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Executive Summary
The City of Woodland is undertaking a comprehensive update of its General Plan. As part of this
process, the Development Scenarios Report presents four potential development options or
“Scenarios” that illustrate different ways in which Woodland could grow and develop through
2035. This evaluation is based on a single Draft Preferred Land Use Map that sets forth the type
of development generally assumed to occur on each parcel within the urban limit line. The goal of
the Scenario testing is to assess the implications of certain variables including the amount (how
much), timing (when), and location (where) of future growth during the 20-year build out period
of the General Plan. In regards to these variables, the report will evaluate the various impacts and
benefits that could result from the different development scenarios and compare these results to
give a comprehensive look at the implications of each alternative.
It is important to recognize that by varying both amount and location of growth, many more
development scenarios would be possible beyond the four that are examined in this exercise.
Choices were made to evaluate a reasonable range of development outcomes that combine these
variables, but the analysis does not exhaust every possible permutation. Rather, it allows us to
understand some key implications of our choices, and to understand better how each variable
impacts the outcome. Certain impacts of development are affected more by adjusting the amount
of new residents and jobs, and certain impacts are affected more by where growth takes place. By
“testing” these different scenarios, we learn facts about Woodland and gain an understanding of
how we might “mix and match” aspects of the scenarios to arrive at a preferred growth strategy
for the community. A preferred growth strategy through 2035 is one which optimizes the
utilization of infrastructure, efficiency of municipal services, and the leveraging of existing
resources/assets (land) in order to sustain development into the future well beyond 2035 in the
most strategic manner so as to preserve and capitalize on resources and assets in a fiscally sound
manner.
The scenarios chosen, and the amounts, timing and locations of growth that they represent, were
chosen in response to direction from the Woodland City Council on November 19, 2013.
Following a discussion of how best to evaluate various alternative growth scenarios for the
General Plan Update, the Council requested evaluation of a preliminary Preferred Land Use Map
that would develop according to a draft set of “triggers” governing phasing of new growth. In
addition, Council wanted to see a range of growth projections investigated, ranging from a low
end of 0.8 percent annual growth in housing units to a high end of 1.7 percent annual growth.
Table ES-1 summarizes the initial draft growth phasing and triggers proposed by the City Council.
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Table ES-1: Preliminary Growth Areas, Phasing, and Triggers
Growth Area

Land Use

Approximate Phasing

Triggers

Downtown

Mixed use; infill

0 - Ongoing

None

Main Street Corridor

Mixed use; infill

0 - Ongoing

None

East Street (east side)

Mixed use; infill

0 - Ongoing

None

Industrial/Office/Flex

Infill

0 - Ongoing

None

Northwest

Existing land uses

0 - Ongoing

Interchange Design
Overlay

SLSP

Per existing Specific Plan

0 - Ongoing

None

MPRA

SP-1 (Specific Plan –
First Phase)

1 - 2015-2025

Master Plan
Interchange Design
Overlay
Development Agreement
Annexation/Tax Sharing

Gateway II

General Commercial

1 - 2015-2025

Annexation/Tax Sharing

Woodland
Commerce Center

Industrial park

1 - 2015-2025

Annexation/Tax Sharing
Development Agreement

City 22 Acres

Regional retail

1 - 2015-2025

Annexation/Tax Sharing

Industrial

Expanded development
opportunities

2 - 2025-2035

Flood protection
Annexation/Tax Sharing

East Street (west
side)

Mixed use; infill

2 - 2025-2035

Update Corridor Plan
Rail relocation

East Area

SP-2 (Specific Plan –
Second Phase)

2 - 2025 -2035+

Substantial build-out of
SLSP
Opportunity for build-out
of MPRA
Jobs/Housing
Specific Plan
Development Agreement
Annexation/Tax Sharing
Rail Relocation
Flood Protection

Northwest

Existing Designation plus
new overlay -- SP-F
(Specific Plan – Future)

3 – 2035+

General Plan Update
Specific Plan
Development Agreement
Annexation/Tax Sharing
Substantial development in
other growth areas
Flood Protection
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Given that there are different ways of developing the same Draft Preferred Land Use Map, it is
important to first identify the similarities between the scenarios, and the principles behind the
Land Use Map’s design: they all support orderly, phased development; encourage infill and
redevelopment of the Downtown and key corridors; and provide a mix of uses that create housing
and job opportunities. Additionally, they all make use of new revised land use designations for the
Woodland General Plan that have simplified the current designations into more general, clear,
modernized and flexible categories.
However, the development scenarios also have notable differences that present a broad range of
options in terms of how much, when, and where future growth in Woodland may occur.
Specifically, they differ in how much intensification of infill development the city might see, and
how much and where development on greenfield sites would occur by 2035 based on assumptions
regarding market conditions. For purposes of this report, “infill” is defined as occurring on
existing planned development sites within city boundaries and includes the planned Spring Lake
Specific Plan area in addition to other sites located throughout the city, such as those in
Downtown Woodland and along key corridors (Main Street, East Street, Kentucky Avenue, and
others). “Greenfield” development refers to that which would take place in any of three new
growth areas identified by the Draft Preferred Land Use Map for which specific plans would be
required:


SP-1 (further subdivided into SP-1A, 1B, and 1C), in the south, also known as the Master
Plan Remainder Area, with some additional lands added;



SP-2, in the east, largely comprised of a 900-acre area owned by the City of Woodland
and adjacent privately owned land; and



SP-3, in the north, north of Kentucky Avenue and west of I-5.

All new growth areas identified by the Draft Preferred Land Use Map are located within the
Urban Limit Line (ULL), approved by the voters in 2006. The ULL was enacted to designate
adequate lands to allow Woodland to meet its housing needs for all economic segments of the
population while preserving and protecting agricultural, natural resource, and open space uses
outside the boundary. Although the enactment of such a permanent urban limit line is somewhat
unusual, it is consistent with preservation policies found in Yolo County.
Further, this report assumes that development is to occur on “opportunity sites” only—that is, the
scenarios only envision change on sites that are currently vacant, used for agriculture, or are
developed but deemed to be substantially underutilized. In other words, substantial new
development is not expected to occur on sites or areas such as established neighborhoods. This is
not to say that opportunity sites will necessarily develop or redevelop within the planning period,
nor is new development limited to these areas. Opportunity sites are merely those that analysis
shows are most likely to change use and support new population or jobs.
A brief overview of the basic characteristics of the four scenarios is outlined below. Table ES-2,
summarizes these characteristics as well as each scenario’s impacts on traffic, wet utility
infrastructure, and the City’s fiscal circumstances or “balance sheet.” Figure ES-1 illustrates the
location and intensity of growth under each scenario, with darker shades representing higher
intensity of assumed development. A discussion of the key issues and considerations regarding
3
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each scenario follows. The analysis in this Report combined with feedback from the public will
help decision-makers arrive at a Preferred Development Strategy, which may combine aspects of
all four scenarios.

SCENARIO CHARACTERISTICS

4



Scenario 1: High Infill (In-city planned development sites); No New Greenfield
Development. Scenario 1 depicts development on infill sites only: in the Downtown,
along key corridors, and in the Spring Lake Specific Plan area. Aside from continued
development of Spring Lake, no development would take place in any of the new Specific
Plan areas. This scenario has a residential annual growth rate of 0.8 percent, adding
approximately 4,000 new units by 2035—the low end of the range that the City Council
asked to see evaluated. Approximately 8,600 new jobs are added, resulting in a
cumulative jobs/housing ratio of 1.44. This scenario is similar to build out of the current
General Plan.



Scenario 2: Moderate Infill; Moderate Greenfield: SP-1A (MPRA) Fully Develops, SP2 (East Area) Partially Develops. Scenario 2 assumes that a moderate amount of infill
development occurs, including full buildout of Spring Lake. The remaining need for
residential development is accommodated in SP-1A and in SP-2. This scenario represents
what could occur once a flood solution is implemented, opening up SP-2 for development
(however, only approximately 25 percent of the land in the SP-2 area would need to be
developed in order to accommodate assumed growth). Approximately 7,800 new housing
units would be added through 2035 (annual growth rate of 1.5 percent), and 10,800 jobs,
resulting in a cumulative jobs/housing ratio of 1.33.



Scenario 3: Moderate Infill; Moderate Greenfield: SP-1A (MPRA Area) Fully
Develops, SP-3 (Northwest Area) Partially Develops. Scenario 3 also assumes that a
moderate amount of infill development occurs, including full buildout of Spring Lake.
The remaining need for residential development is accommodated in SP-1A and in SP-3.
This scenario represents what could occur if SP-3 is allowed to move ahead of SP-2 due to
a delayed flood solution, property owner readiness, or other factors that could influence
one area’s readiness to develop versus another’s. Very similar to Scenario 2, Scenario 3
would yield approximately 7,700 housing units in 2035 and approximately 11,000 new
jobs, for a cumulative jobs/housing ratio of 1.34.



Scenario 4: Moderate Infill; Full Build-out of SP-1A, 1-B and 1-C (MPRA). Scenario 4
produces the highest amount of residential and non-residential development, with
approximately 8,700 new housing units by 2035—a 1.7 percent growth rate, the high end
of what the Council desired to see evaluated. This is achieved through a higher amount of
infill development, full buildout of Spring Lake, and full buildout of all three areas of SP1, also known as the Spring Lake MPRA. Approximately 10,600 new jobs would be
added, producing a cumulative jobs/housing ratio of 1.28 in 2035.

Figure ES-1: Location and Intensity of Growth
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SUMMARY OF SCENARIOS’ CHARACTERISTICS AND IMPACTS
The following table (ES-2) summarizes the major impacts of each of the four development
scenarios presented in this report. Rather than identifying a “best” scenario, the table is meant to
highlight the important distinctions between the scenarios and to illustrate the various advantages
and disadvantages of each.
Table ES-2: Woodland Scenarios Impact Summary1
Scenario 1

Scenario 2

Scenario 3

Scenario 4

Population Added

11,200

21,400

21,200

23,900

Households Added

3,860

7,370

7,330

8,240

Housing Units Added

4,060

7,760

7,710

8,670

0.8%

1.5%

1.5%

1.7%

HIGH

MODERATE

MODERATE

MODERATE

NO

YES:
SP-1A (all), SP2 (some)

Yes:
SP-1A (all),
SP-3
(some)

Yes:
SP-1A, 1B, and
1C (all)

Infill including
SLSP

East Area and
portion of
MPRA

Northwest
Area and
portion of
MPRA

MPRA

0

354

717

670

8,600

10,800

11,000

10,600

1.44

1.33

1.34

1.28

VMT per Capita (existing: 32.8)

32.4

31.2

31.2

31.2

Average Trip Length (miles; existing:
5.43)

5.19

5.16

5.16

5.21

New Lane Miles Added

18.7

25.0

24.1

18.7

Requires new County Road 103
interchange? (cost: $25-35M)

NO

YES

NO

NO

LOW:
HIGH:
MED/HIGH:
limited amount large amount of large amount of
of new service
new service
new service
needed
needed
needed

LOW/MED:
limited amount
of new service
needed

Demographics

Annual Growth Rate (Residential)
Development Overview
Infill (In City planned development)
New Specific Plans beyond Spring
Lake?

Development Focus

Acres of Prime Farmland converted
(beyond already-approved Spring Lake
area), within voter approved ULL
Jobs
Jobs Added
Cumulative Jobs/Housing Ratio
Transportation

Financial impact to Yolo County
Transportation District (YCTD)
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Table ES-2: Woodland Scenarios Impact Summary1
Scenario 1

Scenario 2

Scenario 3

Scenario 4

NO

LIKELY

LIKELY

LIKELY

$25,500

$26,900

$27,700

$26,200

Expansion of WPCF before 2035?

NO

YES

YES

YES

Development on CR 102 requires
some odor mitigation?

YES

YES

YES

YES

Requires odor mitigation or
restrictions on residential
development (cost to mitigate is $13M
plus approximately $1M annual O & M)

NO

YES

NO

NO

$2,389,000

$2,574,000

$2,595,000

$2,586,000

$131,900

$142,000

$141,600

$139,600

City Share of Property Tax Revenue
(annual)

$3,744,000

$7,076,000

$7,394,000

$7,964,000

City’s Percentage of Total Revenue3
(assuming City’s existing tax-share
average for property currently
outside city limits)

18.30%

18.62%

19.51%

19.53%

City’s Percentage of Total Revenue4
(assuming lower tax-share for property
currently outside city limits)

15.75%

14.08%

14.15%

13.86%

One-Time Fire Department Costs

$6,728,000

$13,435,000

$12,228,000

$6,728,000

Ongoing Annual Fire Department
Costs

$1,979,000

$3,296,000

$1,979,000

$1,979,000

One-Time Police Department Costs
due to General Plan growth

$77,400

$567,900

$116,000

$116,000

Ongoing Annual Police Department
Costs due to General Plan growth

$302,800

$2,301,000

$454,000

$454,000

Potable Water
Demand expected to exceed
capacity based on current (2010)
UWMP projections?2
Cost per Acre
Water Pollution Control Facility

Assessed Value
Assessed Value per Acre
Assessed Value per Service Population
Property Tax Revenue

Public Safety
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Table ES-2: Woodland Scenarios Impact Summary1
Scenario 1

Scenario 2

Scenario 3

Scenario 4

NO

YES

YES

NO

NO

YES:
SP-2

YES:
Portions of
SP-3

NO

UNLIKELY

YES

UNLIKELY

LIKELY

FAIR:
POOR:
New facilities
New facilities
needed in parts
needed in SP-2
of SP-3

GOOD

Flood
Requires a flood solution to be
implemented for residential
development
Would a Flood Assessment District
or other funding mechanism be
required outside of the industrial
area?
Schools
New school facilities needed beyond
existing planned?5
Qualitative Factors
Proximity of new housing to existing
community facilities?

GOOD

Strengthens Downtown and
Promotes Corridor Mixed Use
development?

GOOD

POOR

POOR

GOOD:
Hwy 113/
CR 25A
interchange, 15/CR 103
Interchange
(potential)

Leverages freeway interchange
opportunities for new commercial/job
generating uses6

Notes:
1.
2.
3.

4.
5.
6.

GOOD

FAIR:
Hwy 113/
CR 25A
interchange,
1-5/West St.
interchange

GOOD
GOOD:
Hwy 113/
CR 25A
interchange
(Would be able
to fully
implement CR
25A/Hwy 113
interchange)

Figures have been rounded.
Given anticipated conservation and recycled water, it is likely that the amount of growth assumed in all four
scenarios would be able to be served by existing and planned improvements to the water supply system.
Caution should be used in considering these figures because, in the event that the negotiated tax share for
property currently located outside of the existing city limits is either less than or greater than the existing citywide average, the resulting tax shares under each scenario could change substantially and the rankings could
change.
These figures assume that the City of Woodland would receive only 12 percent of the ad-valorem property
taxes for new development on any property that is not currently located within city limits.
This is a preliminary assessment. Discussions with the school district are needed to more completely
understand the impacts of the scenarios.
Highway 113/CR 25A interchange would have limited use due to a lack of development on the west side of the
freeway (except for Scenario 4). Development on the north side of the I-5 or 103 interchange will likely be
limited due to the proposed nature of a future flood solution.
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ACHIEVEMENT OF VISION AND GUIDING PRINCIPLES
Table ES-3 illustrates, qualitatively, how well each of the scenarios achieves the guiding principles
developed to guide the Woodland General Plan Update. Given that the scenarios represent
different buildout options for the same land use map that directly responds to the Vision
Statement and Guiding Principles, each of the scenarios fulfills these goals to a basic extent.
However, the different features of the various scenarios may result in one scenario better fulfilling
one or more of the guiding principles than another.
Table ES-3: Comparison of Scenarios’ Achievement of Guiding Principles
Guiding Principle

Scenario 1

Scenario 2

Scenario 3

Scenario 4

Quality and Character: Retain and enhance
Woodland’s quality of life, its distinctive identity and
small-town characteristics.









Orderly Development: Promote new growth
while achieving an orderly pattern of community
development, consistent with economic, social, fiscal
and environmental needs.









Historic Downtown: Strengthen the historic
downtown district as the City’s center of shopping,
dining, entertainment and employment.









Economic Development: Foster economic growth
and diversification with a range of employment
opportunities for all residents.









Mobility Options: Coordinate land use and
transportation planning to provide a range of
attractive and viable transportation options, such as
bicycle, pedestrian, and transit.









Housing Choice: Provide a variety of housing types
to meet the needs for all generations and income
levels.









Agricultural Heritage: Preserve and protect prime
agricultural lands and their uses within and
surrounding the community.1









Safety: Ensure that Woodland remains a safe place
to live, protected from natural and manmade hazards.









Environmental Stewardship: Foster a sustainable
community for the next generation and protect and
improve the quality of the natural environment.









Public Services: Provide realistic, supportable and
appropriate levels of public service that are
sustainable and fiscally sound.
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Table ES-3: Comparison of Scenarios’ Achievement of Guiding Principles
Guiding Principle

Scenario 1

Scenario 2

Scenario 3

Scenario 4

Health and Recreation: Provide all residents with
opportunities to live an active, healthy, and green
lifestyle.









Quality Education: Foster quality educational and
enrichment opportunities.









 = Reflects the Guiding Principle, but could be strengthened
 = Better reflects the Guiding Principle, but is not a major focus of the Scenario
 = Best reflects the Guiding Principle, and is a major focus of the Scenario

Note: All lands under discussion for each of the scenarios are located within the City’s Urban Limit Line (ULL),
approved by the voters in 2006. The ULL provides a defined development footprint for the purpose of preserving
and protecting agricultural, natural resources and open spaces on lands outside the permanent urban limit line. The
ULL initiative requires the city to consider opportunities for “Increased residential densities for both infill and
undeveloped land within the permanent urban limit line.”

KEY ISSUES AND CONSIDERATIONS
Scenario 1


Approximately half the population growth of the other scenarios and the fewest jobs
added


However, adds the greatest number of jobs relative to housing units, resulting in the
greatest net in-commuting of workers to Woodland



Only scenario that would not require expansion of the Water Pollution Control Facility
during the planning period or additional sewer improvements beyond what is needed to
address existing conditions



Only scenario for which potable water needs do not exceed those of the current Urban
Water Master Plan’s plans and projections



Would generate roughly half the property tax revenue for the City ($3.7 million) than
would be generated by the other scenarios



Does not require a property tax sharing agreement with the County for residential growth



Does not result in conversion of Prime Farmland beyond that associated with the already
approved Spring Lake Specific Plan area



Lowest public safety cost of all scenarios



Not dependent upon a flood solution for residential development



Best overall achievement of the guiding principles

Scenario 2


Requires a comprehensive flood solution in order for development to occur in SP-2



New CR 103 interchange would be required at the cost of $25-35 million



Only scenario that would require odor mitigation for new residential development
around the Water Pollution Control Facility site
11
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Additional fire station and new police beat lead to highest one-time and ongoing public
safety costs



Flood Assessment District or other financing mechanism would be required for SP-2



While new development would occur on a “greenfield” site, the City-owned 900-acre
property has been impacted by years of industrial waste discharge and is not considered
Prime Farmland





565 total acres of agricultural land converted to urban uses; a mix of types



Most development in SP-2 would likely take place in an area that is not considered
Prime Farmland



However, development on SP-1A (also envisioned in this Scenario) would be on
Prime Farmland (354 acres)

Given proximity, it may be the most efficient to serve with recycled water, if the City
chooses to expand this service beyond industrial uses

Scenario 3


Requires a partial flood solution in order for development to occur in SP-3; however this
would also benefit other parts of the city, such as the industrial area



Has the greatest potential to improve the Kentucky Avenue area



Fire station relocation would be required at the cost of $5.5 million



Flood Assessment District or other funding mechanism would be required for portions of
SP-3



Converts the most farmland to urban uses (737 acres), the majority of which (717 acres)
is Prime Farmland. Located within the Urban Limit line, but does require annexation of
land



Most costly to extend recycled water line to serve the area to the northwest if the City
chooses to expand this service beyond industrial uses

Scenario 4
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Adds the most new housing but fewer jobs relative to new housing, resulting in the lowest
jobs/housing ratio



Would generate the most property tax revenue for the City



Takes advantage of Spring Lake infrastructure already sized to accommodate
development in the Master Plan Remainder Area



Most closely resembles the vision for buildout of the city articulated in the current
General Plan and the Spring Lake Specific Plan



Converts the second-highest amount of farmland to urban uses (690 acres), the majority
of which (670 acres) is Prime Farmland during the General Plan horizon



Not dependent upon a flood solution for residential development

Development Scenarios Analysis

NEXT STEPS
The next steps in preparing the General Plan Land Use Map and key policies are as follows:


The revised scenarios and the results of the testing will be presented in a series of
meetings for review and discussion:


Public Workshop



Steering Committee



Planning Commission



City Council



Taking the input from the analysis and the meetings preceding it, the staff will develop a
recommended preferred alternative and accompanying policy framework, which is likely
to involve components of several or all scenarios.



The City Council will then receive a detailed presentation and be asked to approve the
land use map, and approve a final preferred land use scenario (amount, timing and
location of growth), including a development strategy and key policy framework for use
in developing the rest of the Draft General Plan.



Once these steps are completed, the General Plan team will then begin the work to
prepare a Draft General Plan and draft Environmental Impact Report.



As part of the draft General Plan process, it is anticipated that deeper evaluation and
conversation with the public and policy makers will be required at key points and to
engage on significant policy issues.



Resolution with the County on master tax sharing agreement terms will be reached.



The draft General Plan will then be made available for public review and consideration.
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1

Introduction

1.1 Purpose of This Report
The Development Scenarios Report introduces the second major phase of the Woodland General
Plan Update process, in which options for the city’s physical growth and development through
2035 are explored. The Report presents a Draft Preferred Land Use Map, proposed General Plan
land use designations, and a draft policy framework, as well as four potential development
“Scenarios” that illustrate different ways in which Woodland could grow and develop (consistent
with the Land Use Map) over the planning period. The four scenarios show different ways in
which new housing, shopping, employment centers, and public facilities could be distributed
throughout the city and the rest of the planning area to accommodate a range of projected
population and job growth.
It is important to recognize that by varying both amount and location of growth, many more
development scenarios would be possible beyond the four that are examined in this exercise.
Choices were made to evaluate a reasonable range of development outcomes that combine these
variables, but the analysis does not exhaust every possible permutation. Rather, it allows us to
understand some key implications of our choices, and to understand better how each variable
impacts the outcome. Certain impacts of development are affected more by adjusting the amount
of new residents and jobs, and certain impacts are affected more by where growth takes place. By
“testing” these four scenarios, which vary in amount and location of growth, we learn facts about
Woodland and gain an understanding of how we might “mix and match” aspects of the scenarios
to arrive at a desired Preferred Plan for growth through 2035.
The selected scenarios, and the amounts and locations of growth that they represent, were chosen
in response to direction from the Woodland City Council on November 19, 2013. Following a
discussion of how best to evaluate various alternative growth scenarios for the General Plan
Update, the Council requested evaluation of a preliminary Preferred Land Use Map that would
develop according to a draft set of “triggers” governing phasing of new growth. In addition,
Council wanted to see a range of growth projections investigated, ranging from a low end of 0.8
percent annual growth in housing units to a high end of 1.7 percent annual growth. The initial
draft growth phasing and triggers proposed by the City Council are summarized in greater detail
in Chapter 3.
Because the four scenarios are all different ways of developing the same land use plan, they all
share some important similarities and reflect the visions and goals developed by the community
during the initial period of public outreach. At the same time, they have important differences,
presenting real options for land use and direction of growth. Each scenario has been evaluated for
its impacts on traffic, infrastructure, and the City’s fiscal circumstances or “balance sheet.”
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Members of the Woodland community will have ample opportunity, through a variety of venues
and media, to weigh in on what aspects of the four scenarios they like, what impacts concern
them, and how they might balance and prioritize different impacts. Both the technical analysis
and feedback from the public will help decision-makers arrive at a Preferred Development
Strategy, on which the ultimate General Plan policies will be based. The Preferred Development
Strategy may combine aspects of all four scenarios.

