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ES | Executive Summary I

ES.1| EXECUTIVE SUMMARY

The Woodland Research and Technology Park (WRTP) Specific Plan guides the development of
the 350 acre Plan Area in Woodland, California. The Specific Plan Area is envisioned within the
City's 2035 General Plan as a natural extension of the city, ideally located and positioned for jobs
and housing development.

The WRTP Specific Plan represents the opportunity to implement the collective vision of the
General Plan, the community and City leaders, and the applicants to create a sustainable, healthy
and successful community in the southern gateway to the City of Woodland. The establishment
of the mixed use Plan Area is a natural progression of the City's long history of innovation and

creativity in food and agricultural productivity.

The Plan Area is a self-sustaining, enterprising mixed use community anchored by a technology
and innovation campus, with vibrant retail and supporting uses, integrated residential
neighborhoods, recreation, open space and public uses. The projected yields, at full build out,
would provide up to approximately 2.2 million square feet of employment equating to
approximately 5,000 jobs and 1,600 dwelling units in a range of housing types.
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B ES Executive Summary

This specific plan provides an opportunity to creatively implement the intent of the General Plan and
serve as a refinement of General Plan policies. The WRTP Specific Plan is the primary land use, policy
and regulatory document used to guide development of the Plan Area. The Specific Plan
establishes a development framework for land use, community design and character,
infrastructure improvements and a subsequent project approval structure for orderly
development within the Plan Area. The Specific Plan document is organized as follows:

o Chapter 1-Introduction and Vision: identifies the vision and organizing
principles that guide the physical form and development patterns of the Plan Area.

o Chapter 2-Land Use Framework: presents the Specific Plan Guiding policies,
depicts the overall land use plan and districts that constitute the Plan Area.

o Chapter 3- Land Use Regulations, Development Standards and
Design Guidelines: defines the permitted uses, development standards, regulations
and provides design recommendations and guidance for individual projects.

« Chapter 4-Mobility and Circulation: describes the network to accommodate
the movement of vehicles, pedestrians and bicyclists.

o Chapter 5-Public Utilities and Services: describes plan-wide utilities of
water, wastewater, storm drainage, electric, natural gas, communications and the public
services of parks, schools, law enforcement, fire and solid waste.

o Chapter 6--Implementation: describes implementation procedures and
strategies for financing and maintenance of public facilities and services.

e Chapter 7-Administration: outlines the Specific Plan process and its relationship
to the subsequent entitlement processes, describes the administrative procedures to
implement and amend, interpret and enforce the Specific Plan.

o Supporting Documents. Technical documents/studies provide supporting
analysis and detail for many aspects of the Specific Plan, including:
o Water Technical Memorandum
Reclaimed Water Distribution Technical Memorandum
Wastewater Collection System Technical Memorandum
Stormwater Management Technical Memorandum
Traffic Impact Analysis completed for the DEIR dated June 2020.
Public Facilities Financing Plan
e Related City Documents
Related documents include, but are not limited to:

O O O O

Environmental Impact Report

General Plan and Climate Action Plan
Zoning Code and Subdivision Ordinance
Improvement Standards

Development Agreement

O O O O O
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Chapter 1 | Introduction/Vision I

1.1 | INTRODUCTION

The Woodland Research and Technology Park (WRTP) Specific Plan guides the development of
the 350 acre Plan Area in Woodland, California. The Specific Plan Area is envisioned within the
City's 2035 General Plan as a natural extension of the city, ideally located and positioned for jobs
and housing development. The establishment of the mixed use Plan Area is a natural progression
of the City’s long history of innovation and creativity in food and agricultural production.

The foundation for the Specific Plan is defined by a growing recognition that the factors that drive
economic development and future growth are rapidly shifting. With the rising importance of
innovation and technology development, a region’s economic competitiveness increasingly
depends on its ability to establish a high-quality system that fosters innovation and promotes the
development, transfer, and commercialization of technology. Such innovation ecosystems
provide environments in which emerging and existing technology companies can be incubated
and grown, researchers and companies can collaborate in a synergistic environment, and access
to scientific, engineering, and entrepreneurial talent can be easily facilitated.

WOODLAND RESEARCH
AND TECHNOLOGY PARK
BUILDING ON OVER 100
YEARS OF FOOD AND AG
INNOVATION IN THE CITY
OF WOODLAND

This chapter introduces the Vision for the Plan Area, as influenced by the City’s General Plan, the
physical attributes of the site and the strengths and opportunities of Woodland and the region.
Following the detailed vision, this chapter outlines the Guiding Principles, which serve as the guide
for the desired outcome of development within the Plan Area. Next is Plan Area Context, which
provides the background and setting. The final sections provide the organization for the Specific
Plan, lists the Related Documents and provides the list of Entitlements which were approved in
conjunction with the Specific Plan.
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1.2 | VISION

The Woodland Research and Technology Park will serve as a gateway to connect Woodland, a
community that has shaped the future of food and agriculture for over a century, with UC Davis,
one of the leading agricultural research universities in the world, through the creation of an
enterprising mixed use community. The Plan Area is anchored by a technology and innovation
campus, with vibrant businesses and integrated residential neighborhoods. A dynamic “work-
live-play” environment will attract highly skilled professionals to the region and will provide new
housing opportunities and a long-term economic base for Woodland's future generations. The
Plan Area will be a place where the existing strengths of the City are combined with the
opportunities for the future, capitalizing on the technology transfer and research potential the
Plan Area’s location and base economy provide.

“Yolo County is a global hub for agricultural research, food production

and sustainable technology. The proximity of this site, just five minutes

from UC Davis, will offer appropriate facilities for technology startups
to put down roots.”

Lon Hatamiya, former Secretary of Technology, Trade
and Commerce for the State of California

Northern California’s
agricultural innovation
is anchored by the
leading edge research
and development at

OUNTY

UC Davis — the nation’s
premier agricultural
research institution.

ITY

1-2 | woodland research and technology park



Chapter 1 | Introduction/Vision I

This vision and framework responds directly to the 2035 General Plan, Policy 2.L.2, which describes
the Plan Area as..." @ mixed-use residential district anchored by a research and technology business
park in the Southern Gateway area at CR 25 and SR 113. Concentrate the highest intensity of
development within and in close proximity to the business park area, with lower density, largely
residential uses to the north.” The development framework of the Plan Area was guided by this
policy, translated onto the site to achieve the desired physical form, as shown in Exhibit 1-1,
Vision Concept Diagram.

The research/technology campuses are strategically placed on the west edge of the Plan Area to
serve as a gateway, the central core provides a village-center focal area with a mix of uses at
higher densities (the “urban villages”), and the neighborhoods wrap the east and north edges to
provide a compatible transition to the
Spring Lake neighborhoods. This
framework provides a distinct identity, a
well-defined pattern and gradual
transitions to the adjacent uses. The
three primary districts which evolved
from the vision; the Technology Park,
the Village Center and The Villages, are

introduced in the following section.
Chapter 2 provides details on the Land
Use Plan and Districts.

This Specific Plan
provides the physical
and policy framework
fo implement the vision
and serves as a guide

for the intentional
development of the

Plan Area.

More detail on the land
use plan and districts is
l provided in Chapter 2.

RESEARCH
&TECH

h._.“. e—

EXHIBIT 1-1: VISION CONCEPT DIAGRAM
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TECHNOLOGY PARK

Envisioned as a state-of-the-art technology
hub specializing in emerging agricultural
technologies and related research in energy,
transportation and environmental sciences,
the 120 acre research and technology
campus will be a place of collaboration and
exchange within a campus-like setting.
Diverse public and private entities interested
in collaborative innovation will be drawn to
the unique setting provided in the Plan Area,
a place where diverse business, job training,
and new products, technologies and
innovation can take root.

VILLAGE CENTER

The 45 acre Village Center is envisioned as the
heart of the Plan Area, serving as the essential
“third place” for residents, workers and
employers. Outdoor retail displays, restaurant
patios and sidewalk cafés will spill out on to
open-air hardscape plazas. An 11-acre park
“The Yard” framed by mid-rise townhomes and
urban-style lofts will offer Tech Park
employees, residents and the community a
space to recreate, relax, and connect outside
of home and work, steps from adjacent
residential neighborhoods and less than a
block from work.

THE VILLAGES

The 135 acre Village District provides diverse,
high  quality and  attractive  new
neighborhoods and housing options, which
will allow employees to live and work close
by and move up and/or “age in place” within
the same neighborhood. The Villages also
serve to provide a seamless transition to the
adjacent Spring Lake neighborhoods.
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1.3 | EPICENTER OF AGRICULTURE & INNOVATION

The City of Woodland is at the epicenter of one of the most
productive agricultural regions in the world. Woodland’s ideal
climate, rich soil, and reliable water supply support a wide variety
of crops that sustain a diverse portfolio of businesses. It is home
to all facets of the food system from local farms and food
processors to seed research and agricultural
technology companies.
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1.3.1 Regional Proximity

Woodland is part of the Greater Sacramento Region, which is home to the capital of the 6 largest
economy in the world and part of a larger mega-region that is economically linked to the Bay
Area technology hubs, including San Francisco, the Silicon Valley, and the I-680 corridor.
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EXHIBIT 1-2: LOCAL REGION PROXIMITY

Woodland is located in the heart of the California Central Valley and at the confluence of abundant
natural resources, major interstate highways, an inland port, and international airport. Moreover,
one of Woodland's greatest attributes is its proximity to the University of California Davis, a
university on the leading edge of research and innovation, affording connectivity to university
resources, facilities, faculty, and students. The Plan Area is just seven miles (ten-minutes by ride
share or shuttle) from the UC Davis main campus. In addition to UC Davis, nearby universities of
Sacramento State, Chico State, UC Berkeley and Stanford generate a continuous stream of
talented graduates across all fields of scientific and engineering disciplines.
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1.3.2 The Food Front

Launched in 2017, The Food Front initiative brought Woodland's story as the center point of food
and agricultural responsibility, to the forefront. The City of Woodland has historically been
economically and socially fortified by the fertility of its surrounding farmlands.

Connecting growers, food producers and researchers,

The Food Front recognizes the important role Woodland plays in
agricultural and food responsibility and seeks to strengthen
Woodland’s leadership capacity in this realm through continued
investment in forward-thinking projects and ideas that will improve

how food is grown, harvested, processed and enjoyed.

The Plan Area will provide opportunities to expand on existing initiatives such as Seed Central,
AgStart, and The Vine, solidifying Woodland's role as a key place for industry and academia to
collaborate in to solve challenges of producing more, healthier food with less impact on natural

resources.

o v
FRONT
“WOODLAND:
CALIFORNIA
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1.3.3 Balanced Community- Work, Play, Live

The design framework of the Plan Area is intended to create a place that is authentic, socially
engaging and that provides a diversity of experiences within a half-mile radius of the plan's
featured 11-acre linear park. The Woodland Research and Technology Park will offer a
collaborative business environment with supporting research and development in a setting that
encourages innovation and entrepreneurship.

The Woodland Research & Technology
Park will offer a collaborative business
environment with supporting research
and development in a setting that
encourages innovation and
entrepreneurship.

As a new employment center community, the Plan Area includes a range of housing options within
close proximity to jobs and a commercial mixed-use Village Center, focused around a linear park.
A multi-modal street network and bike-pedestrian trail system connects the entire Plan Area
internally and to adjacent uses, including the neighboring Spring Lake residential community.
Employees will be able to walk or bike to and from work and to outdoor recreation, retail and
food/café venues, making the Plan Area an attractive place to live, recreate, shop and gather.
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The Plan Area is well positioned to retain and attract professionals in science and technology
related fields to live in Woodland, including within the Plan Area. An increasing number of faculty

and executive staff from UC Davis choose to reside in Woodland.

Local employment training

and workforce development opportunities through partnerships with the Woodland Community
College, the Woodland Unified School District and UC Davis, are preparing local talent with the
skills needed to support the demands of the technology sector, ensuring a steady and reliable

employment base. The Plan Area will provide opportunities to connect industry with established

programs, create new collaborations to teach needed skills and inspire Woodland’s youth to

pursue careers in a wide range of STEM and applied technology fields.

“Greater Sacramento is where innovators are revolutionizing
agricultural technology. The region combines agricultural

abundance from farmers to processors, highly skilled science and
tech talent and the #1 agricultural sciences university in the

nation — UC Davis.’

’

Greater Sacramento Economic Council

308K STUDENTS
ENROLLED IN A

4 YEAR UNIVERSITY
WITHIN 90 MILES

Greater Sacramento
Economic Council

e
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1.3.5 Sustainability

The Woodland Research and Technology Park will serve as a leader in eco-innovation and
sustainability. Plan Area development will employ sustainable design principles, minimizing
impacts of the project on the environment. Sustainable building design, the use of low impact
materials and construction techniques, on site water management and planning features that
reduce commute trips and vehicle miles traveled will carry through the plan to help ensure the
long-term health of the community and the environment.

It is anticipated that progressive companies and
businesses locating within the Plan Area will take
these efforts to the next level, incorporating
sustainability practices in day to day operations
through the integration of clean and renewable
energy, sustainable sourcing, use of recycled
materials and minimization of hazardous chemicals,
waste management, green packaging, attention to
a sustainable product life cycle, and through the

development of energy-efficient “green” products.

The Plan Area, through development policies and standards, will play an important role in
furthering the city’s greenhouse gas (GHG) reduction goals. It is the goal of the Plan to strive
for zero net energy consumption as outlined in the City’s 2035 Climate Action Plan. The City's
Climate Action Plan provides strategies and tools for addressing GHG emissions from
development and aim to reduce Woodland's GHGs by 2020 and 2035 consistent with the State
of California’s own targets.

Specific policies and development standards outlined in Chapters 2 and 3 address the
sustainability requirements and implementation.

It is the goal of the Plan to
strive for zero net energy
consumption as outlined in the
City’s 2035 Climate Action Plan.
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1.4 | BUILDING ON LOCAL ASSETS

The Plan Area will provide an attractive place for residents and employees to live, recreate, shop
and gather for neighborhood events, while also enjoying the amenities and opportunities a City
rich in history, entertainment and community pride has to offer, including the resurgence of its
Historic Downtown Main Street.

It is Woodland’s rich heritage and small town charm that
continue to attract people to the city and the reason so many
families have stayed for generations.

Annual Dinner on Main Event
VIBRANT DOWNTOWN

Woodland has experienced a resurgence of investment and planned growth. In particular,
Woodland's Historic Downtown has seen many of its historic buildings renovated and given new
life. High end home décor and clothing boutiques dot Downtown'’s “Fabulous First Street,” while
hip new restaurants representing a
variety of tastes stretch from one end
of Main Street to the other. The City's
First Friday Art Walk and Thursday
Night Live at the Plaza concert series,
as well as its annual festivals and
holiday events draw thousands to

Main Street throughout the vyear.

Woodland’'s Annual California Honey — Woodland'’s 3¢ Annual California Honey Festival, spanning five
Festival, sp annin g five blocks of blocks of Main Street, drew over 30,000 attendees from across

the state and country in 2079.
downtown, draws 30,000 attendees

from across the state.
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HISTORIC AND NEW NEIGHBORHOODS

In addition to its historic downtown,
Woodland boasts two honorary
historic residential districts. Over 20
historic  architectural styles are
represented, dating from the 1870's
to the 1950's and 60's. Spring Lake,
located immediately east of the Plan
Area, is a master planned community
of 4,000 residential homes. Spring
Lake carried the  traditional

neighborhood feel of Woodland's

historic districts, through gridded and
The Gable Mansion, built in 1885, is a California Historical

well connected streets, a mix of
Landmark

residential  housing types and
interconnected Class 1 bike trails and parks.

PRIME LOCATION

When it's time to get away, Woodlanders have access to sea or snow within one hour in either
direction, east or west. Lake Tahoe, San Francisco and the Napa Valley are all within a two-hour
drive. Sacramento, the State’s Capital, is located 20 minutes to the east as well as the Golden One
Arena where the NBA Kings call home. The Sacramento International Airport is an easy 10-minute
drive or ride share from the city.

For those desiring to stay closer to home,
the Velocity Island Wake Board Park
located in north Woodland, is a great
place to cool off during the summer.
Other’'s may choose to explore the Yolo
countryside, Dunnigan Hills (an American
Viticultural Area, "AVA"), or Capay Valley -
the birthplace of the organic food
movement, and taste the bounty of fresh,
locally grown / made products or simply
Velocity Island Wakeboard Park ~ marvel at the ever-changing agricultural
landscape.
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1.5 |SPECIFIC PLAN GUIDING PRINCIPLES

In May 2017, the City of Woodland adopted a comprehensive update to its General Plan, setting
the stage for future growth and development within its Urban Limit Line (ULL) through the year
2035. A key focus of the General Plan is economic development and job growth. 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.

The 2035 General Plan designates the Plan Area as a New Growth Area, SP-1A. Policy 2.L.2
provides further guidance for the Plan Area:

“Promote development of SP-1A as a mixed-use residential
district anchored by a research and technology business park
in the Southern Gateway area at CR 25A and SR 113.
Concentrate the highest intensity of development within and in
close proximity to the business park area, with lower density,
largely residential uses fo the north. Encourage sustainable
development through the use of renewable energy sources and
water conservation tools with the goal of striving to achieve
zero net energy at the building and neighborhood level to the
extent feasible.”

