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6.1| OVERVIEW 

California Government Code Section 65451 requires that Specific Plans include programs of 

implementation strategies related to regulatory changes, programs, financing strategies and 

public works projects needed to carry out the proposed land use, infrastructure and development 

standards outlined in the Specific Plan. 

This chapter provides a summary of the methods by which the Specific Plan will be implemented 

and provides discussion on the sequencing and financing programs that demonstrate compliance 

with General Plan policies and the vision, goals and policies of the Specific Plan. 

The goal of this chapter is to describe how infrastructure and public facilities will be constructed 

and how public services will be delivered in a timely manner. The purpose of the implementation 

procedures is to ensure orderly development of the Plan Area over a multi-year time frame in 

coordination with the provision of the necessary infrastructure and services and with sufficient 

flexibility to respond to fluctuations in the economy, market demand, and evolving innovation in 

transportation opportunities.  To achieve this intent, the Specific Plan includes a conceptual 

program for development sequencing and financing of infrastructure to support development in 

logical increments. Implementation of the Specific Plan will occur in accordance with the terms 

and conditions of several related planning and program documents, including the Development 

Agreement, Environmental Impact Report and associated Mitigation Monitoring Program, 

Financing Plan, Nexus Study, Public Infrastructure Reimbursement Rules and the Woodland 

General Plan. 

6.2| IMPLEMENTATION AND PROGRAMMATIC STEPS 

The Specific Plan provides for a comprehensively planned infrastructure system with the 

coordinated extension of infrastructure and the construction of facilities. In order to achieve the 

vision and goals of the Specific Plan, a number of Technical Memorandums were prepared in 

conjunction with or prior to adoption of the Specific Plan, and others shall be prepared and 

adopted subsequent to Specific Plan adoption.  

6.2.1 Background on Pre-Specific Plan Actions 

The City of Woodland adopted its General Plan on May 16, 2017, which identified the Plan Area 

as New Growth Area, SP-1A. The Plan Area is specifically envisioned within the General Plan as a 

natural extension of the city, ideally located and positioned for jobs and housing development.   

Subsequently, as part of the implementation program for the General Plan, the City petitioned to 

and LAFCo has amended Woodland’s Sphere of Influence (SOI) to include all land within the Urban 

Limit Line (which includes the Plan Area) and negotiated a tax sharing agreement with Yolo County 
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that addresses anticipated annexation of various lands including SP-1A, now known as the 

Woodland Research and Technology Park (WRTP).  The City has also updated its Major Projects 

Financing Plan, adopted an interim zoning ordinance, revised the Affordable Housing Ordinance, 

approved the Agricultural Mitigation Ordinance, and joined the Yolo Habitat Conservation 

Plan/Natural Community Conservation Plan.  These actions provide the foundation for 

implementation of the Specific Plan. 

The Plan Area is located directly adjacent to the Spring Lake Specific Plan, abutting along the 

entire eastern edge.  In anticipation of future development of the WRTP Plan Area, connection 

points for all municipal utilities, streets and bicycle and pedestrian connections were provided as 

part of the overall development for the neighboring Spring Lake Specific Plan.  These connection 

points are stubbed at the east and north boundaries of the Plan Area.   

6.2.2 Plan Area Infrastructure Planning  

The coordinated delivery of public services is essential to ensure a complete community, one that 

provides public safety, recreational, educational and library services for the residents. The 

proposed public utility and public service providers are identified in Chapter 5, Public Utilities and 

Services.  Technical Memorandums, listed below, provide the additional detail for the identified 

infrastructure improvements to support Plan Area development.  Chapter 4, Mobility and 

Circulation, describes the comprehensive transportation network featuring a hierarchy of 

complete streets and off street bike paths.  These studies may need to be updated or future 

studies may be prepared to inform the successful buildout of the Specific Plan, as required.  

Specifically, timing for certain off-site infrastructure components will need to be monitored to 

ensure timely completion of those facilities/improvements and adequate capacity at all stages of 

development.   

The WRTP Infrastructure Technical Memorandums include:  

▪ Water Technical Memorandum dated January 7, 2020.   

▪ Reclaimed Water Distribution Technical Memorandum dated March 31 2020.  

