers and the County Fair Mall) that 
are in need of reinvestment and revitalization. The challenge will be to ensure 
that there is adequate space allocated for retail to meet market needs in all 
parts of the city—not just in easily developable sites along the freeway—and 
to facilitate conversion of these older properties. Another challenge will be to 
ensure that different types of retail in Woodland can thrive simultaneously, 
that the larger stores near the freeway complement, rather than compete with, 
smaller stores Downtown and in neighborhoods. 

Office

Opportunities

Downtown Woodland hosts some professional office space, mostly related to 
the Yolo County Courthouse, but otherwise serving a local market. Reloca-
tion of the Courthouse to the south side of Main Street will likely cause some 
movement in the office market, as existing office users may relocate to be 
nearer the new facility and new users may enter the market as the Courthouse 
expands. It is unclear what the impact of this relocation will be on the western 
portions of the downtown and how the existing courthouse will be reused. 

The City is expected to see demand for at least 250,000 square feet of office 
space through 2035. This demand could be met through infill and reuse of 
land Downtown, and along West Main Street, West Court Street, and in Cot-
tonwood Plaza, but other opportunities to expand Woodland’s office presence 
exist as well. 

The key General Plan opportunities for the office sector are the following: 

•	 Build on the new Courthouse as a catalyst for new office development serving 

Monsanto recently expanded its research 
facility west of Woodland. Growth in 
the agricultural technology industry and 
proximity to UC Davis could represent an 
opportunity for the city for development 
of similar business/research park uses 
in Woodland. Top photo: Woodland Daily 
Democrat. Bottom photo: UC Davis.
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the law sector, with opportunities to serve local and visiting attorneys; and

•	 Establish Woodland as an agricultural, technology, and business park lo-
cation by building on its proximity to UC Davis, focusing on R&D and 
service companies related to the ag biotech/seed research cluster, with 
flexible land use standards and spaces that could accommodate a mix of 
office, lab, and service/warehouse space. 

Challenges and Issues

The supply of land currently designated for office uses exceeds the demand for 
this space through 2035. However, while existing built office space in Wood-
land may meet the needs of local small businesses desiring convenient in-
town space, this inventory cannot be sized or configured to meet the needs of 
future users, particularly if the City chooses to pursue companies that would 
seek a business park setting or mixed use setting. The main challenges relating 
to office development include: 

•	 Recasting the regional perception of Woodland as a regional office des-
tination. The city is not a large office market, nor does it currently have 
a regional presence in this market. An economic development strategy 
including marketing/branding may be necessary. 

•	 Designing a successful business park node. Much of the industrial space 
in the city is warehouse/distribution oriented, and there is no currently 
suitable business park land available. Establishing a successful business 
park requires more than land designation—these require ambiance, well-
designed streets, landscaping, separation from noxious or visually un-
pleasant uses, and close proximity to retail, housing, and other amenities 
to attract professional workers. 

•	 How should the city capitalize on access and proximity to UC Davis, as 
an incubator? 

•	 Reuse of old courthouse as a possible office and employment generator 
for Downtown.

•	 Woodland is not considered a prime office location.  Office locations in 
the Downtown are older and obsolete and in some places parking is not 
immediately accessible.

Industrial

Opportunities

The city has large amounts of vacant land available for future industrial de-
velopment, which is a significant asset. Woodland has established itself as an 
industrial center in the region, with a large number of warehousing, distribu-
tion, manufacturing, and other similar uses. These are concentrated in the 
northeast, but some are located elsewhere throughout the city along rail lines, 

Woodland’s assets, such as freeway, 
rail, and airport access, have attracted 
manufacturers and other heavy industrial 
uses. However, this is a shrinking sector, 
and flooding issues hinder the city’s 
competitiveness. 
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such as in the East Street corridor. Woodland has many assets that make it 
appropriate and desirable for industrial users, such as its rail access; proxim-
ity to I-5, Sacramento International Airport, UC Davis, and surrounding 
agriculture; availability of large parcels (both for new construction and reuse); 
and affordable land costs. 

An additional opportunity would be using recycled water in the industrial 
area. The quality of Woodland’s recycled water is very good, and it will im-
prove further following implementation of the surface water project. This 
would allow greater capacity for “wet” industries (food processing, beverage 
plants, etc.).

Challenges and Issues

The biggest challenges regarding industrial development in Woodland are: 

•	 Additional future demand and uncertain benefit to the community, for 
the kind of industrial uses Woodland currently has (primarily warehous-
ing and distribution) is unclear, and manufacturing has been a shrinking 
sector.

•	 Maximizing the wages, job opportunities, and revenue yield associated 
with this type of “low-investment” industrial use, which is difficult in an 
environment where automation is increasing. 

•	 The impact to the community from uses with high truck volumes.

•	 The significant flooding-related challenges that Woodland faces are con-
centrated in the northeastern portion of the Planning Area, where in-
dustrial uses have traditionally been concentrated and will likely remain 
in the future. While historic flooding depths in this area have been low, 
special design considerations and additional insurance are necessary for 
building in this area, and new State regulations relating to building in the 
200-year floodplain have recently come about (see Section 6.4 for more 
information on flooding constraints). There is fear concerning potential 
high insurance costs and liabilities to users and local jurisdictions. This 
constraint has deterred potential new industrial users, who have compa-
rable opportunities elsewhere where flooding is not an issue. 

•	 Extending additional wet utility infrastructure trunk lines to the indus-
trial area. The City should look for an opportunity to partner with an 
industry to share the costs of a trunk line, which would then have avail-
able capacity for other users as well.

•	 Relook at the industrial land sector, including Specific Plan areas, to 
evaluate possible preferable use and performance standards to possibly 
differentiation heavier, noxious uses from the light/custom manufactur-
ing and R and D uses. 

•	 Improve the physical appearance and aesthetics of the industrial area. 
Address the significant amount of non-conforming uses and develop-
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ment by developing strategies to focus on creating the type of desirable 
environment that will attract higher wage generating uses. 

The industrial area faces other current challenges as well, some of which con-
tribute to the difficulty in attracting new users: the age and obsolescence of 
structures, the lack of amenities, and high storm drainage impact fees. 

Downtown

Opportunities

Downtown is distinctive, with a substantial stock of historical buildings and 
designation as a National Register Historic District. It offers unique shops 
and restaurants and is walkable, with a grid system of streets that connect it to 
the adjacent neighborhoods. Many older buildings have been maintained or 
restored, although some have languished due to neglect. Downtown Wood-
land has significant potential for revitalization, to further embody the vision 
that so many residents have for it: a vibrant area with activities, destinations, 
and entertainment day and night for all residents and their families. It also 
has the potential to accommodate a greater diversity of uses, and emerge as a 
residential district in its own right. 

Challenges and Issues

Redevelopment of older, urbanized cores typically presents greater challenges 
than new development on greenfield sites. For instance, it can be expensive 
to bring older buildings into compliance with today’s building and fire codes 
(though cities can adopt the California Historical Buildings Code to address 
this constraint), and standard parking requirements may have to be waived 
or adjusted because of small parcel sizes. Properties may have absentee own-
ers, who have less interest in improving their properties. Key challenges and 
issues are: 

•	 How to address the issue that Main Street is a high volume roadway that 
has the competing need to move traffic through town, while at the same 
time needs to slow traffic in order to create a desirable pedestrian space 
with ambiance that will make residents and visitors enjoy their experi-
ence and what to shop and stay. Noise, dust, odors, traffic proximity and 
safety are issues that need to be overcome.  

•	 How to bring activity and customers who have adequate disposable in-
come and a desire to spend on Downtown Businesses.  It is circular, in 
that it is essential to provide the right mix of business and entertainment 
to first attract and then to encourage spending.

•	 How to foster a unique identity for Downtown. There is widespread 
agreement in the community that Downtown needs to be more vital and 
a focus of the entire community, and perhaps even beyond. What should 
this role and identity be? During the initial outreach phase, community 

City residents treasure Downtown Wood-
land for its charm, family businesses, and 
historic character. They also want to see 
the area become livelier, with entertain-
ment and a greater mix of uses. 
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members have offered several suggestions, including shaping an identity 
that builds on Woodland’s agrarian roots, creating community gathering 
spaces and events, and potentially creating a marketplace flavored to cater 
to the large Hispanic community. 

•	 How to create a critical mass of retail and restaurants in Downtown. 
Many of the establishments in Downtown are smaller, which have a dif-
ficult time competing with the convenience, size, and familiarity of large-
format retail located near highways. The updated General Plan would 
need to balance retail uses in Downtown with freeway-oriented retail 
to ensure that these areas complement each other and that Downtown 
retailers can thrive.  Are there key everyday uses that could be located 
Downtown that would bring more people there on a regular basis such 
that they became familiar with and desired to come Downtown? Is there 
a way that downtown concept and the downtown experience can be wid-
ened to include more than just the one linear Main Street, but rather 
encompass a number of blocks both to the north and south to create this 
critical mass?

•	 How to attract new residential uses in Downtown. Downtown Wood-
land is relatively large, and has the ability to be an identifiable residential 
district catering to the needs of those who desire living in walkable, urban 
settings. Key questions are where specifically residential uses should be 
located, what should the overall amount and type/character of this devel-
opment be, and whether there is infrastructure capacity (parking, waste 
management, sewer, water, etc.) to easily allow this. 

•	 Reuse of the County Courthouse. Relocation of the County Courthouse 
offers the opportunity to explore alternative uses for the large existing, 
Beaux-Arts style building that is on the National Register of Historic 
Places. A new college or institution is one idea that has been suggested by 

Good street design creates a safe and pleasant environment for pedestrians and cyclists as well as 
vehicles. The new General Plan will include policies to create “Complete Streets” that are designed 
to serve all users. 
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the community. Since the building is owned by other agencies, the City 
would need to work with them to foster adaptive reuse. 

•	 Meeting infrastructure needs. Finally, Downtown is also served by the 
city’s oldest water and wastewater infrastructure: water pressure is low, 
and the sewer trunk line serving the area is at capacity. While these issues 
can be resolved, they persist in the short term. 

6.2 Environmental Resources and Constraints

Opportunities

Because of agriculture and urban development, there are few significant bio-
logical habitats or other significant environmental resources in Woodland.
However, there are several opportunities for environmental conservation and 
stewardship that Woodland could foster through this General Plan Update: 

•	 Woodland Regional Park has been identified as a high priority property 
for habitat conservation, which represents an opportunity for outdoor 
environmental education and for low-impact recreation such as bird 
watching. There are several examples of development of such combined 
conservation and recreational amenities, including local examples in 
Yolo County; these areas can attract visitors from regions outside of Yolo 
County and thus provide economic benefits and contribute to local tour-
ism. 

•	 The City could also consider a proactive urban forest management pro-
gram that increases habitat potential of the city’s urban tree canopy and 
also provide co-benefits of moderating urban heat island effect, carbon 
sequestration (a limited benefit, as quantified in the 2010 Urban Forest 
Resource Analysis and Community Canopy Study, and costly for the 
City to expand and maintain), and enhanced aesthetics. The General 
Plan Update and Climate Action Plan also provide the City with the 
opportunity to comprehensively address carbon emissions, through land 
use and transportation decisions as well as through policies addressing 
energy efficiency. Addressing greenhouse gas emissions through land use 
and transportation planning has co-benefits of improving community 
health and wellness (by improving pedestrian and bicycle facilities and 
circulation), improving air quality, and providing greater choice in trans-
portation modes. 

•	 Additionally, the designation of Downtown as a National Register His-
toric District is a key asset of the City, and presents an opportunity for 
the updated General Plan to better capitalize on this distinction and fos-
ter economic development through tourism and local business support. 
The Downtown Specific Plan is the primary regulatory document for 
this area, and consistency between the Specific Plan, the updated General 
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Plan, and community objectives for the Downtown must be ensured. 
Additional considerations are due to agricultural and stormwater run off, 
including sediment deposits on local streets and properties.  Most impor-
tantly, the time frame for the development of a future flood solution is 
critical to Woodland’s continued economic growth.  The City is mount-
ing every effort to facilitate a solution sooner rather than later.

Challenges and Issues

Flooding is expected to be a major consideration driving policy and land use 
decisions for the new General Plan. It will continue to affect the land use pat-
tern, development regulations, growth management strategies, infrastructure 
provision, economic policy, and other fundamental aspects of the General 
Plan. The Plan will need to strategically address short- and long-term solu-
tions to the hazards and restrictions on development in the 200-year flood-
plain, pursuant to the 2007 legislation from the State. Some additional con-
straints on development in the floodplain are discussed in Section 6.4 below. 

With the exception of flooding, Woodland has relatively few environmental 
constraints. Certain environmental constraints present in—but not unique 
to—Woodland have implications for land use and policy decisions. For in-
stance, toxic air contaminants (TACs) concentrate near freeways, impacting 
the type and design of new development in those corridors. Increasing noise, 
as well, is a consequence of increased automobile travel, railroad use, and 
growth in general. The new General Plan will need to incorporate noise stan-
dards that are appropriate for an urban environment (while still protecting 
sensitive noise receptors), criteria for locating uses where TACs are high, and 
other environmental health considerations.

6.3 Circulation

Opportunities

Woodland’s circulation system performs very well, at acceptable levels of ser-
vice for automobiles throughout the Planning Area. The current roadway 
network has excess capacity, suggesting that major improvements to accom-
modate new growth may not be needed (though this will be assessed quan-
titatively during the Alternatives phase of the General Plan Update process). 
There is enthusiasm amongst the public to improve access and facilities for 
travel by bicycle and on foot, as well as to improve transit service. Facili-
tating travel by these modes of transportation improves air quality, reduces 
greenhouse gas emissions, promotes community health, and lessens impacts 
on roadways and parking facilities. Safe and convenient bike access to Davis 
could be easily provided if the railroad along East Street were relocated. Thus, 
major circulation-related opportunities in the new General Plan include: 
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•	 Focusing on creating Complete Streets that are safe, pleasant, and ef-
ficient for all modes of travel, with a particular focus on expanding the 
pedestrian and bicycle network;

•	 Exploring options for rail relocation and opportunities for enhancing 
land use and transportation options along the East Street corridor as a 
result; and

•	 Reconsidering, from a policy perspective, how the City wants to set 
standards for roadway performance—continuing the traditional Level 
of Service (LOS) standard, changing the LOS standard, or adopting a 
different type of standard entirely, such as one that considers the perfor-
mance and function of multiple modes of transportation. This approach 
would have the affect of allowing the community to choose what types 
of streets should be prioritized for different purposes, and apply different 
standards—for instance, standards for Downtown streets and residen-
tial neighborhoods could focus on improving the pedestrian experience, 
while standards for the industrial area could focus on truck movement, 
and standards for arterials near the highway could be focused on improv-
ing automobile flow and minimizing delay. 

Challenges and Issues

Funding for roadway maintenance and improvements presents the greatest 
challenge for Woodland’s circulation system. A number of improvements 
have been identified but not implemented due to lack of funds, such as the 
traffic-calming program. Funding is also necessary to implement the pave-
ment maintenance program, as well as improvements to the bicycle and pe-
destrian network, which were identified as high priorities by the community. 
Improving transit service relies not only on funding, but also on increased 
density and land use mix in order to support the increased service and cover-
age that is desired. Finally, while Woodland’s rail access is seen as a draw to 
industrial users, the presence of the railroad on East Street severely limits the 
revitalization potential of that corridor. Relocating the rail line to the east side 
of the Planning Area is a popular concept amongst community and decision-
makers alike, but it presents serious funding and engineering challenges and 
may not be possible within the time horizon of the new General Plan. 

6.4 Public Services and Utilities

Infrastructure and Flooding

Opportunities

Overall, Woodland is well served by utility infrastructure with available ca-
pacity (water, sewer, stormwater). The wastewater treatment plant has excess 
capacity, affording Woodland the potential opportunity to sell capacity to 
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neighboring communities once it can ensure that it can serve its own pro-
jected growth. Implementation of the surface water project in conjunction 
with the City of Davis (anticipated in 2016) will allow Woodland to decrease 
reliance on groundwater. While there are specific geographic constraints and 
fee structure challenges that merit further attention, there may be short-term 
“workarounds” for developable parcels that could help jump start economic 
development in advance of more comprehensive long-term fixes. 

Challenges and Issues

The fact that the sewer and stormwater systems are at capacity in Downtown 
places a significant limitation on that area’s ability to intensify and accom-
modate more growth, particularly in the short term. Similarly, the flooding 
issues and stormwater fees in the northeastern industrial area are serious de-
terrents to new industrial development. Moreover, due to its location within 
the Sacramento-San Joaquin Valley, Woodland will be subject to additional 
regulations pursuant to the 2007 flood risk management legislation following 
adoption of the new General Plan; namely, the City will not be allowed to 
approve new development agreements, discretionary permits, discretionary 
entitlements, ministerial permits, or tentative maps in areas subject to the 
200-year flood without demonstrating adequate flood protection measures. 
As a comprehensive citywide flooding solution is not likely to occur within 
the time horizon of this General Plan Update, a critical challenge for the 
new plan will be to identify interim solutions that will promote economic 
development and allow development to move forward in the affected areas. 
The City is working on development of a flood solution that is hoped to be 
achieved in the near term. Securing financing to support a flood solution is 
a key issue.

In addition to addressing potable water supply, the surface water project will 
also allow City to re-evaluate economic feasibility of using recycled water. 
However, the City also has an aging well infrastructure. Sixteen of the City’s 
wells have been in operation for 30 years or longer and five wells for 40 years 
or longer. The typical life of a well is between 30 and 50 years. Because the 
City will continue to supplement surface water diversions from the Sacra-
mento River with well water, the City will need to invest in new well con-
struction, particularly to meet demand during summer months when water 
rights are limited. New State stormwater permit requirements are very oner-
ous and will require development of new procedures, actions, and may carry 
high cost to implement (NPDS).

Some wells will be taken offline due to nitrate contamination and not because 
of age or because of mechanical difficulties. This provides an opportunity to 
have a “purple pipe”1 hub created within the city proper. At very least, the 

1 The convention for transmission of recycled water is to use purple-colored pipes, so that this 
water can be easily distinguished from other types of water (potable, wastewater, etc.).
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park where a disabled well is located could be removed from the potable water 
system and irrigated by the now “unusable” well. This could then lead to hav-
ing a source for recycled water in various places around the city.

Public Safety and Parks/Recreation

Opportunities

The General Plan Update allows Woodland to take a critical look at its park 
and recreation facilities and services, in terms of service standards that can be 
maintained, as well as in terms of the match between services provided and 
the needs and desires of the community. Woodland residents value their parks 
and other recreation centers, but also have some concern about their upkeep 
and safety. The planning process also gives the City the chance to evaluate 
the physical distribution of parks, to ensure that all neighborhoods are being 
served equally. 

With respect to public safety, the police and fire departments have the op-
portunity to reconsider their service standards and look for ways to increase 
their efficiency and quality of service.

The City is working with UC Davis and Yolo County with regard to coopera-
tion and coordination for inter-agency support. 

Challenges and Issues

Any discussion of increasing the number of public parks and recreation fa-
cilities must be accompanied by a strategy for their ongoing operation and 
maintenance. The City must focus on maintaining what it currently has, 
maintaining what is being proposed, and securing a revenue source for both 
of those efforts. If thought of as a business plan, the General Plan helps define 
the goals and strategies to live within the City’s means. The same challenge 
applies to police and fire service: existing deficiencies in response times must 
be addressed—and service must be able to be maintained—before consider-
ing how to serve additional growth. The City will be evaluating critical service 
needs in all service sectors under the City’s umbrella of agency service from 
parks to public safety. What is critical and what can the City afford. What is 
that balance?
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6.5 Economic Development Fiscal Considerations

Opportunities

The General Plan Update offers three major opportunities pertaining to fiscal 
sustainability: 

•	 Balancing land use and service levels with current fiscal realities, 

•	 Growing the fiscal base in the longer term, and

•	 Providing a long term business plan for the community.

Service levels can be reconsidered and realigned, and community expecta-
tions reset, which is necessary given current economic and fiscal conditions 
that have caused the City struggles to maintain and provide services at the 
levels specified in recent years. Fiscal considerations may also guide land use 
decisions: for instance, development within city limits provides greater rev-
enue than that which requires annexation because it is not subject to revenue 
sharing agreements with Yolo County. Similarly, the General Plan Update 
provides a chance for the City to evaluate the fiscal impacts of various land 
use alternatives during the next stage of the Update process, so that the public 
and decision-makers can clearly understand the implications of land use pat-
terns and policies on the General Fund. Ultimately, the General Plan can play 
a role in setting the City on a course for fiscal sustainability through a steady 
expansion of revenues and provision of services in line with the community’s 
needs and the city’s financial capabilities. 

Challenges

Woodland has faced a number of significant fiscal challenges in the last sev-
eral years. By and large, these are not unique to Woodland and have been 
experiences shared by many California jurisdictions:

•	 Declining property values, particularly for residential development

•	 Loss of redevelopment funds

•	 Rising costs of employee benefits

•	 Loss of sales tax due to new economy and shopping habits

•	 High infrastructure costs, both capital and operation/maintenance

•	 Challenges of maintaining levels of service desired by the community 
and essential to ensuring public safety and welfare

But more specifically, the City is struggling to balance providing services and 
amenities with the ability to pay for them. The city is also burdened by the re-
quirement to pay off bond debt for oversized facilities such as the Sports Park, 
Community and Senior Center, and new police station. Woodland needs 
growth and incoming income to be able to pay off that debt. Assumptions 
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made back when debt was taken on were vastly overestimated, and the City 
is now struggling financially. 

Of the major contributors to the City’s General Fund, the General Plan has 
the most influence (directly or indirectly, through land use and policy deci-
sions) over sales tax, property tax, and development fees. In general, the City 
has relied heavily on new development to generate revenue, and over the 
course of the economic downturn (during which development has slowed 
significantly), the impact on the City’s General Fund has been critical. 

Various types of development (residential versus commercial, for example) 
have different net impacts on the City’s General Fund, as they require dif-
ferent levels of service and contribute different amounts of tax revenue. New 
growth, while it generates economic benefits, also requires services such as po-
lice, fire, road maintenance, infrastructure, and other community amenities. 
Future land uses in Woodland must be planned for in a way that is mindful 
of these uses’ fiscal impact, but not at the expense of other community goals 
such as having an appropriate land use mix. Service standards must be set at 
levels that are fiscally sustainable but also provide for the safety and quality of 
life that Woodland residents expect. Achieving a balance between maintain-
ing/enhancing quality of life (especially with respect to community facilities 
and safety services), while still living within the City’s means, is a key chal-
lenge.

A final challenge pertaining to fiscal issues is the mismatch between the time-
frame of the General Plan (20 years) and the City’s shorter-term fiscal cir-
cumstances. Implementation of many of the policies in the General Plan will 
take many years, and the fiscal effects of plan policies and strategies will not 
be seen immediately. The City must identify a short-term fiscal strategy to 
address current concerns that is still aligned with the long-term General Plan 
approach.

While employee benefit costs may continue to be an issue in the coming 
years, addressing this challenge is outside the scope of the General Plan Up-
date. 

For a more detailed discussion of market potential, fiscal constraints, and 
general economic development opportunity and challenges, please refer to 
the companion document entitled “Economic and Fiscal Background Re-
port,” published April 2013 and available on the General Plan Update web-
site. 
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OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

This chapter provides an overview of community facilities and services locat-
ed within the Planning Area and evaluates whether there is sufficient capac-
ity to accommodate projected growth. Community facilities discussed below 
include parks and open space, schools, public safety services (police, fire), and 
utilities (water, wastewater, stormwater, and natural gas). Evaluation of key 
demands, such as required park ratios and public safety service levels will be 
considered as part of the General Plan update.

5.1 Parks and Open Space

The City of Woodland owns and operates numerous parks and recreation 
facilities. Programming of park resources is provided by the Community 
Services Department, while the Public Works Department provides main-
tenance. Maintaining existing facilities, acquiring and developing additional 
facilities to meet future needs, and providing programming for parks and rec-
reation areas as the city’s population grows will be an important component 
of the General Plan Update.

Existing Facilities and Planned Improvements

The city has 16 neighborhood parks, four community parks, five community 
sports parks, and two recreational facilities, including the 60-acre Woodland 
Community and Senior Center. The City also owns a 160-acre undeveloped 
park site known as Woodland Regional Park, which is located just beyond 
new residential development along County Road 102 (CR 102) and County 
Road 25 (CR 25) on the east side of Woodland. This site will be designated 
as habitat through a conservation easement, but public access and some mini-
mal recreational facilities (e.g. paths) may still be provided.1 Altogether, the 
city contains approximately 171 acres of developed parkland and 177 acres of 
undeveloped parkland for a total of 348 acres. Woodland’s current inventory 
of parks and recreation facilities is listed in Table 5.1-1. Figure 5-1 maps their 
location in the Planning Area.

1 Woodland Regional Park has remnants of an old waste fill site and is populated with Special-
Status species.

5 COMMUNITY FACILITIES 
AND SERVICES
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The City plans additional park development as part of the Spring Lake Spe-
cific Plan (SLSP), which at buildout will include more than 4,000 new hous-
ing units. Jack Slaven Park (8 acres) is the first of 28 acres of neighborhood 
parks to be developed in Spring Lake. According to the Specific Plan, con-
struction of the second neighborhood park is triggered by issuance of the 
1,950th building permit, and construction of the third neighborhood park 
is triggered by the issuance of the 3,250th building permit. An additional 16 
acres of neighborhood parks are planned in the Master Plan Remainder area.

Table 5.1-1 PaRKS aND ReCReaTION FaCIlITIeS INVeNTORY
PARK OR RECREATION FACILITY NAME ACREAGE

Neighborhood Parks

Beamer Park 2.2

Campbell Park 6.7

Christiansen Park 1.6

City Park 3.9

Cline Park 4.4

Everman Park 3.4

Freeman Park 2.3

Harris Park 3.1

Jack Slaven Park 8.0

North Park 1.4

Roddy Park 0.5

Schneider Park 3.9

Southland Park 2.7

Traynham Park 3.2

Tredway Park 1.6

Woodland West 0.4

Subtotal Neighborhood Parks 49.3

Community Parks

Crawford Park 10.0

Ferns Park 10.0

Jack Slaven Park is the first to be developed in the Spring Lake Specific Plan area and features a 
water play feature. 
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Table 5.1-1 PaRKS aND ReCReaTION FaCIlITIeS INVeNTORY
PARK OR RECREATION FACILITY NAME ACREAGE

Pioneer Park 10.0

Woodside Park 10.0

Subtotal Community Parks 40.0

Community Sports Parks

Buchignani Field 1.5

Camarena/Pedroia Field 3.5

Clark Field 3.4

Harris Field 3.1

Klenhard Park 7.0

Subtotal Community Sports Parks 18.5

Recreational Facilities

Woodland Community and Senior Center 
(20 acres, including dog park), Sports Park 
(28 acres), Undeveloped (12 acres)

60.0

C. Brooks Community Swim Center 3.4

Subtotal Recreational Facilities 63.4

Total Developed Parkland 171.2

Open Space and Trail areas

Regional Park1 160.0

Detention basins

Douglas Park/Pond 15.0

Streng Pond Park 2.2

Dubach detention pond/Velocity Isla. n/a

Total Undeveloped Parkland 177.2

Other

Woodland Cemetery 22.0

Hiddleson Pool (Closed) 3.4
Note: Some totals may not add due to rounding.
1 The Regional Park has the remnants of an old waste fill site and is populated with Special 

Status species. It is unclear at this time whether the site will be used as park space for the city. 
It may in the future be designated as habitat through a conservation easement.

Source: City of Woodland, 2013.

Community sports parks, such as the Woodland Sports Park developed adjacent to the Woodland 
Community & Senior Center, provide space for youth athletic teams and tournaments. 
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Recreation Programs

The Community Services Department provides recreation programs to more 
than 50,000 Woodland residents annually. Examples of programs include 
youth sports, adult sports, youth and adult aquatics classes, senior services, 
youth enrichment, and various other programs. Priorities for recreation pro-
grams in the coming years include: (1) increasing use of existing programs 
and facilities; (2) expanding contract classes; (3) expanding art classes; (4) 
adding teen programs; and (5) increasing recreational facilities, including 
new soccer/baseball fields and tennis courts.

Standards

Woodland’s current General Plan defines an overall parkland standard of 6 
acres per 1,000 residents. At an estimated population of 55,694 in January 
2013, Woodland’s ratio of developed parkland per 1,000 residents is 3.1, well 
below the General Plan parkland standard of 6.0.

The City’s Parks Master Plan also establishes a citywide parkland requirement 
of 10 acres per 1,000 residents for new master planned areas. The parkland re-
quirement for new master planned areas per 1,000 is broken down as follows: 
(1) two acres for neighborhood parks; (2) one acre for community parks; (3) 
three acres for regional parks; and (4) four acres for special use/sports fields.2 
In the case of Spring Lake, the City permitted a lower parkland standard of 5 
acres per 1,000 residents.

Deficiencies and Planned Improvements/Match with 
Community Needs

As discussed above, Woodland does not currently meet its General Plan park-
land standard for population. Furthermore, parkland is not evenly distribut-
ed throughout the city. As a general rule of thumb, every residence should be 
within a quarter-mile (5 minute walking distance) of a neighborhood park. 
Figure 5-2 shows the quarter-mile and half-mile walk-sheds from neighbor-
hood, community and community-sports parks, and highlights existing resi-
dential areas that do not fall into that area. Residential neighborhoods with 
poor access to parkland include residential areas primarily in the southwest 
(along West Street and California Street between Cross Street and the south-
ern boundary of the Planning Area) and central (to the north and southwest 
of the State Route 113 and E Gibson Road interchange) parts of the Planning 
Area, as well as smaller areas scattered throughout the northwest and south-
east (Spring Lake) parts of the city. 

2 Park and Recreation Element, Spring Lake Specific Plan. City of Woodland (2001).
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Access to Parks

Figure 5-2:

Existing Conditions

* Walksheds are calculated for only neighborhood
parks, community parks and community sports park. 

Figure 5-2: access to Parks
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New neighborhood and community 
parks are built in new residential areas 
to serve and support growth. The new 
Woodland General Plan will establish a 
standard for parkland per population that 
serves community needs and that can be 
realistically maintained by the City.

Through 2035, Woodland’s population is projected to grow to about 67,000. 
If the City’s parkland standard remains the same, the City would need to add 
about 232 acres of parkland by 2035 to overcome the existing deficiency as 
well as accommodate new population growth. If the City were to develop the 
Woodland Regional Park with trails and park facilities and count it towards 
its public park inventory, the City would still need to add about 72 acres of 
parkland by 2035.

Identifying a sufficient quantity and quality of park and recreation land, in-
cluding determining methods to pay for design, construction and operation 
of the facilities, will be a key component of the General Plan Update pro-
gresses. City staff has cited the need for new facilities and funding for new 
park development and land set-asides. Please refer to Chapter 6, Planning 
Opportunities and Challenges, for more discussion on the need to support 
new facilities with sufficient funding for maintenance and appropriate level 
of service standards. But also, importantly, the City will need to evaluate park 
service standards, both in terms of providing the physical places, but in con-
sideration of the City’s ability to afford the on-going mainenance and opera-
tion costs.  As mentioned before, the General Plan can also be considered the 
business plan for the City and assessment of the fiscal realities of providing 
amenities and services is vitally important.

5.2 Schools

Existing Facilities and Planned Improvements

Woodland Joint Unified School District (WJUSD) provides public education 
from kindergarten through 12th grade to residents in the Planning Area, as 
well as nearby unincorporated areas of Knight’s Landing, Yolo, and Zamora. 
The district includes 10 elementary schools, one charter elementary school, 
two middle schools, two comprehensive senior high schools for grades 9-12, 
and one continuation high school. Additionally, there are three alternative 
education programs, six pre-schools, three infant-toddler programs, and an 
adult education center. Two of the district’s elementary schools and one of 
the district’s high schools are located outside the Planning Area. Altogether, 
just over 10,100 students attend public schools in WJUSD, 9,400 of which 
attend school in the Planning Area. Public schools and enrollment for all 
schools are detailed in Table 5.2-1 and are mapped on Figure 5-3.

Accredited in 2008, Woodland Community College (WCC) is a two-year 
community college located at 2300 East Gibson Road in Woodland on a 
112-acre parcel in the northeast corner of SLSP area. WCC provides a num-
ber of academic, transfer, and enrichment programs to students throughout 
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Yolo County. In 2007, WCC completed a new 72,000 square foot learning 
resource center, doubling the existing footprint of the college. The new center 
provides 25 lecture and classrooms, an expanded library, math and writing 
labs, and a large community events room. WCC also completed a newly 
remodeled student services center in 2010. During the 2011-12 school year 
nearly 3,000 students attended WCC. 

Private schools located in Woodland include Woodland Christian School 
(preschool and K-12) and Holy Rosary Parish School (preschool and K-8). 
The Woodland Christian School has two campuses, the West Campus (K-8) 
located at 1515 West Street and the Matmor Campus (9-12) located at 1787 
Matmor Road. The Holy Rosary Parish School is located at 505 California 
Street. Additionally, Woodland Polytechnic, a public charter high school that 
serves students in grades 9-12, is located at 1250 East Gum Avenue. Wood-
land Polytechnic opened in September 2011 with an enrollment of 150 stu-
dents. All three schools are accredited by the Western Association of Schools 
and Colleges. 

Planned Improvements

WJUSD conducted facility assessments on 17 WJUSD facilities in 2011 as 
part of the long range facility master planning process. The 2011 Facilities 
Master Plan estimates that approximately $72 million is needed for modern-
ization and new construction of schools within the district in order to sup-
port the education needs of students for the next 10 to 15 years. According 
to district staff, building structures, roofs, and grounds are receiving basic 
care, but are in dire need of rehabilitation. WJUSD is currently meeting im-
mediate needs using deferred maintenance funds. The WJUSD School Board 
discussed potentially seeking a General Obligation measure at a June 6, 2013 
special board meeting, however the timing of the measure is still unknown. 
Currently, the District has plans to replace the roof and chiller on the F wing 
of the Adult Education Center.

WJUSD foresees new school development within the SLSP based on new 
residential growth, however the District does not currently plan to open any 
new schools in the near term. The City has allocated land for new school con-
struction within SLSP, which provides for three small-scale (600-student) el-
ementary school sites. However, due to declining enrollment and operation/
maintenance costs, the school district has released two of those sites for other 
development. Both sites have now had residential development entitlements 
approved in place of school use. One elementary school site, located south of 
Heritage Parkway, remains and is owned by the School District. The school 
site located south of Pioneer High School could possibly be developed as a 
combined middle/elementary school site in the future. 

Preliminary plans for the Master Plan Remainder area also include two ad-
ditional 10-acre elementary sites, however as this area has not been annexed 

Woodland Community College serves ap-
proximately 3,000 students from across 
Yolo County, offering programs in liberal 
arts, humanities, social sciences, and 
technology.
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nor does it have a formal Specific Plan approved, therefore these sites are not 
guaranteed. In 2002 WJUSD began construction of Pioneer High School on 
the 50-acre high school site, which opened in 2003. Enrollment during the 
2012-13 school year was 1,557 students.

Table 5.2-1 eXISTING PUblIC SCHOOlS IN WOODlaND JOINT 
UNIFIeD SCHOOl DISTRICT

SCHOOL

TOTAL 
ENROLLMENT 

2012-2013

STATE LOADING 
CAPACITY

DISTRICT LOADING 
CAPACITY

Total 
Capacity2

Percent 
Under-
utilized

Total 
Capacity3

Percent 
Under-
utilized

elementary Schools (K-6)

Beamer 504 550 8% 704 28%

Dingle 406 525 23% 672 40%

Freeman 485 600 19% 768 37%

Gibson 631 725 13% 928 32%

Maxwell 501 675 26% 864 42%

PlainfieldI 313 450 30% 576 46%

Tafoya 831 875 5% 1,120 26%

Whitehead 423 575 26% 736 43%

Woodland 
Prarie

645 750 14% 960 33%

Zamora 575 550 -5% 704 18%

Sci-TechI 252 275 8% 352 28%

Subtotal 
Elementary

5,566 6,550 15% 8,384 34%

Middle Schools (7-8)

Douglass 865 1,107 22% 1,312 34%

Lee 673 1,134 41% 1,344 50%

Subtotal 
Middle Schools

1,538 2,241 31% 2,656 42%

High Schools (9-12)

Cache CreekI 149 297 50% 352 58%

Pioneer 1,557 1,944 20% 2,304 32%

Woodland 1,297 2,187 41% 2,592 50%

Subtotal High 
Schools

3,003 4,428 32% 5,248 43%

Total 10,107 13,219 24% 16,288 38%

Total Within 
Planning area

9,393 12,197 23% 15,008 37%

1 Schools located outside Planning Area.

2  Total capacity based on a 25 student loading factor for elementary and 27 student loading 
factor for middle and high school.

3 Total capacity based on a 24 student loading factor for kindergarten and first grade, 32 stu-
dent loading factor for grades 2-6, and a 36 student loading factor for grades 7-12.

Source: Woodland Joint Unified School District, 2013; Jack Schreder & Associates, 2011; Califor-
nia Department of Education, 2013; CDE Data quest.
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Standards, Student Generation Rates

The District calculates school capacities for each school based on the number 
of permanent classrooms, the number of portable classrooms, the number of 
classrooms used for programs other than classroom instruction, and loading 
standards. The District currently uses a 24 student per classroom loading 
factor for kindergarten and first grade, a 32 student per classroom loading 
factor for grades 2-6, and a 36 student per classroom loading factor for grades 
7-12, which are the permitted class sizes per union contract language. By 
comparison, State standards for student loading factors are 25 students per 
classroom for elementary schools and 27 students per classroom for middle 
and high schools.

The District projects an ongoing decline of 0.5 percent in student enrollment 
in the near term, based on projections made in January 2013. The District 
uses student generation factors (students per new dwelling units) for single- 
and multi-family development in order to project student enrollment. Table 
5.2-2 summarizes the student generation factors used by the District.

Table 5.2-2 STUDeNT GeNeRaTION FaCTORS USeD bY WJUSD

UNIT TYPE
ELEMENTARY 

(K-6)

MIDDLE 
SCHOOL

(7-8)

HIGH 
SCHOOL 

(9-12)
TOTAL RATE 

(K-12)

Single-Family Unit 0.3174 0.1250 0.1809 0.6233

Multi-family Unit 0.1820 0.0599 0.0922 0.3341

Source: Woodland Joint Unified School District, 2013.

Many of Woodland’s public schools are underutilized based on State and District loading factors, 
meaning that there is capacity in existing schools to serve new population growth in Woodland.
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Current Unmet Facility Needs

Sacramento Area Council of Governments (SACOG) projects that the 
Woodland will add 4,268 dwelling units between 2013 and 2035. Assuming 
that multi-family dwelling units continue to account for approximately 28 
percent of all dwelling units citywide, it is estimated that the district will add 
2,320 new student enrollments by 2035, based on the student generation 
factors provided in Table 5.2-2 above. Using the District’s classroom loading 
factors for determining school capacity, existing facilities appear to be able 
to accommodate student enrollment growth generated by new development 
(see Table 5.2-3). However, when using the State’s classroom loading factors 
of 25 for elementary and 27 for middle and high schools the margin is much 
smaller.

Aging Facilities

According to the WJUSD Facilities Master Plan, the district’s aging facilities 
are in need of renovation and modernization, as they were designed for the 
educational needs of over 50 years ago. Of the district’s 18 school facilities, 
50 percent were constructed prior to 1960, and an additional two facilities 
were constructed prior to 1930. The District reports that the aging infrastruc-
ture can no longer be patched and pipes, heating units, electrical wiring, fire 
alarms and other life safety systems need to be replaced. The cost to replace 
and upgrade existing facilities is estimated to be in the millions, well beyond 
what the District’s operating fund can provide.

Current unfunded and urgent construction/renovation needs include: (1) 
fire alarm replacement at Woodland High School, (2) roof replacements for 
buildings B and C at Douglas Middle School, and (3) roof replacements for 
the administration building and classrooms at Lee Middle School.

Table 5.2-3 eNROllMeNT aND CaPaCITY IN WJUSD

GRADE

2012-2013 2035

WJUSD 
enrollment 

State loading 
Capacity

District loading 
Capacity

Projected 
New 

enrollment3 

Existing 
Total 

Capacity1

Available 
Capacity

Existing 
Total 

Capacity2

Available 
Capacity

K-6 5,566 6,550 984 8,384 2,818 1,195

7-8 1,538 2,241 703 2,656 1,118 457

9-12 3,003 4,428 1,425 5,248 2,245 668

Total 10,107 13,219 3,112 16,288 6,181 2,320
1 Total capacity based on state standards of 25 students per classroom for elementary and 27 

students per classroom for middle and high schools.

2 Total capacity based on a 24 student loading factor for kindergarten and first grade, 32 stu-
dent loading factor for grades 2-6, and a 36 student loading factor for grades 7-12.

3 Based on SACOG projected construction of 4,268 new dwelling units in Woodland by 2035. As-
sumes that multi-family dwelling units will continue to account for 27.6 percent of all dwelling 
units citywide. Calculated using WJUSD student generation factors provided in Table 6.2-2.

Source: Woodland Joint Unified School District, 2011; Jack Schreder & Associates, 2011; Califor-
nia Department of Education, 2013; Dyett & Bhatia, 2013.
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WJUSD Demographics and Performance

For the 2012-13 school year, approximately 10,100 students were enrolled in 
WJUSD schools. According to the District approximately 66 percent of the 
student population was Latino, 25 percent white, 5 percent Asian, 1 percent 
Black, 1 percent American Indian, and two percent some other ethnicity.

Each year the State of California assigns schools and districts an Academic 
Performance Index (API) score. The API is the State’s accountability system 
for meeting state standards. Scores are assigned from 0 to 1,000. In 2012, 
WJUSDs combined API was 765, an increase of 5 percent over 2009 when 
the score was 731. However, the District’s score of 765 is still below the State’s 
target of 800 or above. For 2012, white students received the highest com-
bined API score (824), followed by Asian students (816), Latino students 
(736), American Indian students (734), and Black students (715). Of these 
ethnic groups, American Indian was the only group to see a decline in their 
API score between 2009 and 2012. 

Elementary schools seeing the greatest improvement in API in 2012 included 
Sci-Tech Elementary, Whitehead Elementary, Woodland Prarie Elementary, 
and Dingle Elementary. Both Tafoya Elementary and Freeman Elementary 
saw their scores decline. For secondary schools, Cache Creek High School 
saw the greatest improvement, more than triple of the next secondary school, 
which was Douglass Middle School. Compared to other local school districts, 
WJUSDs API score is about equivalent, with the exception of the Davis Joint 
Union School District, which has maintained a substantially higher API score 
than other local school districts in recent years. This is likely attributable to 
the difference in demographics and funding between Davis and Woodland.

The District’s target graduation rate is either 90 percent or a fixed growth 
target rate. The rate is computed using the number of first-time grade nine 
students in the class of 2007-08, plus students that transferred into the co-
hort, minus students who transferred out, emigrated, or died during the four-
year cohort period. For the 2011-12 school year, WJUSD high schools were 
well above both the County (86 percent) and State (78 percent) averages. 
Woodland High School had a graduation rate of 94 percent, followed by Pio-
neer High School (91 percent) and the district as a whole (88 percent). The 
district-wide graduation rate was lower due to the inclusion of all students 
including those on independent study and the continuation high school.

Pioneer High School and Woodland 
High School both exceeded the District’s 
target graduation rate of 90 percent in 
the 2011-2012 school year. 
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5.3 Public Safety Services (Police, Fire)

Police Services

Existing Facilities and Planned Improvements

The City of Woodland Police Department is located at 1000 Lincoln Avenue 
(see Figure 5-4). The Department has a staff of 74 paid employees, 60 of 
whom are sworn patrol officers and 14 of whom are non-sworn support per-
sonnel. Table 5.3-1 shows the breakdown of employees by unit.

The Police Department does not presently have any planned improvements, 
as existing facilities are currently adequate to maintain a sufficient level of 
service for anticipated future population growth.

Table 5.3-1 WOODlaND POlICe DePaRTMeNT PeRSONNel
PERSONNEL NUMBER

Sworn Officers 60

  Administration 3

  Investigations 13

  Patrol 41

  Traffic Officers 3

Non-Sworn Support Personnel 14

  Administrative 3

  Records 7

  Parking 2

  Investigations 2

Total Paid employees 74

Source: City of Woodland Police Department, 2013.

Current police department facilities are adequate to serve Woodland’s current population and 
anticipated future growth; however, additional beats may need to be added to account for workload 
and meet response time standards. 
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Facility and Response Time Standards

Response Time

The Police Department dispatches police personnel based on priority level, 
priority one being the highest. Priority One calls are felony crimes that are in 
progress and require immediate dispatch. Priority Two calls are misdemeanor 
crimes that are in progress or just occurred. Priority Three calls are felony 
crimes that are not in progress. Priority Four calls are misdemeanor calls that 
are not in progress. Priority Four calls are property crimes that have already 
happened. Lastly, Priority Five calls are the lowest priority call (e.g. follow up 
on a cold case) that police personnel deal with as time permits. 

Standards for response times are based on the dispatch time (measured from 
the start of the call) until the first unit’s arrival. The Police Department’s re-
sponse time standard is four minutes for Priority One calls; five minutes for 
Priority Two calls; 10 minutes for Priority Three calls; 10 minutes for Priority 
Four calls; and 10 minutes for Priority Five calls. 

For 2012, the Police Department’s average actual response time for Priority 
One and Two calls were about 3.5 minutes longer than the Police Depart-
ment’s standard. The Department’s average actual response time (in minutes 
and seconds) was 7:30 for Priority One calls; 8:24 for Priority Two; 20:52 for 
Priority Three; 25:30 for Priority Four, and 5:35 for Priority Five.

Service Ratios

The Police Department does not have service ratio standard based on popula-
tion. Rather, the department determines staffing needs based on the amount 
of uncommitted time per officer, number of calls for service per officer per 
day, and number of major crimes assigned to detectives per day. Patrol officers 
are to average a minimum of 50 percent of unobligated patrol time per shift 
and the average number of call for service per patrol officer per day are not 
to exceed seven calls. According to Police Department staff, they are not cur-
rently meeting these service ratio standards.

Current Unmet Facility Needs

As stated above, according to the Police Department, existing facilities are 
adequate to maintain a sufficient level of service. However, the Police De-
partment acknowledges that as new development occurs, it will need to add 
additional beats to account for workload and to meet response time stan-
dards. Beats require a minimum of six officers for around-the-clock policing. 
Additionally, the Police Department noted that Woodland’s aging radio in-
frastructure will need to be upgraded in order to continue to provide reliable 
and consistent radio communication for public safety services.
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Fire Services

Existing Facilities and Planned Improvements

In 1982 the City of Woodland Fire Department merged with the Springlake 
Fire Protection District and now protects an area in excess of 60 square miles. 
In addition to the approximately 15 square miles of city area, the Fire De-
partment contracts with the Springlake Fire Protection District to protect an 
additional 41 square miles of rural area located north, east, and south of the 
city limits. The Fire Department is staffed with 45 operations personnel and 
is assisted by a part-time administrative staff person. All personnel assigned 
to Fire Operations are divided into three shifts. Each shift works a 48-hour 
period on a rotating schedule. Table 5.3-2 shows the breakdown of personnel 
at the Department.

Table 5.3-2 WOODlaND FIRe DePaRTMeNT PeRSONNel

PERSONNEL NUMBER

Public Safety Chief 1

Battalion Chiefs 3

Fire Prevention Officers 2

Fire Captains 12

Fire Engineers 12

Fire Fighters 15

Total Paid employees 45

Source: City of Woodland Fire Department, 2013.

The City of Woodland Fire Department operates three fire stations, with an 
engine company at each one: 101 Court Street (Station #1), 1619 West Street 
(Station #2), and 1550 Springlake Court (Station #3). The Department oper-
ates a ladder truck out of Station #3 that is utilized for suppression activities, 
air support, technical rescue, and light support. Figure 5-4 maps the location 
of the fire stations.

Planned Improvements

In 2004, City Council approved a fourth fire station planned for the Spring 
Lake Specific Plan area upon construction and occupancy of 1,010 single-
family dwelling units. As of April 2013 approximately 1,000 units had been 
constructed in Spring Lake. The new station will be located on a one-acre site 
as part of the Spring Lake Center that will adjoin the Central Park.3 There 
are also plans to construct a fifth station on the northeast side of Woodland, 
which is an underserved area with the highest concentration of high-hazard 
property. Presently, the City has not committed funding for construction of 
either facility.

3  Public Facilities and Services, Spring Lake Specific Plan. City of Woodland (2001).
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Facility and Response Time Standards

Response Time

The Fire Department’s standards for dispatch and response times are one 
minute for information gathering, one minute for completion of dispatch, 
four minutes for the first arriving unit capable of providing service, and eight 
minutes for arrival of the complete first alarm assignment. Response time is 
measured from the time the unit leaves the station to the time the unit arrives 
at the scene. NFPA 1710 standards require that the Fire Department meet 
the response time standard 90 percent of the time.

According to Fire Department staff, they are currently meeting this standard. 
For 2012,the Fire Department’s average response time (in minutes and sec-
onds) was 5:33 for fire calls and 4:49 for emergency medical service calls.

Service Ratios

The following are service ratios established by the Woodland Fire Department:4

•	 One operations personnel per 1,000 residents;

•	 One fire prevention officer with new vehicle and related support equip-
ment for every 20,000 persons served;

•	 One Chief Officer for every major division and every operational shift;

•	 One Administrative Division Chief for every eight sworn personnel; and

•	 One clerical employee for every two Division Chiefs.

According to Fire Department staff, they are not currently meeting any of 
their service ratio standards.

4 Appendix D: Level of Service Guidelines, 2002 Woodland General Plan.

The City of Woodland Fire Department has been able to meet response time standards. New facili-
ties may need to be developed in order to serve new growth. 
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ISO Rating

Fire departments are rated by ISO’s Public Protection Classification (PPC) pro-
gram. The program uses the Fire Suppression Rating Schedule (FSRS), which 
is comprised of a long list of elements a community may use to fight fires ef-
fectively. Each element is given a point score. Using the point scores and various 
formulas, ISO derives a PPC rating. On a scale of 1 (exemplary fire protection) 
to 10 (not meeting minimum criteria) Woodland scored a 3 for areas inside the 
city and 8B for areas in the Springlake Fire Protection District.

Current Unmet Facility Needs

Fire Department staff report that existing facilities will not allow the Depart-
ment to meet response time standards as future growth continues in the Spring 
Lake area. The Fire Department currently provides service to the Springlake 
Fire Protection District from the three existing fire stations located in Wood-
land. In a study completed several years ago, the Department has identified a 
need for two additional fire stations to help maintain adequate response times 
in the city; however, there is presently no funding allocated for construction of 
either station. Further, assessment of station needs in new areas that are fully 
sprinklered should be taken into consideration when evaluating needs and sta-
tion construction and operation. The Fire Department is only staffed to meet 
National Fire Protection Association (NFPA) standards for low hazard fires and 
rely heavily on their mutual aid partners for support to meet NFPA standards 
for higher risk fire incidents. Other areas of consideration include the provision 
of medical response and ambulance services. Coordination of interjurisdiction-
al services will be essential.

5.4 Utilities

Water

The City of Woodland Public Works Department currently provides municipal 
water to residents in the city. Groundwater is the primary source of drinking 
water within the Planning Area, which means that Woodland’s drinking water 
currently comes from large, underground aquifers, rather than surface water 
sources such as rivers, lakes, or reservoirs. 

The city is located in the Lower Cache-Putah Subbasin, which is part of the 
Yolo Subbasin of the Sacramento Valley Groundwater Basin. The Yolo Subba-
sin is bounded by Cache Creek on the north, the Sacramento River on the east, 
Putah Creek on the south, and the Coast Range on the west, and encompasses 
the cities of Woodland and Davis, and the University of California, Davis (UC 
Davis). The Department of Water Resources estimates that the Lower Cache-
Putah Subbasin has a total storage capacity of about 2.7 million acre-feet of 
water.5

5 City of Woodland, Municipal Service Review/Sphere of Influence Update. Yolo Local Agency 
Formation Commission (March 2011).
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Supply and Demand

Woodland’s drinking water is currently pumped from 16 out of 20 ground-
water wells located throughout the city. Of the 20 wells owned and operated 
by the City, 70 percent have been in operation for 30 years or longer. The 
typical life of a well is between 30 and 50 years.6 Historically, groundwater 
elevations in the region have ranged from roughly -20 feet to 50 feet mean sea 
level (msl). Groundwater elevations generally declined from the 1950s to the 
1970s, however in response to regional water supply projects implemented by 
Yolo County Flood Control and Water Conservation District groundwater 
elevations have increase since that time. In the vicinity of Woodland, the base 
of fresh groundwater occurs at a depth of approximately 2,500 feet below 
msl.7 According to the City of Woodland Utilities Division the average static 
groundwater elevation in May 2013 was -33 feet. 

The distribution system consists of 160 miles of transmission and distribu-
tion lines, and a 400,000 gallon elevated storage tank, which is generally 
sufficient for peak demands and to regulate water pressure. The groundwater 
supply is filtered naturally by sand and gravel as it passes through the aquifers, 
and receives minimal treatment at each well site (0.2 parts per million liquid 
chlorine) for disinfection. Figure 5-5 shows Woodland’s municipal water in-
frastructure. 

In 2010, the city’s water demand was approximately 4.5 billion gallons per 
year (12.4 million gallons per day or mgd), down from 5 billion gallons 
per year (13.6 mgd) in 2005. From 2008 to 2010, California experienced 
drought conditions that resulted in increased water conservation and water 
use awareness. The economic downturn across California also contributed to 
reduced water usage as a result of numerous unoccupied homes and closed 
business within the city’s service area.8 According to City staff, current wells 
are meeting demand; however there is little room for pumping reserve capac-
ity. In 2012 single family residential uses accounted for more than half of 
demand, following by multifamily (17 percent), commercial (10 percent), 
and industrial (7 percent) uses.

Future water demand in Woodland is expected to grow moderately. Accord-
ing to the City of Woodland’s 2010 Urban Water Management Plan, demand 
is expected to grow to 5.3 billion gallons per year (14.6 mgd) by 2015 and 
6 billion gallons per year (16.5 mgd) by 2035. Projections are based on pro-
jected service area populations and the city’s per capita water use targets.

6 Ibid.

7  Groundwater Management Plan, City of Woodland. West Yost Associates (April 2011).

8  City of Woodland, 2010 Urban Water Management Plan. West Yost Associates (July 2011).



5-25

OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

Planned Improvements

One new well—well 28—is a replacement well scheduled for completion 
in 2013. The City also plans to install new pumps on wells 14, 21, and 15, 
which will improve those well capacities by approximately 35 percent. A new 
ground-level tank and pump station are also scheduled to begin construc-
tion in 2014 that will improve system pressure and supply. Currently four 
wells are not pumping into the distribution system due to maintenance and 
water quality issues, which will require modifications to reduce their nitrate 
concentration.

In compliance with State law, as of Fall 2012 the City has installed water 
meters in almost every home in Woodland. Phase III of the Water Meter 
Implementation program was scheduled to begin in April 2013 and will be 
completed sometime in 2014. Phase III, the final phase of the project, will in-
clude mostly condominium communities and several meter installations that 
were missed during phases I and II. When fully implemented, the City’s Wa-
ter Meter Implementation program is estimated to reduce demand by about 
15 percent per year.9 Reduced water demand as a result of the Water Meter 
Implementation program will help the City to meet the state’s Senate Bill 7 
(SB 7) goals of reducing urban water use by 10 percent by January 2016 and 
20 percent by January 2021. Urban retail water suppliers that do not meet 
water conservation requirements of SB 7 are not eligible for state water grants 
or loans. According to City staff, the city is already meeting or exceeding the 
water conservation requirements required by SB 7.