1.2 General Plan Update Project Background
The General Plan represents Woodland’s shared vision of the future and defines a path to lead the
community toward its desired future to 2035 and beyond. The General Plan is the City’s primary
tool for guiding future development.
Each day the City must make decisions about growth, services, and where and how to focus
resources. The General Plan provides the guidance for these decisions by establishing long-term
goals for the City’s future, policies to inform day-to day-decisions, and implementation programs
to realize that vision. The General Plan is the foundation for the City’s regulatory and community
and economic based documents. The General Plan provides for orderly growth and conveys the
community’s values and expectations about the future. It sets the tone for evaluation of future
development projects, planning of future public facilities and services, defining and maintaining
economic sustainability, meeting mobility needs and protecting historic and natural resources.

1.3 Community Vision
COMMUNITY VISIONING PURPOSE
A first step in the General Plan process is the development of a vision for the future and guiding
principles to inform the method to achieve that vision. The vision statement is an aspirational
description of what the community would like to be in the future, looking forward to 2035, and
represents a compilation of input from the community through the public process.

COMMUNITY VISION
In 2035 Woodland is a highly desirable community to live, learn, work and recreate. It has
maintained its small-town feel while maturing into an attractive, vibrant, and sustainable city that
celebrates its architectural heritage and cultural diversity. Woodland is a healthy community with
livable neighborhoods, a thriving downtown, well maintained infrastructure, excellent schools and
recreational amenities connected by a seamless network of trails and paths.
The city is the region’s center of agricultural technology and food production and is recognized
globally as a leader in sustainable agriculture. The community is prosperous and fiscally sound,
offering abundant employment opportunities to its diverse and creative workforce.
Woodland has become a destination for visitors seeking to experience its unique agricultural,
historical, recreational, cultural and entertainment amenities.
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GUIDING PRINCIPLES
1. Quality and Character: Retain and enhance Woodland’s quality of life, its distinctive identity
and small-town characteristics.
Preserve Woodland’s unique small town charm and quality of life by maintaining the city’s
distinct urban edge and surrounding agricultural open space, promoting the Downtown and
historic resources, and developing a variety of recreational, community and cultural facilities.
Preserve and enhance the best qualities of Woodland’s existing neighborhoods and promote
the development of new neighborhoods with similar qualities while fostering healthy and
attractive commercial and employment centers.
Promote development that strengthens the physical form of the City, enhances livability,
incorporates sustainable design practices and continues to enhance Woodland’s unique sense
of place. High quality design and pleasing physical form promotes Woodland as offering a
high quality of life and a desirable place to live, learn, work and recreate.
2. Orderly Development: Promote new growth while achieving an orderly pattern of community
development, consistent with economic, social, fiscal and environmental needs.
Provide for urban development and expansion of associated services on a logical and
incremental basis to accommodate projected population and employment growth. Growth
will be managed to ensure adequate infrastructure, public services, and amenities that the City
can sustain, provide and maintain. New growth areas will be carefully planned to enhance
and not detract from existing neighborhoods and commercial centers. Infill and adaptive
reuse of underutilized and vacant buildings is promoted.
3. Historic Downtown: Strengthen the historic downtown district as the City’s center of shopping,
dining, entertainment and employment.
Promote Downtown as the civic, cultural, and entertainment center of Woodland. The
General Plan promotes a broad mix of uses, including increased dining, retail, and
entertainment destinations with an array of urban housing and professional office/technology
companies. Provide support to new business ventures and private reinvestment with policies
and actions to assist revitalization and re-use of historically significant structures.
4. Economic Development: Foster economic growth and diversification with a range of
employment opportunities for all residents.
The General Plan promotes a diversified economic base and seeks to capitalize on
Woodland’s location and assets—access to I-5, Sacramento International Airport, rail service,
prime farmland, and U.C. Davis—by supporting and assisting business development and
mitigating constraints to economic investment. The Plan provides sites in a variety of infill
and new growth locations to attract hotel, office, industrial, and research and development
uses, which in turn will provide jobs and help the City achieve fiscal sustainability. The
General Plan seeks partnerships in higher education, seed research, agricultural technology,
food production, and other locally appropriate sectors. It supports linkages with Woodland’s
strong historical and cultural resources and promotes tourism.
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5. Mobility Options: Coordinate land use and transportation planning to provide a range of
attractive and viable transportation options, such as bicycle, pedestrian, and transit.
Support development choices and transportation improvements that allow and encourage
more residents, workers and visitors to walk, bike or use transit. Promote the development of
“complete streets” to safely and effectively serve the needs of all modes of travel. Promote and
seek opportunities to develop a seamless network of trails and paths to support a healthy and
active lifestyle, livable neighborhoods and access to schools and amenities.
6. Housing Choice: Provide a variety of housing types to meet the needs for all generations and
income levels.
Encourage and enable a mix of housing types and densities that will provide Woodland
residents with access to a full range of housing opportunities, and enable the City to meet its
fair share of the region’s housing need. Housing types facilitated by the General Plan range
from larger lot to small-lot single-family homes, townhomes, apartment buildings and lofts in
a variety of locations and settings. Infill development in the Downtown and along mixed-use
corridors is encouraged. Promote design practices that support high quality design and
neighborhood development.
7. Agricultural Heritage: Preserve and protect prime agricultural lands and their uses within and
surrounding the community.
Woodland’s surrounding agriculture is an important part of the community’s heritage, plays
a major role in the city’s economy, and endows Woodland with a unique sense of place. To
help maintain this important resource, the General Plan maintains the voter-approved Urban
Limit Line within which urban development will be contained. Development will occur in an
orderly, contiguous manner to preserve agricultural use of land as long as possible. Outside
the current city limits, the City will encourage and support continued agricultural use of land.
8. Safety: Ensure that Woodland remains a safe place to live, protected from natural and
manmade hazards.
Protect community livelihood and investment through requirements for structures to
withstand seismic activity, provide fire protection and minimize flood risk. Ensure a sense of
personal and public safety as essential in developing a high quality of life. The General Plan
supports appropriate levels of prevention and response.
9. Environmental Stewardship: Foster a sustainable community for the next generation and
protect and improve the quality of the natural environment.
Encourage the preservation of the area’s natural resources and continue to support regional
efforts. Promote land use patterns that improve air quality and reduce greenhouse gas
emissions, minimize vehicle miles traveled, and encourage conservation. Support proactive
solutions to protect areas at risk of flooding.
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10. Public Services: Provide realistic, supportable and appropriate levels of public service that are
sustainable and fiscally sound.
Balance the fiscal realities of providing sustainable public services with community desires for
high quality amenities and facilities to ensure that meeting today’s needs does not
compromise the community’s fiscal future. Require new development to pay for itself,
including new facilities and on-going operations. Support the continuing maintenance and
expansion of existing public facilities as the most efficient and effective means of living within
the community’s means. The City will continue to strive to improve the efficiency and quality
of its public facilities and services.
11. Health and Recreation: Provide all residents with opportunities to live an active, healthy, and
green lifestyle.
Promote healthy lifestyles by enhancing opportunities for physical activity, healthy eating and
sustainable living. The General Plan ensures that adequate parks and recreational amenities
are well integrated in new neighborhoods. The Plan promotes creation of a recreational
greenbelt and expansion of walking and biking paths to enable residents to use active
transportation options to connect to work, schools, grocery stores, and variety of open spaces.
12. Quality Education: Foster quality educational and enrichment opportunities.
The General Plan underscores the importance of high quality educational opportunities—
including K-12 education, higher education, workforce training, and general community
enrichment—to Woodland’s quality of life. The City recognizes the link between education,
safety, and opportunities for economic advancement in the community for youth, their
families, and all Woodland residents. To this end, the Plan supports continued partnership
with the Woodland Joint Unified School District, the County Office of Education, and
Woodland Community College in planning, facility sharing, extracurricular activities and
recreation, and promoting academic achievement, as well as linkages between Woodland’s
growing cluster of agricultural technology and research establishments and higher education.
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2

Growth Opportunities and Constraints

2.1 Existing Land Use
An understanding of existing land use in the Planning Area is an important basis from which to
understand the potential for future growth and development. The magnitude and distribution of
existing land uses are described in detail in the Opportunities & Challenges, Issues & Options
Report (June 2014) and are summarized here to provide context for the discussion of future
growth in Woodland.
There are approximately 9,624 acres in the current city limits, and an additional 3,148 acres of
land contained within the voter-approved Urban Limit Line (ULL) outside of the current city
limits. The ULL is used as the Planning Area for this General Plan Update. Within the entire
Planning Area, vacant and agricultural land are the largest existing land uses, each occupying
about 18 percent of the total land area, and thus together account for more than one-third of the
Planning Area acreage. Nearly 86 percent of vacant land is located inside city limits, whereas
nearly 86 percent of agricultural land is located 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 approved but not yet under construction for new
residential and commercial development.
Around 21 percent of the total Planning Area is residential (16.4% low density, 3.5% medium
density, and 1.4% high density). Industrial uses are designated for about 12 percent 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 of the Planning Area. Additionally, about 13 percent 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
just over 5 percent of land within the city limits. These include a mix of downtown, community,
and highway commercial uses. Figure 2-1 shows the breakdown of existing land uses in the
Planning Area. Figure 2-2 maps existing land uses in the Planning Area.
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Figure 2-1: Existing Land Use Distribution in the Planning Area
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2.2 Development Opportunity Sites
The General Plan Update team has identified areas throughout the city that present unique
opportunities for future growth. The Preliminary Land Use Map identifies proposed land uses for
these areas/sites that in many cases are quite different from the currently identified land use.
These are known as “opportunity sites” and generally fall into four categories:


Vacant land;



City owned property;



Underutilized land (where the value of the improvements on the property is less than the
value of the underlying land); and



Farmland.

Within city limits, opportunity sites are generally clustered along major corridors, such as East
Street, West Main Street, and Kentucky Avenue; in the Downtown; in the industrial area; and in
Spring Lake.
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There is no guarantee that opportunity sites will develop or redevelop within the planning period,
nor is new development limited to these areas. Some of these sites may remain as they are today.
Others that are not identified as opportunity sites may redevelop with a new use or intensity.
Opportunity sites are merely those that analysis shows are most likely to change use and support
new population or jobs. The City may make certain policy decisions that make it more or less
likely for opportunity sites—overall, or in certain locations—to develop or redevelop during the
planning period. Some of those policy options are explored in a subsequent section; others will be
developed in greater detail later in the planning process.

2.3 Growth Projections
The Sacramento Area Council of Government (SACOG) creates citywide forecasts for
population, households, and employment trends, which are considered in this analysis through
2035, the horizon year of the General Plan Update. According to the SACOG’s projections,
Woodland will increase in population by approximately 21 percent and employment by 20
percent between 2013 and 2035. Woodland is expected to experience growth on an annual basis
of 0.9 percent per year for population and employment is projected to increase at 0.8 percent per
year. The largest absolute employment increase categories include office, retail, and industrial,
which are projected to add more than 3,500 new jobs combined. Population, household, and
employment projections for Woodland are shown in Table 2-1 below.
Table 2-1: Woodland Growth Projections (2013-2035)
2013-2035 Growth
2013

2020

2025

2035

Total

%

Annual %

55,694

60,540

62,759

67,126

11,432

20.5%

0.9%

18,884

20,876

21,641

23,147

4,263

22.6%

0.9%

Education

1,011

1,363

1,367

1,374

363

35.9%

1.4%

Food

1,435

1,562

1,637

1,786

351

24.4%

1.0%

Government

2,133

1,977

1,996

2,035

-98

-4.6%

-0.2%

Office

4,342

4,559

5,038

5,998

1,656

38.1%

1.5%

Retail

3,449

3,745

4,027

4,599

1,150

33.3%

1.3%

Service

4,271

4,541

4,649

4,863

592

13.9%

0.6%

Medical

3,413

3,474

3,628

3,934

521

15.3%

0.6%

Industrial

6,256

6,503

6,662

6,984

728

11.6%

0.5%

26,311

27,724

29,004

31,573

5,262

20.0%

0.8%

1

Population

Households
2

Employment

Total Employment
1.
2.

Population projections are based on households and the average household size (2.90 persons per household)
for the City of Woodland in 2013.
Employment projections for 2013 are based on the average annual growth between 2008 and 2014.

Sources: BAE, 2013; Dyett & Bhatia, 2013.

25

City of Woodland
General Plan Update 2035

SACOG growth projections present one possible outcome for Woodland; other factors—both in
and outside of the City’s control—may result in more or less growth by 2035. Rather than limiting
the analysis to the SACOG projections, the Woodland City Council directed that the analysis of
the Draft Preferred Plan and various build-out scenarios consider a range of growth rates.
The scenarios discussed and analyzed in this report consider a range of growth in housing units
from approximately 4,000 to 9,000 (new units by 2035) and a growth in jobs from 8,600 to 11,000
(new jobs by 2035).

2.4 Constraints to Development
Constraints resulting from environmental and physical factors may reduce the potential for
development on some opportunity sites. Potential constraints include floodplains, rail lines,
airport influence areas, land under Williamson Act contract, freeway noise or other major noise
sources, limited infrastructure capacity, and habitat value for protected wildlife species. As a
result, some potential opportunity sites may require mitigation to reduce impacts or may be
determined to be inappropriate for development altogether. Opportunity sites subject to these
constraints have not been removed from the inventory, but acknowledgement of these constraints
is important for understanding where development may most readily take place.
Figure 2-3 illustrates opportunities sites where development or redevelopment is likely to occur,
and major physical constraints on new development. Features shown on the map exhibit existing
physical conditions in the Planning Area, and include:

OPPORTUNITIES
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Potential development opportunity sites, outlined in red. These include a preliminary
identification of vacant and underutilized parcels, as well as farmland 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 annexation and revenue-sharing
agreements with Yolo County (city limits shown with dashed black outline; urban limit
line shown with dark pink outline).

Figure 2-3
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CONSTRAINTS


Deep (3 feet or greater) flooding areas, in blue. Development on properties 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 of the City served by the Beamer sewer trunk line, has very limited capacity to
accommodate additional development (shown in green).



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



The Sacramento Airport Influence Area (pink and black line) and Secondary Approach
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 would require an overflight notification to be recorded.
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3

Draft Preferred Plan and Development
Scenarios

3.1 Building the Draft Preferred Plan
PROCESS
On November 19, 2013 the City Council directed staff to develop a preliminary land use map
assuming the following:
1. That a flood solution, advancing job creation, promoting infill, and build-out of the
Spring Lake Specific Plan are top priorities for the General Plan Update.
2. That new growth should be prioritized in the following sequence subject to defining
appropriate land use and triggers for advancement of future planning and build-out of
these areas: Master Plan Remainder Area, East Area, Northwest Area.
3. That a range of alternative growth rates (through 2035) should be analyzed between 180
dwelling units per year (±0.8 percent annual average or ±4,000 units over 22 years) and
400 dwelling units per year (±1.7 percent annual average or ±9,000 units over 22 years).
The Council has indicated that a long-term plan that allows flexibility to consider growth in such
a way as to provide options for the city’s future is preferred. It is acknowledged that there are
many possible methodologies and options by which a possible growth scenario may be framed.
These options are dependent upon multiple factors, some of which are difficult to predict. The
scenarios presented in this report demonstrate four different ways in which a single Draft Land
Use Map could be developed, consistent with City Council direction.
On April 7, 2014, the General Plan Steering Committee (GPSC) reviewed the Preliminary Land
Use Map, land use designations, and four development scenarios, and provided various
suggestions and refinements. The Land Use Map and development scenarios presented here
respond to the input provided by the GPSC members.
In addition, in order to better support the vision of the City Council and the community at large,
we have revised the General Plan land use categories, to better express the types and intensities of
uses that the City desires, and where they are appropriate.
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APPROACH
In response to the City Council we have prepared a single Draft Land Use Map that has the
potential to develop in numerous different patterns by 2035, the horizon year of Woodland’s new
General Plan. This report explores four ways in which the Draft Land Use Map could develop—
the four potential Development Scenarios—the impacts of which are then tested, compared, and
assessed. Understanding the impacts of the different development scenarios will allow the
Woodland community and decision-makers to understand the implications of policy decisions
that, through the General Plan, would govern how Woodland grows and develops over the
planning period.
In other words, if testing of these development scenarios reveals that allowing development to
occur in a certain place or fashion would result in a negative impact to the city, decision-makers
can adopt policies and regulations to prevent that type or pattern of development from occurring,
and/or adopt policies and regulation that specifically mitigate those negative impacts. Conversely,
decision-makers could adopt policy that encourages or provides incentives for a development
pattern that has positive impacts on the city. Not all outcomes for a given development scenario
will be uniformly positive or negative. This report allows impacts across scenarios and issue areas
to be compared and weighed, so that ultimately the preferred Land Use Plan, Development
Scenario, and key policies and regulations will best reflect the priorities of the community.
The next section presents the proposed new land use designations and the Draft General Plan
Land Use Map, which uses the proposed new designations. Following the description of the map,
four different possible development scenarios are described. These scenarios form the basis for
evaluating and comparing potential impacts of the Draft Preferred Plan.

3.2 Policy Framework
DRAFT GUIDING POLICIES FOR LAND USE AND ECONOMIC
DEVELOPMENT
The following are some initial broad policy guidance statements used in developing the scenarios
and for test assumptions. They provide a bridge from vision and principle statements to
developing testing criteria as well as phasing and trigger statements.
Economic and Fiscal Sustainability

32



Woodland will have a community form and civic economy that is healthy and sustainable.



The City shall emphasize quality over quantity and the importance of making the
soundest fiscal and economic choices to ensure long-term sustainability, accounting for
the fiscal impacts of land uses.



City policies will be grounded in sound economic development principles to allow
maximized leveraging of existing resources (land), to capitalize on and enhance assets
(location and agricultural related uses), and to eliminate perceived and actual barriers
(flood/rail).

Development Scenarios Analysis



City policies will support a diversified economy that will be resilient, and allow for the
entire life cycle of business, from start up, to expansion, to mature within commercial and
industrial areas.



Support a flood solution as top priority and encourage rail relocation efforts.



Emphasize uses with high tax generating potential to locate in areas of the city with the
highest tax rate of return.

Infill Development


Infill development shall be prioritized and encouraged over greenfield development, and
development on infill sites shall be permitted to proceed at any time.



Downtown will be the infill priority area with other infill areas secondary.



Infill will be encouraged and supported through implementation actions that are
designed to reduce barriers to infill development, including directing future
infrastructure funding and resource priorities toward existing infrastructure serving infill
priority areas.



Residential density will be generally increased within the city, particularly in the
Downtown and infill areas.

Greenfield Development


Greenfield development shall fully pay for itself, including funding long-term
maintenance and operations, and will be expected to contribute (through a development
agreement), toward assisting in covering the gap for infill development.



Greenfield development shall provide improved benefit to the community and
enhancement (e.g. enhanced community identity and cohesiveness, fiscal and economic
strength, barrier elimination, environmental sustainability and resiliency). The returns
realized shall outweigh the resource requirements and needs (e.g. service needs, economic
growth, environmental, resource use,).



Within Specific Plan areas provide for a broad mix of uses that support and sustain each
other. New development areas shall provide for a balance of jobs to residential growth.



The specific nature and type of development in SP-2 and SP-3 is too speculative to
identify at this time. When these large peripheral areas are ready to be considered for
development, they will require Specific Plans, fiscal analysis, development agreements
and CEQA review.



Focused development efforts will be encouraged around interchanges that provide high
levels of high quality jobs, revenue-producing uses and coordinated architecture and site
planning.



Within Specific Plan areas, new development shall ensure the feasibility of commercial
development through multiple means (distribution of fees to other uses, infrastructure
development by adjacent residential, etc.).
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Resource Conservation


The City has available land assets that will sustain development into the future well
beyond 2035, and as such, desires to guide and focus that development in the most
strategic manner so as to preserve and capitalize on these assets in the near term and into
the future.



The City shall emphasize actions that promote resource conservation, environmental
sustainability and resiliency.

Draft Trigger and Phasing Policies
Phased growth is emphasized in order to ensure orderly development with the primary new
growth area to occur to the south in the Spring Lake Master Plan Remainder Area (MPRA) in
order to capitalize on existing infrastructure and to support completion of services and amenities
in the Spring Lake area. Note: Policies on phasing and development triggers are preliminary.
These policies will be comprehensively discussed as part of the consideration of the results of
the scenario testing and comparative analysis, (which is provided in Chapters 4 and 5), with
the community and decision-makers. Assessment of these concepts, in addition with other key
city wide policy concerns, will assist decision makers in making choices among the scenario
options, to refine a preferred land use plan.
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Continued build out of the Spring Lake Specific Plan (SLSP) is the City’s highest priority
for greenfield development.



Only when 80 percent of residential building permits for Spring Lake have been issued
may permits for development proceed to the next new growth area (SP-1, SP-2 or SP-3).
Similarly, before residential development may proceed from one Specific Plan to the next
growth area, 80 percent of the residential building permits for the currently developing
area must be issued.



Processing of SP-1 application can occur without restrictions from mandatory
triggers/timing limits.



Following the Spring Lake Specific Plan, it is the City’s preference, based on the current
approved General Plan and Spring Lake Specific Plan and EIR, that development should
occur next in SP-1 (MPRA). However, if at the time that 80 percent of the residential
building permits in SLSP are issued, the City has adopted a Specific Plan for SP-2 (East
Area) or SP-3 (Northwest Area) but not for SP-1 (MPRA), and landowners are ready to
move forward, including resolution of flood solution, the City may allow development to
occur ahead of SP-1. However, if a Specific Plan for SP-1 has been approved and is
advancing, then development in SP-2 and SP-3 must wait until 80 percent of the
residential building permits in SP-1 have been issued.



Development in any of the areas designated Specific Plan on the General Plan Land Use
Map (SP-1 (MPRA), SP-2 (East Area), SP-3 (Northeast Area)) must be preceded by
adoption of a Specific Plan in compliance with California Government Code Sections
65450-65457. The Specific Plan for SP-1 (MPRA) may comprise some or all of its subareas (SP-1A, 1B, 1C).

Development Scenarios Analysis



Specific Plan process may not commence for SP-2 (East Area), until a comprehensive
flood solution has been identified, designed, funded, and a concrete implementation plan
established.



Any proposal for residential development within the SP-3 (Northwest Area) or SP
Overlay area north of Kentucky shall only be considered upon the approval of a Specific
Plan for the area shown as SP-3.



Before residential development may be considered in SP-3 (Northwest Area) in floodprone areas, a flood solution must be identified, designed and funded with a concrete
implementation plan established. In areas not subject to flooding, residential
development would be permitted to proceed without a flood solution established.



Uses identified as Business Park, Commercial Mixed Use and Light Industrial overlay
within the SP-3 boundary that are consistent with underlying designations will be allowed
to move forward.



New growth areas shall include new job generating land uses, advance the City’s
economic development goals to diversify the job base, and shall at a minimum be fiscally
neutral.



Specific Plans for new development areas outside city limits must be accompanied by an
annexation plan and tax-sharing agreement with Yolo County.