▪ Wastewater Collection System Technical Memorandum dated March 31, 2020. 

▪ Stormwater Management Technical Memorandum dated January 31, 2020. 

▪ Traffic Impact Analysis completed for the DEIR dated April 2021.  

 

A Public Facilities Financing Plan (Appendix A-1), which presents a strategy to finance backbone 

infrastructure and other public facilities required to serve the proposed land uses in the Plan Area 

was prepared by Economic & Planning Systems, Inc. (EPS).  The financing plan demonstrates how 

the infrastructure requirements and the associated costs are reasonably balanced throughout 
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each segment of development and that the provision of services, as well as the operations and 

maintenance costs, are in sync as development progresses.  The Public Facilities Financing Plan is 

described in Section 6.4.  

6.2.3 Subsequent Implementation Documents/Analysis 

The following supplemental plans must be prepared either prior to approval of the first 

development application or residential tentative map or as otherwise required by the conditions 

of approval and/or Environmental Impact Report and associated Mitigation Monitoring Program, 

or by the Community Development Director, as appropriate:  

• Master Plan for The Yard to guide phased park improvements, and ensure pedestrian and 

bike paths internal to the park connect to the external network trail and greenbelt system.  

Master Plan for The Yard to include, at minimum: farmer’s market pavilion including 

electrical power; hardscape plaza/bandshell for entertainment/events including electrical 

power; opportunities for placement of public art; emphasis on pollinator and native 

landscaping, consideration of native/pollinator learning garden; consideration of Native 

Valley Oak tree planting; multipurpose court(s); tot lot and older children playground; 

covered/shaded seating areas throughout; restroom facility(ies); trails (DG and concrete) 

throughout;  pedestrian overhead lighting throughout (bollard lights where appropriate); 

bike racks; bike repair station.  Development application for a Business Incubator or 

affordable (income restricted) high-density residential project associated with land 

dedication sites, per Development Agreement stipulations, are exempt from this 

requirement.  

▪ Comprehensive planting and street tree palette shall be developed for each District to 

guide both private and public landscaping improvements.  Street Furnishings and Lighting 

Palettes, and the design of enhanced crossings, roundabouts/traffic circles and Gateway 

monuments/enhanced landscape design shall be included as part of this effort. Gateways 

shall be located at CR25A and Road B, and Road B and Marston Drive and shall 

include enhanced landscaping, entryway illuminated signage/monument, public 

art and/or other decorative element(s) that reflect the agricultural and/or life 

science focus of the Research and Technology Park and create an identifiable 

“gateway” to both the north and south RTP campus.  Corner gateway features shall 

at minimum be 3,500 square feet unless otherwise approved by Community 

Development Director. Development application for a Business Incubator or affordable 

(income restricted) high-density residential project associated with land dedication sites, 

per Development Agreement stipulations, are exempt from this requirement. 
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▪ Comprehensive Transportation Demand Management/Vehicle Miles Traveled Reduction 

Program (“TDM/VMT Program”). The Master TDM/VMT Program shall: 1) establish 

transportation strategies, programs, facilities or services for the purpose of VMT reduction 

that are financed by and consistent with the strategies and requirements of the 

Development Agreement; 1 and 2) provide project specific VMT reduction strategies that 

all property owners/tenants shall be required to implement through individual Project-

level TDM Plans consistent with the Master TDM Program. These measures shall in 

combination achieve a 10 percent reduction in Plan Area VMT per capita compared to 

baseline conditions by 2035. The Master TDM/VMT Program will include a monitoring plan 

for collecting VMT data in the interim years to 2035, every five years as input to citywide 

GHG monitoring, so that the effectiveness of the VMT reduction strategies can be 

confirmed and any required strategy adjustments made to reach project VMT reduction 

targets.  Monitoring reports shall be reviewed by the City who may make adjustments to 

reach project VMT reduction targets, as necessary.  Development application for a Business 

Incubator or affordable (income restricted) high-density residential project associated with 

land dedication sites, per Development Agreement stipulations, are exempt from the 

Master TDM/VMT Program development obligations as set forth in this paragraph, but are 

not exempt from the 10 percent VMT reduction obligations at the project level if the 

Master Program has yet to be established. 