Based on the guidance provided by the Woodland General Plan and the desired vision of a state
of the art technology hub with sustained economic growth and competiveness in today’s global,
knowledge based economy, the following Guiding Principles provide the envisioned outcome and
overarching vision for development within the Plan Area.

1. INNOVATION

The Plan Area will develop as a state-of-the-art innovation center campus for technology,
research and development, and office uses. Flexibility in design and implementation is
supported, allowing businesses to respond to market demand through phasing of
construction and the ability to offer a variety of building types and sizes. Complementary
uses within immediate proximity to the business park, including hotel, commercial,
employee-serving retail and recreational opportunities will support day-to-day needs of
businesses, their clients and their employees.
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2. TECHNOLOGY CAPTURE/ TALENT RETENTION

Collaboration with UC Davis, Woodland
Community College and others will

bolster start-up businesses and growing
mid-to-large size companies through
technology transfer and IP sourcing.
The Plan will accommodate advanced
technology-related jobs and training
that allow a greater number of
Woodland residents and college

graduates  from  the  Woodland
Community College and throughout the region to live and work in the community,
generating an infusion of intellectual capital.

3. BUSINESS PARTNERSHIPS

Companies locating in the Tech Campus will have the opportunity to take positive
advantage of the existing and thriving seed, food, and agricultural-based industries
currently located and doing business in and around Woodland. Access to additional
resources and new markets, new ideas, materials and expertise will grow through strategic
partnerships with new and existing businesses in Woodland.

4. SUSTAINABLE AND RESILIENT

The Plan Area will lead in energy efficiency and sustainable design. Development within
the Plan Area will incorporate cutting edge green building practices. Land use strategies
and transportation demand management will reduce vehicle miles traveled and facilitate
the use of alternative fuel vehicles. The city’s urban forest canopy will be increased and
projects will incorporate naturalized stormwater management. These and other measures
will contribute to meeting City goals for greenhouse gas reduction by 2035 contained in
its 2035 Climate Action Plan.

5. GATHERING PLACE

A successful Village Center and featured 11-acre linear park will provide a mix of social
gathering spaces for employees, residents, and visitors to connect, recreate, and relax.
These informal networking opportunities will foster greater innovation and engagement
among the workforce and allow for the balanced integration of work and life that the next
generation of professionals seek.
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6. CONNECTIVITY/MOBILITY

A combination of well-designed complete streets, protected bicycle lanes, and pedestrian
/ bicycle greenways will prioritize the pedestrian experience throughout the Plan Area.
Well-connected parks, open spaces and greenbelts will encourage residents and
employees to walk, bike, or scooter rather than drive to work, home and play. Existing
bike trails and greenbelts will extend from and connect to the adjacent community
including nearby schools, community center and shopping center. A shared mobility hub
will serve as a point of connection for those arriving and departing the Tech Campus by
various forms of alternative transportation — including micro transit stops and fixed bus
routes with frequent service to Downtown Woodland and UC Davis. Amenities to support
last mile active transportation alternatives are featured, including bike and scooter share
services.

7. HEALTHY COMMUNITY

Connected streets with bicycle and pedestrian
facilities, trails, accessible parks and open spaces with
passive and programmed recreation will facilitate and
encourage active, healthy living. Access to healthy
foods through community gardens, a farmer’s market
and/or fresh produce market in the Village Center will
be promoted. A mix of social gathering places will
enable employees and residents to come together for

fun and relaxation, boosting emotional wellness.

8. NEW NEIGHBORHOODS/SEAMLESS TRANSITIONS

Diverse, high quality and attractive new neighborhoods and housing options, including
single and multi-family residential units and mixed-used projects will allow Tech Park
employees to live and work close by and “move up” within the same neighborhood as
families grow or nests are emptied. Land use and circulation planning, coupled with design
and development standards will ensure a thoughtful transition between the Plan Area and
the adjacent Spring Lake neighborhood, complementing the established community.
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1.6 | PLAN AREA CONTEXT AND CHARACTERISTICS

1.6.1 Plan Area Location

Exhibit 1-3 shows the location of the Specific Plan. The Plan Area is bound on the north and east
by the Spring Lake Specific Plan Area, a 4,000-unit residential community. It is bound on the south
by CR 25A and the City’s Urban Limit Line (ULL) and on the west by State Route 113 (SR 113). The
Specific Plan Area consists of approximately 350 acres that are located just outside of the
Woodland city limits but within the ULL.
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EXHIBIT 1-3: PLAN AREA LOCATION
1.6.2 Pre-Specific Plan Site Conditions

The Plan Area is visible from the SR 113 and is characterized by relatively flat actively farmed
agricultural land, with one house and one barn located along County Road (CR) 25A. Lands within
and adjacent to the Plan area are classified as Prime Farmland, as determined by the Farmland
Mapping and Monitoring Program (FMMP), California Department of Conservation. Pre-Specific
Plan access to the Plan area was from Gibson Road to the north and from the CR 25A interchange,
via Harry Lorenzo Avenue (portions of which are unimproved). No natural streams, waterways or
agricultural drainage canals exist in the Plan Area. Several existing trees in the Plan Area occur
mainly adjacent to existing roadways. Existing utility poles, with overhead power lines, are located
along SR 113 and Harry Lorenzo Avenue.
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1.6.3 Surrounding Uses

The Plan Area is located and surrounded by agricultural land to the south, SR 113 and agricultural
land to the west, and urban development within Spring Lake on the north and east. A sports park
and the Woodland Community and Senior Center are located within one-half mile west of the
northern boundary of the Plan area, from Sports Park Drive.
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EXHIBIT 1-4: AERIAL PHOTO OF PLAN AREA AND SURROUNDINGS

1.6.4 Adjacent Infrastructure

In anticipation of future development of the Specific Plan, the backbone utility lines in Spring Lake
were oversized and stubbed out at the border of the two planning areas, to ensure efficient service
to the Plan Area through extension of those backbone utility lines from Spring Lake. Spring Lake's
existing and planned bike network was also designed to connect seamlessly with the Plan area
and includes a mix of dedicated on-street lanes and off-street paths. Similarly, the Plan Area
extends and connects to the bikeways, pedestrian ways and open space corridors within Spring
Lake.
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1.6.5 General Plan Land Use Designations

The 2035 General Plan designates the Plan Area as one of three subareas in the Specific Plan 1
(SP-1) new growth area, located in the southern part of the City. The Plan Area is classified as
Specific Plan (SP-1A) in the General Plan Land Use Diagram, as shown in Exhibit 1.3.
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EXHIBIT 1-5: GENERAL PLAN LAND USE DESIGNATIONS

1.7 | PURPOSE AND ORGANIZATION OF SPECIFIC PLAN

The Specific Plan is intended to guide the orderly growth and development of the Plan Area.
Under California Government Code, sections 65450 through 65457, and the State General Plan
Guidelines prepared by the Office of Planning and Research, a specific plan may be used to
implement a general plan and its policies/programs.

Another purpose of the Specific Plan is to exempt from further CEQA review, or limit the scope of
subsequent CEQA review, projects undertaken to implement the Plan. Government Code section
65457 provides a CEQA statutory exemption for any residential development project or zone
change that is undertaken to implement and is consistent with a specific plan for which an EIR has

been certified. In addition, Public Resources Code (Section 21155.4(a)(2)) exempts from
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subsequent CEQA review, residential, mixed-use, and employment center/office projects (with
floor area ratios of 0.75 or greater) that are consistent with an adopted Specific Plan.

California Government Section 65451(a) defines the following content requirements for specific
plans, consisting of text and diagram(s), which specify all of the following:

e Thedistribution, location, and extent of all land uses, including open space, within the area
covered by the Specific Plan (Chapters 1, 2 and 5).

e The proposed distribution, location, extent, and intensity of major components of public
and private transportation, sewage, water, drainage, solid waste disposal, energy, and
other essential facilities proposed to be located within the area covered by the plan and
needed to support the land uses described in the plan (Chapters 4 and 5).

e Standards and criteria by which development will proceed and standards for the
conservation, development, and utilization of natural resources, where applicable
(Chapters 2, 3 and 6).

e A program of implementation measures, including regulations, programs, public works
projects and financing measures necessary to carry out paragraphs 1, 2, and 3 (Chapter 6).

1.8 | RELATED DOCUMENTS

A specific plan works in conjunction with other regulatory documents to implement the
development process. The following section provides a brief description of these related
documents. Chapter 7, Administration, provides more detail on the functions of these documents.

1. GENERAL PLAN
The California Government Code requires that Specific Plans be consistent with the local
jurisdiction’s adopted General Plan. The General Plan is a statement of the community’s
land use values and is the underlying basis for its vision and direction. An analysis of the
consistency of the Specific Plan with applicable General Plan policies and actions is
provided in the EIR.

2. WOODLAND ZONING CODE
The Specific Plan includes Development Standards and Design Guidelines, which are
adopted into Ordinance (Zoning Code Title , Chapter , Article_) These regulations shall
govern development, improvements and construction within the Plan Area.

3. IMPROVEMENT STANDARDS
The Improvement Standards establish basic standards and detail sheets for construction
of public infrastructure. These standards and specifications apply to all construction within
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the Plan Area, unless otherwise addressed herein. To the extent that a component or
regulation of the Specific Plan differs from a requirement of the Standards, the Specific
Plan will take precedence. Where the Specific Plan is silent, the Standards will be used for
purposes of interpretation, and/or directly applied as appropriate.

4. ENVIRONMENTAL IMPACT REPORT

1.9

The City of Woodland was the lead agency in the preparation and certification of an
Environmental Impact Report (EIR), pursuant to the California Environmental Quality Act
(CEQA). The EIR for the WRTP Specific Plan (State Clearinghouse Number #2017062042)
examines the environmental impacts of the proposed plan and identifies potential changes
in the environment that would result from implementation of the plan. CEQA Guidelines
(Title 14, California Code of Regulations) Section 15183 provides that projects consistent
with development density, zoning, community planning, and the general plan for which
an EIR was certified do not trigger a new environmental review unless there are new
impacts that have not already been properly addressed. Section 65457(a) of the California
Government Code and CEQA Guidelines Section 15182(a) provide that no EIR or negative
declaration is required for any residential project undertaken in conformity with an
adopted Specific Plan for which an EIR has been certified.

The EIR for the Specific Plan is intended to qualify subsequent projects within the Plan
Area for these exemptions, assuming those projects are consistent with the adopted
Specific Plan, and fulfill all applicable conditions and CEQA mitigation measures.

| PROPOSED ENTITLEMENTS

The Specific Plan and related documents were approved by the City of Woodland as part of the

entitlement process. These entitlements included certification of the EIR, adoption of the Specific

Plan, approval of a General Plan Amendment, and Pre-Zoning of the Plan. In addition to the above

listed entitlements, separate annexation requests to Yolo County Local Agency Formation

Commission (LAFCo) are required prior to the processing of individual developments. Individual

development projects are subject to review and approval of subsequent permits and entitlements

by the City of Woodland, other local, State and Federal agencies. Chapter 7, Administration,

provides more detail on the Specific Plan Administration processes.
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2.1| AFRAMEWORK FOR INNOVATION

The Woodland Research and Technology Park Specific Plan lays the framework for a place-based
technology center that will accelerate the exchange of ideas between innovative companies and
global research institutions. The convergence of land use types that link progressive work
environments with a diversity of housing, retail and recreational opportunities sets the Plan Area
apart from other traditional business parks and research centers. The development framework of
the Plan Area seeks to capture the energy and excitement embodied within an energetic,
urbanized setting while maintaining a feeling and appreciation for the small town charm and rural
character that forms the foundation and heart of the Woodland community.

The convergence of land use types that link progressive work environments
with a diversity of housing, retail and recreational opportunities sets the Plan

Area apart from other traditional business parks and research centers.

The Plan Area consists of 350 acres poised for development of 2.2 million square feet of office,
commercial and research/technology space, approximately 1,600 residential housing units and 21
acres of parks and open space, network trails and greenbelts. Approximately 5,000 jobs are
anticipated at build-out. The Plan Area will bring new jobs to the City while reducing vehicle use
and resultant emissions by providing an employment center and daily amenities within steps of
attractive and diverse housing options.

This chapter outlines the Specific Plan Policies, which are used to guide subsequent sections of
the Specific Plan including land use, circulation, sustainability and implementation. The Land Use
Plan and Land Use Summary are provided in

35 0 AC R E Section 2.3. The Land Use Plan is the "blueprint” of

P R OJ E CT A R EA the community, which evolved from the vision, the
application of applicable General Plan policies and

+2.2M SF RESEARCH/TECH in response to the opportunities and constraints
+1600 RESIDENTIAL UNITS of the site. The chapter concludes with the

Districts, which provide the framework of the Land

21 ACRES PARK/OPEN SPACE Use Plan and highlight the unique features that
5,000+ JOBS make up the Plan Area community.
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2.2 | SPECIFIC PLAN POLICIES

Policies for the development of the Plan Area are derived from the Guiding Principles outlined in
Chapter 1.5. Several policies closely mirror those adopted in May 2017 as part of the General Plan
2035 update (as indicated in parentheses), while others are specifically crafted to implement the
vision of the Plan Area.

The following land use, design, sustainability, open space, streetscape
and mobility, and economic development policies help to define and
implement the land use framework outlined in Section 2.4 of this chapter.

2.2.1 Land Use

1. Epicenter of Food and Agriculture. Promote the development of the Plan Area as a
premier food and agriculture industry hub by providing appropriate infrastructure, adequate land
with compatible land uses and by supporting research and innovation. (Policy 2.D.2)

2. Atmosphere of Collaboration. Promote an atmosphere of collaboration and innovation
by designating an appropriate mix of land uses, building types and formats with an engaging
public realm.

3. Active Ground Floor Uses. Facilitate the opportunity for active commercial and ground
floor uses such as meeting rooms, exhibition and maker-spaces, cafés, fitness studios within the
RTP/Transitional Overlay zone fronting Road B. Provide architectural design and streetscape
standards and guidelines that help frame the public realm as an inviting urban, walkable
environment.

4, Flexibility within Development Standards Framework. Include flexible zoning, site and
development standards that will allow companies and businesses within the Plan Area to easily
adapt to changing market demands and to grow and evolve over time.

5. Housing Mix. Design neighborhoods to include a mix of housing types at a range of
densities and affordability levels that accommodate residents at all stages of life. Residential uses
must achieve an overall minimum average density of eight dwelling units per gross acre across
the Plan Area.

6. Variety and Quality. Ensure that residential development provides variability and quality
design to distinguish individual homes from one another and create identifiable neighborhoods.
(Policy 2.M.8)
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2.2.2 Design

1. Compact Form. The Land Use Plan shall promote compact development patterns, mixed
land use, and higher-development intensities that conserve land resources, reduce vehicle trips,
improve air quality, and facilitate walking, bicycling, and transit use. (Policy 2.C.1)

2. View Corridors Create attractive view corridors that frame the streets with distinctive
buildings, trees, and other landscaping complemented by well-designed and integrated signage.
At community entry points, provide a clear, physical sense of arrival into the community. (Policy
2.E.5)

3. Building Facades. Encourage a mix of building patterns, frontages, ground floor
transparency, and the use of horizontal and vertical building articulation to break up building
mass, create visual interest and design to activate street level frontages. (Policy 2.E.6/2.1.1)

4, Transition Areas. Promote the sensitive design of transition areas between different land
uses in order to ensure compatibility, and encourage a gradual and compatible shift in scale
between different densities an intensities of various uses. (Policy 2.E.3)

2.2.3 Sustainability

1. Consistency with the Climate Action Plan Ensure new development is consistent with
the objective and targets of the City’s Climate Action Plan with the goal of striving to achieve zero
net energy at the building and neighborhood level. (Policy 2.C.2/2.L.2)

2. Resource Efficiency. Encourage and incentivize building construction that consumes less
energy, water, and other resources; allows natural ventilation; uses daylight effectively; reduces
stormwater runoff; and facilitates the use of clean energy whenever possible. Use trees for
cooling, energy conservation and to improve air quality. (Policy 2.C.4)

3. Electric/Alternative Fuel Vehicle Parking. Parking facilities in non-residential zones shall
provide for alternative fueling and electric vehicle charging. Residential development shall
provide EV-capable facilities in all garages and parking lots. (Policy 3.H.7)

4. Agricultural Interface. Where development within the Plan Area occurs at the edge of
the Urban Limit Line adjacent to agricultural land, a buffer of 150-feet shall be incorporated, where
feasible, to minimize potential incompatibilities of the adjoining uses. (Policy 7.C.4/7.C.5)

5. Agricultural Uses. Where agricultural activity exists within the Plan Area boundary, the
agricultural uses shall be permitted to continue until urban development occurs on the active
agricultural properties. (Policy 7.C.2)
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2.2.4 Open Space

1. Greenbelt/Trail System. Extend and integrate a greenbelt/trail system that provides
recreational and transportation benefits for residents and employees of the Plan Area. (Policy
2.M.4)

2. Public Gathering Space. Provide interesting public gathering spaces and corridors
including small public plazas, courtyards, pocket parks and paseos within the North and South
Campus and the Village Center to provide opportunities for social interaction within the built
environment.