Table 3-1 summarizes the initial draft growth phasing and triggers proposed by the City Council.
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Table 3-1: Preliminary Growth Areas, Phasing, and Triggers
Growth Area

Land Use

Approximate Phasing

Triggers

Downtown

Mixed use; infill

0 - Ongoing

None

Main Street Corridor

Mixed use; infill

0 - Ongoing

None

East Street (east side)

Mixed use; infill

0 - Ongoing

None

Industrial/Office/Flex

Infill

0 - Ongoing

None

Northwest

Existing land uses

0 - Ongoing

Interchange Design
Overlay

SLSP

Per existing Specific Plan

0 - Ongoing

None

MPRA

SP-1 (Specific Plan –
First Phase)

1 - 2015-2025

Master Plan
Interchange Design
Overlay
Development Agreement
Annexation/Tax Sharing

Gateway II

General Commercial

1 - 2015-2025

Annexation/Tax Sharing

Woodland
Commerce Center

Industrial park

1 - 2015-2025

Annexation/Tax Sharing
Development Agreement

City 22 Acres

Regional retail

1 - 2015-2025

Annexation/Tax Sharing

Industrial

Expanded development
opportunities

2 - 2025-2035

Flood protection
Annexation/Tax Sharing

East Street (west
side)

Mixed use; infill

2 - 2025-2035

Update Corridor Plan
Rail relocation

East Area

SP-2 (Specific Plan –
Second Phase)

2 - 2025 -2035+

Substantial build-out of
SLSP
Opportunity for build-out
of MPRA
Jobs/Housing
Specific Plan
Development Agreement
Annexation/Tax Sharing
Rail Relocation
Flood Protection

Northwest

Existing Designation plus
new overlay -- SP-F
(Specific Plan – Future)

3 – 2035+

General Plan Update
Specific Plan
Development Agreement
Annexation/Tax Sharing
Substantial development in
other growth areas
Flood Protection
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3.3 Land Use Designations and the Draft Land Use Map
APPROACH TO GENERAL PLAN LAND USE DESIGNATIONS
The revised land use designations for the Woodland General Plan attempt to achieve the
following objectives:
1. Make the General Plan more general – the current land use schema is too detailed, not
flexible, and approaches regulation in its specificity.
2. Improve the clarity of the General Plan – the current land use designations are unclear and
wordy. This makes them difficult to interpret and apply.
3. Modernize the General Plan – the current land use designations preclude efficient use of
land because of restrictions on density and intensity.
4. Make the General Plan more flexible – current land use designations do not facilitate
popular types of urban development consistent with trends in the industry, desirable
economic development, and the vision statement.
A brief summary of the General Plan land use designation changes is shown in Table 3-2 below.
More details about the proposed designations, including information about density and intensity
standards, can be found in Table A-1 in Appendix A. Table A-2 provides a closer look at the
relationship between current and proposed General Plan land use designations.
Table 3-2: Summary of General Plan Land Use Designation Changes
Designation

Changes

Residential designations

From 7 designations to 4

Mixed use designations

From 1 very limited to 2 more flexible

Commercial designation

From 6 designations to 4

Industrial designations

Stays at one; modernized language; added an industrial overlay

Planned Neighborhood

Changed to Specific Plan with area-specific detail

Agricultural designation

Deleted

Other designations

Modernized and clarified

Overall

From 20 to 14 plus two overlays

DRAFT LAND USE MAP
On the proposed Draft Land Use Map, most of the developed properties in Woodland are shown
with the same or equivalent designation as assigned under the current General Plan. This is
especially true in the developed residential areas and existing neighborhood commercial centers.
Areas where developed properties have modified designations include Kentucky Avenue, East
Avenue and portions of Main Street outside of the downtown. Refinements to land use for the
area north of I5 east and west of CR 102 have been provided as well. Modifications include
providing broader use and development provisions on key corridors, or where refinement is
provided to more accurately reflect the existing development in an area. Key considerations that
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were taken into account in developing the draft land use map are identified below. The table
provided at the end of this report (Table A) provides a summary comparison between the current
and proposed General Plan land use designations.
The Draft Land Use Map is shown in Figure 3-1.
Key Considerations in Development of the Draft Land Use Map
The Draft Land Use Map was designed to reflect the community’s priorities and respond to the
draft Vision and Guiding Principles.


A vibrant Downtown; Encourage/promote mixed use infill



Revitalize older commercial corridors, specifically East Street and West Main, and key
nodes



Locate land uses that allow for tax generating uses within the city in the highest tax rate
areas.



Prioritize build out of Spring Lake Specific Plan (SLSP) (Note: treatment of Spring Lake
Master Plan Remainder Area (MPRA) varies across alternatives)



Provide for business and employment centers that support full business lifecycle1 and
provide for a diverse job and employment base:





1



Small start-up/creative/innovation (Downtown Mixed Use, Light Industrial Flex
Overlay, Business Park)



Light Industrial /Flex (Corridor Mixed Use, Light Industrial Flex Overlay)



Business/Research Parks (Business Park)



Industrial/Food Processing (Industrial, Light Industrial Flex Overlay )

Enhanced Regional and Community Retail


I-5/CR 102, primary large format (Regional Commercial)



Downtown core is destination/experience retail (Downtown Mixed Use)

Strengthen convenience/daily service retail


Neighborhood oriented shopping centers (Neighborhood Commercial, Community
Commercial, Corridor Mixed Use)



Connectivity/bike/walk/transit



Identify and work towards a comprehensive flood solution



Promote good urban design



Enhance neighborhood connectivity including bicycle and pedestrian network and
establishment of a recreational/trail/path system on Woodland’s periphery

Business and employment centers that support full business lifecycle will invite businesses in any stage, from initial
start-up to mature operation. They will also allow businesses to expand and grow without needing to leave the center.
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Magnitude and Distribution of Proposed Uses
Table 3-3 shows the breakdown of acreage by land use for the Draft Land Use Map, within city
limits, outside city limits but within the Urban Limit Line (ULL), and for the total Planning Area.
For purposes of comparison, Table 3-3 displays the same information for the current General
Plan land use designations. While the proposed changes in the land use categories make it
difficult to directly compare “apples to apples,” some differences between the current and
proposed General Plan land use maps are evident (refer to Appendix A for a “crosswalk” table
that shows the relationship between the current and proposed land use designations). Key
differences between the existing and modified land uses include:


An additional 700 acres of land designated for mixed use development, split into two new
categories: Corridor Mixed Use and Downtown Mixed Use;



Consolidation of commercial categories into Neighborhood, Community, and Regional
Commercial, and residential categories into Low, Medium, and High Density Residential;



Specific Plans, numbered by priority, that replace the former Planned Neighborhood
designation; and



A new Light Industrial Flex Overlay designation for use in corridors.

The proposed map shows a near doubling of Business Park land, increasing from 227 acres to 428
acres. All of this land—both currently and proposed—is located outside of current city limits. The
proposed map also shows a significant increase in Regional Commercial (from what is currently
Highway Commercial) going from 129 acres to 490. Approximately 60 percent of the proposed
Regional Commercial land is within current city limits. The amount of land designated Industrial
is proposed to decrease in the new proposed map; most of this change is due to changing
designations in the new SP-3 area. “Undesignated” areas and Urban Reserve areas are largely
converted to “Specific Plan” to allow for future more refined land uses to emerge from a
subsequent public planning process.
Finally, the proposed land use map shows a significant increase in the land with mixed use
designations, due to the introduction of Downtown Mixed Use (DX) and Corridor Mixed Use
(CX) and their application in the city’s downtown core and along the East, West Main, and
Kentucky corridors. These new designations mostly take the place of former General Commercial
and Central Commercial designations, but some other designations are substituted as well.
Overall, the two land use designations with the largest acreage on the current General Plan land
use map remain the largest on the proposed land use map—Industrial and Low Density
Residential—though their percentage shares have shifted slightly.
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Table 3-3: Magnitude and Distribution of Proposed General Plan Uses in the
Planning Area
Inside City Limits
Proposed Land Use

Outside City Limits

Total Planning Area

Acres

Percent

Acres

Percent

Acres

Percent

0

0%

428

14%

428

3%

Community Commercial

127

1%

0

0%

127

1%

Corridor Mixed Use

497

5%

106

3%

603

5%

Downtown Mixed Use

140

1%

0

0%

140

1%

28

0.3%

0

0%

28

0%

Industrial

1,535

16%

594

19%

2,129

17%

Low Density Residential

2,417

25%

54

2%

2,471

19%

Medium Density Residential

750

8%

0

0%

750

6%

Neighborhood Commercial

27

0.3%

0

0%

27

0%

Business Park

High Density Residential

Open Space

336

3%

288

9%

624

5%

1,080

11%

90

3%

1,170

9%

308

3%

182

6%

490

4%

Specific Plan - 1A

0

0%

275

9%

275

2%

Specific Plan - 1B

0

0%

192

6%

192

2%

Specific Plan - 1C

0

0%

151

5%

151

1%

Specific Plan - 2

890

9%

299

9%

1,189

9%

Specific Plan - 3

Public/Quasi Public
Regional Commercial

0

0%

258

8%

258

2%

1

Right of Way

1,488

15%

234

8%

1,722

14%

Grand Total

9,624

100%

3,148

100%

12,772

100%

1. Right of Way acreage is an estimate. As specific plan areas and other large parcels are developed and subdivided,
more Right of Way will be created.
Source: Dyett & Bhatia, 2014.
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Table 3-4: Magnitude and Distribution of Current General Plan Uses in the
Planning Area
Inside City Limits
Land Use Description

Outside City Limits

Total Planning Area

Acres

Percent

Acres

Percent

Acres

Percent

0

0%

227

7%

227

2%

Central Commercial

160

2%

0

0%

160

1%

General Commercial

360

4%

96

3%

456

4%

34

0%

0

0%

34

0%

117

1%

11

0%

129

1%

Industrial

1,793

19%

752

24%

2,544

20%

Low Density Residential

2,106

22%

0

0%

2,106

16%

Medium Density Residential

364

4%

0

0%

364

3%

Medium Low Density
Residential

Business Park

High Density Residential
Highway Commercial

332

3%

0

0%

332

3%

Mixed Use

38

0%

0

0%

38

0%

Neighborhood Commercial

27

0%

0

0%

27

0%

Neighborhood Preservation

183

2%

0

0%

183

1%

Open Space

353

4%

90

3%

442

3%

0

0%

585

19%

585

5%

1,079

11%

0

0%

1,079

8%

0

0%

54

2%

54

0%

126

1%

0

0%

126

1%

0

0%

333

11%

333

3%

Urban Reserve

890

9%

767

24%

1,657

13%

Very Low Density
Residential

126

1%

0

0%

126

1%

Right of Way

1,538

16%

234

7%

1,772

14%

Grand Total

9,624

100%

3,148

100%

12,772

100%

Planned Neighborhood
Public Space
Rural Residential
Service Commercial
Undesignated

Source: Dyett & Bhatia, 2014.

3.4 Development Scenarios
By exploring ways in which a single land use map could develop through the General Plan
horizon year, we are able to understand the impacts of various land use and policy decisions. The
results of the testing of these scenarios, described in the following chapter, provide input to
inform and guide the City in consideration of key policy decisions.
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The development scenarios were tested in the following issue areas:


Land use



Population and employment



Transportation



Fiscal sustainability (including provision of police and fire services)



Utility Infrastructure and Odor (including potable water, wastewater, storm drainage,
and odor impacts associated with the wastewater treatment facility)



Qualitative impacts to community facilities, police, fire and other essential service and
quality of life needs



How well each scenario achieves the vision and guiding principles

DEVELOPMENT SCENARIOS
The primary differences between the development scenarios lie in how much intensification of
infill development the city might see, and how much and where development on greenfield sites
would occur. For purposes of this exercise development is assumed to occur on opportunity sites
only. Figure 3-2 shows the proposed development footprint of each scenario.
Assumptions
The four development scenarios also use the same assumptions about density and intensity of
land uses, and the number of square feet per employee for non-residential uses. These
assumptions were used to translate acres of land use into population, households, square feet of
nonresidential development, and employees. Table A-3 in Appendix A lists the assumptions for
each land use designation. Other assumptions that are held constant for all scenarios are
residential vacancy rate (5 percent), non-residential vacancy rate (10 percent), and persons per
household (2.9).

DEVELOPMENT SCENARIO 1: HIGH INFILL; NO NEW GREENFIELD
DEVELOPMENT
The first scenario depicts development on infill sites only, in the Downtown, along key corridors,
and in the Spring Lake Specific Plan area. Aside from continued development of Spring Lake, no
development would take place in any of the new Specific Plan areas. This scenario has a
residential annual growth rate of 0.8 percent, adding approximately 4,000 new units by 2035—the
low end of the range that the City Council asked to see evaluated. Approximately 8,600 new jobs
are added, resulting in a cumulative jobs/housing ratio of 1.44. Table 3-5 shows the housing units,
non-residential square footage, population and jobs yield for Scenario 1.
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Figure 3-2: Development Scenarios
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Table 3-5: Scenario 1 Yield (New Development on Opportunity Sites Only)
Land Use

Total
Acres

% Develops

Developed
Acres

Units

Non-Res SF

Population

Jobs

Business Park

197.8

20%

39.6

0

603,081

0

724

19.1

50%

9.6

0

125,062

0

225

132.6

60%

79.6

621

693,275

1,710

1,248

Downtown Mixed Use

23.2

60%

13.9

209

151,627

575

341

High Density Residential

16.1

100%

16.1

386

0

1,064

0

Community Commercial
Corridor Mixed Use

Industrial

999.9

20%

200.0

0

3,484,533

0

2,613

Low Density Residential

242.5

95%

230.4

1,152

0

3,173

0

Medium Density Residential

153.5

85%

130.5

1,697

0

4,674

0

Neighborhood Commercial

12.2

80%

9.8

0

149,195

0

269

102.9

0%

0.0

0

0

0

0

85.2

50%

42.6

0

464,164

0

835

157.8

20%

31.6

0

481,016

0

722

2,262.2

0%

0.0

0

0

0

0

87.9

60%

52.8

0

919,329

0

1,655

4,493.0

Total New

856

4,064

7,071,281

11,197

8,632

Existing

19,982

19,824,400

55,694

26,000

Total 2035

24,046

26,895,681

66,891

34,632

Open Space
Public/Quasi Public
Regional Commercial
Urban Reserve
Kentucky Mixed Use
Grand Total

Total % Growth

20%

36%

20%

33%

Annual % Growth

0.8%

1.4%

0.8%

1.3%

Jobs/Housing

1.44

DEVELOPMENT SCENARIO 2: MODERATE INFILL; SP-1A (MPRA) FULLY
DEVELOPS, SP-2 (EAST AREA) PARTIALLY DEVELOPS
Scenario 2 assumes that a moderate amount of infill development occurs. The remaining need for
residential development is accommodated in SP-1A and in SP-2. This scenario represents what
could occur once the flood solution is implemented, opening up SP-2 for development.
Approximately 7,800 new housing units would be added through 2035 (annual growth rate of 1.5
percent), and 10,800 jobs, resulting in a cumulative jobs/housing ratio of 1.33. Table 3-6 shows
the housing units, non-residential square footage, population and jobs yield for Scenario 2.
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Table 3-6: Scenario 2 Yield (New Development on Opportunity Sites Only)
Land Use

Total
Acres

% Develops

Developed
Acres

Units

Non-Res SF

Population

Jobs

Business Park

232.5

25%

58.1

0

886,000

0

1,063

Community
Commercial

40.7

50%

20.3

0

265,770

0

478

132.6

50%

66.3

517

577,729

1,425

1,040

Downtown Mixed Use

23.2

50%

11.6

174

126,356

479

284

High Density
Residential

16.1

100%

16.1

386

0

1,064

0

Industrial

999.9

30%

300.0

0

5,226,799

0

3,920

Low Density
Residential

242.5

92%

223.1

1,115

0

3,073

0

Medium Density
Residential

153.5

83%

127.4

1,657

0

4,564

0

14.4

25%

3.6

0

54,923

0

99

192.8

0%

0.0

0

0

0

0

92.4

50%

46.2

0

503,124

0

906

Corridor Mixed Use

Neighborhood
Commercial
Open Space
Public/Quasi Public
Regional Commercial

238.1

30%

71.4

0

1,088,887

0

1,633

1,537.9

0%

0.0

0

0

0

0

Kentucky Mixed Use

87.9

50%

44.0

0

766,107

0

1,379

Specific Plan –
Residential (SP-1A &
SP-2)

488.5

100%

488.5

3,908

0

10,766

0

4,493.0

Total New

1,477

7,757

9,495,696

21,372

10,803

Existing

19,982

19,824,400

55,694

26,000

Total 2035

27,739

29,320,096

77,066

36,803

Total % Growth

39%

48%

38%

42%

Annual % Growth

1.5%

1.8%

1.5%

1.6%

Urban Reserve

Grand Total

Jobs/Housing

1.33

DEVELOPMENT SCENARIO 3: MODERATE INFILL; SP-1A (MPRA) FULLY
DEVELOPS, SP-3 (NORTHWEST AREA) PARTIALLY DEVELOPS
Scenario 3 also assumes that a moderate amount of infill development occurs. The remaining
need for residential development is accommodated in SP-1A and in SP-3. This scenario
represents what could occur if SP-3 is allowed to move ahead of SP-2 due to a delayed flood
solution, property owner readiness, or other factors that could influence one area’s readiness to
develop versus another’s. Very similar to Scenario 2, Scenario 3 would yield approximately 7,700
housing units in 2035 and approximately 11,000 new jobs, for a cumulative jobs/housing ratio of
1.34. Table 3-7 shows the housing units, non-residential square footage, population and jobs yield
for Scenario 3.
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Table 3-7: Scenario 3 Yield (New Development on Opportunity Sites Only)
Land Use

Total
Acres

% Develops

Developed
Acres

Units

Non-Res
SF

Population

Jobs

Business Park

363.6

25%

90.9

0

1,385,890

0

1,663

35.6

50%

17.8

0

232,897

0

419

220.6

60%

132.3

1,032

1,152,939

2,844

2,075

Downtown Mixed Use

23.2

50%

11.6

174

126,356

479

284

High Density Residential

16.1

100%

16.1

386

0

1,064

0

Community Commercial
Corridor Mixed Use

Industrial

999.9

30%

300.0

0

5,226,799

0

3,920

Low Density Residential

242.5

92%

223.1

1,115

0

3,073

0

Medium Density Residential

153.5

83%

127.4

1,657

0

4,564

0

Neighborhood Commercial

12.2

25%

3.1

0

46,623

0

84

Open Space

112.0

0%

0.0

0

0

0

0

Public/Quasi Public

102.1

50%

51.1

0

556,079

0

1,001

Regional Commercial

230.0

30%

69.0

0

1,051,927

0

1,578

1,563.0

0%

0.0

0

0

0

0

418.5

100%

418.5

3,348

0

9,225

0

4,493.0

Total New

1,461

7,713

9,779,511

21,249

11,025

Existing

19,982

19,824,400

55,694

26,000

Urban Reserve
Specific Plan – Residential
(SP1-A & SP-3)
Grand Total

Total 2035

27,695

29,603,911

76,943

37,025

Total % Growth

39%

49%

38%

42%

Annual % Growth

1.5%

1.8%

1.5%

1.6%

Jobs/Housing

1.34

DEVELOPMENT SCENARIO 4: MODERATE INFILL; FULL BUILDOUT OF
SP-1A, 1-B, 1-C (MPRA)
Scenario 4 produces the highest amount of residential and non-residential development, with
approximately 8,700 new housing units by 2035—a 1.7 percent growth rate, the high end of what
the Council desired to see evaluated. This is achieved through a higher amount of infill
development and full buildout of all three areas of SP-1. Approximately 10,600 new jobs would be
added, producing a cumulative jobs/housing ratio of 1.28 in 2035. Table 3-8 shows the housing
units, non-residential square footage, population and jobs yield for Scenario 4.
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Table 3-8: Scenario 4 Yield (New Development on Opportunity Sites Only)
Land Use

Total
Acres

% Develops

Developed
Acres

Units

Non-Res SF

Population

Jobs

Business Park

258.5

25%

64.6

0

985,447

0

1,183

19.1

50%

9.6

0

125,062

0

225

132.6

50%

66.3

517

577,729

1,425

1,040

Downtown Mixed Use

23.2

50%

11.6

174

126,356

479

284

High Density Residential

16.1

100%

16.1

386

0

1,064

0

Community Commercial
Corridor Mixed Use

Industrial

999.9

30%

300.0

0

5,226,799

0

3,920

Low Density Residential

242.5

95%

230.4

1,152

0

3,173

0

Medium Density Residential

153.5

95%

145.9

1,896

0

5,224

0

Neighborhood Commercial

17.5

25%

4.4

0

66,721

0

120

112.0

0%

0.0

0

0

0

0

97.4

50%

48.7

0

530,457

0

955

223.7

30%

67.1

0

1,023,102

0

1,535

1,540.4

0%

0.0

0

0

0

0

87.9

50%

44.0

0

766,107

0

1,379

568.5

100%

568.5

4,548

0

12,530

0

4,493.0

Total New

1,577

8,673

9,427,779

23,895

10,641

Open Space
Public/Quasi Public
Regional Commercial
Urban Reserve
Kentucky Mixed Use
Specific Plan – Residential
SP 1A, 1B & 1C)
Grand Total

Existing

19,982

19,824,400

55,694

26,000

Total 2035

28,655

29,252,179

79,589

36,641

Total % Growth

43%

48%

43%

41%

Annual % Growth

1.7%

1.8%

1.6%

1.6%

Jobs/Housing
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OTHER SCENARIOS
Current General Plan
For purposes of comparison, the build out of the current General Plan is also presented here. This
represents the scenario of what would happen if the General Plan were not updated, and
development through 2035 proceeded according to the plan, and the policies and land use
designations within it, as currently adopted. When the EIR is completed for the updated General
Plan, an analysis of the current General Plan will be included as one of the “No Project”
alternatives.
Development through 2035 under the current General Plan, shown in Table 3-9 below, is
simplified for presentation here. The calculation also assumes that development takes place only
on opportunity sites, both within and outside city limits. Again, this is not to say that
development will be limited to these locations, but rather that opportunity sites represent places
where development is most likely to occur. For this reason, the calculations in the table below
should be regarded as a “best-guess estimation” of what development through 2035 would look
like under the current General Plan. The calculation uses the density and intensity standards in
place for the current land use designations, and similar assumptions to the scenarios above
regarding square feet per employee (to calculate jobs). Eighty percent of designated residential
land is assumed to develop (mostly to account for Spring Lake); 20-50 percent of designated nonresidential land is assumed to develop (to show similar assumptions as for scenarios 2, 3, and 4).
For reference, the current General Plan is shown in Figure 3-3.
Table 3-9: Current General Plan Yield
Units

Non-Res SF

Population

Jobs

5,400

5,543,600

14,877

7,000

Existing

19,982

19,824,400

55,694

26,000

Total 2035

25,382

25,368,000

70,571

33,000

Total New

Total % Growth

27%

28%

27%

27%

Annual % Growth

1.1%

1.1%

1.1%

1.1%

Full Buildout
The scenarios presented in this analysis assess different ways in which development in Woodland
may proceed through 2035, guided by reasonable assumptions about how much population and
job growth the city is likely to see during that time. However, Woodland’s Planning Area contains
more developable land than what is likely to develop by 2035 based on reasonably foreseeable
market and economic conditions, none of the scenarios presented here contemplate “full buildout”
of the Planning Area by the horizon year of the updated General Plan (2035). City staff and the
consultant team, in consultation with the City Attorney, are discussing whether this “full buildout”
scenario is one that should be analyzed in the General Plan EIR. This decision will be made prior
to beginning the EIR analysis.
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DEVELOPMENT SCENARIO SUMMARY TABLE
Table 3-10 compares the housing units, non-residential square feet, population, and jobs of the
four scenarios and the current General Plan that may occur if opportunity sites as depicted were
to develop. Other key characteristics, including the jobs/housing ratio, relative amount of infill
development, and new specific plans are also shown. Each of these aspects of the scenarios, and
many additional topics, are compared in detail in Chapters 4 and 5.
Table 3-10: Summary of Scenario Yields and Key Features
Scenario

New
Units

Annual
Growth Rate
(Residential)

New
Jobs

Cumulative
Jobs/Housing
Ratio

Infill

New Specific Plans beyond
Spring Lake (Greenfield)

Current GP

5,400

1.1%

7,000

1.30

Moderate

None

Scenario 1

4,000

0.8%

8,600

1.44

High

None

Scenario 2

7,800

1.5%

10,800

1.33

Moderate

SP-1A (all), SP-2 (some)

Scenario 3

7,700

1.5%

11,000

1.34

Moderate

SP-1A (all), SP-3 (some)

Scenario 4

8,700

1.7%

10,600

1.28

Moderate

SP-1A, 1B, 1C (all)
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Figure 3-3
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4

Comparison of Scenarios’ Yield

This chapter compares key elements of the Growth Scenarios, organized by topic. The first three
sections (Population & Housing; Non-Residential Development and Jobs; and Jobs/Housing
Balance) compare the yield of each scenario at buildout. The next series of topics, discussed in
Chapter 5, (Transportation; Utility Infrastructure; and Economic & Fiscal Impacts) evaluates and
compares the impacts of the scenarios across a variety of topics and indicators. Chapter 6 presents
a qualitative assessment of the extent to which each scenario achieves the Vision & Guiding
Principles presented in Chapter 1.
The discussion of the impacts and performance of the various scenarios can be used by the public
and decision-makers to weigh the strengths and weaknesses of each and arrive at a Preferred
Development Scenario upon which the new General Plan will be based.