▪ Coordination with the Yolo County Transportation District, Yolobus and UC Davis with 

policies of the Specific Plan to insure timely provision of transit service and appropriate 

funding mechanisms in place. 

▪ Enhanced Climate Action Plan Checklist, to achieve WRTP energy efficiency and 

sustainable design goals and to achieve consistency with citywide and 2035 General Plan 

Greenhouse Gas Reduction targets. 

6.3 | INFRASTRUCTURE SEQUENCING 

The City of Woodland General Plan has a strong focus on economic development for the future 

of Woodland, in order to achieve sustainable development through continued jobs/housing 

balance in the community.  The Woodland Research and Technology Park is a key component in 

providing the means and opportunity to achieve this goal.  Facilitation of early or “first-in” 

 

1 / In order to specify the manner in which the necessary infrastructure, public facilities, and other programs or 

services as provided in this Specific Plan will be constructed and/or operated and financed, among other matters, the 

City and the project applicant intend to enter a development agreement. The terms and conditions of the 

development agreement will be consistent with the goals and policies of this Specific Plan and shall set forth and 

require financing strategies, sources, and mechanisms to ensure short-term and long-term funding for 

implementation and monitoring of the TDM/VMT measures. 
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development of the Research and Technology Park (RTP) parcels is a key strategy of the Plan Area 

implementation, as described in the Financing Plan and the Development Agreement.   

This section describes, rather than dictates, how connections to existing circulation and 

infrastructure improvements can physically be provided to serve the various areas of the Specific 

Plan.  Actual extension of infrastructure and development within the Specific Plan will be 

determined by factors such as market demand, financial feasibility, infrastructure constraints, 

project Development Agreement terms, and City policy relating to jobs-housing goals.  In general, 

development sequencing strategy is structured to advance the backbone infrastructure 

improvements needed to support associated development, in compliance with City policies and 

standards, and to ensure that the development area can support the costs of the required 

improvements.  

6.3.1 Sequencing Approach 

The overarching approach to development of the Plan Area is measured flexibility. From a physical 

standpoint, the Plan Area can begin development in any geographic area of the Plan Area and 

areas can be developed simultaneously. Development may move forward independently provided 

that parcels can meet the public services requirements, the guiding policies and development 

standards outlined in the Specific Plan, the development agreement and are to the satisfaction of 

the City of Woodland Community Development Department.   All public utilities were stubbed in 

multiple connection points along the eastern Plan Area boundary with the adjacent Spring Lake 

development and were sized with capacity to accommodate the Plan Area utility demands. The 

Plan Area has the ability to develop in sequential increments yet provides some flexibility for 

individual development areas to progress independently.   

In addition to the planned infrastructure connection points, there are additional offsite 

infrastructure components which require ongoing monitoring and evaluation to determine 

triggers for the timing of improvements.  Timing for these off-site infrastructure components will 

need to be monitored to ensure that adequate capacity is available.  These include wastewater 

and stormwater improvements, described in Sections 5.4.3 and 5.5.3 respectively, and the future 

improvements to the Hwy 113/25A interchange. 

Traffic Impact Analysis prepared for the Project indicates State Route 113 and Road 25A 

interchange will ultimately require improvements prior to full build-out of the Plan Area.   

Subsequent development projects within the Plan Area shall be required to prepare a project 

specific traffic analysis to determine the exact timing for construction of the interchange to the 

satisfaction of the Community Development Director or City Engineer, in consultation with the 

State of California Transportation Department. 
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6.3.2 Sequencing Principles and Policies 

Infrastructure requirements for each phase of development include on-site backbone 

infrastructure and off-site facilities necessary for each phase to proceed. Each improved area shall    

include roadway, sanitary sewer, water, recycled water, storm drainage, dry utilities, other facilities 

and improvements.  All in-tract sewer, storm drain, water and dry utilities will be installed as part 

of individual project improvements.  The listing and specific details relating to the on- site and 

off-site improvements required to serve the Plan Area are included in the infrastructure technical 

memorandums for traffic, water, reclaimed water, wastewater and drainage and in the Specific 

Plan development agreement(s). 