9 City of Woodland, Municipal Service Review/Sphere of Influence Update. Yolo Local Agency 
Formation Commission (March 2011).

In 2011, water meters were installed at every home in Woodland in order to comply with State law. 
Water customers are now billed based on how much water they use, which is anticipated to reduce 
demand and help conserve water supplies. 
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Woodland-Davis Clean Water Agency (WDCWA) Project

In recent years, groundwater in Woodland and Davis has had an increasing 
amount of salts and other minerals. When combined with additional salts 
from consumer uses—such as water softeners—the discharge of highly saline 
wastewater poses a threat to the environment and public health. As a result, 
the Central Valley Regional Water Quality Control Board has been aggres-
sively pursuing requirements for reductions in salt discharges to protect the 
environment and to meet more stringent salinity standards in the future. 

The concentration and amount of selenium in the city’s wastewater discharge 
is also of great concern. According to City staff, the facility does not currently 
meet standards for selenium and has received plant violations because of it.

Faced with meeting anticipated water quality, reliable water supply needs, 
and wastewater discharge regulations, in September 2009, the cities of Wood-
land and Davis established the Woodland-Davis Clean Water Agency (WD-
CWA). The WDCWA project is a regional surface water supply project to 
supplement local ground water supplies in the region. The project will divert 
up to 45,000 acre-feet of water per year from the Sacramento River and serve 
more than two-thirds of the urban population of Yolo County, as well as UC 
Davis as a project partner. Groundwater from Woodland and Davis will con-
tinue to supplement water supplies when local water demand cannot be met, 
particularly during summer months and other dry periods when Term 91 and 
Shasta Critical Year Reductions may limit WDCWA’s water diversions from 
the Sacramento River. 

Upon completion, it is estimated that Woodland’s groundwater will continue 
to account for up to 30 percent of total demand. WDCWA has also secured 
a more senior Sacramento River water right for 10,000 acre-feet from the 
Conaway Preservation Group that is limited to the months of April through 
October. The WDCWA project includes a newly constructed river water in-
take structure and pipeline that will transport “raw” water 5.1 miles from the 
Sacramento River to a new 30 mgd water treatment plant located 1.4 miles 
south of Woodland. Initially, the facility will supply up to 30 mgd to WD-
CWA. Of that amount, Woodland’s share will be 18 mgd, which exceeds the 
city’s projected water needs through 2035. The project is scheduled to begin 
construction sometime in 2013 and begin supplying water to WDCWA in 
2016.

In July of 2013 draft limits on hexavalent chromium will be issued. Those 
limits will likely limit the number of wells that can be used due to hexavalent 
chromium limits. The City is planning on treating some of the surface water 
and injecting the treated higher quality water into wells that are called aquifer 
storage and recovery (ASR) wells during the winter months that will then 
allow the City to extract higher quality water during the summer months.
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Figure 5-5: Water Infrastructure
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Wastewater Collection and Treatment

The City of Woodland’s Public Works Department is the community’s waste-
water service provider. The city wastewater collection system conveys waste-
water by gravity pipelines to the Water Pollution Control Facility (WPCF) 
located east of the city along County Road 103 (CR 103), where it is treated 
and then discharged to a large unimproved channel. Treated wastewater even-
tually drains to the Tule Canal on the east side of the Yolo Bypass. 

Woodland’s wastewater collection system consists of 175 miles of sewer main, 
80 miles of service line and has more than 14,000 wastewater service con-
nections and serves the city of Woodland as well as a small area north of the 
city—Barnard Court. Figure 5-6 shows the city’s existing wastewater infra-
structure system.

Current Capacity

The City constructed the WPCF in 1989. Since that time, the City has up-
graded the facility twice—once in 1999 and a second time in 2006, when the 
City expanded and upgraded the treatment plant’s hydraulic capacity from 
7.8 mgd to 10.4 mgd. Wastewater treatment plant capacity is measured in 
two ways: (1) hydraulic capacity, which is the maximum inflow/outflow (gal-
lons per day) that a plant can treat; and (2) solids (biological oxygen demand) 
capacity, which are the maximum biological solids (pounds per day) that a 
plant can adequately treat. In recent years hydraulic inflows to WPCF have 
gone down from 6.4 mgd to 5.2 mgd due to water conservation. However, 
biological solids have remained the same, or have slightly increased. Accord-
ing to City staff, WPCF is reaching the limit of solids that the plant can 
process and still meet permit limits.

WPCFs current solids capacity is 10,300 pounds per day (lb/d) for the max-
imum month. The City has approved conversion of three of the WPCFs 
oxidation ditches to the Modified Ludzack-Ettinger (MLE) process, which 
enhances nitrogen removal in addition to solids capacity. The upgrades to 
the oxidation ditches will result in a higher solids capacity of 13,300 lb/d. 
This capacity would be sufficient to serve a residential population of 70,000 
(at 0.19 pounds BOD 5 per capita day). With conversion of a fourth oxida-
tion ditch to MLE the WPCF can treat up to 19,900 lb/day. The WPCF has 
a “practical” limit of about 26,000 lb/day, with various additional upgrades 
and modifications to the plant, like the addition of primary treatment and 
anaerobic digestion. Given water conservation, California Green Building 
Standards, and the present WPCF permitted hydraulic capacity this decision 
could be included in future General Plan Updates.
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According to City staff, historically, wastewater flows and biological loads 
have been linked. However, water conservation has resulted in lower flows 
to WPCF with the same biological load. In the future, hydraulic capacity 
will not be the limiting system factor. Rather, the ability for WPCF to treat 
higher amounts of biological solids will determine overall wastewater system 
capacity.

Woodland Water Pollution Control Facility

The average dry weather flow to WPCF is currently about 5.2 mgd. Future 
average dry weather flow to WPCF is expected to grow moderately. Accord-
ing to the City of Woodland’s 2010 Urban Water Management Plan, waste-
water influent is expected to grow to 6.6 mgd by 2015 and 7.4 mgd by 2035 
using SACOG high growth assumptions.

The WPCF includes the following processes: (1) mechanical treatment—bar 
screens and grit removal, (2) oxidation ditches, (3) secondary clarification, (4) 
polymer chemical addition, (5) cloth media filtration, (6) UV disinfection, 
and (7) discharge. The City also leases 800 acres to Pacific Coast Produces, 
which operates an Industrial Wastewater Treatment Process that is used to treat 
wastewater from a tomato processing facility located adjacent to the wastewa-
ter treatment facility. The City and Pacific Cost Producers are co-permitted 
and are jointly responsible for maintaining wastewater discharge standards.

Treated wastewater is discharged to a large unimproved channel which even-
tually drains to the Tule Canal on the east side of the Yolo Bypass. The Tule 
Canal is used by farmers to irrigate crops, however due to the high Electrical 
Conductivity (EC) in the effluent, the wastewater is not presently being di-
rectly used for purposes of recycled water reuse. 

EC indicates the amount of salts or salinity of water. Salts that dissolve in 
water break into positively and negatively charged ions. Because dissolved 
ions increase salinity as well as conductivity the two measures are related. 
High water salinity can limit the growth of certain crops.10 As discussed in the 
previous section, the city’s groundwater has historically had high naturally oc-
curring EC levels. Water softeners, general water consumption, and effluent 
contribute to increased salt content, which can make the wastewater unsuit-
able for beneficial agricultural or other beneficial uses. Rather than pursue 
costly alternatives such as reverse osmosis or desalinization, the City recently 
partnered with the City of Davis to obtain surface water from the Sacra-
mento River, which has a lower EC compared to Woodland’s groundwater. 
This mitigation measure is expected to bring Woodland’s wastewater EC (and 
selenium) levels to within standards sought by the Central Valley Regional 
Water Quality Control Board.

10 City of Woodland, Municipal Service Review/Sphere of Influence Update. Yolo Local Agency 
Formation Commission (March 2011).
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Existing Conditions

Figure 5-6: Wastewater Infrastructure
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Planned Improvements

The City has approved (currently 90 percent of design) retrofitting three exist-
ing oxidation ditches with a new solids aeration system that would raise the sol-
ids capacity to match the existing hydraulic capacity of 10.4 mgd. The project is 
estimated to cost $15 million and will save the City an estimated $160,000 per 
year in electric costs when WPCF is operating at present capacity.

Stormwater

The Environmental Services Division in the City of Woodland Public Works 
Department provides stormwater management services for the city. The Utili-
ties Division is responsible for stormwater maintenance services. The city’s 
stormwater system includes 84 miles of storm sewer pipe, 14 miles of drain-
age channel, 1,600 catch basins, 1,874 drain inlets, nine detention ponds, 
and nine stormwater pumps located in three stormwater pumping stations. 
The stormwater infrastructure is mapped in Figure 5-7.

Existing Conditions

The City Storm Drain system collects water through gutters, ditches, and 
catch basins, and conveys that water generally west to east by gravity through 
canals and four main trunk lines 30 to 84 inches in diameter. The trunk lines 
discharge into open channels which convey the flow to three pump stations 
located at the East Main Street lift Pump Station. It is then pumped into a 
canal along the south side of Cache Creek Settling Basin and then flows into 
the Yolo Bypass, the Tule Canal, and Sacramento River. The City also has 
several retention/detention basins around the city to slow and divert storm 
water from larger storms.

Flooding

City streets are subject to flooding during periods of heavy rainfall. Accord-
ing to City staff, the storm drain system is not adequately sized for the flows 
that it must handle. Older parts of the city, particularly west of East Street, do 
not have a system of under-street storm drain pipes. Rather, runoff is instead 
conveyed through intersections in valley gutters, gutter culverts, or inverted 
siphons, and must travel long distances to reach a drain inlet. In these areas, 
when capacity of drain inlets and pipes is exceeded, localized street flooding 
occurs and remains for three to four hours after rainfall has subsided. 

Significant problem areas where localized street flooding occurs include 
Browns Corner (West Main Street and County Road 98) and West Street 
(South of Del Mar).

Browns Corner. Browns Corner has experienced significant flooding prob-
lems during the last several years from overland flows from unincorporated 
areas west of Woodland. The City is currently exploring alternatives to a 

The Woodland Water Pollution Control 
Facility, located in the southeastern 
portion of the Planning Area, will have 
ample capacity for treating wastewater 
when upgrades to address solids treat-
ment are complete (underway; antici-
pated completion in 2016). 
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multi-million dollar project to install a larger storm drain main across the 
center part of the city.

West Street. West Street is experiencing problems with flows from fields south 
of Woodland that flow north on West Street and flood Del Mar Street and 
Miramonte Drive. The City is currently working with farmers and the Yolo 
County to divert the flows south to Road 25.Woodland also experiences shal-
low sheet flooding from surface water runoff (Cache Creek) during large rain-
storms with depths generally less than two feet. For discussion of the flood risk 
associated with the Cache Creek 100-year floodplain see Section 3.5.

Other areas that experience issues with localized flow include urban and ag-
ricultural edges where agricultural runoff can be a concern. These areas are 
generally along the westerly side of the city and include Coloma Street, near 
the City Cemetery, and Wendell Way as examples.

Planned Improvements

In 1988, City Council requested a study of the street flooding in the older 
parts of the city. At that time, a Blue Ribbon Committee determined that it 
would cost $10 million to bring the older areas up to a two-year design storm 
capacity. The City plans to continue to review the flooding issue, which will 
be studied in the pending Storm Drain Master Plan update.

Natural Gas

Natural gas in Woodland is provided by Pacific Gas & Electric (PG&E). As 
shown in Figure 5-8, several major PG&E gas transmission pipelines extend 
through the Planning Area—roughly following I-5 to the northwest and Fair-
ham Avenue to the southwest; along Bourn Drive from East Beamer Street 
south to I-80; Main Street and Gleason Street between Bourn Drive and East 
Street; and Pedrick Road from I-5 to West Main Street.

The transmission and distribution of natural gas is regulated by the state. The 
City of Woodland is not responsible for the siting, design, construction, or 
operation of these transmission facilities. PG&E has a comprehensive inspec-
tion and monitoring program to ensure the safety of its natural gas transmis-
sion pipeline system. PG&E monitors system status in real time on a 24-hour 
basis, and regularly conducts leak inspections, surveys, and patrols of all its 
natural gas transmission pipelines. Issues identified as a threat to public safety 
are immediately addressed.11

Rising demand associated with population and employment growth will ne-
cessitate additional transmission facilities. It is important that these new fa-
cilities and services be provided in a manner that minimizes impacts on the 
built and natural environments and on the health and safety of Woodland 
residents and businesses.

11  http://www.pge.com/myhome/edusafety/systemworks/gas/transmissionpipelines/. Accessed on 
8/29/2013.
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Figure 5-7: Stormwater Infrastructure
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Figure 5-8: Natural Gas Transmission Pipelines

Source: PG&E, 2013. Available online at http://www.pge.com/myhome/edusafety/systemworks/gas/transmissionpipelines/.
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5.5 Opportunities and Challenges

The following section briefly describes opportunities and challenges related 
to community facilities and services to be considered as part of the General 
Plan Update. 

In general, the most significant challenge the City faces with regards to public 
facilities and services of all kinds is meeting specified service standards in the 
face of limited funding for capital improvements, operations, and mainte-
nance. The General Plan is a long-range planning document that consid-
ers how to accommodate and serve new growth; at the same time, it must 
plan cumulatively and address existing deficiencies in service provision for 
the current population. The ability of a city to provide high quality ameni-
ties and services—from quality schools and recreational opportunities to low 
crime rates—has broad implications, including the city’s ability to attract new 
employers. These services, facilities, and amenities are important to creat-
ing and maintaining a high quality of life, which residents and prospective 
employers value. High quality schools and job training opportunities create 
a more educated and attractive workforce. The extent and available capacity 
of infrastructure is also critical to prospective large industrial users as well as 
developers interested in infill parcels. As such, providing quality services be-
comes an economic development incentive and is crucial to the City’s ability 
to attract and retain high income generating employees. However, providing 
a level of service that the City can afford from a long term fiscal standpoint 
is significant as well.

The General Plan update provides the following major opportunities pertain-
ing to public facilities and services: 

•	 Assess its assets and their status (parks, schools, other community facilities)

•	 Determine whether current service standards are being met; if not, de-
termine what needs to be done to achieve them or reassess whether the 
current standards are still appropriate

•	 Plan for how to provide adequate services and facilities for the current 
and projected future population, including exploring possible funding 
mechanisms 

•	 With community input, determine appropriate and achievable service 
standards for the planning period

Parks and Open Space

The City is not currently meeting its General Plan standard of 6 acres of park-
land per 1,000 residents. Furthermore, it is estimated that the City would 
need to add about 232 acres of parkland by 2035 to overcome the existing 
deficiency as well as accommodate new population growth. Identifying a suf-
ficient quantity and quality of park and recreation land will be a key com-

Underpasses and other low points can 
be subject to localized flooding during 
periods of heavy rainfall. 
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ponent of the General Plan Update progresses. City staff has cited the need 
for new facilities and funding for new park development and land set-asides.

Additionally, according to City staff, parks operation and maintenance staff 
are severely limited. Any discussion of increasing the number of public parks 
and recreation facilities must be accompanied by a strategy for their ongoing 
operation and maintenance. The City must focus on maintaining what it 
currently has, maintaining what is being proposed, and securing a revenue 
source for both of those efforts. It is crucial that the City evaluate the park 
service levels in order to assess what the community can afford. New develop-
ment will be responsible for providing amenities to serve their plan areas, but 
the City and residents must be able to afford to pay to maintain and service 
these areas. Providing these types of amenities, parks and open space, paths 
and greenbelts, are part of the slate of improvements that regional companies 
may consider in location decisions when they evaluate not only cost to build, 
but quality of life available for employees. Today’s research and development 
based companies and those that have higher wage jobs, tend to seek places 
that offer high quality of life amenities.

Schools

WJUSD’s aging facilities are in need of renovation and modernization. The cost 
to replace and upgrade existing facilities is estimated to be in the millions, well be-
yond what the District’s operating fund can provide. While the WJUSD foresees 
new school development within SLSP, it does not currently plan to open any new 
schools in the near term. As build out of SLSP proceeds, there will be greater need 
to for new school construction closer to this growing population center. A chal-
lenge for the District and City will be to improve the reputation and perception 
concerning the quality of the public schools.  This is a quality of life feature that 
many companies consider when deciding where to locate.  Decisions on employ-
ment location are multi-faceted.

Opportunities exist for better coordination between District staff, City staff and 
decision-makers through the sharing of data and alignment of long-range plan-
ning goals. Additionally, implementation of Complete Street and Safe Routes 
to Schools will enable safer access for all users and modes of transportation.

Public Safety Services (Police and Fire)

With respect to public safety, the police and fire departments have the oppor-
tunity to reconsider their service standards and look for ways to increase their 
efficiency and quality of service. The General Plan Update also presents the 
opportunity to reevaluate triggers for when new facilities are needed. How-
ever, existing deficiencies in response times must be addressed—and service 
must be able to be maintained—before (or in conjunction with) considering 
how to serve additional growth. 



5-40

CITY OF WOODLAND GENERAL PLAN UPDATE 2035

Infrastructure and Flooding

Sewer and stormwater systems are at capacity in the Downtown, which places 
a limitation on that area’s ability to intensify and accommodate more de-
velopment, particularly in the short term. Similarly, the flooding issues and 
stormwater fees in the northeastern industrial area are serious deterrents to 
new industrial development. See Section 3.5 for additional information on 
the challenges posed by flood risks in the Planning Area. 

The city also has an aging well infrastructure. Sixteen of the City’s wells have 
been in operation for 30 years or longer and five wells for 40 years or longer. 
The typical life of a well is between 30 and 50 years. The Davis-Woodland 
Water Supply project will allow Woodland to secure surface water supplies 
for current and future demand. However, because the City will continue to 
supplement surface water diversions from the Sacramento River with well 
water, the City will need to invest in new well construction, particularly to 
meet demand during summer months when water rights are limited.



4-1

OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

The City of Woodland transportation network includes a variety of facilities 
serving multiple travel modes carrying people and goods. This chapter de-
scribes the physical and operational conditions of the following components 
of the city’s transportation system: bikeways, pedestrian facilities, transit ser-
vices, local and regional roadways, and railways. 

4.1 Bikeways

Introduction

The 2002 City of Woodland Bicycle Transportation Plan identifies existing 
and planned bicycle facilities within the city. The primary purpose of the 
Bicycle Transportation Plan is to identify on-street and off-street bicycle fa-
cilities to serve the needs of recreational and commute riders. Fulfilling this 
purpose is expected to encourage greater levels of bicycling that will contrib-
ute to reductions in air pollution, noise pollution, and traffic congestion. The 
plan also presents the appropriate design features of bikeways, such as physi-
cal dimensions, signs, and markings. 

4 TRANSPORTATION SYSTEMS 
AND CIRCULATION

Woodland’s small size, good climate, and flat topography make it an ideal environment for travel by 
bicycle. 
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Existing Conditions

Bikeways are classified according to the following three types:

•	 Class I - off-street bike paths;

•	 Class II - on-street bike lanes marked by pavement striping and signage; 
and

•	 Class III - on-street bike routes that share the road with motorized ve-
hicles.

Existing and proposed bicycle facilities in the Planning Area are displayed in 
Figure 4-1. As shown, many roadways have on-street bike lanes (Class II) or 
are signed as a bicycle route (Class III). There are also a few Class I bicycle 
facilities located along Pioneer Avenue, County Road 102, Heritage Parkway 
and throughout the Spring Lake Specific Plan area.

Regulatory Context

Federal and State

The California Complete Streets Act of 2008 (AB 1358) requires the legis-
lative body of a city or county, upon revision of the circulation element of 
their general plan (after January 1, 2011), to identify how the jurisdiction 
will provide for the routine accommodation of all users of the roadway (i.e., 
complete streets) including motorists, pedestrians, bicyclists, individuals with 
disabilities, seniors, and users of public transportation.

Local

Goals, objectives, and policies adopted by the City of Woodland that influ-
ence bikeway planning, design, and operation are contained in the following 
plans.

•	 The City of Woodland’s current General Plan;

•	 The 2002 City of Woodland Bicycle Transportation Plan; and

•	 The 2001 Spring Lake Specific Plan (SLSP).

In general, these plans support the development of a complete network for 
bicycling.

Class III bicycle routes, in which bicy-
clists share the roadway with vehicles 
without a bike lane, are marked with 
signage. 
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Figure 4-1:

Existing Conditions

Figure 4-1: Bicycle Facilities
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4.2 Pedestrian Facilities

Introduction

In California, 2.8 percent of commuters walk to work (U.S. Census Bureau, 
2007-2011 American Community Survey). In Woodland, 2.6 percent of 
commuters walk to work, which is less than the state average, and less than 
the Yolo County percentage of 2.9. The above percentages likely underrep-
resent the share of trips made by pedestrians, as the surveys did not account 
for walking to transit, workers who walk occasionally, and children walking 
to school.

Conditions for walking vary across the city, from industrial neighborhoods 
with little pedestrian infrastructure to the denser, walkable grid of Downtown 
Woodland. For example, Census block groups nearest the downtown core 
had a reported 5.6 percent pedestrian mode share in the 2000 Census1, well 
above the city’s average. Pedestrian mode share generally increases as destina-
tions become closer and as safety and other conditions for walking improve. 
School sites (e.g. Pioneer High) also have high pedestrian volumes. 

The City has emphasized pedestrian travel by enhancing facilities including 
crosswalks, pedestrian count-down signals, new sidewalks, and traffic calming 
measures. Figure 4-2 illustrates select pedestrian facilities commonly found 
on various roadway classifications, and in different neighborhoods within the 
city.

Existing Conditions

The majority of roadway miles within the city have adjacent sidewalks, as 
shown in Table 4.2-1. Most minor arterials, collectors and residential streets 
have coverage on both sides of the street, while principal arterials, especially 
those on the periphery of the city, typically have sidewalks on one side of the 
street only. Sidewalks are included on all roadways within the city’s newer 
planned communities and downtown grid.

1 The 2010 Census did not offer the “long” form questionnaire which included additional infor-
mation to produce mode choice estimates.
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Figure 4-2: Photos of Existing Sidewalk Conditions
Photos of Existing
Sidewalk Conditions

Figure 4-2:

Existing Conditions

Principal Arterial - Sidewalk on One Side Collector Sidewalk

Downtown Core Sidewalk Enhanced Crossing with Median Refuge

Enhanced Crossing with Beacon Recreational Park Path

Data Source: Fehr & Peers, 2013Source: Fehr & Peers, 2013.
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TaBlE 4.2-1 EXISTING SIDEWalK COVERaGE BY FUNCTIONal 
ClaSSIFICaTION

FUNCTIONAL 
CLASSIFICATION

SIDEWALK ON 
ONE SIDE OF THE 

STREET ONLY

SIDEWALK ON 
BOTH SIDES OF 

THE STREET

TOTAL SIDEWALK
COVERAGE

Principal Arterial 67% 11% 78%

Minor Arterial 12% 56% 68%

Collector 5% 87% 92%

Residential1 6% 89% 95%
1 Percentage based on random sample of local roadways within residential neighborhoods. This 

does not include residential streets in industrial areas.

Source: Fehr & Peers, 2013.

The City of Woodland also has off-street facilities for pedestrian travel. Most 
of these pathways are located in city parks and serve residents who walk for 
recreation. The off-street facilities typically do not provide direct access to key 
destinations like commercial centers and schools, and are therefore not likely 
used for utilitarian trips. 

Notable off-street facilities include the William Crawford Senior Park cut-
through and a multi-use path that accesses the Woodland Community & 
Senior Center. There are also a number of proposed multi-use paths within 
the Spring Lake community as shown on the map below.
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The City has implemented community programs and adopted guidelines to 
enhance the pedestrian environment. The current General Plan Policy Docu-
ment outlines several policies to improve conditions for non-motorized trans-
portation in the City, including requirements for developers to finance and 
install pedestrian facilities. The City also receives $100,000 per year from 
Community Development Block Grant (CDBG) for curb ramp updates and 
has developed the Traffic Safety Commission to advise and make recommen-
dations to the City Council on all traffic safety matters within Woodland.

Regulatory Context

Federal and State

The Americans with Disabilities Act (ADA) establishes requirements to ac-
commodate disabled persons in all settings, including transportation facili-
ties. These requirements include maximum sidewalk grades, minimum side-
walk widths, curb cut locations, and number/location of accessible parking 
facilities.

The California Complete Streets Act of 2008 (AB 1358) requires the legis-
lative body of a city or county, upon revision of the circulation element of 
their general plan (after January 1, 2011), to identify how the jurisdiction 
will provide for the routine accommodation of all users of the roadway (i.e., 
complete streets) including motorists, pedestrians, bicyclists, individuals with 
disabilities, seniors, and users of public transportation.

Local

The City of Woodland’s current General Plan contains goals and policies re-
lated to pedestrian facilities.

4.3 Transit Services

Introduction

The Yolo County Transportation District (YCTD) operates Yolobus and pro-
vides local and intercity bus service within the City of Woodland, Yolo Coun-
ty, and to Downtown Sacramento and Sacramento International Airport. The 
agency’s role extends beyond just providing service, as stated in their vision. 

“Coordinate transportation planning and funding, provide tran-
sit service and advocate for transportation issues and services.” 2

2 Yolobus – Organizational Profile, http://www.yolobus.com/aboutyctd/organizationalprofile.
php, 2013 



4-9

OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

The twelve-member YCTD Board of Directors, made up of local and county 
elected officials as well as representatives from Caltrans and UC Davis, is 
charged with implementing this vision and oversees the agency’s $25.3 mil-
lion budget (proposed for FY 2012/2013).3

Existing Conditions

Bus Service

Figures 4-3A and 4-3B show the 10 Yolobus routes serving the City of Wood-
land, which include eight Regular Bus Service routes, one Express Bus Service 
route, and one Commute Bus Service route.

Fixed-route bus routes connect 132 bus stops while the County Fair Mall 
Transit Center accommodates transfers between routes 42A, 42B, and 215.

Service for Patrons with Limited Mobility

Although Yolobus public fixed-route services are accessible to the disabled 
community, the agency also offers door-to-door service for patrons unable to 
travel on fixed-route bus lines, as required by the ADA. The Complementary 
Paratransit Service operates within the same times and places as the fixed-
route buses. It is provided by Yolobus Special and Davis Community Transit 
on a prearranged basis for any trips within the designated service area.

Span and Frequency of Bus Services

A detailed description of each route’s span and frequency is provided below:

•	 Routes 42A and 42B provide hourly intercity service, seven days a 
week. 42A travels clockwise, beginning in downtown Sacramento, pass-
ing through West Sacramento and Davis, and arriving at Woodland. It 
then continues to the Sacramento International Airport and returns to 
downtown Sacramento. 42B travels counterclockwise passing through 
the same locations.

•	 Route 45 is an express route alternative to Routes 42A and 42B, provid-
ing five morning and four afternoon trips between Woodland and down-
town Sacramento. It operates on weekdays only (Monday to Friday).

•	 Route 209 provides one morning and one afternoon trip between the 
Spring Lake community located in southeast Woodland and the County 
Fair Mall Transit Center. It operates weekly from Monday to Friday.

•	 Route 210 provides local hourly service, Monday to Friday, to west 
Woodland.

•	 Route 211 provides local hourly service, seven days a week, to west 
Woodland.

3 Yolo County Transportation District Proposed Preliminary Budget, April 30, 2012.

Yolobus provides local routes within the 
City of Woodland, as well as intercity 
connections to downtown Sacramento, 
the Sacramento Airport, and other Yolo 
County destinations.
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•	 Route 212 provides local hourly service, seven days a week, to east Wood-
land.

•	 Route 214 provides local hourly service, Monday to Friday, to east 
Woodland.

•	 Route 215 provides six morning, six afternoon, and five evening round 
trips between Woodland and Cache Creek Casino Resort. It operates 
seven days a week.

•	 Route 216 provides one morning and one afternoon round trip be-
tween Woodland and Knights Landing. It operates weekly on Monday, 
Wednesday, and Friday. Weekend service is also provided on the second 
Saturday of each month.

•	 Route 217 provides one morning and one afternoon round trip between 
Woodland and Dunnigan. It operates on Tuesdays and Thursdays each 
week.

•	 Route 242 is a commuter service providing one morning and one after-
noon trip between Woodland and Davis. It operates weekly from Mon-
day to Friday.

Ridership

In the month of March 2013, Yolobus served an average of 3,560 passenger 
trips per weekday, 2,500 passenger trips per Saturday, and 2,220 passenger 
trips per Sunday. Table 4.3-1 lists the weekday, Saturday, and Sunday rider-
ship by route.

TaBlE 4.3-1 YOlOBUS RIDERSHIP BY ROUTE

BUS ROUTE
WEEKDAY 

RIDERSHIP
SATURDAY 
RIDERSHIP

SUNDAY 
RIDERSHIP

42A & 42B 1,861 1,470 1,229

45 25 n/s n/s

2091 2 n/s n/s

210 137 n/s n/s

211 212 138 101

212 172 91 83

214 150 n/s n/s

215 745 823 804

216 8 n/s n/s

217 4 n/s n/s

242 33 n/s n/s

Total 3,560 2,522 2,217
1 New route. Service began on March 4, 2013.

 n/s – No Service.

Source: Yolobus Riders Report, March, 2013
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Figure 4-3A:
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Note: Routes 42A and 42B have the highest
          weekday ridership.

Figure 4-3a: Transit Routes and Stops – 
Weekday Routes
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Figure 4-3B: Transit Routes and Stops – 
Weekend Routes
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Routes 42A and 42B experience the highest weekly ridership, serving nearly 
55 percent of all transit riders. On weekdays, many segments along these 
routes, including between Woodland and Davis and between West Sacra-
mento and Downtown, experience ridership at or over capacity. Route 215 
serving patrons and workers of Cache Creek Casino Resort, also accommo-
dates a large portion of the weekly ridership. 

Regulatory Context

Federal and State

The Federal Transit Act, approved in 1976, provides policy and guidance for 
Federal involvement in public transit. 

The State’s recently developed California Transportation Plan (CTP) provides 
guidance on inter-regional transit issues.

The California Sustainable Communities and Climate Protection Act of 
2008 (SB 375) requires each Metropolitan Planning Organization in the 
state, including the Sacramento Council of Governments (SACOG), to de-
velop a Sustainable Communities Strategy (SCS) that integrates planning for 
transportation – including public transit – with land use and housing poli-
cies to ensure achievement of transportation-related greenhouse gas emissions 
reduction targets established by the California Air Resources Board (CARB).

The California Complete Streets Act of 2008 (AB 1358) requires the legis-
lative body of a city or county, upon revision of the circulation element of 
their general plan (after January 1, 2011), to identify how the jurisdiction 
will provide for the routine accommodation of all users of the roadway (i.e., 
complete streets) including motorists, pedestrians, bicyclists, individuals with 
disabilities, seniors, and users of public transportation.

Local

The development of local and regional transit facilities, provision of transit 
services, and related policies are guided by the vision, goals, and strategies 
articulated in the following plans:

•	  Yolo County Transportation District Short Range Transit Plan, 2006. This 
plan identifies immediate actions to meet near-term needs in a fiscally 
constrained environment.

•	 Sacramento Area Council of Governments Metropolitan Transportation 
Plan/Sustainable Communities Strategy for 2035, April, 2012.
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4.4 Roadways

Introduction

The Planning Area’s roadway network consists of a combination of California 
State highways, a federal interstate highway, and city streets (arterial, collec-
tor, and local streets). This roadway network is used extensively for personal 
vehicle travel. According to the 2007-2011 American Community Survey 
conducted by the U.S. Census Bureau, approximately 89 percent of all city 
residents travel from home to work by automobile, of which 15 percent travel 
in a carpool of two or more persons. 

Existing Conditions

Regional Roadway System

The following three major State and Interstate highways are present within 
the Planning Area and maintained by Caltrans: 

•	 Interstate 5 (I-5) is a principal north/south route that extends the length 
of California into Oregon and Washington. Spanning from Mexico to 
Canada, it is one of the more significant goods movement routes be-
tween the two countries and serves a number of long distance truck trips. 
Within the City of Woodland, it provides for the transportation of goods 
from local agricultural and warehousing trucking centers. It also serves as 
a major commute route between Woodland and Sacramento and is the 
only freeway in the region providing access to the Sacramento Interna-
tional Airport. I-5 has four travel lanes within the city.

•	 State Route 113 (SR 113) is a north/south route extending from west of 
Rio Vista to south of Yuba City. The segment between Davis and Wood-
land is a four-lane freeway and serves as a connection between I-80 and 
I-5. SR 113 is also an alternative to SR 99 for regional travel between the 
San Fransisco Bay Area and the rural communities north of Woodland. 
It continues from I-5 in Woodland to SR 99 as a two-lane conventional 
highway. 

•	 State Route 16 (SR 16) is an east/west route extending from SR 20 in 
Colusa County to SR 49 in Amador County. It approaches the City of 
Woodland west limit as a two-lane conventional highway and then con-
tinues north along Pedrick Road to I-5. It provides a connection between 
Woodland and the Cache Creek Resort Casino located near the town of 
Brooks. 

This system of highways handles the bulk of the long-distance trips that cross 
through the City of Woodland on the way to other destinations, but it also 
handles large volumes of commute trips between residential neighborhoods 
and employment-rich locations in Yolo County and the Sacramento region.

Interstate 5 runs east to northwest 
through Woodland’s Planning Area and is 
a principal statewide connector. Proxim-
ity to I-5 is a key asset for Woodland’s 
industrial area. 
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City Roadway System

The City of Woodland currently uses a functional classification system to de-
scribe and plan its roadway system. The term ‘functional classification’ refers 
to the expected function of roadways from a driver’s perspective related to 
mobility (ability to move easily between origins and destinations) and proper-
ty access (ability to directly access land parcels and uses on those parcels). This 
is a conventional method for determining the number of lanes required on a 
roadway and what level of access control should be provided. Since roadways 
are also public space and serve multiple modes with in varying land use con-
texts, the current functional classification system will be evaluated during the 
general plan update. Street systems today are often evaluated considering all 
modes and user abilities along with modal priorities given land use contexts.

Figure 4-4 displays the existing functional classification and the number of 
travel lanes on roadways and freeways within the city as well as within the 
ULL and Table 4.4-1 lists the arterial and collector streets within the city. The 
roadways and freeways are divided into the following classifications:

•	 Freeways: Provide mobility between Woodland and regional destina-
tions. Freeways are linked to the city roadway system via ramps. They are 
fully access controlled, divided highways providing at least two lanes in 
each direction.

•	 Major Two-Lane Highways: Provide mobility between Woodland and 
regional destinations. They generally have two travel lanes with passing 
and climbing lanes provided periodically. They have partial access control, 
with periodic interruptions occurring at intervals greater than two miles.

•	 Principal Arterial Streets: Provide mobility for high traffic volumes be-
tween various parts of the city. They typically link freeways to collector 
streets and local streets and generally have higher speeds and more access 
control. Principal arterials within the city may have up to four travel lanes.

•	 Minor Arterial Streets: Provide mobility for high traffic volumes be-
tween various parts of the city. They typically have lower speeds and less 
access control than a Principal Arterial street due to the intensity of the 
development in the urban environment. Minor arterials within the city 
may have up to four travel lanes. 

•	 Collector Streets: Provide for relatively short distance travel between and 
within neighborhoods, and generally have lower speeds and traffic vol-
umes than arterials. Driveway access to collectors is limited less than on 
arterials, but may still be discouraged. Collectors within the city have two 
travel lanes.

•	 Local Streets: Provide direct roadway access to abutting land uses and 
serve short distance trips within neighborhoods. Traffic volumes and 
speed limits on local streets are low, and these roadways have no more 
than two travel lanes.

Woodland’s system of arterials, collec-
tors, and local streets provide connectiv-
ity between neighborhoods, employment 
centers, and other destinations. 
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TaBlE 4.4-1 CITY OF WOODlaND aRTERIal aND COllECTOR 
STREETS

FUNCTIONAL 
CLASSIFICATION ROADWAY SEGMENT

Principal Arterials

County Road 98

East Street (County Road 24A to I-5)

County Road 102

Main Street (East Street to I-5)

Gibson Road (East Street to County Road 102)

Minor Arterials

West Street

Pioneer Avenue

Kentucky Avenue

Beamer Street 

Court Street

Main Street (County Road 98 to East Street & I-5 to 
County Road 102)

Gibson Road (County Road 98 to East Street)

East Street (South of County Road 24A)

Collectors

Ashley Avenue

Cottonwood Street

California Street

College Street

Cross Street

Third Street

Matmor Road

Lincoln Avenue

Maxwell Avenue

East Gum Avenue

El Dorado Drive

Farnham Avenue

Branigan Avenue

Ogden Street

County Road 101 South of Gibson Road

Farmers Central Road

Miekle Avenue

Lemen Avenue

W. Woodland Avenue
Source: Fehr & Peers, 2013
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OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

Roadway Capacity and Level of Service

Utilization of the roadway network was measured by conducting a capacity 
analysis of major roadway segments. The roadway segment capacity utiliza-
tion used the concept of vehicle level of service (LOS) to grade the quality 
of traffic operating conditions for a typical weekday. This methodology uses 
report card style grades ranging from A (the best) to F (the worst) and is used 
in this study to describe the relationship between traffic demand and roadway 
capacity. These grades represent the perspective of drivers and are an indica-
tion of the comfort and convenience associated with driving. Since this study 
relies on the daily LOS analysis, it is intended to gauge the need for potential 
roadway capacity expansion and does not provide an accurate assessment of 
peak period traffic operations when traffic volumes are at their highest and 
drivers tend to notice the effects of congestion. It is important to note that 
daily LOS is only one input to the potential need for roadway capacity ex-
pansion since it does not consider the perspective of other roadway network 
users such as bicyclists and pedestrians. The LOS grades are generally defined 
in Table 4.4-2.

TaBlE 4.4-2 lEVEl OF SERVICE DEFINITIONS, TRaNSPORTaTION 
RESEaRCH BOaRD, 2010

LOS DESCRIPTION

A
LOS A describes primarily free-flow operation. Vehicles are 
completely unimpeded in their ability to maneuver within the traffic 
stream. Control delay at the boundary intersections is minimal.

B
LOS B describes reasonably unimpeded operation. The ability to 
maneuver within the traffic stream is only slightly restricted and 
control delay at the boundary intersections is not significant.

C

LOS C describes stable operation. The ability to maneuver and 
change lanes at midsegment locations may be more restricted 
than at LOS B. Longer queues at the boundary intersection may 
contribute to lower travel speeds.

D

LOS D indicates a less stable condition in which small increases in 
flow may cause substantial increases in delay and decreases in travel 
speed. This operation may be due to adverse signal progression, 
high volume, or inappropriate signal timing at the boundary 
intersections.

E

LOS E is characterized by unstable operation and significant delay. 
Such operations may be due to some combination of adverse 
progression, high volume, and inappropriate signal timing at the 
boundary intersections.

F
LOS F is characterized by flow at extremely low speed. Congestion is 
likely occurring at the boundary intersections, as indicated by high 
delay and extensive queuing.

Source: Transportation Research Board 2010, Highway Capacity Manual, Volume 3, pp. 16-7 – 
16-8.
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LOS was determined by comparing existing traffic volumes against daily LOS 
capacity thresholds, which take into account the functional classification and 
capacity of each roadway segment. Table 4.4-3 displays the thresholds used 
for the analysis. The traffic volumes were collected in March and April of 
2013, and represent an average of the volume measured during two mid-week 
24 hour time periods. Traffic count data for all freeway segments was pro-
vided by Caltrans, and obtained through the Caltrans Performance Measure-
ment System (PeMS). The traffic count data should be considered an estimate 
of current volumes as it is based on a small sample of data and not a full year 
of continuous counts.

TaBlE 4.4-3 DaIlY lEVEl OF SERVICE CaPaCITY THRESHOlDS 
FOR CITY ROaDWaY SEGMENTS

OPERATIONAL 
CLASS

NUMBER 
OF LANES A B C D E

Principal 
Arterial

2 - - 12,800 20,800 23,200

4 - - 24,500 43,900 47,800

6 - - 41,000 67,300 72,500

Minor 
Arterial

2 - - 10,900 18,900 21,700

4 - - 22,700 40,000 44,500

Collector
2 - 6,300 9,200 10,400 11,100

4 - 13,700 19,600 21,400 22,800

Local Road 2 - - 4,500 6,000 6,600

Freeway
4 22,200 40,200 57,600 71,400 80,200

6 34,000 61,600 88,000 108,200 121,200

Four Freeway 
Lanes + 
Auxiliary 
Lane in One 
Direction

5 25,200 45,600 65,200 80,600 90,450

Four Freeway 
Lanes + 
Auxiliary 
Lanes in Both 
Directions

6 28,200 51,000 72,800 89,800 100,700

Six Freeway 
Lanes + 
Auxiliary 
Lane in One 
Direction

7 37,100 67,200 95,800 117,600 131,600

Six Freeway 
Lanes + 
Auxiliary 
Lanes in Both 
Directions

8 40,200 72,800 109,600 127,000 142,000

1 ‘-‘ indicates that LOS is not achievable.

Source: Fehr & Peers, 2013.
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City Facilities

Figure 4-5 graphically displays the resulting roadway LOS analysis results. As 
shown, the majority of roadway segments in the Planning Area have volumes 
below the LOS C or threshold. While these conditions are consistent with the 
current General Plan LOS policy, which is stated below, another way of view-
ing the results is that existing roadway capacity in the city is underutilized 
with a majority of city streets having daily utilization levels below 50 percent.

3.A.2. The City shall develop and manage its roadway system to maintain 
LOS “C” or better on all roadways, except within one-half mile of 
state or federal highways and freeways and within the Downtown 
Specific Plan area. In these areas, the City shall strive to maintain 
LOS “D” or better. Exceptions to these level of service standards may 
be allowed in infill areas where the City finds that the improvements 
or other measures required to achieve the LOS standards are unac-
ceptable because of the right-of-way needs, the physical impacts on 
surrounding properties, and/or the visual aesthetics of the required 
improvement and its impact on community character.

Some exceptions to LOS C are allowed in Policy 3.A.2 and a recent General Plan 
amendment for the Gateway II project amended Policy 3.A.2 to allow LOS D 
operations in additional locations of the city as identified in Resolution #6032:

#6032 General Plan Amendment to Modify the Acceptable Level of Service 
(LOS) from C to D from CR 102 from Maxwell Avenue south to the 
City Limits. 

Table 4.4-4 lists all city roadway locations currently operating at LOS D or 
worse. All of the locations listed are located within the one-half mile of state 
or federal highways and freeways or within the Downtown Specific Plan area. 
Therefore, all six roadway segments currently operating at LOS D are consid-
ered acceptable according to current General Plan policies. 

The majority of Woodland’s roadways operate at the LOS C threshold or better. Vehicle traffic flows 
smoothly, and the current roadway system is capable of handling increased capacity. 
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TaBlE 4.4-4 ROaDWaY SEGMENTS OPERaTING aT lOS D OR 
WORSE

ROADWAY SEGMENT
NUMBER 

OF LANES
DAILY 

VOLUME
EXISTING 

LOS

Main Street Walnut Street to 
College Street

2 15,000 D

Main Street College Street to 3rd 
Street

2 13,650 D

Main Street 3rd Street to East 
Street

2 15,580 D

E. Main Street Matmor Road to 
Industrial Way

4 25,000 D

E. Main Street SR 113 SB Ramps to 
SR 113 NB Ramps

4 28,890 D

E. Main Street SR 113 NB Ramps to 
Pioneer Avenue

4 31,000 D

Source: Fehr & Peers, 2013.

Regional Facilities

Table 4.4-5 shows the results of the LOS Analysis for nine freeway segments 
in the Planning Area. The freeway system within the City of Woodland is the 
responsibility of Caltrans. However, this information is provided for infor-
mational purposes because freeway operations on can directly affect roadway 
facilities within the city. All nine segments operate at LOS C or better under 
daily conditions. 

TaBlE 4.4-5 FREEWaY SEGMENTS lOS

ROADWAY SEGMENT
DAILY 

VOLUME
EXISTING 

LOS

Interstate 5 State Route 16 to West Street 26,500 B

Interstate 5 West Street to East Street 28,280 B

Interstate 5 East Street to State Route 113 31,760 B

Interstate 5 State Route 113 to E. Main Street 26,000 B

Interstate 5 E. Main Street to County Road 
102

39,510 B

Interstate 5 East of County Road102 48,840 C

State Route 113 Interstate 5 to E. Main Street 24,760 B

State Route 113 E. Main Street to E. Gibson Road 20,590 A

State Route 113 South of E. Gibson Road 22,440 B
Source: Fehr & Peers, 2013.
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Roadway Volumes
and Level of Service

Figure 4-5:

Existing Conditions

1.0 Average Daily Traffic Volume (x 1,000)

Estimated Daily Traffic Volume (x 1,000)1.0

Figure 4-5: Roadway Volumes and 
level of Services
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OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

Caltrans provides a series of planning documents that identify existing and 
future deficiencies on the state highway system. These reports also establish 
the “concept” or desired LOS for specific corridor segments. Long-range 
improvements are identified to bring the existing facility up to the design 
concept expected to adequately serve 20-year traffic forecasts. In addition, 
the ultimate design concept for the facility is also identified for conditions 
beyond the immediate 20-year design period. 

•	 The Transportation Corridor Concept Report, Interstate 5 (Caltrans 2010) 
contains the 20-year improvement concept for I-5 north of SR-113. For 
this segment, the concept service level is LOS D. The 20-year concept is 
a four-lane freeway and the ultimate facility concept is a six-lane freeway.

•	 The I-5 Corridor System Management Plan (Caltrans 2009) contains the 
20-year improvement concept for I-5 between the Yolo County line and 
SR 113. For this segment, the concept service level is LOS C. Therefore, 
I-5 east of County Road 102 operates acceptably under existing condi-
tions. The 20-year concept is a four-lane freeway with a high occupancy 
vehicle (HOV) lane in each direction, and the ultimate facility concept is 
a six-lane freeway with an HOV lane in each direction.

•	 The Transportation Corridor Concept Report, State Route 113 (Caltrans 
2010) contains the 20-year improvement concept for SR 113. From I-80 
to I-5, the concept service level is LOS E. The 20-year concept for the 
corridor is a four-lane freeway and the ultimate facility concept is a six-
lane freeway.

Intersection Operations and Level of Service

Intersection traffic operations analysis was conducted to supplement the road-
way capacity utilization evaluation for five key intersections. Intersections are 
often the constraints in a roadway network due to the conflicts created by the 
turning movements and can cause drivers to experience undesirable delays 
especially during peak hour conditions. For this purposes of this study, the 
intersection analysis focused on PM peak hour conditions. Intersection LOS 
is based on control delay, which is delay associated with the interruption to 
traffic flow caused by traffic control devices at the intersections. The traffic 
operations analysis used methodology contained in the Highway Capacity 
Manual (HCM), Transportation Research Board, 2010. The operations anal-
ysis results were compared against the City of Woodland’s current General 
Plan LOS threshold to identify any existing deficiencies. Table 4.4-6 describes 
the LOS thresholds from the HCM for signalized intersections. 

Table 4.4-7 shows the LOS and control delay at the study intersections under 
existing conditions. Figure 4-6 displays the existing PM peak hour traffic 
volumes. The PM peak hour intersection LOS results indicate that all in-
tersections operate at LOS C or better. Therefore, all the study intersections 
operate acceptably.

Similar to the roadway segments, the 
majority of Woodland’s intersections 
perform at acceptable levels of service 
with minimal delays.
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TaBlE 4.4-6 lEVEl OF SERVICE CRITERIa FOR SIGNalIZED 
INTERSECTIONS

LEVEL 
OF 
SERVICE DESCRIPTION

AVERAGE 
CONTROL DELAY 

(SEC/VEH)

A Operations with very low delay occurring with 
favorable traffic signal progression and/or short 
cycle lengths.

< 10

B Operations with low delay occurring with good 
progression and/or short cycle lengths.

> 10 to 20

C Operations with average delays resulting from 
fair progression and/or longer cycle lengths. 
Individual cycle failures begin to appear.

> 20 to 35

D Operations with longer delays due to a 
combination of unfavorable progression, long 
cycle lengths, or high V/C ratios. Many vehicles 
stop and individual cycle failures are noticeable.

> 35 to 55

E Operations with high delay values indicating 
poor progression, long cycle lengths, and high 
V/C ratios. Individual cycle failures are frequent 
occurrences. This is considered to be the limit of 
acceptable delay.

> 55 to 80

F Operations with delays unacceptable to most 
drivers occurring due to over-saturation, poor 
progression, or very long cycle lengths.

> 80

Source: Transportation Research Board 2010, Highway Capacity Manual, Volume 3, pp. 18-5 – 
18-6.

TaBlE 4.4-7 EXISTING (2013) PM PEaK HOUR INTERSECTION 
OPERaTIONS

INTERSECTION
TRAFFIC 
CONTROL LOS / DELAY1

1 E. Main Street / East Street Signal C / 28

2 E. Main Street / Pioneer Avenue Signal C / 23

3 E. Main Street / County Road 102 Signal C / 23

4 Maxwell Avenue / County Road 102 Signal C / 27

5 E. Gibson Road / East Street Signal C / 22
1 The LOS and average delay in seconds per vehicle are reported. Intersection delay is based on 

the average intersection control delay for signalized and all-way stop controlled intersections.

Source: Fehr & Peers, 2013.
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OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

Vehicle Miles of Travel

In transportation planning, Vehicle Miles of Travel (VMT) is an important 
measure of network performance. In addition to measuring overall travel 
amounts and efficiency, it also serves as key input to mobile emissions analy-
sis for greenhouse gases (GHG) and air pollutants. Total VMT generated by 
residents, workers, and visitors traveling within, to, and from Woodland was 
about 1,463,400 per weekday in 2008 as shown in Table 4.4-8 below. This es-
timate is based on the origin-destination (OD) method for measuring VMT. 
This method isolates trips originating or ending in the city and tracks their to-
tal trip length within the greater Sacramento region using a modified version 
of the regional SACMET travel forecasting model that has been developed 
for the City of Woodland General Plan update. Comparatively, the cities of 
Folsom and Rancho Cordova, with similar population sizes to Woodland in 
2005, generated an estimated 1,399,600 and 1,819,000 VMT, respectively, 
in that year. In addition to providing a total estimate of OD VMT, Table 4.4-
8 stratifies VMT by time of day and by the range of speed, or speed bin, in 
which the VMT occurs. The VMT allocation into speed bins is used in the 
calculation of vehicle emissions.

TaBlE 4.4-8 BaSE YEaR (2008) CITY OF WOODlaND VMT 
SUMMaRY BY SPEED (ORIGIN-DESTINaTION 
METHOD)

VMT SPEED 
BINS (MPH)

AM PEAK 
PERIOD

MIDDAY 
PERIOD

PM PEAK 
PERIOD

EVENING 
PERIOD DAILY

0 – 5 180 2 181 2 365

5 – 10 202 17 403 6 628

10 – 15 1,188 122 3,710 26 5,046

15 – 20 20,318 24,947 24,531 23,403 93,199

20 – 25 9,377 10,346 10,878 9,308 39,909

25 – 30 23,135 26,206 29,258 25,347 103,946

30 – 35 26,683 35,825 33,961 33,609 130,078

35 – 40 18,877 18,958 21,358 17,015 76,208

40 – 45 35,696 37,480 42,311 38,435 153,922

45 – 50 46,099 12,183 49,845 12,711 120,838

50 – 55 60,193 13,632 75,286 14,346 163,457

55 – 60 61,712 143,041 49,869 75,040 329,662

60 – 65 13,272 52,301 13,797 135,279 214,649

65 – 70 8,775 6,558 9,657 6,479 31,469

70 – 75 0 0 0 0 0

>75 0 0 0 0 0

Total 325,707 381,618 365,045 391,006 1,463,376
Source: SACMET 2008 Regional Travel Demand Forecasting Model, Fehr & Peers, 2013.
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Table 4.4-9 is another estimate of VMT but this version is calculated using 
the boundary method, where all vehicle travel that occurs within city limits is 
captured regardless of whether a trip had an origin or destination in the city. 
This method includes freeway travel on I-5 that often does not have a stop 
in the city but does cross through the city. Capturing this travel is important 
for air pollution analysis since these vehicles are generating air pollution that 
affects people within the city limits. Table 4.4-9 also includes the time of day 
and speed stratification for emissions calculations purposes.

TaBlE 4.4-9 BaSE YEaR (2008) CITY OF WOODlaND VMT 
SUMMaRY BY SPEED (CITY BOUNDaRY METHOD)

VMT SPEED 
BINS (MPH)

AM PEAK 
PERIOD

MIDDAY 
PERIOD

PM PEAK 
PERIOD

EVENING 
PERIOD DAILY

0 – 5 0 0 0 0 0

5 – 10 276 0 454 0 730

10 – 15 1,266 0 1,891 0 3,157

15 – 20 15,589 19,856 19,565 18,455 73,465

20 – 25 7,276 8,533 8,191 7,124 31,124

25 – 30 24,241 27,630 29,497 27,341 108,710

30 – 35 27,254 41,018 32,688 40,503 141,464

35 – 40 12,409 17,675 12,504 16,090 58,678

40 – 45 12,565 17,584 14,923 17,927 63,000

45 – 50 50,755 1,184 47,224 1,129 100,292

50 – 55 1,014 1,258 42,187 1,197 45,656

55 – 60 65,979 81,781 39,678 30,971 218,409

60 – 65 30,264 96,711 28,730 150,674 306,379

65 – 70 0 0 0 0 0

70 – 75 0 0 0 0 0

>75 0 0 0 0 0

Total 248,890 313,229 277,532 311,412 1,151,062
Source: SACMET 2008 Regional Travel Demand Forecasting Model, Fehr & Peers, 2013.

To provide a context for these VMT estimates that may be useful to plan-
ners, decision makers, and the public, it is often helpful to express the VMT 
estimates on a per capita basis. This is a simple ratio where the VMT estimate 
is divided by the city’s population to allow comparisons to future forecasts to 
gauge how travel demand and network efficiency are likely to change. The 
OD VMT per capita ratio is 28.9 and the Boundary VMT per capita ratio 
is 22.7. In 2005, the OD VMT per capita ratios for the cities of Folsom and 
Rancho Cordova were 22.8 and 31.5, respectively.
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OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

Truck Routes

The Surface Transportation Assistance Act of 1982 (STAA) allows large 
trucks, classified by STAA and commonly called STAA trucks, to operate on 
designated routes within the STAA Network. The STAA Network includes 
the following routes:

•	 National Network (NN) Routes: The National System of Interstate and 
Defense Highways, also known as the interstates.

•	 Terminal Access (TA) Routes: Designated state highways or local roads 
that can accommodate STAA trucks.

I-5 is designated as a National Network route and SR 113 is designated a 
Terminal Access route. The City of Woodland has also designated local roads 
within the city to be used as truck routes. Figure 4-7 displays the roadways 
designated as National Network and Terminal Access routes as well as local 
truck routes. The designation of roadways as STAA routes promotes their use 
by larger trucks and connects key local industrial facilities to the State and 
federal system. Unless explicitly prohibited by local ordinance, the California 
Vehicle Code allows trucks on all streets if they are along a reasonable route 
to the intended destination. 

The percentage of truck traffic on freeways and highways in the city is sum-
marized in Table 4.4-10. With I-5 serving as a major corridor for goods 
movement between Mexico and Canada, its high truck percentage through 
the city is expected. SR 113 also has a relatively high truck percentage since it 
serves as a connecting route between I-5 and I-80.