3. Private Open Space. Provide private open space as part of large residential, commercial
or mixed-use development projects.

2.2.5 Streetscape and Mobility

1. Bike and Pedestrian-Orientation. Create walkable, pedestrian-scaled blocks that feature
sidewalks and bikeways that are safe, comfortable, and inviting. Encourage site design for mixed
use zones to minimize driveway, curb cuts and parking visibility. (Policy 2.E.4/2.1.1)

2. Green Streets. Provide continuous shade trees along key corridors, integrate low-impact
development (LID) drainage facilities to manage stormwater runoff within the public right-of-way,
and include Class I or Class II bike facilities where possible. (Policy 2.1.3)

3. Multimodal Access. Require convenient, attractive and safe pedestrian, bicycle and transit
connections throughout the Plan Area Districts. (Policy 2.J.6)

4, Roundabouts. Provide landscaped roundabouts as an intersection traffic control option
with demonstrated air quality and safety benefits, where deemed feasible and appropriate. (Policy
3.B.9)

5. Parking. Shared parking facilities are encouraged throughout the Plan Area and shall be
designed to reduce heat island effect, providing for significant landscaping and tree canopy.
Onsite parking along/adjacent to street frontages, particularly Road B, is strongly discouraged.
(Policy 3.H.2/3.H.3/3.H.6)

6. Transportation Demand Management (TDM). Businesses within the Research and
Technology Park campus should incorporate Transportation Demand Management (TDM) tools
and programs to encourage and create incentives for the use of alternative travel modes and
disincentivize single-occupancy vehicle use. (Policy 3.A.5)
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7. Emerging Technologies. Plan for and accommodate next generation transportation
technology and advancements, where feasible, in the Plan Area design and street network. (Policy
3.A6)

8. Transit Services. In coordination with the Yolo County Transportation District and UC
Davis, plan and implement transit and express-bus service between the Plan Area and UC Davis
campuses that is both sustainable and cost-effective. (Policy 3.G.1/3.G.6)

2.2.6 Economic Development

1. Business Environment. Support a welcoming business environment within the
Technology Park through streamlined and consistent application of regulatory and permitting
procedures and through financially feasible development costs. (Policy 4.A.2)

2. Emerging Industries. Provide flexible development regulations and guidelines that allow
for efficient adaptation and accommodation of emerging industries and new market
opportunities. (Policy 4.C.6)

3. Agricultural Industry. Accommodate agriculture-related industries through supportive
ag policies and programs including ag-technology accelerators, agricultural processing facilities
and through coordination with Yolo County, UC Davis, AgStart and other organizations invested
in advancing global innovation in ag and food-tech. (Policy 4.C.9)

4, Workforce Development. Provide for educational and workforce training opportunities
within the Plan Area through partnerships with employers and business educators, the Woodland
Community College and the Woodland Joint Unified School District. (Policy 4.C.15/4.G.5)

2.3 | LAND USE PLAN

The Land Use Plan, shown on Exhibit 2-1, illustrates the arrangement of land uses and the
transportation network which provides the backbone of the Land Plan. Table 2.1 provides a
detailed summary of the land use designations, acres, dwelling units and square footages
allocated on the Land Use Plan and evaluated in the EIR analysis. At build out, the land use plan
is estimated to result in approximately 2.2 million square feet of research/technology and
commercial land uses, producing approximately 5000 jobs and 1,600 residential dwelling units.
The mix of land use types and intensities will provide for a vibrant, sustainable and balanced new
community addition which complements and supports the surrounding and planned uses within
the City of Woodland.
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EXHIBIT 2-1: LAND USE PLAN
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Table 2.1 Land Use Summary

Floor Estimated
Area Estimated Mon- Res
Gross Density Ratio Dwelling Sguare
Land Use Designations Zones Acres Range Range Units’ footage'
RESIDENTIAL
Low Density Residential LDR 74.8 1.0-8.0
Village Center Low Density VCLDR 13.1 1.0-8.0 500
Residential
Medium Density Residential MDR 35.5 8.1-199
Village Center Medium Density VCMDR 10.7 8.1-19.9 200
Residential
High Density Residential HDR 9.7 20.0-40.0
High Density Residential/Community HDR- 15.9 20.0-400 | 0.2-2.0 500 68,000
Commercial Overlay® CCo
SUBTOTAL RESIDENTIAL 165.7 1,600 68,000
RETAIL / COMMERICIAL
Village Center Mixed Use? VCMU 3.5 0.6-4.0 75,000
Highway Commercial HC 8.2 0.25-2.0 70,000
Subtotal Retail /Commercial 11.7 145,000
RESEARCH AND TECHNOLOGY PARK
Research and Technology Park RTP 50.3 0.2-20
Research and Technology 19.3 0.2-2.0
Park/Transitional Overlay RTR/TO
Research and Technology Park/ 6.8 0.2-2.0 1,955,000
Community Comm. Overlay RTR/CCO
Research and Technology Park/ 35.9 2.0 max
Research Flex Overlay RTP/RFO
Subtotal Research and Technology 1123 1,955,000
Subtotal Commercial/RTP 124.0 2,100,000
PARKS AND OPEN SPACE
Village Center Open Space (includes 11.6 0.5 32,000
Pedestrian Promenade)* VCOS
Open Space Qs 10.2
Subtotal Parks/OS 21.8 32,000
RIGHT OF WAY
Collectors & Arterials ROW 38.0
GRAND TOTALS 3495 1,600 2,200,000

NOTES:

1. Assumed average yields for planning purposes and EIR analysis.

2. 25% (~4.0 Acres) of HDR/CCO Acreage assumed to be developed as Community Commercial
3. Village Center Mixed Use may include residential units not included herein

4. Village Center Open Space allows for 1.5 acres of commercial/retail uses
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2.3.1 Introduction of the Land Use Zones

The Land Use Plan identifies the location of the land uses with a zoning designation. In general,
the Land Use Plan includes three broad categories of land uses. The Research/Technology Park
and Commercial category are the primary employment focused zones. The Residential category
is the primary housing zones and the Open Space/Park category includes the open space, parks,
recreation and public zones. Chapter 3, Land Use Regulation, Development Standards and Design
Guidelines, provides a detailed description of each zone, the allowed density and intensity, the
permitted uses and the physical standards such as setbacks, building heights and other
development standards.

1. RESEARCH/TECHNOLOGY PARK AND COMMERCIAL ZONES

RTC- Research Technology Park
RTC/TO-Research Technology Park/Transitional Overlay
RTC/CCO-Research Technology Park/Community Commercial Overlay
RTC/RFO-Research Technology Park/Research Flex Overlay
HC-Highway Commercial
VCMU-Village Center Mixed Use
2. RESIDENTIAL ZONES
LDR- Low Density Residential
VCLDR-Village Center Low Density Residential
MDR- Medium Density Residential
VCMDR-Village Center Medium Density Residential
HDR-High Density Residential
HDR/CCO-High Density Residential/Community Commercial Overlay
3. OPEN SPACE/PARK ZONES

VCOS- Village Center Open Space
0S-Greenbelts and Open Space
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2.4 | THE DISTRICTS

Districts are used to identify the geographic and form types within the Land Use Plan and embody
the overarching theme of work, play, live. The three Planning Districts are the Technology Park,
the Village Center and the Villages. Each of the three Districts have sub-districts, as outlined below
and described in the following sections. The sub-districts assist in defining desired elements of
intensity, scale and form for each sub area. The envisioned form and character of each district is
described in the following sections and more detail is provided in Chapter 3, Development
Standards and Design Guidelines.

TECHNOLOGY PARK
North Campus
South Campus

VILLAGE— = .
DISTRICT

1 VILLAGE CENTER
Village Center Mixed Use

V| The Yard

&// Village Center
iy i “..LAGE H H
HCenTER Residential

THE VILLAGES
———— North Village
East Village
Urban Villages

EXHIBIT 2-2: DISTRICTS
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WORK = LIVE = PLAY

2.4.1 Technology Park District

TECHNOLOGY PARK DISTRICT
g™ ) ... North Campus | 76.4 acres

... South Campus | 44.1 acres

TOTAL 120.5 acres

1

Consisting of a North and South Campus, the Technology Park District will accommodate
approximately 2 million square feet of office, research and light industrial “flex” space for a variety
of users in a range of sizes and scale. The North Campus, described in detail below, serves as the
core business hub for both established and large-scale companies as well as enterprising start-
ups and incubator spaces. The South Campus will carry forward this collaborative environment
while offering additional opportunity for light manufacturing/industrial flex space and immediate
proximity to real-time, field research sites. Sustainability principles will be incorporated
throughout the North and South Campus as a key and defining attribute of the Technology Park
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District. Energy efficient building design and mobility features that reduce auto dependency will
minimize carbon impact with a goal of achieving net-zero energy and safeguarding the long-term
health of the environment.

1. NORTH CAMPUS

The North Campus will serve as the primary -
gateway and innovation hub within the Plan
Area. Comprised of approximately 98 acres,
the North Campus has a base zoning of

LR
aayien

]

Research and Technology Park (RTP). In order

o
=
a
n

to allow flexibility to mix and adapt use types
in response to development opportunities §
and shifting market demands, two areas of [

the North Campus have an overlay zone of

Community Commercial (RTP/CCO) and

.. . The Tech Campus will house a variety of uses and
Transitional  (RTP/TO).  Detail on th building types including corporate headquarters and

permitted uses within these zones are found  mig- to large sized offices.
in Chapter 3.3.1.

The North Campus is intended to evolve as a diverse, leading edge
research and technology park designed to support adaptable site
and building formats and to accommodate a variety of users in a
campus environment. Flexible regulations will allow for innovative
design solutions that support evolving trends and advances in the
fields of science and technology. Diverse uses and building types,
. from mid- to large-size offices, corporate headquarters, incubation
4 spaces for small start-up firms, and spaces for the commercial
development of pioneering products and technologies will
contribute to a broader knowledge ecosystem within the North

Campus.

Buildings may require large formats/footprints and range from two to five stories in height, yet
the pedestrian experience will remain comfortable and engaging. Frequent street-facing
entrances and glazing, active ground floor uses, appropriate building setbacks and properly
framed public spaces will enhance the public realm, inspiring creative thinking both within and
outside of the built environment. Well designed and landscaped pedestrian paseos including
areas for pocket parks and other amenities, will break up longer blocks and encourage pedestrian
activity and interaction.
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A welcome center, leasing office, technology innovation demonstration areas, landmark and
gateway features exhibiting the technology and sustainability themes are envisioned to be located
at the main entrance of the North Campus, along Road B. Wayfinding will be integrated
throughout the North Campus to ensure easy navigation through the Plan Area starting at the
Gateway.

A commercial center including a hotel and conference center is envisioned at the southern end of
the district, providing daily service amenities for businesses, visitors, employees and residents.

The incorporation of ground floor
commercial and other active uses
such as cafés, fitness studios,
exhibition and maker-spaces,
meeting rooms, and similar uses,
will provide a vibrant and engaging
building-to-streetscape interface.

The easternmost edge of the North Campus will serve as an important transition zone between
the predominantly larger format uses and the mixed-use Village Center and residential areas to
the east. A greater emphasis on the pedestrian experience, design and architectural detailing are
placed on buildings directly fronting Road B. The incorporation of ground floor commercial and
other active uses such as cafés, fitness studios, exhibition and maker-spaces, meeting rooms, and
similar uses, will provide a vibrant and engaging building-to-streetscape interface. Appropriate
building frontages, massing, setbacks, sidewalk widths, and overhead coverings/awnings in
addition to thoughtfully placed street furniture, landscaping and lighting will help frame the public
realm as a walkable and comfortable urban environment.

Businesses fronting Road B will have the advantage of being located directly adjacent to and
across from The Yard, an 11-acre linear park, providing the associated views and opportunities for
enhanced social engagement. Businesses located across from The Yard are encouraged to
integrate outdoor seating and gathering spaces that take advantage of the viewshed and further
activate the street.
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2. SOUTH CAMPUS

The 44 acre South Campus serves as a continuation of the North Campus, but with a greater
emphasis on light manufacturing uses and research facilities and the addition of Highway
Commercial zoning. South Campus businesses will benefit from both freeway frontage and
immediate proximity to prime agricultural land to the south and east of the Plan Area boundary
that will allow field trials to be conducted proximate to research. Approximately 36 acres of the
South Campus is zoned Research Flex Overlay (RTP/RFO), which allows flexibility to mix and adapt
use types in response to development opportunities and shifting market demands. Detail on the
permitted uses within this zone are found in Chapter 3.3.

Approximately 8 acres of Highway Commercial (HC) zoning is provided at the northwest corner

of the South Campus allowing commercial uses that serve the traveling public and the community.

,

Proximity to
prime agricultural
land will allow for
convenient access
to field trials and
research.
Greenhouses are
permitted in the
South Campus.
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WORK = PLAY = LIVE

2.4.2 The Village Center

VILLAGE CENTER DISTRICT
... Vilage Center Mixed Use | 3.5 acres
... Vilage Center Residential | 29.8 acres

...The Yard | 11.5 acres

TOTAL 44.8 acres

l

TECH PARK
SOUTH CAMPUS

KT -] I

The Village Center, consisting of approximately 45 acres, will provide the essential “third place,”
for the younger workforce as well as the opportunity for experienced employers to connect with
and mentor the next generation of industry leaders and thinkers. Outdoor retail displays,
restaurant patios and sidewalk cafés will spill out on to open-air hardscape plazas. An 11-acre
park termed “The Yard,” framed by mid-rise townhomes and urban-style lofts will offer employees,
residents and the community a space to recreate, relax, and connect outside of home and work,
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steps from adjacent residential neighborhoods and less than a block from work. A variety of
mobility services and amenities will similarly converge at the Village Center Shared Mobility Hub,
providing a transit destination in the heart of the Tech Park community.

1. THE VILLAGE CENTER

The place to “see and be seen,” employees will find opportunities
for social engagement as well as a space to work, collaborate,
and think in a vibrant, transparent and inviting setting.

Within the Village Center’s 3.5-acre Mixed Use (VCMU) zone, smaller format commercial spaces
and mixed-use buildings will house retail/food venues and co-working spaces on the ground floor,
with residential and office uses permitted on second and third floors. The place to “see and be
seen,” employees will find opportunities for social engagement as well as a space to work,
collaborate, and think in a vibrant, transparent and inviting setting. Architectural guidelines and
development standards call for buildings that promote a positive connection and seamless
transition from the built environment to outdoor public spaces.

2. THE YARD

: o “The Yard,” an 11-acre linear park, located

=, immediately north of the mixed-use retail
zone, is the physical center and social heart of
the Village Center and the broader Plan Area.
Envisioned as a largely passive green space,
The Yard will serve as a shared “front porch”
and lawn for the broader Tech Park
community. The relaxed park setting will

accommodate both active and passive
recreational activities, such as a disc golf pick-
up game or yoga class. Flexible seating and movable furniture will allow park users to adapt their
park environment for comfortable use as a temporary outdoor office or for an after work gathering
space with colleagues. Bike/pedestrian and jogging trails winding through and around the park
connect the residential Villages to the east with the Tech Park North Campus on the west.
Landscaping throughout The Yard will incorporate native plant species and grasses while a canopy
of shade trees will allow for the comfortable enjoyment of the outdoors during hot summer
months. The park will support stormwater management within the Plan Area, providing areas of
natural biofiltration and retention.
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The Yard's central location within the Plan Area also
provides for a natural relationship between the park setting
and the Village Center's mixed-use retail zone located
immediately south of the park. Plaza and courtyard
features at the southern end of the park will enable a
continuation of the Village Center café and restaurant patio
dining experiences as well as a covered pavilion that will
host weekly farmer's markets, evening music venues and
other community or company sponsored events. Up to 1.5
acres of The Yard will be available for private
commercial/retail uses including pop-up coffee kiosks,
container breweries and eventual full-scale eateries that
complement an urban park setting.

Predominantly residential townhomes, walk-ups, and loft

The Yard at the Village Center will
style units are envisioned to front on an 18-foot pedestrian  include passive recreational
opportunities as well as a covered

o pavilion for a farmer’s market and other
the park. The promenade will include enhanced, textured  ,,td00r events

promenade running the length of the eastern boundary of

paving providing a distinctive experience that also offers a

buffer between the public park and private residential realm. Balconies and porches overlooking
the promenade and park will increase activity at night and provide 24-hour “eyes on the park” for
added security. Together, the combined Village Center and linear park space will be the pulse of
the community; a shared space for intellectual exchange, social engagement and activity.