4.1 Population and Housing
AMOUNT OF NEW POPULATION AND HOUSING
Table 4-1 compares the population, households, and new housing units that each scenario would
support in 2035. As described in Section 3.4, the same buildout assumptions (density for each
land use category, household size, vacancy rate, etc.) are used for all four, so the differences in
amount of population and housing are due to the amount of development in each.
Population in 2035 ranges from approximately 66,900 in Scenario 1 to 79,600 in Scenario 4. The
scenarios show an addition of between 4,000 and almost 9,000 households over the horizon of the
General Plan. This corresponds to growth rates of 0.8 percent annually for the lowest growth
scenario (1), 1.5 percent annually for the two mid-range scenarios (2 and 3) and 1.7 percent
annually for the highest growth scenario (4).
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Table 4-1: Comparative Population, Households, Housing Units and Growth Rate
Scenario 1

Scenario 2

Scenario 3

Scenario 4

Current Population (2010)

55,694

55,694

55,694

55,694

Population Added

11,197

21,372

21,249

23,895

Cumulative Population (2035)

66,891

77,066

76,943

79,589

18,983

18,983

18,983

18,983

3,861

7,370

7,327

8,240

22,844

26,352

26,310

27,223

19,982

19,982

19,982

19,982

Population

Households
Current Households (2010)
Households Added
Cumulative Households (2035)
Housing Units
Current Housing Units (2010)
Housing Units Added

4,064

7,757

7,713

8,673

24,046

27,739

27,695

28,655

Total Population Growth

20%

38%

38%

43%

Annual Percentage Growth Rate

0.8%

1.5%

1.5%

1.7%

Cumulative Housing Units (2035)
Growth Rate

Source: Dyett & Bhatia, 2014

LOCATION OF NEW HOUSING
Table 4-2 shows the breakdown of new housing units in each scenario by the area of the city in
which they would be located. Four categories are listed: Downtown; Corridors; Spring Lake
Specific Plan and other small infill sites; and New Specific Plans.
Table 4-2: New Units by Area
Scenario 1

Scenario 2

Scenario 3

Scenario 4

Number

Percent

Number

Percent

Number

Percent

Number

Percent

Downtown

209

5%

174

2%

174

2%

174

2%

Corridors (East and Main,
Kentucky for Scenario 3 only)

621

15%

517

7%

1,032

13%

517

6%

Spring Lake Specific Plan (and
Other Small Infill Sites)

3,235

80%

3,158

41%

3,158

41%

3,434

40%

New Specific Plans

0

0%

3,908

50%

3,348

43%

4,548

52%

Total New Units

4,064

100%

7,757

100%

7,713

100%

8,673

100%

Source: Dyett & Bhatia, 2014
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The most notable distinction between the scenarios regarding location of growth is that Scenario
1 has no new development in new any new specific plan; this is the defining characteristic of this
scenario. In Scenario 1, 20 percent of new growth is in Downtown Woodland and along the key
corridors of East Street and West Main Street, totaling approximately 800 units, and 80 percent of
the new growth is in Spring Lake. Each of the other scenarios envisions one or more new specific
plans (beyond Spring Lake) accounting for approximately 50 percent of the total new units.
In Scenarios 2 and 4, development Downtown, and along the key corridors, accounts for just 8 to
9 percent of new housing units. In Scenario 3, development in Downtown and along corridors
accounts for 15 percent of new housing development; however it should be noted that at least 600
of the Corridor units in Scenario 3—those located along Kentucky Avenue, where residential is
permitted in this scenario only—would actually be developed as part of a specific plan. These
units are included in the “Corridors” category because they would contribute significantly to the
revitalization of Kentucky Avenue, but they would actually be part of a new Specific Plan for the
area as well.

DENSITY OF NEW HOUSING
The actual density of new housing is difficult to predict. Each of the proposed General Plan land
use designations (that allow residential uses) have a range of allowable density, and it is
impossible to determine in advance where within that range new development will be
constructed. For calculation purposes, the midpoint of the density range is used for each land use
designation. Moreover, the “Specific Plan” designation that is broadly applied to large areas in
Scenarios 2, 3, and 4 merely assigns a minimum average density (8 dwelling units per acre) that
many hundreds of housing units must collectively achieve. It is likely that after the Preferred
Development Scenario is selected and General Plan policies are being developed in detail, more
specific guidance for the housing types and density ranges within each new specific plan area will
be proposed.
Table 4-3 compares the weighted average residential density (in gross dwelling units per acre) for
each scenario, based on the number of acres in each residential land use designation and the
average allowable density for each. Scenario 1 results in the highest average density for new
housing going forward, due to its emphasis on infill development. It is followed by Scenario 3,
which has the greatest amount of corridor-focused development, including on Kentucky Avenue.
Scenarios 2 and 4 have the largest amount of new housing in specific plan areas, with a lower
overall average density. Again, it should be noted that the average densities discussed here are
based on the midpoint density allowed in each land use designation. Actual housing
developments may—and are allowed to—be built at lower and higher densities.
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Table 4-3: Potential Average Density of New Housing
Avg. Density
(gross du/ac)

Scenario 1
Acres

Scenario 2
Acres

Scenario 3
Acres

Scenario 4
Acres

Downtown Mixed Use

20

10.4

8.7

8.7

8.7

Corridor Mixed Use

13

47.7

39.8

79.4

39.8

5

230.4

223.1

223.1

230.4

Medium Density Residential

13

130.5

127.4

127.4

145.9

High Density Residential

24

16.1

16.1

16.1

16.1

Residential Specific Plan

8

0.0

488.5

418.5

568.5

9.3

8.6

8.8

8.6

Low Density Residential

Weighted Average Density
Source: Dyett & Bhatia, 2014

4.2 Non-Residential Development and Jobs
JOBS ADDED
Table 4-4 compares the number of new jobs added in each scenario and the average annual job
growth rate. Commensurate with the amount of housing, Scenario 1 adds the fewest jobs by 2035:
approximately 8,600, which is a 33 percent increase over the current number of jobs and an
annual growth rate of 1.3 percent. Scenarios 2, 3, and 4 all add between 10,600 and 11,000 jobs,
resulting in a 41-42 percent increase and a 1.6 percent annual growth rate.
Table 4-4: Jobs Added
Scenario 1

Scenario 2

Scenario 3

Scenario 4

26,000

26,000

26,000

26,000

8,632

10,803

11,025

10,641

34,632

36,803

37,025

36,641

Total Job Growth

33%

42%

42%

41%

Annual Percent Job Growth

1.3%

1.6%

1.6%

1.6%

Current Jobs (2010)
Jobs Added
Cumulative Jobs (2035)

Source: Dyett & Bhatia, 2014

JOBS BY TYPE AND DISTRIBUTION
There is some variation between the scenarios in how jobs are distributed amongst land uses
(Table 4-5). The land uses yielding the greatest number of jobs in all four scenarios are Industrial
(30 to 37 percent of new jobs) and Corridor Mixed Use (19 to 34 percent of new jobs). The
variations in job distribution by land use are related to the scenarios’ geographies of growth. For
instance, Scenario 1 focuses growth and development in the Downtown and along key corridors,
and does not envision as much Regional Commercial development out to the east. Therefore,
Scenario 1 has only half as many Regional Commercial jobs as the other scenarios, and Corridor
Mixed Use accounts for the greatest percentage of that scenario’s jobs. It also has less Business
Park job growth than the other scenarios, as it adds the least new Business Park acreage (198
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acres). Scenario 3, on the other hand, has the lowest percentage of Corridor Mixed Use jobs,
because in this scenario, residential uses are permitted along Kentucky Avenue, reducing the
amount of land along that corridor that could be developed as non-residential. However, it has
the highest Business Park job growth as a result of adding the most new Business Park acreage
(364 acres). Scenarios 2 and 4 have a very similar distribution of jobs by land use type.
Table 4-5: Jobs by Land Use Designation
Scenario 1
Designation

Scenario 2

Scenario 3

Scenario 4

Number

%

Number

%

Number

%

Number

%

724

8%

1,063

10%

1,663

15%

1,183

11%

225

3%

478

4%

419

4%

225

2%

2,903

34%

2,419

22%

2,076

19%

2,419

23%

341

4%

284

3%

284

3%

284

3%

2,613

30%

3,920

36%

3,920

36%

3,920

37%

Neighborhood
Commercial

269

3%

99

1%

84

1%

120

1%

Public/Quasi Public

835

10%

906

8%

1,001

9%

955

9%

Regional Commercial

722

8%

1,633

15%

1,578

14%

1,535

14%

8,632

100%

10,803

100%

11,025

100%

10,641

100%

Business Park
Community Commercial
1

Corridor Mixed Use

Downtown Mixed Use
Industrial

Total
Note:
1.

Includes Kentucky Avenue

Source: Dyett & Bhatia, 2014

However, considering jobs by land use designation does not give a clear picture of what type of
jobs these are, or what industry they are in. For instance, retail jobs would be found in the
Community Commercial, Corridor Mixed Use, Downtown Mixed Use, Neighborhood
Commercial, and Regional Commercial designations. And mixed use designations are also likely
to produce restaurant, service and office/professional jobs. Table 4-6 shows the distribution of
jobs by industry for each scenario. These numbers are estimated based on the type and mix of
jobs that are likely to be found in each land use category, though again, the actual mix jobs created
may differ from these projections, because each land use category is quite flexible in the types of
non-residential uses that are allowed to be developed under them. The industry categories are the
same as those used by the Sacramento Area Council of Governments (SACOG) for their regionwide employment projections and travel demand modeling.
The scenarios do not show significant differences in their distributions of jobs by industry.
Scenarios 1 and 3 show a slightly higher percentage of Service (for Scenario 1) and Office (for
Scenario 3) jobs and a slightly lower percentage of Industrial jobs, based on their greater emphasis
on Downtown and corridor intensification than Scenarios 2 and 4.
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Table 4-6: Jobs by Industry
Scenario 1
Industry

Scenario 2

Scenario 3

Scenario 4

Number

%

Number

%

Number

%

Number

%

Education

454

5%

506

5%

584

5%

537

5%

Food Service

965

11%

1,236

11%

1,293

12%

1,130

11%

Government

418

5%

453

4%

500

5%

477

4%

Retail

987

11%

1,330

12%

1,351

12%

1,217

11%

Service

1,245

14%

1,289

12%

1,018

9%

1,235

12%

Medical

262

3%

330

3%

488

4%

324

3%

Industrial

3,165

37%

4,274

40%

3,985

36%

4,292

40%

Office

1,137

13%

1,385

13%

1,805

16%

1,428

13%

Total

8,632

100%

10,803

100%

11,025

100%

10,641

100%

Source: Dyett & Bhatia, 2014

4.3 Jobs/Housing Balance
The balance of jobs to housing is an important consideration for long-range planning. Cities that
have a significant imbalance between jobs and housing experience either net in- or outcommuting, as more workers in the region must move between where they live and where they
work. This is not to say that if a city has an equal number of jobs and workers, then all of those
jobs will be filled locally; rather, it implies that there are more local job opportunities for
residents, and on average commutes may be shorter.
Table 4-7 shows the ratio of jobs to housing units for each scenario: currently, added, and
cumulatively in 2035. Currently, Woodland’s ratio of jobs to housing is 1.3. Ultimately, the
scenarios would result in a cumulative ratio ranging from 1.28 to 1.44. Scenario 1, while it adds
the fewest number of jobs, actually results in the highest ratio because it adds comparatively less
housing. The reverse is true for Scenario 4, where relatively more housing is added than jobs.
Scenarios 2 and 3 result in ratios closest to the current condition.
Table 4-7: Jobs/Housing Balance
Scenario 1

Scenario 2

Scenario 3

Scenario 4

Current Ratio

1.30

1.30

1.30

1.30

Ratio of Added Jobs/Added Housing
Units

2.12

1.39

1.43

1.23

Cumulative Ratio (2035)

1.44

1.33

1.34

1.28

Source: Dyett & Bhatia, 2014
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5

Comparison of Impacts by Scenario

5.1 Transportation
The transportation evaluation of the scenarios did not reveal dramatically different results across
the system-wide or location-specific measures with the exception of the potentially higher cost of
Scenario 2 because it necessitates a new interchange near County Road 103 (actual future location
will likely be someplace east of CR 103). Future vehicle travel metrics (such as vehicle miles
traveled per capita, vehicle hours traveled per capita, average trip length, and congested lane
miles) under any of the scenarios are also largely similar to each other for each scenario, with
similar changes relative to existing conditions. This is mainly due to maintaining a similar mix
and pattern of land uses across scenarios, even while magnitudes and locations of new growth
change.

VEHICLE MILES TRAVELED (VMT)
Vehicle miles traveled (VMT) is a performance metric that can be used to describe the overall
amount of travel based on distance. VMT directly relates to fuel consumption, air pollution and
greenhouse gas emissions. Overall, changes in VMT for each of the scenarios are commensurate
with population and employment growth, and the relatively small changes in per capita and per
service population VMT suggest that the amount of vehicle travel is largely remaining stable over
time. This is likely due to the amount, mix, and location of population and employment growth,
especially considering that much of the growth is occurring within or adjacent to existing
development. While the layout of the roadway network (e.g., number of roads, frequency and
spacing of intersections, etc.) could potentially also be a factor, none of the scenarios represents a
dramatic departure from current land use and roadway network patterns in the city, at least not
enough to significantly reduce VMT per capita or service population. Table 5-1 compares VMT
for each scenario.
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Table 5-1: Daily VMT1 Per Capita and VMT Per Service Population
Scenario
VMT
2

VMT/Capita

3

VMT/Service Population

Existing

Scenario 1
(2035)

Scenario 2
(2035)

Scenario 3
(2035)

Scenario 4
(2035)

1,477,165

1,866,269

2,067,074

2,073,043

2,143,268

32.8

32.4

31.2

31.2

31.3

20.6

20.5

20.3

20.3

20.6

Notes:
1.

The allocation of VMT includes 100 percent responsibility for all I-I trips and 50 percent of I-X and X-I
trips, consistent with Regional Targets Advisory Committee (RTAC) recommendations.

2.

VMT Per Capita – is calculated by dividing the VMT forecast by population. This metric does not reflect
VMT generated per capita, in that it should not be assumed that if additional people are added to the
population figure, the VMT per capita would remain the same. Population values on which these numbers
are based are calculated outputs of the travel demand model and are not identical to population
estimates for the existing condition or scenarios.

3.

VMT Per Service Population – is calculated by dividing the VMT forecast by population plus employment.
This metric does not reflect VMT generated per service population, in that it should not be assumed that
if additional people are added to the population and employment figures, the VMT per service population
would remain the same. Population and employment values on which these numbers are based are
calculated outputs of the travel demand model and are not identical to population estimates for the
existing condition or scenarios.

Source: Fehr & Peers, 2014

VEHICLE TRIPS, INTERNALIZATION AND AVERAGE TRIP LENGTH
Table 5-2 summarizes vehicle trip generation for each scenario. It also reveals the number of
“internal trips,” or those that have both trip ends within the city, which directly influences VMT
and average trip lengths. Woodland is a fairly compact city and fully served by most goods and
services. Many daily activities can be fulfilled within the city limits. As a result the average trip
length is relatively short compared to other smaller or less well-served cities.
Table 5-2: Vehicle Trip1 Summary
Scenario
Vehicle Trips (daily)
Internal Vehicle Trips

2

Average Trip Length (miles)

Existing

Scenario 1
(2035)

Scenario 2
(2035)

Scenario 3
(2035)

Scenario 4
(2035)

272,212

359,379

400,644

401,825

411,690

54.7%

59.0%

59.6%

59.9%

59.2%

5.43

5.19

5.16

5.16

5.21

Notes:
1.

Vehicle trips generated by Woodland Traffic Analysis Zones (TAZs)

2.

Percent of vehicle trips with both trip ends in Woodland

Source: Fehr & Peers, 2014 - SACMET Regional Travel Model

All of the scenarios reduce the average trip length compared to existing conditions. In addition,
they are lower than the SACOG regional average of 6.30 for 2035 conditions. The decrease in
average trip lengths is related to the increase in trips that remain internal to the City. The increase
in population and employment combined with the existing and proposed specific mix of land
uses increases the opportunities for residents and workers within any of the scenarios to meet
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their daily needs without traveling outside the city. Increased congestion on regional roadways,
such as I-5, also discourages longer distance travel.

VEHICLE HOURS OF TRAVEL (VHT)
Another metric for gauging the efficiency of the network is the number of vehicle hours of travel
(VHT). This metric introduces time as a variable in measuring vehicle travel to gauge whether
trips are being made more efficiently. Similar to VMT, Table 5-3 shows that changes in VHT for
the scenarios are commensurate with population and employment growth. While all scenarios
outperform existing conditions in VHT per capita, none improve upon the existing VHT per
service population. This outcome suggests more refinements in land use mix or location would be
needed to improve the result. For example, as noted in Chapter 4, Scenario 1 has the highest
employment to household ratio. In this example, reducing this ratio (from 1.44 to closer to 1.3),
would result in providing sufficient employment opportunities for residents while reducing the
potential for workers being imported from longer distances.
Table 5-3: Vehicle Hours of Travel (VHT) Summary

VHT
1

VHT/Capita

VHT/Service Population

2

Existing

Scenario 1
(2035)

Scenario 2
(2035)

Scenario 3
(2035)

Scenario 4
(2035)

61,995

78,942

87,886

87,738

91,616

1.38

1.37

1.33

1.32

1.34

0.86

0.87

0.86

0.86

0.88

Notes:
1.

VMT Per Capita – is calculated by dividing the VMT forecast by population. This metric does not reflect
VMT generated per capita, in that it should not be assumed that if additional people are added to the
population figure, the VMT per capita would remain the same. Population values on which these numbers
are based are calculated outputs of the travel demand model and are not identical to population
estimates for the existing condition or scenarios.

2.

VMT Per Service Population – is calculated by dividing the VMT forecast by population plus employment.
This metric does not reflect VMT generated per service population, in that it should not be assumed that
if additional people are added to the population and employment figures, the VMT per service population
would remain the same. Population and employment values on which these numbers are based are
calculated outputs of the travel demand model and are not identical to population estimates for the
existing condition or scenarios.

Source: Fehr & Peers, 2014 - SACMET Regional Travel Model

ROADWAY UTILIZATION
It is also important to consider how population and employment growth will influence vehicle
travel changes on local roadways and freeways. Table 5-4 shows “lane miles” of congestion for
both local roads and freeways during peak traffic times. Lane miles are calculated by multiplying
the number of “centerline” road miles by the number of lanes. Roads are deemed congested if the
volume of cars is greater than the capacity of the road. If the ratio of the volume of cars to road
capacity is 1.0 or less, there is generally no experience of congestion. However, if this ratio is
higher than 1.0, congestion is typically experienced. For example, a ratio of 2.5 would indicate
that there are two and half times the number of cars on the road than the road is designed for.
The higher the volume to capacity ratio, the worse congestion is. Congested roads may lead
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drivers to change routes because the volume of traffic has resulted in delays compared to free-flow
conditions.
Table 5-4: Lane Miles of Congestion1
Local Arterial and
Collector Roads
Scenario

AM

Freeways2
PM

AM

PM

Existing

0.6

1.0

9.6

0.0

2035 Scenario 1

0.8

1.1

18.8

9.5

2035 Scenario 2

1.2

1.4

14.9

12.4

2035 Scenario 3

1.2

1.4

18.8

9.6

2035 Scenario 4

2.6

3.1

18.8

9.6

Notes:
1.

Congestion is defined as a volume-to-capacity ratio (V/C) greater than 1.

2.

Calculated for freeway segments and ramps within or crossing City of Woodland boundary.

Source: Fehr & Peers, 2014 - SACMET Regional Travel Model

Local roadways are projected to have an increase in roadway utilization that will result in slightly
more congestion than occurs under existing conditions. While the amount of congestion on local
roads is very low across all four scenarios, refinements to the roadway network could be made to
reduce these levels. Scenario 4 contains levels of growth that would likely trigger expansion of
existing roadways (such as East Street and County Road 25) if maintaining traffic operations
similar to existing conditions is desired.
The amount of anticipated freeway congestion is higher than for local roadways due to the
combination of local and regional population employment growth plus increases in interregional
travel on I-5 that does not involve stopping within the region (i.e., long distance recreation or
truck trips). Scenario 2 has a unique effect on freeway congestion because it introduces a new
interchange east of County Road 103, which shifts some freeway traffic to the east. This results in
Scenario 2 having the highest I-5 freeway volumes east of the city.

COST ASSESSMENT INPUTS
Each scenario has slightly different local roadway networks that will influence the cost to
construct and maintain the roadway infrastructure. As shown in Figure 5-1, some expansion of
the local network is necessary to serve each new growth area. As such, new lane miles will be
added to the City’s existing inventory of over 400 existing lane miles, as shown in Table 5-5. The
City has a backlog of deferred roadway maintenance projects, as it has been unable to cover the
full cost of operating and maintaining the current network based on available revenue. Adding
lane miles to the network will exacerbate this problem unless changes occur in revenue or
operations and maintenance expectations.

64

Road Widening (2-4 Lanes)

N East St
Matmor Rd

Bourn Dr

County Road 102

Pioneer Ave

Harry Lorenzo Ave

N East St

E Main St

Fifth St

Matmor Rd

Far
nh
a

Bourn Dr
Pioneer Ave

Harry Lorenzo Ave
East St

El Dorado Dr

Branigan Ave
E Gibson Rd

Farmers Central Rd

E Heritage Pky

County Road 102

Third St

Gum Ave

Gibson Rd

College St

County Road 102

Pioneer Ave

County Road 25A

New Road (2 Lanes)

West St

Ashley Ave

Bourn Dr

Harry Lorenzo Ave

W El Dorado Dr

Farmers Central Rd

E Heritage Pky

California St

Matmor Rd
East St

Cross St

Branigan Ave
E Gibson Rd

Lemen Ave
Main St

Lincoln Ave
Cottonwood St

Fifth St
Third St

College St

El Dorado Dr

E Beamer St

ve

Gum Ave

Gibson Rd

Court St

E Main St
Far
nh
a

Scenario 4

mA

West St

E Heritage Pky

Beamer St

Lemen Ave

ve

California St

Cross St

Ramp

Farmers Central Rd

County Road 20

W Beamer St

Main St

Lincoln Ave
Cottonwood St

E Beamer St

County Road 99

N East St

County Road 99

Beamer St
Court St

Ashley Ave

W Kentucky Ave

mA

N:\2014Projects\3244_CityofWoodland_GeneralPlanRemainder\Graphics\Draft\GIS\MXD\Alt_Imp.mxd

Scenario 3
County Road 20

W Beamer St

W El Dorado Dr

Branigan Ave
E Gibson Rd

County Road 25A

County Road 25A

W Kentucky Ave

Fifth St

College St

E Heritage Pky

Gibson Rd

East St

Ashley Ave

Bourn Dr

Pioneer Ave

Farmers Central Rd

Far
nh
a

Gum Ave

El Dorado Dr

W El Dorado Dr
County Road 102

College St

East St

113

Harry Lorenzo Ave

þ
}
|
·

West St

Matmor Rd
Third St

West St

Cross St

Branigan Ave
E Gibson Rd

E Main St

Main St

ve

Gibson Rd

Lemen Ave

mA

California St

5

ve

Gum Ave

El Dorado Dr

§
¦
¨

Far
nh
a

E Beamer St

Lincoln Ave

mA

Cottonwood St

Cross St

Court St

E Main St

Main St

Lincoln Ave

Ashley Ave

Lemen Ave

California St

Court St

Beamer St

W Beamer St

Cottonwood St

Fifth St

E Beamer St

Scenario 2
County Road 20

Third St

Beamer St

W Beamer St

W El Dorado Dr

W Kentucky Ave

County Road 20

County Road 99

N East St

County Road 99

W Kentucky Ave

Scenario 1

County Road 25A

Sources:
1. SACOG 2012 MTP/SCS Model Network & Project List
2. Caltrans District 3 State Route 113 Transportation Concept Report, July 2014
3. City of Woodland Staff Input - Woodland Traffic Sketch (SENG-CH-RED14072817310.pdf)

Figure 1

Figure 5-1: Model
Roadway
Improvement
Model
Roadway
ImprovementScenarios
Scenarios

City of Woodland
General Plan Update 2035

This page intentionally left blank.