TaBlE 4.4-10 TRUCK PERCENTaGES ON FREEWaYS

ROADWAY SEGMENT
PERCENTAGE 

OF TRUCKS

Interstate 5 State Route 16 to West Street 22%

Interstate 5 West Street to East Street 18%

Interstate 5 East Street to State Route 113 23%

Interstate 5 State Route 113 to E. Main Street 21%

Interstate 5 E. Main Street to County Road 102 21%

Interstate 5 East of County Road 102 16%

State Route 113 Interstate 5 to E. Main Street 10%

State Route 113 E. Main Street to E. Gibson Road 13%

State Route 113 South of E. Gibson Road 8%
Source: Average Annual Daily Truck Traffic on the California State Highway System, Caltrans, 

2011 (pp. 24, 48, 183).

An efficient goods movement system 
is critical to supporting the warehous-
ing and distribution centers located in 
Woodland’s industrial’s area.
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Traffic Safety

Collision data is used to identify locations where the combination of traffic 
controls, physical geometrics, and driver behavior may contribute to safety is-
sues and helps determine appropriate safety treatments. Figure 4-8A displays 
the geographical distribution of accident data maintained by the City. The 
most frequent collision type involves property damage. The next most fre-
quent are collisions involving an injury, and collisions involving a pedestrian. 

Tables 4.4-11 and 4.4-12 summarize collision data for state freeways from 
the Traffic Accident Surveillance and Analysis System (TASAS) provided by 
Caltrans. This data is provided for information purposes. The identification 
and implementation of safety countermeasures on the state highway system 
is the responsibility of Caltrans. 

TaBlE 4.4-11 BaSE YEaR (2008) CITY OF WOODlaND VMT 
SUMMaRY BY SPEED (CITY BOUNDaRY METHOD)

HIGHWAY 
LOCATION/
SECTION

TOTAL 
ACCIDENTS

TOTAL 
FATALITIES

ACTUAL COLLISION 
RATE1

AVERAGE COLLISION 
RATE1

F F&I Total F F&I Total

I-5: 
County 
Road 102 
to SR-16

131 1 0.003 0.14 0.36 0.007 0.17 0.50

SR-113: 
County 
Road 25A 
to I-5

22 2 0.028 0.14 0.31 0.005 0.14 0.41

1 The collision rate is accidents per million vehicle-miles. “F” refers to the fatality rate, and “F&I” 
refers to the fatality and injury rate. Total number of accidents includes non-injury accidents, 
which are not included in the table.

 Bold and underline font indicate actual accident rates that are higher than the statewide aver-
age for similar facilities.

Source: Caltrans District 3 TASAS Table B, July 1, 2008 – June 30, 2011.

TaBlE 4.4-12 FREEWaY COllISIONS BY TYPE
HIGHWAY 
LOCATION/
SECTION

HEAD 
ON

SIDE-
SWIPE

REAR 
END

BROAD-
SIDE

HIT 
OBJECT

OVER-
TURN OTHER

I-5: County 
Road 102 to 
SR 16

1 21 29 0 64 13 3

SR 113: 
County Road 
25A to I-5

1 4 4 1 8 2 2

Source: Caltrans District 3 TASAS Table B, July 1, 2008 – June 30, 2011.
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Figure 4-8B:  Collisions on Freeways
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SR 113 had a higher fatality rate per million vehicle miles than the average fa-
tality rate on similar roadway facilities. The TASAS Table B report notes that 
many of the accidents along SR 113 occurred during dark or wet conditions.

On I-5, the most frequent collision types are hit object, rear end, and side-
swipe. On SR 113, the most frequent collision type is a hit object. Figure 4-8B 
shows the geographical distribution of collisions on the freeways by type. 

Regulatory Context

Federal

There are a number of federal laws and regulations related to goods move-
ment, homeland security, street maintenance, traffic safety, and transporta-
tion funding. Moving Ahead for Progress in the 21st Century (MAP-21), 
approved in 2012, established the framework for transportation planning at 
the federal level.

State

The California Transportation Plan (CTP) for 2025, developed by Caltrans, 
provides broad system concepts, strategies, and performance measures for the 
State facilities (all modes).

Caltrans’ Transportation Concept Reports and Corridor Systems Manage-
ment Plans identify long-range improvements for specific State highway cor-
ridors and establish the concept or desired LOS for specific segments. Long-
range improvements are identified to improve the existing facility up to the 
design concept expected to adequately serve 20-year traffic forecasts.

The State of California has adopted the following pieces of legislation with 
major implications for transportation planning, in addition to an executive 
order issued by the Office of the Governor:

•	 SB 375 (2008): Required MPOs to develop sustainable community 
strategies to achieve AB 32 GHG reduction targets established through 
the regional targets advisory committee and provides potential CEQA 
relief for select development projects. SACOG adopted their SCS in May 
2012.

•	 AB 1358 (2008): Required the legislative body of a city or county, upon 
revision of the circulation element of their general plan (after January 
1, 2011), to identify how the jurisdiction will provide for the routine 
accommodation of all users of the roadway (i.e., complete streets) in-
cluding motorists, pedestrians, bicyclists, individuals with disabilities, 
seniors, and users of public transportation.

•	 B 226 (2011): Required Office of Planning & Research (OPR) to mod-
ify the CEQA Guidelines to set forth a streamlined review process for 
infill projects.
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Regional

SACOG is responsible for the preparation of, and updates to, the Metropoli-
tan Transportation Plan (MTP)/SCS4 and the corresponding Metropolitan 
Transportation Improvement Program (MTIP).5 The MTP/SCS provides a 
20-year transportation vision and corresponding list of projects. The MTIP 
identifies short-term projects (seven-year horizon) in more detail. The 2035 
MTP/SCS was adopted by the SACOG board in 2012. There are 23 projects 
listed in the 2035 MTP/SCS for the City of Woodland totaling just over 
$90.5 million.

SACOG is also responsible for the oversight and distribution of most Federal 
and State transportation funding, and develops the air quality plans and com-
pliance measures, which incorporate mobile (vehicular) pollution sources.

Local

The Transportation and Circulation section of the City of Woodland’s current 
General Plan contains goals and policies related to the city’s roadway network.

The City’s Community Design Standards document (2004) contains street 
design standards for city roadways.

The City of Woodland completed an update of the Streets Master Plan in 
2009. The document includes an assessment of existing (2002) conditions 
as well as future roadway needs for the 2020 and 2030 horizon years. The 
update includes recommendations for the number of future travel lanes on 
major roadways as well as changes in functional classification. The document 
also identifies candidate locations for future traffic signals based on the pro-
jected volumes.

4 SACOG 2035 Metropolitan Transportation Plan/Sustainable Communities Strategy, http://
www.sacog.org/2035/draft-final-mtpscs/, 2013.

5 SACOG 2013/2016 Metropolitan Transportation Improvement Program, http://www.sacog.
org/mtip/2013-2016/adoption/pdf/2013%20MTIP%20Transmittal%209-26-12.pdf, 2013.

Woodland’s active freight rail lines are critical to attracting and serving large industrial operations. 
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4.5 Railways

Introduction

Railways within the Planning Area serve as a vital component of goods move-
ment. Woodland’s industrial sector relies on the robust railway system to con-
nect it to regional destinations.

Existing Conditions

Rail is a vital component of the city’s transportation system as it connects the 
industrial and warehousing sector to destinations across California. The city 
is served by two freight railways including the Sierra Northern Railway and 
the California Northern Railroad. These main railways and additional rail 
spurs have approximately 29 at-grade crossings of public roads in the city, 
including 15 crossings adjacent to East and North East Streets. Rail spurs 
have been essential for industrial operations in the City of Woodland and 
have been cited as a key factor when evaluating site locations. Rail cars often 
are stored in the area northeast of the intersection of Main and East streets. 

The California Northern Railroad operates approximately 261 miles of track 
within California linking freight customers in Northern California with the 
Union Pacific Railroad. The 110-mile West Valley line extends from Davis, 
CA to Tehama, CA. Transported commodities include tomato products, ol-
ives, rice, cheese, frozen foods, beer, wine, petroleum products, and chemicals. 

The Sierra Northern Railway (formerly the Sierra Railroad Company and the 
Yolo Shortline Railroad) operates approximately 75 miles of track in North-
ern California including a 17-mile line between the Port of Sacramento in 
West Sacramento and Woodland. Transported commodities include lumber, 
particle board, wallboard, wood chips, bulk gypsum, bulk limestone, bulk 
plastics, canned goods, food and food products, chemicals and steel. Trains 
operate from 6:00 AM to 6:00 PM Monday through Friday, with additional 
weekend service according to customer needs.

Historically, the Yolo Shortline Railroad connected Woodland to Sacramento. Here, the historic 
depot of the Southern Pacific is being restored in conjunction with the Sacramento Valley Historical 
Railways nonprofit association. 
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The Sierra Northern Railway is considering a potential realignment of rail-
ways in Yolo County. The new railroad would run on the west side of the 
Yolo Bypass and connect with the existing alignment north of Woodland. The 
project, a regional effort involving Yolo County, Davis, and Woodland, would 
allow for the removal of rail running parallel to East Street from the southern 
Woodland city limits to north of Beamer Street, which could improve street 
access for properties with frontage on East Street. This would also remove 
grade crossings at North Street, Court Street, Main Street, Oak Avenue, Cross 
Street, Pendegast Street, Gum Avenue, Gibson Road and County Road 24.6

Figure 4-9 displays railways and at-grade railroad crossings in the Planning 
Area.

Regulatory Context

Federal and State 

The California Public Utilities Commission (CPUC) is the regulatory agency 
responsible for enforcing state rules and regulations related to railroad and 
rail crossing safety. It is partnered with the Federal Railroad Administration 
(FRA) to also enforce federal laws and regulations related to rail transporta-
tion.

Local

The City of Woodland’s current General Plan contains goals and policies re-
lated to railways. 

6 Sierra Northern Railway. Yolo Rail Relocation Project Description, 2011
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4.6 Transportation Network Operations and 
Maintenance

Existing Conditions

The City owns and operates over 200 centerline miles of roadway and over 
400 lane-miles. A lane-mile accounts for some roadways having more than 
two lanes. Table 4.6-1 below shows a summary of the total centerline and 
lane-miles in the city and provides a measure of current pavement conditions 
using the pavement condition index (PCI). Figure 4-10 maps current pave-
ment conditions, as of January 2014.

TaBlE 4.6-1 EXISTING PaVEMENT CONDITIONS
FUNCTIONAL 
CLASS CENTERLINE MILES LANE MILES PCI

Principal Arterial 20.0 40.0 77

Minor Arterial 27.6 55.2 57

Collector 27.6 55.1 70

Local 121.7 243.3 70

Alley 8.3 16.6 16

Mileage Totals 206.2 412.4

Network PCI 68
Source: Fehr & Peers, 2013.

The PCI should be maintained above 70 to consider pavement to be in good 
condition. Ratings below 70 indicate pavement at risk of failure and a rating 
below 25 denotes pavement failure. A PCI of 68 means that overall the city’s 
roadways have slipped into the at risk category and will already be more costly 
to maintain than had routine maintenance occurred and the rating stayed 
above 70. Costs to maintain, repair, or rehabilitate pavement increase signifi-
cantly with lower PCI ratings. Currently, the City has a backlog of pavement 
maintenance projects that would require a onetime cost of approximately 
$52 million. In addition to this onetime cost, the City still has an annual 
obligation of about $3.25 million to maintain pavement. This does not in-
clude additional investment required to cover the costs of sidewalks, bikeway 
facilities, traffic signals, signs, and street lighting. As of 2008, the city had ap-
proximately 350 miles of sidewalk, 50 miles of bike lanes, 3,500 street lights, 
65 traffic signals, nine signalized crosswalks, and 10,000 signs.7 Sustaining 
this complete network will require higher levels of investment in the future as 
these network components age and reach the end of their lifecycles, requiring 
major rehabilitation or replacement.

7 City of Woodland, Public Works Infrastructure Infographic, 2008.

New roadways are needed to serve new 
development as it occurs. As new facili-
ties are added to the city’s inventory, they 
must also be maintained over time. 
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4.7 Transportation Opportunities and Challenges

Current transportation revenue streams are insufficient to cover all the costs 
of operating and maintaining (O&M) the City of Woodland’s transportation 
network. As a result, the City has a backlog of pavement maintenance proj-
ects. To eliminate the backlog requires a onetime cost of approximately $60 
million. In addition to this initial cost, the City would still have an annual 
obligation of about $3.25 million to maintain pavement. Additional invest-
ment would also be required to cover the costs of sidewalks, bikeway facilities, 
traffic signals, signs, and street lighting.

Compounding the O&M funding problem is the potential need for roadway 
expansion to accommodate planned population and employment growth. 
The City also has a desire to improve the connectivity of the bicycle and 
pedestrian network and provide a roadway network that has limited delays 
for motorists as expressed through the general plan policy on vehicle level of 
service (LOS). Unfortunately, existing funding mechanisms are insufficient to 
cover the cost of both O&M and long-term expansion needs based on cur-
rent performance expectations. This suggests that either revenues will need 
to increase, or expectations about network performance (both physical and 
operational) will need to change. 

Public transportation funding in the city largely relies on federal and state gas 
taxes, a portion of state sales tax, plus Measure E sales tax. Current annual es-
timates of total revenue for the City are about $3.3 million from sales and gas 
taxes. These sources have not kept pace with inflation and are not expected 
to increase in the near or mid-term due to political resistance to new revenue 
sources and increasing competition for scarce public resources, such as public 
safety, education, and social programs. The $3.3 million would cover annual 
pavement O&M costs if the network is not expanded and the current $52 
million backlog of maintenance projects was funded.

Other revenue mechanisms such as grants and transportation impact fees in 
the city provide only a portion of the cost for capacity expansion projects. The 
City expects to receive about $14 million between 2013 and 2018 in grant 
funding but this is already dedicated to the major rehabilitation of Kentucky 
Avenue between West Street to Paddock Place and pavement maintenance for 
East Main Street between East Street and Pioneer Avenue. The transportation 
impact fee program will generate future revenue but impact fee levels have 
consistently been set below the maximum allowed fee levels due to sensitivity 
over how fees affect development.
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Figure 4-10: Pavement Conditions
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The performance of the city’s transportation network directly affects the travel 
choices, travel costs, and the quality of life for residents, workers, and visitors. 
Any decisions about transportation network investment and performance 
should consider this important relationship and what it means for the type 
of community the city is striving to become. Further, the General Plan must 
align expectations about network performance with funding realities. The 
General Plan Update is an opportunity for the city to reflect on these issues 
and to decide whether to pursue additional revenue or lower performance ex-
pectations. Either path will involve resolving the inherent tradeoffs between 
network performance and available resources. While this is a fundamental 
requirement for a general plan there are direct benefits for subsequent devel-
opment projects through CEQA streamlining provided by the general plan 
EIR, SB 226, and SB 375. This streamlining would reduce the time and cost 
for entitlement review and CEQA compliance for those development proj-
ects that are consistent with the updated general plan. 

Choices about network performance will also involve tradeoffs between 
modes and other community values. The bicycle and pedestrian network 
competes for space within roadway rights-of-way and the current network 
has gaps and barriers. Further, the use of vehicle LOS and a functional classi-
fication system that does not consider land use context has limited sensitivity 
to modal priorities in different parts of the city. This combination results in 
network planning and impact studies that largely focus on accommodating 
vehicle travel. Evolving to a street typology and expanded set of multi-modal 
performance metrics would help to establish clear modal priorities that rec-
ognize different expectations based on the surrounding land use context. The 
role transit plays in the future will also involve choices given that the current 
system has limited frequency in many parts of the city and does not have the 
land use density or intensity to justify greater levels of service given current 
funding constraints. As the City considers new general plan alternatives, op-
portunities exist to integrate land use and transportation planning decisions 
to respond to the issues outlined above. One objective should be to align 
land use decisions with desired transportation outcomes such that sufficient 
revenue is generated to plan, operate, maintain, and expand the transporta-
tion network.
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OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

Woodland’s natural setting and its environmental assets are an important part 
of Woodland’s identity. This chapter introduces the concept of sustainability 
as a land use and environmental planning framework, identifies environmen-
tal resources and hazards within the Planning Area, and discusses their impli-
cations for growth and development.

3.1 Overview of Sustainability

One of the challenges of the General Plan Update is how to ensure sustain-
ability over the long-term. The Opportunities and Challenges, Issues and 
Options Report provides the basis for a discussion of policy issues related to 
sustainability, compiling information for the community, Steering Commit-
tee, and decision-makers to use in the planning process and increasing aware-
ness and knowledge to inform choices and clarify tradeoffs.

This section of the report introduces the concept of sustainability and how 
it would apply to the General Plan Update. It introduces the Environmental 
Resources and Constraints section, but is broadly applicable to many more 
topics that the General Plan will address, such as transportation and land 
use. In this context, sustainable development is not only about the “natural” 
environment, but also about the “built” environment; it is not only about 
animals and plants, but also about people; it is not about making buildings 
cost more, but about designing systems so Woodland’s quality of life can be 
assured over the long term.

Becoming a sustainable community will require an integrated approach to planning 
and development that fully examines all costs (long- and short-term) and balances 
those against the long-term environmental and social needs of the community. 

The purpose of sustainability in Woodland—and its incorporation through-
out the General Plan—is to take responsibility for the urban development 
and population growth projected during the planning period and the result-
ing potential impact on the environment. By implementing sustainable de-
sign measures and policies, Woodland can reduce its contribution to global 
climate change, minimize its reliance on foreign oil and other fossil-fuel 
sources, and decrease consumption of natural resources.

3 ENVIRONMENTAL RESOURCES, 
CONSTRAINTS, AND 
SUSTAINABILITY
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The Three-legged Stool

One of the most enduring ideas emanating from the formative years of the 
sustainable development movement is the “three-legged stool” metaphor. In 
this simple construct, each leg of the stool needs to be the same size and given 
the same level of attention, in order to ensure the stool is balanced. The prem-
ise is that the stool needs three even legs to function. Similarly, sustainability 
cannot be achieved by focusing on one “leg” to the detriment of the others. 
All three legs must be addressed in a balanced manner. Over time, most defi-
nitions of sustainability have come to include some variation of the following 
three spheres of influence, sometimes called the “three Es of sustainability” or 
the “triple E” approach: ecology, economy, and equity.

The “3 E’s” of sustainability also provide a framework in which to discuss 
General Plan goals and policies. Figure3-1 describes the interrelationship 
between these items. Ecology refers to the natural systems, such as species, 
habitats, and water, and the need for stewardship of these resources. The eco-
nomic component refers to the production of goods and services, and the 
need to integrate sustainability into the management of economic and busi-
ness systems. Finally, equity refers to the distribution of costs and benefits, 
reflecting a fundamental human rights issue as well as a holistic perspective 
that sustainability can only be achieved when all segments of the community 
are included. 

Economy
Economic & 

Business Systems

Ecology
Natural Systems

Enrichment
Political & Social Systems

 


Opportunity Health

Efficiency

Distribution

Resource 
Stewardship

Production

Figure 3-1: The “3 E’s”
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The very same policies that dictate more sustainable development also en-
hance quality-of-life and public health: increased energy efficiency, waste di-
version and reduction, mixed land uses, convenient access to parks and open 
spaces, alternative transportation networks, local and organic food sources, 
stormwater management, and many more initiatives that will be incorporated 
into the General Plan. General Plan policies can be expanded to encourage 
ecological conditions that enhance the city’s economy and provides greater 
opportunities, in terms of access to housing, transportation, jobs, education 
and recreation for all residents.

Key Concepts of Sustainability

Concepts relating to sustainability are found in each topic in this report, just 
as each element of Woodland’s new General Plan will contain policies that 
enhance sustainability. This section identifies the interrelatedness of sustain-
ability concepts described in subsequent sections of this chapter as well as 
other chapters of this report.

Land Use and Development Potential

The land use section explores the current mix, location, and intensity of uses 
in Woodland, and identifies areas where new development may occur in the 
future. Managing future growth within the city’s established Urban Limit 
Line (ULL) will be a key task for the General Plan Update, and it has a direct 
relationship to sustainability: ensuring that Woodland can grow thoughtfully 
and efficiently, making the best use of limited land resources, while ensuring 
that a high quality of life and adequate economic opportunities are main-
tained.

Environmental Resources and Constraints

The Environmental Resources and Constraints analysis examines various top-
ics of ecological concern, including biological resources, air quality, climate 
change, hydrology, flooding, and geology/soils. It also includes environmen-
tal impact areas that are products of the built environment, such as noise 
and cultural resources. Ultimately, Woodland’s General Plan will provide 
strategies to maintain environmental quality within an urban environment, 
preserving environmental resources and protecting residents from environ-
mental hazards. 

Transportation

The transportation analysis will look at ways to enhance mobility and alterna-
tive transportation options, allowing for more connectivity and walkability 
between jobs, shopping and other activity centers. Making alternative trans-
portation more pleasant, convenient, and accessible, can reduce vehicle trips 
and therefore greenhouse gas emissions. Enhancing the walkability of the 
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street network, by adding additional streets and paths, amenable to pedes-
trians and bicyclists can potentially reduce the number of vehicle trips and 
vehicle miles traveled. Sustainable transportation, though, also addresses eq-
uity: by making sure that everyone can get where they need to go, regardless 
of their age, income, or ability. A sustainable transportation strategy focuses 
on how best to help all people do the things they want to do.

Community Design 

A critical aspect of community sustainability is the ability of a place to at-
tract, retain, and satisfy residents and visitors. This satisfaction is sometimes 
difficult to measure, but often relates to a diverse combination of experiences 
that include the character, or “look and feel,” of the built environment—the 
way in which people experience a place. More tangibly, good urban design 
can create walkable streets, appropriate building massing, and attractive land-
scaped streetscapes that invites pedestrians, allows for solar access, and creates 
a connected street grid. 

Community Facilities and Services 

Provision of adequate community facilities and services—including parks, 
schools, public safety, and utilities—is critical to achieving and maintaining 
sustainability in Woodland. Parks and open spaces provide spaces for passive 
and active recreation, while improving air quality and managing stormwater 
runoff. Access to quality public education, safety services, clean water and 
sanitation are hallmarks of an equitable society. This section assesses Wood-
land’s current infrastructure and service provision; the existing General Plan 
sets citywide service standards, which will be re-evaluated to ensure that they 
are still appropriate and can be met.

Economic Development

Economic development, equity, and opportunity are critical to an overall 
program for sustainability because they speak to the basic economic and so-
cial conditions under which all community members—families, employees, 
business owners, property owners, and others—make decisions for their lives 
and experience what Woodland has to offer. Without economic opportunity, 
people and businesses migrate elsewhere; without access to a good education, 
affordable housing, safe and well-paying jobs, and basic community services, 
community members struggle to contribute to their own families’ well-being 
and that of the community at large. The accompanying Economic & Fiscal 
Background Report assesses Woodland’s existing economic conditions and 
implications for the General Plan Update.
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3.2 Biological Resources

The majority of the land within the city limits is urbanized, although there are 
undeveloped properties and designated open spaces, including parks main-
tained by the City. Parks and other open space within urban settings provide 
habitat for a number of native plant and wildlife species. However, diversity 
and abundance is generally lower compared to natural habitats, which are 
not present within the city limits, except for in the Woodland Regional Park.

The Woodland Regional Park is a 160-acre property located on the east side 
of County Road 102 (CR 102), just south of County Road 25 (CR 25), in 
the southeastern portion of the Planning Area (Figure 3-2). Unique alkali 
soils in the Regional Park provide habitat for a suite of rare native plants. The 
eastern edge of this property connects to the Conway Ranch, which reaches 
into the Yolo Bypass. The lands to the east of the Regional Park are privately-
owned, but those in the northeastern corner are part of a conservation ease-
ment managed by the Center for Natural Lands Management.1 The Center 
for Natural Lands Management also manages the City of Woodland Preserve, 
which is located on the north side of CR 25.2

In areas directly surrounding the city limits and within the city’s ULL, there 
are small remnant patches of natural habitat that support relatively high 
biological diversity. Agricultural land provides important habitat value for 
certain wildlife species, including foraging habitat for the Swainson’s hawk 
(Buteo swainsoni), a state-listed threatened species. 

Just outside the city’s ULL and west of the Sacramento River, there are a 
number of important biological resources, including sensitive habitats and 
special-status species related to agricultural land, waterways, and wetlands. 
Many of the sensitive biological resources, which are described in more detail 
below, are associated with Willow Slough, Cache Creek, and the Yolo Bypass. 

General Land Cover in the Planning Area

Land use on over 66 percent of the 12,772-acre Planning Area is currently devel-
oped and 28 percent is agricultural (Table 3.2-1). Mapped annual grassland hab-
itats and open water habitats each cover approximately 4 percent of the Planning 
Area. Other land cover types represent less than 1 percent of the total acreage.

1 Dean, Ellen. 2009 (July). Woodland Regional Park Special-Status Plants Survey. In cooperation 
with Tuleyome 607 North Street, Woodland, CA 95695. Available online at: http://herbarium.
ucdavis.edu/pdfs/plantlists/woodland%20regional%20park%20report%20aug%2013.pdf.

2 ibid.
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TablE 3.2-1 laND COVER TYPES IN THE PlaNNING aREa
LAND COVER TYPE ACRES

Developed 8,427

Agriculture 3,540

Water 501

Annual Grassland 499

Other 97

Total 12,772
Source: YCNHP, 2013.

Developed and Agricultural Lands

Developed and agricultural areas are highly modified areas that generally sup-
port a low number of native plant species. Within the Planning Area, agricul-
tural lands are concentrated in the vicinity of State Route (SR 113) and in the 
southeastern portion of the Planning Area in the vicinity of Interstate 5 (I-5), 
east of County Road 103 (CR 103). Agricultural land is also found north of 
Kentucky Avenue and East Main Street. 

Annual Grasslands

Annual grasslands are dominated by nonnative grasses and broad-leaved 
plants, including Mediterranean annual grasses, including mouse barley 
(Hordeum murinum), Mediterranean barley (H. marinum ssp. gussonea-
num), rip gut brome (Bromus diandrus), soft chess (B. hordeaceous), Italian 
rye grass (Festuca perrenis), and oat (Avena spp.). 

Grasslands in the Planning Area are generally subject to some level of regular 
maintenance or other type of disturbance including disking, mowing, and 
grazing by cattle or other domestic animals. A few scattered parcels of annual 
grassland are found along Kentucky Avenue in the northern portion of the 
Planning Area and along CR 102 in the southeastern portion of the Planning 
Area. 

Sensitive Habitat Types in the Vicinity of the Planning Area

Sensitive habitats are defined as habitats with particularly high ecological val-
ues or functions, of limited distribution, or otherwise of concern to federal, 
state, and/or local resource agencies.3 Sensitive habitats mapped in the vicin-

3 Sensitive habitats are often designated because they are declining regionally or statewide. Sensi-
tive habitats are of special concern because they have high potential to support special-status 
plant and animal species and can provide other important ecological functions, such as enhanc-
ing flood and erosion control and maintaining water quality. Sensitive habitats include Natural 
Communities of Special Concern (NCSC) that are identified by the California Department of 
Fish and Wildlife (CDFW) (e.g., having a high priority for inventory by the California Natural 
Diversity Database [CNDDB]) or those afforded specific consideration through CEQA, Section 
1602 of the California Fish and Game Code, or Section 404 of the Clean Water Act (CWA).
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ity of the Planning Area by the YCNHP (2013) include freshwater marsh, 
alkali sink, riparian forest, freshwater wetlands, drainages, riverine, and lake 
(Figure 3-2). Sensitive habitats present at the Woodland Regional Park in-
clude northern claypan vernal pools, valley sink scrub, and alkali meadow; 
however, these habitats were not mapped by the YCNHP and are not shown 
on Figure 3-2 because they cover areas smaller than the minimum map unit 
and would not be discernible at this level of detail. Most sensitive habitats in 
the Planning Area are also considered jurisdictional wetlands. In total, fresh-
water marsh, freshwater wetlands, and other wetland habitats cover roughly 
166 acres of wetlands within the Planning Area.

Freshwater Marsh

Freshwater marsh and associated wetlands form in permanently flooded or 
saturated soils in depressions or at the edges of streams, rivers, ponds, and 
lakes, as well as ditches and canals. Freshwater marsh habitat does not occur 
within the Planning Area, but has been mapped adjacent to the southern edge 
of the Planning Area boundary, north of Willow Slough (Figure 3-2). 

Alkali Sink

Alkali sink habitat is a shrub dominated community that occurs on alkaline 
soils. This habitat supports six special-status plant species known to occur 
within the Planning Area. Roughly 95 acres of Alkali sink habitat is located in 
the southeastern portion of the Planning Area, occurring both east and west 
of CR 102 in undeveloped areas south of the City’s wastewater treatment 
plant and north of Willow Slough (Figure 3-2). 

Riparian Forest

Riparian forests are structurally diverse, tree-dominated habitats that occur 
along the margins of perennial water bodies. In the Planning Area, ripar-
ian forest is present in the Woodland Regional Park site and adjacent to the 
south end of the Woodland Water Quality Control Facility. It is also mapped 
north of I-5 near the northeastern edge of the Planning Area boundary and 
along the Cache Creek levee system and Cache Creek Settling Basin. Willow 
Slough, located south of the southeastern edge of the Planning Area bound-
ary, supports a narrow band of riparian forest (Figure 3-2). A small area of 
riparian forest is also located at the Woodland Regional Park.

Freshwater Wetlands

Freshwater wetlands form in seasonally flooded or saturated soils in depres-
sions or at the edges of streams, rivers, ponds, and lakes, as well as ditches 
and canals. Freshwater wetlands may also be artificially created depressions 
in the landscape designed to impound stormwater in urban or agricultural 
areas. Freshwater wetlands occur within the eastern portion of the Planning 
Area (Figure 3-2). 
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Drainages, Riverine, and Lake

Sensitive habitats mapped in the vicinity of the Planning Area by the YCNHP 
also include drainages, riverine, and lake. Riverine and lake habitat in the 
Planning Areas is limited to areas east of the Planning Area, where it is pri-
marily associated with Cache Creek and Willow Slough. Agricultural drain-
ages within the Planning Area include South Fork Ditch and Farmer’s Central 
Ditch (Figure 3-2). The Maple Canal (South Fork Ditch) enters the Planning 
Area from the west at Road 98 in a residential area located in the southwest-
ern portion of the Planning Area. The Maple Canal flows east upon entering 
the Planning Area before turning south in a residential area located in the 
southwestern portion of the Planning Area. The Maple Canal flows south and 
out of the Planning Area south of El Dorado Drive and west of Amherst Way. 
Farmer’s Central Ditch receives water from the South Fork Ditch at the loca-
tion where South Fork Ditch flows south out of the Planning Area. Farmer’s 
Central Ditch follows the southern edge of the Planning Area boundary, and 
then flows south in the vicinity of Sports Park Drive, east of SR 113. The 
City-owned “trestle property”, located east of the Planning Area, abuts the 
Tule Canal. The open outflow channel from the wastewater treatment plant 
flows across the trestle property and discharges into the Tule Canal.

Perennial streams in close proximity, but outside the Planning Area include 
Cache Creek, which is located along the northern and eastern boundary, and 
Willow Slough located to the south. These streams support mature riparian 
forest habitat along the stream banks. Both streams are highly constrained. 
Outside the riparian corridor, agricultural lands abut Willow Slough and the 
stream has been impounded along the northwestern edge to create a reservoir. 
Willow Slough flows in a northeasterly direction and is tributary to the west-
ern toe drain of the Yolo Bypass system. Cache Creek, constrained by levees, 
generally flows south and is also tributary to the western toe drain of the Yolo 
Bypass system.

The only waterways located within Woodland’s Planning Area are agricultural drainages. Cache 
Creek and Willow Slough are located north and south of the ULL, respectively. 
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Special-Status Species

Six special-status plants have been documented in the Planning Area (Table 
3.2-2 and Figure 3-3). One species, palmate-bracted bird’s beak, is feder-
ally and state listed as endangered. The other five special-status species have 
California Rare Plant Ranks (CRPR) of 1B indicating that these species are 
considered rare or endangered and tracked by CNPS. These species are listed 
below in Table 3.2-2 along with their status, habitat, and potential to occur 
in the Planning Area.

Special-Status Wildlife

A total of six special-status wildlife species are known to occur, or have the 
potential to occur, in the Planning Area. Two species are listed as federally 
threatened and two are listed as state threatened. Four are listed as state spe-
cies of special concern. There are no special-status fish species that are known 
to occur in the Planning Area. No critical habitat for special-status species is 
found in the Planning Area or the surrounding radius of two miles (USFWS 
2013b). 

These species are listed below in Table 3.2-3, along with their status, habitat, 
and potential to occur in the Planning Area. The locations of special-status 
wildlife documented in the CNDDB within two miles of the Planning Area 
are shown in Figure 3-3.

Alkali milk-vetch, palmate-bracted bird’s 
beak, and San Joaquin spearscale are 
three of the six special-status plant 
species with potential to occur in the 
Planning Area. 
Photos: Yolo Natural Heritage Program.
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TablE 3.2-2 SPECIal-STaTUS PlaNT SPECIES WITH POTENTIal TO OCCUR WITHIN THE 
PlaNNING aREa

SPECIES FEDERAL1 STATE2,3 HABITAT
POTENTIAL FOR OCCURRENCE IN THE 
PLANNING AREA

Alkali milk-
vetch
Astragalus 
tener var. 
tener

— 1B.2 Alkaline soils within playas, vernal 
pools, and adobe clay valley and 
foothill grassland habitats; 0 to 196 
foot elevation.

Bloom: March–June

Known to occur. Two occurrences 
documented within the Planning 
Area.

Brittlescale
Atriplex 
depressa

— 1B.2 Alkaline clay soils within chenopod 
scrub, meadow and seeps, playas, 
vernal pools, and valley and foothill 
grassland habitats; 0 to 1,050 foot 
elevation.

Bloom: April–October

Known to occur. Four occurrences 
documented within the Planning 
Area.

San Joaquin 
spearscale
Atriplex 
joaquinana

— 1B.2 Alkaline soils on chenopod scrub, 
meadow and seeps, playas, and 
valley and foothill grassland; 3 to 
2,740 foot elevation.

Bloom: April–October

Known to occur. Three occurrences 
documented within the Planning 
Area and one occurrence 
documented within two miles of 
the Planning Area.

Heckard’s 
pepper-grass
Lepidium 
latipes 

— 1B.2 Alkaline flats in valley and foothill 
grassland; 6 to 656 foot elevation. 
Bloom: March–May

Known to occur. Two occurrences 
documented within the Planning 
Area and one occurrence 
documented within two miles of 
the Planning Area.

Palmate-
bracted 
bird’s beak
Chloropyron 
palmatum

E E,1B.1 Alkaline chenopod scrub and valley 
and foothill grassland; 16 to 510 
foot elevation.

Bloom: May–October

Known to occur. Three occurrences 
documented within the Planning 
Area.

Saline clover
Trifolium hy-
drophilum

— 1B.2 Marshes and swamps, vernal pools, 
and mesic, alkaline valley and 
foothill grassland; 0 to 984 foot 
elevation.

Bloom: April–June

Known to occur. One occurrence 
documented within the Planning 
Area.

Notes:

1  Federal: E = Listed as endangered under ESA.

2  State: E = Listed as endangered under CESA. 

3  California Rare Plant Ranks and extensions

 1B = Rare or endangered in California and elsewhere.

 .1 = Seriously endangered in California (>80 percent of occurrences are threatened and/or high degree and immediacy of threat).

 .2 = Fairly endangered in California (20 to 80 percent of occurrences are threatened).

Sources: USFWS 2013a, CNDDB 2013, CNPS 2013.
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TablE 3.2-3 SPECIal-STaTUS WIlDlIFE SPECIES WITH POTENTIal TO OCCUR WITHIN THE 
PlaNNING aREa

SPECIES

LISTING STATUS

HABITAT
POTENTIAL FOR OCCURRENCE IN THE 
PLANNING AREAFederal1 State2,3

Giant garter 
snake 
Thamnophis 
gigas

T T Cultivated rice, freshwater marsh, 
and slow moving streams or canals.

likely to occur. Nine occurrences 
documented within two miles of 
the Planning Area. 

Burrowing 
owl
Athene 
cunicularia

— SSC Nests in mammal burrows, rock 
cavities in grassland and scrub. 

Could occur. One occurrence 
documented within 2 miles of the 
Planning Area.

Mountain 
plover
Charadrius 
montanus

— SSC Forages in short grasslands and 
plowed agricultural fields where 
vegetation is sparse and trees are 
absent.

likely to occur. One occurrence 
documented within the Planning 
Area.

Swainson’s 
Hawk
Buteo 
swainsoni

— T Nests in riparian forest and 
isolated trees, open woodlands, 
and woodland margins; nests 
and forage in grasslands and 
agricultural fields.

Known to occur. Numerous 
occurrences documented 
throughout Planning Area.

Tricolored 
Blackbird
Agelaius 
tricolor

— SSC Forages in agricultural lands and 
grasslands; nests in marshes, 
riparian scrub, and other areas that 
support cattails or dense thickets of 
shrubs or herbs.

likely to occur. Two occurrences 
documented in the Planning Area.

Western 
snowy plover 
Charadrius 
alexandrinus 
nivosus

T SSC Nests and forages on sandy and 
gravelly beaches along the coast 
and the shores of inland alkali lakes.

Could occur. One occurrence 
documented in the Planning Area.

Notes:

1 Federal:

 T = Listed as threatened under ESA 

2 State:

 T = Listed as threatened under CESA 

 SSC = Considered a species of special concern by CDFW

Source: CNDDB and USFWS data compiled by AECOM in 2013.
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Biological Resources Opportunities and Challenges

There are a few issues and opportunities related to biological resources that 
the City may wish to consider as a part of the 2035 General Plan. 

Conservation, Recreation, and Environmental Education

Well-developed remnants of the valley sink scrub/alkali meadow and north-
ern clayplan vernal pool vegetation that was once widespread in Yolo County 
are still present at the Woodland Regional Park. This remnant vegetation 
provides habitat for four special-status plants: alkali milk-vetch, Heckard’s 
pepper-grass, San Joaquin spearscale, and the federally- and state-listed pal-
mate-bracted bird’s beak. Conservation of the Woodland Regional Park is ad-
dressed in the Draft Yolo County Natural Heritage Program Plan (YCNHP 
2013). The City could consider integrating the regional park into other open 
space planning efforts including recreation and transportation (e.g., bikeway 
beltway) provided that habitat conservation is adequately addressed as part of 
those efforts. 

There are high-value habitat areas near Woodland, which represent oppor-
tunities for outdoor environmental education and for low-impact recreation 
such as bird watching. There are several examples of development of such 
combined conservation and recreational amenities, including local examples. 
Opportunities for environmental education wildlife viewing currently found 
elsewhere in Yolo County include the Davis Wetland and Yolo Basin Wild-
life Area; both of these examples attract visitors from regions outside of Yolo 
County and thus provide economic benefits and contribute to local tourism. 
The City may wish to explore opportunities to incorporate public access and 
appropriate recreational opportunities in publicly-owned land near Wood-
land that is being managed for some biological resource purpose. Of course, 
the strategy for enhancing access and recreational use would need to avoid 
adverse effects to habitat or species, and should be consistent with the goals 
and objectives of other regional planning efforts including the Yolo County 
Natural Heritage Plan. 

Urban Forestry

The city is known as the “the City of Trees” and images of trees appear promi-
nently on as part of the city’s logo and branding. Given the city’s focus on 
trees, it may be appropriate to consider a proactive urban forest management 
that increases habitat potential of the city’s urban tree canopy and also pro-
vide co-benefits of moderating urban heat island effect, carbon sequestration 
(supportive of the Climate Action Plan), and enhanced aesthetics.

The giant garter snake, Swainson’s hawk, 
and the tri-colored blackbird are special-
status wildlife species that have been 
known to occur in or within two miles of 
the Planning Area.
Photos: Yolo Natural Heritage Program.
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3.3 Historic and Cultural Resources

This section covers cultural resources found in the Planning Area. Cultural 
resources include sites, buildings, structures, or objects that may have archae-
ological, historical, or cultural significance. The General Plan Update will 
take the city’s cultural heritage into account in development alternatives and 
policy formation.

Environmental Setting

Prehistoric Context and Resources

The prehistoric occupation of the central districts of the North Coast Ranges 
can be interpreted using the Paleo-Archaic-Emergent chronological sequence 
(Fredrickson, 1974). The sequence consists of three broad periods: The Paleo-
Indian period (12,000 – 8000 Before Present or B.P.); the Archaic period 
(8000 – 1500 B.P.); and the Emergent period (1500 to 150 B.P.). The entry 
and spread of people into California dates to the Paleo-Indian period. No 
prehistoric resources have been formally recorded in Woodland. 

Historic Context

Settlement

Among other distinguishing features, Woodland is known for is large stock of 
historic residences, and was called the “City of Homes” as far back as the early 
1900s. Factors contributing to Woodland’s prosperity have been a rich soil 
and good climatic conditions, the relocation of the County Seat to Wood-
land in the 1860s, and the establishment of good transportation systems. A 
brief history of Woodland helps in understanding the natural and man-made 
influences that created the unique character of the city.

In the winter of 1853, Henry Wyckoff settled in a dense grove of oak trees 
and opened a small store in Yolo City (now Woodland). Within a couple 
of years, other businesses were established in the area. The favorable soil at-
tracted other settlers who found farming a profitable venture.

Among the early settlers was Major F.S. Freeman, who also opened a store. 
Later Major Freeman offered free lots to persons who would clear the land 
and build a home. Before long, the settlement of Yolo City grew around what 
is now Main Street. In 1858, Major Freeman gained permission for a Federal 
Post Office to be built in the town and Yolo City was renamed Woodland.

In 1862, the Yolo County Seat was transferred due to flooding from Washing-
ton (now a neighborhood within the City of West Sacramento) to Woodland. 
The courthouse was first located in Henry Wyckoff’s store. In 1862, a com-
bination courthouse and jail was built. This was damaged by an earthquake 
in 1902. A new courthouse was completed in 1918 and still stands today. A 
new courthouse facility is under construction and the re-use of the historic 
courthouse, which is owned by Yolo County, remains to be determined.
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Incorporation and Development

On June 25, 1863, Major Freeman recorded the first plat of the city. The 
northern portion of present-day Woodland was divided into blocks, lots, and 
streets and this plat was the basis for future locations of buildings and streets. 
Sixth Street was designated as the eastern boundary; College Street was the 
western; North Street was the northern border and South Street (now Main 
Street) was the southern city limit. By 1870, the population of Woodland was 
estimated to be 1,600 residents, but most of the oaks for which the town was 
named had disappeared. The City was incorporated in 1871.

Wood was the primary building material until approximately 1870. Two local 
brickyards began production of a soft brick in the mid-1860s. This resulted 
in a changeover of major building materials from lumber to brick as builders 
found it less expensive to use than imported lumber.

By 1854, the Union Church building had been built in the cemetery. Little is 
known about this building except that it served as a meeting place for several 
churches and schools. The Christian Church, which organized in 1854, met 
in the Union Church until they dedicated the first church within the city 
limits in 1866. A Roman Catholic Church was consecrated in 1869.

The Union Church building also served from 1855 to 1858 as the first pub-
lic school. In 1858, a permanent school was built near the Southern Pacific 
Depot. The upper story of the school served as the Masonic Hall. In 1871, a 
new six-room brick school was started where Freeman Park now stands. The 
high school was located in the Hesperian College building until 1912 when a 
bond issue was passed to build a new high school. The Holy Rosary Academy 
was founded in 1884 and served as a boarding and a day school for girls in 
the primary and secondary grades.

Woodland was incorporated in 1871, with a population of around 1,600. 
Photo: University of California.
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Founders of the Christian Church also established Hesperian College in 
1860. It was originally located south of Main Street on what is now Bush 
Street then later moved to a new facility near the northeast corner of College 
Street and Marshall Avenue. In its prime, it was a highly regarded institution 
of higher learning. The school, today known as Chapman College, is located 
in Southern California.

California Pacific Railroad

In September 1869, the California Pacific Railroad Company completed the 
construction of a rail line between Davisville and Marysville with a Wood-
land station in the vicinity of College Street and Lincoln Avenue. The rail line 
was later moved to its present location along East Street and became a part of 
the Southern Pacific Railroad System (now Union Pacific). 

Sacramento Northern Electric Railroad

The Sacramento Northern Electric Railroad Company began direct freight 
and passenger service to Sacramento from Woodland in 1912. In the 1920s, 
this line was acquired by Western Pacific. The depot was located at the corner 
of Main and Second Streets until it was demolished in the 1960s. The build-
ing was replicated in 1987. Through mergers and acquisitions, today, the 
Union Pacific and Sierra Northern provide freight service to the industrial ar-
eas of Woodland and the Sacramento River Train provides tourist excursions. 

Infrastructure Development

The period between 1880 and 1890 saw the initiation of city and utility 
improvements. The construction of an electric lighting plant and the instal-
lation of a locally-run telephone system occurred during this decade. Five gas 
lights were installed along Main Street and an official grade for streets and 
sidewalks was adopted to provide for level streets within the city. A contract 
was negotiated with R.H. Beamer for the construction of a municipal build-
ing to be used for city offices, the Fire Department, and a jail. The City Hall, 
located at First and Court Streets, was completed in 1891. The building was 
reconstructed in 1936, enlarged in 1960 and 1975, and still serves the City.

The City of Woodland acquired the water works system and built a sewer 
system in 1891. In the mid-1950s, sewer capacity was reached. This resulted 
in a moratorium on all new building from 1957 to 1958. A bond issue was 
passed in 1959, which extended the sanitary and storm sewer system to serve 
the southern portion of the city. A similar bond issue was approved in 1963 
to serve the northern part of Woodland.

The first City Library in Yolo County was built with funds from the Carnegie 
Foundation. The Library, which was privately organized in 1874, was given 
to the City in 1891. The present library, designed by George A. Dodge and 
J. Walter Dolliver, was built in 1905 with Carnage Funds, with subsequent 
additions in 1915, 1927 and 1988.
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1890s

The 1890s began with the worst storm the city had experienced in 30 years. 
This started a series of misfortunes. In 1892, a fire destroyed two business 
blocks, including the Opera House, the Exchange Hotel, and one block of 
homes. The property loss amounted to $200,000. In the early 1890s, some 
local businessmen felt a streetcar line along Main Street to carry those who 
disliked the muddy street would be profitable. The system was one-mile long 
and the streetcars were drawn by horses. The operation failed in 1896. A de-
pression occurred between 1894 and 1896 causing other business failures and 
bringing the start of a railroad strike. This depression caused a decline in popu-
lation from 4,523 to 4,392. By 1910, the population had climbed to 4,589.

During 1896, a new Opera House was opened on the same street as the one 
that was destroyed by fire in 1892. This turn-of-the-century valley theater 
was the source of great local pride and became the center for recreation and 
culture in the Woodland area. 

Early 1900s to Present

The early 1900s were years of unusual building activity. In 1916, a building 
to house both the Bank of Woodland and the Yolo County Savings Bank was 
built at the northwest corner of College and Main Streets. This building, with 
its Italian marble entry still stands, but now houses a restaurant. Between 
1909 and 1911, it has been estimated that about 200 homes were built in 
Woodland. A number of commercial and community buildings were also 
built. The Roth Building and St. Luke’s Episcopal Church were constructed. 
The Physician’s Building at Main and First Streets and the First National 
Bank Building were remodeled. The First National Bank was demolished in 
1970 and is on the site of the present Opera House addition and Opera 
House Intermission Garden.

Left: Downtown Woodland rebounded from economic depression and fire in the late 1890s. 
Right: Built in the early 1900s, the First National Bank was demolished in 1970. It stood on the site 
of the present Opera House addition.
Photos: CAGenWeb 2013.
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After the filing of a personal injury suit in 1913, the Opera House was closed 
and stood dormant for almost 60 years. It was purchased by the Yolo County 
Historical Society and reopened in 1971, serving as a part-time community 
center and theater. From 1980 to 1983, the Opera House went through par-
tial restoration. It has since reopened and operates on a temporary basis pro-
viding local community theater. The final phase of restoration, completed in 
1989 has enabled the theater to attract varying types of performing groups, 
from local as well as regular resources. It is now a part of the State Park Sys-
tem and is maintained and operated by the Woodland Opera House Board 
of Trustees.

Agriculture and Farming Equipment

Woodland has benefited greatly from the success of the agricultural industry 
by serving as a center for banking, shops, education, and in some instances by 
housing farmers and their workers. 

Another important impact on the community and industry has been the in-
vention and manufacturing of farming equipment. Local inventions included 
the centrifugal pump in the late 1800s and the Marvin Landplane in 1936 
(Knights Landing). The Best Tractor was developed by the Best family who 
lived in Woodland, although the tractor was actually manufactured in Oak-
land. Today, several farm equipment dealers are located within Woodland and 
provide employment and tax revenues for the City, while serving the outlying 
farms.

Irrigation was and still is a major contributor to the agricultural success of the 
area. The first irrigation canal was developed by James Moore in 1856 who 
owned exclusive water rights to Cache Creek. 

Money earned in the gold fields of California financed the purchase of much 
of the farmland around Woodland. A variety of crops were grown. These 
included: tobacco, peanuts, grapes, rice, sugar beets, various grains and row 
crops. Several wineries were located in the county producing wine, vinegar, 
and brandy. The livestock industry also had an important role in the area. The 
Woodland Creamery was organized in the 1880s by citizens who recognized 
the local need for dairy products.

The opportunity for farming brought many nationalities to the area. The na-
tive Patwin Indian provided the first labor on the farms. They were replaced 
by Chinese laborers, who came to Woodland in the 1860s during the build-
ing of the transcontinental railroads. After work on the railroads stopped, the 
Chinese labored on levee construction, fence building, and truck farming. 
Some Chinese settled in Woodland and became prominent in the culinary 
and laundry services. Dead Cat Alley became the site of the Chinese commu-
nity’s homes and businesses. By the early 1900s, employment opportunities 
for the Chinese began to disappear and the Chinese population declined.
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Japanese workers were first brought to Byron Jackson’s Yolano Ranch in the 
late 19th century as farm laborers, but eventually both Japanese men and 
women were employed as laborers throughout the county. Some Japanese 
started businesses in town, such as barber shops and secondhand stores, but 
laws and public attitudes made it difficult for them to own land or become 
citizens. Land was acquired by some Japanese who purchased it in their chil-
dren’s names. World War II saw the internment of Japanese families and their 
land leased to other people. For some Japanese, many years passed before they 
returned to Yolo County. Others never returned.

Filipinos also provided farm labor and later the Bracero Program brought 
many Mexican Nationals into the area to work on the farms. Today, the His-
panic population has grown to approximately 47 percent of the City’s resi-
dents.

Historic Resources

In Woodland, there are three City Historic Districts, three City Historic 
Landmarks, two State Historical Landmarks, three California Points of His-
torical Interest, 11 individually listed National Register properties, a National 
Register historic district, the Downtown Woodland Historic District with 
56 contributing buildings, two properties determined eligible for the Na-
tional Register as contributors to a district determined eligible for the Na-
tional Register, 27 properties that appear eligible for the National Register, 18 
properties that appear eligible as a contributor to a National Register eligible 
district, and 241 properties that are recognized by the City of Woodland as 
historically significant.4 Figure 3-4 shows the Downtown Woodland Historic 
District. The Downtown Historic District and all of the historic resources 
citywide are mapped in Figure 3-5. 

The Preservation Commission has instituted a program of awarding Heritage 
Home Awards to individuals who do an outstanding job of maintaining and/
or restoring their historic homes. While historic characteristics may contrib-
ute to selection of up to five homes a year for this City program, the award is 
honorary and should not be confused with the more formal historic designa-
tion processes described under the City Code or State regulations. 

In 1981, the City obtained a Federal grant through the California Office of 
Historic Preservation to prepare a historical resource inventory of structures 
in Woodland built prior to 1940. The inventory was completed in 1982 and 
1,000 sites were surveyed and photographed. A detailed survey was prepared 
for 364 sites. In 1993, the City authorized the completion of a historical 
resource inventory of commercial and industrial structures within the Rede-
velopment District.

4  Office of Historic Preservation. 2004. Directory of Properties in the Historic Property Data File 
for Yolo County.

Woodland’s unique historic building stock 
is a source of community pride. Eleven 
properties are on the National Register, 
and many others may be eligible. 
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Figure 3-4: Downtown Historic District
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Historic and Cultural Resources Opportunities and 
Challenges

Following are key cultural resource issues and opportunities that may be 
worth considering for the 2035 General Plan.

Historic Preservation and Economic Development

Woodland has a unique and rich history that is tied to the overall history of 
Yolo County and California as a whole. The City also retains its own historic 
character as represented by existing historic property types related to early set-
tlement, agriculture, and transportation.  The City has the distinction of featur-
ing resources that have been elevated to the level of California Landmark status 
(Opera House).  Some of the-se resources have been previously listed or deter-
mined to appear eligible for listing on the NRHP / CRHR (e.g. the Downtown 
Woodland, Historic District, the Yolo County Courthouse, Woodland Library, 
etc.) (State Office of Historic Preservation 2004). The City is very fortunate to 
have many surviving structures that are representative of an important period 
in the development of Woodland, the region, and the state as a whole. The heri-
tage resources are a source of local community pride, but also regional, state-
wide, and national importance. The City has the opportunity with the 2035 
General Plan to create more explicit ties between historic preservation efforts 
and the City’s economic development strategy, particularly tourism.

Should the General Plan be revised to communicate the City’s updated goals 
with respect to historic preservation? Should the General Plan have policies 
that provide a decision-making guide for land use changeChapter 12A of the 
City’s Municipal Code provides guidance for review of changes to historic 
properties by the Historic Preservation Commission and the Commission’s 
guidelines refer back to the City’s General Plan and Downtown Specific Plan, 
as well as the Secretary of the Interior’s Standards for the Treatment of His-
toric Properties with Guidelines for Preserving, Rehabilitating, Restoring and 
Reconstructing Historic Buildings (City of Woodland 2007).5 Is the review 
process efficient and effective? Should the General Plan guidance be revised 
for projects involving buildings or sites of potential historic significance? 

Protection of Unknown Sites

Unknown archaeological sites and paleontological resources can be at risk 
of loss through development, utility repair/ construction, or other ground-
disturbing activities. Cultural and paleontological resources found in surface 
and subsurface contexts can be preserved and studied by applicable special-
ists. Interpretive educational opportunities can be explored. 

5 The Downtown Specific Plan provides extensive guidance for historic properties. This plan, 
originally adopted in 1993 and then updated in 2003 was developed based on extensive input 
not only from the City Council and Planning Commission, but also a Redevelopment Citizens 
Advisory Committee, the Historical Preservation Commission, and many residents, business 
owners, and other interested parties.
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Although existing regulatory requirements require analysis and mitigation of 
impacts to significant prehistoric resources, should the updated General Plan 
address this issue in a more proactive way so that landowners, developers, and 
the public are aware of the need to protect such resources?

Partnerships and Financial Incentives

The City of Woodland could investigate the potential for partnering with 
State and federal preservation entities. The existing General Plan directs the 
City to develop incentives for City Historic Landmark designation and inclu-
sion in a City Historic District (Policy 6.A.3), consider waiving building per-
mit fees for properties with historic significance (Policy 6.B.4), and provide 
technical assistance for rehabilitation (Policy 6.B.13). The 2035 General Plan 
could be revised to identify other potential incentives that could be helpful 
for owners of historic properties.