3. VILLAGE CENTER RESIDENTIAL

A mix of low density (VCLD) and medium density
(VCMD) residential units are located on the
eastern portion of the Village Center District.
Contemporary row house, townhouse, small lot
and detached units will provide a variety of
housing opportunities for those that desire a
more centrally located and lively residential
experience. Units will be located within steps of
the local café and outdoor recreational

opportunities at The Yard and just a block from
the Tech Park North Campus. Residential units within the Village Center will help foster an active
mixed-use District well past traditional office hours, bolstering the viability of retail and
commercial uses.
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4. VILLAGE CENTER STREETSCAPE

The Village Center streetscapes, including portions of Road B and C and Marston Drive, will
transition from the active North Campus Gateway and Tech Park to a calmer, pedestrian-oriented
environment. Thoughtfully placed street furniture, public art, landscaping and wide sidewalks
designed to accommodate outdoor seating will enhance the public realm within and around the
Village Center. Similarly, architectural guidelines will ensure building frontages invite pedestrian
activity and reinforce the urban character of the district.

Enhanced intersections and pedestrian mid-block crossings along Road B will allow for safe, high
visibility and efficient access to the Village Center from the North Campus. Narrow travel lanes

1y

7

and on-street parking will help
calm traffic through the district

while minimizing the need for
large off-street parking lots.
Decorative sidewalk paving and
treatment will set the Village
Center apart as a recognizable
pedestrian dominant district.

Village Center & Mobility Hub — Artist Rendering

5. SHARED MOBILITY HUB

The Shared Mobility Hub (The Union), located along Road B immediately adjacent to the Village
Center commercial zone, will provide an engaging point of arrival or departure from the Tech Park
for employees and residents traveling to, from and within the Plan Area. The Union will serve as
the point of convergence, seamlessly integrating traditional and innovative modes of travel. For
regional trips to/from Sacramento and the Bay Area, the Union will offer a stop for intercity fixed
route transit. Higher frequency bus or autonomous shuttle services will use The Union as the
primary point of connection between the Tech Park and primary destination points such as UC
Davis Campus, the Amtrak Station, and Downtown Woodland. Those arriving to the Village Center
will be able to choose from an array of options including micro transit, bike/scooter share or ride
hailing service to link their “last mile” whether it be to home or work. The Union’s plaza-like
“loading zone” will be where it all comes together and where visitors can grab a cup of coffee
while they wait for their ride or simply sit and enjoy the energy of the place.
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2.4.3 The Villages
° |

THE VILLAGES DISTRICT
... North Village | 52.3 acres

T ... East Village | 58 acres

VILLAGE /|

... Urban Villages | 25.57 acres

TOTAL 135.87 acres
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The Villages District features three distinct residential neighborhood types; the North Village, East
Village and the Urban Villages. The Village District will accommodate approximately 1,600
residential housing units of varying sizes, densities and product types from detached single family
homes to urban style lofts. Plan Area employees will have the opportunity to live within close
proximity to their work, in many cases, within a 10-minute walk or less. A network of well-
connected streets, bike trails and greenbelts will allow for easy and safe routes to work, home and
to the Village Center, reducing long commute times and auto-dependency for a majority of daily
trips.
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1. NORTH VILLAGE

The Plan Area’s North Village will consist primarily of single family homes on a range of lot sizes.
Larger lots will accommodate executive and multi-generational style homes as well as “move-up”
housing opportunities for those growing families seeking more room to play. Smaller to mid-
sized lots will offer housing options for first time homebuyers to empty nesters. Although not
strictly  prescribed,  architectural  styles
including contemporary farmhouse and
cottage will establish a sense of place
reminiscent of the area’s agricultural roots. A
landscaped roundabout centrally located
within the North Village along Road F will
serve as a focal feature within the
neighborhood.

Builders are encouraged to explore
nontraditional pedestrian pathways and

circulation elements within the North Village

that incorporate natural drainage, allow for a
Contemporary farmhouse and cottage style residential

design will establish a unique sense of place within the
residential lots, while reducing the concrete  North Village.

softer interface between the street and

hardscape typical of traditional
sidewalk/curb/gutter schemes.

2. EAST VILLAGE

The East Village, running the length of the Plan Area’s eastern boundary, south of Parkland
Avenue, is comprised of a mix of low and medium density housing types including detached single
family products, alley products, cluster and courtyard homes. Residential densities within the East
Village are intended to provide a transition from the Plan Area community to the established
Spring Lake neighborhoods to the east.

Non-traditional
subdiivision design is
encouraged in the
East Village,
including alley load
and cluster design,
and layouts with
shared common
space.
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A continuous north-south running greenbelt with Class 1 bike path will serve as the adjoining
ribbon between the two neighborhoods while Spring Lake bike paths and paseos will extend
westward through the Plan Area, connecting the two communities. A stormwater detention basin
located at the southern end of the East Village, just north of CR 25A, may dually serve as passive
recreational open space.

3. URBAN VILLAGE

Two High Density Residential zones within
immediate proximity of the North Campus
will accommodate urban style, high quality
workforce  housing for the young
professional as well as empty nesters. These
units may also serve as temporary housing
for researchers and scientists sponsored by

companies locating within the district.

High quality apartments and residential lofts will provide The incorporation of thoughtful design
housing for young professionals and empty nesters within

T e elements and consideration of the

pedestrian experience will ensure that high-
density development remains synonymous with high-quality of life and that the Urban Village
actively contributes to a lively and engaging Technology Park campus and environment.

4. INTERNAL STREET NETWORK

The internal street network within each of the Villages will reflect the residential nature of the
neighborhoods. Narrow two lane streets will accommodate both vehicles and bicyclists at
comfortable speeds. Ample tree canopy along residential street segments will provide shaded
sidewalks and walkways during warm summer months.

Roads D and E, which serve as collectors through the Urban and East Village districts, as well as
the Village Center residential areas, will similarly reflect the residential make-up of the adjoining
land use. These collector roadways will consist of two travel lanes accommodating vehicles as
well as bicyclists through the use of painted on-street sharrows/shared lane marking. Traffic
calming will be achieved through on-street parking on both sides of the street as well as other
measures such as speed tables or enhanced crossings.
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Chapter 3 | Land Use Regulations, Development Standards and Guidelines I

3.1| PURPOSE AND INTENT

Land use and development within the Plan Area is subject to conformance with the permitted
uses, the site development regulations, development standards and design guidelines as outlined
in this chapter. The permitted land uses and development standards/design guidelines are
informed by the Vision, by the District Concepts, Character and Specific Plan Policies described in
Chapters 1 and 2. These elements work together to create a use-compatible, visually distinct and
vibrant community while retaining appropriate design flexibility at the project level. Engaging,
yet seamless transitions between innovative research spaces, multi-functioning parks and network
trails, and new and existing neighborhoods within the Plan Area will result in a sense of place that
is both internally distinctive and a natural extension of the Woodland community. The intent is
to provide a clear and concise set of regulations, standards and guidelines that builders,
developers, property owners and City staff can rely on to implement development within the Plan
Area in an efficient manner.

This chapter establishes the permitted land uses and primary development standards within the
Plan Area and supersedes the requirements of the Zoning Ordinance (Title 17) of the Woodland
Municipal Code (WMC) and the Woodland Community Design Standards. Where direction is not
provided in this Specific Plan, the provisions of the WMC may be considered. The Community
Development Director shall have the authority to determine the most appropriate zoning
correlation between the Specific Plan and WMC where necessary. If an issue or situation arises
that is not sufficiently provided for in the Specific Plan, those regulations of the Zoning Ordinance
that are most applicable shall be used by the Community Development Director as guidelines to
resolve unclear issues. Additional information pertaining to the implementation of this Chapter
including interpretations and modifications can be found in Chapter 7, Administration.

3.2| ZONING CLASSIFICATIONS

3.2.1 Purpose

To carry out the purpose and provisions of the Specific Plan, the Plan Area is divided into land use
designations. This chapter contains general information such as statements of purpose and
expectations for each land use type. The precise use regulations for each land use designation are
found in Section 3.3. The Development Standards are found in Section 3.4.

The Land Use Plan, Exhibit 2.2, depicts the land uses assigned to all portions of the Plan Area. The
14 land use zones fall under 3 sub-categories; Research/Tech Park, Commercial and Mixed Use
Zones; Residential Zones and Open Space/Park Zones. A general summary of the zoning
designations is provided in Section 3.2.4.
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3.2.2 Applicability

No building, structure, vehicle, sign, or area shall be used, altered, moved, enlarged, or stored in
any zoning district except as specifically allowed in underlying zoning district and by the
regulations of any applicable combining district.

3.2.3 Prohibition
No property in any zoning district shall be used in any manner so as to create problems contrary
to public health, safety, or general welfare or so as to constitute a public nuisance.

3.2.4 Description of Zoning Categories

A. Employment: Research Technology Park and Commercial Use Zones

The employment zones include the Research Technology Park, Highway Commercial and Village
Center Mixed Use. The Research Technology Park category has the primary zone of RTP and three
(3) RTP overlay zones: Transitional, Community Commercial and Research Flex. The purpose of the
RTP overlay zones is to “fine-tune” the list of uses and development standards in the designated
locations to provide compatibility with surrounding uses and to purposely target specific uses to
certain locations within the Technology Park Districts.

e RTP-Research Technology Park: The RTP zone provides for a campus-like environment
with a variety of parcel sizes designed to accommodate a wide variety of technology and
research based businesses, including but not limited to large research and development
operations with production and point-of-sale facilities, laboratory, light manufacturing and
assembly, professional/corporate offices as well as a limited list of other business support
uses.

e RTP/TO-Research Technology Park/Transitional Overlay: The RTP/TO zone is similar to the
RTP base zone, however with the RTP/TO location more internal to the District and
abutting the Village Center, the more intense industrial uses are limited and the
professional offices, retail and personal services uses are expanded.

e RTP/CCO-Research Technology Park/Community Commercial Overlay: The RTP/CCO zone
is similar to the RTP base zone, however the RTP/CCO location at the primary gateway on
Road B anticipates integration of commercial uses that complement the RTC uses.

e RTP/RFO-Research Technology Park/Research Flex Overlay: The RTP/RFO zone is similar
to the RTP base zone with a greater emphasis on light manufacturing uses and research
facilities.

e HC-Highway Commercial: The HC zone accommodates uses such as hotels, vehicle service
stations, restaurants and other retail or service uses serving the Plan Area, surrounding
community and region.

e VCMU-Village Center Mixed Use: The VCMU zone accommodates smaller format
commercial spaces and mixed-use buildings to attract retail/food venues and co-working
spaces with integrated residential and office uses permitted. The density range for
residential uses in the VCMU is 20.0-40.0 dwelling units per gross acre (du/ac).
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B. Residential Zones
The 6 residential zones include 2 types of Low Density Residential, 2 types of Medium Density
Residential and 2 types of High Density Residential.

LDR-Low Density Residential: The LDR zone accommodates single family detached homes
on standard size lots. Alternative lot configurations such as alley, cluster or halfplex lots
may also occur. The density range is 1.0-8.0 dwelling units per gross acre (du/ac).
VCLDR-Village Center Low Density Residential: The VCLDR zone accommodates a variety
of home types for those that desire a centralized location in the Town Center. Alternative
lot configurations such as alley, cluster or halfplex lots are anticipated in addition to
detached standard lots. The density range is 1.0-8.0 dwelling units per gross acre (du/ac).
MDR- Medium Density Residential: The MDR zone accommodates a range of attached
and detached housing types, including small-lot subdivisions, duplexes, triplexes, zero-lot-
line developments, townhouses and other housing types. The density range is 8.1-19.9
dwelling units per gross acre (du/ac).

VCMDR-Village Center Medium Density Residential: The VCMDR zone accommodates a
variety of housing opportunities for those that desire a more centrally located and lively
residential experience in the Village Center. Contemporary row houses, townhouse, small
lot, cluster and detached units are permitted. The density range is 8.1-19.9 dwelling units
per gross acre (du/ac).

HDR-High Density Residential: The HDR zone accommodates a broad range of attached
housing types, including triplexes, fourplexes, row houses, and stacked flats (apartments
or condominiums). Units can be contained in single structures or in a collection of cohesive
structures with common open spaces and amenities. The higher density range provides
for the opportunity for multi-story structures with centrally located parking in order to
provide urban intensity. The density range is 20.0-40.0 dwelling units per gross acre
(du/ac).

HDR/CCO-High Density Residential/Community Commercial Overlay: The HDR/CCO zone
accommodates the same uses as described for HDR but additionally permits retail,
business and personal services, grocery stores, restaurants to promote a direct, walkable
linkage between the adjacent technology park uses and surrounding neighborhoods to
enable convenient access to goods and services. The density range is 20.0-40.0 dwelling
units per gross acre (du/ac).

C. Open Space/Park Zones

VCOS- Village Center Open Space: The VCOS zone applies to the park, known as The Yard.
The uses in the VCOS are primarily recreation, however the zone does allow a variety of
commercial uses which complement and support the Village Center.

0OS-Greenbelts, Promenades and Open Space: The OS zone applies to the greenbelts,
linear open space corridors, the Promenade along the Yard and the detention pond. The
uses allowed in the OS are generally passive recreation and stormwater management.
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3.3 | PERMITTED USES

The purpose of this section is to establish land use classifications and to explain how land uses
are regulated in this document. This section explains the Use Classification system, the allowed
use and permit requirements, how uses not listed are regulated, and how similar uses are
determined. Itis not feasible to list every possible use, so general categories are provided, specific
uses are identified as needed, and a process is provided to classify uses that do not clearly fit into
a use classification.

In order to simplify land use regulations, land uses listed in the use have been grouped into
general categories on the basis of common function, product, or compatibility characteristics.
These general allowed use categories are «called "Use Classifications.” Use classifications
describe one or more uses having similar characteristics but do not list every use or activity that
may appropriately be within the classification. The following rules apply to use classifications:

A.lIllegal Uses. No use that is illegal under local, state, or federal law shall be allowed in any Zone
within the Plan Area.

B. Similar Uses. When a use is not specifically listed in this document, it shall be understood that
the use may be permitted if the Director determines that the use is similar to other uses listed
based on established criteria and required findings. It is further recognized that every
conceivable use cannot be identified in this document and, anticipating that new uses will evolve
over time, the Director may make a Similar Use Determination to compare a proposed use
and measure it against those uses listed.

3.3.1 Permitted Land Uses and Requirements

Table 3.1 identifies permitted uses in each of the zoning designations. Generally, a use is allowed
by right, allowed through issuance of a zoning administrator permit, a conditional use permit, is
an ancillary use or is not permitted. Refer to the Woodland Municipal Code (WMC) for detailed
description of each approval process.

Minimally, staff level Site Plan and Design Review approval is required for all new construction
that requires a building permit with the exception of Tenant Improvements not visible from the
public right of way. For residential uses, and for non-residential uses that are permitted by-right,
Site Plan and Design Review shall be considered a ministerial action for the purposes of CEQA
when plans conform to applicable Development and Design Standards. Site Plan and Design
Review for non-residential uses that require a Zoning Administrator or Conditional Use Permit will
be considered in conjunction with the review of the required permits, which are considered
discretionary for the purposes of CEQA.

All uses are subject to the Performance Standards listed in Section 3.3.2 below and shall
demonstrate consistency with the 2035 Climate Action Plan (CAP) as outlined in Section 3.3.3.
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The permitting requirements identified in these tables are:

A. Permitted (P). A land use shown with a “P” indicates that the land use is permitted by right in
the designated Zone, subject to applicable provisions of this Specific Plan (e.g., development
standards, Design Review) and subject to the Performance Standards listed in Section 3.3.2.

B. Zoning Administrator (Z). A land use shown with a “Z" indicates that the land use is permitted
in the designated Zone upon issuance of a Zoning Administrator Permit from the designated
Approving Authority, subject to compliance with all applicable provisions of this Specific Plan (e.g.,
development standards, Design Review) and subject to the Performance Standards listed in
Section 3.3.2.

C. Conditional (C). A land use shown with a “C" indicates that the land use is permitted in the
designated Zone upon issuance of a Conditional Use Permit from the designated Approving
Authority, subject to compliance with all applicable provisions of this Specific Plan (e.g.,
development standards, Design Review) and subject to the Performance Standards listed in
Section 3.3.2.

D. Ancillary (A). Ancillary to or in support of an approved primary use.

E. Not Permitted (X). A land use shown with an “X" in the table is not allowed in the applicable
Zone.

3.3.2 Performance Standards

All uses as described in Section 3.3.1 are subject to the following Performance Standards. Any
deviation or requested exceptions for the standards below are subject to elevated discretionary
review and/or environmental review; the Community Development Director shall, at his/her
discretion, elevate the permit to a Zoning Administrator or Conditional Use Permit. The
performance standards are intended to ensure that uses and activities are conducted in a manner
that protects the public health and safety and do not produce adverse impacts on surrounding
properties or the community at large.

A. Lighting. All lighting, reflective surfaces, or any other sources of illumination shall be designed
and located in a manner that produces no substantial glare on public streets or on any other
parcel that could impact public safety or the enjoyment of private property. Lights shall be of the
minimum illumination necessary for a given application and shall be directed downward and
shielded at lot lines so as to confine all direct rays to the premises on which it is located. Exterior
lighting shall be shielded as necessary to reduce offsite light/glare impacts.