66

Development Scenarios Analysis

Table 5-5: Local Roadways - Lane Miles Comparison
New Lane Miles

Existing
Centerline Miles

Existing
Lane Miles

Scenario 1

Scenario 2

Principal Arterial

20.0

40.0

2.7

2.7

2.7

2.7

Minor Arterial

27.6

55.2

4.8

9.5

4.8

4.8

Collector

27.6

55.1

9.5

11.1

9.5

9.5

Local

121.7

243.3

1.7

1.7

7.1

1.7

Alley

8.3

16.6

0

0

0

0

206.2

412.4

18.7

25.0

24.1

18.7

Functional Class

Mileage Totals

New County Road 103 Interchange

No

Yes

Scenario 3 Scenario 4

No

No

Source: Fehr & Peers, 2014

Scenario 2 will have the highest roadway infrastructure costs based on total new lane miles plus
the introduction of a new interchange east of County Road 103. This new interchange may also
require additional freeway mainline expansion. Construction costs for the interchange alone
could be roughly $25-35 million based on similar projects in the Sacramento region. However,
this cost could increase given that freeway mainline expansion may also be required due to
Caltrans District 3 requirements.

5.2 Utility Infrastructure
This section evaluates the potable water, wastewater, and stormwater infrastructure that would be
required for each of the scenarios. In addition, odor impacts that would result from each scenario
are also discussed. In terms of overall costs, Scenario 2 would call for the greatest investment in
new water and sewer infrastructure, and it is the only scenario that would require odor
mitigation. Scenario 1 would require the least overall investment, as most new development
would be adequately served by existing infrastructure and currently planned improvements.
When considering costs per acre, Scenario 3 has both the lowest cost per developed acre for sewer
improvements and the highest cost per acre for potable water improvements. While Scenario 4
has the benefit of adding onto existing and planned infrastructure, its total cost is the second
highest of all scenarios.

POTABLE WATER
The City’s water system supply has historically relied on groundwater to meet demands. However
in 2016, the City will begin to integrate the use of surface water, which will serve as the City’s
primary water supply, with groundwater being used to help meet summer peak and emergency
demands. To treat and convey the new surface supply source throughout the City, a surface water
treatment plant, new transmission pipelines, and storage tanks are currently being designed and
constructed. The City is also implementing an Aquifer Storage and Recovery (ASR) program for
their groundwater wells in the future. The planned infrastructure is based on demand projections
developed in the 2012 Draft Water Focus Study (WFS), which coordinate with the per capita
target demand factors in the 2010 Urban Water Management Plan (UWMP). Table 5-6 shows the
projected demands based on the UWMP and population projections for the scenarios.
67

City of Woodland
General Plan Update 2035

Table 5-6: Summary of System Demands for Population in 2035
Scenarios
Water Demand Source or Type
Estimated 2035 Population

UWMP

1

Total Buildout Water Demand (ac-ft/yr)

2

1

2

3

4

71,500

66,891

77,066

76,943

79,589

18,500

17,321

19,956

19,924

20,610

Average Day Demand (mgd)

16.5

15.5

17.8

17.8

18.4

Maximum Day Demand (mgd) 3

31.4

29.4

33.8

33.8

34.9

34,409

32,191

37,088

37,029

38,302

Peak Hour Demand (gpm)
Notes:
1.
2.
3.
4.

4

Population projections for the UWMP were provided by SACOG for the year 2035.
Projected demands are based on the UWMP target water factor for 2020 of 231 gpcd.
Maximum day demands assume a peaking factor of 1.9 times the average day demand.
Peak hour demands assume a peaking factor of 3.0 times the average day demand.

Source: 2010 Urban Water Management Plan; Dyett and Bhatia, 2014; West Yost Associates, 2014

Planning for the City’s future water system in the Draft WFS assumes the surface water supply
project will provide a supply of 18 million gallons per day (mgd), ASR wells will provide a supply
of approximately 13 mgd, and native groundwater wells will be available for emergency purposes
by the year 2035. The surface water treatment plant is expected to require expansion by the year
2035 based on demand projections from the UWMP for 2035.
To develop an approximate comparison of costs for the scenarios, it is assumed that:
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The surface water supply project will be implemented. This new supply should be just
enough to meet the demands for the existing City and the scenarios for average day
demand through 2035. The City’s share of the cost of this project and the cost of
improvements within the City is estimated to be about $141.6 million. This cost is
assumed to be shared by the existing city areas, infill areas, and the new growth areas on a
water demand per acre basis. The City will determine how these costs will be shared
between these areas at an appropriate time. The cost for three ASR wells is included in the
cost estimates used herein.



Transmission pipelines will be needed to convey the surface water supply into the existing
city.



Developer funded pipelines will be needed to provide adequate backbone infrastructure
within new development areas. Scenarios 3 and 4 assume developer funded pipelines
include needing to bore-and-jack under major roadways to provide a reliable and
redundant supply to the locations.



Cost for local development pipelines is not included. However, it should be noted that the
cost for local development pipelines in greenfield areas would be greater than infill
locations. Greenfield locations require new local pipelines throughout the development
area while infill locations typically have adequate local pipeline grids existing.
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Using the cost assumptions described above, the water costs are developed in Table 5-7. The total
costs per acre range from an estimated $25,503 to $27,672 with Scenario 1 having the lowest cost
per acre.
Table 5-7: Water Cost Evaluation
Scenarios

Infrastructure

1

2

3

4

856

1,477

1,461

1,577

4.5

5.5

8.3

5.5

5,255

3,725

5,681

3,488

0

6.8

4.9

6.8

0

4,605

3,354

4,312

City’s Share of Surface Water Project Cost & Local Facilities
($, million)

141.6

141.6

141.6

141.6

Existing City (acres) 3

6,137

6,137

6,137

6,137

20,248

18,598

18,637

18,356

25,503

26,928

27,672

26,155

GPU Land Use Scenario Development Impact Areas (acres)
Transmission Pipelines ($, million)

1

Transmission Pipelines Average cost per acre ($/acre)
Developer Funded Pipelines ($, million)

2

Developer Funded Average Cost per Acre ($/acre)

Surface Water Cost per Acre ($/acre)
Total Cost per Acre ($/acre)
Notes:
1.
2.
3.

Pipeline costs assume $20 inch-diameter/foot for 12-inch diameter and $18 inch-diameter/foot for16-inch
diameter and greater.
Assumed developer funded pipeline costs are shown to provide a comparison of major improvements
required in each development area.
Existing City area based on GIS parcels within the City limits and not considered an opportunity site.

Source: City of Woodland; West Yost Associates, 2014

This water cost evaluation of the scenarios is preliminary and does not cover all of the costs for
water related facilities. The costs for operation and maintenance (O&M) for each of the scenarios
is not considered significant between the scenarios and therefore has not been included in the
estimate. It does cover the major potable water facilities that will be significantly different between
the four scenarios. After a final land use plan has been selected, the preliminary water evaluation
presented should be verified through preparation of an update of the City’s Water Master Plan.
The required infrastructure to serve the scenarios is discussed below and shown on Figure 5-2.
Scenario 1
Scenario 1 has the least impact on infrastructure requirements. The population demand
projections are less than the 2010 Urban Water Management Plan (UWMP) demand projections
for 2035, which indicates this scenario will not impact the current timing of the surface water
treatment plant expansion.
The infill development associated with this scenario occurs in locations where the City has
existing infrastructure to serve current customers. However, the concentration of infill along
Main Street and East Street are located in older parts of the system which have smaller diameter
and aging pipelines. The infill along these locations will expedite the need for a transmission
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pipeline from the future pipeline planned along the City’s southern boundary going north into
the downtown area. The City has future plans to add a transmission pipeline in West Street from
the City’s southern boundary to Beamer Street. To ensure adequate supply is able to reach the
infill locations and maintain the City’s service and fire flow standards, approximately 7,800 feet of
16-inch diameter pipeline is required from the southern boundary to Main Street.
In addition, infill development in the industrial northeast area of the City requires the completion
of approximately 5,200 feet of 24-inch diameter pipeline from East Main Street to
East Beamer Street between Country Road 102 and Country Road 103. The larger diameter
pipeline is required in this location to ensure adequate fire flow is able to reach the high fire flow
demand locations associated with industrial development.
Scenario 2
Scenario 2 demands would result in an approximately eight percent increase in demands as
compared to the UWMP 2035 projections. This increase may result in the need to expand the
surface water treatment plant earlier than currently planned. The surface water treatment plant
would have just enough capacity to meet average day demands in 2035, but the City would
require the treatment plant expansion to be designed and constructed prior to 2035 to ensure
adequate supply. However, the City may be able to offset the need for surface water earlier than
planned by offsetting irrigation demands with the use of reclaimed water for large landscape
customers.
Scenario 2 includes infill development like Scenario 1, but in different population and
employment magnitude and distribution throughout the City. All of the pipeline
recommendations for Scenario 1 are needed for Scenario 2. In addition, more industrial growth in
the northeast, full development of Specific Plan 1A, and development of Specific Plan 2 are
included in this option. The growth locations for Scenario 2 result in the need for the same
improvements listed for Scenario 1. It also requires an addition of approximately 2,700 feet of 20inch diameter pipeline along Country Road 102 in the northeast industrial area to serve the
increase in industrial demands. Specific Plan 1A is located east of Highway 113 and west of the
Spring Lake development. Specific Plan 2 is located east of County Road 102 and south of
Interstate 5. There is currently no City infrastructure within these Specific Plan areas. These
locations will require approximately 28,300 feet of 12-inch diameter pipeline loops with tie-ins to
existing pipelines. Typically, the City would require the developers to construct these pipelines as
conditions of approval. Therefore, these pipelines are not included as part of the cost estimate for
major City funded infrastructure.
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Scenario 3
Scenario 3 demands are almost identical to the demands calculated for Scenario 2. This results in
the same scenario for the surface water treatment plant needs. Like Scenario 2, depending on the
results of the feasibility evaluation of using shallow groundwater wells to irrigate parks, the need
to expand the surface water treatment plant sooner than currently planned may not be needed.
Scenario 3 includes infill development like Scenario 1 but in different intensity throughout the
City. All of the pipeline recommendations for Scenario 1 are needed for Scenario 3. In addition,
more industrial growth in the northeast, full development of Specific Plan 1A, and development
of Specific Plan 3. The industrial and Specific Plan 1A developments are the same as Scenario 2.
To serve the increase in industrial demands in the northeast, approximately 2,700 feet of 20-inch
diameter pipeline are required. In addition, approximately 9,000 feet of 12-inch diameter pipeline
loop with tie-ins to existing pipelines is required for Specific Plan 1A.
In addition, this location will require approximately 11,600 feet of new developer funded 12-inch
diameter looping throughout the development. This scenario also contains a few opportunity sites
located north of Interstate 5 where the City has no infrastructure available. Service to this area
would require extensive infrastructure including a bore and jack under Interstate 5 in order to be
served with potable water. For this evaluation, it is assumed the development of the area north of
Interstate 5 in Specific Plan 3 will include land uses with no potable water requirements.
Scenario 3 initially included an additional 42 acres of developable land within the SP-3 area to the
north of I-5. To serve this area would have required the construction of considerable new utility
infrastructure (see details in Sewer Capacity discussion below). As a result, the feasibility of
development on these properties is questionable.
Scenario 4
Scenario 4 demands are the highest demands of the scenarios and results in an increase of
approximately 11 percent from the UWMP 2035 demand projections. Similar to Scenarios 2 and
3, the timing for the water treatment plant expansion may be delayed depending on the results of
the irrigation feasibility evaluation currently being conducted to determine whether it is
financially feasible to use reclaimed water to serve large landscape water users. However, for
Scenario 4 it is likely the expansion of the water treatment plant would need to be slightly
expedited by a year.
Scenario 4 includes infill development like Scenario 1, but in different intensity throughout the
City. All of the pipeline recommendations for Scenario 1 are needed for Scenario 4. In addition,
more industrial growth in the northeast, full development of Specific Plan 1A, and development
of Specific Plan 1B and 1C. The industrial and Specific Plan 1A developments are the same as
Scenarios 2 and 3. To serve the increase in industrial demands in the northeast, approximately
2,700 feet of 20-inch diameter pipeline are required. In addition, approximately 9,000 feet of
12-inch diameter pipeline loop with tie-ins to existing pipelines is required for Specific Plan 1A.
The growth location of Specific Plan 1B and 1C is in the south central portion of the future
system. This location will require approximately 17,600 feet of new developer funded 12-inch
diameter looping throughout the development. For redundancy and reliability to serve this area,
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it is recommended the City include a developer funded bore-and-jack under Highway 113 south
of Country Road 25A to connect the east and west side of the distribution system.

SEWER CAPACITY
Sewer collection system capacity is evaluated based on peak wet weather flow with the ultimate
goal of preventing sanitary sewer overflows during wet weather storm events. Assuming the
existing system is adequately maintained, CIPs would be needed to address the hydraulic
deficiencies of each scenario. All four scenarios would require a 24-inch relief line to the
Kentucky Trunk. While this line would offer excess capacity, all scenarios require this
improvement to prevent surcharges from coming within three vertical feet of the rim at one
manhole location in the industrial area. It is estimated that less than 10 percent of the proposed
development can occur before this improvement is made. It should be noted that as the City is
lining and replacing existing sewer lines, this reduces the amount of infiltration and inflow (I/I) to
the system which will reduce peak wet weather demands. This could delay the need for the
Kentucky Relief Line. Scenarios 2, 3 and 4 would require additional improvements to ensure that
the wastewater collection system would adequately support new development. Table 5-8 details
the costs of the CIPs that would be required for each of the scenarios. A discussion of the specific
infrastructure improvements required for each scenario follows below.
Table 5-8: General Plan Update Capital Improvement Costs
CIP Name

Scenarios
1

2

3

4

$3,250,000

$3,250,000

$3,250,000

$3,250,000

SP-1A

-

$590,000

$590,000

$590,000

SP-1B

-

-

-

$980,000

SP-2

-

$2,020,000

-

-

SP-3

-

-

-

-

$3,250,000

$5,860,000

$3,840,000

$4,820,000

$3,800

$3,970

$2,710

$3,060

$163

$182

$119

$140

Kentucky Relief Line

Total Cost
Cost per Developed Acre ($/acre)
Cost per Service Population
Source: Water Works Engineers, 2014

Scenario 1
Scenario 1 requires no further improvements beyond the relief line to the Kentucky Trunk
Generally, the cost of local sewer per acre is greater for greenfield development than it is for infill
development. In this regard, Scenario 1 is distinguishable from the other scenarios because it only
includes infill development. As a result, Scenario 1 has the lowest total estimated CIPs investment
cost in the amount of $3,250,000. However, the cost per acre is the second highest at $3,800 per
developed acre.
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Scenario 2
Scenario 2 would require new sewer infrastructure to service both the SP-1A and SP-2
developments. In the SP-1A area, a new 12 inch gravity main would be required to extend from
the 10 inch sewer line at Parkway Drive that is proposed by the Spring Lake Specific Plan. The
sewer line at Parkway Drive may be required to be increased from the proposed 10 inches to 12
inches to accommodate this. In the SP-2 area, a new lift station and an 8 inch force main that
discharges from the lift station would need to be constructed. Along with the improvements to
the Kentucky Trunk, this gives Scenario 2 the highest total cost at $5,860,000 or $3,970 per
developed acre.
Scenario 3
Scenario 3 would also require the new infrastructure to the SP-1A development, as described in
Scenario 2 above. Combined with the Kentucky Trunk improvements, this gives Scenario 3 the
lowest per acre total of $2,710 per developed acre or $3,840,000 total.
Scenario 3 initially included an additional 42 acres of developable land within the SP-3 area to the
north of I-5. To serve this area would have required the construction of new sewer infrastructure
at an estimated cost of $1,630,000. As a result, the feasibility of development on these properties is
questionable.
Scenario 4
In addition to the new infrastructure to the SP-1A development described in Scenario 2, Scenario
4 would also require greenfield service lines to the SP-1B development. Specifically, a 12 inch
gravity main extending from the existing 12 inch sewer line at Parkway Drive would be required.
Along with the improvements to the Kentucky Trunk, this gives Scenario 4 a total cost of
$4,820,000 or $3,060 per developed acre.

WOODLAND WATER POLLUTION CONTROL FACILITY (WPCF)
The City of Woodland Water Pollution Control Facility (WPCF) provides tertiary level treatment
and disinfection for wastewater. It serves all residential, commercial, and industrial users within
the City’s service area with the exception of a tomato processing plant which treats and discharges
tomato wastes on lands directly to the east of the WPCF site.
The WPCF currently has capacity to handle wastewater generated from about 70,000 residents
and can be readily expanded to accommodate 105,000 residents. Scenarios 2, 3, and 4 would all
require expansion of the WPCF prior to 2035. The WPCF expansion would involve upgrading a
fourth oxidation ditch with fine bubble diffusers, retrofitting the return sludge pump station, and
installing an additional aeration blower and associated controls. These upgrades were all
anticipated in the current project under construction. In addition, the waste solids generated
beyond 70,000 will require lining of one additional south sludge pond. The City should budget on
the order of $9 million for these upgrades and have the project added to the Capital Improvement
Fee program. Planning and design of these improvements should start when the residential
population reaches around 65,000 people.
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Odor Impacts
The WPCF plant was not designed for odor control due to its distance from urban development.
However, if future development is located within a half mile of the plant headworks or sludge
stabilization ponds, odor mitigation will be required. The plant headworks has open water
surfaces of raw sewage exposed to the air. As a result, offensive odors can be detected for several
hundred feet from the headworks area. The secondary process utilizes oxidation ditches, which
are essentially large aeration basins. The ditches generally have a musty odor, similar to the smell
of compost, which is also impractical to contain and scrub. The City also uses a novel means to
stabilize, dewater and dry its waste sludge in a series of shallow ponds. While inexpensive to
operate and maintain, septic sludge and algae die-off within the ponds can produce nuisance
odors that cannot be contained. Odors will continue to be a concern as development encroaches
toward the WPCF. Even with significant upgrades, odors may not be fully contained without the
construction of a new, and possibly relocated, facility.
The City’s main sources of odor at the WPCF are the plant headworks (where raw sewage enters
the plant) and the south pond system (where waste sludge is stabilized). Both areas have open
water surfaces and have potential to generate nuisance odors offsite under certain meteorological
conditions. The plant’s large oxidation ditches also generate odors, but the smell is less offensive
than the other sources. The oxidation ditch odor is more an earthy, musty smell reflecting the
aerobic conditions within the aeration basin.
Nuisance odor conditions beyond the WPCF boundary are unusual, and tend to be episodic,
lasting a few minutes or hours. Still mornings followed by light winds can move odors offsite.
Both the WPCF site and the tomato land disposal site to the east can generate offsite offensive
odors. For context, due to the prevailing winds generally to the north, data suggests that odors
would be detected at the Costco, located over half a mile northwest from the plant headworks,
about 200 hours per year or 2 percent of the time. The existing residential areas to the west of CR
102 might detect odors closer to 40 hours a year, or 0.4 percent of the time.
Scenario 2 includes the development of SP-2, which is located on the east side of the WPCF where
the tomato process water is currently disposed. SP-2 could include a number of mixed land uses,
including residential, that would potentially be affected by nuisance odors from the WPCF.
Scenarios 1, 3 and 4 do not include development east of the WPCF. At this time, the City receives
infrequent odor complaints from nearby development, largely as a consequence of the half mile
buffer surrounding the WPCF site. For this reason, Scenarios 1, 3 and 4 would not require any
interventions for odor mitigation west of County Road 102. Were development to occur in SP 2
or within the half mile buffer surround the WPCF site, the following three approaches would be
necessary:
1. Establish an odor buffer along the perimeter of the WPCF property. This could be
open space or an “urban forest.” An urban forest would provide better dispersing of odors
as well as help screen the WPCF facilities. Scenario 2 would require additional buffer land
and mitigations to reduce the impact of nuisance odors to the SP-2 development. Figure
5-3 provides a graphical view of the recommended buffer distances for different odor
mitigations.
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Figure 5-3: Recommended Buffer Distances for Different Odor Mitigations

Development allowed up to solid black line if
ponds are only used for storing treated water
and new solids handling facilities are
constructed.
This line represents a 1/2 mile
buffer from plant headworks.

SP -2

Dashed line represents
minimum recommended
buffer (about 700 feet from
property line) if all odor
sources (headworks and
sludge ponds) are mitigated.

Outside of orange line - No odor
mitigations necessary (1/2 mile from plant
headworks and sludge stabilization ponds)

January 2015
NEXGEN Utility Management
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2. Upgrades to the WPCF headworks are recommended if development encroaches
within a half mile of the headworks. Initially, it is recommended that aluminum or
stainless steel covers are installed on the influent pump station wet well. This would cost
approximately $300,000, and would reduce, but not fully contain, odors from the
headworks.
If offsite odors persist, the addition of a metal salt, such as calcium nitrate, upstream in
the sewer system is effective at reducing the formation of hydrogen sulfides. Dosing
wastewater at 10-20 mg/L of calcium nitrate would likely cost the City between $150,000
and $300,000 per year at current flows. Chemical dosing would need to occur within each
of the three trunk sewers and would involve secure storage tanks with emergency
containment, metering pumps, and telemetry to the plant’s SCADA system. The City
should budget on the order of $250,000 for the construction of all three dosing stations,
not including land purchase.
The last upgrade (if the above changes are not effective enough) would involve covering
the remaining water surfaces and directing foul air to a scrubber or biofilter. These
upgrades would cost roughly $2.5 million with an annual allowance of around $70,000
per year for operation and maintenance (O&M) of the system. Overall the City could
spend $3 million on headworks odor projects and close to $400,000 in additional annual
O&M.
3. Upgrades to the solids handling facilities are recommended if development
encroaches within a half mile of the south ponds. The south ponds are used as sludge
lagoons and would need to be replaced with a mechanical dewatering system. This would
allow the waste solids to be dewatered and removed from the site daily. A complete
facility would include an aerated sludge holding tank and pumps and two sludge presses
to remove most of the water and make sludge “cake.” The cake is loaded into trucks and
hauled offsite. The sludge presses would be enclosed in a building and equipped with a
foul air scrubbing system. The sludge handling facilities have been estimated to cost about
$10 million. These facilities also have relatively high O&M costs at around $600,000 per
year because of the extra labor, chemicals and power needed to operate mechanical
facilities compared to the passive solar system currently used.

5.3 Economic and Fiscal Impacts
This section uses a range of quantitative and qualitative metrics to compare the fiscal impacts of
the future development proposed in the four scenarios. While residents and businesses bring
revenue to a city, they also require service provision, which increases city costs. Developing a
thoughtful balance between types of development is a key consideration when planning for
adequate service delivery, which helps ensure a high quality of life for residents and businesses
alike.