The National Historic Preservation Act of 1966, as amended, provided for the 
establishment of a Certified Local Government (CLG) program to encourage 
the direct participation of local governments in the identification, evaluation, 
registration, and preservation of historic properties and promote the inte-
gration of local preservation interests and concerns into local planning and 
decision-making processes. The CLG program is a partnership among local 
governments, the State of California-OHP, and the National Park Service 
(NPS), which is responsible for administering the National Historic Preserva-
tion Program. The City coordinated with State representatives in 2006 and 
2007 to explore the CLG program, but certification was not completed. The 
requirements for participation in the CLG include many of the current prac-
tices and are in line with the current General Plan. These include:

•	 Enforce appropriate state and local laws and regulations for the designa-
tion and protection of historic properties;

•	 Establish an historic preservation review commission by local ordinance;

•	 Maintain a system for the survey and inventory of historic properties;

•	 Provide for public participation in the local preservation program; and

•	 Satisfactorily perform responsibilities delegated to it by the state.

Easements can be another tool used to further historical preservation pur-
poses. An easement does not affect the ownership of property but only certain 
rights that go along with it. For example, there are façade or architectural 
easements by which the exterior of a structure may be controlled by the hold-
ers of the easement.
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Several tax relief benefits are available for preservation activities. Charitable 
contributions to preservation programs are tax deductible, as is the value of 
a dedicated historic or façade easement. The California Revenue and Taxa-
tion Code, Sections 50280 – 50289 (Mills Act) provides for a reduction in 
local tax assessments for locally designated landmarks under authority of par-
ticipating jurisdictions. To qualify for the reduced assessment, the owners of 
landmarks must agree to maintain the site. In some areas, non-profit groups 
have purchased and restored historical structures and then, prior to their sale, 
placed deed restrictions on the property that prevent demolition or signifi-
cant alterations of the structure. 

Local programs and incentives for continued revitalization of the commercial 
downtown area could be adapted from the National Main Street Four Point 
Approach, which emphasizes organization, promotion, design, and economic 
restructuring. Incentives can be developed to allow mixed uses of the interior 
of buildings restored to their former condition. The Historic Preservation 
Commission, working in cooperation with many of Woodland’s private busi-
nesses, could explore new uses that can be made of the older commercial 
buildings in the downtown area.

A number of private and public groups provide incentives for historical pres-
ervation, including the National Trust for Historic Preservation, the National 
Endowment for the Arts, and the State Office of Historic Preservation. 

Local assistance is an effective means of furthering a historical preservation 
program. Although funds may be limited, in addition to funding the ongoing 
façade improvement grants, the City of Woodland could consider additional 
financial assistance through a number of programs. A revolving fund could be 
used to purchase and restore historical structures. Once restored, these struc-
tures could be sold with appropriate deed restrictions and the funds used in 
other restoration projects. Other possible methods include fix-up loans, tool 
loans, and similar self-help assistance. 

Throughout Woodland numerous small projects are undertaken each year 
by owners of older houses to maintain their beauty and utility. In the end, 
it is this private effort that can be the most meaningful because it is uncom-
plicated and direct. The City’s current Heritage Home Award, walking tour 
booklets (such as “Explore Historic Woodland”), and collaboration with the 
non-profit Stroll Through History programs are good examples of celebrating 
preservation successes and promoting historic preservation as a community 
value. The City may wish to explore feasible means to encourage additional 
private historic rehabilitation (for example, educational and promotional pro-
grams, streamlining entitlement review processes) and update the framework 
policy guide in the 2035 General Plan. The City’s Historical Preservation 
Commission could assist in this process by encouraging groups to provide 
funding, loans, and/or other forms of assistance to these individual efforts.
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The presence of numerous historic features offers a great opportunity to inter-
pret Woodland’s past. The combination of commercial, agricultural, civic and 
other historic sites throughout the city is a reminder of how various phases of 
history blend together and interact across the landscape. The further develop-
ment of historic districts could improve the interpretive value of these unique 
landscapes to even include relevant portions of the prominent agriculture that 
surrounds the city, thus promoting preservation and enhancing those impor-
tant resources as part of the general city landscape.

3.4 Hydrology and Water Quality

This section describes existing conditions related to surface water, groundwa-
ter, and water quality.

Environmental Setting

Woodland is located in in the eastern portion of Yolo County within the 
Sacramento River Hydrologic Region. The city is largely surrounded by agri-
cultural lands. Two miles to the east are the Yolo Bypass and the Sacramento 
River. To the south of the city are Willow Slough and Putah Creek. Cache 
Creek is approximately one-half mile northeast of the city’s ULL.

Climate

Woodland has a Mediterranean climate and typically experiences hot, dry 
summers and temperate, rainy winters. Winter precipitation in Woodland 
comes from the North Pacific storm track, averaging 20 inches per year. 
Woodland’s annual precipitation falls from October to April, with the major-
ity falling between the months of November and March (Yolo County, 2009).

Surface Water Resources

Surface water in Yolo County and the Woodland area generally drains to the 
Yolo Bypass on the eastern edge of the county. Woodland lies within portions 
of four major watersheds, including the Sacramento River, Cache Creek, Pu-
tah Creek, and Willow Slough watersheds. Much of the surrounding agri-
cultural land is irrigated through a series of canals and drainage ditches con-
nected to these waterways. 

While water from the Sacramento River, Cache Creek, and Putah Creek sup-
plies drinking water to urban areas throughout Yolo County and the Central 
Valley, Woodland currently relies entirely on groundwater to meet its current 
potable water demand. Due to potential issues with subsidence and aquifer 
water quality, however, the City will begin to use surface water from the Sac-
ramento River in the future, as discussed in Section 5.4. 

Figure 3-6 illustrates the major waterways near the Planning Area.
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Sacramento River

The Sacramento River is the largest river in California. It drains 26,300 
square miles of the northern Central Valley and carries nearly one-third of 
the total annual runoff of all California streams. The river and its associated 
reservoirs provide California with two-thirds of its annual water supply. Wa-
ter in the Sacramento River primarily comes from the melting of the Sierra 
Nevada snowpack, the drainage of several connecting tributaries, and flows 
from Shasta Lake and Lake Oroville, two of California’s largest reservoirs and 
major components of the Federal Central Valley Project and State Water Proj-
ect. The river flows south from the Klamath Mountains, down through the 
Sacramento Valley to Suisun Bay, then San Francisco Bay, and eventually the 
Pacific Ocean. 

Cache Creek

Cache Creek flows through the counties of Lake, Colusa, and Yolo and is 
diverted through a series of canals to provide water for agricultural irrigation. 
The south fork of Cache Creek serves as the primary outfall of the Clear Lake 
and Cache Creek Dam, while the north fork diverts water via the Indian Val-
ley Dam and Reservoir project. The north and south forks of Cache Creek 
flow to the Capay Diversion Dam where they are diverted for distribution 
throughout Yolo County. Water is diverted and flow only reaches the Yolo 
Bypass during years of heavy rainfall.

Putah Creek

Water flowing through Putah Creek originates in the southwestern portion 
of Lake County, from natural springs on the east side of Cobb Mountain and 
other flows in the Mayacammas Mountains. The water flows to the east into 
Lake Berryessa, through the Monticello Dam and hydroelectric power plant, 
across the valley, and eventually into the Yolo Bypass. 

Cache Creek originates northwest of Woodland. The waterway terminates at the Cache Creek set-
tling basin, just northeast of the Woodland Planning Area.
Photo: Yolo County.
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Willow Slough

The Willow Slough was constructed in order to divert waters to the Yolo 
Bypass through a shorter route. It drains water from Cache Creek, beginning 
near the foothills southwest of Woodland, across the valley floor and ulti-
mately discharges in the western toe drain of the Yolo Bypass system, south-
east of the city.

Yolo Bypass

The Yolo Bypass was constructed as part of the Sacramento River Flood Con-
trol Project (1917-1925) to convey flood flows from the Sacramento Water-
shed. The Bypass includes 59,000 acres of floodplain that can convey as much 
as 490,000 cubic feet per second (cfs). Much of the Bypass is farmed, while 
some of the land has been dedicated as a managed wetland and wildlife area.

Tule Canal

Tule Canal is part of the Yolo Bypass and receives the City of Woodland’s 
Stormwater discharge and is also the discharge point for the City’s Water Pol-
lution Control Facility.

Cache Creek Settling Basin

The Cache Creek Settling Basin was constructed in 1937 as a flood control 
facility intended to preserve the floodway capacity of the Yolo Bypass by en-
trapping sediment from Cache Creek before this water would reach the Yolo 
Bypass.6 Please see Section 3.5 of this report for information on flooding and 
flood protection facilities. 

Water Distribution Channels

There are more than 175 miles of irrigation and drainage facilities in Yolo 
County that transport water from the Capay Diversion Dam to irrigated 
lands surrounding Woodland. Most are managed by the Yolo County Flood 
Control and Water Conservation District. There are also several ditches 
constructed and maintained by private landowners. While these canals and 
ditches typically serve irrigation uses, they are also used to manage rainfall 
runoff during the winter.

6 Meeting of the Central Valley Flood Protection Board. March 22, 2013. Staff Report Resolu-
tion 2013 – 05. Approval of Letter to USACE requesting Section 905(b) / Reconnaissance 
Study for Cache Creek Settling Basin, Yolo County, Woodland Area, California. Available 
online at: http://www.cvfpb.ca.gov/meetings/2013/03222013_Item7B_Request_to_USACE_
Section905(b)_Cache%20Creek%20Settling%20Basin.pdf.
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Figure 3-6: Surface Water Hydrology
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Groundwater Resources

The Sacramento Valley Groundwater Basin is the major groundwater basin 
in the Sacramento River hydrologic region. This groundwater basin has 18 
groundwater subbasins. The Yolo subbasin encompasses approximately 400 
square miles in the southern portion of the Sacramento Valley Groundwater 
Basin, primarily in Yolo County (DWR 2003). This subbasin is bounded 
on the east by the Sacramento River, on the west by the Coast Range, on 
the north by Cache Creek, and on the south by Putah Creek. Woodland is 
located in the Lower Cache-Putah Subarea within the eastern portion of the 
Yolo Subbasin, or East Yolo Subbasin.

Two main aquifers are present, an intermediate, unconfined aquifer at depths 
of approximately 200 to 700 feet, and a deep confined aquifer at depths of 
approximately 700 to 2,700 feet. The City of Woodland operates 18 wells, 
which pump from the intermediate aquifer at 200 to 600 feet below ground 
(LTD Engineering, 2004). 

Woodland currently relies entirely on groundwater as its sole source of pota-
ble water (City of Woodland, 1996; City of Woodland 2009). It is estimated 
that water storage below the surface ranges from between 20 and 420 feet and 
that the Lower Cache-Putah Subarea has an estimated storage capacity of 2.7 
million acre-feet (Yolo County, 2005). 

The natural gradient of the aquifer runs from west to east, following the valley 
topography, and draining into the Sacramento-San Joaquin Delta. Subsur-
face groundwater outflow sometimes occurs from the Yolo subbasin into the 
Solano subbasin to the south. Subsurface outflow and inflow may also occur 
beneath the Sacramento River to the east with the South and North Ameri-
can subbasins. Subsurface groundwater inflow may occur from the west out 
of the Capay Valley Basin.

Groundwater pumping has altered the natural gradient in some areas by cre-
ating localized depressions in the water table and has contributed to land 
subsidence that caused the aquifer to experience a decline in capacity from 
1950 to 1976 and led to the development of the Indian Valley Dam and 
Reservoir. Groundwater levels are impacted by periods of drought due to 
increased groundwater pumping and less surface water recharge (e.g. in the 
late 1970s and early 1990s), but groundwater levels have recovered quickly in 
“wet” years. Long-term trends do not indicate any significant decline in water 
levels, with the exception of localized pumping depressions in the vicinity of 
the Davis, Woodland and Dunnigan/Zamora areas. Past studies (Scott and 
Schalmini, 1975) have concluded that the Yolo subbasin is subject to over-
draft. However, completion of Indian Valley Reservoir provided significant 
relief in the form of additional available surface water (YCFCWCD, 2000). 
Recent evaluation of groundwater levels indicates current conditions are sta-
ble in all groundwater zones (YCFCWCD 2004).
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Water Quality

Groundwater

Groundwater in the Yolo Subbasin is characterized by a sodium magnesium 
bicarbonate, calcium magnesium bicarbonate, and magnesium carbonate 
chemistry. Groundwater quality is generally considered adequate for agricul-
tural and municipal uses, although it tends to be “very hard” (Yolo County, 
2005). There are some localized areas throughout the basin that have been re-
corded to have high concentrations of boron. Electrical conductivity, an indi-
cator of salinity has continued to increase in the county, at least in some areas. 
Groundwater near Cache Creek has been noted to contain higher concentra-
tions of selenium, nitrate, and boron and other areas just east of Woodland 
have been identified as having high levels of nitrates (Yolo County, 2006).

The City of Woodland prepares annual water quality reports. Results from 
the shallow and intermediate depths of the aquifer have indicated some ar-
eas with contaminant levels that nearly meet maximum concentration levels 
(MCLs) for nitrates, salts, and other elements. In some cases, these levels were 
reported to exceed MCLs, at which point wells were abandoned or taken off 
line. The Central Valley Regional Water Quality Control Board (RWQCB) 
is likely to enforce more stringent standards for groundwater in the future, 
which may not be met locally without additional treatment. 

City wells have been found to contain hexavalent chromium (Chromium-6). 
Hexavalent chromium is a naturally occurring metal in soil and water. Cur-
rently, there is no federal or state MCL specific to the hexavalent form of 
chromium. Hexavalent chromium is regulated in drinking water through 
the establishment of total chromium MCL (hexavalent chromium is one of 
the forms of chromium making up total chromium). In California, the total 
chromium MCL is 50 parts per billion (ppb), while the federal MCL is 100 
ppb. At the time total chromium MCLs were established, ingested hexavalent 
chromium associated with consumption of drinking water was not consid-
ered to pose a cancer risk, as is now the case (CDPH 2012). The California 
Department of Public Health is expected enact an MCL for hexavalent chro-
mium that will likely restrict by 2018 the use of many of the City’s existing 
wells. Because remediation is prohibitively expensive, new surface water sup-
plies and improved aquifer recovery and recovery wells will be important to 
offset issues with affected wells. 

The shallow and intermediate zones are an important source of supply for 
private domestic and irrigation purposes. With limited resources and the 
expectation that municipal costs would increase, private domestic uses are 
expected to increase. Municipal supplies have been largely developed from 
the intermediate zone. Since 1990, there has been an increased interest in the 
exploration and development of the deep zone for municipal uses.
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Deep zone test wells beneath Woodland have shown high concentrations of 
arsenic, among other contaminants, and therefore, this is not expected to be 
a viable supplemental municipal supply. 

Surface Water

The primary surface water resources in the area are the Sacramento River and 
the Yolo Bypass. Others resources include Cache Creek, Putah Creek, Willow 
Slough, and Clear Lake. Surface water quality for water bodies in the Wood-
land area is generally good. However, several water bodies are identified on 
a list of impaired water bodies and established Total Maximum Daily Loads 
(TMDL) maintained by the state pursuant to the Clean Water Act Section 
303(d). 

The Sacramento River, from Knight’s Landing through the Sacramento-San 
Joaquin Delta, is listed as impaired by mercury and pesticides and a TMDL 
was established in 2012. These chemicals are found at their highest concen-
trations at discharge points along the creeks that receive run-off from agricul-
tural fields and abandoned mines and associated waste materials transported 
from upstream areas.7 

7 The potential health risks associated with mercury include neurological dysfunction, particularly 
in children. It is ingested by humans mainly through fish and food consumption. It is persistent 
in the environment, and will bioaccumulate (i.e., greatly magnify its concentration from water 
and sediments up the food chain to fish and other organisms). Diazinon, one of the most widely 
used pesticides in the United States, can be toxic at high exposures, as described above. Group 
A pesticides, some of which are no longer manufactured in the United States, are classified as 
known, probable or possible human carcinogens.

Surface water resources near the 
Woodland Planning Area generally have 
good water quality. However, some, such 
as Willow Slough, has exceeded the 
Total Maximum Daily Load for various 
contaminants. 
Photo: www.bphod.com.
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TablE 3.4-1 WOODlaND aREa TMDlS

WATER BODY POLLUTANT CATEGORY
AFFECTED 

MILES

Sacramento 
River (Knight’s 
Landing to the 
Delta)

Chlordane Pesticides 16

DDT (Dichlorodiphenyl-
trichloroethane)

Pesticides 16

Dieldrin Pesticides 16

Mercury Metals/Metalloids 16

PCBs (Polychlorinated 
biphenyls)

Other Organics 16

Unknown Toxicity Toxicity 16

Cache Creek

Boron Metals/Metalloids 96

Mercury (South Fork) Metals/Metalloids 96

Unknown Toxicity Toxicity 96

Mercury (North Fork) Metals/Metalloids 14

Putah Creek
Boron Metals/Metalloids 27

Mercury Metals/Metalloids 27

Willow Slough

Boron Metals/Metalloids 10

Boron Metals/Metalloids 6

Escherichia coli (E. coli) Pathogens 6

Fecal coliform Pathogens 6
Source: 2010 USEPA approved 303d List.

Water Supply

Today, the City relies entirely on groundwater to meets its municipal water 
demands. Outside of the city limits, several privately owned well systems ex-
ist, while some areas rely on surface water from the Sacramento River. 

Municipal and industrial uses in Yolo County (including both incorporated 
and unincorporated areas) account for approximately 5 percent of total water 
use, while agriculture accounts for approximately 95 percent of total water 
use (see Table 3.4-2). For agriculture, approximately 68 percent of the water 
comes from surface water while the remaining 32 percent is pumped from the 
underground aquifer. For municipal and industrial users, approximately 19 
percent is from surface water supplies, while 81 percent is from groundwater. 

Water demand within the city is expected to grow to 18,500 af/year (6 billion 
gallons per year) by 2035 (City of Woodland, 2010).
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TablE 3.4-2 EXISTING COUNTYWIDE WaTER DEMaND bY USER 
TYPE

USER CATEGORY

WATER DEMAND 
(THOUSAND ACRE-FEET/

YEAR) PERCENTAGE

Municipal and Industrial 49 5%

Agricultural 866 95%

Total 915 100%
Source: Water Resources Association of Yolo County. 2005 (May). Integrated Regional Water 

Management Plan Background Data & Information Appendix. Available online at: 
http://www.yolowra.org/irwmp_documents_a.html. 

Subsidence

Land subsidence in the aquifer, or the reduction of the land-surface eleva-
tion, has decreased the capacity of the aquifer by as much as four feet since 
the 1950s due to groundwater withdrawal (Yolo County, 2005).8 Subsidence 
monitoring suggests continuing subsidence in the Davis to Zamora corridor, 
with relatively stable groundwater levels in the Woodland area (Yolo County 
2006). While subsidence is currently not an issue in the Woodland area, an 
increase in groundwater demand, along with climate change concerns, or just 
the possibility of consecutive low water years could have an effect on subsid-
ence in the Woodland area. The City of Woodland, City of Davis, and the 
University of California, Davis have partnered on the Davis-Woodland Water 
Supply Project to secure use of surface water from the Sacramento River in 
order to avoid overdrafting the aquifer from the expected increase in demand. 
The project is in the final design and planning stages, having secured approv-
als and water rights, and should be in operation by the year 2016. 

Refer to Section 5.4 for further discussion of this project and Woodland’s 
water supply.

Climate Change

Climate change is anticipated to result in greater proportions of precipita-
tion occurring as rain rather than snow, along with sea level rise. Water re-
sources in the Central Valley could be adversely affected by overall declines in 
precipitation, increased temperatures, and more frequent sustained droughts 
associated with climate change, coupled with modest growth in urban wa-
ter demand. For groundwater, climate-related effects may include significant 
changes in recharge, discharge, and groundwater withdrawals. Increased de-
mands for irrigation water would be met by increased groundwater pumping. 
Overall model results for indicate a likely change from a surface-water to 
groundwater-dominated system in the Central Valley (USGS 2012).

8 Subsidence occurs when the demand for water is such that the aquifer is overdrafted and loose 
sediments in the aquifer become consolidated, such as during periods of drought. Subsidence 
creates hazards, including increased pressure on levees, increases in relative floodwater depths 
and area, and damage to underground utilities.
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Hydrology and Water Quality Opportunities And Challenges

Several key water resource issues and opportunities that could be considered 
in development of the 2035 General Plan are discussed below. 

Central Valley RWQCB Basin Plan Amendments

The Central Valley RWQCB Groundwater Quality Protection Roadmap de-
scribes how recent amendments to the Sacramento San Joaquin Basin Plan 
and future actions will improve groundwater quality, as well as water qual-
ity in surface water bodies. Amendments include a salinity management 
program, Central Valley Salinity Alternatives for Long-Term Sustainability 
(CV-SALTS), which will enforce more stringent salt and nitrate limits on 
wastewater discharges. The Central Valley RWQCB is also in the process of 
developing a drinking water policy for the Central Valley that will create lim-
its for current constituents of concern that have not been addressed by any 
plans or programs. Additional amendments are related to various TMDL’s 
for 303(d) listed impaired water bodies. The General Plan Update will need 
to address the effect of the changing regulatory environment on City policy 
related to water quality, wastewater demand and treatment, and long-term 
public investments. 

Compliance with the New Statewide Storm Water Construction 
General Permit requirements

In order to improve the compliance with permit provisions, the new Gen-
eral Permit differs from the previous one in a number of important ways. 
The General Permit identifies requirements according to three risk levels. Soil 
type, site slope, rainfall, receiving water sensitivity, and timing of grading 
determine risk level. All risk levels have required minimum best manage-
ment practices. The medium- and high-risk level sites will now be required to 
collect water quality samples. For medium-risk sites, pH or turbidity results 
outside or above action levels will require site operators to examine and im-
prove their best management practices. For high-risk sites, pH or turbidity 
results outside or above effluent limitations will be permit violations. The new 
permit requirements provide an opportunity for the City to address these risk 
level criteria and provide more proactive guidance for erosion and sediment 
control for both new development and ongoing storm water management 
operations in developed areas.

Low Impact Development Methods

Taking a site-by-site approach to comply with the general permit requirements 
using low impact development (LID) methods can create conflicts with other 
planning objectives, such as compact and infill development. Some of the 
more cost-effective LID methods can be land consumptive, which may be an 
issue in areas where the City wishes to promote relatively dense development 
that uses more of the subject site for buildings and other improvements. It is 
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possible that a site-by-site approach to LID could introduce a cost barrier for 
infill developments in areas of Woodland where the 2035 General Plan may 
identify opportunities for infill, compact, mixed-use development. In addi-
tion, it can be difficult to manage, monitor and maintain a dispersed LID 
system, which may lead to the failure of system components. 

In areas where the City is planning for infill and compact development, an 
in-lieu fee could serve to relieve projects of the cost of installing site-by-site 
LID measures while ensuring proper management of storm water runoff off-
site. Areas providing for stormwater for multiple sites could also be designed 
for joint-use to accommodate public recreation during dry times. The City 
may want to embrace a more holistic approach to stormwater management 
through natural drainage, conventional engineering infrastructure, and in-
novative infiltration practices used jointly at the sector, neighborhood, and 
block scale. The City may wish to consider providing proactive guidance for 
these innovative techniques, and vetting this approach in advance with repre-
sentatives from the Regional Water Quality Control Board, in order to both 
facilitate infill development and meet evolving water quality requirements. 

3.5 Flooding

Flood risk is a consequence of rainfall characteristics, topography, water fea-
tures, vegetation and soil coverage, impermeable surfaces, and the city’s urban 
stormwater management infrastructure. This section discusses the Planning 
Area’s watershed characteristics and various flood hazards, the city’s capacity 
to address these issues, and the implications of flood-related legislation passed 
by the State in 2007 on Central Valley communities such as Woodland. Pro-
viding for a flood solution is essential to strengthening Woodland’s Economic 
Development position within the region. Flooding impacts the desirability 
for development within the industrial sector and looming concerns over in-
surance liabilitiy is of great concern.

Environmental Setting

The City of Woodland is surrounded by waterways that periodically flood. 
Waterways include Cache Creek to the north and northwest and the Yolo 
Bypass/Sacramento River system to the east. In the 100-year flood condition, 
Cache Creek spills south and east towards Woodland, as a result of a series 
of modifications to the levees in the system, none of which are currently 
certified by FEMA as adequate to provide the required flood protection for 
the area. The Cache Creek Settling Basin is also located just northeast of the 
Planning Area, the levees of which act as a dam and impede the west to east 
conveyance of Cache Creek floodwaters. This can result in flood depths of 10 
to 12 feet in part of the Planning Area that includes commercial and residen-
tial development, as well as on I-5. Typical flood hazards in Woodland gen-
erally consist of shallow sheet flooding from surface water runoff from large 
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rainstorms with depths generally less than two feet.9 However, in larger storm 
events, there are significant areas within the Planning Area on the north and 
east sides that would have historically experienced flood depths of three feet 
to more than 10 feet if the conditions of the waterway/flood-related infra-
structure described above had been present at that time.

The Federal Emergency Management Agency (FEMA) and the California 
Department of Water Resources (DWR) have published floodplain maps 
showing areas that would be inundated by the 200-year flood. As shown in 
Figure 3-8, 45 percent of the Planning Area is located in the Cache Creek 
200-year floodplain and subject to a 0.5 percent probability of flooding in 
any given year. In addition to presence in the floodplain, another important 
consideration is the flooding depths that properties could experience. This 
data provides some indication of the ease or difficulty of mitigating flood haz-
ards on current or future development. For instance, a parcel whose historic 
flood depth is less than one foot presents a more attractive development op-
portunity than one that can flood to levels of three feet or more. DWR typi-
cally views three feet as the threshold for what constitutes “deep” flooding, 
but there are no specific legislative requirements tied to this number. 

Table 3.5-1 illustrates the percentage of the Planning Area that is located 
within the 200-year floodplain, broken out by existing land use. The table 
also shows how many acres of each land use have historic flood depths of 
greater than three feet. Approximately 45 percent of the total Planning Area 
is within the 200-year floodplain. Of that area, over half (56 percent or 
3,229 acres) experienced flooding depths of over three feet. These 3,229 
acres that experienced deep flooding constitute 25 percent of the Planning 
Area overall. 

9  City of Woodland, Municipal Service Review/Sphere of Influence Update. Yolo Local Agency 
Formation Commission (March 2011).

Due to inadequate flood infrastructure, major storms can result in significant flooding in the 
Woodland Planning Area—including in areas that are have commercial, industrial, and residential 
development. 
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Woodland’s industrial area, located in the northeastern section of the Plan-
ning Area, is particularly susceptible to flooding. Eighty-four percent of the 
current industrial acreage (over 1,300 acres) is located within the 200-year 
floodplain, and 563 of those acres can experience deep flooding (greater 
than three feet). This condition places Woodland at a competitive disadvan-
tage relative to its peer and neighboring cities, as its risk level and insurance 
costs are higher. In turn, the city’s economic base suffers, making it more dif-
ficult for the City to fund necessary flood protection projects.

TablE 3.5-1 EXISTING laND USES IN THE 200-YEaR 
FlOODPlaIN

Existing 
land Use

WITHIN 200-YEAR 
FLOODPLAIN HISTORICAL FLOOD DEPTH > 3 FEET

acres

Percent of 
land Use 
Category acres

Percent 
of land 

Use within 
Floodplain 

area

Percent of 
land Use 
Category 

Overall

Vacant 1,763 78% 1,308 74% 58%

Industrial 1,305 84% 563 43% 36%

Agricultural 1,142 51% 776 68% 35%

Right-of-Way 500 25% 167 33% 9%

Public/
Institutional

648 50% 348 54% 27%

Residential 207 8% 6 3% <1%

Park and 
Open Space

146 37% 49 34% 12%

Commercial 
and Office

74 14% 11 15% 2%

Total 5,785 45% 3,229 56% 25%
Source: Dyett & Bhatia, 2013.

City streets—even those outside of the floodplain—are also subject to local-
ized flooding during periods of heavy rainfall. According to City staff, the 
city’s storm drain system is not adequately sized for the flows that it must 
handle. Older parts of the city, particularly west of East Street, do not have a 
system of under-street storm drain pipes. Rather, runoff is instead conveyed 
through intersections in valley gutters, gutter culverts, or inverted siphons, 
and must travel long distances to reach a drain inlet. In these areas, when 
capacity of drain inlets and pipes is exceeded, localized street flooding occurs 
and remains for three to four hours after rainfall has subsided. See Section 5.4 
for further discussion of the city’s stormwater infrastructure and areas subject 
to localized street flooding.
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Requirements for Sacramento-San Joaquin Valley 
Jurisdictions

In 2007, the State Legislature passed five bills aimed at addressing problems 
related to flooding and helping direct the use of bond funds for this purpose 
(SB 5, SB 17, AB 5, AB 70, and AB 156). A sixth bill, also passed in 2007 
(AB 162) provided additional guidance and requirements for local land use 
planning with respect to flooding and flood risk. Some of the provisions in 
these bills apply statewide; others are specific to jurisdictions located within 
the Sacramento-San Joaquin Valley, which has historically seen major flood 
events since the early 1800s. Woodland is one of these jurisdictions. 

SB 5 directed the California Department of Water Resources (DWR) and 
the Central Valley Flood Protection Board (boards) to prepare and adopt a 
comprehensive Central Valley Flood Protection Plan (CVFPP). This docu-
ment was completed and adopted in June 2012, and contains the following: 

•	 A systemwide approach to improving flood management in areas cur-
rently receiving protection from the State Plan of Flood Control

•	 A list of recommended strategies (structural and nonstructural) for im-
proving the performance of flood management facilities

•	 Address ecosystem and other water-related issues associated with flood 
management

SB 5 also establishes the 200-year flood event (a flood with a 1 in 200 chance 
of occurring in a given year) as the minimum level of flood protection to be 
provided in urban and urbanizing areas (defined as those with greater than 
10,000 residents). This standard also applies to Woodland. 

Among the various planning requirements for local jurisdictions that re-
sult from this package of legislation is one with significant consequences for 
Woodland: following the next update to the city’s General Plan and Zoning 
Ordinance, the City will not be allowed to approve new development agree-
ments, discretionary permits, discretionary entitlements, ministerial permits, 
or tentative maps in areas subject to the 200-year flood without demonstrat-
ing that adequate flood protection measures are in place (for the deep flood 
areas). 

While compliance with FEMA-specified flood insurance rate maps was al-
ways required of proposed developments in the 100-year floodplain in or-
der to qualify for federal flood insurance, another consequence of the 2007 
California flood legislation is the shift of liability for property damage due 
to inappropriately approved development from the State to the local juris-
diction (liability is now shared). Given that a large percentage of Woodland’s 
Planning Area is within the 200-year floodplain, including many large parcels 
that would otherwise present significant development opportunity, this re-
quirement has serious implications for Woodland from a future develoment 
standpoint, in that it may be cost prohibitive without a flood solution.
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Figure 3-7: 200 Year Floodplain and 
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Flooding Opportunities and Challenges

Woodland’s geography and flooding history present serious challenges for the 
new General Plan and for new development in the floodplain moving for-
ward. At the same time, the timing of the city’s General Plan Update—closely 
following adoption of the CFVPP—does present an opportunity for Wood-
land to think critically about a comprehensive flood solution, interim solu-
tions, and policies and strategies for allowing development to move forward 
in some areas of the floodplain where hazards can be adequately mitigated. 
The City must also carefully consider how to limit its liability for impacts of 
flooding now that that burden has been transferred as a result of the State 
legislation. 

The 200-year floodplain boundary, and the historical flooding depths within 
it, will become a critical data point as the public, stakeholders, and decision-
makers consider land use alternatives and proceed with environmental analy-
sis as the plan is crafted. While the City of Woodland has partnered with the 
Yolo County Flood Control and Water Conservation District to design and 
implement a two-year pilot flood management program. The updated Plan 
must contemplate interim solutions and strategies to allow development in 
Woodland to move forward where it is safe and appropriate, while still sup-
porting and advocating for a permanent solution for the region. While the 
City does not have a specific flood solution in place, it should be known by 
the end of 2014 if there is a viable and fundable project, with construction 
to follow in a few years. A key challenge for the City will be to either develop 
a flood solution, or to determine how to mitigate potential flood insurance 
costs to businesses, residents and the City. 

3.6 Geology, Soils, and Seismicity

The geologic setting of the Planning Area determines both the hazards associ-
ated with potential earthquake risk, as well as the nature of the soil resources 
on the Planning Area’s surface. This section covers Woodland’s underlying 
geology, seismic profile, and soils.

Environmental Setting

Geology 

Regional Geology

Woodland is located in the Great Valley geomorphic province of California, 
and consists of gently sloping to level alluvial plains. The geologic parent 
material within the region was formed from erosion of mountain ranges to 
the east and geologic uplift along the western shore of the North American 
continent. Two hundred and forty-five million years ago, the Great Valley 
province began forming as deposition of sediment-laden runoff. Eventually, 
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the sediment deposits known as the Great Valley sequence accumulated to a 
depth of almost six miles. Large amounts of sediment continued to be added 
to the Great Valley sequence until approximately 30 million years ago. All of 
these processes occurred beneath the sea, and the water captured in the pores 
of the deeply buried rock is saline. 

Geologic units in the Great Valley area generally consist of Holocene allu-
vium or basin deposits, and the Quaternary Modesto and Riverbank Forma-
tions, both of which consist of somewhat older alluvium. Elevations near 
Woodland range from 30 to 75 feet above mean sea level (msl). Figure 3-8 
illustrates the geologic units within and surrounding the Planning Area. 

Holocene alluvium (Qa and Qb)

The Holocene basin deposits (occurring within the last 11,000 years) consist 
of fine-grained silt and clay derived from the nearby mountain ranges and 
deposited by the Sacramento and American Rivers (Helley and Harwood 
1985, Wagner et al. 1987). In general, these deposits consist primarily of un-
consolidated sand and silt. Holocene alluvial deposits overlie an older alluvial 
fan system composed of Pleistocene-age sediments.

Riverbank and Modesto Formations (Qm, Qr, Qmr)

In the Sacramento Valley, the Modesto Formation represents the lowest al-
luvial deposits that occur topographically just above the Holocene deposits 
along streams and valleys. It is composed of unconsolidated gravel, sand, silt 
and clay. The Modesto Formation is Pleistocene in age. Estimates place the 
age of this formation at approximately 12,000–42,000 years Before Present 
(BP) by Marchand and Allwardt (1981) and 9,000–73,000 years BP by At-
water (1982).

Sediments in the Riverbank Formation consist of weathered reddish gravel, 
sand, and silt that form alluvial terraces and fans. In the Sacramento Valley, 
this formation contains more mafic rock fragments than the San Joaquin Val-
ley and thus tends toward stronger soil-profile developments that are more 
easily distinguishable from the Modesto Formation (Helley and Harwood 
1985). 

The Riverbank Formation is Pleistocene in age and is older than the Modesto 
Formation. Estimates place the age of the Riverbank Formation between 
130,000 and 450,000 years BP (Helley and Harwood 1985). 
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Regional Faults and Seismicity

Faults

The nearest fault zones exhibiting historic displacement (activity within the 
last 200 years) to the Planning Area are the Concord-Green Valley, Marsh 
Creek-Greenville, and Hayward fault zones, located approximately 27 miles 
west, 40 miles west, and 54 miles southwest of Woodland, respectively (Jen-
nings 1994). Other active faults within 70 miles of Woodland are the Dun-
nigan Hills (10 miles northwest), West Napa (36 miles southwest) Healds-
burg- Rodgers Creek (57 miles southwest), and San Andreas (66 miles west).

A seismically-active, concealed (blind) fold and thrust fault belt situated 
within the Coast Range-Central Valley (CRCV) Geomorphic Boundary is lo-
cated approximately 10 miles west of the Planning Area. Earthquakes associ-
ated with this fault system include the 6.1 magnitude (Mw) Kettleman Hills 
and 6.5 (Mw) Coalinga events (Wakabayashi and Smith 1994). Published 
estimates of the CRCV slip rate derived from previous studies range from 1 
to 10 mm/year, and estimated reoccurrence intervals of the Coalinga-type 
events range from 200 to 2,000 years. The concealed CRCV thrust is thought 
to have produced the Vacaville-Winters earthquake of 1892 (estimated 6.75 
Mw intensity; Wakabayashi and Smith, 1994).

Geologic and Seismic Hazards

The Planning Area could experience the effects of a major earthquake from 
one of the active or potentially active faults located within 60 miles of Wood-
land. The four major hazards associated with earthquakes are fault surface 
rupture (ground displacement), ground motion (or ground shaking), ground 
failure (e.g., liquefaction), and differential settlement. 

Surface Fault Rupture

Surface rupture is the actual cracking or breaking of the ground along a fault 
during an earthquake. Structures built over an active fault can be torn apart if 
the ground ruptures. Surface ground rupture along a fault generally is limited 
to a linear zone a few yards wide. The Alquist-Priolo Earthquake Fault Zon-
ing Act was enacted to prohibit structures designed for human occupancy 
from being built across the traces of active faults, thereby reducing the loss of 
life and property from an earthquake.

The Concord-Green Valley and Marsh Creek-Greenville fault zones are the 
closest active faults zoned under the Alquist-Priolo Earthquake Fault Zoning 
Act to the Planning Area. These fault zones are situated more than 25 miles 
southwest of Woodland. There are no Alquist-Priolo Earthquake Fault Zones 
in the Planning Area. Therefore, the risk of surface fault rupture within the 
Planning Area is considered low (Bryant and Hart, 2007).
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Ground Shaking

Ground shaking is motion that occurs as energy is released during faulting. 
Depending on the magnitude of the earthquake, its epicenter, the character 
and duration of the ground motion, and the type of soil and/or rock forma-
tion, ground shaking has the potential to result in the damage or collapse of 
buildings, and to cause landslides, subsidence, liquefaction, or seiches.

The California Geological Survey has determined the probability of earth-
quake occurrences and their associated peak ground accelerations throughout 
the State of California. The seismic hazard assessment determines the earth-
quake hazard that geologists and seismologists agree could occur in Califor-
nia. Current maps produced by the California Geological Survey are based 
on 10 percent exceedance in 50 years. The peak ground acceleration based 
on a 10 percent exceedance in 50 years within the Planning Area could range 
between 0.20 g to 0.30 g (g is force of gravity, wherein ground motion is rated 
in comparison against acceleration by gravity) (Peterson, et. al, 1996). This 
range of potential ground acceleration is considered moderate (USGS, 1996).

liquefaction

Liquefaction is the sudden temporary loss of strength in saturated, loose to 
medium dense, granular sediments subjected to ground shaking. Liquefac-
tion can cause foundation failure of buildings and other facilities due to the 
reduction of foundation bearing strength. 

The Planning Area is characterized by shallow groundwater, with standing 
water generally encountered between zero to three feet below the ground 
surface. Additionally, a review of local well records indicates that the Planning 
Area is underlain by stratified layers of silt, silty clays, and isolated lenses of 
gravel and/or sand. Therefore, portions of the Planning Area may be prone to 
liquefaction resulting from ground shaking. 

Earthquake-Induced Settlement

Settlement of the ground surface can occur as a result of the relatively rapid 
compaction and settling of subsurface materials (particularly loose, non-
compacted, and variable sandy sediments) during prolonged ground shaking. 
Typically, areas underlain by artificial fills, unconsolidated alluvial sediments, 
and slope wash, and areas with improperly engineered construction fills are 
susceptible to settlement. Although the general parent material of the soil 
resources in the Planning Area may indicate a higher risk of earthquake-in-
duced settlement, the potential for earthquake-induced settlement in Wood-
land is considered low due to the distance to major active faults.
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Slope Instability and landslides

Slope failure, commonly referred to as landslide, include many phenomena 
that involve the downslope displacement and movement of material, either 
triggered by static (i.e., gravity) or dynamic (i.e., earthquake) forces. Exposed 
rock slopes undergo rockfalls, rockslides, or rock avalanches, while soil slopes 
experience shallow soil slides, rapid debris flows, and deep-seated rotational 
slides.

Engineered slopes have a tendency to fail if not properly designed, construct-
ed or compacted. Because the Planning Area is generally level, hazards associ-
ated with landslides are generally limited to embankments along creek and 
drainage ways within the Planning Area.

Seiche

Earthquakes may affect open bodies of water by creating seismic sea waves 
and seiches. Seismic sea waves (often called “tidal waves” or tsunamis) are 
caused by abrupt, usually vertical ground movements on the ocean floor in 
connection with a major earthquake. Because of the acquisition area’s long 
distance from the Pacific Ocean and the intervening mountainous topogra-
phy, seismic sea waves are not be a factor.

A seiche is a sloshing of water in an enclosed or restricted water body such as 
a basin, river, or lake, caused by earthquake motion; the sloshing can occur 
for a few minutes or several hours. No bodies of water that are large enough 
for destructive seiche action to occur are located either within or adjacent to 
the Planning Area.

Volcanism

There is no known volcanism near the City of Woodland. However, regions 
of known volcanic activity surround the Sacramento Valley, in which Wood-
land is located. The Cascades Mountain range extends for more than 700 
miles from Fraser River in southern British Columbia, Canada to Lassen Peak 
in northern California. Most of the summits are extinct volcanoes, but Lassen 
Peak and several others have erupted in the recent past.

Three episodes of volcanism have occurred in the vicinity of the Lassen volca-
nic center in the past 1,100 years. These eruptions occurred at Chaos Crags, 
Cinder Cone, and lastly at Lassen Peak in 1914-1917. The most destructive 
explosion in this recent sequence at Lassen occurred on May 21, 1915 when 
a pyroclastic flow devastated forests as far as 4.1 miles northeast of the sum-
mit and lahars swept down several valleys radiating from the volcano. An ash 
plume rose more than 5.5 miles above the peak, and the prevailing winds 
scattered the ash across Nevada as far as 300 miles to the east. Lassen Peak 
is approximately 120 miles to the north-northeast of the county; a similar 
eruption with southerly winds could produce ash fall in Yolo County. Lassen 
Peak continued to produce smaller eruptions until about the middle of 1917. 
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The Clear Lake volcanic field is the westernmost site of recent volcanism in 
California, and is far to the west of the Cascade Range. The Clear Lake vol-
canic field contains lava domes, cinder cones, and maars (shallow, flat-floored 
craters). Mount Konocti, about 20 miles west-northwest of Yolo County, is 
the largest volcanic feature. Clear Lake volcanism has been largely non-explo-
sive, with the latest eruptive activity ending about 10,000 years ago. South 
of Clear Lake in the Mayacamas Mountains, a large silicic magma chamber 
provides the heat source for the Geysers, an actively producing geothermal 
field. The Long Valley Caldera, located near Mammoth Lakes in Mono and 
Inyo Counties, formed as a result of an eruption about 760,000 years ago, 
with the last eruptions about 50,000 years ago. The caldera remains active, 
with many hot springs and fumaroles (USGS 2012). 

Soils

In general, soils in the Planning Area are characterized by deep, poorly 
drained, fine-grained materials that may contain a high percentage of organic 
materials. Figure 3-10 provides data on soil types found in the Woodland 
Planning Area.

Soil-Related Hazards

Seismic-related soil hazards, including liquefaction and landsliding, are dis-
cussed under “Geologic and Seismic Hazards,” above. The following discus-
sions address subsidence, lateral spreading, erosion, and expansive soil haz-
ards.

land Subsidence and lateral Spreading

Subsidence is the gradual lowering of the land surface due to loss or compac-
tion of underlying materials. Lateral spreading is the horizontal movement or 
spreading of soil toward an open face, such as a stream bank, the open side of 
fill embankments, or the sides of levees. The potential for failure from subsid-
ence and lateral spreading is highest in areas where there is a high groundwa-
ter table, where there are relatively soft and recent alluvial deposits, and where 
creek banks or levees are relatively high. 

Pumping from intermediate depth aquifers in Yolo County has caused about 
three to four feet of subsidence in and near Woodland over the last several 
decades. Subsidence can occur as the result of groundwater, gas and oil extrac-
tion, or the decomposition of highly organic soils. The Yolo County Subsid-
ence Network (a joint regional effort) was established in 1999 to provide the 
opportunity for Yolo County agencies, including the City of Woodland, to 
periodically monitor and measure local subsidence. 
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Erosion

Erosion is the detachment and movement of soil materials through natural 
processes or human activities. In general, rates of erosion can vary depending 
on the soil resource’s capacity to drain water, slope angle and length, extent of 
groundcover, and human influence. 

Topography in the Planning Area is generally level, and the erosion potential 
for soils is therefore generally low. 

Expansive Soils

Expansive soils are composed largely of clays, which greatly increase in vol-
ume when saturated with water and shrink when dried. Because of this 
shrink-swell effect, structural foundations may rise during the rainy season 
and fall during the dry season. If this expansive movement varies beneath 
different parts of a structure, the foundation may crack and portions of the 
structure may become distorted. Retaining walls and underground utilities 
may be damaged for the same reasons. 

Soils within the Planning Area are composed of silty clay loams, loams, silty 
clays, clays and sandy loams, some of which contain expansive clays (Figure 
3-9). 

Due to soils issues, the City typically requires post tension slabs.

Corrosive Soils

Many of the soil types found in the Planning Area (silty clay loams, silty clays, 
silt loams, clays, etc) are corrosive to uncoated steel.

Mineral Resources

Aggregate

Cache Creek and its floodplain is a source of aggregate resources. The State 
of California has mapped the aggregate resources along lower Cache Creek, 
including MRZ-1, MRZ-2, and MRZ-3 areas, but all of these resource areas 
are located outside the Planning Area. 

Six aggregate mines are currently operational along Cache Creek, including 
Teichert Aggregates and Schwarzgruber & Sons, both of which are located 
about two to three miles west of the Planning Area. 
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Natural Gas

In recent years, natural gas has become more important to the regional econ-
omy. According to the California Department of Conservation Division of 
Oil, Gas, and Geothermal Resources (DOGGR), there are approximately 25 
gas fields located within Yolo County, including several located in the Plan-
ning Area and within the city limits (DOGGR 2001). Figure 3-10 illustrates 
gas fields in the Planning Area. Gas-bearing formations are generally located 
far beneath the earth’s surface; nearby wells are generally in excess of a 2,000 
feet deep, and range to more than a mile in depth (DOGGR 2013). There are 
no active natural gas wells within the City limits, although there are natural 
gas wells within the Planning Area (DOGGR 2010, DOGGR 2013). The 
City allows oil and gas wells only in the Industrial (I) and Entryway Overlay 
Zone (EOZ) zone districts, and only with a conditional use permit. Oil and 
gas wells also require a permit from DOGGR, which requires CEQA review 
and applies permit conditions to protect water quality, prevent blowouts, and 
ensure proper spacing of wells (DOGGR 2009). 

For information regarding natural gas pipelines in Woodland, please refer to 
Chapter 5: Community Facilities and Services. 

Paleontological Resources

Paleontological Resource Inventory

Holocene alluvium (Q, Qa, Qb)

By definition, to be considered a fossil, an object must be more than 11,000 
years old. Therefore, Holocene alluvium in the Planning Area would not con-
tain paleontological resources. These units account for the majority of the 
Planning Area and are not considered to be paleontologically sensitive.10

10 The Society of Vertebrate Paleontology (SVP) (1995) has established standard guidelines for 
paleontological resource assessments and surveys. The guidelines include three categories of sen-
sitivity for paleontological resources: high, low, and undetermined. Areas where fossils have been 
found previously are considered to have high sensitivity and high potential to produce fossils. 
Areas that are not sedimentary in origin and that have not been known to produce fossils in the 
past typically are considered to have low sensitivity. Areas without any previous paleontological 
resource surveys or fossil finds are considered to be of undetermined sensitivity until surveys 
and mapping are performed to determine their sensitivity. After completion of reconnaissance 
surveys, observation of exposed cuts, and possibly subsurface testing, a qualified paleontologist 
can determine whether the area should be categorized as having high or low sensitivity. In keep-
ing with the significance criteria of SVP (1995), all vertebrate fossils are generally categorized 
as being of potentially significant scientific value. A sensitive rock unit is one that is rated high 
for potential paleontological productivity and is known to have produced unique, scientifically 
important fossils. The potential paleontological sensitivity rating of a rock unit exposed in the 
Planning Area refers to the abundance and densities of fossil specimens, previously recorded fos-
sil sites, or both in exposures of the unit in and near the Planning Area. Exposures of a specific 
rock unit in the Planning Area are most likely to yield fossil remains representing particular 
species in quantities or densities similar to those previously recorded from the unit in and near 
the Planning Area.
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Figure 3-10: Natural Gas Fields
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Modesto and Riverbank Formations (Qr, Qm, Qmr)

The Modesto and Riverbank formations, which underlie portions of the ex-
isting developed city and undeveloped areas in the Planning Area, are pale-
ontologically sensitive. 

A records search of the UCMP paleontology collections database yielded infor-
mation regarding a number of vertebrate fossil localities referable to either the 
Modesto or the Riverbank Formation. UCMP Localities V-91247, V-91204, 
and V-3402 west of the Woodland City limits yielded Rancholabrean-age 
horse and mammoth specimens from mixed sediments containing both the 
Modesto and Riverbank Formations. UCMP Localities V-5430, V-6911, and 
V-76199 west of Davis yielded Rancholabrean-age Harlan’s ground sloth and 
saber-toothed cat specimens also from mixed sediments containing both the 
Modesto and the Riverbank Formations. UCMP Locality V-96015 between 
Davis and Woodland yielded eight specimens of Rancholabrean-age rodents 
and reptiles from sediments of the Modesto Formation. UCMP Localities 
V-6846, V-68141, V-74086, V-69129, V-6747, V-69129, and V-75126, all 
in Sacramento, yielded specimens of bison, camel, coyote, horse, Harlan’s 
ground sloth, mammoth, packrat or woodrat, Sacramento blackfish, mole, 
garter snake, and gopher from sediments of the Riverbank Formation. In 
addition, fossil specimens recovered from excavation activities in the North 
Natomas area of Sacramento in the Riverbank Formation included specimens 
of Harlan’s ground sloth, bison, coyote, horse, camel, squirrel, antelope or 
deer, mammoth, and several types of plants (Hilton, Dailey, and McDonald 
2000). 

Geology, Soils, and Paleontological Resources Opportunities 
and Challenges

Woodland and the Planning Area face generally minimal geologic and seismic 
hazards. Most hazards related to seismic shaking or ground failure, erosion, or 
soil conditions are addressed through required implementation of the CBC. 

Natural Gas Resources

Aggregate resources in lower Cache Creek are outside the Planning Area. 
However, the Planning Area includes several natural gas fields, with natural 
gas wells in operation nearby. The City may wish to consider the continued 
availability of these natural gas resources, as well as safety and compatibility 
issues associated with active gas drilling.
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Paleontological Resources

The Modesto and Riverbank formations have high sensitivity for paleonto-
logical resources, and vertebrate fossils have been found in these formations 
near the Planning Area. Where future earthmoving and excavation activi-
ties occur in these formations, the City may wish to consider requiring that 
a qualified paleontologist or archaeologist be retained to train construction 
personnel about the possibility of encountering fossils, the appearance and 
types of fossils likely to be seen during construction, and proper notification 
procedures should fossils be encountered. If excavations do encounter fossils, 
construction crews should halt earthmoving activities to allow a qualified pa-
leontologist to evaluate the resource and prepare a recovery plan, if necessary.

3.7 Noise

This section provides an assessment of the existing noise environment in 
Woodland, including estimates of existing noise levels from major noise 
sources; identification of existing land uses that are sensitive to noise; and a 
summary of conflicts between existing noise sources and noise-sensitive uses. 

Some of the primary noise sources in Woodland include I-5, SR 113, and 
the California Northern Railroad (CFNR), which run north to south. The 
Sierra Northern Railway and a section of I-5 split the northeast and southeast 
quadrants of the city, running west to east. 

Figure 3-11 illustrates sound levels associated with common sound sources. 
The perceived loudness of sounds is dependent on many factors, including 
sound pressure level and frequency content. However, within the usual range 
of environmental sound levels, perception of loudness is relatively predict-
able, and can be approximated by frequency filtering using the standardized 
A-weighting network. There is a strong correlation between A-weighted sound 
levels (expressed as dBA) and community response to noise. For this reason, the 
A-weighted sound level has become the standard descriptor for environmental 
noise assessment and noise levels reported in this report are A-weighted.

 

Prominent mobile noise sources in Woodland include freight rail activity and vehicle traffic on 
freeways and major roads.



3-61

OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

Human Response to Changes in Noise Levels

Under controlled conditions in a laboratory setting, the trained, healthy hu-
man hearing is able to discern 1 dB changes in sound levels when exposed 
to steady, single-frequency (“pure-tone”) signals in the mid-frequency range 
(1,000 Hz-8,000 Hz). In typical noisy environments, changes in noise level 
of 1-2 dB are generally not perceptible. However, it is widely accepted that 
people are able to begin to detect sound level changes of 3 dB in typical 
noisy environments. A 5-dB change is generally perceived as distinctly notice-
able, and a 10-dB change is generally perceived as a doubling or halving of 
loudness. Therefore, a doubling of sound energy that would result in a 3-dB 
increase in sound pressure level is considered barely detectable under typical 
environmental conditions. Please refer to Table 3.7-1.

Figure 3-11: Decibel Scale

Source: Caltrans TeNS, 2009.
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TablE 3.7-1 aPPROXIMaTE RElaTIONSHIP bETWEEN 
INCREaSES IN ENVIRONMENTal NOISE lEVEl aND 
HUMaN PERCEPTION

EXISTING LAND USE ACRES

up to about 3 not perceptible

about 3 barely perceptible

about 6 distinctly noticeable

about 10 twice as loud

about 20 four times as loud
Source: Egan, 1988.

Noise-Sensitive Land Uses

Noise-sensitive land uses are those where people reside or where noise could 
adversely affect the use of the land. Noise-sensitive land uses typically include 
residences, hospitals and other healthcare facilities, schools, libraries, places of 
worship, theaters and other similar facilities, museums, lodging, and certain 
types of recreational uses. These uses are found throughout Woodland. It is 
important to note as well however, that hospitals rarely allow open windows 
and typical construction techniques, as well as standards in that industry 
ensure indoor environmental well-insulated from exteriors sources of noise. 
Schools and many recreational facilities are significant generators of noise, as 
well as having transient sensitivity to certain exterior noise sources.

Noise Descriptors

Noise in our daily environments fluctuates over time. Some fluctuations are 
minor, but some are substantial. Some noise levels occur in regular patterns, 
but others are random. Some noise levels fluctuate rapidly, but others slowly. 
Some noise levels vary widely, but others are relatively constant. Various noise 
descriptors have been developed to help describe noise exposure as it relates 
to time: 

•	 Equivalent Sound Level (Leq): The Leq represents an average of the sound 
energy occurring over a specified time period. In effect, the Leq is the 
steady-state sound level containing the same acoustical energy as the 
time-varying sound that actually occurs during the same period. The 
1-hour, A-weighted equivalent sound level (Leq[h]) is the energy average 
of A-weighted sound levels occurring during a 1-hour period, and is the 
basis for noise abatement criteria (NAC) used by the California Depart-
ment of Transportation (Caltrans) and the Federal Highway Administra-
tion (FHWA).

•	 Percentile-Exceeded Sound Level (Ln): The Ln represents the sound level 
exceeded “n” percentage of a specified period.11

11 For example, L10 is the sound level exceeded 10 percent of the time, and L90 is the sound level 
exceeded 90 percent of the time.
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•	 Maximum Sound Level (Lmax): The Lmax is the highest instantaneous 
sound level measured during a specified period.

•	 Day-Night Average Level (Ldn): The Ldn (or DNL) is the energy-average 
of A-weighted sound levels occurring over a 24-hour period, with a 10 
dB penalty applied to A-weighted sound levels occurring during night-
time hours (10 p.m.-7 a.m.). 