B. Fire Hazards. The storage, use, transportation, or production of products which, either in the
raw or finished state, constitute a flammable or explosive material shall be subject to approval of
the Fire Department (as example, flour milling or nut shell processing). Burning of waste materials
in open fires or unapproved incinerators is prohibited.
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C. Liquid or Solid Waste. The use, handling, storage, and transportation of waste materials,
including hazardous wastes, shall comply with the provisions of the California Hazardous Materials
Regulations and any other applicable laws. Discharge at any point into a public or private sewage
disposal system, stream, or the ground, of any material that could contaminate any water supply,
or otherwise cause the emission of dangerous or offensive elements is prohibited. No exceptions
are allowed unless in accordance with regulations, licenses or approvals of the various local and
state agencies having jurisdiction over such activities.

D. Odor, Particulate Matter and Air Contaminants. No continuous, frequent, or repetitive odors
are permitted that are perceptible on or beyond adjacent lot lines or in the public right-of-way
with the exception of food/beverage related odors typical of an urban/mixed use setting such as
coffee shop, bakery, brewery related odors. An odor detected no more than a total of 15 minutes
in any one day shall not be deemed to be continuous, frequent or repetitive as used in this
subsection. No dust or particulate matter shall be emitted that is detectable beyond property lines
by a reasonable person without instruments. Exhaust air ducts shall be located or directed away
from abutting residentially-zoned properties.

E. Vibration. Machinery used for manufacturing and industrial processes, including oil and gas
collection, processing, and distribution must be designed and housed to ensure that vibration will
be reduced to an amount undiscernible without the aid of instruments by a reasonable person at
the lot lines of the site. Vibrations from temporary construction, demolition, and vehicles that
enter and leave the subject parcel (e.g., construction equipment, trains, trucks, etc.) are exempt
from this standard.

F. Noise Standards. Noise produced by commercial and/or industrial machinery and/or
equipment detected at the property line must be restricted to Monday through Saturday and not
begin before 7:.00AM and must cease after 6:00PM. Applicants for proposed projects may be
required to provide evidence that all of the applicable requirements relating to noise may be
satisfied by the project prior to approval. Provisions contained in Chapter 8 of the 2035 General
Plan shall apply in addition to other applicable sections of the Municipal Code that relate to noise
and nuisance considerations. Table 8.6 of the General Plan provides noise level performance
standards that apply to the noise sources themselves for new projects and existing non-
transportation sources.

3.3.3. Climate Action Plan Consistency

A. All new development projects and major expansion projects shall provide a summary of
incorporated conservation measures, consistent with the City's 2035 Climate Action Plan
(CAP), adopted with the General Plan in 2017. For each CAP strategy and related "action”
relevant to new development projects, the City will determine: (a) the project is consistent; (b)
the project with conditions or when modified would be consistent; (c) the strategy is relevant
for new development, but not the subject project; or (d) the project includes one or more
replacement strategies that would be equally or more effective in reducing GHG emissions
and such replacement strategy or strategies are not included in the CAP or required by any
other regulation, standard, design criteria, or other existing requirement.
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B. All projects shall complete and submit the city’s Climate Action Plan Consistency Checklist for
review and approval by the city prior to project approval. The CAP Checklist allows proposed
development projects to demonstrate consistency with the Climate Action Plan.

C. Consistent with General Plan Policy 2.L.2, all projects shall strive to meet net zero energy
consumption through the incorporation of conservation measures above Title 24 standards
and shall, at minimum, demonstrate consistency with Cal Green Tier One standards.

D. Additional GHG reductions strategies and sustainability measures shall be considered in major
expansion projects and in the ongoing operations and use of all commercial and residential
projects within the Plan Area including, but not limited to Energy Conservation, Water
Conservation/Quality and Low Water Landscape measures as outlined in Sustainability
Guidelines Sections 3.5.3.B for commercial uses and Section 3.5.12.B for residential.

3.3.4 Temporary and Transitional Uses

The following special uses are encouraged in the Plan Area subject to the permitting requirements,
performance standards and in the use descriptions below. The following limited term/temporary
uses are intended to provide dynamic and diverse retail opportunities and increased foot traffic
throughout the Plan Area, while supporting small startup companies, artists and entrepreneurs.

A. Pop-Up Uses and Mobile Food/Retail Vendors

Pop Up uses refer to the temporary activation of a vacant/underutilized storefront or property for
commercial/retail or art/design showcase and sales purposes. Food/Retail Vendors refers to food
trucks and mobile retailers.

1. Pop-Up uses and mobile food/retail vendors are temporary in nature, and subject to
operating guidelines established by the Community Development Department and subject
to a Pop Up and/or Mobile Food/Retail Vendor Permit (“Vendor Permit”) issued by the
Community Development Department.

2. Pop-Up uses located within a permanent structure do not require a final certificate of
occupancy, but do require a temporary certificate of occupancy.

3. Unless otherwise approved in writing by the City’s Community Development Department,
pop-up and mobile vendors shall be located on private property, not within the public
right-of-way. A current City business license and all applicable health and safety permits
shall be maintained at all times by any pop-up and mobile vendors.

4. Pop-up hours of operation shall generally be limited to 8am to 10pm, unless otherwise
approved by the City.

5. The permitted duration of the use shall be outlined in the Vendor Permit based on the
type of use, location and whether they are associated with a specific event or function.
Generally, mobile food and retail vendors shall be limited to 2 hour parking, unless
associated with an event or function of longer duration. Pop-up uses located within
permanent or semi-permanent structures may be permitted for up to 1 year, subject to
annual renewal.

6. Pop-Up and mobile vendors are not required to provide off-street parking.
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7. Pop-Up uses must adhere to Specific Plan Design Standards and Guidelines, Building Code
requirements for signage, restroom and life/fire safety and all Fire and Health Code
requirements as applicable.

B. Temporary and Transitional Uses

1. Uses such as coffee kiosks, shipping container eateries/beer gardens, and other “low
barrier” entry, transitional and temporary uses may be located within the commercial,
Research and Technology Park and Village Center Districts subject to a Zoning
Administrator Permit and Transitional/Temporary Use Agreement. Such uses are intended
to activate underutilized parcels as more permanent projects are completed over time. The
Zoning Administrator Permit shall establish the appropriate timeline for such uses.

2. Transitional Temporary uses must adhere to Specific Plan Design Standards and
Guidelines, and Building, Fire and Health Code requirements for signage, restroom and
life/fire safety as applicable.
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TABLE 3.1:
ZONING DESIGNATIONS
PERMITTED USES
USE TYPES RESEARCH AND TECH PARK COMMERS;IE\L/MIXED RESIDENTIAL OPEN SPACE
LEGEND
P= Permitted
Z = Zoning Administrator Permit BTP BTP BTP
C = Conditional Use Permit RTP / / / VCMU VCMDR | MDR | VCLDR | LDR | VCOS

A = Ancillary to or in support of an 1o cco RFO

approved primary use
Blank-- Not Permitted
Research/Technology, Light Industrial/Manufacturing/Ag Production and Processing

Accessory buildings P/A (1) | P/A (1) | P/A (1) | P/A (1) | P/A (2) |P/A (2) P(34) | P(34) |P(34) |P(34) | P(34) 1,2,34
Agricultural Production — Light (3) P/A P/A 3
Agricultural Uses/Structures (3) P/A P/A P 3
Agricultural or Seed P P P P

Processing/Packaging and
Manufacturing

Brewery/Distillery (see also P P P P P(4) 4
Microbrewery)

Commercial Cannabis Testing C(5) C(5) 5
Commercial Cannabis C(5) 5
Manufacturing and/or Distribution

Hemp Distribution C(5) C(5) 5
Employee oriented services/ P/A P/A P/A P/A P/A P P (6) 6

amenities (e.g. fitness studio,
cafeteria, day care center, ATM)
Light Industrial P P(7) P(7) P 7

Medium Industrial Z(8) Z 8,9
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LEGEND

P= Permitted

Z = Zoning Administrator Permit EaE EaE EaE VeM

C = Conditional Use Permit RTP / / / VCMDR | MDR | VCLDR | LDR | VCOS Foot
. . TO cco RFO V)

A = Ancillary to or in support of notes

an approved primary use

Blank-- Not Permitted

Research and Development P P P P P(4) 4

including agri-tech, seed research,

plant breeding, and similar uses

Specialty Food Processing P P P P

Warehouse, Storage and P(10,11) | P/A(10, | P/A(10, |P(10,11) 10,11

Distribution / Logistics 11) 11)

Offices, Business and Professional

Banks P P P P

High-Tech Office and Corporate P P P P P4) P4) 4

Headquarters

Medical or Dental Offices P/A P P(12) P 12

Professional and Administrative P P P P P/A P P

Offices

Retail and Personal Services

Beauty/Salon/Spa P P P/A P P P(24) Z(13) Z(13) P(6) 6,13,24

General Personal Services P/A P P/A P P P(24) P(6) 6,24

General Retail (small 25,000sf or P/A P P/A P P P(24) Z(13) Z(13) 13,24

less)

General Retail (large 25,000- P P P Z(14) Z(25) 14,25

60,000sf)

Health/Fitness/Recreation Facility P/A P/A P P/A P P(15) | P(25) P(15) Z(13) Z(13) 13,15,25

Large Format Retail (over 60,000sf) Z(16) P 16

Service/Gas Stations Z(17,18) 17,18
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LEGEND

P= Permitted

Z = Zoning Administrator Permit
C = Conditional Use Permit RTP RTP/ | RTP/ RTP/
A = Ancillary to or in support of TO cco RFO
an approved primary use

Blank-- Not Permitted

Foot
notes

VCMU VCMDR | MDR | VCLDR | LDR | VCOS

Eating and Drinking Establishments

Bar/Night Club C/A

Micro-brewery/Wine Bar/Brewpub P P

Restaurant/Café P P P/A P P Z(13) P(6) 6,13

N| ©f T O
v
o
—~
(&)
N
(o))

Restaurant w/ Drive-Thru

Food and Beverage Sales
Convenience Market P/A P/A P P/A P/A P P

Farmer's Market / Produce Stands Z/A(19) | P(19) |Z/A(19) P/A(19| P(19) P(19) 19
)
General Grocery P P P(20) P 20

Visitor Accommodations

Bed and Breakfast Z Z Z
Conference Center YA Z Z Z P
Homestay or Short Term Rental Z(21) Z(21) 21
Hotel YA Z Z Z P P (33) 33
Residential Uses
Accessory Dwelling Unit P(36) P(36) P(36) | P(36) | P(36) |P(36) 36
Single Family Detached p ) p p
Single Family Attached p ) p p
Duplex/Halfplex p p P |P
Townhouse/Row House P(22) p 2} 2} 2} p
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LEGEND

P= Permitted

Z = Zoning Administrator Permit
C = Conditional Use Permit

A = Ancillary to or in support of
an approved primary use
Blank-- Not Permitted

RTP

RTP/
TO

RTP/
cco

RTP/
RFO

VCM

VCMDR

MDR

VCLDR

LDR

VCOS

Foot
notes

Multi-Unit Dwelling (3 or more
units)

P(22)

P(38)

22,38

Home Occupation,Live/Work

P(35)

P(35)

P(35)

P(35)

P(35)

P(35)

35

Family Day Care Homes Less than
14 Children

Family Day Care Homes More than
14 Children

Public, Education, Civic and Governmental Uses

Religious Institution

23

Commercial Daycare

P(26)

P(26)

P(26)

P(26)

P(26)

26,6

Education and Training Services /
Vocational School

p

p

4,29

College/University

K-12 Public/Private School

P(28)

28

Parks, Recreation, Open Space

Public or Private Park/Open Space

Water impoundment/detention

Community Garden

Temporary or Other Uses

Mixed Use

P(27)

P(27)

P(27)

P(27)

P(27)

P(27)

P(27)

27

Mixed Use w/ Residential

P(27)

P(27)

P(27)

P(27)

P(27)

P(27)

27

Outdoor Materials or Vehicle
Storage

P/A(30)

P/A(30,
31)

P/A(30)

30,31
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LEGEND

P= Permitted

Z = Zoning Administrator Permit
C = Conditional Use Permit RTP
A = Ancillary to or in support of
an approved primary use
Blank-- Not Permitted

RTP/ | RTP/ | RTP/ VCM

TO cco RFO

Foot
notes

VCMDR | MDR | VCLDR | LDR | VCOS

Transportation/Passenger or Park- Z/A Z/A Z/A Z/A Z/A
and-Ride Facility
Pop-Up Food/Retail Vendors (i.e. P(37) P(37) P(37) P(37) P(37) | P(37) P(37) P(37) P(37) (37
Food Truck/Mobile Retail)
Special Events P(37) P(37) P(37) P(37) P(37) | P(37) P(37) P(37) P(37) |37

Table 3.1 Footnotes
1. Limited to 25% of the total net leasable building area

2. Limited to 15% of the total net leasable building area
3. Existing agricultural uses may continue until the area is required for the development of infrastructure or other allowed uses. Agricultural operations shall

comply with applicable laws and regulations.

If less than 10,000 square feet net leasable building area.

Subject to applicable Woodland Municipal Code Commercial Cannabis Business provisions

Up to 1.5 acres of retail/commercial uses permitted in the park consistent with master park design plan.

Outdoor storage/processing shall be located at least 75 feet from Road B, be screened and clearly in support of and incidental to a primary building and

N o oA

use of property.
8. Zoning Administrator Permit required if conducted wholly or partially outdoors
9. Outdoor manufacturing/assembly shall be located at least 75 feet from Road B and shall be screened from Road B.
10. Commercial and/or Private "mini-storage”/"self-storage” is prohibited.
11. Only permitted as incidental/ancillary to primary business/company operations; not more than 50 percent of primary building square footage.
12. If under 5,000sf and part of a mixed-use development project.
13. Adjacent to VCOS/The Yard only; 2,000 s.f. max.
14. Permitted as part of a comprehensive mixed-use project.
15. Maximum 5,000 s.f. In HDR, maximum of 5,000 s.f. and must be ancillary to a multifamily residential project.
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16.
17.
18.
19.
20.
21.
22.
23.
24.

25.
26.
27.

28.
29.

30.
31.
32.
33.
34.
35.
36.
37.
38.

Permitted as part of a master planned commercial center requiring a Zoning Administrator Permit.

A carwash is permitted as an ancillary use to and specifically a component of a permitted gas station. Standalone carwashes are not permitted.

A maximum of one service/gas station is permitted within the Highway Commercial Zone.

Subject to Woodland Municipal Code Section 5.12, Farmer’s Market License.

Permitted if under 20,000 s.f. Zoning Administrator Permit required for larger format grocery store up to 50,000 s.f. max.

Allowed subject to implementation of citywide ordinance.

Residential unit(s) shall be located above ground floor non-residential uses as part of a mixed-use project.

Churches/Religious Institutions shall be located along Road D or Road C within the HDR/CCO zone, away from Road B.

Commercial/retail uses within the MDR and HDR zones are permitted as part of a mixed-use project along the perimeter of a subdivision/development
project, limited to not more than 2,000 s.f. and shall be compatible with residential uses. Appropriate uses include the following or similar: general retail
(small format), personal services (i.e. salon/spa, medical clinic), business related services (i.e. mail/copy center, tech retail), professional offices, tech firms,
café/restaurant, convenience market. At the discretion of the Community Development Director, conditions that limit noise, odor or other potential impacts
to adjoining residential uses may be required and/or the Director may elevate review/approval to a Zoning Administrator Permit or Conditional Use Permit.
Large format retail and health/fitness/recreation facilities up to 60,000sf are permitted within the HDR/CCO zone along Road B only.

Permitted (ancillary to) as part of a multifamily project or commercial development; not permitted as a standalone use on a parcel.

Mixed uses are permitted, consistent with the manner in which the individual uses are otherwise allowed in the zone. The review required will be
dependent upon the most restricted use intended for the development.

A public school is permitted only within the MDR zone located south of Parkland Avenue, north of Road E, between Road B and the HLA greenbelt.
Trade or Professional Schools compatible with adjacent residential uses (i.e. produce low noise, odor, dust, vibration, etc.) are permitted within the
HDR/CCO zone along Road B only, subject to a Zoning Administrator Permit.

All materials stored outside must be screened from public view.

Outdoor storage shall be at least 75 feet from Road B, be screened and be clearly in support of and incidental to a primary building and use of property.
Subject to Special Use Regulations outlined in Section 3.3.3.

Boutique hotel only.

Subject to Woodland Municipal Code Accessory Buildings and Uses provisions.

Subject to Woodland Municipal Code Home Occupation provisions.

Subject to Woodland Municipal Code Accessory Dwelling Unit provisions.

Subject to Woodland Municipal Code Special Events provisions and Special Use Regulations, Section 3.3.3 as applicable.

Not more than 4 units shall be permitted on a single parcel.
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3.4 | SITE DEVELOPMENT STANDARDS

3.4.1 Format and Use of Development Standards and Design Standards and
Design Guidelines

This document provides both Site Development Standards and Design Standards and Design
Guidelines (DS/DG). Together, the development standards and DS/DG contained in this chapter
seek to promote coordinated, sound development, effective use of land, and high quality site
planning that considers the unique character and context of the community. These development
standards and DS/DG implement the goals and policies of the WRTPSP and the General Plan.