QUANTITATIVE PERFORMANCE ASSESSMENT
Quantitative metrics considered include assessed value, the City’s share of property tax revenue,
and the coverage and efficiency of Fire, EMS and Police services. Generally speaking, Scenario 4
performs best across quantitative measures because it has a relatively large quantity of new
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development, which helps to spread certain service cost components over a larger increase in the
tax base. Scenario 1 is the weakest because it calls for a relatively small increase in new
development and is less able to absorb the fixed service cost components as a result. Notably, the
performance of Scenario 2 is hindered by the fact that it requires certain public safety service
upgrades that are not needed by the other scenarios due to the inclusion of the somewhat isolated
SP-2 area.
Assessed Value
The estimated assessed value per acre generated under each scenario is an important metric
because property tax revenues – as well as property taxes in-lieu of vehicle license fees, and
property transfer taxes – are dependent on the value of new development that occurs under the
General Plan. All other things being equal, the greater the tax revenue per acre, the better the City
will be able to fund public services. Assessed value can also be calculated per service population.
Generally speaking, the City should be able to provide a higher level of services to its residents
and businesses if assessed valuation per service population is higher. Both metrics are a function
of the mixture of development types included in each scenario, which impacts the anticipated
property valuation.
As shown in Table 5-9, the four scenarios generate overall assessed values per developed acre that
are fairly comparable, ranging from $2.4 to $2.6 million. The lower figure is associated with
Scenario 1, while the three other scenarios are very similar, ranging between $2.57 and $2.59
million per acre. In terms of assessed value per service population, the scenarios generate values
ranging from approximately $132,000 per service population to approximately $142,000 per
service population, with Scenario 1 at the lower end and Scenario 2 at the higher end. However, if
the specific plans ultimately incorporate significant proportions of higher density multifamily
units, this would decrease both the value per acre and the value per service population, which
would significantly diminish the differences between the scenarios.
Table 5-9: Assessed Value
Assessed Value (AV)
Service Population

1
2

Developed Acreage
AV Per Acre

AV Per Service Population
Notes:
1.
2.

Scenario 1

Scenario 2

Scenario 3

Scenario 4

$2,045,525,086

$3,800,915,272

$3,790,380,452

$4,078,077,842

15,513

26,773

26,762

29,216

856

1,477

1,461

1,577

$2,388,828

$2,574,065

$2,594,519

$2,585,874

$131,861

$141,968

$141,634

$139,585

Service population figures include new residents associated with newly constructed residential units, as well
as half of the jobs associated with non-residential development.
Acreage figures reflect the anticipated number of developed acres within each land use category. Figures
exclude acres designated as Urban Reserve, as well as those that are not expected to develop during the
planning period

Source: Dyett & Bhatia, 2014; BAE Urban Economics, 2014
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Property Tax Revenue
While property tax revenue is closely tied to assessed value, it is important to consider the
proportion of property tax revenues that would accrue to the City of Woodland General Fund
under each scenario. For property already located within the City of Woodland, the property tax
share accruing to the City’s General Fund varies according to which Tax Rate Area (TRA) covers
the development in question. Figure 5-4 illustrates the range of the City’s property tax share
within TRAs inside the city.
As summarized in Table 5-10, the City’s estimated share of property taxes associated with new
development under the four scenarios ranges from $3.74 million to $7.96 million. The scenario
that performs best under this metric is Scenario 4, which offers a total tax share of 19.53 percent.
The next best is Scenario 3, which offers a tax share of 19.51 percent. Scenario 1 performs the
worst, with an estimated tax share of 18.30 percent. For perspective on the General Fund revenue
implications of these variances, a $400,000 house would have an ad valorem tax bill of $4,000.
With an 18.3 percent share, the General Fund would receive $732 per year. With a 19.53 percent
share, the General Fund would receive $781, or approximately $49 more per year. Depending on
the number of new housing units involved in a given scenario, the cumulative impact of this
difference could range between about $200,000 and $425,000 in revenues per year.
Caution should be used in considering these figures because, in the event that the negotiated tax
share for property currently located outside of the existing City limits is either less than or greater
than the existing city-wide average (as assumed herein), the resulting tax shares under each
scenario could change substantially and the rankings could change. For example, in some recent
annexations, the City has received a property tax share that is closer to 12 percent of the advalorem property tax paid.
A sensitivity analysis was conducted for all four scenarios, assuming that the City of Woodland
would receive only twelve percent of the ad-valorem property taxes for new development on any
property that is not currently located within the City limits. If this occurs, then the City’s average
share of property taxes for all new development under each of the four scenarios would range
from a low of 13.86 percent in Scenario 4, to 14.08 percent in Scenario 2, to 14.15 percent in
Scenario 3, to a high of 15.75 percent in Scenario 1. Clearly, this would have significant impacts
on City revenues, with the magnitude of the impact correlating to the overall quantity of growth
assumed under a given scenario. Thus, the modified ad-valorem share would translate to a
roughly one-half million per year property tax reduction in Scenario 1, a $1.7 million reduction in
Scenario 2, a $2.0 million reduction in Scenario 3, and an approximately $2.4 million per year
reduction in Scenario 4.
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Table 5-10: City Share of Estimated Property Tax Revenue
Scenario 1

Scenario 2

Scenario 3

Scenario 4

Assessed Value

$2,045,525,086

$3,800,915,272

$3,790,380,452

$4,078,077,842

Property Taxes

$20,455,251

$38,009,153

$37,903,805

$40,780,778

$3,743,951

$7,075,672

$7,393,563

$7,964,102

City’s % of Total New Revenue

18.30%

18.62%

19.51%

19.53%

City’s % of Total Revenue
(assuming lower share)2

15.75%

14.08%

14.15%

13.86%

City Share
1

Note:
1.

2.

Caution should be used in considering these figures because, in the event that the negotiated tax share for
property currently located outside of the existing City limits is either less than or greater than the existing
city-wide average, the resulting tax shares under each scenario could change substantially and the rankings
could change.
These figures assume that the City of Woodland would receive only twelve percent of the ad-valorem
property taxes for new development on any property that is not currently located within City limits.

Source: Dyett & Bhatia, 2014; BAE Urban Economics, 2014
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Public Safety

Fire/EMS
The City of Woodland currently operates three fire stations within the city. These include:


Station 1 (West), which had 2,822 calls for service in 2013 and is staffed with one engine
company



Station 2 (South), which had 1,177 calls for service in 2013 and is staffed with one engine
company



Station 3 (East), which had 1,723 calls for service in 2013 and is staffed with one engine
company and one truck company

Based on previous fire services planning efforts, the City’s next fire station will be located in
Spring Lake on land dedicated within the Specific Plan area for that purpose. This is an existing
need that would continue to exist, even if the City were not planning further growth as part of the
General Plan Update. Additionally, given the City’s existing residential and commercial
development, the Fire Department has an outstanding need to restore various personnel who
support citywide fire/EMS operations, which were cut during the recession.
Additional development anticipated throughout the City of Woodland under Scenario 1 could be
adequately served by the three existing fire stations and the planned fourth station in Spring Lake.
As shown in Table 5-11, one-time costs for the Spring Lake station are estimated to be $6.7
million, which comes out to $434 per service population. Ongoing annual costs would be
approximately $2.0 million per year or $128 per service population.
For development under Scenario 2, the City would need to add a fifth fire station in the SP-2 area.
The fifth fire station would be necessary due to the substantial new population that would be
located in this development, and the relative isolation of that area from the other existing and
planned fire stations. As a result of the fifth station, one-time costs for this scenario are the
highest at $13.4 million or $502 per service population. Yet, while ongoing annual costs are
significantly higher than the other scenarios at $3.3 million, the ongoing costs per service
population are slightly lower than Scenario 1 at $123.
Under Scenario 3, the City would likely be able to provide an adequate level of fire/EMS service
with the three existing stations and the planned Spring Lake station. However, it may be necessary
to relocate one of the City’s existing fire stations in order to improve coverage in the northwest
area, where Station 1 is already the City’s busiest fire station. For this scenario, one-time costs
would be approximately $12.2 million or $457 per service population. Like Scenario 1, ongoing
annual costs would be roughly $2.0 million, but the ongoing costs per service population would
be significantly lower at $74.
Like Scenario 1, Scenario 4 would also be adequately served by the three existing fire stations and
the planned fourth station in Spring Lake. The one-time costs for Scenario 4 would be $6.7
million with the lowest cost per service population of any of the scenarios at $230. Like Scenarios
1 and 3, ongoing annual costs would be $2.0 million, but ongoing costs per service population
again comes out to be the lowest at $68.
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Table 5-11: Summary of Potential Fire Department Cost Increases
One-Time Costs

Scenario 1

Scenario 2

Scenario 3

Scenario 4

$6,727,566

$13,434,827

$12,227,567

$6,727,566

$434

$502

$457

$230

$1,979,259

$3,295,925

$1,979,259

$1,979,259

$128

$123

$74

$68

One-Time Costs/Service Population
Ongoing Annual Costs
Ongoing Costs/Service Population
Source: City of Woodland; BAE Urban Economics, 2014

Police
The Police Department currently divides the City into four beats for night time, as follows:


Beat 1 is the Northeast quadrant. This is the busiest area and thus the smallest beat.



Beat 2 is the Northwest quadrant.



Beat 3 is the Southwest quadrant.



Beat 4 is the Southeast quadrant. Beat 4 is currently underperforming in terms of
response time, so this beat will need to be split into two as Spring Lake builds out.

In addition to the four existing beats described above, the Police Department staffs a fifth beat for
the daytime, which covers the downtown area. Given calls for service under existing conditions,
the Police Chief has expressed that this fifth beat should be staffed full-time. Ultimately, to
adequately cover existing development plus the anticipated buildout of Spring Lake, the City
would require six police beats, staffed continuously. One-time costs associated with increased
staffing in order to address existing unmet Police service needs is approximately $465,000 for all
scenarios. The ongoing cost increase would be roughly $1.8 million per year.
Currently, Woodland Police officers’ uncommitted time (e.g., time not responding to incidents) is
in the high teens to 20 percent. A targeted standard is 50 percent uncommitted time, which allows
officers time to conduct pro-active community outreach and crime prevention activities during
their shifts. The International City Manager’s Association suggests that a target of 40 percent
uncommitted time is appropriate. At any rate, the City of Woodland would need significant
increases in staffing just to provide a more acceptable level of service for the City’s existing
population and employment base.
In addition to the existing needs identified above, the City would also need to expand Police
resources to address the service demands of new development under each of the four scenarios.
The modified Police beat structure described above, which would involve fully staffing a total of
six police beats would generally be adequate to serve Scenarios 1, 3, and 4. Due to the relative
isolation of the SP-2 area, Scenario 2 would require that the City establish a seventh police beat to
cover that area. The Police Chief indicates that if there is an expansion to seven beats or more, the
Department would likely need to add more supervisorial officers along with associated support
staff.
It is most likely that under Scenario 3, the proposed six beat configuration would suffice as the
minimum patrol coverage configuration for the Police Department. However, in order to even
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out the workload between beats, Beat 2 may need to be reconfigured so that it is smaller, with the
adjacent beats, which are not as busy, expanding to backfill the contraction of the Beat 2 area.
In addition to patrol officers and related support staff, growth under the different scenarios would
require the City to augment its detective ranks, adding two new detectives under Scenario 1, and
three new detectives under each of the other three alternatives. Additional patrol vehicles and
support staff would be needed to accompany the new detectives.
The Police Department expansion needs outlined above, represent the Police Chief’s judgment as
to the staffing needs to provide adequate patrol coverage as the City grows. Separately, the Police
Department has calculated the number of new officers that the City would need to hire in order to
achieve either a 40 percent or 50 percent police officer uncommitted time standard. To achieve 40
percent uncommitted time, the City would need 15 new officers under Scenario 1, 21 new officers
in Scenarios 2 and 3, and 23 new officers under Scenario 4. To achieve 50 percent uncommitted
time, the City would need to add 23 new officers in Scenario 1, 31 new officers in both Scenario 2
and Scenario 3, and 33 new officers in Scenario 4.
As shown in Table 5-12, for Scenario 1, the one-time police costs would range between $542,000
and $890,000, depending on what benchmark is used to project increased costs. For Scenario 2,
the range would be $812,000 to $1,199,000. The range for Scenario 3 would be $581,000 to
$1,199,000, and the range for Scenario 4 would be $581,000 to $1,276,000. Ongoing annual costs
for new officers and support staff that would be necessary to address the service demands
associated with projected residential and non-residential growth under the scenarios ranges
between $303,000 per year for Scenario 1 and $2,301,000 per year for Scenario 2. Ongoing annual
costs estimated for Scenarios 3 and 4 are $454,000 per year. Annual ongoing costs for growth
under Scenario 2 are much greater than under the other alternatives, primarily due to the need to
establish a seventh Police beat in the SP-2 area and provide additional support staff.
The City has also estimated increased ongoing Police costs based on the personnel resources
needed to achieve either a 40 percent uncommitted time percentage for officers or a 50 percent
uncommitted time percentage for officers. Estimated ongoing cost increases would range from
$2,271,000 (40 percent uncommitted) to $3,482,000 (50 percent uncommitted) for Scenario 1, to a
high of $3,842,000 to $4,996,000 for Scenario 4.
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Table 5-12: Summary of Potential Police Department Cost Increases
Scenario 1

Scenario 2

Scenario 3

Scenario 4

$465,028

$465,028

$465,028

$465,028

$77,350

$587,860

$116,025

$116,025

If 40% Uncommitted Time

$580,125

$812,175

$812,175

$889,925

If 50% Uncommitted Time

$889,525

$1,198,925

$1,198,925

$1,276,275

$1,820,187

$1,820,187

$1,820,187

$1,820,187

$302,759

$2,300,968

$454,139

$454,139

If 40% Uncommitted Time

$2,270,693

$3,178,970

$3,178,970

$3,481,729

If 50% Uncommitted Time

$3,481,729

$4,692,765

$4,692,765

$4,995,524

One-Time Costs
Existing Service Demand
Increased Demand Due to GP Growth

Ongoing Annual Costs
Existing Service Demand
Increased Demand Due to GP Growth

Source: City of Woodland Police Department; BAE Urban Economics, 2014

QUALITATIVE PERFORMANCE ASSESSMENT
There are numerous aspects of land use planning that have an effect on fiscal outcomes, but
which are not easily quantified. These include the proximity of housing to existing community
facilities, the amount of investment in the urban core and infill—i.e., how well does a scenario
take advantage of and strengthen existing resources?—and the types or quality of jobs generated.
This section explores several of these more qualitative topics, which, while they cannot be as easily
added together and ranked, are still important considerations for the four scenarios.
Proximity of Housing to Community Facilities
Community facilities include schools, hospitals, libraries, fire stations, protective services,
community and senior centers, pools, parks and City Hall. Most existing community facilities in
Woodland are located in the central and western parts of the city. There are fewer community
facilities in the southern part of the city (e.g., south of Gibson Road) and in the eastern part of the
city (e.g., east of Highway 113), although there are important community facilities in the two
areas just mentioned, such as the community and senior center towards the south end of East
Street and Pioneer High School and Woodland Community College on the south side of Gibson
Road between Highway 113 and Road 102. By locating new housing as close as possible to
existing community facilities, the City can leverage the value of those public amenities because
more residents will be within a convenient walk, bike ride, or short vehicle trip to these resources.
This should make the homes more valuable, all other things being equal, and should also reduce
vehicle miles traveled, roadway congestion, and air pollution. The City may also benefit
financially, by limiting the need to develop and maintain new community facilities for residents
who cannot easily access existing facilities.
Generally speaking, Scenario 1 concentrates most of the new development closest to Woodland’s
existing community facilities, by limiting the outward extent of new development more than any
of the other scenarios. Scenario 2, with anticipated residential development in the SP-2 area, well
to the east of any existing community facilities, would involve significant new residential
development that would be at the greatest distance among scenarios from existing public
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facilities. Scenario 3 would introduce new residential development on the City’s northern edge;
however, by virtue of being located on the west side of Highway 113, new development in this
northern area would have relatively good vehicular access to existing community facilities located
in the central and northwestern parts of the City, including Woodland High School, Lee Middle
School, the Woodland Library, and a number of existing parks. The area anticipated for
residential development that is west and north of Road 19A would be relatively isolated; however,
due to its location on the northeast side of I-5. Scenario 4 focuses most of its residential
development potential in the southern part of the City, relatively near important community
facilities such as Pioneer High School, Woodland Community College, Douglass Middle School,
Woodland Memorial Hospital, and the senior center, community center, and Woodland Sports
Park.
Potential to Strengthen Downtown and Existing Commercial Corridors
Downtown and commercial corridors needing strengthening are mostly located in the central
part of City, including the West Main Street and West Court Street Corridors and the
Cottonwood Plaza shopping center. In addition, to these areas, the County Fair Mall Area, in the
southern part of the City, is also in need of strengthening as well as the East Street Corridor,
running north-south through the center of the City. All of these areas have suffered in recent
years as the bulk of new commercial activity and residential development within the City has
occurred east of Highway 113 in the Sycamore Ranch and Spring Lake areas. Development
scenarios that bring new residential development back towards the west side of the City will help
to stimulate demand for retail and services on the west side, which in turn will help to fill vacant
commercial spaces and encourage reinvestment in these commercial corridors and areas. The
Kentucky Avenue corridor, running east-west in the northern part of the City is a mixture of
industrial and heavy commercial uses that are likely not as dependent on market support from
nearby residential areas as areas that are more retail-focused; however, new development adjacent
to Kentucky Avenue might stimulate reinvestment along this corridor.
All four of the scenarios would have a similar effect in terms of encouraging residential infill
development along or near the Main Street and West Court Street Corridor. Under Scenario 1,
significant residential development south of Gibson Road would provide additional market
support for retail and service businesses located in the County Fair Mall area. Scenario 1 is unique
among the four scenarios in that it was designed to have a projected population increase through
2035 that is about half the level projected for the other three scenarios, or about 10,000 to 12,000
fewer new residents. This would mean that citywide demand to support commercial locations
such as downtown and the County Fair Mall area, which have potential to draw customers from
throughout the City would be considerably less under Scenario 1 than the other three; however, it
should also be noted that Scenario 1 also limits new neighborhood, community, and regional
retail space (which would compete with downtown and other existing commercial areas to some
extent) to about half the level envisioned under the other three scenarios.
Compared to Scenario 1, Scenarios 2, 3, and 4 all bring additional residential development to the
southern part of the city near the County Fair Mall, which should help to further bolster market
support for commercial development near the mall and the south end of East Street. Among
them, Alternative 4 brings additional residential development on the west side of East Street,
which is not included in Scenarios 2 and 3. Scenario 2 is unique among the scenarios in that it
would place a significant amount of new population east of the large concentration of retail that
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has more recently built up in the eastern part of the City. While the overall population increase is
similar under Scenario 2 to the increases that would be expected under Scenarios 3 and 4, the
portion of the Scenario 2 population increase associated with the SP-2 area may be less likely to
patronize commercial facilities in downtown, West Main/West Court, and/or the County Fair
Mall Area because to do so would require traveling past the retail concentrations in the eastern
part of the city.
Scenario 3 is unique among the four scenarios in that it promotes new Corridor Mixed Use
development most aggressively, calling for roughly twice the amount of Corridor Mixed Use
development as compared to the other three scenarios, including a substantial amount of new
mixed-use (commercial only) development along Kentucky Avenue. This focus on new corridor
development, plus the new residential development in the northwestern part of the City, plus the
large overall population increase may represent the development pattern that would be most
likely to support downtown and corridor revitalization, as long as development of new
neighborhood, community, and regional commercial space is managed so as to limit competition
with the existing commercial nodes and corridors, and with the new corridor mixed use
development.
Leveraging Assets to Support Economic and Fiscal Stability
All scenarios seek to continue commercial development and increased retail sales tax revenuegenerating potential along East Main Street and I-5 frontage corridors; Scenario 2 somewhat
more than the others. With the land available for regional commercial development ranging
between about 158 and 238 acres in the different scenarios, it is likely that any of the four would
be able to accommodate foreseeable opportunities to capture new regional retail development
that would help to bring sales tax dollars from out of town shoppers. All scenarios seek substantial
additional development in the northeast industrial area, which will continue development of the
City’s industrial job center.
In addition, Scenario 2 targets new commercial development at the Highway 113/CR25A
interchange, but not at I-5/West Street, while Scenario 3 seeks to develop commercial uses around
both the I-5/West Street interchange and the Highway 113/CR25A interchange. As designed,
Scenario 4 calls for the most commercial development of any of the growth scenarios at the
Highway 113/CR25A interchange.
Business park development is an economic development opportunity for which the City of
Woodland currently is not positioned. All four scenarios include Business Park development
potential, ranging from 198 acres in Scenario 2, to 364 acres in Scenario 3. Scenario 3 is unique
among the scenarios in that it includes land designated for business park development at the I5/West Street interchange. Scenarios 2 and 3 both include business park development on the east
side of Highway 113 at CR25A, but Scenario 4 includes business park development on both sides
of Highway 113 at this location. Due to the proximity to UC Davis via Highway 113 and the close
relationships between many ag-tech and bio-tech companies and the University, the additional
business park land provided in south Woodland in Scenario 4 might represent the best effort at
positioning Woodland to capture a share of spin-off business activity from the University. While
Scenario 3 has a greater overall Business Park development capacity, the I-5/West Street location
where this extra capacity is provided may be a less advantageous location, since proximity to
Sacramento and/or Davis may be key considerations for many prospective business park users.
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Scenario 1 is unique among the four in that it does not propose any business park development at
the Highway 113/CR25A interchange, potentially foregoing an opportunity to cater to business
park tenants with ties to UC Davis.
Connectivity Between New and Existing Jobs and Housing
Providing strong connectivity between new and existing jobs and housing will be advantageous to
the City of Woodland in at least two ways. First, in the competitive market for talented
employees, employers seek sites in locations where they will be easily accessible to the labor pool.
Particularly for the next generation of workers, the “millennials”, the ability to walk, bicycle, or
use transit for commute trips is attractive, and placing jobs and housing closer together will
facilitate the use of alternative transportation modes. In addition to these economic development
advantages, if housing and jobs are located in close proximity, this can reduce the traffic impacts
and related greenhouse gas emissions generated by those workers who do commute by car,
because commute trips can be shorter.
For the most part, all of the growth scenarios concentrate substantial new housing development
in the eastern parts of the City, where the new housing would be on the same side of the City as
major existing job concentrations; however, to varying extents, all of the scenarios also tend to
place new residential development in the eastern part of the City to the southeast, at a distance
from the bulk of existing and new jobs in the northeast.
Scenario 1 adds jobs in close proximity to existing and future residential development in the
Spring Lake area, while building on the concentration of jobs in the northeast industrial area.
However, most of its new housing development is in the south/southeast area and most of the
new jobs are in the northeast area. Scenario 2 calls for a mix of new jobs and housing in the SP-2
area as well as new jobs and new housing in relatively close proximity in the southeastern part of
the City. Yet, its greatest concentrations of new housing are in the south/southeast area, while the
greatest concentrations of new jobs are in the northeast/north-central areas. Scenario 3 is unique
among the scenarios by also adding a significant concentration of housing in the northwest part
of the City. However, Scenario 3 also would include a substantial number of new jobs in the
northwest area, so this new development may be one of the areas where housing is better
integrated with jobs than many locations in Woodland. New jobs in the northwest part of the City
would also be convenient to many existing homes in the City’s central and western areas. Among
the four scenarios, Scenario 4 may be the one where the split of new jobs to the north and new
jobs to the south is most pronounced. However, it is unique among the scenarios in also placing a
substantial number of new jobs in the south, but on the west side of Highway 113. This will help
to bring some more jobs closer to existing residential areas in the southwestern part of the City,
which are currently at a distance from most of the City’s major job concentrations.
At this qualitative level of analysis, it is difficult to establish a ranking of the scenarios relative to
their effectiveness in promoting connectivity between jobs and housing. Each scenario has
strengths and weaknesses; none of which are overwhelming.
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5.4 Agriculture Impacts
All new growth areas in each of the scenarios are located within the Urban Limit Line (ULL),
approved by the voters in 2006. The ULL was enacted to designate adequate land to allow for
development and densification of Woodland over the long term while preserving and protecting
agricultural, natural resource, and open space uses outside the boundary.
Some of the land proposed for development within the ULL under the scenarios has yet to be
annexed. In those cases, upon annexation and development, property owners would need to
comply with agricultural mitigation requirements (typically one acre permanently conserved for
every acre converted to urban development or other non-agricultural uses). In addition, Yolo
County and its cities are currently working on the development of a Habitat Conservation Plan
(HCP/NCCP), which when adopted will set forth additional mitigation requirements that would
apply to newly developed property.
The California Department of Conservation defines six different categories of agricultural land:
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Prime Farmland has the best combination of physical and chemical features able to
sustain long-term agricultural production. This land has the soil quality, growing season,
and moisture supply needed to produce sustained high yields.