•	 Community Noise Equivalent Level (CNEL): Similar to Ldn, CNEL is 
the energy-average of the A-weighted sound levels occurring over a 24-
hour period, with a 10 dB penalty applied to A-weighted sound levels oc-
curring during the nighttime hours (10 p.m.-7 a.m.), and a 5 dB penalty 
applied to the A-weighted sound levels occurring during evening hours 
(7 p.m.-10 p.m.). The CNEL is usually within 1 dB of the Ldn, and the 
two are basically interchangeable. As it is easier to compute and of more 
common use, the Ldn is used as the long-term noise measure in this study.

Local Guidelines

Noise is addressed in the City’s Health and Safety Element, which provides 
guidance for new development to avoid adverse impacts through sound plan-
ning, as well as those that must be addressed through mitigation.

The existing General Plan prohibits the development of noise-sensitive land 
uses in areas where the maximum noise level attributable to non-transporta-
tion noise sources exceeds 70 dB during the day or 65 at night, or where the 
hourly noise level exceeds 50 during the day and 45 at night (see Table 3.7-2). 

TablE 3.7-2 EXISTING GENERal PlaN NOISE STaNDaRDS, NEW 
PROJECTS aND NON-TRaNSPORTaTION SOURCES

NOISE LEVEL 
DESCRIPTOR DAYTIME (7 AM TO 10 PM) NIGHTTIME (10 PM TO 7 AM)

Hourly Leq, dB 50 45

Maximum Level 
(Lmax), dB

70 65

Notes: 

Each of the noise levels specified above shall be lowered by 5 dB for simple tone noises, noises 
consisting primarily of speech or music, or for recurring impulsive noises. These noise level standards 
do not apply to residential units established in conjunction with industrial or commercial uses (e.g., 
caretaker dwellings).

For the purposes of compliance with the provisions of this section, the City defines transportation 
noise sources as traffic on public roadways, railroad line operations, and aircraft in flight. Control 
of noise from these sources is preempted by Federal and State regulations. Other noise sources are 
presumed to be subject to local regulations. Non-transportation noise sources may include industrial 
operations, outdoor recreation facilities, HVAC units, and loading docks.

Source: City of Woodland General Plan, Noise Element (2002).
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Transportation Noise

The Element also addresses transportation noise by providing standards for 
noise-sensitive land uses in both outdoor gathering areas and interior spaces, 
with exceptions for the Southeast Area Specific Plan area, where a 5-dB in-
crease in outdoor activity areas will be permitted (Table 3.7-3).

TablE 3.7-3 EXISTING GENERal PlaN TRaNSPORTaTION NOISE 
STaNDaRDS

LAND USE

OUTDOOR 
ACTIVITY 

AREAS1 INTERIOR SPACES

ldn/CNEl, db ldn/CNEl, db leq, db2

Residential 603 45 —

Transient Lodging 603 45 —

Hospitals, Nursing 
Homes

603 45 —

Theaters, Auditoriums, 
Music Halls

— — 35

Churches, Meeting Halls 603 — 40

Office Buildings — — 45

Schools, Libraries, 
Museums

— — 45

Playgrounds, 
Neighborhood Parks

70 — —

Notes: 

1 Where the location of outdoor activity areas is unknown, the exterior noise level standard shall 
be applied to the property line of the receiving land use. For residential uses with front yards 
facing the identified noise source, an exterior noise level criterion of 65 dB Ldn shall be applied 
at the building facade, in addition to a 60 dB Ldn criterion at the outdoor activity area.

2 As determined for a typical worst-case hour during periods of use.

3 Where it is not possible to re duce noise in outdoor activity areas to 60 dB Ldn/CNEL or less using 
a practical application of the best-available noise reduction measures, an exterior noise level 
of up to 65 dB Ldn/CNEL may be allowed provided that available exterior noise level reduction 
measures have been implemented and interior noise levels are in compliance with this table.

Source: City of Woodland General Plan, Noise Element (2002).

The existing General Plan also provides criteria for roadway improvement 
projects (City of Woodland 2002):

•	 Where existing traffic noise levels are less than 60 dB Ldn at the outdoor 
activity areas of noise-sensitive uses, a +5 dB Ldn increase in noise levels 
due to a roadway improvement project will be considered significant; and

•	 Where existing traffic noise levels range between 60 and 65 dB Ldn at 
the outdoor activity areas of noise-sensitive uses, a +3 dB Ldn increase 
in noise levels due to a roadway improvement project will be considered 
significant; and
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•	 Where existing traffic noise levels are greater than 65 dB Ldn at the out-
door activity areas of noise-sensitive uses, a + 1.5 dB Ldn increase in noise 
levels due to a roadway improvement project will be considered signifi-
cant.

Approach to Mitigation

Approaches to noise mitigation in urban environments have evolved since the 
development of the current General Plan. There is increasingly recognition 
that noise is generated at higher levels in active and dense urban environ-
ments, and that unrealistic expectations and/or regulation of noise in those 
environments can preclude attainment of desired urban form.

The current General Plan establishes the City’s preference for land use plan-
ning, site design, and other proactive measures to reduce adverse impacts re-
lated to noise over barriers. As noted in the General Plan (City of Woodland 
2002):

“Where mitigation measures are required to achieve the standards of Tables 
3-2 and 3-3, the emphasis in such measures shall be placed upon site plan-
ning and project design. The use of noise barriers shall be considered as a 
means of achieving the noise standards only after all other practical design-
related noise mitigation measures have been integrated into the project.”

Agricultural Protections

The City has also indicated support for ongoing agricultural operations that 
otherwise could be adversely affected by noise-sensitive land uses abutting the 
unincorporated area. Policy 8.H.3 indicates that the “City shall support the 
County’s right-to-farm ordinance, especially as it relates to noise emanating 
from the agricultural operations adjacent to urban uses” (City of Woodland 
2002). 

Environmental Setting

Noise-Sensitive Land Uses

Noise-sensitive land uses are locations where people reside or where the pres-
ence of unwanted sound could adversely affect the use of the land. Places 
where people live, sleep, recreate, worship, and study are generally considered 
to be sensitive to noise because intrusive sound can be disruptive to these 
activities. Noise-sensitive land uses typically include residences, hospitals and 
other healthcare facilities, schools, libraries, places of worship, theaters and 
other similar facilities, museums, lodging, and certain types of recreational 
uses. Figure 3-12 shows general noise sources and noise-sensitive uses within 
Woodland. 
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Residences and Non-Residential Uses

Residential neighborhoods are located throughout Woodland, while large-
scale commercial and industrial uses are somewhat concentrated in the north-
eastern portion of the City, in an area that is largely separated from most resi-
dences. Other commercial areas are along Main Street, East Street, and West 
Street, with other commercial uses interspersed throughout the community. 

Noise conflicts can occur when larger-scale commercial and industrial uses 
are located near or adjacent to residential neighborhoods, but recreational 
and other non-residential land uses can also create conflicts. Whether or not 
the juxtaposition of different land uses creates a noise conflict depends on the 
design, scale, character, and operation of both the noise-generating use and 
the noise-sensitive use.

Healthcare facilities, public parks, wildlife areas, and other recreation areas, 
including campgrounds and picnic areas are also identified in Figure 3-12.

Ambient Noise Level Measurements

A community noise survey was conducted on March 21-25, 2013 to docu-
ment noise exposure in areas with noise-sensitive land uses.12 Noise mea-
surement sites are shown in Figure 3-13. Short-term ambient noise level 
measurements were conducted at 11 sites.13 The measurement duration was 
15-minutes, and at three different times of the 24-hour day in order to best 
estimate the 24-hour, day-night average noise level (Ldn). Three continuous 
96-hour ambient noise level measurements were completed to record day-
night statistical noise level trends. Noise measurement sites, measured noise 
levels, and estimated Ldn levels for each site are summarized in Table 3.7-4.

The community noise survey results indicate that typical noise levels in noise-
sensitive areas range from 51 dB to 69 dB Ldn. Traffic on local roadways and 
I-5, distant industrial activities, and neighborhood activities are the control-
ling factors for background noise levels in the majority of the Planning Area. 

The Leq values presented in Table 3.7-4 represent the average measured noise 
levels during the sample periods (15 minutes). The Leq values were the basis of 
the estimated Ldn values. Lmax values show the maximum noise levels observed 
during the samples. The values in parentheses show sound levels measured in 
1995 for the previous background noise study.

12 For the purposes of this analysis, noise-sensitive land uses include residential areas, parks, and 
schools. Noise measurement sites were selected to be representative of typical residential condi-
tions. The community noise survey was conducted at three of the same sites which were previ-
ously selected (in 1995) to support the 1996 General Plan, in order to understand any changes 
over time. 

13  Noise level measurements were completed using Larson Davis Laboratories (LDL) Model 820 
and 824 precision integrating sound level meters. The meters were calibrated prior to the mea-
surements using an LDL Model (CAL 200) acoustical calibrator. The equipment used complies 
with all pertinent requirements of the American National Standards Institute for Class 1 sound 
level meters (ANSI S1.4).
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1.  Beamer Park Elementary School

2.  Dingle Elementary School

3.  Douglass Middle School

4.  Freeman Elementary School

5.  Gibson Elementary School

6.  Greengate Special Education School

7.  Lee Middle School

8.  Pioneer High School

#*

GF

Library

Healthcare Facility

Place of Worship

Museum or Theater

School
9.  Rhoda Maxwell Elementary School

10. Tafoya Elementary School

11. Whitehead Elementary School

12. Woodland Adult Education School

13. Woodland Community College

14. Woodland High School

15. Woodland Prairie Elementary School

16. Zamora Elementary School

1.  American Lutheran Church

2.  Calvary Baptist Church

3.  Celebration Center Church

4.  Church of Jesus Christ of LDS

5.  Church of the Nazarene

6.  First Baptist Church

7.  Gracepoint Pentacostal Church

8.  Greater 2nd Baptist Church

9.  Holy Rosary Catholic Church

10. Life Pointe Church

11. Muslim Mosque and Islamic Center

12. New Testament Church

13. Outreach Church of Christ

14. Second Day Adventist

15. Seventh Day Adventist Church

16. St. Paul's Lutheran Preschool

17. The Sanctuary

18. United Methodist Church

19. Woodland Presbyterian Church

20. Woodland United Fellowship

1. Hays Antique Truck Museum

2. Yolo County Historical Museum

3. The Woodland Opera House Theatre Company

Park
1.  Avignon Park

2.  Beamer Circle Park

3.  Beamer Park

4.  Buchignani Field

5.  Campbell Park

6.  Charles Brooks Community Swim Center

7.  Christiansen Park/Camarena & Pedroia Fields

8.  City Maintained Park

9.  City Park

10. Clark Field

11. Crawford Park

12. Dave Douglass Park

13. Dick Klenhard Park

14. Everman Park

15. Freeman Park

16. Gary Traynham Park

17. Gonzales Park Soccer Field

18. Grace Hiddleson Pool

19. Harris Park & Harris Field

20. Jack Slaven Park

21. Jeff Roddy Park

22. John Ferns Park

23. Joseph Schneider Park

24. Pioneer Park

25. Prairie Park
26. Southland Park

27. Streng Pond Park

28. Tredway Park

29. Wayne Cline Park

30. Woodland Cemetery

31. Woodland Community & Senior Center

32. Woodland West Park

33. Woodside Park

34. Yolano Recreation Center - Rick Gonzales Park

1. Alderson Convalescent Hospital

2. Cottonwood Healthcare Center

3. Planned Parenthood

4. Woodland Healthcare

5. Woodland Memorial Hospital

1. Woodland Public Library

2. Yolo County Law Library

3. Yolo County Library

")$+ 1(

[_

1.  A R Readymix
2.  A.T.D.S. (automotive service)
3.  Agriform, Division of the Tremont Group
4.  American River Trucks & Equipment, Inc.
5.  Barbara's Towing
6.  Cache Creek Applicators, Inc.
7.  Cache Creek Chemicals, Inc.
8.  Cal/West Seeds
9.  California Associated Recyclers
10. California Oils Corporation-SeedTec Division
11. Gray Car Sales
12. H&H Supply, Inc. (equipment)
13. Hayrico, Inc.(agricultural warehouse/sales)
14. Hilleby International, Inc.(agricultural equipment)
15. Johnson Farm Machinery Co., Inc.
16. M & M Salvage
17. Metro Auto Dismantling & Towing
18. Metro Steel Recycling
19. Metz Rentals, Amos
20. Mycogen (agricultural research)
21. Pacific Coast Producers
22. Pacific Internat. Rice Mills, Inc.
23. Rain for Rent (irrigation equipment)
24. Satiety Foods
25. Steve's Glass
26. Trical, Inc. (soil fumigation)
27. Volkl & Sons (wood waste recycling)
28. Wahl Trucking, Inc.
29. Western Trailers of CA, Inc.
30. Wilson & Sons, Inc. (irrigation equipment)
31. Woodland Nut Oils (nut processing)
32. Adams Grain Dryer
33. Woodland Biomass

Highways

Principal Arterials
Minor Arterials

Collectors

Local Roads

Ramps

Railroads

Study Area

Urban Limit Line

Sphere Of Influence

City Limits

Figure 3-12: Noise Sources 
and Receivers
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TablE 3.7-4 SUMMaRY OF SHORT-TERM aMbIENT NOISE lEVEl 
SURVEY RESUlTS

SITE LOCATION TIME 
PERIOD

MEASURED SOUND LEVEL, 
DB 2013 (1995)

leq lmax ldn

ST-01 Campbell Park

Ld1 57 (49) 75 (65)

56 (53)Ld2 56 (52) 73 (64)

Ln 45 (46) 63 (63)

ST-02 Tredway Park

Ld1 54 77

58Ld2 54 66

Ln 51 76

ST-03 Woodside Park

Ld1 55 (49) 68 (62)

63 (55)Ld2 58 (53) 70 (64)

Ln 57 (48) 77 (62)

ST-04
133 E Heritage Pkwy 
(Spring Lake Area)

Ld1 52 74

51Ld2 51 71

Ln 41 63

ST-05
Northwest Corner 
of Kentucky Ave & 
Walnut St

Ld1 67 82

69Ld2 66 77

Ln 61 79

ST-06
Private Ranch, South 
of I-5, East of Hwy 
102

Ld1 52 73

54Ld2 49 61

Ln 46 69

ST-07 Beamer Park

Ld1 51 (49) 64 (61)

58 (54)Ld2 55 (50) 75 (59)

Ln 52 (48) 74 (59)

ST-08
Pool, Americas Best 
Value Inn & Suites

Ld1 58 68

61Ld2 61 73

Ln 53 75

ST-09
Ramon S Tafoya 
Elementary School

Ld1 49 61

56Ld2 50 63

Ln 50 72

ST-10
Southwest Corner of 
Co Hwy E8 (102) & 
Kentucky Ave

Ld1 67 82

68Ld2 66 79

Ln 59 82

ST-11
Downtown, 
Southeast corner of 
Main St & 5th St

Ld1 65 76

66Ld2 64 72

Ln 58 73
Notes:
Ld = Average measured sound level during daytime hours (7:00 am – 10:00 pm)
Ln = Average measured sound level during nighttime hours (10:00 pm – 7:00 am)
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As shown in Table 3.7-5, ambient noise levels have increased by approxi-
mately 3 to 8 dB (Ldn) since 1995. The continuous noise level measurement 
data, summarized in Table 3.7 5, shows that ambient noise levels at the mea-
surement sites ranged from 55 to 63 dB Ldn. These results are consistent with 
the estimated Ldn values presented in Table 3.7-4.

TablE 3.7-5 SUMMaRY OF lONG-TERM aMbIENT NOISE lEVEl 
SURVEY RESUlTS

SITE LOCATION

MEASURED SOUND LEVEL, DB MARCH (21 - 25), 2013

DAY 
(7A.M. - 10P.M.)

NIGHT
(10P.M. - 7A.M)

EST. 
LDN

avg. leq 

(Range)
avg. lmax 
(Range)

avg. leq 
(Range)

avg. 
lmax 

(Range)

LT - 01
1435 
Roosevelt 
Dr

62 
(57 - 66)

78 
(70 - 84)

54 
(51 - 57)

68 
(65 - 73)

63

LT - 02
213 
Glacier Pl

54 
(42 - 59)

73 
(59 - 84)

47 
(39 - 50)

57 
(52 - 65)

55

LT - 03
2795 
Ortiz Ave

54 
(51 - 56)

69 
(62 - 73)

49 
(47 - 51)

64 
(61 - 68)

56

Existing Sources of Noise

Major transportation routes are dominant sources of noise in the city. These 
include traffic on I-5, SR 113, and other local arterials and streets; aircraft 
overflights from Sacramento International Airport, Yolo County Airport, and 
Watts-Woodland Airport; and train operations on the California Northern 
Railway and Sierra Northern Railway. Stationary sources in the city include 
construction sites, farming activities, and commercial and industrial facilities. 
These noise sources are discussed individually below.
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Noise Monitoring
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Figure 3-13:
Existing Conditions
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Noise Contours

Figure 3-13a: City Road Noise 
Measurement Sites 
and Contours
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Existing Conditions
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Noise Contours

Figure 3-13b: Highway Noise 
Contours
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Traffic

Traffic operations data was used to estimate existing traffic noise levels at a 
distance of 50 feet from the centerline of the studied roadways.14 Addition-
ally, the 60 dB Ldn, 65 dB Ldn, and 70 dB Ldn traffic noise contour distances 
were determined.15

Traffic noise contours prepared using the FHWA Model for I-5, SR 113, ma-
jor and minor arterials, and collector roadway segments are shown in Figures 
3-13A and 3-13B. The contour distances may be used to estimate the dis-
tance to the 60 dB Ldn traffic noise contour for existing Average Daily Traffic 
Volume (ADT) volumes and the posted speed limit.16

Railroads

Woodland has two active rail lines: The California Northern and the Sierra 
Northern Railway (Yolo County General Plan, 2009). Following is additional 
information on each rail line.

•	 California Northern Railway. The California Northern Railway is a 
freight line that runs through Woodland and Davis, and along I-5 past 
the City of Corning. The freight line schedule varies depending on agri-
cultural/seasonal demands. The rail line carries an average of two trains 
daily, using between one and 50 rail cars and one or two locomotives, 
traveling at an average speed of 15 miles per hour. The estimated railroad 
noise level at 100 feet from the railway centerline is approximately 45 dB 
Ldn. The estimated distances to the 65 and 60 dB Ldn contours are 11 and 
22 feet from the rail line, respectively. 

14 Existing noise levels in the City have been characterized thru traffic noise modeling. The Fed-
eral Highway Administration (FHWA) Highway Traffic Noise Prediction Model (FHWA-
RD-77-108), existing traffic volumes, and posted traffic speed, day/night traffic distribution, 
and assumption regarding the traffic fleet mix (i.e., percentage of automobiles, medium trucks, 
and heavy trucks) were used to assess existing traffic noise exposure for both highways and major 
roadways in the City of Woodland General Plan Planning Area. Traffic volumes and truck per-
centages for I-5 and SR 113 were obtained from Caltrans 2011 Traffic counts, and are Annual 
Average Daily Traffic (AADT) values. The FHWA Model is the standard model recommended 
by the FHWA and is the analytical method presently favored for traffic noise prediction by most 
state and local agencies, including Caltrans. The current version of the Model is based upon 
the CALVENO noise emission factors for automobiles, medium trucks, and heavy trucks, with 
consideration given to vehicle volume, speed, roadway configuration, distance to the receiver 
and the acoustical characteristics of the site. The FHWA Model predicts day-night average noise 
levels (Ldn), and hourly Leq values for free-flowing traffic conditions, and is generally considered 
to be accurate within 1.5 dB of the measured condition. Traffic data representing average daily 
traffic volumes for existing conditions were obtained from Caltrans and Fehr & Peers Associates. 
Day/night traffic distribution for all studied roadways was based upon the day-night average 
daily traffic volumes. Posted traffic speeds, and vehicle mixes provided by Caltrans (for high-
ways) and observed during the Model calibration noise level measurements, were assumed for 
the traffic noise modeling effort.

15 In some cases, the actual distances to noise level contours may vary from the distances predicted 
by the FHWA Model. Factors such as roadway curvature, roadway grade, shielding from local 
topography or structures, roadway elevations, or elevation of receivers may affect actual sound 
propagation. Therefore, the distances reported in Table 3.7-7 are estimates of noise exposure 
along roadways in the City of Woodland.

16 The Ldn contours shown in Figure 3-13 and Table 3.7-7 are only indicators of potential noise 
conflicts, requiring more detailed analysis to determine traffic noise levels at any given location.
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•	 Sacramento River Train. The Sacramento River Train is operated by 
the Sierra Northern Railroad Company as an entertainment passenger 
train that runs from Woodland to West Sacramento. According to Sierra 
Northern Railroad personnel, there is typically one River Train round 
trip per day. The trains typically have between two and 25 rail cars with 
one or two locomotives, traveling at an average speed estimated at 15 
miles per hour. Assuming two daily train passes, each with 25 cars and 
two locomotives traveling at 15 miles per hour, the estimated railroad 
noise levels at 100 feet from the railroad centerline is approximately 44 
dB Ldn. The estimated distances to the 65 and 60 dB Ldn contours are 10 
and 20 feet from the rail line, respectively.

Train noise levels and contours distances were calculated following Federal 
Transportation Administration guidelines (FTA, 2006). Noise is associated 
with the engines and wheel/track interaction, road crossing alarm bells, and 
horn blasts. The use of the railroad warning horns at the roadway crossings 
results in brief periods of elevated noise levels near the tracks. The Federal 
Railroad Administration regulates locomotive horns under Code of Federal 
Regulations Parts 222 and 229. CFR Part 222 states that locomotive horns 
must be sounded by the lead locomotive of any passenger or freight train 
traveling over 15 miles per hour within 15–20 seconds of crossing any public 
roadway. Any train traveling over 60 mph may not sound their horn until it is 
within ¼-mile of the approaching crossing. Trains are not required to sound 
their horn if there is no at-grade crossing.17 CFR Part 229 states that lead 
locomotive horns shall be equipped with a horn that produces a minimum 
of 96 dBA and a maximum of 110 dBA at 100 feet. Should regional efforts 
to relocate the California Northern Railway line be successful, noise issues 
related to this track would be alleviated.

Aircraft

Aircraft operations in the vicinity of an airport can be a significant source of 
noise. As identified in Figure 3-10 above, the nearest airport is Watts Wood-
land Airport, which is located 3.7 miles from the western City limits. The 
Sacramento International Airport is located approximately five miles north-
east and Yolo County Airport approximately five miles southwest of of the 
City limits. Noise contours for the Sacramento International Airport, Watts-
Woodland airport, and Yolo County Airport are depicted in Figure 3-14. Ar-
eas within the City’s ULL are located outside of the 60 dB CNEL contours.18

17 Code of Federal Regulations. 2006 (August 17). 49 CFR Parts 222 and 229 Use of Locomotive 
Horns at Highway-Rail Grade Crossings; Final Rule. Washington, D.C.

18 Contours from two departure tracks associated with runways 16R and 16L come within close 
proximity of the northeastern corner of the ULL.
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Other Fixed Noise Sources

Commercial and industrial facilities are also a source of noise within Wood-
land. Mechanical equipment and trucking are the primary sources of noise 
associated with these facilities. Industrial processes can generate noise, even 
when the best available noise control technology is applied.19

From a land use planning perspective, fixed-source noise control issues fo-
cus on (1) limiting the introduction of new noise-producing uses in noise-
sensitive areas, and (2) limiting encroachment of noise-sensitive uses upon 
existing noise-producing facilities. The first goal can be achieved by applying 
noise level performance standards to proposed new noise-producing uses. The 
second goal can be met by requiring that new noise-sensitive uses in near 
proximity to noise-producing facilities include mitigation measures to ensure 
compliance with noise performance standards.

Fixed noise sources which are typically of concern include, but are not limited 
to, the following:

•	 HVAC Systems

•	 Pump Stations

•	 Emergency Generators

•	 Steam Valves

•	 Generators

•	 Air Compressors

•	 Conveyor Systems

•	 Pile Drivers

•	 Drill Rigs

•	 Welders

•	 Outdoor Speakers

•	 Cooling Towers/Evaporative Condensers

•	 Lift Stations

•	 Boilers

•	 Steam Turbines

•	 Fans

•	 Heavy Equipment

19 Noise exposure within industrial facilities are controlled by federal and State employee health 
and safety regulations (OSHA and Cal-OSHA), but exterior noise levels can be guided with 
local standards. These noise sources can be continuous and may contain tonal components that 
may be annoying to individuals who live nearby. In addition, noise generation from fixed noise 
sources may vary based upon climatic conditions, time of day, and existing ambient noise levels.
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•	 Transformers

•	 Grinders

•	 Gas or Diesel Motors

•	 Cutting Equipment

•	 Blowers

These noise sources may be found in all kinds of industrial facilities, truck-
ing operations, tire shops, auto maintenance shops, metal fabricating shops, 
shopping centers, drive-up windows, car washes, loading docks, public works 
projects, batch plants, bottling and canning plants, recycling centers, electric 
generating stations, race tracks, landfills, sand and gravel operations, and ath-
letic fields.

Numerous industrial facilities are dispersed throughout the Planning Area. 
The locations of these facilities are also shown in Figure 3-12, above.

Farming Activities

The primary sources of noise related to farming activity include tractors, 
harvesters, and crop-dusting aircraft. Noise is a concern for growing com-
munities when sensitive uses are proposed in areas with ongoing agricultural 
activities and complaints from new residents create pressure to convert agri-
cultural properties to urban use. There are various strategies for addressing 
this potential conflict, including but not limited to site and building orienta-
tion and design, agricultural buffers, providing notice to prospective residents 
regarding ongoing agricultural activities.

Typical noise levels from tractors, as measured at a distance of 50 feet, range 
from about 75 dB to 95 dB with an average of about 84 dB (Toth 1979). 
These noise levels should be reasonably representative of noise levels from 
other wheeled and tracked farm equipment. Using a source level of 84 dB 
at 50 feet, and assuming nominal point-source attenuation of 6 dB per dou-
bling of distance, the distance to noise level contours are as shown in Table 
3.7-6. Most noise-generating activities on agricultural lands are seasonal and 
therefore a noise policy approach that focuses on average daily noise may not 
be appropriate for this type of land use/noise conflict. To address the special 
case of residential development and other sensitive uses being introduced into 
agricultural areas, the City has established that ongoing agricultural uses shall 
not be considered a nuisance, for the purposes of Code enforcement (see 
Chapter 14D of the City’s Municipal Code). 



3-81

OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

TablE 3.7-6 NOISE EXPOSURE FROM OPERaTION OF TYPICal 
FaRMING EQUIPMENT (TRaCTOR)

DISTANCE FROM SOURCE (FEET) CALCULATED NOISE LEVEL (DB)

50 84

100 78

200 72

400 66

800 60

1,600 54

Other Noise Sources

Other miscellaneous and intermittent noise sources include those associated 
with residential uses (e.g., children at play, barking dogs); sources associated 
with property maintenance (e.g., lawn mowers, edgers, blowers, pool pumps, 
power tools, etc.); safety, warning and alarm devices, including house and car 
alarms, and other warning devices; operation of schools typically consisting 
of classes and other school-sponsored activities, such as school bands and 
school athletic events; and emergency response.

Noise Opportunities and Challenges

Noise policies should consider current conditions, appropriate noise levels 
in different land use environments, and the balancing of noise issues against 
other community values including environmental, economic, and social ob-
jectives. 

The updated Noise Element of the General Plan will be designed to provide 
sufficient information concerning the community noise environment so that 
noise may be effectively considered in the land use planning process. Part of 
the Noise Element will also involve developing strategies for abating exces-
sive noise exposure through intelligent planning and site design, reducing 
or eliminating the need for sound walls. The City’s existing General Plan 
already has established that noise barriers should be used only as a last resort. 
If promoting infill development is a priority in certain areas, the City may 
wish to relax noise standards, as appropriate, such as in the Downtown, to 
avoid internal inconsistencies in the General Plan. The noise standards con-
tained in the current General Plan are appropriate to low density, suburban 
environments. With the 2035 General Plan Update, the City may wish to 
change noise policies to better balance goals regarding the community’s noise 
environment with other environmental goals, economic and social goals, and 
goals for fiscal sustainability and urban development, including redevelop-
ment and revitalization.

Some of the potential key issues and opportunities for the 2035 General Plan 
are outlined below.
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Roadways

As the main roadways of the City continue to carry more traffic, the sur-
rounding areas may be affected by additional noise. I-5 has 60 dB Ldn con-
tours that extend up to 9,767 feet and are expected to increase in the future. 
SR 113 will continue to carry more traffic in the future, which may affect 
land uses in the surrounding areas. This highway has 60 dB Ldn contours that 
extend roughly 1,023 to 3,370 feet today. Other major roadways will be pri-
mary noise sources in the future, as well. 

The 2035 General Plan should define criteria for critical roadway segments 
(e.g., I-5 in northern portion of the city, and SR 113 in the center of the City 
from north to south) and provide policies to ensure that strategies are used to 
ensure an appropriate noise environment along these corridors, considering 
other planning objectives. As noted elsewhere, in order to avoid community 
division that can result from installation of noise barriers and in order to re-
move constraints to infill development, it may be necessary to relax the City’s 
existing noise policies in areas targeted for reinvestment, such as downtown 
along major corridors. 

Key questions that will be addressed in the update include some of the follow-
ing: What steps might City of Woodland take to anticipate potential issues 
related to increased traffic noise? How can the City’s approach to land use and 
transportation planning reduce traffic noise exposure for existing and future 
residents? How should the City balance objectives for environmental noise 
with objectives for economic development and redevelopment? If the 2035 
General Plan identifies certain areas where infill development will be encour-
aged, should the Plan relax noise standards in these same areas, in recognition 
of the relatively more “urban” environment in these places, and to ensure that 
stringent noise requirements do not create a barrier to infill development?

Railways

Currently, railroad operations are a contributor to noise in the City that may 
become an issue if noise sensitive land uses encroach on railroad corridors. 
The 2035 General Plan will define the existing railway noise contours and 
address land use change near the railroad corridors.

How should the City regulate land use along railroad corridors to promote an 
acceptable noise environment? If targeted reinvestment areas are located near 
the City’s railroad lines and could involve noise-sensitive land uses, should 
noise standards be relaxed in order to create the right balance between objec-
tives for environmental noise objectives for reinvestment, economic develop-
ment, and other issues? Rather than a fixed noise standard, perhaps the City 
should consider use of feasible measures such as strategic location and shield-
ing of outdoor activity areas (such as yards, common play areas, and other 
areas intended for gathering and recreation etc.) to reduce noise exposure; 
use of acoustical glazing (thicker glass or increased air space between panes) 
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in frames with low air infiltration rates; using fixed (nonmovable) acoustical 
glazing; increasing wall mass (using stucco or brick in lieu of wood siding); 
isolating wall members by the use of double or staggered stud walls, mount-
ing interior walls on resilient channels, reducing door area; using solid-core 
doors; acoustically sealing door perimeters with suitable gaskets, roof treat-
ments; and/or other feasible and effective means? Or, if infill development 
already has substantial challenges related to development and land costs, 
should the City set aside such potential mitigation techniques, since they 
may add to the cost of development? 

Stationary Sources

Currently, there are no known planning concerns associated with station-
ary noise sources and surrounding noise-sensitive land uses within the City 
of Woodland. However, depending on how future urban development is 
planned, these issues could arise. The 2035 General Plan could direct urban 
development into areas not affected by stationary noise sources. The 2035 
General Plan could have more specific standards for various land uses and 
noise sources that would control and contain future sources and sensitive 
receptors. 

What steps should the City of Woodland take to anticipate potential issues 
land use compatibility with respect to stationary noise sources?

Airports

Watts Woodland’s 60 dB CNEL noise contour does not reach any lands with-
in Woodland’s Urban Limit Line. Similarly, Sacramento International Air-
port’s 60 dB CNEL noise contour does not include any lands within Wood-
land’s Urban Limit Line. 

Would flights increase in the future here? How should the City guide land use 
directly adjacent to the airport and in the surrounding vicinity? 

Construction Noise

The City may wish to consider adding a clearly defined construction policy 
to alleviate unacceptable short-term noise exposure for nearby noise-sensitive 
receptors. There are no policies or standards in the current General Plan that 
address construction noise separately from operational noise associated with 
transportation or stationary sources. In order to reduce barriers to develop-
ment in the future, the City may wish to consider clearly defining construc-
tion noise standards and mitigation approaches. The City may wish to con-
sider establishing in the General Plan and General Plan EIR that the standard 
mitigation approach, from the City’s perspective, addresses short-term, con-
struction-related noise impacts. This could help to streamline environmental 
review for future projects that are consistent with the General Plan (CEQA 
Guidelines Section 15183). Currently, there is no such integrated planning 
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and environmental analytical approach. The City does have Construction 
Noise Guidelines limiting construction to the hours between 7:00 a.m. and 
6:00 p.m. on weekdays and between 9:00 a.m. and 6:00 p.m. on Sundays, 
but there is no clearly outlined approach relative to CEQA for proposed new 
development. 

Other Noise Sources

Noise associated with ongoing operation of uses, such as children at play, 
barking dogs, and landscape maintenance is less related to the General Plan 
and more related to the City’s Noise Ordinance (Section 15-26 of the Munic-
ipal Code). The Noise Ordinance addresses disruptive noise associated with 
motor vehicles, yelling and shouting, pile drivers and other noisy equipment, 
musical instruments, and animals. Permits are required for amplified sound 
and noise-sensitive hours are established for enforcement. Should the City 
reconsider the approach as outlined in the Noise Ordinance? 

3.8 Greenhouse Gases

“Climate” is the accumulation of daily and seasonal weather events over a 
long period of time, whereas “weather” is the condition of the atmosphere at 
any particular time and place (Ahrens 2003:16). Woodland is in a climatic 
zone characterized as dry-summer subtropical or Mediterranean (abbreviated 
Cs) on the Köppen climate classification system. The Köppen system’s classi-
fications are based primarily on annual and monthly averages of temperature 
and precipitation.

Attributing Climate Change 

GHGs play a critical role in determining the earth’s surface temperature. When 
high-frequency solar radiation (such as visible light) enters the earth’s atmo-
sphere from space (the sun), a portion of the radiation is absorbed by the earth’s 
surface and a smaller portion is reflected back toward space. However, the re-
radiated energy by the earth is not the same high-frequency solar radiation that 
was received. It is lower frequency infrared radiation (thermal energy). When 
infrared radiation comes into contact with GHGs in the atmosphere, a portion 
of that thermal energy can be absorbed by the GHG molecule, re-radiated back 
toward the earth’s surface, or both. In either case, heat is “trapped” within the 
earth’s atmosphere. This phenomenon, known as the “greenhouse effect,” is 
responsible for maintaining a habitable climate on Earth. 

Anthropogenic (human-caused) emissions of these GHGs have led to atmo-
spheric levels of GHGs exceeding natural ambient concentrations, thus inten-
sifying the greenhouse effect. Such emissions have led to a trend of unnatural 
warming of the earth’s atmosphere and oceans, with corresponding effects on 
global circulation patterns and climate (IPCC 2007:665). Carbon dioxide 
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emissions associated with fossil fuel combustion for energy-related activities 
are the primary contributors to human-induced climate change (EPA 2012). 

Prominent GHGs contributing to the earth’s greenhouse effect are carbon 
dioxide (CO2), methane, nitrous oxide, and high–global warming potential 
(high-GWP) GHGs. High-GWP gases are typically emitted at lower rates 
than CO2, methane, and nitrous oxide, but these gases could substantially 
contribute to climate change since they are comparatively more effective at 
absorbing infrared radiation. 

The concept of CO2-equivalency (CO2e) is used to account for the different 
potentials of GHGs to absorb infrared radiation. This potential, known as 
the global warming potential (GWP) of a GHG, depends on the lifetime or 
persistence of the gas molecule in the atmosphere, its ability to absorb/trap 
infrared radiation, and the spectrum of light energy (range of wavelengths 
and frequencies) absorbed by the gas molecule. Every GHG’s GWP is mea-
sured relative to CO2, which has a GWP of 1. Whereas pollutants with local-
ized air quality effects have relatively short atmospheric lifetimes (about one 
day), GHGs have long atmospheric lifetimes (one year to several thousand 
years). GHGs persist in the atmosphere for a long enough time to be dis-
persed around the globe, continually contributing to the greenhouse effect. 
The exact lifetime of any particular GHG molecule depends on multiple vari-
ables and cannot be pinpointed, but more CO2 is currently emitted into the 
atmosphere than is sequestered. 

Carbon dioxide sinks or reservoirs include vegetation and the ocean, which 
respectively absorb CO2 through photosynthesis and dissolution, two of the 
most common processes of CO2 sequestration. Of the total annual human-
caused CO2 emissions, approximately 54 percent is sequestered through 
ocean uptake, Northern Hemisphere forest regrowth, and other terrestrial 
sinks within a year, and the remaining 46 percent remains stored in the atmo-
sphere (Seinfeld and Pandis 1998:1091).

Greenhouse Gas Emissions

Emissions of CO2 are byproducts of fossil fuel combustion. Emissions of 
methane, a highly potent GHG, result from off-gassing—the release of 
chemicals from nonmetallic substances under ambient or greater pressure 
conditions. These off-gassing processes typically occur during the decom-
position of materials under anaerobic conditions (lack of oxygen) found in 
natural resources (e.g., wetlands), agricultural practices, and landfills. Nitrous 
oxide emissions are generated by agricultural practices and soil management 
activities.

GHGs emissions contributing to global climate change are attributable, in 
large part, to human activities associated with the transportation, industrial/
manufacturing, utility, residential, commercial, and agricultural emissions 

Burning fossil fuels accounts for a large 
percentage of greenhouse gas emissions 
in areas such as Woodland. 
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sectors (ARB 2011). In California, the transportation sector is the largest 
emitter of GHGs (38 percent of statewide emissions in 2010), followed by 
electricity generation (ARB 2013). In Woodland, as is typical for cities in 
California, transportation emissions are an even more dominant part of the 
inventory, representing approximately 68 percent of communitywide emis-
sions (UC Davis 2012). Yolo County’s total vehicle miles traveled (VMT) 
were allocated using the City’s proportion of the total County’s population 
(Woodland accounts for approximately 28 percent of the County’s total pop-
ulation). A portion of the transportation-related GHG emissions are from 
vehicles traveling through the City along Interstate 5 and Highway 113 (i.e., 
pass-through trips), which are not directly under the operational control of 
the City. Future GHG inventories that use travel demand analysis of VMT 
focused on land uses within Woodland (rather than a “top down” approach 
based on a proportion of countywide emissions) will allow the City to un-
derstand and develop reduction measures keyed to local transportation char-
acteristics.

Land use decisions affect the rate at which GHGs are emitted from several 
sectors (e.g., transportation, energy consumption, water, and waste). In par-
ticular, land use patterns and transportation facilities that reduce dependence 
on automobile travel and reduce the length of vehicle trips have major im-
plications for improvements to air quality and reduction of GHG emissions. 

In addition, activities associated with the long-term operation of development 
projects can directly or indirectly generate GHG emissions. Direct emissions 
occur at the site of consumption. For example, using natural gas for space 
or water heating generates direct GHG emissions because the natural gas is 
combusted at the site where the heat is used. Using electricity generates indi-
rect GHG emissions because although the consumer may use the electricity 
at his or her home, the generation of that electricity and subsequent emissions 
of GHGs (if fossil fuels are used for generation) are likely occurring off-site. 
The following sections describe the major GHG emission sectors and their 
associated emissions at the state and local levels.

Greenhouse Gas Emission Sectors

The Assembly Bill (AB) 32 Scoping Plan (the Scoping Plan) identifies the 
main GHG emission sectors that account for the majority of GHG emis-
sions generated within California and within Woodland. A brief description 
of each of the GHG emission sectors is provided below.

•	 Transportation: This sector represents the GHG emissions associated 
with on-road motor vehicles, recreational vehicles, aviation, ships, and 
rail. 

•	 Electricity: This sector represents the GHG emissions associated with use 
and production of electrical energy. Approximately 25 percent of electric-
ity consumed in California is imported, thus, GHG emissions associated 
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with out-of-state electricity production are also included as part of this 
sector.

•	 Industry: This sector represents the GHG emissions associated with in-
dustrial land uses (e.g., manufacturing plants and refineries). Industrial 
sources are predominately comprised of stationary sources (e.g., boilers 
and engines) associated with process emissions.

•	 Commercial and Residential: Commercial and residential GHG emis-
sion sources include area sources such as landscape maintenance equip-
ment, fireplaces, and natural gas consumption for space and water heat-
ing.

•	 Agriculture: This sector represents the GHG emissions associated with 
agricultural processes. Agricultural sources of GHG emissions include 
off-road farm equipment, irrigation pumps, residue burning, livestock, 
and fertilizer volatilization.

•	 High Global Warming Potential: This sector represents the generation of 
high global warming potential (GWP) GHGs. Examples of high GWP 
GHG sources include refrigerants (e.g., hydrofluorocarbons [HFCs], 
chlorofluorocarbons [CFCs]) and electrical insulation (e.g., sulfur hexa-
fluoride). Although these GHGs are typically generated in much smaller 
quantities than CO2, their high GWP results in considerable CO2e. 

•	 Recycling and Waste: This sector represents the GHG emissions associ-
ated with waste management facilities and landfills.

Inventory of Greenhouse Gas Emissions

In order to better understand the sources and magnitude of GHG emissions, 
public and private entities at the federal, State, and local level are developing 
GHG inventories. The City worked with UC Davis to develop an estimate of 
communitywide emissions. GHG inventories represent one of the first steps 

 In Woodland, the largest contributors to greenhouse gas emissions are the transportation sector 
(predominantly motor vehicles) and electricity used in residential and commercial buildings. 
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in programs to reduce GHG emissions, allowing staff and decision makers to 
understand the emissions profile of a jurisdiction or facility.

State GHG Inventory

As the second largest emitter of GHGs in the United States and 12th to 16th 
largest in the world, California contributes a large quantity of GHGs to the 
atmosphere (CEC 2006b:i). Emissions of CO2 are byproducts of fossil-fuel 
combustion and are attributable in large part to human activities associated 
with the transportation industry, electricity generation, natural gas consump-
tion, and agriculture (ARB 2011a). As noted, the transportation sector is 
the largest emitter of GHGs, followed by electricity generation (ARB 2011a) 
(Chart 3-1).

Chart 3-1: 2010 California GHG Emissions by Scoping Plan Category

Notes: Commercial and Residential includes natural gas and other fuel use. Industrial includes GHG 
emissions attributable to refineries, natural gas, oil and gas extraction, cement plants, and other 
industrial process related emissions. 

Source: ARB, 2013.

Local GHG Inventory – City of Woodland

In 2012, a GHG emissions inventory for the baseline year 2005 was devel-
oped for the City (UC Davis 2012). Baseline annual emissions were deter-
mined to be approximately 544,145 MT CO2e per year from sources such 
as residential/commercial energy use, transportation, water and wastewater, 
municipal energy use and transportation, and wastewater reuse. Of the total 
GHG emissions, 68 percent of the emissions are generated from transporta-
tion, followed by residential and commercial energy use (31 percent). Table 
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3.8-1 presents the City of Woodland’s 2005 GHG emissions by emissions 
sector. In addition, Chart 3-2 presents the City of Woodland’s GHG emis-
sion sectors by their relative contribution to the city’s total emissions.

The relative contributions of GHG emissions to the City’s inventory from 
various sources can be used to assemble a package of GHG emission reduc-
tion measures that are properly focused on major emissions sources over 
which the City exercises some control. Some sources of emissions reductions 
will be more efficient than others – the cost per ton reduced may be higher 
or lower for different emissions sectors. But, an overall knowledge of the pri-
mary sources of emissions will be important to development of the City’s 
Climate Action Plan. The baseline emissions inventory is also normally used 
to derive an emissions reduction target, which is often (though not always) 
expressed as a percentage reduction compared to the baseline emissions level. 

TablE 3.8-1 CITY OF WOODlaND YEaR 2005 EMISSIONS 
INVENTORY

EMISSIONS SECTOR EMISSIONS (MT CO2E/YR) PERCENT CONTRIBUTION

Residential Energy Use 68,704 12.6%

Commercial Energy Use 98,155 18.0%

Transportation 367,567 67.5%

Water and Wastewater 2,666 <1%

Municipal Energy Use 
and Transportation1

2,676 <1%

Wastewater Reuse 4,377 <1%

Total GHG Emissions 544,145
Notes: 

MT CO2e/yr = metric tons of carbon dioxide equivalent per year; GHG = greenhouse gases.

1 Only includes Scope 1 and Scope 2 emissions. Scope 3 emissions have been excluded from this 
total.

Source: City of Woodland, 2012.

Greenhouse Gas Emissions Opportunities and Challenges 

Land use entitlement authority, which largely rests at the local government 
level in California, has a great influence on development patterns, commu-
nity design, transportation facilities planning, and other factors that influ-
ence the amount of automobile travel, measured as “vehicle miles traveled” 
(VMT). The number of VMT in Woodland, in turn, directly relates to the 
amount of transportation-related GHG emissions. However, the City does 
not have control over vehicle emissions technology or fuel economy stan-
dards, which are factors in calculating air pollutant and GHG emissions from 
the transportation sector. Similarly, City standards can have some influence 
on the solar orientation of buildings and other components related to build-
ing and public realm energy efficiency, but energy generation, renewable en-
ergy requirements, and other components of electricity related emissions are 
largely outside of local government’s control.
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Chart 3-2: 2010 City of Woodland GHG Emissions by Scoping Plan 
Category

Notes: Commercial and Residential includes natural gas and other fuel use. Industrial includes GHG 
emissions attributable to refineries, natural gas, oil and gas extraction, cement plants, and other 
industrial process related emissions. 

Source: ARB, 2010.

There are many local co-benefits of planning to reduce GHG emissions. Land 
use and transportation policies that reduce VMT and promote alternatives 
to automobile travel also can reduce household and business transportation 
costs, reduce harmful air pollution (other than GHGs), enhance mobility, 
reduce time spent commuting, and provide other benefits. Compact devel-
opment (which reduces GHGs) can also be more efficient and cost-effective 
to serve with public infrastructure and services. Measures that promote en-
ergy efficiency reduce air pollutant emissions and GHGs, but also save on 
household and business utility costs. Encouraging reinvestment and revital-
ization of existing developed areas can reduce VMT, air pollutants, and GHG 
emissions, but also helps to conserve important open space functions, such 
as agriculture, habitats, recreation, and watershed protection. Development 
patterns that promote working, living, and shopping in the same community 
have fiscal and economic benefits. 
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Land Use, Community Design, and Transportation

The generation of (and therefore reduction of ) GHG emissions is highly de-
pendent on how General Plan policies can create a more effective and efficient 
transportation system. As discussed above, transportation is the largest GHG 
emissions sector for the City. Therefore, a reduction in vehicle emissions is 
necessary to achieve significant GHG reduction, especially since improve-
ments in building energy efficiency can be overwhelmed by increases in VMT. 
The effectiveness of a local air quality management and GHG reduction pro-
gram is contingent on promoting development patterns and transportation 
systems that reduce emissions from the transportation sector.

A variety of land use, transportation, and design approaches, when used to-
gether, can substantially reduce vehicular travel (and therefore reduce GHG 
emissions) (Ewing 2001, Handy 2004). Approaches to managing travel de-
mand that could be incorporated into the 2035 General Plan include: 

•	 Diversity. Placing a variety of land use activities in proximity to each 
other (housing, shopping, employment, services, etc.) provides greater 
choice of mobility. People can walk, bike, or take transit to meet daily 
needs. This strategy also makes the trips that must occur in a car shorter.

•	 Compactness. Compact development, by its nature, can increase the ef-
ficiency of infrastructure, enable travel by modes other than by car, and 
reduce trip lengths. 

•	 Reinvestment. One way to avoid GHG emissions is to facilitate more 
efficient and economic use of the lands and existing infrastructure in 
already-developed portions of a community. Reinvestment in existing 
neighborhoods and retrofit of existing buildings can result in a net re-
duction in GHG emissions.

•	 Housing and Employment. Placing jobs and housing closer to one an-
other can reduce work-related trips, which, although they normally rep-
resent a minority of trips, can account for a large number of vehicle miles 
traveled (VMT). 

•	 Connectivity. A highly-connected transportation network shortens trip 
lengths and allows land uses to be placed closer in proximity to one an-
other and along direct routes. Developing more diverse land uses in prox-
imity of one another enables more trips to be made by walking or biking.

•	 Facilities. Safe and convenient bike lanes, pedestrian pathways, transit 
shelters, and other transportation facilities that are incorporated into a 
comprehensive transportation network can also encourage more travel by 
other means, thereby reducing air pollution and GHG emissions.
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Energy Efficiency

Another way to address global climate change is to promote energy efficiency 
and use of renewable (and low emission) sources of energy. Reducing electrici-
ty-related GHG emissions can be achieved by a variety of measures and strate-
gies ranging from improving energy efficiency of infrastructure (e.g., buildings 
[lighting, heating, cooling]), to installing renewable energy sources (e.g., solar 
panels, wind turbines), to changing the existing electricity production portfo-
lio, and as simple as changing electricity consumption behaviors and practices. 
However, because energy efficiency is fairly dependent on new technology, it 
is essential to educate land owners on the payback periods and cost benefits 
of new energy efficient systems, appliances, building practices, and retrofitting 
techniques. 

Renewable Energy

GHG emissions could be reduced by producing electricity for existing and 
future land uses from renewable resources such as the sun, wind, or geother-
mal sources. GHG reductions from renewable energy could be achieved for 
residential, commercial, or industrial land uses; however, it is also possible for 
the City to independently invest in, or support the investment in renewable 
energy sources. 

Solid Waste Management

Solid waste management is a tool by which the City can reduce GHG emis-
sions, reduce residents’ and businesses’ costs, and preserve lands that would 
otherwise be used for landfills. Decreasing communitywide solid waste gen-
eration reduces solid waste decomposition GHG emissions at landfills (i.e., 
methane) and the transportation-related GHG and air pollutant emissions 
associated with solid waste hauling. The City can play a role in solid waste 
reduction through measures such as public education, requirements on prod-
ucts sold in the City, ordinances, adjusting disposal fees, evaluating effective-
ness of current solid waste management, and promoting waste diversion. 
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3.9 Air Quality

This section provides a discussion of the scientific, regulatory, and emissions 
background of air quality in the region, including natural factors that influ-
ence air quality along with air quality pollutants of concern.

Environmental Setting

Climate, Topography, and Meteorology

Woodland is located in Yolo County, which is part of the Sacramento Valley 
Air Basin (SVAB). The SVAB is comprised of Sacramento, Shasta, Tehama, 
Butte, Glenn, Colusa, Sutter, Yuba, Yolo, the northeast portion of Solano, 
and western portion of Placer counties. California’s air basins have been cre-
ated to group together regions that have similar natural factors that affect air 
quality.20

The Mediterranean climate of the Sacramento Valley is characterized by hot 
dry summers and mild rainy winters. Temperatures throughout the year could 
range from 20 to 115 degrees Fahrenheit (° F). In the summer, average highs 
are approximately 94° F. Average lows in the winter are approximately 40° F 
(WRCC 2013). Average annual rainfall is about 19 inches and snowfall is 
very rare (WRCC 2013). Prevailing winds are moderate in strength and vary 
from dry land flows from the north to moist clean breezes from the south.

The mountains surrounding the Sacramento Valley create a barrier to air flow, 
which can trap air pollutants in the Valley, particularly in the autumn and 
early winter when large pressure cells lie over the Valley and temperatures are 
lower. The lack of surface wind during these periods and reduced vertical flow 
caused by less surface heating, reduces the influx of outside air and allows air 
pollutants generated within the Valley to become concentrated in a stable vol-
ume of air. Ground concentrations are the highest when these conditions are 
combined with smoke from agricultural burning or temperature inversions 
that trap cool air, fog, and pollutants near the ground.

The ozone season (May through October) in the Sacramento Valley is char-
acterized by stagnant morning air or light winds, with the Delta sea breeze 
arriving in the afternoon and evening out of the southwest. Usually, this eve-
ning breeze transports the airborne pollutants generated within the Valley to 
the north out of the Sacramento Valley. During about half of the days from 
July to September, however, a phenomenon called the “Schultz Eddy” pre-

20 Ambient concentrations of air pollutants are determined by the level of emissions released by 
pollutant sources (i.e., anthropogenic factors) and the atmosphere’s ability to transport and 
dilute such emissions (i.e., natural factors). Natural factors that affect transport, dilution, and 
generation of air pollutants include terrain, wind, atmospheric stability, and the presence of 
sunlight. These natural and environmental factors and pollutants and pollutant sources are dis-
cussed separately below.
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vents this from occurring. Instead of allowing for the prevailing wind patterns 
to move north carrying the pollutants out of the Valley, the Schultz Eddy 
causes the wind pattern to circle back south. Essentially, this phenomenon 
cause causes air pollutants that would otherwise be transported out of the 
Valley to be blown southward back into the Valley. This has the effect of exac-
erbating the pollution levels and increasing the likelihood of violating federal 
or state standards. This eddy will normally dissipate around noon if the Delta 
sea breeze arrives.

Criteria Air Pollutants

California Air Resources Board (ARB) and the U.S. Environmental Protec-
tion Agency (EPA) focus on the following air pollutants as indicators of am-
bient air quality: ozone, carbon monoxide (CO), nitrogen dioxide (NO2), 
sulfur dioxide (SO2), particulate matter with aerodynamic diameter less than 
10 microns (PM10), particulate matter with aerodynamic diameter less than 
2.5 microns (PM2.5), and lead. These pollutants, which are most linked with 
human health, are commonly called “criteria air pollutants.”