The Site Development Standards, Section 3.4.2, define the dimensional requirements that apply
to structures built within each of the land use designations, including required lot sizes, lot
coverage; setbacks; building and structure heights; and other requirements related to the building
envelope, location, and configuration of buildings and structures which are unique to the Plan
Area. The Design Standards and Design Guidelines, found in the following Section 3.5, address
the desirable features of the land uses identified in the Specific Plan to achieve a desired level of
quality for the physical environment.

3.4.2 Site Development Standards

The site development standards contained herein set the basic, quantitative requirements for
development that support the goals and policies of the SP. The site development standards
included herein are intended to establish the minimum design parameters. The intent of these
standards is to permit flexibility to encourage a wide range of building types and innovative
designs. It is anticipated that over the life of the Specific Plan, modifications to development
standards and introduction of additional building types may be requested as part of specific site
design, tentative map and design review process. Modification(s) to the standards as proposed
by a developer/builder during site development and design review of individual Planning Areas
and/or Tentative Maps, may be considered subject to the procedures outlined in Chapter 7,
Section 7.4.1 via a Specific Plan Amendment or a Minor/Administrative Modification. The Site
Development Standards are provided in Tables 3.2 for the Research Technology Park and
Commercial Zones and Table 3.3 for Residential Zones.
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Table 3.2: Site Development Standards for RTP, Commercial and Mixed Use Zones

ZONING | RTP | RTP/TO | RTP/CCO | RTP/RFO FHERN| VCMU
Site and Building Criteria
Max Lot Coverage(1) | 70% 70% 70% 70% 60% 100%
Floor Area Ratio(2) 0.20 min | 0.20 min 0.20 min no min 0.25 min 0.6 min
2.0 max 2.0 max 2.0 max 2.0 max 2.0 max 4.0 max
Max Building Length | 650" (20) | 400’ (3)(20) [ 400" (3)(20) 650" (3)(20) | 200’ 50’ (4)
Min/Max Lot Size None None None None None None
Streetwall Frontage None Road B Road B 60% | None None Road B and
Minimum(10) 60%(20) (20) Marston 70
%
Minimum Common 5% 5% 5% 5% 5% No fixed
Open Space(5) standard
Setbacks and Separations
Front Setback(6)(7) 10" min 5" min (8) 10" min 10" min 10" min 5" min
no max 20" max 25" max, 20° no max(20) | no max 15" max (8)(9)
(20) along Road | max along
B(20) Road B(20)
Side (interior) and | 10" side | 10’ side | 10°, 20" max | 10" (11)(12) | 10’ No fixed
Rear Setback and rear | and rear | from  Road standard (13)
anEeEmn 21 25A
Building Separation 15" min 15" min (1- | No fixed 15" min (1- | No fixed No fixed
(1-3 3 stories) standard 3 stories) standard standard
stories) 30' min (4+ 30" min (4+
30’ min stories) stories)
(4+)
Building Height"®
Min/Max Height (19) | No min 25" min 25" min No min No min 25" min
65" max 65" max 65" max 65" max 70" max 55" max
Vehicular and Bicycle Parking
Vehicle Parking Per Per Parking | Per Parking Per Parking | Per Parking | Per Parking
Parking Use and Use and Use and Use and Use and
Use and Needs Needs Needs Needs Needs
Needs Statement Statement Statement Statement Statement
Statement | (14)(16) (14)(16) (14) (14) (14)(17)
(14)
Bicycle Parking (15) 10% of 10% of 10% of 10% of 10% of 10% of
vehicular | vehicular vehicular vehicular vehicular | vehicular
spaces spaces spaces spaces spaces spaces
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Table 3.2 Footnotes for RTP and Commercial Zones:

1.

10.

11.

12.

13.
14.

Lot coverage shall be determined by the total area of the footprint of all structures on a
lot divided by the total gross lot area. Greater lot coverage may be permitted subject to
compliance with minimum development standards, including, but not limited to parking,
landscaping and storm drainage.

Floor Area Ratio (FAR) may be exceeded as determined by the City Council if a proposed
project is within 500 feet of publicly accessible and usable open space and/or provides a
community benefit not otherwise required by the City, such as additional publicly
accessible open space; public art; landscaping that exceeds minimum City requirements;
buildings of exceptional architectural quality; building massing and articulation that serves
to reduce the visual impact of higher FAR beyond minimum requirements, and/or other
community benefits.

Buildings over 300" in length shall demonstrate exceptional design and architectural detail
where fronting Road B to actively engage the streetwall and pedestrian realm. Enhanced
design elements shall include, but are not limited to well-articulated entryways, variation
in massing, authentic architectural detailing and transparent glazing at the street level.
Maximum distance between building entrances; building breaks not required.

Usable open space may include a combination of shared paseos/pathways as well as
courtyards/plazas or private greenspace. Calculations based on gross floor area of
building(s).

Setbacks shall be measured from the edge of the ultimate right-of-way adjoining the lot,
as identified by street sections in Chapter 4 of the Specific Plan.

Decorative landscaping or enhanced pedestrian walkways/gathering spaces shall be
incorporated within front setback.

Upper floors over three stories should step back a minimum of 5 feet from the required
minimum setback, if fronting Road B.

Within the VCMU, the maximum 15-foot front setback may be increased to allow for a
well-designed outdoor dining/gathering space that includes vertical and horizontal
elements which simulate a streetwall feel such as a pergola, landscaped trellis, umbrellas,
and string lights.

Zone standard represents the minimum percentage of the parcel/property that shall be
developed at the minimum setback line. Flexibility to increase the minimum setback may
be granted to allow for well-designed outdoor space that includes vertical and horizontal
elements and other circumstances where additional building setback is necessary.
Buildings adjacent to Hwy 113 shall maintain a 20-foot landscaped buffer between the
building and the Cal Trans right-of-way.

A minimum 150-foot buffer is encouraged, where feasible, along the southern edge of the
Plan Area, adjacent to agricultural lands along the urban limit line.

10" minimum setback from residential uses on adjacent parcels (i.e. MDR zone)

On-site parking shall be determined by business owner/applicant based on information
provided by owner/applicant in a parking use and needs statement. Maximums shall be
based on the standards outlined in Section 3.5.3.F for RTP/HC, or 3.5.9.G.6 for VCMU.
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Table 3.2 Footnotes for RTP and Commercial Zones (Continued):

15.

16.

17.
18.

19.

20.

21.

3-18 |

The number of bike parking spaces provided shall be a minimum of 10 percent of the total
number of vehicular spaces provided or credited to the project.

Not more than 30 percent of the Road B frontage shall be permitted for on-site vehicle
parking, including aisles and backup area.

On-site parking shall not be permitted along Road B within the VCMU zone.

The building height measuring point (BHMP) shall be established at the existing grade at
the mid-point of the building facade of the principal building that is closest to a street.

a) The height of a building with a flat roof shall be measured from the BHMP to the
highest point of the roof excluding parapets and balustrades not exceeding 4 ft. in
height.

b) The height of a building with a roof that is not a flat roof shall be measured from

the BHMP to the average level between the highest eave, not including the eave of a

dormer and the highest point of the roof; and where there are no eaves, the average

level shall be measured between the top of the highest wall plate and the highest point
of the roof.
Height limitations shall not apply to architectural features such as tower elements, cupolas,
domes, or similar, or parapets that do not extend more than 10 percent above the height
of the building as defined in footnote 18.
Exceptions to the Maximum Building Length, Streetwall Frontage and Front Setbacks in
the RTP, RTP/TO, RTP/CCO zones may be granted for large RTP users of buildings 100,000
square feet or larger subject to approval of the Planning Commission and a finding of
consistency with the Specific Plan goals and policies and with the Specific Plan EIR.
Building and site design elements shall include, but are not limited to: well-articulated
entryways, inclusion of expansive common open space that provide visual and physical
linkages to the VCOS, variation in massing, authentic architectural detailing and
transparent glazing at the street level.
Parcel and building configurations in the RTP/TO zone may incorporate portions of the
RTP zone in order to accommodate larger buildings, provided that the buildings achieve
the design objectives of both the RTP and the RTP/TO zone, particularly the street
frontage, the relationship to the public realm and creating pedestrian linkages.
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TABLE 3.3: SITE DEVELOPMENT STANDARDS FOR RESIDENTIAL ZONES

FOOT
LDR-NORTH | LDR-EAST NOTES
ZONING VILLAGE VILLAGE VCLDR MDR VCMDR
Site and Building Criteria
Max Lot 50% 60% 60% 70% 70% 75% 75%
Coverage
Density(dwelling | 1.0-8.0 1.0-8.0 1.0-8.0 8.1-19.9 8.1-19.9 20.0-40.0 20.0-40.0
units /gross acre)
Min. Lot Width 60'(9) 50'(9) 50'(9) 25'(9) 25'(9) None None
Minimum Lot Size | 5000 int/ 4000 int/ 4000 int/ None None None None
Interior/corner 6000 corner 5000 corner | 5000
Detached lots corner
Minimum Lot Size | 6000 int/ 6000 int/ 6000 int/ None None None None
interior/corner 7000 corner 7000 corner | 7000
Duplex lots corner
Suggested Block | £400' to 600’/ |+400' to +400' to +400'/500’ +400'/500" | £400'max | +£400'/800" | 4,5
Length/ 800" max (4) 600’/ 800’ 600'/ 800’ | max (4) max (4) (5) max (5)
Maximum max (4) max (4)
Setbacks and Separations (1,2)
Front Setback 20'/no max 15'/nomax |[10'/no 10" /20’ 5'/20 10'/30’ 10'/30’ 1,2,6,7
Min/Max ( 9) max (7) (6.7.8) ,8,9,18
(6.8)
Min. Side 5'/15 5'/15 5'/15 o0'/10’ 0'/5 10'/10° 10710’ 1.2,9,
Setback (13) (13) (14) 13,14
int/corner (9)
Min. Rear 20" min (16) 15 15 5' (15) 5'(15) 0’ (16) 10" (17) 1.2,9,
Setback 10,15,
(2.10) 16,17
Minimum n/a n/a n/a 10" for 1-2 10' for 1-2 | 10’ for 1-2 10’ for 1-2
Building stories stories stories stories
Separation 15' for 3+ 15" for 3+ | 15" for 3+ 15' for 3+
stories stories stories stories
Building Height
Min/Max (3) 0'/35' 0'/35' 0'/35’ 0'/45'(11) 0'/45' (11) | 2 story 2 story 3,11
25'/55’ 25'/55'
Vehicular Parking
Minimum spaces | 2 garage 2 garage 2 garage 1 garage 1 garage |1 space 1 space 18
spaces spaces spaces space per 1 |space per | /studioor 1 | /studio or
bedrm, 2 1 bedm, 2 [bedrm, 1.5 |1 bedrm,
spaces /2+ spaces/ |spaces /2 |1.5spaces
bedroom 2+ bedrm /2 bedrm
bedroom |2 spaces 2 spaces
/3+ /3+
bedrm(18) [bedrm(18)
Bicycle Parking
Minimum spaces | None None None None None 1/unit 1/unit
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Table 3.3 Residential Site Standards Footnotes:

10.
11.

12.
13.
14.

15.
16.

17.
18.
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Where applicable (i.e. adjacent to public right-of-way), setbacks shall be measured from
the edge of the ultimate roadway right-of-way adjoining the lot, as identified by street
sections in Chapter 4 of the Specific Plan.

Minimum setbacks shall be governed by the Uniform Building Code and Fire Code for use
or occupancy and type of construction.

The maximum building height measurement is as noted in the table, except where
modifications/exceptions are permitted in the City's Zoning Ordinance for such design
features as chimneys, cupolas, flag poles or similar.

Where residential block sizes exceed 600 feet in length, a mid-block paseo shall be
provided. See Section 3.5.12.A.18.

Max 300" between pedestrian access points/mid-block paseo

Residential units adjacent to The Yard shall front or appear to front on to the park (i.e.
units may include double frontages or provide secondary access from a rear alley.

If fronting Marston, min. 15’ front setback from back of path, including 2’ clear recovery
zone (see Chapter 4, Street Section F and C-1).

When adjacent to The Yard (VCOS), setback shall be 5" min/15" max as measured from the
eastern edge of the Pedestrian Promenade.

For rear/alley load garages, courtyard/T style unit layouts or other non-traditional
subdivision layout, setback and/or lot width deviations will be considered on a case by
case basis based on a finding that adequate unit separation for light, air and ventilation
and private open space is still maintained as determined by the Community Development
Director. For non-traditional subdivision layout, alleys or shared space may be counted in
setback calculations. Where projects are located adjacent to existing residential
development, setback standards shall be maintained except as provided for in Chapter 7,
Section 7.4.1.2, Minor/Administrative Modification.

Residential units shall not back on to greenbelts trails or pedestrian paths/paseos.
Maximum height may be increased for exceptional design quality. Massing and design
shall consider pedestrian scale and proximity/adjacency to lower story residential units.

A minimum of 60 percent of the Road B frontage ground floor uses within the HDR/CCO
zone shall consist of commercial/retail uses. Commercial use is required at the corner of
CR25 and Road B. See Section 3.5.13.A.3.

5" minimum interior side setback if adjacent to LDR/VCLDR Zone.

20" maximum side yard setback if adjacent to Road B or CR 25A.

10" minimum rear yard setback if abutting LDR/VCLDR zone.

10" minimum rear yard setback if abutting Road B; 30" minimum rear yard setback
if abutting Hwy 113.

20" minimum rear yard setback if abutting CR 25A.

HDR and HDR/CCO shall provide 1 guest space per every 5 units and 1 manager space.
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3.5 | DESIGN STANDARDS AND DESIGN GUIDELINES

3.5.1 Purpose

The design standards and guidelines contained in this chapter seek to encourage innovation in
development, to provide a quality community that meets anticipated demands for housing,
services and employment while allowing a variety of approaches to design that establishes a sense
of place in a healthy, safe and sustainable manner. Together these Design Standards and Design
Guidelines (DS/DG) address the desirable features of the land uses identified in the Specific Plan
and to achieve a desired level of quality for the physical environment. Design Standards are a set
of threshold requirements. Design Guidelines are a set of discretionary statements/
recommendations.

The purpose of the DS/DG is to provide design recommendations and guidance for projects within
the Plan Area, with the overarching goal to result in sustainable developments that are cohesive
and well designed. The DS/DG inform development in ways that are environmentally conscious,
economically sound and, when properly applied, achieve quality design, improve the community’s
safety, health and livability. The DS/DG emphasize projects that complement the character of the
Plan Area and surrounding community, support pedestrian and bicycle friendliness and embrace
a broad spectrum of sustainable practices.

3.5.2 Format of the DS/DG

Required Design Standards provided in this section are recognizable by the words “shall”. Design
Guidelines provide direction and vision for preferred outcomes and are recognizable by the words
“should”. The DS/DG are organized into three sections by District- Research and Technology Park,
Village Center and The Villages. The General DS/DG for each District are provided first, then
Special Character Guidelines follow for selected zones within the District. The content is as follows:

Part 1:
e General DS/DG for zones within the Research and Technology Park District (RTP,
RTP/TO, RTP/CCO, RTP/RFO, HC)
e Special Character Guidelines for RTP, RTP/TO, RTP/CCO, RTP/RFO, HC

Part 2:
e DS/DG for zones within the Village Center District (VCMU, VCLDR, VCMDR, VCOS)
Part 3:
e General DS/DG for zones within The Villages District (LDR, MDR and HDR,
HDR/CCO)

e Special Character Guidelines for HDR, HDR/CCO, MDR and LDR East Village and
LDR North Village
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PART 1: DESIGN STANDARDS AND DESIGN GUIDELINES FOR
RESEARCH AND TECHNOLOGY PARK DISTRICT

The Research and Technology Park District f how
encompasses the North and South Campuses. Section
3.5.3 addresses the general standards and guidelines
which apply to all zones within the Research and
Technology Park (RTP) District, as shown in the figure
to the right. In addition, five (5) Special Character
Guideline Sections are provided. Special Character
Guidelines address the unique characteristics or
features in all 5 zones within the District and are
intended to complement and enhance the broader RTP
DS/DG in Section 3.5.3. If conflicts arise between the
General Guidelines and the Special Character
Guidelines, the Special Character Guidelines shall take
precedence.

HIERCRHE
CORTGIRATION

3.5.3 General DS/DG for all Zones within
the Research and Technology Park District
The following standards and guidelines apply to all
development within the RTP, RTP/TO, RTP/CCO,
RTP/RFO and HC zones.

A. Architecture and Massing
Architectural Style and Building Materials

1. Building design within the North and
South Campus should incorporate and
convey a clean, contemporary, ag-
tech/ag-industrial architectural style that
takes inspiration from the agricultural
roots of Woodland.

2. Simple yet varied architectural design is
preferred. Materials and colors should be
well thought out to provide a unified and
attractive exterior, but should generally be
limited to one base material and not more
than two accent materials to avoid an

— .

Buildings within the North and South Campus shall
utilize high quality and durable materials and
overdone or busy appearance. convey a clean, contemporary or ag-tech/ag-

3. High quality and durable materials such as ~ /ndustrial style.
solid wood, metal, glass, stone, concrete,
and brick, shall be used on all buildings, with particular attention paid to finish types and
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surface textures that enhance visual interest and variety particularly at the pedestrian level.