In some instances, selected off-site infrastructure items, roads, and/or advancement of public 

services may be needed to serve a project area, while some items may be deferred to a later 

project area to develop.   The general sequencing policies are as follows: 

• At a minimum, two points of vehicular access are required for each project area.  One of 

the accesses may be temporary emergency vehicle access subject to the approval of the 

Community Development Director.   

• A looped water system is required for each project area.  

• All roadways, pedestrian facilities, and bicycle routes shall be constructed in logical 

segments to provide safe and adequate access with each project area. 

• Improvements constructed along the boundary of a project area shall include utility stubs 

to the adjacent phase for subsequent connection by the future area(s).  

• Development of a non-contiguous project area will require the construction of backbone 

utility infrastructure not contained within defined area in order to connect to existing 

“downstream” infrastructure per the routing shown in the infrastructure technical 

memorandums.  These improvements will be subject to reimbursements and fair share 

costs as outlined in the Financing Plan, Development Agreements and Public Infrastructure 

Reimbursement Rules.  

• A requirement to grant easements and receive reimbursement for on-site roadway and 

utility infrastructure required for a non-contiguous area shall be included in the Financing 

Plan, Public Infrastructure Reimbursement Rules and Development Agreements for the 

Specific Plan.  

6.4 | FINANCING AND MAINTENANCE OF PUBLIC FACILITIES 

The construction of public facility improvements to serve the Plan Area will be funded by a variety 

of mechanisms. Specific financing requirements, improvement obligations, fees, reimbursements, 

land and easement dedications and conveyances, maintenance, and other financing and 
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improvement related obligations are detailed in the development agreements, Public 

Infrastructure Reimbursement Rules, Financing Plan and Nexus Study. 

Funding of public improvements necessary to implement the Specific Plan will include a variety of 

mechanisms including city and school impact fees, Specific Plan Infrastructure Fee and other 

potential methods. A separate Financing Plan has been prepared for the Woodland Research and 

Technology Park that details the costs for construction and operation of backbone infrastructure, 

public facilities, and operational costs necessary for development anticipated under the Specific 

Plan.  New development within the Plan Area shall be fiscally and financially neutral, both in terms 

of capital costs (financing of infrastructure) and ongoing costs (generation of sufficient general 

fund revenue to support ongoing maintenance and operational costs) to the greatest extent 

feasible.  

The Financing Plan will serve as a framework to guide and support the objectives of the Specific 

Plan.  As development progresses, the timing and mix of cost and funding sources may change.  

The assumptions and results are estimates at this time.  Regardless of the extent to which certain 

financing mechanisms are used or funding sources are available, the overall cost burden has been 

calculated for the purpose of determining the most appropriate and feasible financing strategies 

and mechanisms to proceed with development under the Specific Plan.  Specifically, the Financing 

Plan, along with the Development Agreements, Public Infrastructure Reimbursement Rules and 

Nexus Study, will: 

▪ Describe the project and sequencing of needed infrastructure. 

▪ Provide a summary of the infrastructure and public facility requirements to serve future 

development within the Plan Area. 

▪ Include infrastructure cost estimates by land use and by development phase per acre, and 

the estimated infrastructure cost at build-out of the Plan Area. 

▪ Include summarized costs for infrastructure and public facilities needed to serve the 

Specific Plan, including costs needed to serve the Plan Area at buildout.  

▪ Review and include existing fees, taxes and assessments which may be applicable to the 

Specific Plan.   

▪ Present cost estimates for operating and maintaining the required infrastructure and for 

ongoing municipal services. 

▪ Identify potential funding sources for both the construction of infrastructure and provision 

of municipal services,  

▪ Present the overall cost burden by land use and by development area on a per acre basis. 

▪ Provide recommended action steps for implementation of the infrastructure financing. 
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6.5 | DENSITY TRANSFER  

To ensure project consistency with Specific Plan environmental analysis, General Plan 

development assumptions and with project financing objectives, the following Density Transfer 

provisions shall apply to residential area buildout.  The following Density Transfer provisions 

ensure diversity of housing types and densities while maintaining consistency with the above-

mentioned objectives including the anticipated development of 1,600 residential units and a 

minimum average gross residential density of eight dwelling units per acre (8 du/ac).   