Health-based air quality standards have been established for these pollutants 
by ARB at the state level and by EPA at the national level. These standards, 
which include a margin of safety, were established to protect the public from 
adverse health impacts resulting exposure to air pollution. California also has 
established standards for sulfates, visibility-reducing particles, hydrogen sul-
fide, and vinyl chloride. A brief description of each criteria air pollutant, 
including its source types and health effects, is provided below, along with 
the most current monitoring station data and attainment designations for 
the Woodland area. Table 3.9-1 presents the California ambient air quality 
standards (CAAQS) and national ambient air quality standards (NAAQS).
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TablE 3.9-1 NaTIONal aND CalIFORNIa aMbIENT aIR QUalITY STaNDaRDS

POLLUTANT AVERAGING TIME

CALIFORNIA 
STANDARDSA NATIONAL STANDARDSB

Concentrationc Primaryc,d Secondaryc,e

Ozone

1 hour 0.09 ppm 
(180 μg/m3)

–
Same as primary 

standard8 hours 0.070 ppm 
(137 μg/m3)

0.075 ppm
(147 μg/m3)

Respirable 
particulate matter 
(PM10)

24 hours 50 μg/m3 150 μg/m3

Same as primary 
standardAnnual arithmetic 

mean
20 μg/m3 –

Fine particulate 
matter (PM2.5)

24 hours – 35 μg/m3

Same as primary 
standardAnnual arithmetic 

mean
12 μg/m3 12.0 μg/m3 f

Carbon monoxide

8 hours 9.0 ppm 
(10 mg/m3)

9 ppm
(10 mg/m3)

None
1 hour 20 ppm 

(23 mg/m3)
35 ppm

(40 mg/m3)

8 hours (Lake Tahoe) 6 ppm 
(7 mg/m3)

– –

Nitrogen dioxideg

Annual arithmetic 
mean

0.030 ppm 
(57 μg/m3)

0.053 ppm 
(100 μg/m3)

Same as primary 
standard

1 hour 0.18 ppm 
(339 μg/m3)

0.100 ppb 
(188 μg/m3)

None

Sulfur dioxideh

Annual Arithmetic 
Mean

– 0.030 ppm
(for certain areas) h

–
24 hours 0.04 ppm 

(105 μg/m3)
0.14 ppm 

(for certain areas) h

3 hours – – 0.5 ppm (1,300 μg/
m3)

1 hour 0.25 ppm 
(655 μg/m3)

0.075 ppm (196 μg/
m3)

–

Leadi,j

30-day average 1.5 μg/m3 – –

Calendar quarter – 1.5 μg/m3

(for certain areas) j Same as primary 
standard

– 0.15 μg/m3

Visibility-reducing 
particlesk

8 hours See footnote k

No national standards.
Sulfates 24 hours 25 μg/m3

Hydrogen sulfide
1 hour 0.03 ppm 

(42 μg/m3)

Vinyl chloridek 24 hours 0.01 ppm 
(26 μg/m3)
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TablE 3.9-1 NaTIONal aND CalIFORNIa aMbIENT aIR QUalITY STaNDaRDS
Notes: mg/m3 = milligrams per cubic meter; PM2.5 = fine particulate matter with an aerodynamic resistance diameter of 2.5 micrometers or less; PM10 

= respirable particulate matter with an aerodynamic resistance diameter of 10 micrometers or less; ppb = parts per billion; ppm = parts per mil-
lion; µg/m3 = micrograms per cubic meter.

a California standards for ozone, carbon monoxide (except 8-hour Lake Tahoe), sulfur dioxide (1- and 24-hour), nitrogen dioxide, and particulate 
matter (PM10, PM2.5, and visibility-reducing particles), are values that are not to be exceeded. All others are not to be equaled or exceeded. Cali-
fornia ambient air quality standards are listed in the Table of Standards in Section 70200 of Title 17 of the California Code of Regulations.

b National standards (other than ozone, particulate matter, and those based on annual arithmetic mean) are not to be exceeded more than once 
a year. The ozone standard is attained when the fourth highest 8-hour concentration measured at each site in a year, averaged over 3 years, is 
equal to or less than the standard. For PM10, the 24-hour is attained when the expected number of days per calendar year with a 24-hour aver-
age concentration above 150 µg/m3 is equal to or less than 1. For PM2.5, the 24-hour standard is attained when 98% of the daily concentrations, 
averaged over 3 years, are equal to or less than the standards. Contact EPA for further clarification and current national policies.

c Concentration expressed first in the units in which it was promulgated. Equivalent units given in parentheses are based upon a reference 
temperature of 25 degrees Celsius (°C) and a reference pressure of 760 torr. Most measurements of air quality are to be corrected to a reference 
temperature of 25°C and reference pressure of 760 torr; parts per million (ppm) in this table refers to ppm by volume, or micromoles of pollut-
ant per mole of gas.

d National Primary Standards: The levels of air quality necessary, with an adequate margin of safety to protect the public health.

e National Secondary Standards: The levels of air quality necessary to protect the public welfare from any known or anticipated adverse effects of 
a pollutant.

f On January 15, 2013, EPA announced it would revise the national annual PM2.5 standard to 12.0 µg/m3 to provide increased protection against 
health risks.

g To attain the 1-hour national standard, the 3-year average of the annual 98th percentile of the 1-hour daily maximum concentrations at each 
site must not exceed 100 ppb. Note the national 1-hour standard is in units of parts per billion (ppb). California standards are in units of ppm. To 
directly compare the national 1-hour standard to the California standards the units can be converted from ppb to ppm. In this case, the national 
standard of 100 ppb is identical to 0.100 ppm.

h On June 2, 2010, a new 1-hour SO2 standard was established and the existing 24-hour and annual primary standards were revoked. To attain the 
1 hour national standard, the 3-year average of the annual 99th percentile of the 1-hour daily maximum concentrations at each site must not 
exceed 75 ppb. The 1971 SO2 national standards (24-hour and annual) remain in effect until 1 year after an area is designated for the 2010 stan-
dard, except that in areas designated nonattainment for the 1971 standards, the 1971 standards remain in effect until implementation plans to 
attain or maintain the 2010 standards are approved.

 Note that the 1-hour national standard is in units of ppb. California standards are in units of ppm. To directly compare the 1-hour national stan-
dard to the California standard, the units can be converted to ppm. In this case, the national standard of 75 ppb is identical of 0.075 ppm.

i The California Air Resources Board (ARB) has identified lead and vinyl chloride as toxic air contaminants with no threshold level of exposure for 
adverse health effects determined. These actions allow for the implementation of control measures at levels below the ambient concentrations 
specified for these pollutants. 

j The national standard for lead was revised on October 15, 2008, to a rolling 3-month average. The 1978 lead standard (1.5 µg/m3 as a quarterly 
average) remains in effect until 1 year after an area is designated for the 2008 standard, except that in areas designated nonattainment for the 
1978 standard, the 1978 standard remains in effect until implementation plans to attain or maintain the 2008 standards are approved.

k In 1989, ARB converted both the general statewide 10-mile visibility standard and the Lake Tahoe 30-mile visibility standard to instrumental 
equivalents, which are “extinction of 0.23 per kilometer” and the “extinction of 0.07 per kilometer” for the statewide and Lake Tahoe Air Basin 
standards, respectively.

Source: ARB, 2012a.
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Ozone

Ozone is a photochemical oxidant—that is, a substance whose oxygen com-
bines chemically with another substance in the presence of sunlight—and the 
primary component of smog. Ozone is not directly emitted into the air, but is 
formed through complex chemical reactions between precursor emissions of 
reactive organic gases (ROG) and oxides of nitrogen (NOX) in the presence of 
sunlight. ROG emissions result primarily from incomplete fuel combustion 
and the evaporation of chemical solvents and fuels.21 Because these reactions 
occur on a regional scale, ozone is a regional pollutant.22

Meteorology and terrain play a major role in ozone formation. Generally, low 
wind speeds or stagnant air coupled with warm temperatures and clear skies 
provide the optimum conditions for ozone formation.23 Because of the reac-
tion time involved, peak ozone concentrations often occur far downwind of 
the precursor emissions. In general, ozone concentrations over or near urban 
and rural areas reflect an interplay of emissions of ozone precursors, trans-
port, meteorology, and atmospheric chemistry. 

The number of ozone exceedances in the Sacramento Valley region is not 
steadily trending downwards, but the exceedance concentrations are becom-
ing less severe and non-exceedance concentrations are becoming cleaner 
(YSAQMD 2013). In addition to regional ozone concentrations, the ARB 
has identified the “Broader Sacramento Area,” including Yolo County, as an 
area that transports pollutants to the Upper Sacramento Valley, the San Joa-
quin Valley, the San Francisco Bay Area, and the Mountain Counties and 
contributes to State ambient ozone standard exceedances (YSAQMD 2013). 
The Sacramento area has also been identified as being affected by transport 
from the Bay Area and the San Joaquin Valley.

Although YSAQMD’s rules and regulations have been able to control area and 
stationary source emissions and keep those emissions levels basically constant, 
mobile source emissions, which are the major source of ozone precursors, 
continue to grow along with population. From 2009 to 2011, YSAQMD’s 
jurisdiction grew by approximately 3 percent in population, but VMT grew 
at more than twice this rate (approximately 6.6 percent) (YSAQMD 2013). 

21 NOX refers to a group of gaseous compounds of nitrogen and oxygen that result from the 
combustion of fuels. A highly reactive molecule, ozone readily combines with many different 
components of the atmosphere. Consequently, high levels of ozone tend to exist only while high 
ROG and NOX levels are present to sustain the ozone formation process. Once the precursors 
have been depleted, ozone levels decline rapidly.

22 Ozone located in the upper atmosphere (stratosphere) acts in a beneficial manner by shielding 
the earth from harmful ultraviolet radiation emitted by the sun. However, ozone located in the 
lower atmosphere (troposphere) is a major health and environmental concern.

23 Although stagnant conditions typically occur in autumn and early winter, the cumulative effects 
of warm temperatures, sunlight, and clear skies in the summertime are more conducive to ozone 
generation and thus summertime is generally the peak ozone season.
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Statewide vehicle emission standards and incentive programs, along with 
land use development patterns and transportation planning will be critical 
for ozone attainment.24

Carbon Monoxide

CO is a colorless, odorless gas that is formed when carbon in fuel is not 
burned completely. It is a component of motor vehicle exhaust, which con-
tributes about 56 percent of all CO emissions nationwide. Other non-road 
engines and vehicles (such as construction equipment and boats) contribute 
about 22 percent of all CO emissions nationwide.25 Other sources of CO 
emissions include industrial processes (such as metals processing and chemi-
cal manufacturing), residential wood burning, and natural sources such as 
forest fires. Woodstoves, gas stoves, cigarette smoke, and unvented gas and 
kerosene space heaters are sources of CO indoors. The highest levels of CO 
in the outside air typically occur during the colder months when inversion 
conditions become more frequent, trapping the air pollution near the ground 
beneath a layer of warm air. 

Because exceedances of CO concentrations have become less of a problem in 
the project region in recent years, CO is no longer monitored in Yolo County. 
The nearest monitoring stations that monitor for CO are located in Sacra-
mento and Solano Counties (Del Paso Manor station in Sacramento and 
Tuolumne Street station in Vallejo, respectively), which are in more popu-
lated areas with higher concentrations of vehicles and have not registered any 
exceedances of CO in the past 10 years (2002-2012) (ARB 2013).26

24 Ozone exposure causes adverse health effects primarily in the respiratory system. Ozone af-
fects not only sensitive receptors, such as asthmatics and children, but healthy adults as well. 
Exposure to ambient levels of ozone ranging from 0.10 to 0.40 part per million (ppm) for 1–2 
hours has been found to substantially alter lung function by increasing respiratory rates and 
pulmonary resistance, decreasing “tidal” volumes (the amount of air inhaled and exhaled), and 
impairing respiratory mechanics. Ambient levels of ozone exceeding 0.12 ppm are linked to 
symptomatic responses, such as throat dryness, chest tightness, headache, and nausea.

25 Higher CO levels generally occur in areas with heavy traffic congestion. In cities, 85 to 95 per-
cent of all CO emissions may come from motor vehicle exhaust.

26 Adverse health effects associated with exposure to CO concentrations include such symptoms as 
dizziness, headaches, and fatigue. CO exposure is especially harmful to individuals who suffer 
from cardiovascular and respiratory diseases (EPA 2009). CO enters the bloodstream through 
the lungs by combining with hemoglobin, which normally supplies oxygen to the cells. How-
ever, CO combines with hemoglobin much more readily than oxygen does, drastically reducing 
the amount of oxygen available to the cells.
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Particulate Matter

PM10 consists of particulate matter emitted directly into the air, such as fugi-
tive dust, soot, and smoke from mobile and stationary sources, construction 
operations, fires, and natural windblown dust.27 It also includes particulate 
matter formed in the atmosphere by condensation and/or transformation 
of SO2 and ROG (EPA 2009). PM2.5 is a subgroup of PM10, consisting of 
smaller particles that have an aerodynamic diameter of 2.5 micrometers or 
less (ARB 2009). 

As presented in Table 3.9-4, areawide sources are the largest source of PM10 
and PM2.5 emissions in the region (approximately 88%). Given the agricul-
tural and rural nature of the Planning Area, farming operations, construction 
and demolition, and road/fugitive dust are the main contributors to particu-
late matter emissions in the region. Exceedances of the PM10 and PM2.5 stan-
dards are still registered near the Planning Area (see Table 3.9-2) and Yolo-
Solano Air Quality Management District (YSAQMD) continues to develop 
rules and regulations that control and minimize PM10 and PM2.5 from the 
construction industry and agricultural burning (YSAQMD 2013). 

Nitrogen Dioxide

NO2 is a brownish, highly reactive gas that is present in all urban environ-
ments. The major human-made sources of NO2 are combustion devices, 
such as boilers, gas turbines, and mobile and stationary internal combus-
tion engines. Combustion devices emit primarily nitric oxide (NO), which 
reacts through oxidation in the atmosphere to form NO2 (EPA 2009). The 
combined emissions of NO and NO2 are referred to as NOX and reported as 
equivalent NO2.

28,29

27 The adverse health effects associated with PM10 depend on the specific composition of the par-
ticulate matter. For example, health effects may result from adsorption of metals, polycyclic 
aromatic hydrocarbons, and other toxic substances onto fine particulate matter (referred to as 
the “piggybacking effect”), or from the presence of fine dust particles of silica or asbestos. Gener-
ally, both short-term and long-term exposure to elevated concentrations of PM10 may result in 
adverse effects. These effects may include breathing and respiratory symptoms, aggravation of 
existing respiratory and cardiovascular diseases, alterations to the immune system, carcinogen-
esis, and premature death (EPA 2009). PM2.5 poses an increased health risk because the particles 
can deposit deep in the lungs and may contain substances that are particularly harmful to hu-
man health.

28 Because NO2 is formed and depleted by reactions associated with ozone, the NO2 concentration 
in a particular geographic area may not be representative of the local NOX emission sources.

29 Inhalation is the most common route of exposure to NO2. The severity of the adverse health 
effects depends primarily on the concentration inhaled, rather than the length of exposure. An 
individual may experience a variety of acute symptoms such as coughing, difficulty in breathing, 
vomiting, headache, and eye irritation during or shortly after exposure. Severe, symptomatic 
NO2 intoxication after acute exposure has been linked on occasion with prolonged respira-
tory impairment, with such symptoms as chronic bronchitis and decreased lung function (EPA 
2009).
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Sulfur Dioxide

SO2 is produced by such stationary sources as coal and oil combustion, steel 
mills, refineries, and pulp and paper mills. SO2 comprises approximately 97 
percent of sulfur oxide (SOX) emissions in California.30

Statewide emissions of SOX have decreased by approximately 45 percent since 
1990, primarily due to increased emissions controls in industrial stationary sources 
and switching from fuel oil to natural gas for electric generation and industrial 
boilers (ARB 2011). In addition, in 2006, ARB required the use of ultra-low-
sulfur diesel fuel (15 ppm sulfur) for on-road vehicles, which further reduced SOX 
emissions throughout the state. By 2014, it is anticipated that all highway, off-
road, locomotive, and marine fuel will be ultra-low-sulfur diesel (ARB 2011). As 
shown in Table 3.9-4, SO2 emissions are fairly low in the region and primarily 
occur from stationary sources. As a result of SOX emissions becoming less of a 
problem, SOX is no longer monitored in Yolo County and has not been exceeded 
in the last 10 years at nearby monitoring stations (ARB 2013).

Lead

Lead is a metal found naturally in the environment and in manufactured 
products. The major sources of lead emissions have historically been mobile 
and industrial sources. As a result of the phase-out of leaded gasoline, metal 
processing is currently the primary source of lead emissions. The highest lev-
els of lead in the air are generally found near lead smelters. Other stationary 
sources are waste incinerators, utilities, and lead-acid battery manufacturers.31

Toxic Air Contaminants

Concentrations of toxic air contaminants (TACs), or in federal terminology, 
hazardous air pollutants (HAPs), are also used as indicators of ambient air 
quality conditions. A TAC is defined as an air pollutant that may cause or 
contribute to an increase in mortality or serious illness, or that may pose a 
hazard to human health.32

30 SO2 exposure causes adverse health effects primarily in the upper respiratory tract. SO2 is a respi-
ratory irritant; the bronchioles constrict with inhalation of SO2 at five parts per million (ppm) 
or more. On contact with the moist mucous membranes, SO2 produces sulfurous acid, which 
is a direct irritant. The concentration, rather than the duration of exposure, is an important 
determinant of respiratory effects.

31 Until about 20 years ago, mobile sources were the main contributor to ambient lead concentra-
tions in the air. In the early 1970s, EPA set national regulations to gradually reduce the lead con-
tent in gasoline. In 1975, unleaded gasoline was introduced for motor vehicles equipped with 
catalytic converters. EPA banned the use of leaded gasoline in highway vehicles in December of 
1995 (EPA 2009). EPA’s regulatory efforts to remove lead from gasoline caused emissions of lead 
from the transportation sector to decline dramatically (95 percent between 1980 and 1999), and 
levels of lead in the air decreased by 94 percent between 1980 and 1999. Transportation sources, 
primarily airplanes, now contribute only 13 percent of lead emissions. A National Health and 
Nutrition Examination Survey reported a 78 percent decrease in the levels of lead in people’s 
blood between 1976 and 1991. This dramatic decline can be attributed to the move from leaded 
to unleaded gasoline (EPA 2009).

32 TACs are usually present in minute quantities in the ambient air; however, their high toxicity or 
health risk may pose a threat to public health even at low concentrations.
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According to the California Almanac of Emissions and Air Quality,33 the ma-
jority of the estimated health risk from TACs is attributed to relatively few 
compounds, the most dominant being PM exhaust from diesel-fueled en-
gines (diesel PM). Diesel PM differs from other TACs in that it is not a 
single substance, but rather a complex mixture of hundreds of substances. 
Although diesel PM is emitted by diesel-fueled internal combustion engines, 
the composition of the emissions varies depending on engine type, operat-
ing conditions, fuel composition, lubricating oil, and whether an emission 
control system is present.

Unlike the other TACs, no ambient monitoring data (i.e., monitored concen-
trations) are available for diesel PM because a standardized method for mea-
suring diesel PM has not been established. However, ARB has made prelimi-
nary concentration estimates based on a PM exposure method. This method 
uses ARB’s emissions inventory PM10 database, ambient PM10 monitoring 
data, and the results from several studies to estimate concentrations of diesel 
PM. In addition to diesel PM, the TACs for which data are available that pose 
the greatest existing ambient risk in California are benzene, 1,3-butadiene, 
acetaldehyde, carbon tetrachloride, hexavalent chromium, para-dichloroben-
zene, formaldehyde, methylene chloride, and perchloroethylene.34 However, 
diesel PM poses the greatest health risk among these 10 TACs.

ARB estimated that approximately 237 tons of diesel PM are generated in 
Yolo County per year, which is approximately 9 percent of the total die-
sel PM emissions generated within the SVAB.35 Based on receptor modeling 
techniques, ARB estimated the diesel PM health risk in the SVAB in 2000 to 
be 360 excess cancer cases per million people. This represents a decreased in 
diesel PM health risks by 52 percent from 1990 to 2000. Overall, ambient 
levels of most TACs (including diesel PM), except for para-dichlorobenzene, 
have decreased since 1990.36

Diesel PM concentrations would be anticipated to be relatively higher along 
major transportation routes with high proportions of heavy-duty diesel truck 
traffic, including I-5 and SR 113, and diesel PM concentrations drop off sub-
stantially with distance from the roadways. For example, ARB reported a 70 
percent drop in PM concentrations at a distance of 500 feet from the roadway 
compared to concentrations in areas adjacent to the roadway. Sacramento 
Metropolitan Air Quality Management District (SMAQMD) has provided 
guidance for assessing health risk along major area roadways based, in part, 
on distance from the roadway, traffic levels, heavy truck mix, and location of 
the subject sensitive receptor relative to the roadway. Health risk along major 
transportation routes is anticipated to improve over time—ARB has a regula-
tion that requires diesel trucks and buses to be retrofitted with PM filters. 

33 California Air Resources Board (ARB), 2009, ARB Almanac 2009 — Chapter 4: Air Basin 
Trends and Forecasts – Criteria Air Pollutants, p. 1-34.

34 Ibid, p. 1-34.

35 Ibid, Appendix C: p. C-10

36 Ibid, pp. 5-83 to 5-85.
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ARB’s Air Quality and Land Use Handbook: A Community Health Perspective 
(2005) provides guidance on land-use compatibility with TAC sources. Al-
though not a law or adopted policy, the handbook offers recommendations 
for the siting of sensitive receptors (such as proposed residential units) near 
uses associated with TACs, such as freeways and high-traffic roads, commer-
cial distribution centers, rail yards, ports, refineries, dry cleaners, gasoline sta-
tions, and industrial facilities, to help limit the exposure of children and other 
sensitive populations to TACs. The handbook is used to assess how much 
exposure would occur as a result of project implementation. Table 1-2 of the 
handbook includes generalized recommendations, including:

•	 Freeways and High-Traffic Roads. In traffic-related studies, the addition-
al non-cancer health risk attributable to proximity was seen within 1,000 
feet and was strongest within 300 feet. California freeway studies show 
about a 70 percent drop off in particulate pollution levels at 500 feet.

•	 Distribution Centers. Because ARB regulations will restrict truck idling 
at distribution centers, transport refrigeration unit (TRU) operations are 
the largest onsite diesel PM emission source followed by truck travel in 
and out of distribution centers. Based on ARB and South Coast District 
emissions and modeling analyses, we estimate an 80 percent drop-off in 
pollutant concentrations at approximately 1,000 feet from a distribution 
center.

•	 Dry Cleaners Using Perchloroethylene (perc). Local air district stud-
ies indicate that individual cancer risk can be reduced by as much as 75 
percent by establishing a 300 foot separation between a sensitive land use 
and a one-machine perc dry cleaning operation. For larger operations (2 
machines or more), a separation of 500 feet can reduce risk by over 85 
percent.

•	 Gasoline Dispensing Facilities. Based on the CAPCOA Gasoline Service 
Station Industry-wide Risk Assessment Guidelines, most typical GDFs 
(less than 3.6 million gallons per year) have a risk of less than 10 at 50 
feet under urban air dispersion conditions. Over the last few years, there 
has been a growing number of extremely large GDFs with sales over 3.6 
and as high as 19 million gallons per year. Under rural air dispersion 
conditions, these large GDFs can pose a larger risk at a greater distance.

Odors

Odors are generally regarded as an annoyance rather than a health hazard. 
However, manifestations of a person’s reaction to foul odors can range from 
psychological (e.g., irritation, anger, or anxiety) to physiological (e.g., circula-
tory and respiratory effects, nausea, vomiting, and headache).
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With respect to odors, the human nose is the sole sensing device. The ability 
to detect odors varies considerably among the population. In addition, people 
may have different reactions to the same odor – an odor that is offensive to 
one person may be perfectly acceptable to another. An unfamiliar odor is 
more easily detected and is more likely to result in complaints than a familiar 
one.37

Quality and intensity are two properties present in any odor.38 Odor intensity 
depends on the odorant concentration in the air. When an odorous sample is 
progressively diluted, the odorant concentration decreases. As this occurs, the 
odor intensity weakens and eventually becomes so low that the detection or 
recognition of the odor is quite difficult.39

Existing Air Quality

Air Quality Monitoring Data

Criteria air pollutants are monitored at multiple monitoring stations through-
out the SVAB. The 41929 Gibson Road monitoring station in Woodland, 
which is located at the southeastern portion of the city’s incorporated limits, 
measures ozone PM2.5, and PM10. Table 3.9-2 summarizes the air quality data 
from the three most recent years for which data are available (2009–2011) 
and lists the registered concentrations and exceedances of the CAAQS and 
NAAQS that occurred at this monitoring station from 2009 through 2011. 

The region’s major air quality problem is ozone generation, followed by PM10 
and PM2.5 concentrations. Between 2009 and 2011, the Woodland monitor-
ing station registered multiple days above the state and federal eight-hour 
ozone standards, but no exceedances of the state one-hour standard. The state 
CO, NO2, and SO2 standards were not exceeded in any of the last three years. 
The state 24-hour PM10 standard was exceeded at least once in all of the past 
three years, but the national 24-hour standard was not exceeded once dur-
ing the same period. Measured concentrations of PM2.5 were determined to 
exceed the national standard once in the past three years. 

37 This is due to a phenomenon known as odor fatigue, in which a person can become desensitized 
to almost any odor and recognition only occurs with an alteration in the intensity.

38 The quality of an odor indicates the nature of the smell experience. For instance, if a person 
describes an odor as “flowery” or “sweet,” then the person is describing the quality of the odor. 
Intensity refers to the strength of the odor. For example, a person may use the word “strong” to 
describe the intensity of an odor.

39 At some point during dilution, the concentration of the odorant reaches a detection threshold. 
An odorant concentration below the detection threshold means that the concentration in the air 
is not detectable by the average human.
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TablE 3.9-2 WOODlaND aMbIENT aIR QUalITY DaTa (2009–2011)1

2009 2010 2011

Ozone

Maximum concentration (1-hour/8-hour, ppm) 0.093/0.082 0.087/0.069 0.088/0.073

Number of days state standard exceeded (1-hour/8-hour) 0/11 0/0 0/2

Number of days national standard exceeded (1-hour/8-hour)2 0/3 0/0 0/0

Carbon Monoxide (CO)3

Maximum concentration (1-hour/8-hour, ppm) 2.4/1.94 1.6/1.23 1.9/1.60

Number of days state standard exceeded (1-hour/8-hour) 0/0 0/0 0/0

Number of days national standard exceeded (1-hour/8-hour) 0/0 0/0 0/0

Nitrogen Dioxide (NO2)
4

Maximum concentration (1-hour, ppm) 0.040 0.037 0.043

Number of days state standard exceeded 0 0 0

Annual average (ppm) 0.007 0.006 0.007

Sulfur Dioxide (SO2)
5

Maximum concentration (24-hour, ppm) 0.002 0.001 0.001

Number of days standard exceeded (national/California) 0 0 0

Annual Average (ppm) 0.000 0.000 0.000

Fine Particulate Matter (PM2.5)

Maximum concentration (μg/m3) (national/California)6 27.6/27.6 26.7/26.7 39.4/39.4

Number of days national standard exceeded 
(measured/estimated)7

0/0.0 0/0.0 1/–

State annual average (μg/m3) (national/California) 7.5/– 5.6/5.7 –/–

Respirable Particulate Matter (PM10)

Maximum concentration (μg/m3) (national/California)6 64.6/64.0 87.4/87.4 53.2/56.6

Number of days national standard exceeded 
(measured/estimated)7

2/12.2 1/6.5 1/6.1

Number of days national standard exceeded 
(measured/estimated)7

0/0.0 0/0.0 0/0.0

Annual average (μg/m3) (national/California) 20.5/21.1 18.6/18.8 18.4/19.1
Notes: μg/m3 = micrograms per cubic meter; ppm = parts per million; – = data not available or insufficient data to determine value

1 Measurements were recorded at the Gibson Road monitoring station unless noted otherwise.

2 The 8-hour national ozone standard was revised to 0.075 ppm in March 2008. Statistics shown are based on the previous 0.08 ppm standard. The 
1-hour national ozone standard was revoked on June 15, 2005. Statistics for the 1-hour national ozone standard are shown for informational 
purposes.

3 Measurements were recorded at the Goldenland Court monitoring station located at 68 Goldenland Court in Sacramento, which is approxi-
mately 15 miles southeast of the Planning Area.

4 Measurements were recorded at the Davis-UCD Campus monitoring station located on Campbell Road in Davis, which is approximately 10 miles 
south of the Planning Area.

5 Measurements were recorded at the Del Paso Manor monitoring station located at 2701 Avalon Drive in Sacramento, which is approximately 22 
miles southeast of the Planning Area.

6 State and national statistics may differ for the following reasons: State statistics are based on California-approved samplers, whereas national 
statistics are based on samplers using federal reference or equivalent methods. State and national statistics may therefore be based on different 
samplers. State statistics are based on local conditions while national statistics are based on standard conditions. State criteria for ensuring that 
data are sufficiently complete for calculating valid annual averages are more stringent than the national criteria. 

7 Measured days are those days that an actual measurement was greater than the level of the state daily standard or the national daily standard. 
Measurements are typically collected every 6 days. Estimated days are the estimated number of days that a measurement would have been 
greater than the level of the standard had measurements been collected every day. The number of days above the standard is not necessarily 
the number of violations of the standard for the year. 

Source: ARB, 2009; EPA, 2013.
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Attainment Status  

To determine whether a region’s air quality is healthful or unhealthful, con-
taminant levels in ambient air samples are compared to the CAAQS and 
NAAQS. Both ARB and EPA use the type of monitoring data presented in 
Table 3.9-2 to designate an area’s attainment status relative to the CAAQS 
and NAAQS, respectively, for criteria air pollutants. The purpose of these 
designations is to identify areas with air quality problems and thereby initiate 
planning efforts for improvement. The three basic designation categories are 
“nonattainment,” “attainment,” and “unclassified.” The “unclassified” desig-
nation is used in an area that cannot be classified on the basis of available 
information as meeting or not meeting the standards.

With respect to the CAAQS, the YSAQMD is currently designated as a non-
attainment area for ozone and PM10, and as an attainment or unclassified 
area for all other pollutants. With respect to the NAAQS, the YSAQMD is 
designated as a nonattainment area for ozone and PM2.5 and as an attainment 
or unclassified area for all other pollutants. Table 3.9-3 shows the YSAQMD’s 
most recent attainment designations.

TablE 3.9-3 CalIFORNIa aND NaTIONal aTTaINMENT 
STaTUSES FOR THE YOlO-SOlaNO aIR QUalITY 
MaNaGEMENT DISTRICT

POLLUTANT

DESIGNATION/CLASSIFICATION

California National

Ozone (1-hour) Nonattainment –

Ozone (8-hour) Nonattainment Nonattainment

Carbon monoxide (CO)
Attainment Unclassified/

Attainment

Nitrogen dioxide (NO2) Attainment Attainment

Sulfur dioxide (SO2) Attainment Attainment

Respirable particulate 
matter (PM10)

Nonattainment Unclassified

Fine particulate matter 
(PM2.5) 

Unclassified Nonattainment

Lead Attainment Attainment

Sulfates Attainment

No national standards
Hydrogen sulfide Attainment

Vinyl chloride Attainment

Visibility-reducing 
particles

Attainment

Source: ARB, 2009.
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Existing Emissions – Yolo-Solano Air Quality Management District 

Criteria air Pollutants

Table 3.9-4 summarizes the emissions inventory for criteria air pollutants 
in YSAQMD. Mobile sources are the largest contributor to the estimated 
annual average air pollutant levels of ROG, CO, and NOX, accounting for 
approximately 55 percent, 86 percent, and 88 percent, respectively, of the 
total inventory. As discussed above, ROG and NOX are ozone precursors and 
therefore, mobile sources are a key target for reducing ozone concentrations 
in the region. Stationary sources in YSAQMD are responsible for the major-
ity (approximately 68 percent) of the SOX emissions. Areawide sources (e.g., 
solvent evaporation, on-site fuel combustion for space and water heating, 
landscape maintenance equipment) account for approximately 88 percent 
and 63 percent of YSAQMD’s PM10 and PM2.5 emissions, respectively.

TablE 3.9-4 SUMMaRY OF 2008 ESTIMaTED EMISSIONS 
INVENTORY FOR CRITERIa aIR POllUTaNTS aND 
PRECURSORS (YSaQMD)

SOURCE TYPE/
CATEGORY

ESTIMATED ANNUAL AVERAGE EMISSIONS (TONS PER DAY)

ROG CO NOX SOX PM10 PM2.5

Stationary Sources

Fuel 
Combustion

0.39 3.98 4.09 0.33 0.58 0.58

Waste Disposal 0.16 0.07 0.02 0.09 0.00 0.00

Cleaning 
and Surface 
Coating

1.44 0.02 0.03 0.00 0.06 0.06

Petroleum 
Production 
and Marketing

1.89 0.20 0.04 - - -

Industrial 
Processes

1.04 0.57 0.19 0.08 1.80 0.96

Subtotal 
(Stationary 
Sources)

4.92 4.84 4.36 0.50 2.45 1.59

area-wide Sources

Solvent 
Evaporation

4.11 – – – – –

Miscellaneous 
Processes

1.47 11.57 0.88 0.06 32.84 5.64

Subtotal 
(Areawide 
Sources)

12.71 104.74 38.48 0.18 2.16 1.79
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TablE 3.9-4 SUMMaRY OF 2008 ESTIMaTED EMISSIONS 
INVENTORY FOR CRITERIa aIR POllUTaNTS aND 
PRECURSORS (YSaQMD)

SOURCE TYPE/
CATEGORY

ESTIMATED ANNUAL AVERAGE EMISSIONS (TONS PER DAY)

ROG CO NOX SOX PM10 PM2.5

Mobile Source s

On-Road 
Motor Vehicles

7.21 76.26 25.78 0.07 1.34 1.07

Other Mobile 
Sources

5.50 28.48 12.70 0.11 0.82 0.72

Subtotal 
(Mobile 
Sources)

12.71 104.74 38.48 0.18 2.16 1.79

Total for 
YSaQMD

23.22 121.14 43.72 0.73 37.45 9.02

Notes:

CO = carbon monoxide; NOX = oxides of nitrogen; PM10 = respirable particulate matter; PM
2.5

 = fine particulate matter; 

ROG = reactive organic gases; SOX = oxides of sulfur

Totals in table may not add exactly due to rounding.

Source: ARB, 2009.

Toxic air Contaminants

Existing TAC sources in the Woodland area include mobile sources, station-
ary sources, and areawide sources, which all cumulatively contribute to the 
existing TAC concentrations and the associated health risk. 

Mobile sources are dispersed on roadways throughout the Woodland area. 
SR 113 and I-5 both handle heavy-duty diesel trucks with emissions that 
can expose residents and other adjacent sensitive receptors to TAC emis-
sions. YSAQMD works closely with the Sacramento Metropolitan Air Qual-
ity Management District (SMAQMD) due to their proximity and similar 
air quality issues. SMAQMD has developed screening tables based on peak 
hourly volumes to evaluate the cancer risk associated with major roadways.40 
The SR 113 and I-5 year 2011 peak hourly vehicle volumes and maximum 
truck volume percentages that occur in proximity of the City’s sensitive recep-
tors are presented below:41,42

•	 SR 113: 1,950 vehicles per hour (12.5 percent trucks)

•	 I-5: 4,000 vehicles per hour (23.25 percent trucks)

40 SMAQMD. 2009 (January). Recommended Protocol for Evaluating the Location of Sensitive 
Land Uses Adjacent to Major Roadways, Technical Appendix. Available: <http://airquality.org/
ceqa/SLUMajorRoadway/SLURecommendedProtocolAppendix2.1-Jan2009.pdf>. Accessed 
April 19, 2013.

41 California Department of Transportation (Caltrans). 2012. 2011 Traffic Volumes on the Cali-
fornia State Highway System. Available: < http://traffic-counts.dot.ca.gov/2011TrafficVolumes
Aug2012.pdf>. Accessed April 19, 2013.

42 California Department of Transportation (Caltrans). 2011. 2011 Annual Average Daily Truck 
Traffic on the California State Highway System. Available: < http://traffic-counts.dot.ca.gov/>. 
Accessed April 19, 2013.
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Considering the vehicle volumes above and using the SMAQMD’s Recom-
mended Protocol for Evaluating the Location of Sensitive Land Uses Adja-
cent to Major Roadways guidance and screening tables, existing receptors 
may be exposed to a cancer risk of 149 cases in a million in within 50 feet 
of the east-west stretch of I-5 and 165 in a million within 50 feet of the 
north-south stretch of SR 113.43 This level of health risk includes diesel PM 
health risk only from the mentioned roadways and not other background 
TAC emissions. As discussed above, the current overall background cancer 
risk from diesel PM in the SVAB is 360 cancer risks in million. The statewide 
average is 540 cancer risks in a million. Development anticipated under the 
General Plan, along with regional growth, would increase vehicular traffic on 
I-5 and SR 113. Advances in emissions technology, turnover in vehicles, and 
increasingly stringent emission standards would reduce average emission rates 
of vehicles, but health risk is still an important factor for the city’s land use 
planning along these major transportation routes. 

In addition, stationary sources that would generate TACs are permitted by 
YSAQMD. These include gasoline-dispensing facilities, natural gas heaters, 
paint and adhesives facilities, concrete production, lumber cutting facilities, 
woodworking, emergency backup diesel engines, and grain milling, which are 
located throughout the city. 

Areawide TAC emissions are not monitored and tracked as closely as station-
ary or major roadway sources because of the dispersed nature of areawide 
TAC sources. Typically, areawide TAC sources are dependent on consumer 
behavior, which makes data difficult to gather. However, ARB has developed 
TAC emissions inventories that provide a baseline level of TAC emissions and 
how those emissions compare with the region. Table 3.9-5 presents the TAC 
emissions occurring within Yolo County compared with the overall TAC 
emissions occurring within the SVAB.

43 Assumes that sensitive receptors could be located 50 feet north or south of an east-west roadway, 
and 50 feet east or west of a north-south roadway.
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TablE 3.9-5 TaC EMISSIONS IN YOlO COUNTY aND SVab

TOXIC AIR CONTAMINANT

YOLO COUNTY 
EMISSIONS 

(TONS/YEAR)

SVAB 
EMISSIONS 

(TONS/YEAR)

PERCENT OF 
YOLO COUNTY 

CONTRIBUTION

Acetaldehyde 63 986 6.4%

Benzene 57 957 6.0%

1,3-Butadiene 20 437 4.6%

Carbon Tetrachloride 0 0 0.0%

Chromium (Hexavalent) <0.01 <1 0.0%

para-DiChlorobenzene 8 107 7.4%

Formaldehyde 132 2,045 6.5%

Methylene Chloride 25 352 7.0%

Perchloroethylene 26 355 7.3%

Diesel PM 237 2,590 9.2%

Notes: TAC = toxic air contaminants; SVAB = Sacramento Valley Air Basin; PM = particulate matter.

Source: ARB, 2009.

Odors

Woodland has several facilities and land uses that would be considered po-
tential odor sources. 

The Yolo County Central Landfill is located approximately seven miles south-
east of Downtown. 

In addition, the City operates a wastewater treatment plant, known as the 
“Water Pollution Control Facility” (WPCF), which processes wastewater 
from the City’s residential, commercial, and industrial land uses. The WPCF 
is located approximately 3.5 miles east of Downtown. The North Ponds of 
the WPCF wastewater treatment ponds have been abandoned for their origi-
nal purpose that had resulted their drying-out and occasional wetting. Dur-
ing these wetting episodes, decomposition would cause unpleasant odors. 
The abandoned wastewater treatment ponds were converted into storm water 
treatment ponds, which has addressed the odor issue. 

The WPCF headwork facility and pond system are also both odor sourc-
es within the city. The headworks area includes an influent pump station, 
screens, and grit removal, all of which are open to atmosphere and not cur-
rently equipped with any odor controls. The pond system can receive raw 
sewage influent and effluent during times of maintenance or peak flows at 
the WPCF, which, during warmer weather, can generate odor emissions. The 
City has found that proper management, including the maintenance of a 
water cap and adequate water circulation through the pond system, addresses 
this issue. The City is currently studying the effect of using mechanical aera-
tors in the ponds to reduce odors. The City is monitoring odor emissions 
with odor detectors. 
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In addition, to these municipal facilities, the city also includes industrial uses 
(e.g., manufacturing facilities, biomass storage for biomass power generation, 
food processing) that could constitute potential odor sources. 

Lastly, the city is surrounded by agricultural uses in each direction that can 
generate odors from a variety of processes, such as agricultural burning, live-
stock pens, fertilization, and composting, among others. The City of Wood-
land and YSAQMD work in cooperation with industrial facilities and agri-
cultural producers to limit the odor emissions associated with manufacturing 
processes and agricultural burning. 

Currently, the Pacific Coast Producers, which processes and cans tomatoes, 
spreads water that has been previously used in the manufacturing facility and 
to wash the tomatoes across agricultural fields in the east side of the city. As 
the organic matter in the residual water is decomposed, odor emissions are 
generated that have impacted local residents. Pacific Coast Producers have in-
vested more than $3 million dollars in the past years to reduce potential odor 
sources from their operations, including measures such as adding calcium 
nitrate and Bioxide to their wastewater to reduce organic loading rates (i.e., 
odor-generating source). Pacific Coast Producer is planning to employ a new 
sprinkler irrigation system that is anticipated to help reduce its odor emis-
sions from spreading of the residual manufacturing plant and washing water. 
The new irrigation system is designed to minimize standing water, which 
creates the ideal conditions (i.e., anaerobic) for generating odor emissions. 
Pacific Coast Producers and the City have joined together to purchase and 
utilize a sophisticated computerized odor plume tracking system to identify 
odor sources and assist both entities with mitigation efforts.

Because the city is surrounded by agricultural lands in all directions, the on-
going process to control these emissions is essential to reducing not only odor 
emissions, but also PM10 and PM2.5 emissions. Certain agricultural processes 
that generate dust and odors, such as residual crop and managed burning, 
livestock operations, and travel on unpaved roads, among others also contrib-
ute to the city and region’s total PM10 and PM2.5 emissions.

Other smaller and dispersed odor sources include residential and commercial 
dumpsters, which can be located in proximity of sensitive receptors. Howev-
er, with proper disposal containers and regular trash collection services, odors 
from residential and commercial dumpsters would be minimized. 

The Yolo County Animal Services Shelter (2640 Gibson Road) and the 
County Fairgrounds (particularly livestock shows) have also been identified 
as odor sources at different times of the year.
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Air Quality Opportunities and Challenges

Land use entitlement authority, which largely rests at the local government 
level in California, has a great influence on development patterns, community 
design, transportation facilities planning, and other factors that influence the 
amount of automobile travel, which is measured as “vehicle miles traveled” 
(VMT). The number of VMT in Woodland, in turn, directly relates to the 
amount of transportation-related air pollutant and GHG emissions. How-
ever, the City does not have control over vehicle emissions technology or fuel 
economy standards, which are factors in calculating air pollutant and GHG 
emissions from the transportation sector. Similarly, City standards can have 
some influence on the solar orientation of buildings and other components 
related to building and public realm energy efficiency, but energy generation, 
renewable energy requirements, and other components of electricity related 
emissions are largely outside of local government’s control.

There are many local co-benefits of planning to reduce air pollutant (includ-
ing GHG) emissions. Land use and transportation policies that reduce VMT 
and promote alternatives to automobile travel also can reduce household 
and business transportation costs, reduce harmful air pollution (other than 
GHGs), enhance mobility, reduce time spent commuting, and provide other 
benefits. Compact development (which reduces GHGs) can also be more 
efficient and cost-effective to serve with public infrastructure and services. 
Measures that promote energy efficiency reduce air pollutant emissions and 
GHGs, but also save on household and business utility costs. Encouraging 
reinvestment and revitalization of existing developed areas can reduce VMT, 
air pollutants, and GHG emissions, but also helps to conserve important 
open space functions, such as agriculture, habitats, recreation, and watershed 
protection.

Land Use, Community Design, and Transportation

Similar to air quality, the generation of (and therefore reduction of ) GHG 
emissions is highly dependent on how General Plan policies can create a more 
effective and efficient transportation system. As discussed above, transporta-
tion is the largest GHG emissions sector for the city and mobile sources are 
the largest source of ozone precursors in the YSAQMD area. Therefore, a 
reduction in vehicle emissions is necessary to achieve significant air pollut-
ant and GHG reduction, especially since improvements in building energy 
efficiency can be overwhelmed by increases in VMT. The effectiveness of a 
local air quality management and GHG reduction program is contingent 
on promoting development patterns and transportation systems that reduce 
emissions from the transportation sector.
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A variety of land use, transportation, and design approaches, when used to-
gether, can substantially reduce vehicular travel (and therefore reduce GHG 
emissions) (Ewing 2001, Handy 2004). Approaches to managing travel de-
mand that could be incorporated into the 2035 General Plan include: 

•	 Diversity. Placing a variety of land use activities in proximity to each 
other (housing, shopping, employment, services, etc.) provides greater 
choice of mobility. People can walk, bike, or take transit to meet daily 
needs. This strategy also makes the trips that must occur in a car shorter.

•	 Compactness. Compact development, by its nature, can increase the ef-
ficiency of infrastructure, enable travel by modes other than by car, and 
reduce trip lengths. 

•	 Reinvestment. One way to avoid GHG emissions is to facilitate more 
efficient and economic use of the lands and existing infrastructure in 
already-developed portions of a community. Reinvestment in existing 
neighborhoods and retrofit of existing buildings can result in a net re-
duction in GHG emissions.

•	 Housing and Employment. Placing jobs and housing closer to one an-
other can reduce work-related trips, which, although they normally rep-
resent a minority of trips, can account for a large number of vehicle miles 
traveled (VMT). 

•	 Connectivity. A highly-connected transportation network shortens trip 
lengths and allows land uses to be placed closer in proximity to one an-
other and along direct routes. Developing more diverse land uses in prox-
imity of one another enables more trips to be made by walking or biking.

•	 Facilities. Safe and convenient bike lanes, pedestrian pathways, transit 
shelters, and other transportation facilities that are incorporated into a 
comprehensive transportation network can also encourage more travel by 
other means, thereby reducing air pollution and GHG emissions.

Energy Efficiency

Another way to address global climate change and other air pollution is to 
promote energy efficiency and use of renewable (and low emission) sources 
of energy. Reducing electricity-related GHG emissions can be achieved by a 
variety of measures and strategies ranging from improving energy efficiency 
of infrastructure (e.g., buildings [lighting, heating, cooling]), to installing re-
newable energy sources (e.g., solar panels, wind turbines), to changing the 
existing electricity production portfolio, and as simple as changing electricity 
consumption behaviors and practices. However, because energy efficiency is 
fairly dependent on new technology, it is essential to educate land owners on 
the payback periods and cost benefits of new energy efficient systems, appli-
ances, building practices, and retrofitting techniques. 
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Renewable Energy

GHG emissions could be reduced by producing electricity for existing and 
future land uses from renewable resources such as the sun, wind, or geother-
mal sources. GHG reductions from renewable energy could be achieved for 
residential, commercial, or industrial land uses; however, it is also possible for 
the City to independently invest in, or support the investment in renewable 
energy sources. 

Solid Waste Management

Solid waste management is a tool by which the City can reduce air pollutant 
and GHG emissions, reduce residents’ and businesses’ costs, and preserve 
lands that would otherwise be used for landfills. Decreasing communitywide 
solid waste generation reduces solid waste decomposition GHG emissions 
at landfills (i.e., methane) and the transportation-related GHG and air pol-
lutant emissions associated with solid waste hauling. The City can play a 
role in solid waste reduction through measures such as public education, re-
quirements on products sold in the City, ordinances, adjusting disposal fees, 
evaluating effectiveness of current solid waste management, and promoting 
waste diversion. 

Toxic Air Contaminants

Achieving air quality goals requires supportive land use patterns, commu-
nity design, transportation systems, and the location of highways, railroads, 
industries, and other sources of air emissions in relation to houses, schools, 
and other sensitive land uses. Woodland has a higher amount of truck traffic 
than other communities due to the presence of I-5 and SR 113, as well as 
large-scale commercial developments and warehouse uses that attract large 
amounts of truck traffic and associated diesel particulate emissions. Most of 
these uses today are located close to the highways and therefore most of the 
truck traffic associated with these uses is not moving on local roadways near 
homes and other sensitive uses. Existing and future regulations are antici-
pated to reduce diesel particulate emissions associated with trucking and rail 
activity. The City has some stationary sources that generate toxic air contami-
nants, as well. These sources are generally permitted by the Yolo-Solano Air 
Quality Management District and include gas stations, natural gas heaters, 
paint and adhesives facilities, concrete production, lumber cutting facilities, 
woodworking, emergency backup generators, and grain milling. Permit con-
ditions normally require application of technologies and management prac-
tices to reduce the public and environmental health effects of these facilities. 
The public health impacts associated with newly proposed uses is dependent 
upon the type of industry, the location, the scale, operations, meteorologi-
cal conditions, relative location of sensitive uses, and other project and site-
specific characteristics. 
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Buffer distances may not be necessary with the application of control tech-
nologies to proposed stationary sources. There are manufacturing/assembly 
uses that can co-exist in residential areas without adversely affecting quality 
of life and the public health. What guidance should the General Plan provide 
– both for mobile and stationary sources – that is protective of the public 
health, promotes economic development, recognizes the site-specific nature 
of this issue, and recognizes improvements over time in emissions control 
technology and regulations? 
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This chapter evaluates land uses in the Planning Area to take stock of the 
community’s assets and determine availability of sites to accommodate pro-
jected growth.

2.1 Land Use Pattern

Existing land uses were identified from City and County data, windshield re-
connaissance, and aerial photography. The City and County data use parcel-
level information from the jurisdictions’ Geographic Information Systems 
(GIS) databases, including Assessor’s data, updated in 2012. Aerial photogra-
phy is current as of 2011. Figure 2-1 shows existing land uses in the Planning 
Area.

Magnitude and Distribution of Existing Uses

There are approximately 9,619 acres in the current city limits, and an ad-
ditional 3,161 acres of land contained within the Planning Area outside of 
the city limits. Within the entire Planning Area, vacant and agricultural land 
are the largest existing land uses, each occupying about 18 percent (18%) of 
the total land area, and thus together account for more than one-third of the 
Planning Area acreage. Nearly 86 percent (86%) of vacant land is located 
inside city limits, whereas nearly 86 percent (86%) of agricultural land is lo-
cated outside city limits, concentrated in the eastern and southern sections of 
the Planning Area. A large concentration of agricultural land is also located in 
the northwest corner of the Planning Area. Vacant land within the city limits 
is concentrated in the northeast quadrant (generally north of Main Street and 
east of East Street) and southern part (Spring Lake Specific Plan area) of the 
city. Within the Spring Lake Specific Plan area, approximately 268 acres of 
land currently in agricultural use (farmland) and 175 acres of land on which 
there is no active use (vacant land) are designated for new residential and 
commercial development.

2 LAND USE AND 
DEVELOPMENT POTENTIAL
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Around 21 percent (21%) of the total land area is residential (16.4% low 
density, 3.5% medium density, and 1.4% high density). Industrial uses oc-
cupy about 12 percent (12%) of the Planning Area, including warehouse 
uses, which account for more than a third of all industrial land. Public and 
institutional uses such as schools, city buildings, and hospitals account for 10 
percent (10%) of the Planning Area. Additionally, about 13 percent (13%) of 
the land in the Planning Area is allocated to right-of-way uses such as roads, 
highways, interchanges, sidewalks, and railroads. The majority of commercial 
and office uses are located within the city of Woodland and account for a 
little more than 5 percent (5%) of land within the city limits. These include 
a mix of downtown, community, and highway commercial uses. Table 2.1-1 
shows the breakdown of existing land uses in the Planning Area and within 
the city limits.

Table 2.1-1  eXISTING laND USeS IN THe PlaNNING aRea

LAND USE

INSIDE CITY 
LIMITS

OUTSIDE CITY 
LIMITS

TOTAL PLANNING 
AREA

acres Percent acres Percent acres Percent

Low Density 
Residential
(1-8 du/ac)

1,997 20.8% 102 3.2% 2,099 16.4%

Medium Density 
Residential
(9-16 du/ac)

443 4.6% 0 0.0% 443 3.5%

High Density 
Residentia
(>16 du/ac)

180 1.9% 0 0.0% 180 1.4%

Commercial 405 4.2% 6 0.2% 411 3.2%

Office 111 1.2% 3 0.1% 114 0.9%

Industrial 
(Warehousing)

596 6.2% 0 0.0% 596 4.7%

Industrial (Other) 773 8.0% 190 6.0% 963 7.5%

Park and Open 
Space

358 3.7% 41 1.3% 400 3.1%

Public/
Institutional

960 10.0% 338 10.7% 1,298 10.2%

Agricultural 315 3.3% 1,924 60.9% 2,238 17.5%

Vacant 1,923 20.0% 323 10.2% 2,246 17.6%

Right of Way1 1,500 15.6% 215 6.8% 1,715 13.4%

Railroad 58 0.6% 19 0.6% 77 0.6%

Total 9,619 100.0% 3,161 100.0% 12,781 100.0%
1 “Right of Way” acreage is estimated by subtracting the sum of the existing land use acreages 

for parcels from the total Planning Area acreage.

Source: Dyett & Bhatia, 2013.

Vacant land in Woodland occupies large 
and small parcels, representing a range 
of development opportunities.
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Current Land Use Pattern

Vacant

Eighteen percent (18%) of the land within the total Planning Area is cur-
rently vacant—that is, it has no active use. Vacant land totals 2,246 acres and 
consists of a wide range of parcel sizes, from small infill sites less than an acre 
in size near Downtown, to larger sites of up to 460 acres. Vacant land is gen-
erally scattered throughout the Planning Area, however a large amount of the 
vacant land is located in the northeastern quadrant (generally north of Main 
Street and east of East Street) in Woodland’s industrial area and southeastern 
quadrant (Spring Lake Specific Plan area and east of County Road 102).

Agriculture

Land in active agricultural use also comprises about 18 percent (18%) of 
the land (2,238 acres) within the Planning Area. The vast majority of farm-
land—86 percent (86%)—is located outside the city limits along the north-
western, northeastern, and southern (primarily in Master Plan Remainder 
area) boundaries of the city. Agricultural land located inside the city limits is 
primarily located in the western portion of the Spring Lake Specific Plan area.

Residential

After agricultural, residential land uses are the most prevalent within the 
Planning Area, at 21 percent (21%) or 2,722 acres. More than 96 percent 
(96%) of residential development is located within the city limits. Only a 
small amount of residential land—102 acres—is located outside of the city, 
primarily in the northwest corner of the Planning Area. 

Woodland’s housing stock consists of a 
range of types, densities, and architec-
tural styles. 

Low Density Residential

Medium Density Residential

Commercial 

Parks and Open Space

High Density Residential

Office

Agricultural

Vacant

Right of Way

Public/Institutional

Industrial (Other)

Industrial (Warehousing)

Railroad

9% 

18% 

18% 

13% 

10%

5% 

5% 

4% 

3% 
3% 

1%
 

1%
 

1%
 

Chart 2-1: existing land Use Distribution in the Planning area
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Residential land makes up about 27 percent (27%) of land inside the city 
limits. The majority of residential uses—76 percent (76%)—is low density 
residential (defined as one to eight dwelling units per acre). Medium density 
(defined as nine to sixteen units per acre) comprises 17 percent (17%), and 
the remaining 7 percent (7%) is high density residential (defined as more than 
16 units per acre). Residential development is located primarily in the western 
(west of East Street) and central (south of East Street and west of County Road 
102) parts of the city, with a smaller, but growing residential concentration in 
the Spring Lake Specific Plan area along the southern city boundary.

Industrial

Woodland’s industrial land is concentrated primarily in the northeast quad-
rant (north of Main Street and east of East Street) of the Planning Area and 
consists of a mix of automotive, industrial and warehouse uses. Total indus-
trial land within the Planning Area is 1,559 acres, of which approximately 88 
percent (88%) is located within the city limits. Warehouse uses (44%) make 
up the majority of existing industrial land, followed by light and heavy in-
dustrial (38%), automotive (7%), and other miscellaneous industrial (11%) 
uses. Smaller concentrations of industrial land are located in the northwest 
quadrant of the Planning Area (primarily outside city limits) and along the 
southern segment of East Street (south of Main Street).

Public, Semi-Public, and Community Facility

There are 1,298 acres of public, semi-public and institutional uses in the 
Planning Area, making up more than 10 percent (10%) of the total. Within 
city limits, public, semi-public, and institutional uses account for about the 
same (10%) of the total existing land uses. These uses include schools and 
Woodland Community College, City and County government facilities, 
utilities, and medical facilities. Many of these uses occupy very large parcels 
(e.g. Woodland Community College, Pioneer High School, Woodland High 
School, and Yolo County Fair Grounds (located outside city boundaries)) 
and are activity centers in the community. Another large public facility in the 
Planning Area is the Yolo County Jail. 

Commercial

Commercial (including office uses) comprise 4 percent (4%) of land (525 
acres) in the Planning Area. The majority of this acreage—more than 98 per-
cent (98%)—is located within the city limits. Commercial land uses are gener-
ally concentrated in the downtown along Main Street, with a large amount of 
neighborhood and service related commercial along west Main, a large amount 
of office, with a high concentration of highway commercial and retail uses lo-
cated east of Main Street adjacent to the Interstate 5 (I-5) corridor. Commercial 
uses also generally front East Street to the north and south as well as Kentucky 
Avenue in the northwest quadrant. Pockets of smaller, neighborhood-serving 
commercial establishments are scattered throughout otherwise residential areas.