4. Naturally finished metal, concrete (board-formed encouraged), and wood are appropriate
as accent materials.

5. The use of stucco siding is permitted but should be limited. Heavy knock-down or “lace”
stucco finish is not appropriate.

6. Matte finishes are preferred; highly reflective surfaces are generally not appropriate and
should be used sparingly as accents only.

7. A neutral, yet contemporary color scheme that incorporates limited, bold accent colors is
encouraged.

8. Entryways should be harmonious in design
with the overall building and have a defined
relationship with fronting streets or pedestrian-
oriented common areas where secondary access is
provided.

9. Building entryways should be distinct, simple
and clearly visible to pedestrians.
10. Primary entrances should be recessed with

proper overhead covering and lighting as well as
distinctive design elements, landscaping or art.
Building entrances should incorporate Entryways should be properly sized to provide
d/'st/h.cz‘/'ve" design elements as Wé.'/{ as awnings covering and shelter year-round.

and lighting for employee and visitor comfort
and security.

Highway 113 Interface
11. Exterior building facades facing SR 113 shall be of the same or similar design quality as
the primary building frontage including materials, massing and fenestration to the extent
feasible. Long expanses of blank walls and unarticulated facades should be balanced in
the overall scale of the building where visible from the public right-of-way.
12. Loading bays and parking areas along SR 113 must be substantially landscaped or
screened from public view.

Limit Blank Walls
13. Building facades shall provide distinction and interest through the use of varied wall planes
and materials, awnings, fenestration and other appropriately scaled architectural details
that create a sense of depth on the wall surface.
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Windows

14. For commercial and retail storefronts,
windows should be a minimum of 9’ feet in
height and inset or recessed from the wall
plane for visual interest and shadow line.

15. Highly reflective or opaque window glazing
is generally not appropriate.

16. Proper glazing should enhance visibility and
connection between indoor and outdoor
spaces, particularly at the pedestrian/street
level.

Proper window glazing should enhance visibility
and connection between indoor and outdoor
spaces, particularly at the street level.

Rooflines and Cornices

17. Rooflines should be considered in the overall building design and should provide an
attractive termination of the building through the use of a decorative cornice or parapet,
continuous banding or trim or other architectural features that help clearly define the
building edge.

18. Shed and flat roofs are more typical of contemporary buildings, however a simple gable
roof can also appear modern with appropriate pitch and use of materials. A mix of simple,
projecting cornices and overhangs as well as rooflines that feature a clean edge profile are
encouraged.

19. When applicable, decorative parapets should be extended around the sides of a building
and contain necessary depth to appear as an integral part of the building design and form.

20. Articulation of the building facade and roof line should be considered when a flat roof is
provided to help break up rectangular massing.

Light Fixtures
21. Building and on-site lighting shall reinforce and enhance the architectural style of the

development project.

22. Where appropriate and complementary, up-lighting or rooftop lighting is encouraged to
accentuate major architectural details, building form and/or landscape elements at night.

23. Lights shall be properly shielded to preserve a “dark sky.”

24. Required illumination shall, at minimum, meet Uniform Security Code requirements as set
forth in Title 15 of the Woodland Municipal Code.

B. Sustainable Design
Energy Conservation
1. A comprehensive approach to energy conservation should be employed in individual
projects (new construction and/or expansion), in ongoing operations and use, as well as
in collaboration with other campus-wide initiatives that may be developed, including the
following strategies:
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e Work spaces should be designed to support direct access to natural light for as
many occupants as possible to
reduce the demand and use of
artificial lighting and improve worker
comfort and efficiency.

e Use of street trees, shading devices,
cool pavements in parking lots and
cool roofs, to reduce heat gain and
reduce the urban heat island effect.

e Use of high-performance building
envelopes, including insulation of
floors, walls, and ceilings that exceed
Title 24 standards, use of low-e glass
and other high-performance curtain
wall or glazing systems.

e Employment of heat recovery
ventilation within residential or non-
residential buildings, which rather than venting warm exhaust air outside, captures
the exhaust air and uses it to preheat incoming air.

e Use of energy-efficient appliances and lighting that meet, at minimum CalGreen
Code Tier 1 standards.

e Sustainable, local and renewable building materials should be used whenever
feasible.

Natural and energy efficient lighting should be
incorporated where feasible to improve building
efficiency and employee comfort.

Water Conservation/Quality

The following guidelines are recommended to
minimize water use and/or improve water quality:
2. Use high-performance water fixtures that
reduce water consumption and reduce demand on
the water supply and the amount of waste-water
entering the waste-water system.

3. Design streets, parking lots, and building
surfaces to collect stormwater run-off using low
impact development techniques, such as bioswales
or other biofiltration systems.

4.  Capture rainwater in cistern or other devices
to supply water for landscape irrigation during dry

Low impact development techniques including

bioswales allow for the collection and filtration of ) -
ST e months or channel rainwater from building

rooftop drains to landscaping in common areas.
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Low-Water Landscape

5.

Landscaping should consist of climate-appropriate plantings, including drought-tolerant
and native species suited to Woodland.

Use of permeable and porous pavement in parking areas to treat and attenuate
stormwater flows should be used, where feasible, to reduce stormwater run-off. Trees and
plants conducive to absorbing stormwater particulates, are encouraged within these
planting areas.

Landscaping should consist primarily of mulch, flower planting beds, and naturalized
groundcovers, including native grasses and shrubs. Non-living groundcovers, such as bark,
cobbles, and stones are also encouraged to supplement the primary groundcover and,
thereby, reduce maintenance and irrigation demand.

Install climate sensitive irrigation systems and other water-efficient bubblers and drip
irrigation systems.

Coordinate with the City on use and treatment of recycled water for the irrigation of common
area landscaping and public parks.

C. Landscaping

Refer to Section 3.5.3.F, Driveways, Parking and Services Aisles for parking lot landscape/shade
requirements. Private and public landscaping shall be consistent with the master landscape palette
for the Research and Technology Park District.

Native Landscaping

1.

A variety of shrubs and groundcover species

should be used along the base of buildings to izgzs/’f:pmg
soften and anchor the foundation and along provided in
pathways to define edges and transitions. setback areas
Native plant species should be used whenever adjacent to the
public right of

possible, including native grasses and shrubs.
Pollinator friendly planting and maintenance
practices shall be integrated into each site's

way to soften
the transition
between the

landscaping. sidewalk and
Lawns and highly ornamental landscaping that built
environment.

require frequent pruning and maintenance
should be wused sparingly to accentuate
important public nodes, plazas, gathering areas and where desirable for recreation.

Yard Setbacks

5.

6.

3-26 |

Setbacks areas, including easements for utilities where feasible, shall incorporate
landscaping except where screened from the public right-of-way and public or private
open space.

Vegetative matter shall be designed to cover 75 percent of required landscaped areas.
Exceptions may be granted on a case by case basis.
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7. Tree planter dimensions shall be no less
than 6’ x 6/, and should correlate with the
ultimate size of the tree species.

8. Soil analysis shall be performed after site
grading and paving is complete and any

amendments incorporated per
recommendation of a licensed landscape
architect.

9. Where appropriate and feasible, Valley
Oak trees (Quercus lobata) shall be

. . Wh ate land. desi hould
incorporated into open space areas, e/ appropriate lanascape aesign sinou

) o ) ) incorporate Valley Oak trees and/or other native
reflective of the City's historic natural  yees reflective of Woodland's historic and natural
landscape. landscape.

Container Size
10. Trees shall be a minimum of 15-gallon size and shrubs a minimum of 5-gallon size at the
time of planting.

D. Screening, Walls and Fencing
Outdoor Storage

1. Outdoor storage of goods and
materials shall generally be screened from
public view by way of landscaping, berms,

Qutdoor decorative fencing and/or masonry walls
storage of .
materials shall which are architecturally compatible and
be attractively complementary to the overall project.

e 2. Where applicable, screen planting

public view. shall be designed to achieve a 75 percent

summer opacity and 60 percent winter
opacity within 3 years of planting.

Mechanical Equipment
3. All utility and mechanical equipment and service areas shall be located generally away
from or adequately screened from public view.
4. Backflow prevention devices shall not be located within the public right of way or along
primary pedestrian streets. All domestic, fire, and landscape backflow prevention devices
shall be screened with landscaping or low fences/walls.

Limited Use of Walls and Fencing
5. Walls and fencing should be limited to specific screening and/or security purposes and
should generally not be used for separation of uses/parcels within the North and South
Campus.
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Design

10.
11.
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Low decorative walls or fencing may be used in limited capacity to delineate shared or
private open space and outdoor dining/patio areas; but should not exceed 36 inches in
height within the front setback area or adjacent to public right-of-way.

Fencing located outside of the front setback for screening and/or security purposes shall
not exceed eight feet in height. All fences over six feet in height require a building permit.

Long expanses of fencing or walls visible to the public shall incorporate enhanced
detailing, decorative pilasters and/or the height and wall plane shall be varied to minimize
a long and monotonous appearance.

Where feasible, fencing and walls should be combined with landscaping to soften the
overall appearance and discourage graffiti.

All wood fences shall be treated with a semi-transparent, pigmented stain and sealant.
Standard chain link fencing as well as barbed/concertina wire or similar boundary security
materials are not appropriate.

E. Trash and Recycling
Enclosures

1.

4.

Trash and recycling enclosures shall consist of the same or similar design and materials as
the overall project and shall adhere to City trash and recycle enclosure specifications.
Enclosures shall be located to the side or rear of the building, generally away from public
view and separated from adjacent parking stalls by a minimum 3-foot-wide planter.
Trellis structures and vines are encouraged as a means of screening the sides and rear of
trash enclosures.

The area around trash enclosures shall be kept free of trash and debris.

F. Driveways
Driveway Location

1.

Driveway placement should avoid disrupting the streetwall and pedestrian environment
and shall be located behind or to the side of buildings whenever possible.

Lots with frontage on arterial streets, including along CR 25A, shall locate driveway access
on internal side streets. If the only frontage is on a major access street, consolidated access
at a single driveway should be provided, if feasible.

Driveway Spacing

3.
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The minimum spacing or separation requirements for driveways on local or collector
streets shall be as follows, unless otherwise approved by the City’s Traffic Engineer:

Local Streets: 100 feet between driveways; 150 feet from an intersection.

Collector Streets: 150 feet between driveways; 200 feet from an intersection.

Where driveway location standards can't be met for a parcel, the City may require access
to that parcel achieved via cross-access over an adjacent parcel.
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Driveway Consolidation
5. The consolidation of driveways within adjacent parcels shall occur whenever possible.

Driveway Design

6. Driveways shall be a minimum width of 25 feet and a maximum width of 40 feet at the
back of the sidewalk.

7. Driveway width and placement shall accommodate truck turning movement and clearing
without blocking roadways.

8. Access driveways shall provide adequate length to accommodate off-street vehicle
stacking needs during times of peak use.

9. Driveways should incorporate material changes to alert pedestrians of potential conflict.

G. Vehicle and Bicycle Parking
Off-street Parking
1. Off-street parking shall be

determined by the business
owner/applicant  based on
information provided by
owner/applicant in a parking use
and needs statement, subject to
approval by the Community
Development Department.

Parking lots shall consist of landscaping, tree canopy and
clearly defined pedestrian walkways to adjoining buildings.

2. The maximum number of off-street parking spaces shall not exceed the following
amounts, unless otherwise approved by the Community Development Director:
Hotel: 1 spaces per room, plus 1 space for the manager
Commercial, Business Support Retail: 1 space per 300 gross square feet
Office, Flex, Research and Development: 1 space per 300 gross square feet
Light Industrial: 1 space per 500 gross square feet
Manufacturing, Storage, Warehouse: 1 space per 2,000 gross square feet
Restaurants, cafes, micro-brewery: 1 space per 4 seats

On Street Parking
3. On-street parking spaces adjacent to the property street frontage may be considered and
counted when determining parking needs.

Shared or District Parking Facilities

4. Multiple buildings within the same cluster or block should be designed to share parking
and off-street loading facilities and service areas, to the extent possible.

5. Future parking needs may be phased by allocating space for such needs, but allow for
other uses until the parking use is required. Landscaped areas that can be converted to
expanded parking or building coverage are preferred in lieu of constructing oversized
parking lots.

woodland research and technology park | 3-29



] Chapter 3 | Land Use Regulations, Development Standards and Guidelines

Reduc

ed Parking Demand

6.

Projects shall demonstrate that parking reduction strategies have been incorporated to
reduce on-site parking demand through Transportation Demand Management strategies
such as but not limited to the following:

Parking cash-out for employees; Subsidized transit passes or car sharing programs;
dedicated parking spaces near building entrances for rideshare and carpools; guaranteed
ride home program; alternative work week and flex-time schedules; telecommuting or
work-at-home programs; dedicated employee housing; compliance with City VMT/TDM
ordinance, as available; participation in City VMT fee program, as available.

Bike Parking Facilities

7.

10.

Bicycle racks shall be placed near building entrances, in safe, well-lit locations, and
permanently anchored to a hard, dust free surface, preferably asphalt or concrete slab, and
installed in a manner which allows adequate space for access to the bicycle and locking
device.

Covered and secured bike parking shall be incorporated into each prOJect for use by
employees and visitors. The use of bike & o, )
lockers is encouraged where feasible.
Facilities such as locker rooms, showers (2
minimum) or similar facilities are required in
all general industrial, office and research
technology buildings over 50,000 s.f. and
encouraged in all other commercial
developments.

The number of bike parking spaces provided
shall be a minimum of 10 percent of the total
number of vehicular spaces provided or

Bike lockers are encouraged throughout the
credited to the project (e.g. 200 vehicle  North and South Campus for use by employees

parking spaces provided multiplied by 10  and visitors. Lockers should be located in

percent = 20 bike parking spaces required).  #9/ted and highly visible locations.

H. Loading
Service Aisles and Loading Space

1.

3-30

Loading and service aisles shall be constructed of durable materials and designed to
support safe and efficient access for delivery or service trucks.

Where loading and service aisles may function as secondary or informal access ways,
consideration should be given to design as well as function.

Where necessary, screening may be required to reduce noise and visual impacts associated
with service aisles.

Uses with operations requiring a heavy volume of truck traffic shall have separate truck
parking areas that are clearly delineated.

Designated pull-out or drop-off locations should be provided such that driveway or access
to parking is not impeded.
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Loading Area Design Standards

6. Loading bays shall be adequately sized and spaced to provide adequate space for vehicles,

whether rear loading or side loading at any loading dock, door, or area, without
encroaching into required parking spaces or driveways.

Loading bays shall not be less than 10 feet in width, 25 feet in length, and 14 feet in height.
For semi-trucks, there shall be at least 85 feet from the edge of the loading dock to the
far edge of the maneuvering area. Extended trailers and larger docks may require up to
130 feet.

One truck loading and unloading space for buildings with a gross floor area of 7,500
square feet or greater should be provided, plus one additional space for each additional
20,000 square feet or fraction thereof unless otherwise approved by the Community
Development Department.

Flex office and office condominiums having need for only occasional shipping or receiving
of goods may use a portion of the driveway or parking area for temporary loading and
unloading.

I. Signage and Wayfinding
Setback, Height and Area Requirements

1.

Design Review approval is required for all new signage. Sign setback, height and
area requirements are subject to Table 3.4.

Table 3.4 RTP and Commercial Signage Standards

Min Setback . Max Total Sign
Max Sign Height from Property Total Slgp Area Area Per
Line Per Business Business
Zone Wall Mounted Ground Ground All Permanent All Permanent
Mounted Mounted Signs Signs
RTP, The length of
RTP/RFO 40ft 12ft 10ft building frontage 300 s.f.
X 2
RTP/TO, The length of
VCMU 30ft 8ft 3ft building frontage 175 sf.
X2
RTP/CCO, The length of
HDR/CCO 20ft 12ft 5ft building frontage 175 sf.
x1.5
HC 30ft, shall not The length of
exceed height 12ft 10ft building frontage 200 s.f.
of hotel multiplied by 2
VCOS, Commercial uses permitted with the VCOS (The Yard) shall be subject to the standards
0s/GB and guidelines applicable to the VCMU zone; otherwise signage within the VCOS, OS
and GB zones shall be consistent with Park and Greenbelt Master Plan.
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Chapter 3 | Land Use Regulations, Development Standards and Guidelines

Location

2. Signs should be considered during building design
and properly scaled and located so as not to dominate or
interfere with architectural detailing and overall building
facade.

3. Ingeneral, signage should not be placed more than
20 feet above the sidewalk or be located above the
building streetwall height if upper stories are stepped
back.

4.  Multi-tenant signage should be coordinated and

encouraged in the Community cohesive in appearance including consistent sizing and
Commercial Overlay Zones. lighting requirements.

Text

Materials and Design

5.  Customized projecting, blade signs or under canopy
signs are encouraged within the Community Commercial Zone or where commercial uses
are incorporated within mixed use projects. Blades signs must provide at least 8 feet of
vertical clearance as measured from the sidewalk to the base of the sign.

Signs and structural features shall be subject to cross visibility requirements as outlined in
the Woodland Municipal Code and subject to review and approval by the City Traffic
Engineer.

Signs may only contain the name and logo or symbol of the business and its street address.
Trade slogans are not permitted.