Farmland of Statewide Importance is similar to prime farmland, but with minor
shortcomings, such as greater slopes or less ability to store soil moisture.



Unique Farmland consists of lesser quality soils used for the production of the State’s
leading agricultural crops. This land is usually irrigated, but may include nonirrigated
orchards or vineyards as found in some climatic zones in California.



Farmland of Local Importance is cultivated farmland that has soils which meet the
criteria for prime farmland or farmland of statewide importance, except that the land is
not presently irrigated. This category might also include other nonirrigated farmland.



Farmland of Local Potential is prime or statewide soils that are not presently irrigated or
cultivated.



Grazing Land is land on which the existing vegetation is suited to the grazing of
livestock.
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As shown in Figure 5-5, Woodland contains all six types of agricultural land within its urban limit
line, including 1,545 acres of prime farmland. The majority of prime farmland acreage is located
in the SP-1 (MPRA) region to the south and the SP-3 area to the northwest. Table 5-13 shows
how much farmland in each category would be converted under the four scenarios, beyond that
which would be converted by development of the already-approved Spring Lake Specific Plan
Area.
Table 5-13: Additional Converted Farmland by Category (acres)
Scenario 1

Scenario 2

Scenario 3

Scenario 4

Prime Farmland
Farmland of Statewide Importance
Unique Farmland
Farmland of Local Importance
Farmland of Local Potential
Grazing Land

0
0
0
0
0
0

354
12
138
0
26
35

717
0
0
1
19
0

670
0
0
0
20
0

Total Acreage

0

565

737

690

Sources: Farmland Mapping and Monitoring Program (FMMP), 2012; City of Woodland, 2013; Yolo County, 2013; SACOG
Mapping Center, 2013; Dyett and Bhatia, 2015

Scenario 3 has the largest impact on existing farmland due to the development of SP-3 and SP-1A.
Under this scenario, 737 total acres of farmland would be converted, the vast majority of which
would be prime farmland (717 acres). As a result of developing the entirety of SP-1, Scenario 4
converts 690 total acres of farmland, which also consists of largely prime farmland (670 acres).
Scenario 2 impacts 354 acres of prime farmland through the development of SP-1A, or roughly
half the prime farmland acreage as Scenarios 3 and 4. However, it also would convert 211
additional acres of farmland in other categories. Scenario 1 has no impact on existing farmland, as
it proposes no new greenfield development beyond Spring Lake.
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6

Achievement of Vision and Guiding
Principles

The following table illustrates, qualitatively, how well each of the four development scenarios
achieves the guiding principles developed to guide the Woodland General Plan Update. Given
that the four scenarios represent different buildout options for the same land use map, and the
land use map was developed to directly respond to the Vision Statement and Guiding Principles,
each of the four scenarios fulfills these goals to a basic extent. However, the different features of
the various scenarios may result in one scenario better fulfilling one or more of the guiding
principles to a greater extent than another. Table 6-1 compares the extent to which each scenario
helps the Woodland community achieve each of the guiding principles.
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Table 6-1: Comparison of Scenarios’ Achievement of Guiding Principles
Guiding Principle

Scenario 1

Scenario 2

Scenario 3

Scenario 4

Quality and Character: Retain and enhance
Woodland’s quality of life, its distinctive identity and
small-town characteristics.









Orderly Development: Promote new growth while
achieving an orderly pattern of community
development, consistent with economic, social, fiscal
and environmental needs.









Historic Downtown: Strengthen the historic
downtown district as the City’s center of shopping,
dining, entertainment and employment.









Economic Development: Foster economic growth
and diversification with a range of employment
opportunities for all residents.









Mobility Options: Coordinate land use and
transportation planning to provide a range of attractive
and viable transportation options, such as bicycle,
pedestrian, and transit.









Housing Choice: Provide a variety of housing types to
meet the needs for all generations and income levels.









Agricultural Heritage: Preserve and protect prime
agricultural lands and their uses within and surrounding
the community.1









Safety: Ensure that Woodland remains a safe place to
live, protected from natural and manmade hazards.









Environmental Stewardship: Foster a sustainable
community for the next generation and protect and
improve the quality of the natural environment.









Public Services: Provide realistic, supportable and
appropriate levels of public service that are sustainable
and fiscally sound.









Health and Recreation: Provide all residents with
opportunities to live an active, healthy, and green
lifestyle.









Quality Education: Foster quality educational and
enrichment opportunities.









 = Reflects the Guiding Principle, but could be strengthened
 = Better reflects the Guiding Principle, but is not a major focus of the Scenario
 = Best reflects the Guiding Principle, and is a major focus of the Scenario

Note:
1.
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All lands under discussion for each of the scenarios are located within the City’s Urban Limit Line (ULL),
approved by the voters in 2006. The ULL provides a defined development footprint for the purpose of
preserving and protecting agricultural, natural resources and open spaces on lands outside the permanent
urban limit line. The ULL initiative requires the city to consider opportunities for “Increased residential
densities for both infill and undeveloped land within the permanent urban limit line.”
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7

Summary of Impacts

The following table summarizes the major impacts of each of the four development scenarios
presented in this report. Rather than identifying a “best” scenario, the table is meant to highlight
the important distinctions between the scenarios and to illustrate the various advantages and
disadvantages of each.
Table 7-1: Woodland Scenarios Impact Summary1
Scenario 1

Scenario 2

Scenario 3

Scenario 4

Population Added

11,200

21,400

21,200

23,900

Households Added

3,860

7,370

7,330

8,240

Housing Units Added

4,060

7,760

7,710

8,670

0.8%

1.5%

1.5%

1.7%

HIGH

MODERATE

MODERATE

MODERATE

Demographics

Annual Growth Rate (Residential)
Development Overview
Infill (In City planned development)
New Specific Plans beyond Spring
Lake?

Development Focus

Acres of Prime Farmland converted
(beyond already-approved Spring Lake
area), within voter approved ULL

YES:
NO SP-1A (all), SP-2
(some)

Infill including
SLSP

Yes:
Yes:
SP-1A (all),
SP-1A, 1B, and
SP-3
1C (all)
(some)

East Area and Northwest Area
portion of and portion of
MPRA
MPRA

MPRA

0

354

717

670

8,600

10,800

11,000

10,600

1.44

1.33

1.34

1.28

VMT per Capita (existing: 32.8)

32.4

31.2

31.2

31.2

Average Trip Length (miles; existing:
5.43)

5.19

5.16

5.16

5.21

New Lane Miles Added

18.7

25.0

24.1

18.7

Jobs
Jobs Added
Cumulative Jobs/Housing Ratio
Transportation
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Table 7-1: Woodland Scenarios Impact Summary1
Requires new County Road 103
interchange? (cost: $25-35M)
Financial impact to Yolo County
Transportation District (YCTD)

Scenario 1

Scenario 2

Scenario 3

Scenario 4

NO

YES

NO

NO

LOW:
HIGH:
MED/HIGH:
LOW/MED:
limited amount of large amount of large amount of limited amount
new service
new service
new service of new service
needed
needed
needed
needed

Potable Water
Demand expected to exceed capacity
based on current (2010) UWMP
projections?2

NO

LIKELY

LIKELY

LIKELY

$25,500

$26,900

$27,700

$26,200

Expansion of WPCF before 2035?

NO

YES

YES

YES

Development on CR 102 requires
some odor mitigation?

YES

YES

YES

YES

Requires odor mitigation or
restrictions on residential
development (cost to mitigate is $13M
plus approximately $1M annual O & M)

NO

YES

NO

NO

$2,389,000

$2,574,000

$2,595,000

$2,586,000

$131,900

$142,000

$141,600

$139,600

$3,744,000

$7,076,000

$7,394,000

$7,964,000

City’s Percentage of Total Revenue3
(assuming City’s existing tax-share
average for property currently outside
city limits)

18.30%

18.62%

19.51%

19.53%

City’s Percentage of Total Revenue4
(assuming lower tax-share for property
currently outside city limits)

15.75%

14.08%

14.15%

13.86%

One-Time Fire Department Costs

$6,728,000

$13,435,000

$12,228,000

$6,728,000

Ongoing Annual Fire Department
Costs

$1,979,000

$3,296,000

$1,979,000

$1,979,000

One-Time Police Department Costs
due to General Plan growth

$77,400

$567,900

$116,000

$116,000

Ongoing Annual Police Department
Costs due to General Plan growth

$302,800

$2,301,000

$454,000

$454,000

Cost per Acre
Water Pollution Control Facility

Assessed Value
Assessed Value per Acre
Assessed Value per Service Population
Property Tax Revenue
City Share of Property Tax Revenue
(annual)

Public Safety
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Table 7-1: Woodland Scenarios Impact Summary1
Scenario 1

Scenario 2

Scenario 3

Scenario 4

NO

YES

YES

NO

NO

YES:
SP-2

YES:
Portions of
SP-3

NO

UNLIKELY

YES

UNLIKELY

LIKELY

FAIR:
POOR:
New facilities
New facilities
needed in parts
needed in SP-2
of SP-3

GOOD

Flood
Requires a flood solution to be
implemented for residential
development
Would a Flood Assessment District or
other funding mechanism be required
outside of the industrial area?
Schools
New school facilities needed beyond
existing planned?5
Qualitative Factors
Proximity of new housing to existing
community facilities?

GOOD

Strengthens Downtown and Promotes
Corridor Mixed Use development?

GOOD

POOR

POOR

GOOD:
Hwy 113/
CR 25A
interchange, 15/CR 103
Interchange
(potential)

Leverages freeway interchange
opportunities for new commercial/job
generating uses6

Notes:
1.
2.
3.

4.
5.
6.

GOOD

GOOD

GOOD:
Hwy 113/
FAIR:
CR 25A
Hwy 113/
interchange
CR 25A
interchange,
(Would be
1-5/West St.
able to fully
interchange implement CR
25A/Hwy 113
interchange)

Figures have been rounded.
Given anticipated conservation and recycled water, it is likely that the amount of growth assumed in all four
scenarios would be able to be served by existing and planned improvements to the water supply system.
Caution should be used in considering these figures because, in the event that the negotiated tax share for
property currently located outside of the existing city limits is either less than or greater than the existing citywide average, the resulting tax shares under each scenario could change substantially and the rankings could
change.
These figures assume that the City of Woodland would receive only 12 percent of the ad-valorem property
taxes for new development on any property that is not currently located within city limits.
This is a preliminary assessment. Discussions with the school district are needed to more completely
understand the impacts of the scenarios.
Highway 113/CR 25A interchange would have limited use due to a lack of development on the west side of the
freeway (except for Scenario 4). Development on the north side of the I-5 or 103 interchange will likely be
limited due to the proposed nature of a future flood solution.
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7.1 Key Issues and Considerations
SCENARIO 1


Approximately half the population growth of the other scenarios and the fewest jobs
added


However, adds the greatest number of jobs relative to housing units, resulting in the
greatest net in-commuting of workers to Woodland



Only scenario that would not require expansion of the Water Pollution Control Facility
during the planning period or additional sewer improvements beyond what is needed to
address existing conditions



Only scenario for which potable water needs do not exceed those of the current Urban
Water Master Plan’s plans and projections



Would generate roughly half the property tax revenue for the City ($3.7 million) than
would be generated by the other scenarios



Does not require a property tax sharing agreement with the County for residential growth



Does not result in conversion of Prime Farmland beyond that associated with the already
approved Spring Lake Specific Plan area



Lowest public safety cost of all scenarios



Not dependent upon a flood solution for residential development



Best overall achievement of the guiding principles

SCENARIO 2

102



Requires a comprehensive flood solution in order for development to occur in SP-2



New CR 103 interchange would be required at the cost of $25-35 million



Only scenario that would require odor mitigation for new residential development
around the Water Pollution Control Facility site



Additional fire station and new police beat lead to highest one-time and ongoing public
safety costs



Flood Assessment District or other financing mechanism would be required for SP-2



While new development would occur on a “greenfield” site, the City-owned 900-acre
property has been impacted by years of industrial waste discharge and is not considered
Prime Farmland


565 total acres of agricultural land converted to urban uses; a mix of types



Most development in SP-2 would likely take place in an area that is not considered
Prime Farmland



However, development on SP-1A (also envisioned in this Scenario) would be on
Prime Farmland (354 acres)

Development Scenarios Analysis



Given proximity, it may be the most efficient to serve with recycled water, if the City
chooses to expand this service beyond industrial uses

SCENARIO 3


Requires a partial flood solution in order for development to occur in SP-3; however this
would also benefit other parts of the city, such as the industrial area



Has the greatest potential to improve the Kentucky Avenue area



Fire station relocation would be required at the cost of $5.5 million



Flood Assessment District or other funding mechanism would be required for portions of
SP-3



Converts the most farmland to urban uses (737 acres), the majority of which (717 acres)
is Prime Farmland. Located within the Urban Limit line, but does require annexation of
land



Most costly to extend recycled water line to serve the area to the northwest if the City
chooses to expand this service beyond industrial uses

SCENARIO 4


Adds the most new housing but fewer jobs relative to new housing, resulting in the lowest
jobs/housing ratio



Would generate the most property tax revenue for the City



Takes advantage of Spring Lake infrastructure already sized to accommodate
development in the Master Plan Remainder Area



Most closely resembles the vision for buildout of the city articulated in the current
General Plan and the Spring Lake Specific Plan



Converts the second-highest amount of farmland to urban uses (690 acres), the majority
of which (670 acres) is Prime Farmland during the General Plan horizon



Not dependent upon a flood solution for residential development
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8

Next Steps

The next steps in preparing the General Plan Land Use Map and key policies are as follows:


The revised scenarios and the results of the testing will be presented in a series of
meetings for review and discussion:


Public Workshop



Steering Committee



Planning Commission



City Council



Taking the input from the analysis and the meetings preceding it, the staff will develop a
recommended preferred alternative and accompanying policy framework, which is likely
to involve components of several or all scenarios.



The City Council will then receive a detailed presentation and be asked to approve the
land use map, and approve a final preferred land use scenario (amount, timing and
location of growth), including a development strategy and key policy framework for use
in developing the rest of the Draft General Plan.



Once these steps are completed, the General Plan team will then begin the work to
prepare a Draft General Plan and draft Environmental Impact Report.



As part of the draft General Plan process, it is anticipated that deeper evaluation and
conversation with the public and policy makers will be required at key points and to
engage on significant policy issues.



Resolution with the County on master tax sharing agreement terms will be reached.



The draft General Plan will then be made available for public review and consideration.
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Appendix A: Land Use Designation Detail
A.1 Proposed General Plan Land Use Designations
Table A-1 describes the proposed General Plan land use designations. Density and intensity
standards are provided, along with draft descriptions of allowable uses. As applicable, more detail
on development form, character, and differences by geographic location will be provided in policy
language and/or the zoning ordinance, which must be amended for consistency with the new
General Plan following Plan adoption. For a more detailed table that shows the relationship
between the current and proposed General Plan land use designations, please refer to Table A-2.
Table A-1: Proposed General Plan Land Use Designations
Designation

Density or Intensity

Definition

Low Density
Residential (LD)

Residential densities shall
range from 2.0 to 8.0
dwelling units per gross
acre.

This designation provides for detached homes and some
attached housing types such as duplexes. Secondary units
are also permitted.

Medium Density
Residential (MD)

Residential densities shall
range from 8.1 to 18.0
dwelling units per gross
acre.

This designation provides for a range of housing types,
from small-lot detached homes, zero-lot-line
developments and duplexes, to townhouses and small
attached developments such as walk-up apartments and
condominiums.

High Density
Residential (HD)

Residential densities shall
range from 18.1 to 30.0
dwelling units per gross
acre.

This designation provides for a range of attached housing
types, from triplexes, four-plexes, and row houses to
stacked flats (apartments or condominiums). This
designation also supports group quarters, such as assisted
living facilities or college dormitories. Minor amounts of
supporting ground floor commercial uses may be
permitted.

107

City of Woodland
General Plan Update 2035

Table A-1: Proposed General Plan Land Use Designations
Designation

Density or Intensity

Definition

Specific Plan (SP)

Residential density
across the entire Specific
Plan shall achieve a
minimum average density
of 8.0 dwelling units per
gross acre.

This designation identifies areas where a Specific Plan
consistent with State law shall be adopted to direct urban
development in a coordinated, master planned manner
across multiple properties with adequate provision of
infrastructure and public facilities to support that
development. As these specific plans are approved, the
Specific Plan designation shall be replaced with the more
specific, adopted land use designations through
corresponding General Plan amendments.
More specifically, descriptions of the three possible broad
Specific Plan Designation area are as follows;
 SP-1: Located south of 24A in the area otherwise
known as the Master Planned Remainder Area.
Infrastructure and initial cumulative consideration for
development was previously generally considered as
part of the Spring Lake Specific Plan and EIR. This
specific plan also encompasses the area located
around the Hwy 113 interchange, added with the
Urban Limit Line Initiative in 2006.
o SP-1 A: It is generally thought that development
is most likely to occur east of Hwy 113 in order
to connect with circulation and infrastructure
from the Spring Lake Master Plan. It is assumed
that approximately 50 gross acres would be
Business park, 40 acres in commercial, and 203
gross acres in residential with an average density
of 8 du/acre.
o SP-1B: The secondary portion of the SP area
would be the lands west of Hwy 113, with the
exception of the 160 acres west of East Street.
This portion is assumed to develop after the SP1A. This area would still be required to link to
infrastructure and some circulation within Spring
Lake and SP-1A. There is approximately 230
gross acres of land in this section of which 50
gross acres would be Business Park.
o SP-1C: This 160 gross acres of land is
encompassed within the Specific plan boundaries,
but this portion may develop concurrently with
SP-1A or ahead if it is able to address
infrastructure and circulation components. This
portion is assumed to provide a larger lot, rural
option with an average density of 2 du/ac likely.
 SP-2: Located east of CR 102 generally, with a
section south of the I-5 north of the city’s public
lands that will be included as well. This area would be
included as a single Specific Plan area to be master
planned out at one time. At this time it is not possible
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Table A-1: Proposed General Plan Land Use Designations
Designation

Density or Intensity

Definition
to speculate on the nature and type of uses that may
ultimately be appropriate and marketable for this site
in the future. This site will develop when specific
actions or trigger occur, including resolution of the
flooding concerns and installation of flood
improvements.
 SP-3: Located north of Kentucky Avenue between
the Northern Pacific RR and Ashley Avenue. This
specific plan area encompasses the area around the I5 interchange that was included in the 2006 Urban
Limit Line voter initiative.
Underlying land uses: In a couple of instances the
underlying land uses for properties have been identified,
such as Business Park and Commercial Mixed Use, and
Light Industrial Overlay. In those instances, development
that is consistent with those underlying designations will
be allowed to move forward. However, in the case where
a GPA to change a land use, such as to residential, will
trigger the requirement for a Specific Plan. It should be
noted, that the lands located to the West of West street
that are not designated, may be allowed to continue to
operate with uses that are consistent with those currently
in place, similar to agricultural industrial uses. However,
any proposal to modify the type or intensity of land use in
these areas will trigger a specific plan requirement.
Minimum Specific Plan Area in SP-3: At a minimum, any
specific plan should include the 160 acres designated as
BP, CMU to the east and encompass the lands contiguous
to the west (Aspen Street) and north including the
Regional Commercial node and the land east and west of
the I-5 interchange.

Downtown
Mixed Use (DX)

Maximum allowable FAR
is 2.0 (combined
residential and nonresidential uses). No
maximum allowable
residential density;
assumed maximum
achievable density is 40
dwelling units per gross
acre.

This designation provides for mixed use development in
Woodland’s Downtown Core. It permits the highest
density and intensity of development in the city in order
to maintain and enhance Downtown as a vibrant, walkable
environment. Vertical mixed use is strongly encouraged.
Retail, restaurant, entertainment, service, professional
office, and residential uses are allowed.

Corridor Mixed
Use (CX)

Maximum allowable FAR
Is 1.5 (combined
residential and nonresidential uses).
Residential density shall
range from 8.1 to 18
dwelling units per gross

This designation provides for vertical and horizontal
mixed use development along Woodland’s key corridors.
Commercial, service, office, and residential uses are
allowed, either in combination or as a single use.
 West Main Street Corridor MU: This corridor
segment is a transition zone, with a key development
node west of Ashley and Main Street. Development
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Table A-1: Proposed General Plan Land Use Designations
Designation

Density or Intensity
acre.

Definition
intensity is encouraged in this area. Overall, the intent
is to promote corridor revitalization, but at lower
intensities than in the Downtown Core. Transitional
uses are encouraged between Ashley and Cleveland
with reuse of older strip commercial to office or to
mixed use and residential is highly encouraged. Uses
will be less regulated and corresponding zoning will
be performance based in order to promote flexibility,
minimize non-conformance issues of existing
situations while focus future improvements on
appearance and urban design. Residential uses in
conjunction with mix use projects are encouraged.
This area has large amounts of older commercial and
light industrial uses. Use categories generally include
commercial service, light industrial, office, and
community retail allowed.
 East Street Corridor MU: The intent is to promote
corridor revitalization, but at lower intensities than in
the Downtown Core. Uses will be less regulated and
corresponding zoning will be performance based in
order to promote flexibility, minimize nonconformance issues and focus future improvements
on appearance and urban design. Residential uses in
conjunction with mix use projects are encouraged.
Use categories generally include commercial service,
light industrial, office, and community retail allowed.
 Kentucky Avenue Corridor MU: This area applies
specifically to Kentucky Avenue from approximately
the west boundary of the railroad to Cottonwood
Street. This corridor area allows a range of uses
relating to commercial service, light industrial and
agricultural industrial. Kentucky is acknowledged to
be a main truck travel corridor from industrial areas
to the SR-113. Compatibility between residential uses
and more intensive uses shall be carefully considered
with the intent to minimize conflicts and provide
buffering. New residential uses shall be considered
only in the context of a new specific plan format.

Neighborhood
Commercial
(NC)

FAR shall not exceed
0.35.

This designation provides for small-scale commercial
development that primarily serves local neighborhoods,
such as convenience shopping, small grocery stores,
services, and small offices. Generally provides for uses
that result in a higher frequency of trips with lower cost
items.

Community
Commercial
(CC)

FAR shall not exceed
0.35.

This designation provides for commercial development
that serves local neighborhoods and/or a broader area of
the community than Neighborhood Commercial.
Allowable uses include retail, services, grocery stores,
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Table A-1: Proposed General Plan Land Use Designations
Designation

Density or Intensity

Definition
restaurants, professional offices, and similar commercial
uses. Hotels and motels are also permitted.

Regional
Commercial
(RC)

Maximum allowable FAR
is 0.45.

This designation is intended to accommodate retail
establishments that serve residents and visitors of the
region at large. Shopping malls, large format, or “big-box”
retail are allowed, as are supporting uses such as gas
stations and hotels. Ancillary office spaces that support
commercial uses are also allowed, as are stand-alone
professional office buildings or complexes.
The intention is to focus truly regional-serving uses at key
locations in order to provide market depth. Expansion of
complementary clusters of larger format or unique retail,
healthcare, commercial recreation and possibly
institutional uses that tend to reinforce and support each
other is encouraged. Multiple story intensity of office uses
is desired. Conflicts with the specialty entertainment,
dining and retail desired in the Core Downtown and with
neighborhood serving services provided within the city
shall be minimized through performance-based zoning.
The typical service area for goods and services would be
regional in scope, hitting 250,000 + people, larger format
stores (50,000 to 100,000 sq ft + for majors), higher
shopping expenditures and possibly lower frequency of
shopping trips.