The Yolo County fairgrounds is a unique 
public facility in Woodland. 
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Figure 2-1: existing land Use
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2.2 Development Trends and Major Development 
Projects

This section describes development projects that are currently in the pipe-
line as of June 2013. The tables include projects at all stages of the develop-
ment process, from initial review to under construction. Projects that are 
under review, or approved but not yet under construction, represent what 
residents may see developed in Woodland over the next few years. As of June 
2013, nine residential projects, four retail and commercial, one hotel, and 
one public project were approved but not constructed. A second public proj-
ect is under construction, as are several commercial tenant improvements. 
Additionally, two residential projects and one industrial/retail project were 
proposed (projects with completed applications as of the General Plan notice 
of preparation date) for development. Tables 2.2-2 and 2.2-3 list the current 
residential and non-residential development projects, respectively, and Figure 
2-2 maps their location and land use.

Residential

Since the late 1990s, the majority of residential growth has occurred in the 
east and southeast parts of Woodland. Sycamore Ranch in the east was de-
veloped first, followed by the adoption and initial development of the Spring 
Lake Specific Plan area. Currently, most of Woodland’s approved single-fam-
ily residential development potential exists in the Spring Lake Specific Plan 
area (see Table 2.2-1 below). 

About 254 acres are in the residential development “pipeline” for a total of 
1,416 units, the majority of which are located in the Spring Lake Specific 
Plan area (937 units). These are comprised of approved tentative maps, final 
maps, and proposed tentative maps for which there is a complete application 
but no final action has been taken on the project. 

Of the units and lots in current development projects, 1,311 are single-family 
and 105 are multi-family units (93% and 13% respectively). For the pipeline 
projects listed in Table 2.2-2, gross densities of single-family developments 
average 6 units per acre and multi-family development average 20 units per 
acre; average density on a net basis—excluding land needed for public pur-
poses such as streets—will be higher. Most of the projects are on sites large 
enough to require new public streets and infrastructure. Table 2.2-2 summa-
rizes the current residential development projects.

In 2005, City Council established a 5,000-unit cap on new residential devel-
opment between 2001 and 2020 in Woodland, replacing a prior policy that 
set a population limit. The residential unit cap applies only to development 
of new single-family units in planned neighborhoods and does not apply to 
new infill or multi-family development. According to City staff, about 3,000 
single-family units remain before reaching the 5,000-unit cap. This policy 
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indicates the continued support for the provision of multi-family product as 
a necessary means by which to effectively provide multiple housing options 
with in the community.  In this market, multi-family that is not subsidized is 
difficult to build.   However, as land demand becomes greater in the future, 
multi-family product will be more viable. 

Spring Lake Specific Plan

The Spring Lake Specific Plan (SLSP), adopted in 2001, comprises 1,097 acres 
of a 1,748 master plan area identified by the 1996 General Plan for future 
residential growth. The Spring Lake Specific Plan provided for about 4,000 
new single-family and multi-family units in southeast Woodland. Since 2001 
a little more than 1,000 units have been constructed in Spring Lake leaving 
about 3,000 units of remaining development potential. The Master Plan Re-
mainder Area (MPRA) is a 651-acre future specific plan area that will share 
infrastructure with the SLSP. The MPRA was assumed in prior infrastructure 
planning to have about 2,400 units of possible additional residential devel-
opment potential, however, City Council has not yet approved this area for 
new residential development nor annexed the land. Infrastructure capacity in 
the Spring Lake Master Plan area was oversized in order to accommodate the 
future projected growth in the remainder area. Homes in Spring Lake have 
four annual assessments on their property tax bill: (1) Mello Roos assessment, 
(2) Lighting and Landscape District assessment, (3) Sports Park Maintenance 
Community Facilities District, and (4) Fire Suppression District. A Mello 
Roos District, or CFD, is created to finance public improvements and ser-
vices when no other money is available, and the source of funding is typically 
a sale of municipal bonds. CFDs are normally formed in undeveloped areas 
and used to fund roads and install water, sewer and drainage systems so that 
new homes or commercial space can be built. The cash received from the 
bonds is used to build the infrastructure, and the assessment you pay is used 
to make principal and interest payments on the bonds. The bonds were issued 
in 2004 and are 30 year bonds (2034 financing period). Additional bonds 
may be issued within the District to help facilitate development.  If new 
bonds are issued, they would likely have a 30 year term. 

Remaining development potential in the Spring Lake Specific Plan and Mas-
ter Plan Remainder areas is summarized in Table 2.2-1 below.

Table 2.2-1 ReMaINING DeVelOPMeNT CaPaCITY IN SPRING 
laKe SPeCIFIC PlaN aRea (aS OF JUNe 2013)

SPRING LAKE
MASTER PLAN 

REMAINDER TOTAL

Specific Plan 
Development Potential

4,067 2,438 6,505

Units Constructed
2001-2013

1,017 0 1,017

Total Units Remaining 3,050 2,438 5,488
Source: BAE, Dyett & Bhatia, 2013.



2-9

Heidrick
Ranch

Velocity Island
Cable Park

Woodland 
Spring Lake
Partnership

I -5

I-5

113

Woodland
Gateway 
Phase II

Merrit 
Murphy

Woodland 
Commerce 

Center 

Prudler 
Subdivision

Cal West
Subdivision

Solara 
Ranch

Parkview 
Subdivision

Heritage 
Unit 4C

Spare Time
Subdivision

Comfort 
Suites
Hotel

Court 
House

Mutual
Housing

at Spring Lake

Heritage 
Unit 4A

Acacia at
Huntington

Square

Starlyn
Park

Communicare
Clinic

Grocery 
Store

In-Shape
Gym

Major Developments: Proposed, 
Approved or Under Construction

Residential

Commercial

Industrial

Public

Highways

Principal Arterials

Minor Arterials

Collectors

Local Roads

Ramps

Railroads

City Limits

Sphere of Influence

Urban Limit Line

0 0.75 1.50.375
Miles

Data Source: City of Woodland, California, 2013; Yolo County, 
2013; SACOG Mapping Center, 2013; Dyett & Bhatia, 2013

Current Development 
Projects

Figure 2-2:

Existing Conditions

Figure 2-2: Current Development 
Projects





2-11

OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

Ta
b

le
 2

.2
-2

 
C

U
R

R
eN

T 
R

eS
ID

eN
TI

a
l 

D
eV

el
O

PM
eN

T 
PR

O
Je

C
TS

 (
a

S 
O

F 
JU

N
e 

20
13

)

N
A

M
E 

/ D
ES

CR
IP

TI
O

N
A

D
D

RE
SS

/L
O

CA
TI

O
N

SP
RI

N
G

 
LA

KE
 S

P 
A

RE
A

 
ZO

N
IN

G
 

D
IS

TR
IC

T

SI
TE

 
A

RE
A

 
(A

CR
ES

)

TO
TA

L 
LO

TS
 O

R 
U

N
IT

S
SI

N
G

LE
 

FA
M

IL
Y

M
U

LT
I

FA
M

IL
Y

D
EN

SI
TY

 
(D

U
/

G
RO

SS
 

A
CR

E)
ST

AT
U

S1

M
er

ri
t 

M
u

rp
h

y 
U

n
it

s 
1 

&
 2

N
W

 c
o

rn
er

 o
f 

Pi
o

n
ee

r 
A

ve
 a

n
d

 
Fa

rm
er

s 
C

en
tr

al
 R

o
ad

Y
es

R
-5

 5
5.

41
 

 2
41

 
 2

41
 

5.
0

A
p

p
ro

ve
d

C
al

 W
es

t 
Su

b
d

iv
is

io
n

N
W

 c
o

rn
er

 o
f 

H
ar

ry
 L

o
re

n
zo

 
A

ve
 a

n
d

 F
ar

m
er

s 
C

en
tr

al
 R

o
ad

; 
ea

st
 o

f 
H

w
y 

11
3

Y
es

R
-8

 2
7.

76
 

 1
73

 
 1

73
 

6.
1

Pr
o

p
o

se
d

Pr
u

d
le

r 
Su

b
d

iv
is

io
n

 (
g

en
er

al
 

p
la

n
 a

m
en

d
m

en
t 

an
d

 r
ez

o
n

e)

N
o

rt
h

 o
f 

Sp
o

rt
s 

Pa
rk

 D
r.

, e
as

t 
o

f 
Ea

st
 S

t.
, a

n
d

 s
o

u
th

 o
f 

C
o

u
n

ty
 

Fa
ir

 M
al

l

N
o

R
-5

, R
-8

 3
7.

27
 

 2
04

 
 2

04
 

5.
0

Pr
o

p
o

se
d

H
er

it
ag

e 
U

n
it

s 
4A

 a
n

d
 C

U
n

it
 4

A
: S

E 
co

rn
er

 o
f 

H
er

it
ag

e 
Pa

rk
w

ay
 a

n
d

 M
ei

kl
e 

A
ve

; U
n

it
 

4C
: S

W
 c

o
rn

er
 o

f 
H

er
it

ag
e 

Pa
rk

w
ay

 a
n

d
 M

ei
kl

e 
A

ve

Y
es

R
-4

 2
1.

59
 

 1
16

 
 1

16
 

4.
0

A
p

p
ro

ve
d

Pa
rk

vi
ew

 S
u

b
d

iv
is

io
n

 (
g

en
er

al
 

p
la

n
 a

n
d

 s
p

ri
n

g
 la

ke
 s

p
ec

ifi
c 

p
la

n
 a

m
en

d
m

en
t)

N
E 

co
rn

er
 o

f 
M

ei
kl

e 
A

ve
 &

 
H

er
it

ag
e 

Pa
rk

w
ay

Y
es

R
-8

 6
.2

5 
 1

08
 

 1
08

 
6.

7
A

p
p

ro
ve

d

H
ei

d
ri

ck
 R

an
ch

 
Ph

as
e 

2 
&

 3
SW

 c
o

rn
er

 o
f 

Fa
rm

er
's

 C
en

tr
al

 
R

o
ad

 a
n

d
 P

io
n

ee
r 

A
ve

Y
es

R
-5

 2
1.

26
 

 1
04

 
 1

04
 

5.
0

A
p

p
ro

ve
d

M
u

tu
al

 H
o

u
si

n
g

 a
t 

Sp
ri

n
g

 L
ak

e
Pi

o
n

ee
r 

A
ve

, F
ar

m
er

s 
C

en
tr

al
 

R
o

ad
, B

ru
b

ak
er

 S
t,

 a
n

d
 A

rm
u

s 
Pl

ac
e

Y
es

R
-2

5
 5

.1
4 

 1
01

 
 1

01
 

19
.6

A
p

p
ro

ve
d

A
ca

ci
a 

at
 H

u
n

ti
n

g
to

n
 S

q
u

ar
e 

(S
ta

n
d

ar
d

 P
ac

ifi
c 

H
o

m
es

)
En

d
 o

f 
M

at
o

m
o

r 
D

ri
ve

N
o

R
-5

 4
0.

00
 

 1
62

 
 1

62
 

5.
0

A
p

p
ro

ve
d

St
ar

ly
n

 P
ar

k 
(C

en
te

x 
H

o
m

es
)

Ea
st

 G
ib

so
n

 a
n

d
 B

ra
n

ig
an

 
A

ve
n

u
e

N
o

LD
R

-7
 1

4.
47

 
 7

5 
 7

5 
1.

0
A

p
p

ro
ve

d

So
la

ra
 R

an
ch

SW
 c

o
rn

er
 o

f 
Pa

rl
an

d
 A

ve
 a

n
d

 
H

er
it

ag
e 

Pa
rk

w
ay

Y
es

R
-5

 1
9.

22
 

 9
4 

 9
4 

5.
0

A
p

p
ro

ve
d

Sp
ar

e 
Ti

m
e 

Su
b

d
iv

is
io

n
13

41
 E

as
t 

G
u

m
 S

t
N

o
R

-1
 5

.6
5 

 3
8 

 3
4 

 4
 

6.
7

A
p

p
ro

ve
d

 

To
ta

l
 2

54
.0

2 
 1

,4
16

 
 1

,3
11

 
 1

05
 

5.
6

To
ta

l S
p

ri
n

g
 l

ak
e 

Sp
ec

ifi
c 

Pl
an

 a
re

a
 1

56
.6

3 
 9

37
 

 8
36

 
 1

01
 

6.
0

1 
Pr

o
p

o
se

d
 p

ro
je

ct
s 

ar
e 

th
o

se
 w

it
h

 s
u

b
m

it
te

d
 a

p
p

lic
at

io
n

s 
as

 o
f 

th
e 

n
o

ti
ce

 o
f 

p
re

p
ar

at
io

n
 d

at
e 

fo
r 

th
is

 G
en

er
al

 P
la

n
 u

p
d

at
e.

So
u

rc
e:

 C
it

y 
o

f 
W

o
o

d
la

n
d

, 2
01

3.



2-12

CITY OF WOODLAND GENERAL PLAN UPDATE 2035

Non-Residential

Retail

As of result of new residential development in Sycamore Ranch and the Spring 
Lake Specific Plan area, Woodland has experienced a significant amount of 
new retail development on the city’s eastern edge. This includes big box retail 
development along East Main Street, east of County Road 102 (CR 102) in-
cluding Walmart, Home Depot, Office Max, and smaller ancillary retail ten-
ants; the Bel-Air supermarket at the northeast corner of Gibson Road and 
Pioneer Avenue; and more recently, the development of the Gateway Phase 
I commercial center at the southeast corner of CR 102 and I-5. Phase I of 
the Gateway Commercial Center includes Costco, Target (relocated from the 
County Fair Mall), Best Buy, Michael’s, and a range of smaller retailers. This 
center has capacity for approximately 100,000 square feet of additional space.1

On December 6, 2011, City Council approved a development agreement 
and prezoning application associated with the annexation of approximately 
154 acres located east of CR 102 and north of County Road 24 (CR 24)/
East Gibson Road for the Gateway Phase II project. Of the 154 acres, City 
Council approved prezoning of 61 acres for commercial development, with 
the other 93 acres remaining in agricultural use. The project includes 340,000 
square feet of future retail development plus sites for three auto dealerships 
(typically 25,000 square feet) on the 61-acre site.2

Industrial

Most of Woodland’s industrial space is concentrated in the northeastern part 
of the city, north of Main Street, and east of East Street. Woodland’s industrial 
inventory has a mixture of building ages and sizes, although there are relatively 
few modern buildings. According to the Economic and Fiscal Background Re-
port prepared by BAE as part of the General Plan Update process, Woodland 
has about a 10-plus year supply of vacant industrial space. Low demand and 
the high costs associated with flood proofing new construction have limited 
new industrial development in northeastern part of the city. While rents are the 
lowest in the region, the added expense of required flood insurance for new ten-
ants and flood proofing of new construction for most industrial buildings has 
resulted in challenges in leasing vacant space and selling vacant industrial land 
for new development. Please refer to Chapter 3 for more detail on constraints 
related to flooding and how it impacts development opportunity. 

More than 38 percent (38%) of industrial land located in the Planning Area is 
currently used for warehouse and distribution facilities. Low-cost land in con-
junction with close proximity to I-5 and Interstate 80 (I-80), as well as Sierra 
Northern Railway and California Northern Railroad has attracted a number 

1 Economic and Fiscal Background Report, City of Woodland. BAE (2013).

2 Staff Report to City Council, Woodland Gateway Phase II Project. City of Woodland (Septem-
ber 20, 2011)

The Gateway Commercial Center is one 
of the largest new retail developments in 
Woodland. A second phase is planned to 
the south. 
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of large-scale, cost sensitive warehousing operations. Major warehouse and dis-
tribution facilities located within the Planning Area include Target, Walgreens 
and Rite Aid. Together these facilities employ nearly 2,000 people.3

A developer recently proposed annexation of 146 acres (located in the 100-
year floodplain) in the northeast portion of the Planning Area, adjacent to 
Woodland’s boundaries northwest of the East Main Street and CR 102 inter-
section. The proposed project—Woodland Commerce Center—proposes to 
subdivide the 146-acre site into approximately 15 parcels for future industrial 
and retail development and create more than 3.1 million square feet of new 
industrial uses including up to 20,000 square feet of new retail uses.

Office

There are no applications for private office space being processed nor are 
there any approved unbuilt private office projects at this time, despite rela-
tively low vacancy rates (around 10% to 11%). Overall, Woodland does not 
have a large presence in the regional office market; with the exception of the 
courthouse-related office uses, most office space in Woodland serves as local 
market. Woodland’s office tenants have historically been local residents who 
own small businesses and seek inexpensive class B and C space.4

The city does not currently have any business park projects. Business parks 
provide larger concentrations of office space that could command regional 
visibility. A 48-acre site was designated in the Master Plan Remainder area for 
a future business park use. The site is located in the northwest quadrant of the 
SR 133 and CR 25A intersection in the southern part of the city. However, 
the site has not been entitled, and the area remains outside the city limits. A 
specific plan process would be required to prepare the site for development. 

While demand for office space in Woodland is low, there exists some potential 
for new office development associated with construction of the new County 
courthouse building (see below). When completed, law offices are expected to 
gradually relocate to buildings closer to the new courthouse building, and out-
of-town attorneys are expected to generate additional demand for office space.5

Public

Yolo County is constructing a new 163,000 square foot facility that will con-
solidate and replace seven court facility sites spread throughout Downtown 
Woodland. The new facility is located on the south side of Main Street, be-
tween 5th and 6th streets. The courthouse relocation presents an opportu-
nity for the City regarding reuse of the old courthouse space—possibilities 
include more office space, education-related uses (e.g. a satellite campus of 
some higher learning institution), or similar. 

3 Comprehensive Annual Financial Report, FY 2010/11. City of Woodland (2011).

4 Economic and Fiscal Background Report, City of Woodland. BAE (2013).

5 ibid

Relocation of the Yolo County court-
house, currently under construction, is 
anticipated to catalyze further office 
development downtown. 
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2.3 Densities & Intensities

The General Plan establishes density/intensity standards for each type of land 
use. These standards regulate how much development is permitted on a site. 
For residential uses, the density/intensity standards are expressed as the num-
ber of housing units per gross acre.6 For non-residential uses, development 
intensity is controlled by a measure known as Floor Area Ratio (FAR), which 
refers to the ratio between a building’s total floor area and the total area of the 
site. For instance, a one-story building occupying a quarter of a parcel has an 
FAR of 0.25; a two-story building occupying the same quarter of a parcel has 
an FAR of 0.5. When FAR is specified for a residential and non-residential 
mixed use classification, the FAR refers to the amount of non-residential use 
only (per the current General Plan, Table B-1, page 1-9). Density and FAR 
are standard measures of site intensity that are used to evaluate development 
and during the site planning review process.

The current General Plan land use classifications are described below and 
mapped in Figure 2-3. Land use classifications may be modified as appropri-
ate during the General Plan Update.

Residential

Housing is the primary use intended for residential land use designations. 
However, in each classification, some non-residential uses may also be per-
mitted, such as medical and professional office uses, and public and quasi-
public uses. Residential densities are expressed as gross dwelling units per 
acre. The following is a summary of the existing land use designations in the 
current General Plan.

Rural Residential

This designation provides for single family detached homes, secondary resi-
dential units, hobby farming and keeping of animals, public and quasi-public 
uses, and similar and compatible uses. Residential densities shall not exceed 
2.0 units per gross acre. The FAR for non-residential uses shall not exceed 
0.40.

Very Low Density Residential

This designation provides for single family detached homes, secondary resi-
dential units, public and quasi-public uses, and similar and compatible uses. 
Residential densities shall be in the range of 1.0 to 4.0 units per gross acre. 
The FAR for non-residential uses shall not exceed 0.30.

6 Woodland General Plan Policy Document, Part II, p. 1-2. City of Woodland (2002).
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Low Density Residential

This designation provides for single family detached and attached homes, sec-
ondary residential units, public and quasi-public uses, and similar and com-
patible uses. Residential densities shall be in the range of 3.0 to 8.0 units per 
gross acre. The FAR for non-residential uses shall not exceed 0.40.

Neighborhood Preservation

This designation provides for single family detached and attached homes, du-
plexes, existing triplexes and fourplexes, existing multi- family units, existing 
nurseries, nursing, and convalescent homes and hospitals, limited commercial 
uses, public and quasi-public uses, and similar and compatible uses. This desig-
nation has the same density range and use provisions as low density residential, 
but allows the following uses in existence as of December 6, 1979: multiple-
family residential uses, nurseries, nursing, and convalescent homes, and hospi-
tals to continue to operate as legal uses. The primary focus of this designation 
is residential. Residential densities shall be in the range of 3.0 to 8.0 units per 
gross acre. The FAR for non-residential uses shall not exceed 0.50. This desig-
nation is applied to older residential neighborhoods where a mix of housing 
types has developed due to previous land use designations and where continued 
conversions may negatively affect the overall low density residential character of 
the area, the capacity of services, and the circulation system.

Medium-Low Density Residential

This designation provides for single family detached and attached homes, sec-
ondary residential units, public and quasi-public uses, and similar and com-
patible uses. Residential densities shall be in the range of 5.0 to 12.0 units per 
gross acre. The FAR for non-residential uses shall not exceed 0.50.

Medium Density Residential

This designation provides for single family homes, duplexes, triplexes, four-
plexes, multi-family residential units, group quarters, mobilehome parks, 

The Neighborhood Preservation designation is applied to older residential areas near Downtown 
Woodland and is intended to maintain the area’s unique character. 



2-17

OPPORTUNITIES AND CHALLENGES, ISSUES AND OPTIONS

medical and professional offices, public and quasi-public uses, and similar 
and compatible uses. Medical and professional offices may be allowed with 
discretionary approval, when found to be compatible with the surrounding 
neighborhood. Residential densities shall be in the range of 8.0 to 16.0 units 
per gross acre. The FAR for non-residential uses shall not exceed 0.50.

High Density Residential

This designation provides for triplexes, fourplexes, multi-family residential 
units, group quarters, medical and professional offices, public and quasi-
public uses, and similar and compatible uses. Medical and professional of-
fices may be allowed with discretionary approval when found to be compat-
ible with the surrounding neighborhood. Residential densities shall be in the 
range of 16.0 to 25.0 units per gross acre. Densities greater than 25.0 units 
per acre may be allowed subject to a conditional use permit. The FAR for 
non-residential uses shall not exceed 0.50.

Planned Neighborhood

This designation provides for single-family detached and attached homes, 
secondary residential units, multi-family residential units, neighborhood 
commercial uses, parks, open space, public and quasi-public uses, and similar 
and compatible uses. All urban development under this designation shall be 
approved pursuant to an adopted specific plan. As these specific plans are 
approved, the Planned Neighborhood designation shall be replaced through 
corresponding general plan amendments with more specific land use desig-
nations. Policies 1.C.3 through 1.C.5 in Part II, Chapter 1, of this Policy 
Document [in the 2002 General Plan] include guidelines for the prepara-
tion of specific plans for Planned Neighborhood areas. The overall average 
residential density for residential lands (i.e., excluding lands designated for 
Neighborhood Commercial, Open Space, or Public Service) shall not exceed 
7.0 units per gross acre. Prior to adoption of a specific plan, allowable uses 
shall include only those specified under the Agriculture (A) and Open Space 
(OS) designations.

Townhouses and flats can be built in areas designated for medium- and high-density residential 
uses.
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Mixed Use

The mixed use designation allows for the combination of residential and non-
residential uses within the same project. Mixed use developments are cur-
rently only permitted within the Downtown Specific Plan area, East Street 
Corridor Specific Plan area,7 in the C-2 zoning district, and in the C-3 zoning 
district with a conditional use permit.

Commercial/Residential Mixed Use

This designation provides for medium to high density residential uses, retail 
and service uses, restaurants, banks, professional and administrative offices, 
and similar and compatible uses. This designation is seen as a transition zone 
utilized to buffer residential and more intensive commercial uses. The FAR 
for non-residential uses shall be in the range of 0.6 to1.5. The allowable den-
sity for residential projects shall be in the range of 0.0 to 25.0 units per gross 
acre. Residential uses shall be subject to discretionary review and approval.

Commercial

Non-residential use—such as office and retail—is the primary use intended 
for commercial land use designations.

Neighborhood Commercial

This designation provides for neighborhood and locally-oriented retail and 
service uses, public and quasi-public uses, and similar and compatible uses. 
This designation is applied to areas of 15 acres or less within residential neigh-
borhoods for the purpose of providing services to the immediate neighbor-
hood. The FAR shall not exceed 0.50.

Central Commercial

This designation provides for retail and service uses, restaurants, banks, enter-
tainment uses, professional and administrative offices, residential units above 
the ground floor, public and quasi-public uses, and similar and compatible 
uses. The FAR for non-residential uses shall not exceed 4.0. The FAR for non-
residential uses in the East Street Corridor Specific Plan area shall be between 
0.80 and 1.50. Residential densities shall be in the range of 5.0 to 12.0 units 
per gross acre. Residential densities in the East Street Corridor Specific Plan 
area shall be in the range of 0.0 to 25.0 units per gross acre. Residential uses 
shall be subject to discretionary review and approval. 

7 It should be noted that the East Street Corridor Specific Plan is somewhat inconsistent in how 
it addresses mixed use. In 2004 an amendment was made to restrict SF/duplex/split lot uses 
such that they have to be part of a mixed use project and are subject to a zoning administrator 
permit. However, this is in conflict with the requirement that multi-use developments require a 
conditional use permit. 

Commercial designations provide for a 
variety of retail, service, and office uses 
that serve local residents and visitors. 
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General Commercial

This designation provides for retail, services, restaurants, professional and 
administrative offices, hotels and motels, public and quasi-public uses, and 
similar and compatible uses. The FAR shall not exceed 0.80. The FAR in the 
East Street Corridor Specific Plan Area shall be between 0.60 and 1.50.

Service Commercial

This designation provides for heavy commercial uses such as repair shops 
when activities are conducted indoors, contractors shops, auto and other ve-
hicle sales lots; large retail building supply businesses, storage warehouses, 
and nurseries; eating establishments; entertainment and recreation facilities; 
and small and large grocery stores, public and quasi-public uses, and similar 
and compatible uses. The FAR shall not exceed 0.80.

Highway Commercial

This designation provides for restaurants, service stations, truck stops, hotels 
and motels, and retail and amusement uses that are oriented principally to 
highway and through traffic, regional retail uses, regional offices, public and 
quasi-public uses, and similar and compatible uses. The FAR shall not exceed 
0.50.

Industrial

Industrial is the primarily use intended for industrial land use designations. 
However, the Business Park land use designation allows for some commercial 
uses such as office and research and development (R&D). Housing is not a 
permitted use for any industrial designation.

Business Park

This designation provides for office parks, research and development, ware-
houses and light manufacturing related to research and development, general 
commercial uses that cater to industrial uses in this designation, professional 
offices, public and quasi-public uses, and similar and compatible uses. The 
FAR shall not exceed 0.50.

Industrial

This designation provides for industrial parks, warehouses, manufacturing, 
research and development, commercial uses compatible with the industrial 
uses, public and quasi-public uses, and similar and compatible uses. The FAR 
shall not exceed 0.60.

Uses permitted under the Industrial land 
use designation include food processing, 
warehousing, and distribution.
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Public and Open Space

Public Services

This designation provides for public facilities such as colleges, schools, hos-
pitals, sanitariums, penal institutions, libraries, museums, government offices 
and courts, churches, meeting halls, cemeteries and mausoleums, and similar 
and compatible uses. The FAR shall not exceed 0.50.

Open Space

This designation provides for agricultural uses, outdoor recreational and 
equestrian uses, habitat protection, irrigation canals, reservoirs, watershed 
management, public and quasi-public uses, and areas typically limited for 
human occupation due to public health and safety hazards such as earthquake 
faults, flood- ways, unstable soils, or areas containing wildlife habitat and 
other environmentally-sensitive features. Such land areas are primarily pub-
licly owned, but may include private property. The FAR for non-residential 
uses shall not exceed 0.10.

Agriculture

This designation provides for agricultural uses, limited agricultural support 
service uses (e.g., barns, animal feed facilities, silos, stables, fruit stands, and 
feed stores), industrial uses related directly to agriculture, public and quasi 
public uses, and similar and compatible uses. The minimum parcel size shall 
be 20 acres. Allowable residential development in areas designated Agricul-
ture includes single family homes, secondary residential units, caretaker/em-
ployee housing, and farmworker housing. The FAR for non-residential uses 
shall not exceed 0.40. This designation is applied to lands outside the Plan-
ning Area, but does not prohibit lands within the Planning Area from being 
used for agricultural purposes.

Urban Reserve

This designation is applied to land outside the Urban Limit Line within the 
Planning Area, which may be considered for development with urban uses. 
No urban development may occur on lands designated Urban Reserve before 
the General Plan is amended to specify a primary land use designation for 
the property. Allowable uses include wastewater treatment facilities and other 
uses specified under the Agriculture (A) and Open Space (OS) designations. 

It should be noted that the definition of Urban Reserve included here reflects 
the wording in the 2002 General Plan, which differs from the meaning im-
plied by the Urban Limit Line voter initiative. The initiative that established, 
by vote, a permanent ULL spoke to the ideas of infill, residential develop-
ment, and preservation of agricultural land; the Urban Reserve definition in 
the current General Plan is focused more on minimizing use conflicts with 
the wastewater treatment facility. 

Schools and libraries are among the uses 
permitted in the Public Services land 
use designation. Public and quasi-public 
uses, such as churches and schools, are 
also permitted under residential designa-
tions. 
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2.4 Existing Plans

This section summarizes the key points and objectives of a range of regional 
and local plans, regulations, and programs that establish the existing local 
context and form a basis for the Woodland General Plan Update. The various 
specific plans discussed in this section are mapped on Figure 2-4. 

SACOG Sustainable Communities Strategy (2012)

Under Senate Bill 375 (SB 375) (Statutes of 2008), as the regionally identi-
fied Metropolitan Planning Organization, the Sacramento Area Council of 
Governments (SACOG) is required to develop a Sustainable Communities 
Strategy (SCS) as part of its Metropolitan Transportation Plan (MTP). The 
MTP identifies policies and strategies to reduce per capita GHG emissions 
from passenger vehicles. The SCS is intended to encourage an integrated ap-
proach to land use and transportation planning that not only reduces vehicle 
travel, but accommodates an adequate supply of housing, reduces impacts on 
valuable habitat and productive farmland, increases resource use efficiency, 
and promotes a prosperous regional economy.

SACOG adopted its MTP/SCS in 2012 and categorized the urbanized land 
within its jurisdiction into four Community Types according to land use and 
density/intensity. According to the MTP/SCS, three Community Types are 
represented in Woodland, as follows:

•	 Center and Corridor Communities. Land uses are typically higher den-
sity and more mixed than surrounding land uses. These areas are identi-
fied in local plans as historic downtowns, main streets, commercial cor-
ridors, rail station areas, central business districts, town centers, or other 
high density destinations. They typically have more compact develop-
ment patterns, a greater mix of uses, and a wider variety of transpor-
tation infrastructure compared to the rest of the region. In Woodland, 
this Community Type designation is applied to the Downtown and East 
Street Corridors.

•	 Developing Communities. These areas are typically, though not always, 
situated on vacant land at the edge of existing urban or suburban devel-
opment; they are the next increment of urban expansion. Areas are iden-
tified in local plans as special plan areas, specific plans, or master plans 
and may be residential-only, employment-only, or a mix of residential 
and employment uses. Transportation options in Developing Communi-
ties often depend, to a great extent, on the timing of development. In 
Woodland, this Community Type designation is applied to the Spring 
Lake Specific Plan area. 

SUSTAINABLE COMMUNITIES STRATEGY
METROPOLITAN TRANSPORTATION PLAN

2
0

3
5

WWW.SACOG.ORG/2035

METROPOLITAN TRANSPORTATION PLAN/SUSTAINABLE COMMUNITIES STRATEGY FOR 2035

SACOG adopted its first Sustainable 
Communities Strategy, required under SB 
375, in 2012. 
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•	 Established Communities. Typically these areas are adjacent to, or sur-
rounding, Center and Corridor Communities. Local land use plans aim 
to maintain the existing character and land use pattern. Land uses are 
typically made up of existing low- to medium-density residential neigh-
borhoods, office and industrial parks, or commercial strip centers. This 
Community Type represents all areas of Woodland outside those noted 
in the Community Types above.

The fourth Community Type, which is not represented in Woodland, is Ru-
ral Residential. Rural Residential communities are typically located outside 
of urbanized areas and are predominately very low-density residential, with 
some small-scale hobby or commercial farming. While some unincorporated 
areas within Woodland’s ULL may currently exhibit characteristics similar to 
Rural Residential communities (specifically in unincorporated farmland ar-
eas), SACOG recognizes that most of these areas have the potential to transi-
tion to higher intensity uses during the planning period due to their location 
within the ULL. 

Notably, SACOG categorizes much of Woodland’s land area in the “Estab-
lished Communities” Community Type, which is considered the least likely 
for future change or growth. While this characterization is largely true for 
many areas of Woodland, particularly in low- and medium-density residential 
neighborhoods, it does not recognize other areas that have been identified 
locally as districts for community growth and revitalization. These areas in-
clude the Northeast Industrial Area, commercial nodes along 1-5, the West 
Main Street Corridor, and Kentucky Avenue. Given that SACOG projects 
Woodland’s population will grow 20 percent (20%) by 2035, adding nearly 
11,500 people, and total employment to grow by 20 percent (20%), with 
an additional 5,000 jobs, it will likely be necessary to consider these as po-
tential growth areas in addition to Downtown, East Street, and Spring Lake. 
SACOG has not identified any Transit Priority Areas within Woodland. 
These are defined as areas within one-half mile of a rail station stop or a high-
quality (minimum headways, or time between trains/buses, of 15 minutes 
during peak hours) transit corridor. Woodland has no rail transit, and bus 
headways all exceed 15 minutes.

SB 375 does not require the City’s land use policies or regulations, including 
its General Plan, to conform to the SCS. However, SB 375 places indirect 
pressure on local governments to be consistent with the SCS in their plan-
ning by creating financial incentives, as SACOG may only award funding 
to projects that are consistent with the SCS. In additional to qualifying for 
federal funding, general plan consistency with the SCS also provides local 
jurisdictions with CEQA streamlining benefits. Specifically, (1) all housing 
and mixed-use projects consistent the SCS are exempt from requirements to 
analyze the impact of the project on passenger vehicle greenhouse gas emis-
sions, the regional transportation system, and growth inducement; (2) Transit 
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Priority Projects have an easier legal burden of proof to meet and may prepare 
a short-form Sustainable Communities Environmental Assessment instead of 
a full EIR; and (3) a very limited number of infill projects qualify for a com-
plete waiver from any CEQA review.8

City of Woodland General Plan (1996, Technical Update 2002)

The City of Woodland’s most recent General Plan was last comprehensively 
updated in 1996, with technical updates adopted by the City Council in 
2002. In addition to the seven state-required elements (land use, housing, cir-
culation, open space, conservation, safety, and noise), the General Plan also 
addresses community design, public facilities and services, educational and 
community services, historic preservation, environmental resources, health, 
economic development, and administration and implementation. The Gen-
eral Plan establishes long-range policies to guide the use of private and public 
lands within the community’s planning boundaries through the horizon year 
of 2020. Though a technical update was completed in 2002, the plan has 
not been fully reconsidered since 1996, with the exception of the Housing 
Element. As required under State law, the Housing Element has been update 
more recently: the most recent adoption was 2009, and the most recent revi-
sion was in August 2013 as part of the parallel General Plan update process. 
The new Housing Element is scheduled for approval by October 31, 2013 
pursuant to requirements of State law.

Downtown Specific Plan (1993, Revised 2003)

The Downtown Specific Plan was originally adopted in 1993 with the inten-
tion of revitalizing Woodland’s core Historic Downtown and reestablishing 
it as the specialty retail, business, entertainment, cultural, and government 
center for the community. This plan was revised in 2003, following a very ex-
tensive public process. The Specific Plan revision was developed concurrently 
with the 2002 General Plan Update, and as such, is consistent with the exist-
ing General Plan goals and policies. The Downtown Specific Plan identifies 
numerous “Plan Concepts” that serve as guiding principles for implementa-
tion and cover topics ranging from economic viability and physical environ-
ment to circulation and historic preservation. The Downtown Specific Plan 
area is shown in Figure 2-4. 

The plan establishes design guidelines for new construction and building 
renovations in Downtown. The guidelines encourage pedestrian-oriented de-
velopment with active, visible ground floor uses along Main Street. Parking, 
service areas, and vehicle entries would be located away from the pedestrian 
realm and on secondary streets. Emphasis is placed on building design and 
character, including massing, scale, and articulation, as well as materials, roof 
lines, and design details.

8 http://www.sacog.org/2035/the-plan/sustainable-communities-strategy/about-senate-bill-375/. 
Accessed on 8/30/13.
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The Downtown Specific Plan has shown great success in preservation and 
reuse of historic buildings, as well as development of vacant infill lots in 
Downtown Woodland. Constructed in 1913 in the Beaux Arts style, deferred 
maintenance and a high vacancy rate had eroded the Porter Building’s once 
elegant appearance and viability as a retail anchor in the downtown. Recent 
renovation and improvements to the building allowed Cambridge College 
to locate there, which has a long-term goal to increase enrollment to 300 
students in the three-story building. The presence of the students, staff and 
faculty have added new vibrancy to Downtown as well as supported business 
in the downtown. Additionally, the Woodland Corporate Center has proven 
to be a catalyst for Downtown infill development, and has created an appeal-
ing atmosphere at the entrance of Downtown. The success of the project has 
resulted in the city seeing significant interest for infill development in the 
downtown area.

Continuing land use decisions over time have had cumulative negative im-
pacts on the Downtown, such as extensive strip commercial development, 
the County Fair Mall, and more recent freeway oriented retail development. 
Even the recent economic downturn and shift in shopping habits and inter-
net use have had impacts. This strong retail competition from other parts of 
Woodland, more recently, the Gateway Shopping Center, and the lack of 
large improved retail spaces required for retail anchors have severely inhibited 
Downtown’s ability to attract new and viable retail tenants. During the Gen-
eral Plan Update, further consideration should be given to the types of uses 
that are appropriate for the Downtown.

The Downtown Specific Plan is intended to help revitalize Woodland’s historic core. It includes poli-
cies and design guidelines related to urban design, streetscape, historic preservation, and mobility. 
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Southeast Area Specific Plan (1990, Revised 1995)

The Southeast Area Specific Plan, adopted in 1990 and amended most re-
cently in 1995, covers the portion of Woodland directly south of I-5 and 
east of State Route 113 (SR 113) and was intended to implement a major 
expansion of the city’s eastern urban footprint. In addition to land use and 
circulation programs, the plan includes design guidelines and standards rel-
evant to residential, commercial and industrial development. Over the last 20 
years, this neighborhood has been completely built-out and generally reflects 
the land use pattern articulated in the plan. Southeast Woodland is a pri-
marily low- and medium-density residential neighborhood with some large 
format commercial uses along Gibson Road and Pioneer Avenue as well as 
public uses, including an elementary school, recreational fields, and two pub-
lic parks. The Southeast Specific Plan area is shown in Figure 2-4.

In general the Southeast Area Specific Plan has been successful in providing 
new housing at various affordability levels for Woodland residents. While the 
majority of housing development in the Specific Plan area is single family 
development, two mobile home parks are also located in the Specific Plan 
area, which provide housing to lower-income households. Additionally, as 
part of the buildout of the Southeast Specific Plan area, two parks were con-
structed and the Bel-Air Shopping center was developed, contributing to the 
park and retail inventory of the city. Currently there is only one undeveloped 
residential site within the Specific Plan area that is presently being developed 
by Centex Homes. Centex plans to construct 75 single-family homes on the 
site. See Figure 2-2 for the location of the Starlyn Park residential project.

Spring Lake Specific Plan (2001, Revised 2007)

The Spring Lake Specific Plan (SLSP) was adopted in 2001 and has been 
amended numerous times, most recently in 2007. The Plan covers more than 
1,000 acres in southeast Woodland south of Gibson Road and east of SR 
113 and, as adopted, would include new parks, schools, and neighborhood 
commercial areas in addition to more than 4,000 housing units at an average 
density of approximately 3.7 units per acre. Pockets of higher density housing 
are interspersed throughout the plan area. The plan, accompanied by a sepa-
rate set of design standards (adopted in 2003), calls for a “neo-traditional” 
land use pattern and architectural design in order to foster greater pedestrian 
connectivity and community interaction. Currently, the plan area is only par-
tially built out. Just over 1,000 residential units, Pioneer High School, and 
the Community and Senior Center have been constructed. The Spring Lake 
Specific Plan area is shown in Figure 2-4.

The 651-acre Master Plan Remainder area, also shown in Figure 2-4, has 
about 2,400 units of possible additional residential development potential. 
This area includes proposed land use allocations for additional parks, schools, 
neighborhood commercial, and business park uses.
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Approximately 20 percent of the SLSP has been implemented, with many 
significant land use and policy changes along the way. Neighborhood com-
mercial and neighborhood school concepts were amended out, and signifi-
cant proposed changes for the central area are currently proposed. Residential 
densities overall have been lowered. Buildout of Spring Lake has been hin-
dered by market forces, as new residential development region-wide slowed 
significantly with the economic downturn starting in 2008. 

East Street Corridor Specific Plan (1998, Revised 2005)

The East Street Corridor Specific Plan was adopted in 1998, with a minor 
revision in 2005. The intent of the plan is to enhance the East Street Corridor 
as a mixed-use residential, shopping, service, and community district. East 
Street functions as an important north-south connection through Woodland’s 
eastern neighborhoods and provides access to the city’s northeast industrial 
sector. Generally, the plan focuses on encouraging new types of development 
that create an active community node, enhancing the public realm to make 
it a more attractive place to gather and conduct business. It contains an ex-
tensive urban design element that encourages connectivity and multi-modal 
transportation options. The East Street Corridor Specific Plan area is shown 
in Figure 2-4.

The City has seen minimal success in implementing the East Street Corridor 
Specific Plan. The plan in general is viewed as not being flexible enough in 
allowing a broad variety of uses that the market is ready to provide. Further-
more, the large number of existing industrial uses are incompatible with the 
goals of the plan, which focus on creating a mixed use residential corridor. In 
addition, the plan is somewhat convoluted in how it addresses mixed use: in 
2004 there was an amendment to restrict SF/duplex/split lot uses such that 
they have to be part of a mixed use project and are subject to a zoning admin-
istrator permit; however, this conflicts with the requirement that multi-use 
developments require a conditional use permit.

The East Street Corridor is characterized by service commercial uses, development opportunity 
sites, and the railroad. The Specific Plan envisions the area as having a broader mix of uses. 
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Some “clean up” of the Specific Plan is needed to address these inconsistencies 
and other problems. This process can begin by using the General Plan Update 
to clarify the community’s intent for the corridor. The General Plan Update 
should also reconsider the land use designations and regulatory standards 
in this area, reassess the redevelopment potential of sites within the Specific 
Plan area, and examine strategies for minimize conflicts between incompat-
ible uses given that not all existing uses are likely to redevelop. The need for 
flexibility in dealing with a corridor that is in transition is critical.

Woodland Community Design Standards (1998, Revised 
2004)

The Woodland Community Design Standards were adopted in 1998 and up-
dated in 2004. The standards are part of a stand-alone document and do not 
apply to areas governed by the Downtown Specific Plan, East Street Corridor 
Specific Plan, Southeast Area Specific Plan, or Spring Lake Specific Plan un-
less the language in a specific plan is ambiguous or silent. They are intended 
to supplement the basic development standards found in the Zoning Ordi-
nance (Chapter 25 of the Woodland Municipal Code). The standards aim 
to express the community’s shared vision for the quality and attractiveness 
of development. All development must comply with both the development 
standards and these design standards.

The Community Design Standards apply to all of those physical elements 
that constitute the public realm (streets, squares, parks, trails, and the net-
work of natural features that ring and cross the town) and to aspects of private 
development that shape and give character to the public realm (the interac-
tion of building facades, site plans, and landscapes with streets and other 
public spaces) and as such are fairly regulatory in nature. The standards ad-
dress a wide range of design issues from the neighborhood scale to signs and 
landscaping. They are utilized as an important element in the City’s design 
review procedure and apply to both new development and modifications to 
existing development. The Entryway Overlay Zone for example addresses ar-
chitectural design requirements for developments located along I-5 and CR 
102. The purpose of the zone is to provide entryway design elements remi-
niscent of historic Woodland, using more traditional design elements and 
colors from the 1880s. These design standards help to place an emphasis on 
the city’s historical context.

City Of Woodland Zoning Ordinance

Woodland’s zoning ordinance (Chapter 25 of the Municipal Code) is the key 
regulatory tool meant to implement the General Plan, specifically the Land 
Use Element. It consists of a zoning map defining the location of districts 
and a code detailing requirements for each district. While the current General 
Plan covers a larger area, including some unincorporated areas, the zoning 
code covers only the incorporated city itself. 
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The zoning ordinance establishes specific, enforceable standards with which 
development must comply such as minimum lot size, maximum building 
height, minimum building setback, and a list of allowable uses. Zoning ap-
plies lot-by-lot, whereas the General Plan has a community-wide perspective. 
Zoning must be consistent with the General Plan. If a property happens to 
have a zoning designation that is not consistent with the General Plan land 
use designation, only the General Plan land use designation is enforceable.

Woodland’s zoning ordinance includes various zones for residential, commer-
cial, industrial, open space, and agricultural uses, as well as several overlay zones 
that apply to specific conditions that may be experienced by a range of uses (e.g. 
floodplain overlay, transition overlay, entryway overlay, planned development 
overlay, and similar). Certain multi-use districts apply to specific geographic ar-
eas including Spring Lake and the East Street Corridor. Provisions pertaining to 
landscaping, signs, and parking are also covered in separate sections. The zoning 
ordinance also includes administrative provisions describing the processes for 
variances, conditional use permits, amendments, and modifications. 

The Zoning Ordinance is expected to be one of the first land use ordinances 
that will be updated following the adoption of the new General Plan. The 
City will have an opportunity at that time to evaluate the type of zoning 
regulation the City wishes to utilize. The City’s current Zoning Ordinance is 
a traditional style of zoning code that regulates based on separating and segre-
gating land uses, controlling development based on specific type of business 
or dwelling, and limiting design through various numeric measurements like 
floor area ratio, dwellings per acre, height limits, setbacks, parking ratios, etc.

Many communities have realized that this conventional type of zoning con-
trol does not always result in a desired outcome and may be viewed by land 
owners as inflexible and arduous, particularly in downtowns and mixed use 
areas. As a result some communities are turning to development controls that 
are based more on performance measures than on land use. Performance zon-
ing or “form-based” codes focuses on the physical form of development (what 
you see) rather than occupancy (what goes on in the building) with mini-
mum thresholds to protect the health, safety, and welfare of users. These types 
of regulations focus on the relationship between public and private space, 
physical character, and on form, scale, and massing. Form based codes tend 
to be more flexible regarding the type of uses that could occupy buildings.

The City may wish to change the type of zoning code it utilizes to better 
achieve the community vision articulated in the new General Plan. This is 
something that can be further explored later in the process, as a General Plan 
implementation item.
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L A N D  U S E  A N D  C O M M U N I T Y  C H A R A C T E R  E L E M E N T   

LU-8 COUNTY OF YOLO 2030 COUNTYWIDE GENERAL PLAN 
 

  

FIGURE LU-1A  GENERAL PLAN LAND USE MAP 
Figure 2-5: Yolo County General Plan 

land Use Diagram
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Yolo County General Plan (2009)

Yolo County’s General Plan was most recently updated in 2009. Woodland is 
one of only four incorporated jurisdictions in the county, bordered on all sides by 
county land and containing one county island within its borders. As Woodland 
is the Yolo County seat, several other county facilities, such as the courthouse, the 
jail, and the juvenile detention center, are also located in the city. As seen in Figure 
2-5, the city’s Urban Limit Line (ULL) extends beyond the existing city bound-
ary primarily toward the east and south, although there are smaller areas in the 
northeast for which annexation is anticipated in the future. Some unincorporated 
areas in Woodland’s Sphere of Influence (SOI) have been given land use designa-
tions in the existing Woodland General Plan in order to express desired municipal 
future uses, however, SOI areas remain under county jurisdiction and land use 
control until they are annexed by the city. Almost all of the county land beyond 
Woodland’s borders is designated as agricultural in the Yolo General Plan, with 
smaller areas of industrial and public uses in the north and northeast. 

While the County General Plan acknowledges that urbanized areas are the 
most appropriate places for future growth and development, the County still 
has an interest in development that generates tax revenue to support services 
that it provides. One area in which this may impact Woodland is in unincor-
porated areas within the ULL, such as around freeway interchanges—both 
jurisdictions have an interest in the tax revenue that can be generated from 
highway-serving commercial uses developed in these areas. To address this 
issue, Woodland and Yolo County enter tax-sharing agreements when un-
incorporated land within Woodland’s ULL is developed and annexed to the 
city, so that the county retains some benefit from the development while the 
city provides infrastructure, public safety, and other services. 

Airport Land Use Planning

Sacramento International Airport (SMF)

Sacramento International Airport (SMF) is located just 10 miles east of 
Downtown Woodland. Close proximity to major airports is generally a great 
asset to communities, but this proximity is often associated with constraints 
as well, specifically related to noise, safety, and other land use compatibility is-
sues. State law requires the preparation of an Airport Land Use Compatibility 
Plan (ALUCP) for most airports. The responsibility for preparing these plans 
is given to regional Airport Land Use Commissions (ALUCs). The Sacramen-
to Area Council of Governments (SACOG) serves as the ALUC for the re-
gion. Local plans (such as the General Plan) with planning areas that overlap 
with an Airport Influence Area9 are required by State law (Government Code 
Section 65302.3) to ensure that the policies in place for the affected area are 

9 Airport Influence Areas are defined as the area in which current or future airport-related noise, 
overflight, safety, or airspace protection factors may significantly affect land uses or necessitate 
restrictions on those uses.
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Figure 2-6: alUCP Overflight Compatibility Map 
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consistent with the ALUCP. Therefore, consultation with the ALUCP is im-
portant when developing a land use plan to ensure the safety and comfort of 
those in the area and the safe operation of the airport itself. 

The SMF ALUCP is in the process of being updated. The current adopted 
plan dates to 1994. As of June 2013, a Public Review Draft is available and 
an Initial Study/Negative Declaration has been prepared. A portion of the 
Woodland General Plan planning area falls within the SMF Airport Influence 
Area. The Airport Influence Area constitutes the area within which certain 
Land Use Actions are subject to ALUC review to determine consistency with 
the policies in the ALUCP.10

The ALUCP contains policies pertaining to noise, safety, overflight areas, and 
airspace protection. The areas in which land use compatibility policies apply, 
in each of these categories, corresponds to certain distances—both horizontal 
and vertical—from the airport (e.g. noise contours, flight approach areas, 
etc.). In other words, not all areas within the Influence Area are subject to the 
same compatibility policies and restrictions. 

The western boundary of the SMF Influence Area travels north-south through 
Woodland, following the western edge of the wastewater treatment plant par-
cel. While the Influence Area does overlap with part of the Woodland Plan-
ning Area, there are no restrictions pertaining to noise, safety, or airspace 
protection that apply in this particular area. The exception is that a small 
portion of the eastern side of the Planning Area is within the “Secondary 
Approach Area” defined in the ALUCP (see Figure 2-6). For this area, draft 
policy 3.5.2 applies: 

3.5.2. Recorded Overflight Notification: As a condition for Local Agency 
discretionary approval of residential land use development within the 
secondary approach area indicated on Map 6, an overflight notification 
shall be recorded [against individual property deeds].

For other areas within the Influence Area, but not subject to specific land use 
compatibility policies, State law requires that notice disclosing information 
about the presence of a nearby airport be given to prospective buyers of cer-
tain residential real estate. This would apply to any existing or new residential 
development in the portion of the Woodland Planning Area that falls within 
this zone; the updated General Plan should include a policy ensuring that this 
disclosure is provided to such land uses. This policy (draft policy 3.5.3 in the 
ALUCP) and policy 3.5.2 above are described in more detail on page 2-40 of 
the April 2013 draft of the ALUCP. 

10 Sacramento International Airport Land Use Compatibility Plan (April 2013 Draft), page 2-3.
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Other Airports

Two other airports are located near Woodland: the Yolo County Airport, lo-
cated 8.5 miles to the southwest; and the Watts-Woodland Airport, located 
5.5 miles west of the city. ALUCPs for these airports were last adopted in 
1999 and 1993, respectively. While these airports may serve Woodland resi-
dents, businesses, and visitors, neither airport’s Influence Area overlaps with 
the Planning Area; therefore, there are no land use implications for Woodland 
associated with these airports or airport operations. More information may be 
found in Chapter 4, Circulation. 

Other Plans in the Region

UC Davis Long Range Development Plan

The 2003 UC Davis Long Range Development Plan (LRDP) is a compre-
hensive policy and land use plan that guides the growth of the UC Davis 
campus through the 2015/16 academic year. The LRDP responds to antici-
pated growth in student enrollment, faculty and state employment by iden-
tifying the physical development needed to achieve needs and goals of the 
campus while demonstrating responsible conservation of limited resources. 
While the City of Woodland is located outside of the LRDP plan area, future 
growth at UC Davis has the potential to impact housing and office demand 
in Woodland.

2.5 Growth Management

There are several policies, programs, and constraints that limit Woodland’s 
growth including state and local preservation policies and city growth policies.

State and Local Preservation Policies

Williamson Act

State and local agricultural preservation goals, policies, and regulations direct 
most urban development into the four existing incorporated cities in Yolo 
County. Approximately 85 percent (85%) of land within Yolo County overall 
is used for agricultural uses such as farming, grazing, and open space. Addi-
tionally, 67 percent (67%) of the unincorporated area is protected under the 
Williamson Act.11 The Williamson Act enables the County to enter into con-
tracts with private landowners for the purpose of restricting land to agricul-
tural or related open space use in return for lower property tax assessments. In 
2009, the State defunded the Williamson Act program, ending its payments 
to participating counties. In Yolo County, this amounted to a loss of $1.3 

11 Agriculture and Economic Development Element, 2030 Countywide General Plan Yolo Coun-
ty (2009), page AG-4.).

Approximately two-thirds of the unincor-
porated farmland within Woodland’s Ur-
ban Limit Line is protected by Williamson 
Act contracts.
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million annually. However, subsequent legislation (SB 863, followed by AB 
1265) provided a partial solution for the cessation of State funding, wherein 
counties can voluntarily implement new contracts that are 10 percent (10%) 
shorter (typically 9 years instead of 10, or 18 years instead of 20) in return 
for a 10 percent (10%) reduction in the landowner’s property tax relief. Yolo 
County has chosen to implement this new program, thus essentially continu-
ing participation in the Williamson Act program. Generally, Williamson Act 
lands are approximately half a mile or more from Woodland’s city boundar-
ies, however some Williamson Act parcels are adjacent to city limits, where 
development pressure might be greater.

Open Space Buffer

Additionally, the Yolo County Agricultural and Economic Development Ele-
ment supports an 11,000-acre agricultural and open space buffer between 
Woodland and the City of Davis. Both cities have agreed to maintain the 
buffer, and the Element includes an action to work with the cities to make 
the agreement more specific and binding.12

City Growth Policies

Woodland has always prioritized maintaining a distinctive edge between its 
urban development and its agricultural surroundings. Various growth man-
agement strategies over the past few decades have helped maintain Wood-
land’s discrete urban form and remain important policies in the current Gen-
eral Plan. 

Table 2.5-1 2002 GeNeRal PlaN GROWTH MaNaGeMeNT 
POlICIeS

GENERAL TOPIC GENERAL PLAN POLICY #

Urban Limit Line 1.A.2, 1.A.12 

Infill Development and Reuse 1.B.6, 1.D.2

Planned Neighborhoods and Specific Plans 1.C.3, 1.C.4

Population/Housing Unit Limit 1.A.7, 1.B.1
Source: 2002 Woodland General Plan.