6.5.1 Assumptions 

The following assumptions underlie the Density Transfer provisions: 

• 1,600± residential units are anticipated at plan area buildout and assumed for CEQA 

environmental analysis purposes, unless modified by subsequent CEQA analysis 

•  At buildout, the residential component of the plan area shall provide a minimum average 

density of 8 du/ac. 

• Twelve acres reserved for a possible future school site are not allocated residential units; 

those units are reallocated throughout the remaining residential zone(s). 

• If it is determined that a school site is not needed within the Specific Plan area, a point in 

time analysis shall be conducted to reallocate units to the twelve-acre reservation site.  

Under this condition, the developer may be required to perform additional environmental 

analysis. 

• No residential units shall be assigned to the Village Center Mixed Use zone or Community 

Commercial Overlay zone.  Development of residential units in the VCMU and/or CCO 

zones may not have to pay Specific Plan fees if they meet the requirements of the 

development agreements (when residential units are constructed above ground floor retail 

and financial obligations of the Residential Development Zone, described below, are met). 

 

6.5.2 Density Transfer Provisions 

The following provisions guide unit yield assumptions within Residential Development Zones 

(“RDZ”) and the process by which residential densities are established and, if permitted by the 

Community Development Director, transferred to other RDZ’s.  

• Residential unit yields within each of six RDZs shall be those established by the following 

Exhibit 6-1 and Table 6.1.  (RDZ boundaries generally follow property lines as existed at 

the time of plan development.) 
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• When any portion or all of an RDZ is mapped/subdivided (large or small lot), unit 
yields/densities shall be determined and allocated across the entire RDZ effected, and shall 
meet the Density Requirements outlined in Section 6.5.3 below.  

• Owner/Builder may develop up to the assigned number of units within the RDZ at densities 
permitted by the Specific Plan for the underlying zoning (LDR, MDR, HDR). 

• Owner/Builder may request an increase in units up to 10 percent above the assigned units 
within the RDZ, subject to CEQA consistency review. 

• If an RDZ is developed under the assigned number of units, a Specific Plan fee make up 
shall be required, unless at time of tentative map, an alternate RDZ picks up the unit deficit, 
subject to City approval and provided that the owner of the property located outside the 
RDZ enters into a written agreement to the satisfaction of the City that it shall adjust the 
density of its property to ensure consistency with the overall residential yields for the 
Specific Plan Area. 

• If an RDZ is developed over assigned units, overage units must be removed from an 
alternate RDZ at tentative map, subject to City approval and provided that the owner of 
the property located outside the RDZ enters into a written agreement to the satisfaction 
of the City that it shall adjust the density of its property to ensure consistency with the 
overall residential yields for the Specific Plan Area.   

• Except for the provisions stated above, the City has sole authority to approve the 
reallocation of units or to add units within each RDZ. 

• If a future applicant/developer proposes land use changes or an increase in the number 
of units, then the City will reallocate units or add units within each RDZ and fees shall be 
updated with a nexus study and if necessary updates to the Public Facilities Financing Plan 
and the CIP. 
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EXHIBIT 6-1: RESIDENTIAL DEVELOPMENT ZONES 
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Table 6.1 Density Transfer 

RDZ Acreage Total Unit Yield LDR Unit Yield MDR Unit Yield HDR Unit Yield 

1 52.29 366 366   

2 25.07 140 71 69  

3 42.19 398 161 237  

4 19.44 248 30 218  

5 9.67 232   232 

6 11.91 286   286 

 

6.5.3 RDZ Density Requirements  

The following Density Requirements guide development density within each RDZ: 

• Within RDZ 3, Village District East, MDR Zone, units fronting Marston Drive shall be 

developed at or above 15 du/ac, consistent with a townhome or row house product type.    

• Within RDZ 4, Village Center, VCMDR Zone, units fronting The Yard and fronting Marston 

Drive shall be developed at or above 15 du/ac, consistent with a townhome or row house 

product type    

• Within each RDZ 5 and 6, Urban Village North and South, a minimum of 60 units (120 

units total) shall be built at a minimum density of 30du/ac (exclusive of 2.5 acre land 

dedication sites in each area).  This provision may be modified by City if land dedication 

sites build out at densities greater than 30 du/ac and City Housing Element objectives for 

the Plan Area are reached.    
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