Business Park
(BP)

Maximum allowable FAR
is 0.7.

This designation provides accommodates master planned
concentrations for office parks that may include a mix of,
research and development, green technology uses, and
light manufacturing related to research and development.
Other uses include up to 25% general commercial uses
that cater to industrial and office uses in this designation,
professional offices, and hotels. Encourages walking and
bicycling within the master planned areas as well as
connections to adjacent uses.

Industrial (IN)

Maximum allowable FAR
is 0.8; maximum lot
coverage standards shall
be determined via
zoning.

This designation allows primary manufacturing,
processing, refining, and similar activities including those
with outdoor facilities. It also provides for warehousing
and distribution with supporting commercial services and
office space. Retail is not permitted.

Public/QuasiPublic (PQ)

There is no maximum
FAR specified for this
land use designation.

This designation provides for public and quasi-public
facilities such as colleges, schools, hospitals, penal
institutions, libraries, museums, government offices and
courts, churches, meeting halls, cemeteries and
mausoleums, and similar uses. It also includes public
facilities such as fire and police stations, recycling centers,
and wastewater treatment.

Open Space
(OS)

N/A

This designation provides for public parks, agricultural
uses, outdoor recreational and equestrian uses, habitat

111

City of Woodland
General Plan Update 2035

Table A-1: Proposed General Plan Land Use Designations
Designation

Density or Intensity

Definition
protection, irrigation canals, reservoirs, watershed
management, and natural recreation viewing areas
typically limited for human occupation due to public
health and safety hazards such as earthquake faults,
floodways, unstable soils, or areas containing wildlife
habitat and other environmentally-sensitive features.
Existing agricultural uses are permitted to continue
operation, but new commercial agricultural uses are
generally not permitted. Such land areas are primarily
publicly owned, but may include private property.

Urban Reserve
(UR)

N/A

This designation is applied to land that is not considered
for development with urban uses within the planning
period of this General Plan. 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
agriculture and other uses specified under the Open
Space (OS) designation. Publicly owned facilities or
utilities, such as wastewater treatment, may also operate
on land designated Urban Reserve.

Light Industrial
Flex Overlay
(IFO)

Allowable FAR is that
which is specified by the
base designation.

This overlay designation is applied to areas where light
industrial or heavy/service commercial uses are also
appropriate or desired, in addition to those uses
permitted by the base designation. Such uses include auto
sales and repair, other repair shops where activity is
conducted outdoors, storage facilities, equipment rental,
wholesale businesses, nurseries, contractors’ facilities, and
retail not typically located in shopping centers. Ancillary
office spaces that support such commercial uses are also
permitted.
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A.2 Land Use Crosswalk—Comparison of Existing and Proposed Land Use
Designations
Table A-2: Woodland General Plan Land Use Designations, Existing and Proposed
Existing

Proposed

Designation

Definition

Proposed Action

Designation

Definition

Rural
Residential
(RR)

This designation provides for single family
detached homes, secondary residential
units, hobby farming and keeping of animals,
and similar and compatible uses. Residential
densities shall not exceed 2.0 units per
gross acre. The FAR for nonresidential uses
shall not exceed 0.40.

Delete – not an
urban designation

N/A

N/A

Very Low
Density
Residential
(VLDR)

This designation provides for single family
detached homes, secondary residential
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
nonresidential uses shall not exceed 0.30.

Combine with
LDR 2 to 8 du/ac

Low Density
Residential (LD)

This designation provides for detached homes and
some attached housing types such as duplexes.
Secondary units are also permitted. Residential
densities shall range from 2.0 to 8.0 dwelling units
per gross acre.

Low Density
Residential
(LDR)

This designation provides for single family
detached and attached homes, secondary
residential units, public and quasi-public
uses, and similar and compatible uses.
Residential densities shall be in the range of
3.0 to 8.0 units per gross acre. The FAR for
nonresidential uses shall not exceed 0.40.

Combine with
VLDR 2 to 8
du/ac

This designation provides for single family
detached and attached homes, duplexes,
existing triplexes and fourplexes, existing
multifamily units, existing nurseries, nursing,
and convalescent homes and hospitals,

Delete –
unnecessary. Can
be addressed with
policy, regulation,
design standards,

N/A

N/A

Neighborhood
Preservation
(NP)

Remove P/QP

Remove P/QP
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Table A-2: Woodland General Plan Land Use Designations, Existing and Proposed
Existing

Proposed

Designation

Definition
limited commercial uses, public and quasipublic uses, and similar and compatible
uses. This designation 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
hospitals 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 nonresidential uses shall
not exceed 0.50. This designation 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.

Proposed Action
and zoning

Designation

Definition

Medium-Low
Density
Residential
(MLDR)

This designation provides for single family
detached and attached homes, secondary
residential units, public and quasi-public
uses, and similar and compatible uses.
Residential densities shall be in the range of
5.0 to 12.0 units per gross acre. The FAR
for nonresidential uses shall not exceed
0.50.

Combine with
MDR and allow
increased density
8.1 to 18 du/ac

Medium Density
Residential (MD)

This designation provides for a range of housing
types, from small-lot detached homes, zero-lotline developments and duplexes, to townhouses
and small attached developments such as walk-up
apartments and condominiums. Residential
densities shall range from 8.1 to 18.0 dwelling
units per gross acre.

This designation provides for single family
homes, duplexes, triplexes, fourplexes,
multi-family residential units, group

Combine with
MLDR and allow
increased density

Medium
Density
Residential
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Table A-2: Woodland General Plan Land Use Designations, Existing and Proposed
Existing
Designation
(MDR)

High Density
Residential
(HDR)

Planned
Neighborhood
(PN)

Proposed
Definition
quarters, mobilehome parks, 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
nonresidential uses shall not exceed 0.50.

Proposed Action
8.1 to 18 du/ac

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 offices may be allowed with
discretionary approval when
found to be compatible 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.

Keep and redefine
to allow increased
density 18.1 to 30
du/ac

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

Replace with new
SP designation.

Designation

Definition

High Density
Residential (HD)

This designation provides for a range of attached
housing types, from triplexes, fourplexes, and row
houses to stacked flats (apartments or
condominiums). This designation also supports
group quarters, such as assisted living facilities or
college dormitories. Minor amounts of supporting
ground floor commercial uses may be permitted.
Residential densities shall range from 18.1 to 30.0
dwelling units per gross acre.

Specific Plan (SP)

This designation identifies areas where a Specific
Plan consistent with State law shall be adopted to
direct urban development in a coordinated,
master planned manner across multiple properties
with adequate provision of infrastructure and
public facilities to support that development. As
these specific plans are approved, the Specific Plan

Remove P/QP

Avoid terms like
SF v MF. Focus on
attached v
detached.

Establish 3 areas
by priority (1, 2,
and 3)
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Table A-2: Woodland General Plan Land Use Designations, Existing and Proposed
Existing
Designation

Proposed
Definition
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 designations.
Policies 1.C.3 through 1.C.5 in Part II,
Chapter 1, of this Policy Document include
guidelines for the preparation 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.

Proposed Action
Establish priority
of development
sub-areas within
each SP area
Keep last
sentence

Designation

Definition
designation shall be replaced with the more
specific, adopted land use designations through
corresponding General Plan amendments.
Areas designated Specific Plan are also assigned a
priority level for development, which establishes
preliminarily the order in which the specific plans
may be prepared and develop. This order and
timing is dependent upon phasing triggers and
policies.
The Specific Plan designation allows agricultural
and open space uses to continue temporarily until
such time as the Specific Plan has been adopted,
or the land use designation is otherwise amended.
Ultimate land uses must be consistent with the
adopted Specific Plan. Capital intensive agricultural
uses are discouraged in lands designated Specific
Plan so as not to preclude later urban uses.
More specifically, descriptions of the three
possible broad Specific Plan Designation area are
as follows;
SP-1: Located south of 24A in the area otherwise
known as the Master Planned Remainder Area.
Infrastructure and initial cumulative consideration
for development was previously generally
considered as part of the Spring Lake Specific Plan
and EIR. This specific plan also encompasses the
area located around the Hwy 113 interchange,
added with the Urban Limit Line Initiative in 2006.
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Table A-2: Woodland General Plan Land Use Designations, Existing and Proposed
Existing
Designation

Proposed
Definition

Proposed Action

Designation

Definition
SP-1 A: It is generally thought that development is
most likely to occur east of Hwy 113 in order to
connect with circulation and infrastructure from
the Spring Lake Master Plan. It is assumed that
approximately 50 gross acres would be Business
park, 40 acres in commercial, and 203 gross acres
in residential with an average density of 8 du/acre.
SP-1B: The secondary portion of the SP area
would be the lands west of Hwy 113, with the
exception of the 160 acres west of East Street.
This portion is assumed to develop after the SP1A. This area would still be required to link to
infrastructure and some circulation within Spring
Lake and SP-1A. There is approximately 230 gross
acres of land in this section of which 50 gross
acres would be Business Park.
SP-1C: This 160 gross acres of land is
encompassed within the Specific plan boundaries,
but this portion may develop concurrently with
SP-1A or ahead if it is able to address
infrastructure and circulation components. This
portion is assumed to provide a larger lot, rural
option with an average density of 2 du/ac likely.
SP-2: Located east of CR 102 generally, with a
section south of the I-5 north of the city’s public
lands that will be included as well. This area would
be included as a single Specific Plan area to be
master planned out at one time. At this time it is
not possible to speculate on the nature and type
of uses that may ultimately be appropriate and
marketable for this site in the future. This site will
develop when specific actions or trigger occur,
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Table A-2: Woodland General Plan Land Use Designations, Existing and Proposed
Existing
Designation
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Proposed
Definition

Proposed Action

Designation

Definition
including resolution of the flooding concerns and
installation of flood improvements.
SP-3: Located north of Kentucky Avenue
between the Northern Pacific RR and Ashley
Avenue. This specific plan area encompasses the
area around the I-5 interchange that was included
in the 2006 Urban Limit Line voter initiative.
Underlying land uses: In a couple of instances the
underlying land uses for properties have been
identified, such as Business Park and Commercial
Mixed Use, and Light Industrial Overlay. In those
instances, development that is consistent with
those underlying designations will be allowed to
move forward. However, in the case where a
GPA to change a land use, such as to residential,
will trigger the requirement for a Specific Plan. It
should be noted, that the lands located to the
West of West street that are not designated, may
be allowed to continue to operate with uses that
are consistent with those currently in place,
similar to agricultural industrial uses. However,
any proposal to modify the type or intensity of
land use in these areas will trigger a specific plan
requirement.
Minimum Specific Plan Area in SP - 3: At a
minimum, any specific plan should include the 160
acres designated as BP, CMU to the east and
encompass the lands contiguous to the west
(Aspen Street) and north including the Regional
Commercial node and the land east and west of
the I-5 interchange.
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Table A-2: Woodland General Plan Land Use Designations, Existing and Proposed
Existing

Proposed

Designation

Definition

Proposed Action

Designation

Definition

Commercial/
Residential
Mixed Use
(MU)

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
nonresidential uses shall be in the range of
0.6 to1.5. The allowable density 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.

Replace with two
new mixed use
designations
DX for
downtown only
CX for Kentucky,
East, and Main

Downtown
Mixed Use (DX)

This designation provides for mixed use
development in Woodland’s Downtown Core. It
permits the highest density and intensity of
development in the city in order to maintain and
enhance Downtown a vibrant, walkable
environment. Vertical mixed use is strongly
encouraged. Retail, restaurant, entertainment,
service, professional office, and residential uses
are allowed. Maximum allowable FAR is 2.0
(combined residential and non-residential uses).
No maximum allowable residential density;
assumed maximum achievable density is 40
dwelling units per gross acre.

Corridor Mixed
Use (CX)

This designation provides for vertical and
horizontal mixed use development along
Woodland’s key corridors. Commercial, service,
office, and residential uses are allowed, either in
combination or as a single use. Maximum
allowable FAR Is 1.5 (combined residential and
non-residential uses). Residential density shall
range from 8.1 to 18 dwelling units per gross acre.

Heavy industrial
to become nonconforming

West Main Street Corridor MU: This corridor
segment is a transition zone, with a key
development node is west of Ashley and Main
Street. Development intensity is encouraged in
this area. Overall, the intent is to promote
corridor revitalization, but at lower intensities
than in the Downtown Core. Transitional uses
are encouraged between Ashley and Cleveland
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Table A-2: Woodland General Plan Land Use Designations, Existing and Proposed
Existing
Designation

Proposed
Definition

Proposed Action

Designation

Definition
with reuse of older strip commercial to office or
to mixed use and residential is highly encouraged.
Uses will be less regulated and corresponding
zoning will be performance based in order to
promote flexibility, minimize non-conformance
issues of existing situations while focus future
improvements on appearance and urban design.
Residential uses in conjunction with mix use
projects are encouraged. This area has large
amounts of older commercial and light industrial
uses. Use categories generally include commercial
service, light industrial, office, and community
retail allowed.
East Street Corridor MU: The intent is to
promote corridor revitalization, but at lower
intensities than in the Downtown Core. Uses will
be less regulated and corresponding zoning will be
performance based in order to promote flexibility,
minimize non-conformance issues and focus
future improvements on appearance and urban
design. Residential uses in conjunction with mix
use projects are encouraged. Use categories
generally include commercial service, light
industrial, office, and community retail allowed.
Kentucky Avenue Corridor MU: This area applies
specifically to Kentucky Avenue from
approximately the west boundary of the railroad
to Cottonwood Street. This corridor area allows
a range of uses relating to commercial service,
light industrial and agricultural industrial. Kentucky
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Table A-2: Woodland General Plan Land Use Designations, Existing and Proposed
Existing

Proposed

Designation

Definition

Proposed Action

Designation

Definition
is acknowledged to be a main truck travel
corridor from industrial areas to the SR-113.
Compatibility between residential uses and more
intensive uses shall be carefully considered with
the intent to minimize conflicts and provide
buffering. New residential uses shall be considered
only in the context of a new specific plan format

Neighborhood
Commercial
(NC)

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 neighborhoods for the purpose
of providing services to the immediate
neighborhood. The FAR shall not exceed
0.50.

Keep; clean up
definition

Neighborhood
Commercial
(NC)

This designation provides for small-scale
commercial development that primarily serves
local neighborhoods, such as convenience
shopping, small grocery stores, services, and small
offices. Generally provides for uses that result in a
higher frequency of trips with lower cost items.
FAR shall not exceed 0.35.

Central
Commercial
(CC)

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 neighborhoods for the purpose
of providing services to the immediate
neighborhood. The FAR shall not exceed
0.50. 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.

Delete –
unnecessary;
addressed by NC
and mixed use
designation

N/A

N/A

General
Commercial
(GC)

This designation provides for retail,
services, restaurants, professional and
administrative offices, hotels and motels,

Replace with new
CC designation to
serve area larger

Community
Commercial
(CC)

This designation provides for commercial
development that serves local neighborhoods
and/or a broader area of the community than

Remove P/QP
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Table A-2: Woodland General Plan Land Use Designations, Existing and Proposed
Existing
Designation

Service
Commercial
(SC)

Highway
Commercial
(HC)

Proposed
Definition
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.

Proposed Action
than NC but not
regional

This designation provides for heavy
commercial uses such as repair shops when
activities are conducted indoors,
contractors shops, auto and other vehicle
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.

Delete – this is
zoning

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.

Replace with RC

Designation

Definition
Neighborhood Commercial. Allowable uses
include retail, services, grocery stores,
restaurants, professional offices, and similar
commercial uses. Hotels and motels are also
permitted. FAR shall not exceed 0.35.

N/A

N/A

Regional
Commercial
(RC)

This designation is intended to accommodate
retail establishments that serve residents and
visitors of the region at large. Shopping malls,
large format, or “big-box” retail are allowed, as
are supporting uses such as gas stations and
hotels. Ancillary office spaces that support
commercial uses are also allowed, as are standalone professional office buildings or complexes.

Remove P/QP

Remove P/QP

Remove P/QP

The intention is to focus truly regional-serving
uses at key locations in order to provide market
depth. Expansion of complementary clusters of
larger format or unique retail, healthcare,
commercial recreation and possibly institutional
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Table A-2: Woodland General Plan Land Use Designations, Existing and Proposed
Existing

Proposed

Designation

Definition

Proposed Action

Designation

Definition
uses that tend to reinforce and support each
other is encouraged. Multiple story intensity of
office uses is desired. Conflicts with the specialty
entertainment, dining and retail desired in the
Core Downtown and with neighborhood serving
services provided within the city shall be
minimized through performance-based zoning.
The typical service area for goods and services
would be regional in scope, hitting 250,000 +
people, larger format stores (50,000 to 100,000
sq ft + for majors), higher shopping expenditures
and possibly lower frequency of shopping trips.
Maximum allowable FAR is 0.45.

Business Park
(BP)

This designation provides for office parks,
research and development, warehouses 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.

Keep; clean up
definition

Business Park
(BP)

This designation provides accommodates master
planned concentrations for office parks that may
include a mix of, research and development, green
technology uses, and light manufacturing related
to research and development. Other uses include
up to 25% general commercial uses that cater to
industrial and office uses in this designation,
professional offices, and hotels. Encourages
walking and bicycling within the master planned
areas as well as connections to adjacent uses.
Maximum allowable FAR is 0.7.

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

Keep; clean up
definition

Industrial (IN)

This designation allows primary manufacturing,
processing, refining, and similar activities including
those with outdoor facilities. It also provides for
warehousing and distribution with supporting
commercial services and office space. Retail is not
permitted. Maximum allowable FAR is 0.8;

Industrial (I)

Remove P/QP

Remove P/QP

123

City of Woodland
General Plan Update 2035

Table A-2: Woodland General Plan Land Use Designations, Existing and Proposed
Existing

Proposed

Designation

Definition
0.60.

Proposed Action

Designation

Definition
maximum lot coverage standards shall be
determined via zoning.

Public Service
(PS)

This designation provides for public
facilities such as colleges, schools, hospitals,
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.

Replace with PQ;
clean up definition

Public/QuasiPublic (PQ)

This designation provides for public and quasipublic facilities such as colleges, schools, hospitals,
penal institutions, libraries, museums, government
offices and courts, churches, meeting halls,
cemeteries and mausoleums, and similar uses. It
also includes public facilities such as fire and police
stations, recycling centers, and wastewater
treatment. There is no maximum FAR specified
for this land use designation.

Open Space
(OS)

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, floodways, unstable soils,
or areas containing wildlife habitat and
other environmentally-sensitive features.
Such land areas are primarily publicly
owned, but may include private property.
The FAR for nonresidential uses shall not
exceed 0.10.

Keep; clean up
definition

Open Space
(OS)

This designation provides for public parks,
agricultural uses, outdoor recreational and
equestrian uses, habitat protection, irrigation
canals, reservoirs, watershed management, and
natural recreation viewing areas typically limited
for human occupation due to public health and
safety hazards such as earthquake faults,
floodways, unstable soils, or areas containing
wildlife habitat and other environmentallysensitive features. Existing agricultural uses are
permitted to continue operation, but new
commercial agricultural uses are generally not
permitted. Such land areas are primarily publicly
owned, but may include private property.

Agriculture
(A)

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

Delete – not an
urban designation

N/A

N/A
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Table A-2: Woodland General Plan Land Use Designations, Existing and Proposed
Existing

Proposed

Designation

Definition
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 Agriculture includes single family
homes, secondary residential units,
caretaker/employee housing, and
farmworker housing. The FAR for
nonresidential uses shall not exceed 0.40.
This designation is applied to lands outside
the Planning Area, but does not prohibit
lands within the Planning Area from being
used for agricultural purposes.

Proposed Action

Designation

Definition

Urban Reserve
(UR)

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 shall include
wastewater treatment facilities and other
uses specified under the Agriculture (A)
and Open Space (OS) designations. See also
policy section 1.J in the Goals, Policies, and
Implementation Programs section of this
chapter.

Keep; clean up
definition

Urban Reserve
(UR)

This designation is applied to land that is not
considered for development with urban uses
within the planning period of this General Plan.
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 agriculture and other uses specified under
the Open Space (OS) designation. Publicly owned
facilities or utilities, such as wastewater
treatment, may also operate on land designated
Urban Reserve.

N/A

N/A

Create new
overlay
designation for
use in corridors

Light Industrial
Flex Overlay
(IFO)

This overlay designation is applied to areas where
light industrial or heavy/service commercial uses
are also appropriate or desired, in addition to
those uses permitted by the base designation.
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Table A-2: Woodland General Plan Land Use Designations, Existing and Proposed
Existing
Designation
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Proposed
Definition

Proposed Action
(Kentucky; north
on East; north of
I-5) to allow
existing uses to
continue

Designation

Definition
Such uses include auto sales and repair, other
repair shops where activity is conducted
outdoors, storage facilities, equipment rental,
wholesale businesses, nurseries, contractors’
facilities, and retail not typically located in
shopping centers. Ancillary office spaces that
support such commercial uses are also permitted.
Allowable FAR is that which is specified by the
base designation.

Development Scenarios Analysis

A.3 Density and Intensity Assumptions
The four development scenarios use the same assumptions about density and intensity of land
uses, and the number of square feet per employee for non-residential uses. The “percent” columns
refer to what percent of a site develops as residential versus non-residential.
Table A-3: Density and Intensity Assumptions for Development Scenarios
Residential
Land Use
Designation

Non-Residential

Gross
du/ac

Percent

FAR

Percent

SF per
employee

Business Park

0

0%

0.35

100%

750

Average FAR of 0.35 (max is 0.7)

Community
Commercial

0

0%

0.3

100%

500

Typical FAR of 0.3 (max is 0.35)

Corridor Mixed
Use

13

50%

0.5

50%

400

FAR for non-res uses is 0.75
(max combined is 1.5). Average
res density (range is 8-18). 50/50
res/non-res split.

Downtown Mixed
Use

20

50%

1

50%

400

FAR for non-res uses is 1.0 (max
combined is 2.0). Average res
density (max is 40). 50/50
res/non-res split.

High Density
Residential

24

100%

0

0%

0

Average density (range is 18-40)

Assumptions

Industrial

0

0%

0.4

100%

1,000

Low Density
Residential

5

100%

0

0%

0

Average density (range is 2-8)

13

100%

0

0%

0

Average density (range is 8-18)

Neighborhood
Commercial

0

0%

0.35

100%

500

Open Space

0

0%

100%

0

No intensity assumptions

Public/Quasi Public

0

0%

100%

0

No intensity assumptions

Regional
Commercial

0

0%

100%

500

Typical FAR of 0.35 (max is 0.45)

Specific Plan - 1A
(MPRA)

8

66%

0.35

33%

600

2/3 residential at 8 du/ac, 1/6
business park, 1/6 commercial
(0.35 avg FAR for non-res uses)

Specific Plan - 1B
(MPRA)

8

80%

0.35

20%

750

80% residential at 8 du/ac; 20%
business park at .35 FAR

Specific Plan - 1C
(MPRA)

2

100%

0

0%

0

Medium Density
Residential

Average FAR (max is 0.8)

Typical FAR of 0.3 (max is 0.35)

100% rural large-lot
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Table A-3: Density and Intensity Assumptions for Development Scenarios
Residential
Land Use
Designation

Non-Residential

Gross
du/ac

Percent

FAR

Percent

SF per
employee

Specific Plan – 2
(East Area)

8

75%

0.35

25%

500

No intensity assumptions to be
included in plan, but required for
calculations. Will assume 8 du/ac
and 0.35 FAR non-res, 75/25.

Specific Plan – 3
(Northwest Area)

8

50%

0.35

50%

500

Buildout difficult to estimate
because of existing/underlying
uses. 50/50 split.

128

Assumptions

D Y E T T & B H AT I A
Urban and Regional Planners

755 Sansome Street, Suite 400
San Francisco, California 94111
415 956 4300

415 956 7315