Table 2.5-1 lists the policies in the 2002 General Plan that pertain to growth 
management, organized by topic. They are accompanied by implementation 
programs. As described above, some of these policies have been amended 
since the plan was adopted, and implementation programs (such as adopting 
the ULL) have been accomplished. 

Several key actions related to growth management in Woodland are sum-
marized below. 

12 Agriculture and Economic Development Element, 2030 Countywide General Plan Yolo Coun-
ty (2009), page AG-4.).
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Urban Limit Line

The 2002 General Plan contains two policies (1.A.2 and 1.A.12) directing 
Woodland to contain its growth within a specified boundary and to establish 
such an Urban Limit Line (ULL) permanently. Program 1.1 accompanies 
these policies, providing further direction for implementation. 

In June 2006, a voter initiative passed that established the permanent ULL 
and amended the General Plan to reflect the change (policies 1.A.12, 1.B.6, 
Program 1.1, and Figures 1-3 and 1-4). Specifically, Policy 1.A.12 now speci-
fies that “The City establishes a permanent urban limit line around Wood-
land to permanently circumscribe development and preserve surrounding 
agricultural lands as depicted in Figure 1-4. Public facilities and services shall 
not extend beyond the urban limit line.” 

Policy 1.B.6 now states, “The City shall continually reevaluate land use den-
sities, 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 limit line.” To date, the City has 
not had any proposals to significantly reduce residential uses.  One of the 
purposes of the General Plan Update process will be to evaluate residential 
land use locations and intensities throughout the Urban Limit Line Process.

Given the amount of undeveloped land (on vacant infill sites and greenfield/
agricultural sites) that still exists within the ULL, the boundary remains ap-
propriate for the planning period associated with this General Plan Update. 
It is not known precisely how much Woodland will grow, but even aggres-
sive estimates indicate that there is more than ample land within the current 
boundary to accommodate projected residential and non-residential growth 
through 2035. Therefore, the primary challenge for Woodland with respect to 
growth management is how development within the ULL should be phased 
in order to meet the community’s various (and sometimes competing) desires: 
economic benefits, fiscal health, agricultural preservation, efficient use of in-
frastructure, service provision, and a high quality of life fostered by the built 
environment. 

Population and Development Caps

In 1996 Woodland adopted a growth policy that set a maximum allowable 
population of 60,000 by 2015. In 2002, as part of the General Plan Update, 
the City increased this figure to 69,719 by 2020. However, based on a city 
analysis conducted in 2004, it was thought that buildout of both the Spring 
Lake Specific Plan and Master Plan Remainder areas would exceed the City’s 
population limit. As a result, in May 2005 City Council voted to amend 
General Plan Policy 1.A.7, removing the population cap and instead insti-
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tuting a 5,000 residential unit cap. The residential unit growth cap limits 
new single-family residential development to 5,000 units between 2001 and 
2020, applied solely to new single-family development located in planned 
neighborhoods. As of April 2013, the city had a remaining balance of about 
3,000 single-family units.

Reconsidering the Growth Management Strategy

One of the next key tasks in the General Plan Update is to comprehensively 
reassess the City’s current policy direction towards growth management and 
consider how these policies might be rethought or revised given current com-
munity goals, land availability, fiscal limitations, and other considerations. 
In the next phase of the General Plan Update process, in which land use 
and transportation alternatives are considered, different policy approaches to 
growth management and phasing of new development and infrastructure will 
also be assessed.

2.6 Land Use Opportunities and Challenges

Land Availability and Growth Management

Woodland’s voter-approved permanent Urban Limit Line contains within 
its boundaries ample land to support projected population and employment 
growth in Woodland through the time horizon of this General Plan Update 
(2035) and beyond. The City should be able to accommodate a range of 
growth possibilities on a combination of infill and greenfield sites, with the 
flexibility to achieve economic development goals. 

Land Availability

However, because Woodland is afforded this flexibility through such ample 
land supply, the challenge will be to be thoughtful and strategic in land al-
location, phasing, and growth management. For every land use approach, 
there will be tradeoffs. Greenfield sites on the periphery are often less ex-
pensive, more appealing to developers, and have fewer physical constraints; 
at the same time, they may require expensive infrastructure extensions, are 
likely to have greater traffic and environmental impacts, and may require tax-
sharing agreements. Redevelopment of infill sites is desirable from a revital-
ization perspective, and these projects have the potential to catalyze vibrant, 
pedestrian-friendly areas. Infill development is also more advantageous to the 
City from a property tax perspective, with the city capturing a higher share 
of taxes in existing areas as compared to greenfield development. However, 
this type of development may require land assembly, can be seen as untested 
in the market, and may even require subsidies from the City in order to be 
financially feasible. Different land uses, regardless of their location, have dif-
ferent service provision needs and fiscal impacts as well. The General Plan 
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Update allows the City to comprehensively explore the merits and impacts of 
different land use strategies—the Development Strategy phase will assess the 
transportation, fiscal, and policy implications of these choices. 

Growth Management

A key policy consideration for the Development Strategy task—and later 
stages of the General Plan Update—will be the approach to growth manage-
ment. In addition to the ULL, Woodland’s current General Plan has other 
policies that control the rate and location of new development. These policies, 
which phase and control development, provide more certainty to landowners 
and seek to ensure that agricultural land is developed only when needed and 
only if infrastructure and services can be provided as well. To what extent 
are these policies as currently defined still appropriate given the city’s current 
growth patterns, fiscal condition, and community desires? How much new 
development should occur within city limits versus outside, and at what pace? 
Should the plan establish new thresholds to control what can develop when 
and where? However these policies are defined, their language and intent 
must be clear. Issues such as developing a flood solution, economic stabil-
ity, and job growth are important considerations in future policies regarding 
growth.

Land Use Designations

The General Plan Update provides the City the opportunity to reexamine 
how it defines land use designations and also explore the introduction of new 
land use designations in order to help facilitate desired development activity. 
The current land use categories that pertain to large parcels on the periph-
ery that have longer-term development potential—e.g. Planned Neighbor-
hood, Urban Reserve—may need to be reconsidered or redefined in order to 
help define a phasing plan. New designations could include various types of 
mixed use (Downtown, Corridor, etc.) or industrial. Designations must be 
described with enough detail to provide clarity, allow flexibility (where ap-
propriate) without being ambiguous, and create a framework through which 
the City can enable projects it wants to see built. 

Conflicts in allowable land uses must also be resolved. This is common in 
specific plan areas, but occurs elsewhere in the city as well. The updated Gen-
eral Plan should provide guidance on how to reconcile the desire for land use 
compatibility and revitalization of older areas, such as Downtown and the 
key corridors, with the risk of harming small businesses by rendering them 
nonconforming. 
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Infill and Revitalization

The General Plan Update also allows the City to focus on revitalizing key 
corridors and opportunity sites, such as Kentucky Avenue, East Street, West 
Main Street, the County Fair Mall area, and Downtown. Woodland has a 
significant number of vacant parcels within city limits with strong redevelop-
ment potential. Sites that are not vacant, but may be underutilized or avail-
able for other reasons, also have potential. An example of these is the old 
courthouse properties, which will become available when the courthouse re-
location is complete. 

Development on these properties can reinvigorate older areas, introduce 
greater choice in housing types, take advantage of existing infrastructure, and 
create an easily walkable and bikeable environment. Even just a few successful 
projects can catalyze further development and turn older areas around. Infill 
development also offers Woodland the opportunity to accommodate more of 
its projected growth without converting farmland to urban uses. 

It is important that the plan’s approach to infill revitalization be considered in 
conjunction with growth management and land use designations on green-
field sites, as it is easy for development—particularly retail—on larger sites in 
expansion areas to outcompete infill areas. For instance, an urban decay study 
conducted for the Gateway II project found that businesses in Woodland’s 
core area were already suffering in the face of competition from newer com-
mercial developments on the urban edge. The updated General Plan could 
address this challenge with a citywide retail strategy and appropriate land 
use designations and phasing that ensures that businesses in different parts 
of the city complement, rather than compete with, each other. 
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1.1 Purpose of the General Plan Update

Report Purpose

The City of Woodland has embarked on a comprehensive update of its Gen-
eral Plan. This document—Opportunities and Challenges, Issues and Op-
tions Report—describes existing land use conditions, known future condi-
tions, and evaluates opportunities and challenges related to the use of land 
in and adjacent to Woodland. The overarching opportunities and challenges 
identified include: 

Opportunities

•	 Ample land supply, sufficient to meet demand across sectors through 
2035; few constraints on development

•	 Unique Downtown with character, historically significant structures, and 
potential for growth and greater vibrancy

•	 Excellent access to key regional assets that are important to economic 
development, such as rail, airport, Sacramento, major freeways, and UC 
Davis

Challenges

•	 Lack of flood solution impedes growth and economic development, par-
ticularly in industrial area

•	 Limited fiscal resources affects operation and maintenance of existing 
public resources (community facilities, roads, infrastructure) and the 
City’s ability to provide and maintain new facilities in the future 

•	 Growth on the periphery/on “greenfield” sites has potential to under-
mine efforts to revitalize older parts of the city; these potentially compet-
ing desires must be managed carefully to ensure that all development is 
mutually supportive

1 INTRODUCTION AND PURPOSE
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The report also discusses planning implications that will need to be addressed 
as part of the planning process. The information conveyed will also help com-
munity members, City staff, and elected officials make informed input and 
decisions throughout the rest of the General Plan Update. Economic, market, 
and fiscal issues are analyzed in the Economic and Fiscal Background Report, 
which was completed in March 2013 by Bay Area Economics (BAE), and 
is available at: http://www.cityofwoodland.org/gov/depts/cd/woodland_gen-
eral_plan_2035documents/default.asp.

Woodland General Plan

The General Plan is the policy document that guides growth and develop-
ment of California cities, and has been described by the courts as the “consti-
tution” of a city. The General Plan is required by state law, and must address 
the full range of topics related to the city’s physical development. Topics man-
dated by state law to be addressed in the General Plan include the following 
seven issue areas: land use, transportation, housing, open space, conservation, 
safety, and noise. 

In addition to the State-mandated elements, Woodland’s current General Plan 
also addresses community design, public facilities and services, educational 
and community services, historic preservation, environmental resources, 
health, economic development, and administration and implementation. In 
effect, the plan serves as the City’s business plan. Key considerations include 
planning and maintaining the overall fiscal health of the City and building 
an economy to support community ideals.  Key issues in this regard include 
economic development, job growth, development of a flood solution and re-
placing Redevelopment funding.

Woodland’s General Plan was last comprehensively updated in 1996, with a 
technical update in 2002 and an update of the Housing Element adopted in 
2009. The most recent update to the Housing Element was completed as part 
of this General Plan Update effort and has been certified by the California 
Department of Housing and Community Development; its adoption by the 
City Council is forthcoming. 

Why Update the General Plan?

Woodland’s current General Plan is dated, reflecting conditions and trends 
from nearly 20 years ago. The General Plan Update provides an exciting op-
portunity for community members to envision the city’s future and articulate 
the city’s long-term goals and direction for development. The purpose of this 
General Plan Update is to:

•	 Establish a long-range vision that reflects the aspirations of the commu-
nity, and outline steps to achieve this vision; 

The General Plan contains policies that 
guide the City’s long-term decisions 
about growth and development. 
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•	 Establish fiscal health and economic sustainability policies and priori-
ties so that the General Plan will function as the City’s business plan for 
guiding decision making for private, community and public functions. 
The Plan will help build an economy to support the Community’s tastes 
and desires;

•	 Establish key community priorities including the importance of econom-
ic development and job growth, developing a long term flood solution, 
ensuring long term fiscal sustainability and positioning the city as an 
industry leader in agricultural food production and technology;

•	 Establish long-range development policies that will guide City depart-
ments, Planning Commission and City Council decision-making; 

•	 Provide a basis for judging whether specific development proposals and 
public projects are in harmony with the vision and values of the com-
munity; 

•	 Plan in a manner that meets future land needs based on the projected 
population and job growth; 

•	 Allow City departments, other public agencies, and private developers to 
design projects that will preserve and enhance community character and 
environmental resources, and minimize hazards;

•	 Provide the basis for establishing and setting priorities for detailed plans 
and implementing programs, such as the zoning ordinance, subdivision 
regulations, specific and master plans, and the Capital Improvement Pro-
gram; and

•	 Provide a guide and support for key community objectives and goals 
including focus on development of a flood solution, providing adequate 
water supplies, supporting needed job creation actions and overall gen-
eral support for the long term fiscal health of the City.

1.2 Regional Location and Planning Boundaries

Regional Location

The City of Woodland is the county seat of Yolo County, located in Califor-
nia’s Sacramento Valley. The city is situated approximately 20 miles northwest 
of Sacramento, eight miles west of the Sacramento International Airport, and 
12 miles north of Davis at the intersection of Interstate 5 (I-5) and State 
Route 113 (SR 113). The Yolo Bypass of the Sacramento River lies approxi-
mately three miles east of the city, Willow Slough is located about one mile 
to the southeast, and Cache Creek is located approximately two miles to the 
north. Woodland covers an area of approximately 9,624 acres or 15 square 
miles and is surrounded by agricultural land uses. Figure 1-1 shows Wood-
land in its regional Northern California context.



1-4

CITY OF WOODLAND GENERAL PLAN UPDATE 2035

Figure 1-1
Regional Location
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Planning Area

The Planning Area is the geographic area for which the General Plan estab-
lishes policies about urban growth, agricultural protection, and future public 
facilities and services. According to state law, each city must include in its 
General Plan all territory within the boundaries of the incorporated area as 
well as “any land outside its boundaries which in the planning agency’s judg-
ment bears relation to its planning” (California Government Code Section 
65300).

In Woodland, the Planning Area is the same as the Urban Limit Line (ULL), 
established by voters in 2006. Illustrated in Figure 1-2, the Planning Area 
totals 12,772 acres, which includes 9,624 acres within the city plus an ad-
ditional 3,148 acres outside the city limits but within the ULL. It is bounded 
roughly by Churchill Downs Avenue to the north, County Road 98 to the 
west, and County Road 25A to the south. Various agricultural and indus-
trial parcels form the boundary to the east. Most of the unincorporated area 
within the ULL is currently vacant or in agricultural use. 

Contained within the Planning Area is Woodland’s Sphere of Influence 
(SOI). The SOI is a boundary that encompasses lands that are expected to 
ultimately be annexed by the City. Yolo County Local Agency Formation 
Commission (LAFCO), which is an entity empowered to review and approve 
proposed boundary changes and annexations by incorporated municipalities, 
determines the SOI. The SOI is divided into a 10-year boundary and a 20-
year boundary, based on LAFCO’s determination of roughly when the land 
would need to be annexed to accommodate growth. However, LAFCO does 
not have land use authority; the SOI is intended to guide urban land uses into 
an efficient and well-planned development pattern, with consideration given 
to preserving prime farmland and other open space lands. LAFCO must also 
consider consistency with the city’s General Plan and any specific plans. Por-
tions of the Planning Area beyond the current SOI would likely be included 
in a future SOI.

Woodland is not bound to restrict its planning to the SOI as currently de-
fined. The city’s SOI (which is established by LAFCO) describes its probable 
physical boundaries and service area and can be used as a benchmark for the 
minimum extent of the Planning Area—but it need not represent the maxi-
mum extent. Following completion of the General Plan Update, Woodland 
may request an amendment to its SOI to more accurately reflect the inten-
tions of the General Plan. 

Figure 1-2 shows the ULL/Planning Area, the city limits, and the SOI. 
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1.3 Community Outreach and Key Issues

Community Outreach to Date

As of July 2013, substantial public input regarding visioning and issue assess-
ment has been gathered. Outreach activities to date have included:

•	 City Council and Planning Commission meetings and workshops; 

•	 General Plan Steering Committee meetings;

•	 Stakeholder interviews;

•	 Community workshops;

•	 A housing forum;

•	 A citywide mail-in survey;

•	 Newsletter and e-mails; and 

•	 General Plan 2035 project website.

The community engagement program was designed to provide a range of av-
enues through which the Woodland community could learn about the Gen-
eral Plan and contribute their ideas—from participating at a workshop to 
attending a City Council meeting to filling out a survey at their home. Brief 
summaries and key takeaways from each of the individual outreach efforts 
are summarized below. Economic development and job creation were top 
concerns.

Stakeholder Interviews

On February 7 and 8, 2013 the consultant team conducted interviews with 
a cross-section of stakeholders representing residents, business owners and 
employers, decision-makers, developers, community groups, and service pro-
viders. A total of 34 stakeholders participated in the interview process. The 
issues discussed most commonly by those interviewed included the following: 

•	 Economic development and job creation

•	 Growth patterns and small town character

•	 Agricultural preservation and the agricultural economy

•	 Downtown

•	 Flood protection and water resources

•	 Circulation, transit, and parking

•	 Housing affordability and diversity

•	 Historical resources and preservation

•	 Aesthetics and urban design

•	 Public education

•	 Safety

Residents discussed Woodland’s assets, 
challenges, and aspirations for the future 
at two community visioning workshops.
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For more in-depth information regarding the themes and priorities, please 
see the Stakeholder Interviews Report available on the General Plan Update 
website.

Community Visioning Workshops

The first series of community workshops were held on April 11 and 13, and 
May 2, 2013. A presentation, activities, and small group discussions gave 
participants (approximately 64 in attendance) opportunities to learn more 
about the planning process and share their ideas, priorities, and concerns. 
Participants completed two main activities: a planning issues “pop quiz,” in 
which they wrote down their top priorities for a range of issues presented; and 
a visioning exercise, in which they created a “magazine cover” highlighting 
Woodland’s achievements in the year 2035. 

Key themes from the “pop quiz included: 

•	 Woodland’s identity seen as “historic,” “small town,” “friendly”

•	 Aspects to improve include revitalize existing neighborhoods and down-
town; improve schools and safety

•	 Support for infill development and finishing Spring Lake

•	 Desire for restaurants, entertainment, and nightlife Downtown

•	 Strong support for better bike infrastructure/lanes, walking trails, green-
belt

Common ideas expressed in the visioning/magazine cover exercise included: 

•	 Prioritize jobs and economic development (especially growing the agri-
culture technology sector)

•	 Preserve Woodland’s small-town character and improve neighborhood 
quality

•	 Revitalize of Downtown, preserve historic resources

•	 Strengthen schools (making a connection between schools and economic 
development, labor market)

The full results of the workshops are summarized in a report found on the 
General Plan Update website.
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Mail-in Survey

The first project newsletter was distributed on March 26, 2013. The newslet-
ter was written in both English and Spanish. It introduced the General Plan 
Update, announced the first workshop, and contained the mail-in survey, as 
well as provided a link to the City’s new General Plan website and an online 
version of the survey. The bilingual mail-in (and online) survey included a 
mix of open-ended and marked-choice questions about various communi-
ty issues. A total of 1,374 people responded to the survey. Two key priori-
ties emerged from analysis of the survey questions overall. These were jobs/
economic development and Downtown revitalization. These priorities were 
shared consistently across the various age, income, and ethnic groups that 
responded. Other priorities that emerged included support for more retail 
downtown (versus at the freeways), public safety improvements, and revenue 
generation through new development (versus increased taxes or fees). 

Following the release of the survey results, the City Council requested that 
there be a comparison of issues raised through the survey as compared to 
other outreach methods. The top themes and priorities voiced in the survey 
responses were largely consistent with what was heard through other com-
munity engagement activities. Responses to the surveys did, however, provide 
additional information on topics not typically raised at workshops and other 
venues (e.g. preferences for raising city revenue). 

A survey on key issues in Woodland was 
mailed to all households, in English and 
Spanish. 

6 Please consider the following goals and actions the City of Woodland 
could pursue to improve the city’s economy, and indicate your level of 
support for each.  

7 What is the best way for the City to generate revenue to support City 
programs, services, and infrastructure maintenance? (Rank in order, 
with 1 being best and 6 being worst. Use each number only once.)  

a. Attract professional, high-tech, or research-oriented jobs
b. Attract manufacturing, warehousing, and distribution jobs
c. Attract agriculture-related businesses, such as food processing, 

farm equipment, or seed research companies

a. Development that provides revenue and increases employment
b. Residential development that increases property tax base
c. Increase in voter-approved sales tax
d.  Parcel tax for specific services (such as public safety, parks, 

youth services, library)
e.  Increased fees and assessments for water, sewer, and storm 

drain infrastructure
f.  Other (specify) 

STRONGLY 
SUPPORT 

1

SUPPORT 

2 

OPPOSE 

3 

STRONGLY 
OPPOSE 

4

DON’T KNOW

65

1 Do you: 
 a.  Live in Woodland 
 b.  Own a business in Woodland 

HIGH 

EXCELLENT

STRONGLY 
SUPPORT 

YES

MEDIUM 

GOOD

SUPPORT 

NO

LOW 

FAIR

OPPOSE 

POOR

STRONGLY 
OPPOSE 

DON’T KNOW

VERY POOR

DON’T KNOW

a. Focus on attracting new industries and employers
b. Increase revenue for the City to maintain and improve the services, 

programs, and facilities that Woodland currently offers
c. Create new walking trails and bike paths in Woodland
d. Revitalize downtown
e. Create new parks and other active recreational facilities 
f. Preserve historic buildings and places in Woodland
g. Preserve environmental resources
h. Other (please specify)

4 The City of Woodland is considering different priorities in planning for the 
city’s future. For each of the items listed below, please indicate if it should 
be a high priority, medium priority, or low priority for the city’s future.  

3 What is the one thing the City could do that would most improve Woodland?

a. Locate more retail uses along the freeway, such as those at the 
new Gateway center

b. Locate more retail uses in downtown or close to homes/residents
c. Promote Woodland as a tourist destination
d. Establish auto mall; promote car/farming equipment dealerships
e. Redevelop older commercial and industrial uses along West Main 

Street and East Street with housing
f. Make it more convenient to get around the city on foot or by bike

5 Please indicate your level of support for the following types of development 
in Woodland:  

2 Overall, how would you rate the quality of life in Woodland?   

PRIORITY:

Please return by April 17, 2013 

You can also fill out the survey online! Go to www.cityofwoodland.org and click on GENERAL PLAN UPDATE SURVEY

Woodland General Plan Update Survey
Mark box  with blue or black pen.
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What is the General Plan? 

The General Plan is the guide for the future social, physi-
cal, and economic development of the City. It establishes 
where, what kind, and how much development can occur, 
in addition to policies on land use, transportation, envi-
ronmental quality, and resource conservation. All cities in 
California must adopt general plans.  It is the “constitu-
tion” for the City.

What will it Cover?

A wide range of topics will be addressed in the Gener-
al Plan Update, such as how and where the City should 
grow; connections between the older neighborhoods, 
downtown, and newer developments; strategies for at-
tracting new businesses, stores, and high-quality jobs; pro-
tecting important natural and agricultural areas; strategies 
for growth management; and quality of life issues such as 
public facilities, air quality, parks, walkability, environ-
mental sustainability, and livability. The new General Plan 
will contain chapters or “elements”—such as land use and 
community design, housing, conservation, transportation, 
safety, open space and recreation, and historic preserva-
tion—to guide future decisions on these important issues.   

What is the Process?

Updating the General Plan is a comprehensive process, 
where each step builds on the last and involves community 
discussion. The first stage involves gathering public input 
on goals, hopes, and visions for Woodland, and mapping 
existing land use patterns, resources, and development op-
portunity sites. Alternative growth and development sce-
narios will then be presented for public discussion before 
the new General Plan is prepared. A consultant team spe-
cializing in general plans and urban planning is facilitating 
this process.  

¿Qué es el Plan General?

El Plan General es el guía para el futuro desarrollo social, 
físico y económico de la ciudad. Establece dónde, qué tipo 
y cuánto desarrollo puede ocurrir, además de las políticas  
sobre uso de la tierra, transportación, calidad medioam-
biental y conservación de recursos. Todas las ciudades en 
California tienen que adoptar planes generales. Es la “con-
stitución” para la Ciudad.

¿Qué va a Cubrir?

Una larga variedad de tópicos será abordada en el Plan 
General, tales como cómo y dónde la Ciudad debe crec-
er; conecciones entre los barrios mayores, el centro de la 
ciudad, y desarrollos nuevos; estrategias para atraer nue-
vos negocios, tiendas y empleos de alta calidad; proteger 
importantes áreas naturales y agrícolas; estrategias para 
controlar el crecimiento; y asuntos de la calidad de vida 
como instalaciones públicas, calidad del aire, parques,  fa-
cilidad de caminar, sostenibilidad medioambiental, y hab-
itabilidad. El nuevo Plan General va a contener capítulos 
o “elementos”—tales como uso de la tierra y deseño de 
la comunidad, alojamiento, conservación, transportación, 
seguridad, espacio abierto y recreación, y preservación 
histórica—para guiar futuras decisiones sobre estos asun-
tos importantes.

¿Qué es el Proceso?

Actualizar el Plan General es un proceso comprensivo, en 
la cual cada paso construye sobre el previo y conlleva dis-
cusión comunitaria. La primera etapa consiste en recoger 
las contribuciones públicas sobre las metas, esperanzas, y 
visiones para Woodland, y mapear patrones en el existente 
uso de la tierra, recursos, y sitios de oportunidad para de-
sarrollo. Escenarios de crecimiento alternativo y de desar-
rollo entonces serán presentados para discusión pública 
antes de que el nuevo Plan General sea preparada. Un  
equipo de consultores especializado en planes generales y 
planificación urbana está facilitando este proceso.

CIty OF WOODLAnD GEnERAL PLAn 
Current Land Use Map

CIUDAD DE WOODLAnD PLAn GEnERAL 
Mapa Actual del Uso de la tierra

For more information, go to: www.cityofwoodland.org and click on Woodland General Plan Update 2035        Para más información, visite www.cityofwoodland.org y haga click en Woodland General Plan Update 2035

CITY OF  WOODLAND

General Plan Update 2035
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Encuesta del Plan General de Woodland
¡También puede llenar la encuesta por internet! Visite www.cityofwoodland.org y haga click en GENERAL PLAN UPDATE SURVEY

6 Por favor considere las siguientes metas y acciones que la Ciudad de Woodland podría perseguir 
para mejorar la economía de la ciudad, e indique su nivel de apoyo para cada.  

7 ¿Cuál es la mejora manera de generar ingresos para apoyar programas y servicios 
públicos y el mantenimiento de la infastructura? (Priorize en orden, con 1 como lo 
mejor y 6 como el peor. Use cada número sólo una vez.) 

a. Atraer trabajos profesionales, de alta tecnología, or relacionados 
con la investigación

b. Atraer trabajos de fabricación, almacenamiento, o distribución
c. Atraer negocio agrícolo, como procesamiento de alimentos, 

equipaje de granja, o compañias de investigación de semillas 

a. Desarrollo que provee ingresos y aumenta empleo
b. Desarrollo residencial que aumenta el base imponible sobre la propiedad
c. Aumento en IVA aprobado por votantes
d.  Impuesto de parcela para servicios específicos (tales como seguridad 

pública, parques, servicios para jóvenes, biblioteca)
e.  tarifas y estimaciones aumentadas para infrastructura de agua, 

alcantarilla, y desagüe
f.  Otro (especifique)

1 2 3 4 65

1 Usted: 
 a.  Vive en Woodland 
 b.  tiene negocio en Woodland 

ALTA

EXCELENTE

FUERTEMENTE 
APOYO 

FUERTEMENTE 
APOYO 

SÍ

MEDIA 

BUENO

APOYO 

APOYO 

NO

BAJA 

MEDIA

OPONGO 

OPONGO 

POBRE

FUERTEMENTE  
OPONGO

FUERTEMENTE  
OPONGO

NO SÉ

MUY POBRE

NO SÉ

NO SÉ

a. Enfocar en atraer nuevos industrios y empleadores
b. Aumentar ingresos para la Ciudad para mantener y mejorar los 

servicios, programas, y facilidades que Woodland ya ofrece
c. Crear nuevos senderos para caminar y montar bicicletas en Woodland
d. Revitalizar el centro de la ciudad
e. Crear nuevos parques y otras facilidades de recreo 
f. Preservar edificios y sitios históricos en Woodland
g. Preservar recursos medioambientales
h. Otro (especifique, por favor)

4 La Ciudad de Woodland está considerando varias prioridades mientras planear para 
el futuro de la ciudad. Para cada artículo enumerado abajo, por favor indique si 
debe ser alta, mediana, o baja prioridad para el future de la ciudad.   

3 ¿Cuál es la cosa singular que la Ciudad puede hacer que más mejoraría Woodland?

a. Situar más usos de venta al por menor a lo largo de la autopista, 
tales como esos en el nuevo centro Gateway

b. Situar más usos de venta al por menor en el centro o cerca de casas/
residentes

c. Promover Woodland como destinación turística
d. Establecer centro comercial automotor; promover conseciones de 

coches/equipaje agricultura
e. Redesarrollar antiguos usos comerciales e industriales a lo largo de 

las calles West Main y East con alojamiento
f. Hacer más conveniente viajar por la ciudad caminando o en bicicleta

5 Por favor indique su nivel de apoyo de los siguientes tipos de desarrollo en 
Woodland:   

2 En general, ¿cómo calificas la calidad de vida en Woodland?   

PRIORIDAD:

Por favor devuelva antes del 17 de abril, 2013

Marque la cuadra  con bolígrafo azul o negro.

Woodland Newsletter_PRINTER_Rollfold.indd   2-5 3/20/13   8:47 AM

6 Please consider the following goals and actions the City of Woodland 
could pursue to improve the city’s economy, and indicate your level of 
support for each.  

7 What is the best way for the City to generate revenue to support City 
programs, services, and infrastructure maintenance? (Rank in order, 
with 1 being best and 6 being worst. Use each number only once.)  

a. Attract professional, high-tech, or research-oriented jobs
b. Attract manufacturing, warehousing, and distribution jobs
c. Attract agriculture-related businesses, such as food processing, 

farm equipment, or seed research companies

a. Development that provides revenue and increases employment
b. Residential development that increases property tax base
c. Increase in voter-approved sales tax
d.  Parcel tax for specific services (such as public safety, parks, 

youth services, library)
e.  Increased fees and assessments for water, sewer, and storm 

drain infrastructure
f.  Other (specify) 

STRONGLY 
SUPPORT 

1

SUPPORT 

2 

OPPOSE 

3 

STRONGLY 
OPPOSE 

4

DON’T KNOW

65

1 Do you: 
 a.  Live in Woodland 
 b.  Own a business in Woodland 

HIGH 

EXCELLENT

STRONGLY 
SUPPORT 

YES

MEDIUM 

GOOD

SUPPORT 

NO

LOW 

FAIR

OPPOSE 

POOR

STRONGLY 
OPPOSE 

DON’T KNOW

VERY POOR

DON’T KNOW

a. Focus on attracting new industries and employers
b. Increase revenue for the City to maintain and improve the services, 

programs, and facilities that Woodland currently offers
c. Create new walking trails and bike paths in Woodland
d. Revitalize downtown
e. Create new parks and other active recreational facilities 
f. Preserve historic buildings and places in Woodland
g. Preserve environmental resources
h. Other (please specify)

4 The City of Woodland is considering different priorities in planning for the 
city’s future. For each of the items listed below, please indicate if it should 
be a high priority, medium priority, or low priority for the city’s future.  

3 What is the one thing the City could do that would most improve Woodland?

a. Locate more retail uses along the freeway, such as those at the 
new Gateway center

b. Locate more retail uses in downtown or close to homes/residents
c. Promote Woodland as a tourist destination
d. Establish auto mall; promote car/farming equipment dealerships
e. Redevelop older commercial and industrial uses along West Main 

Street and East Street with housing
f. Make it more convenient to get around the city on foot or by bike

5 Please indicate your level of support for the following types of development 
in Woodland:  

2 Overall, how would you rate the quality of life in Woodland?   

PRIORITY:

Please return by April 17, 2013 

You can also fill out the survey online! Go to www.cityofwoodland.org and click on GENERAL PLAN UPDATE SURVEY

Woodland General Plan Update Survey
Mark box  with blue or black pen.
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What is the General Plan? 

The General Plan is the guide for the future social, physi-
cal, and economic development of the City. It establishes 
where, what kind, and how much development can occur, 
in addition to policies on land use, transportation, envi-
ronmental quality, and resource conservation. All cities in 
California must adopt general plans.  It is the “constitu-
tion” for the City.

What will it Cover?

A wide range of topics will be addressed in the Gener-
al Plan Update, such as how and where the City should 
grow; connections between the older neighborhoods, 
downtown, and newer developments; strategies for at-
tracting new businesses, stores, and high-quality jobs; pro-
tecting important natural and agricultural areas; strategies 
for growth management; and quality of life issues such as 
public facilities, air quality, parks, walkability, environ-
mental sustainability, and livability. The new General Plan 
will contain chapters or “elements”—such as land use and 
community design, housing, conservation, transportation, 
safety, open space and recreation, and historic preserva-
tion—to guide future decisions on these important issues.   

What is the Process?

Updating the General Plan is a comprehensive process, 
where each step builds on the last and involves community 
discussion. The first stage involves gathering public input 
on goals, hopes, and visions for Woodland, and mapping 
existing land use patterns, resources, and development op-
portunity sites. Alternative growth and development sce-
narios will then be presented for public discussion before 
the new General Plan is prepared. A consultant team spe-
cializing in general plans and urban planning is facilitating 
this process.  

¿Qué es el Plan General?

El Plan General es el guía para el futuro desarrollo social, 
físico y económico de la ciudad. Establece dónde, qué tipo 
y cuánto desarrollo puede ocurrir, además de las políticas  
sobre uso de la tierra, transportación, calidad medioam-
biental y conservación de recursos. Todas las ciudades en 
California tienen que adoptar planes generales. Es la “con-
stitución” para la Ciudad.

¿Qué va a Cubrir?

Una larga variedad de tópicos será abordada en el Plan 
General, tales como cómo y dónde la Ciudad debe crec-
er; conecciones entre los barrios mayores, el centro de la 
ciudad, y desarrollos nuevos; estrategias para atraer nue-
vos negocios, tiendas y empleos de alta calidad; proteger 
importantes áreas naturales y agrícolas; estrategias para 
controlar el crecimiento; y asuntos de la calidad de vida 
como instalaciones públicas, calidad del aire, parques,  fa-
cilidad de caminar, sostenibilidad medioambiental, y hab-
itabilidad. El nuevo Plan General va a contener capítulos 
o “elementos”—tales como uso de la tierra y deseño de 
la comunidad, alojamiento, conservación, transportación, 
seguridad, espacio abierto y recreación, y preservación 
histórica—para guiar futuras decisiones sobre estos asun-
tos importantes.

¿Qué es el Proceso?

Actualizar el Plan General es un proceso comprensivo, en 
la cual cada paso construye sobre el previo y conlleva dis-
cusión comunitaria. La primera etapa consiste en recoger 
las contribuciones públicas sobre las metas, esperanzas, y 
visiones para Woodland, y mapear patrones en el existente 
uso de la tierra, recursos, y sitios de oportunidad para de-
sarrollo. Escenarios de crecimiento alternativo y de desar-
rollo entonces serán presentados para discusión pública 
antes de que el nuevo Plan General sea preparada. Un  
equipo de consultores especializado en planes generales y 
planificación urbana está facilitando este proceso.

CIty OF WOODLAnD GEnERAL PLAn 
Current Land Use Map

CIUDAD DE WOODLAnD PLAn GEnERAL 
Mapa Actual del Uso de la tierra

For more information, go to: www.cityofwoodland.org and click on Woodland General Plan Update 2035        Para más información, visite www.cityofwoodland.org y haga click en Woodland General Plan Update 2035

CITY OF  WOODLAND

General Plan Update 2035

!!!
!!!

!!! !!!

!
!
!

!!!

!
!
!

!!! !

!

! !!!
! !

!

!!! !!! !!!

!

!
!

!
!

! !!!

!
!
!

!
!
!

!!! !!! !
!
!

!
!
!

!
!
!

!
!
!

!
!
!

!
!
!

!
!
!

!
!
!

!
!
!

!
!
!

!
!
!

!
!
!

!
!
!

!
!
!

!!!!!!

!
!
!

!
!
!

!!!!
!
!

!
!
!

!
!
!

!
!
!

!

!!

!

!!!!!

! !!

!!!

!!!!!!
!!!

!!!!!!!!

!
!!!

!

!!!!!

!
!
!

!
!
!

!
!
!

!
!
!

!
!
!

!
!

!E

!E

!E

!E

!E

!E

!E

!E

!E

!M

!M

!H

!H !C

!P

!P

!P

!P

!P

!P

!P

!P

!P

!P

!P

!P

!P

!P

!P

!P

!P

!!P

!!P

!E

!2

!1

!3

!4

!!5

City Hall

Yolo
County

Jail

County Fair
Mall

Woodland Cemetery

H
ol

y 
R

os
ar

y
A

ca
de

m
y

Pioneer
High School

Woodland
High School

Yolo County
Fairground

Raley's
Shopping 

Center

Gateway
Shopping Center

Bel Air
Shopping

Center

Community & 
Senior Center

Municipal
Services
Center

Woodland
Christian 

School

Water Pollution Control FacilityWoodland
Community College

Yolo County
Health Depts

Lee
Middle
School

Douglass
Middle
School

Fire Station

C
R

 1
02

C
O

U
N

T
Y

 R
O

A
D

 9
8

E
as

t 
S

t

W
es

t 
S

t

CR 25A

C
ol

le
ge

 S
t

P
io

ne
er

 A
ve

E Gum Ave

A
sh

le
y 

A
ve

T
hi

rd
 S

t

C
ot

to
nw

oo
d 

S
t

Court St

Cross St

Gibson Rd

Beamer St

M
at

m
or

 R
d

Lincoln Ave

H
ar

ry
 L

or
en

zo
 A

ve

Kentucky Ave

N
 P

io
ne

er
 A

ve

Farnham
 Ave

W Woodland Ave

C
ol

om
a 

W
ay

El Dorado Dr

Lemen Ave

Branigan Ave

B
ou

rn
 D

r

E Heritage Pkwy

Farmers Central Rd

North St

Maxwell Ave

C
al

if
or

ni
a 

S
t

C
R

 9
9

Main St

C
R

 9
8

E Main St

Hanson Way

E Beamer St

E Kentucky Ave

Tanforan Ave

H
ar

te
r 

A
ve

Pendegast St

Oak Ave

Clover St

Hays St

Fi
rs

t 
S

t

Marston Dr

W
al

nu
t 

S
t

E
lm

 S
t

Pa
rk

la
nd

Av
e

§̈¦5

§̈¦5

|ÿ113

|ÿ113

|ÿ113

¨City of Woodland, March 2013
Technology Services GIS

Source: Woodland Planning Dept

Y o l o  C o u n t yY o l o  C o u n t y
Y o l o

 

C o u n t yY o l o

 

C o u n t y

Y o l o  C o u n t yY o l o  C o u n t y

Y o l o  C o u n t yY o l o  C o u n t y

1:15,840

0 0.2 0.4 0.6 0.8 10.1
Miles

This map includes all lands within the 
voter approved Urban Limit Line.

Rural
GENERAL PLAN LAND USE DESIGNATIONS

Neighborhood Commercial Business Park City Limits
Urban Limit 
Line

Industrial
Open Space
Public Service
Urban Reserve

Undesignated

Central Commercial
General Commercial
Highway Commercial
Service Commercial
Mixed Use

Very Low Density
Low Density
Medium Low 
Density

Medium Density
High Density
Planned 
Neighborhood

Neighborhood 
Preservation

Encuesta del Plan General de Woodland
¡También puede llenar la encuesta por internet! Visite www.cityofwoodland.org y haga click en GENERAL PLAN UPDATE SURVEY

6 Por favor considere las siguientes metas y acciones que la Ciudad de Woodland podría perseguir 
para mejorar la economía de la ciudad, e indique su nivel de apoyo para cada.  

7 ¿Cuál es la mejora manera de generar ingresos para apoyar programas y servicios 
públicos y el mantenimiento de la infastructura? (Priorize en orden, con 1 como lo 
mejor y 6 como el peor. Use cada número sólo una vez.) 

a. Atraer trabajos profesionales, de alta tecnología, or relacionados 
con la investigación

b. Atraer trabajos de fabricación, almacenamiento, o distribución
c. Atraer negocio agrícolo, como procesamiento de alimentos, 

equipaje de granja, o compañias de investigación de semillas 

a. Desarrollo que provee ingresos y aumenta empleo
b. Desarrollo residencial que aumenta el base imponible sobre la propiedad
c. Aumento en IVA aprobado por votantes
d.  Impuesto de parcela para servicios específicos (tales como seguridad 

pública, parques, servicios para jóvenes, biblioteca)
e.  tarifas y estimaciones aumentadas para infrastructura de agua, 

alcantarilla, y desagüe
f.  Otro (especifique)

1 2 3 4 65

1 Usted: 
 a.  Vive en Woodland 
 b.  tiene negocio en Woodland 

ALTA

EXCELENTE

FUERTEMENTE 
APOYO 

FUERTEMENTE 
APOYO 

SÍ

MEDIA 

BUENO

APOYO 

APOYO 

NO

BAJA 

MEDIA

OPONGO 

OPONGO 

POBRE

FUERTEMENTE  
OPONGO

FUERTEMENTE  
OPONGO

NO SÉ

MUY POBRE

NO SÉ

NO SÉ

a. Enfocar en atraer nuevos industrios y empleadores
b. Aumentar ingresos para la Ciudad para mantener y mejorar los 

servicios, programas, y facilidades que Woodland ya ofrece
c. Crear nuevos senderos para caminar y montar bicicletas en Woodland
d. Revitalizar el centro de la ciudad
e. Crear nuevos parques y otras facilidades de recreo 
f. Preservar edificios y sitios históricos en Woodland
g. Preservar recursos medioambientales
h. Otro (especifique, por favor)

4 La Ciudad de Woodland está considerando varias prioridades mientras planear para 
el futuro de la ciudad. Para cada artículo enumerado abajo, por favor indique si 
debe ser alta, mediana, o baja prioridad para el future de la ciudad.   

3 ¿Cuál es la cosa singular que la Ciudad puede hacer que más mejoraría Woodland?

a. Situar más usos de venta al por menor a lo largo de la autopista, 
tales como esos en el nuevo centro Gateway

b. Situar más usos de venta al por menor en el centro o cerca de casas/
residentes

c. Promover Woodland como destinación turística
d. Establecer centro comercial automotor; promover conseciones de 

coches/equipaje agricultura
e. Redesarrollar antiguos usos comerciales e industriales a lo largo de 

las calles West Main y East con alojamiento
f. Hacer más conveniente viajar por la ciudad caminando o en bicicleta

5 Por favor indique su nivel de apoyo de los siguientes tipos de desarrollo en 
Woodland:   

2 En general, ¿cómo calificas la calidad de vida en Woodland?   

PRIORIDAD:

Por favor devuelva antes del 17 de abril, 2013

Marque la cuadra  con bolígrafo azul o negro.

Woodland Newsletter_PRINTER_Rollfold.indd   2-5 3/20/13   8:47 AM
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Housing Forum

On March 7, 2013, a forum on housing issues was held at City Hall, as part 
of the Housing Element Update process. The Housing Element is a required 
element of the General Plan, but the update is proceeding according to a 
different schedule in order to comply with State law. This forum was open 
to the public, and was specifically aimed at organizations that serve lower-
income and special needs populations and affordable and market-rate hous-
ing providers. Participants gave their input on housing issues and trends in 
Woodland; opportunities and potential locations for compact housing and 
high density zoning; constraints to housing development; and fees and fund-
ing sources for affordable housing and programs. 

The group identified the greatest housing needs in Woodland as: 

•	 Senior housing

•	 Housing for single farmworkers (i.e., those not with their families), close 
to place of work

•	 Extremely low-income housing, especially for those living on low fixed 
incomes

•	 Entry-level housing and compact housing types (townhouses, condo-
miniums, in-law units) to help individuals and families enter the housing 
market

•	 Supportive housing for individuals with disabilities, coupled with ap-
propriate services

•	 Housing for large, often multigenerational households (4+ bedrooms)

The group suggested opportunities/locations for compact and more afford-
able housing. These included Downtown, along West Main Street, repur-
posed older commercial areas, and in the Spring Lake Specific Plan area. 
Constraints to housing development that participants identified included 
high impact fees, the loss of redevelopment funds, and regulatory barriers to 
developing in Downtown and to creating mixed use or live/work projects. 
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General Plan Steering Committee Kickoff

The General Plan Steering Committee (GPSC) held its kickoff meeting on 
February 7, 2013. The GPSC is comprised of 17 members of the Woodland 
community, representing a range of interests and experience in planning, de-
velopment, community service, local government, and business. At the kick-
off meeting, the GPSC was asked three questions to guide discussion of issue 
identification and priorities for the General Plan Update: 

1. What is your overall vision for Woodland for 2035? What are the city’s 
major opportunities and challenges?

2. What are your thoughts and ideas on economic development priorities? 
What long-term strategies would you like the General Plan to explore?

3. What are the most important considerations relating to the city’s physical 
development?

The primary elements of the GPSC’s vision for Woodland’s future were: pre-
serve and enhance Woodland’s agricultural heritage; promote Downtown 
revitalization; and expand multimodal transportation opportunities. Other 
topics discussed as part of the group’s vision included the need to refocus on 
education, preserve and enhance safety, promote sustainable development, 
and promote greater housing diversity while preserving neighborhood char-
acter. Regarding economic development, the GPSC discussed how economic 
development occurs when there is good quality of life (e.g. quality education, 
creating a welcoming and safe community). In addition, the need to better 
capitalize on Woodland’s assets to attract jobs and businesses was discussed. 
GPSC priorities pertaining to land use and physical development included 
revitalizing Downtown, preserving historic resources, developing infill sites, 
and enhancing Woodland’s industrial areas. 

Full GPSC meeting minutes can be found on the General Plan Update web-
site. 

Planning Commission Kickoff

The Planning Commission held a General Plan kickoff meeting on February 
21, 2013. The Commission was asked three questions to guide discussion 
of issue identification and priorities for the General Plan Update, the same 
as those posed to the GPSC (listed above). The top priorities that emerged 
as part of the Commission’s vision for Woodland’s future were a revitalized 
Downtown, with more housing, thriving businesses, and a greater mix of 
uses overall; focused development on infill sites and staying within the Urban 
Limit Line; and creation of a more walkable, sustainable community. Ad-
ditional comments focused on creating a business-friendly atmosphere and 
attracting jobs.  
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City Council Meetings

The Woodland City Council held its General Plan kickoff meeting on Febru-
ary 5, 2013. The Council was given the same three guiding questions as the 
GPSC and the Planning Commission: 

1. What is your overall vision for Woodland for 2035? What are the city’s 
major opportunities and challenges?

2. What are your thoughts and ideas on economic development priorities? 
What long-term strategies would you like the General Plan to explore?

3. What are the most important considerations relating to the city’s physical 
development?

Many of the Council’s top priorities were similar to those expressed by the 
advisory groups and the general public, such as promoting Downtown/cor-
ridor revitalization and infill, and preserving neighborhood character. A few 
key elements were emphasized more greatly and discussed at length:

•	 Prioritize fiscal sustainability and strong tax base

•	 Enhance industrial areas; mitigate flood constraints

•	 Increase land use flexibility

•	 Capitalize on key economic assets: location, UC Davis, airport, agricul-
ture, etc. 

•	 Use the Plan and EIR to streamline future CEQA

•	 Preserve and enhance agricultural heritage, sense of community, history

The Woodland City Council and Planning Commission met again in a joint 
session concerning the General Plan Update on June 11, 2013. The purpose 
of this meeting was to hear the results of the community outreach efforts to 
date and the results of the economic analysis, and to continue brainstorming 
about key opportunities and challenges that are needed to guide development 
of the land use alternatives. 

Common Themes from Public Outreach

Since the General Plan Update process began in early 2013, these engage-
ment opportunities have yielded a wide range of ideas for the new General 
Plan and highlighted many shared priorities. These commonly expressed vi-
sions and priorities provide guidance to the General Plan Update consultant 
team, City staff, and decision-makers as the process moves forward. Specifi-
cally, recurring themes include: 

•	 Jobs/Economic Development

 − Attract high-tech, research, professional jobs; tie-ins with agriculture 
(seed research, e.g.) and UC Davis
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•	 Downtown Revitalization

 − Focus on increasing vitality, activity – make it a destination. More 
restaurants, stores, gathering spaces

•	 Key Quality of Life Issues

 − Schools

 − Safety

•	 Mobility, especially walkability

 − Recreation as well as convenience

 − Make it easier to get around town without a car

•	 Corridors/Key Sites Revitalization 

 − East Street; mall site; others

•	 Community Character

 − Neighborhood character

 − Historic preservation

Taken together, these themes and issue areas will form the basis for the Com-
munity Vision and Guiding Principles, which will articulate the community’s 
vision for the city in 2035 and the ways in which the General Plan will help 
to achieve that vision. 

Next Steps in Public Outreach

Throughout the General Plan Update process, public participation will re-
main a critical input to the creation of the new plan. A comment form has 
been available on the project website where community members can submit 
questions, comments, and concerns at any time, and formal public outreach 
efforts, including additional community workshops at key points, will con-
tinue through the General Plan Update process. Key decision-making points 
will include the evaluation of alternatives, the development of a Preferred 
Plan, and the drafting of General Plan policies. An Environmental Impact 
Report (EIR) will be completed in conjunction with the General Plan, which 
will assess ways to reduce or avoid environmental impacts that may be associ-
ated with the plan’s adoption and implementation. Community members will 
also have additional opportunities to provide input during the EIR process. 

The proposed public engagement schedule is as follows: 

•	 September 2013 – City Council review and discussion of General Plan 
Vision and Guiding Principles and Opportunities and Constraints report

•	 October 2013: City Council discusses draft land use alternatives to be 
analyzed
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•	 February 2014: Community workshops on land use alternatives and 
choosing a preferred land use plan

•	 February/March 2014: City Council and Planning Commission approve 
a Preferred Plan and key policies

•	 April/May 2014: GPSC meetings address key issues in draft General Plan

•	 September/October 2014: Community open house on Public Review 
Draft General Plan

•	 September/October 2014: Draft EIR comment period

•	 January 2015: City Council and Planning Commission hearings on 
General Plan and EIR

1.4 Report Organization

Chapters in the Opportunities and Challenges, Issues and Options Report 
are organized by topic, as follows: 

1. Introduction and Purpose. Overview of the General Plan Update pro-
cess, Woodland’s regional context and planning boundaries, discussion of 
key objectives and community issues, and next steps.

2. Land Use and Development Potential. Identifies current land uses in the 
Planning Area and their magnitude and distribution, describes develop-
ment trends and major development projects, discusses current general 
plan land uses and summarizes existing plans, and describes Woodland’s 
growth management policies.

3. Environmental Resources and Constraints. Examines the current state 
and concerns related to assets and hazards of Woodland’s natural envi-
ronment, including geology, biological resources, air quality, greenhouse 
gases, hydrology, flooding, and noise.

4. Transportation Systems and Circulation. Examines the existing condi-
tions of roadways, transit, and bicycle and pedestrian facilities, and com-
pares these with level of service (LOS) standards and other metrics as a 
way to evaluate how these systems are performing.

5. Community Facilities and Services. Describes the current regulatory 
context and conditions and future needs of Woodland’s parks, recreation, 
and open spaces; public schools; police and fire departments; water sup-
ply; and wastewater and stormwater infrastructure.

6. Planning Opportunities and Challenges. Discusses key findings and 
planning implications for all topics discussed in the preceding chapters.

The research and analysis on each topic is communicated through text, tables, 
and maps. Key findings and planning implications are summarized in Chap-
ter 6.
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1.5 Next Steps

Preferred Development Strategy

Next steps include identifying a Preferred Development Strategy. This process 
will include formulation of a land use map, growth phasing strategy, triggers 
for new development, and key policy initiatives. Four potential development 
scenarios, all of which could result from the preferred land use plan, will be 
tested to determine the relative impacts on the city’s fiscal circumstances,  
economic development potential, circulation system, and infrastructure sys-
tems, and used to inform decision-makers. Community members will have 
the opportunity to learn about the assessment and performance of the vari-
ous scenarios, and provide feedback through meetings and other outreach 
opportunities.  

The final Preferred Development Strategy will be the basis for the Draft Gen-
eral Plan document. Detailed goals, policies, and implementation strategies 
will be drafted that support the land use plan and development strategy. 
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APPENDIX

This appendix summarizes questions and comments received from elected 
officials and other stakeholders on the initial draft of this Opportunities & 
Challenges, Issues & Options Report. The majority of comments received 
were incorporated into the final document; those that are listed in this sec-
tion are generally suggestions for more information or research that will be 
handled as the General Plan Update process moves forward.  

Executive Summary

•	 There was a request to add a new chapter on Economic Development 
Opportunities and Challenges, summarizing the key fiscal and ED con-
siderations (job creation, job growth, etc.).  There was also a suggestion 
regarding adding a discussion of service standards from an economic de-
velopment perspective—that high quality service is essential to attract 
businesses, and that the City needs to be able to afford its service levels. 

 − Note: Economic Development and Fiscal Sustainability are ad-
dressed comprehensively in the companion document, Economic 
and Fiscal Background Report (April 2013). For that reason, an ad-
ditional chapter of Economic Development has not been included 
here. A more detailed assessment of economic and fiscal impacts of 
future land use development will be a critical component of the next 
phase of the update process, in which the preferred Development 
Strategy is formulated.

•	 There was a request to see not only the issues but also possible options 
discussed related to the limitations of the Beamer trunk line and flood-
ing. 

 − These topics too will be explored in much greater detail in the Devel-
opment Strategy phase.

Chapter 1: Introduction and Purpose

•	 None

A APPENDIX: 
COMMENTS ON DRAFT REPORT
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Chapter 2: Land Use and Development Potential

•	 There was a question concerning internal versus external demand [for 
retail and services]. How do we compete with other communities in the 
region including Folsom, Natomas, Roseville, etc.? 

 − This topic was also discussed in the Economic and Fiscal Background 
Report (April 2013).

•	 There was a desire to see growth projections for multi-family develop-
ment. 

 − Demand and growth projections for all land use types are included in 
the Economic and Fiscal Background Report (April 2013). The next 
phase of this update, the Development Strategy, will go into greater 
detail in residential product types and mix. 

•	 There was a question regarding how the City can give or allow greater 
flexibility in permitting new development.  The goal is to give staff more 
flexibility to allow efficiency and ability to deal with existing conditions. 
This would likely apply more in commercial/industrial non-conforming 
situations. 

 − The General Plan may include policies to address non-conforming 
uses, but in general this is a zoning issue that should be addressed 
when the zoning ordinance is updated following completion of the 
General Plan update.

Chapter 3: Environmental Resources and Constraints and 
Sustainability

•	 None

Chapter 4: Transportation Systems and Circulation

•	 None

Chapter 5: Community Facilities and Services

•	 There is concern about school facility problems and that some schools are 
located in the wrong places. 

 − This question seems to refer to the relationship between schools and 
residential areas, which will be addressed as a policy issue in the new 
General Plan.

•	 There was a comment that this section should give more indication as to 
whether the police are in fact meeting needs or not and if not what might 
be needed. 

 − Additional information was requested from the Chief of Police, and 
none was received at the time of publication.
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Chapter 6: Planning Opportunities and Challenges

•	 There was a question relating to the housing costs in Spring Lake and 
whether they exceed the ability of the average Woodlander to afford. 

 − The scope of this report does not include current housing prices; 
this topic is addressed to some degree in the Economic and Fiscal 
Background Report (April 2013) and also in the Housing Element, 
adopted in 2013.
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