Logos shall not exceed 4 square feet in size except if it is determined by City Planning staff
that building scale or other factors, such as enhanced design and quality, warrant increased
logo square footage.

7.

10.

Signs shall be constructed using
durable, fade and weather resistant
materials such as stone, tile, cast
concrete, or other similarly durable
masonry, metal or wood materials that
complement the architectural design
and style of the building.

Unique and creative sign design is
encouraged to enhance the unique
identity of the Plan area.

Faded or damaged signs shall be  uUnigue and creative exterior signage in encouraged
rep|aced or repaired in a t|me|y within the North and South Campus.

manner.

Cabinet or box signs, roof mounted signs, window signs above the second floor and pole
mounted signs are not permitted.
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11. Feather signs, flags, banners and other attention getting signs or devices are prohibited
except during grand openings, in which case they must be removed within 30 days.

Illumination

12. Signs shall be spot illuminated from the front or consist of letters, numbers, or graphics
that are halo backlit. Internally illuminated pan channels letters are not appropriate except
within the Community Commercial and Highway Commercial zones. Neon is permitted
when integrated into custom designs.

13. Flashing, traveling, animated, or intermittent illumination is prohibited.

14. Exposed conduit, tubing and raceways are prohibited. Transformers and other equipment
shall be fully screened/concealed.

Monument Signs
15. Where not governed by a comprehensive sign plan, one monument sign shall be allowed
for each street frontage of a lot.
16. Monument signs shall include a decorative or enhanced base and shall be up-lit except
for cut-out letters or numbers which may be internally illuminated.

Comprehensive Sign Plan

17. A Comprehensive Sign Plan is encouraged for multi-tenant buildings and for North and
South Campus blocks where multiple buildings create a campus like setting.

18. A Comprehensive Sign Plan should consider the need for wayfinding where multiple
buildings surround a central common area or where uses may result in multi-location trips
for Technology Park visitors.

19. A Comprehensive Sign Plan may be approved by the Community Development
Department and should include guidelines pertaining to overall size and square footage
of individual tenant and building signs, lettering heights, materials, illumination,
monument placement, size and design, and ancillary pedestrian directional or
informational signage such as building entrance directories and other wayfinding
methods.

Highway 113 Oriented Signage

20. Businesses with building frontage along HWY 113 shall be permitted additional sign area
(up to 1.5 times the building’s linear freeway frontage) for on-building signage that faces
the freeway.

21. Standalone/freestanding monument signs are generally not permitted along SR 113
unless part of a Comprehensive Sign Plan where multiple businesses are represented and
where the monument sign(s) are of exceptional design and quality, with material finishes
that represent the unique character of the Plan Area. Additional height up to 50 feet may
be permitted through Comprehensive Sign Plan review and approval.
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J. Public Art
Obligation
1. Public art shall be incorporated within new development projects, including private
projects, consistent with the Woodland Municipal Code (WMC), Public Art Ordinance
(WMC Section 17.104.200).

Installation
2. The placement and installation of Public Art is encouraged within shared open space areas
such as outdoor patios, plazas and courtyards and within view of a large number of people
such as along sidewalks, at intersections, within roundabouts, medians or The Yard, and at
primary Plan area gateway locations along CR 25A and Road B.

Artwork
3. Public Art should be unique and of high quality design and execution; however, it is
encouraged that artwork located within the public realm be of a unified theme reflective
of the Research and Technology Park’s focus on agricultural and technological innovation.

3.5.4 Special Character Guidelines- Research Technology Park (RTP) Zone

A unique focus of the RTP Zone is the campus-like setting; a place of collaboration and idea
exchange within an inspired and forward thinking environment. The following Special Character
Guidelines are intended to assist in achieving that vision.

A. Site Design

Block Pattern

1. Block lengths will depend on parcelization,
however overall site planning shall consider
broader connectivity that promotes
ll" M pedestrian/bike activity by way of paseos, paths
and connecting walkways.

ﬂ'l“‘*‘a& i

L H | P I L
;- 'a \* == _Campus-Like Setting

2. Campus building placement/configuration
should be promoted whenever possible, creating

&=

Courtyards and outdoor seating areas shall be opportunities for interior courtyards, plazas,
incorporated as a component of site design to help  seating areas, and other public or semi-public
create a campus-like setting in the RTP Zone. open spaces.

3. Highly visible and well designed secondary building entrances located internally to the site
should face onto common open space areas.

4. Paseos and other internal and external walkways shall connect employees and visitors to
key pedestrian pathways by and between buildings, through to public right-of-ways,
greenbelts and/or the broader bike/pedestrian trail network.
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Pedestrian Corridors and Connection

5.

Internal pedestrian walkways or multi-use paths shall be incorporated within the North
Campus where appropriate. Landscaping shall be provided along a majority of the paths
on one or both sides of the walkway. Shaded resting/seating areas shall be appropriately
located in visible and lighted locations.
Designated pedestrian paseos should be
identified to link the North Campus areas from
north to south and to Road B, allowing
employees and visitors the ability to connect
with various businesses/buildings.
Pedestrian scale light poles of not more than 16
feet in height or lower level bollard style lighting,
or a combination of both, shall be provided at all
outdoor walkways, parking, loading and service
areas, ramps/stairs, and building entrances. Walkways shall be illuminated with
A minimum of 1-foot candle of lighting shall be  pedestrian scale lighting such as low level
. .o " bollard lighting.
provided; “hot spots” of 10 foot candles or
greater shall not be permitted.

Common Open Space

9.

10.

11.

12.

13.

New development shall provide common, usable open space which may include a
combination of shared paseos/pathways as well as courtyards/patios or private
greenspace. Amount of common and usable open spaces shall be equivalent to at least
5% of the gross floor area of the building.

Common open space should be designed as a component of new development in a
manner that can be shared among multiple tenants or employees.

Private open space, designed for the exclusive use of building occupants and employees
should also be considered and may be separated from publicly accessible spaces as
balconies, terraces, or patios by elevation, landscaping, or other means.

Shared open space, framed by active building facades, should generally orient toward the
public right-of-way or internal pedestrian paseos/pathways. Building windows, balconies
or entrances should face the open space for added security and visibility.

The use of textured or enhanced paving, incorporation of decorative landscaping and
shade elements, and movable tables and chairs that provide an adaptable, attractive and
inviting environment are encouraged within shared courtyards, patios and private
greenspace.

Adjoining Parcels

14.

Where possible, setbacks between adjoining parcels should be treated as a unified public
area, designed and landscaped to contribute to the broader open space and pedestrian
circulation framework.
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B. Architecture and Massing
Ground Floor Articulation and Activity

1. The ground floor of all buildings, particularly those facades facing the public right-of-way,
should support activity on the street and bring the life of the building into the public realm
through the use of frequent and well defined building entryways, facade transparency at
the street level, and through architectural detailing such as awnings, canopies, recesses,
and enhanced materials and surface changes that provide an interesting and pleasant
employee/public experience.

2. Active uses should be located on the ground floor along the building frontage, visible to
the public realm/public right-of-way and may include, but are not limited to community
rooms and kitchens, employee support areas, recreational facilities, exhibition space, and
lobbies.

3. Articulated wall planes at the ground floor along the public right-of-way or where
substantially visible to the public should be offset by at least 2 to 4 feet and may be
combined with color or material changes to provide substantial shadow lines and visual
interest and allow for enhanced landscaping along the base of the building.

Active Corners
4. Buildings located at corners, intersections or roundabouts should reinforce the streetwall
through unique architectural design elements or enhanced facade treatment, fenestration,
variation in wall plane, tower elements and interesting signage.
5. Corner buildings should be minimally recessed if at all from the property line/public right-
of-way except to allow for enhanced landscaping.

3.5.5 Special Character Guidelines- Research Technology Park/Transitional Overlay Zone
(RTP/TO)

The following guidelines provide additional recommendations and standards that ensure the
RTP/TO zone will provide an appropriate level of intensity transition between the RTP Zone and
the Village Center District to the east. Particular emphasis is placed on the interface between the
RTP and the public realm along Road B to ensure building types and uses in the RTP/TO actively
contribute to a pleasant, walkable, pedestrian environment. Standards and guidelines in this
section shall supersede and take precedence over those in Section 3.5.3, General DS/DG.

A. Site Design
Well Defined Streetwall

1. Building placement along Road B should provide clearly defined edges to the public
realm and activate the street.

2. For parcels with frontage along Road B within the RTP/TO, seventy percent (70%) of the
property shall be developed at the minimum setback line (development may be phased
over time). Flexibility to increase the minimum setback may be granted to allow for well-
designed outdoor space that includes vertical and horizontal elements and other
circumstances where additional building setback is necessary.
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3. Buildings over three stories should stepback or provide a varied wall plane on street
facing upper floors (above the third floor) to maintain a human scale streetwall.

Green Wall
4. Llandscaping, including hardscape elements, decorative planters, and trellis structures
with vines, should serve as a continuation and enhancement of the streetwall,
contributing to an attractive public realm which extends and complements the
architectural style of the built environment.

Pedestrian Experience

5. Primary building entrances should face on to Road B.

6. Facade treatments, when adjacent to Road B and to common open space areas should
support a comfortable pedestrian experience by incorporating architectural features that
provide shade, such as canopies, awnings, overhangs, projections, as well as visual interest
through the use of articulated bays, material / surface change and textures and distinct
entryway details.

7. Canopies and awnings should provide a minimum 8-foot clearance above finished grade
and may extend over the public right-of-way.

B. Driveways, Parking and Service Aisles
Driveway Location

1. Driveway placement shall avoid disrupting the streetwall and pedestrian environment and
shall be located behind or to the side of buildings whenever possible.

2. Not more than one full-access entrance/drive into the RTP/TO zone shall be permitted
along Road B between Marston and Road E (see also Circulation Chapter).

3. It is encouraged that the number of limited access driveways (right-in/right-out) along
Road B, along the park (The Yard) frontage be limited to avoid disrupting the streetwall
and pedestrian environment.

4. Shared access shall be pursued between adjoining parcels/uses.

Parking Lots
5. On-site parking shall be located behind buildings and away from Road B. Not more than

20 percent of a parcel’s frontage on Road B may be used for parking, including aisles and
backup areas.

3.5.6 Special Character Guidelines-Research Technology
Campus/Community Commercial (RTP/CCO) Zone

The following Special Character guidelines address particular aspects of commercial use and
building design within the RTP/CCO zone, located at the intersection of CR 25A and Road B,
serving as a “gateway” to the Plan Area. The RTP/CCO guidelines have a specific focus on the
prominent gateway location and enhancement of the identity of the Plan Area. The RTP/CCO Zone
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allows both commercial and residential uses within a desirable horizontal or vertical mixed-use
development project. Standards and guidelines in this section shall supersede and take
precedence over those in Section 3.5.3, General DS/DG.

A. Site Design
Well Defined Streetwall

1. Building placement along Road B should provide clearly defined edges to the public realm
and activate the street.

2. For parcels with frontage along Road B within the RTP/CCO Zone, sixty percent (60%) of
the property shall be developed at the minimum setback line (development may be
phased over time). Flexibility to increase the minimum setback may be granted to allow
for well-designed outdoor space that includes vertical and horizontal elements and other
circumstances where additional building setback is necessary.

3. "Drive-thru” uses shall not be permitted along Road B or CR 25A. Exceptions may be
granted for small scale drive-thru facilities such as a coffee kiosk as an ancillary use within
a larger commercial center. Such uses should be located internal to the site, away from
Road B.

4. The number of limited access (right-in/right-out) driveways shall be restricted from Road
B between CR 25A and Road C to minimize disruption to the pedestrian environment.

5. On-site parking shall not be permitted along the Road B frontage.

B. Architecture and Massing
Gateway (Primary)
1. Buildings located at or the near the corner of CR 25A and Road B shall be designed in a
manner which provides a sense of arrival and should reflect the distinctive character of the
Plan area as an agricultural and technological center for innovation.
2. Enhanced landscaping shall be provided along CR 25A between Highway 113 and Road B
with an emphasis at the intersection of CR 25A and Road B to accentuate this location as
the primary Plan Area entryway.

Road B Frontage
3. Buildings with frontage along Road B shall be designed in a manner so as to not "back-
on” to Road B. Windows, entryways, patios and other design features shall be located
along the Road B frontage to give the appearance of a primary building frontage and/or
shall activate the streetwall.
4. Utility doors and other back-of-house items shall be avoided along Road B and CR 25A.

Ground Floor Articulation and Activity
5. The ground floor of all buildings, particularly those facades facing the public right-of-way,
should support activity on the street and bring the life of the building into the public realm
through the use of frequent and well defined building entryways, facade transparency at
the street level, and through architectural detailing such as awnings, canopies, recesses,
and enhanced materials and surface changes that provide an interesting and pleasant
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public experience.

6. Active uses should be located on the ground floor along the building frontage, visible to
the public realm/public right-of-way and may include, but are not limited to retail
storefronts, cafes/restaurants, community rooms and kitchens, employee support areas,
recreational facilities, exhibition space, and lobbies.

7. Articulated wall planes at the ground floor along the public right-of-way or where
substantially visible to the public should be offset by at least 2 to 4 feet and may be
combined with color or material changes to provide substantial shadow lines and visual
interest and allow for enhanced landscaping along the base of the building.

Active Corners
8. Buildings located at corners, intersections or roundabouts should reinforce the streetwall
through unique architectural design elements or enhanced facade treatment, fenestration,
variation in wall plane, tower elements, outdoor seating/patios and interesting signage.

C. Driveways, Parking and Service Aisles
Driveway Location
1. Driveway placement shall avoid disrupting the streetwall and pedestrian environment and
shall be located behind or to the side of buildings whenever possible.

Parking Lots
2. On-site parking shall be located behind buildings and away from CR 25A and Road B.

3.5.7 Special Character Guidelines-Research Technology Park/Research
Flex Overlay (RTP/RFO) Zone

The RTP/RFO zone, located in the South Campus, will serve as an extension of the North Campus,
while providing opportunities for research and light manufacturing uses, particularly ag tech
related, with immediate and convenient access to prime agricultural land for field research and
testing. Development guidelines within this zone provide added flexibility for specialized building
types such as greenhouses or other research and testing facilities. Standards and guidelines in
this section shall supersede and take precedence over those in Section 3.5.3, General DS/DG.

A. Site Design
Block Pattern
1. Block lengths should be no greater than 600 feet. If longer block lengths are required,
mid-block paseos or pedestrian paths, connecting walkways, bicycle facilities, and parks
or open space should be provided.

Future Use Expansion
2. Consideration should be given to lot sizes that will allow for future expansion, such as for
greenhouse or expanded research facilities.
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Campus Setting

3.

Where higher employment uses are proposed, a campus style environment should be
promoted, creating opportunities for interior courtyards, plazas, seating areas, and other
public or semi-public open spaces.

Highly visible and well designed, secondary building entrances located internally to the
site should face onto common open space areas and parking lots.

Paseos and other internal and external walkways shall connect employees and visitors to
key pedestrian pathways by and between buildings, through to public right-of-ways,
greenbelts and/or the broader bike/pedestrian trail network.

Pedestrian scale light poles of not more than 16 feet in height or lower level bollard style
lighting, or a combination of both, shall be provided at all outdoor walkways, parking,
loading and service areas, ramps/stairs, and building entrances.

A minimum of 1-foot candle of lighting shall be provided; “hot spots” of 10 foot candles
or greater shall not be permitted.

Common Open Space

8.

New development shall provide common,
usable open space which may include a
combination of shared paseos/pathways as
well as courtyards/patios or private
greenspace. Amount of common and usable
open spaces shall be equivalent to at least 5
percent of the gross floor area of the
building.

The use of textured or enhanced paving,
incorporation of decorative landscaping and
shade elements, and movable tables and
chairs that provide an adaptable, attractive ~ Required open space may be developed as a

and inviting environment are encouraged courtyard or patio and should include
9 9 landscaping, lighting and outdoor furniture for

within shared courtyards, patios and private 4, enjoyment of employees and visitors.
greenspace.

B. Architecture and Massing
Unique Building Types

1.

2.

Unique or nontraditional building types such as greenhouses are permitted within the
RTP/RFO Zone but shall be designed with high quality materials and in a manner that does
not detract from the overall aesthetic quality of the Plan Area.

Where appropriate, landscaping or screening may be required to soften the appearance
of a non-traditional building types.
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Gatewa

y (Secondary)

3.

Buildings located at or the near the corner of CR 25A and Road B shall be designed in a
manner which provides a sense of arrival and should reflect the distinctive character of the
Plan area as an agricultural and technological center for innovation.

Enhanced landscaping shall be provided along CR 25A between Highway 113 and Road B
with an emphasis at the intersection of CR 25A and Road B to accentuate this location as
a critical gateway to the Plan Area’s South Campus.

C. Ag Interface

1.

A minimum 150-foot buffer is encouraged, where feasible, along the southern edge of the
Plan Area, adjacent to agricultural lands along the urban limit line.

Uses within the buffer may include parking, streets, bike / pedestrian multi-use trails,
shipping/receiving yards, stormwater management uses/facilities, or uses. Additionally,
uses consistent and compatible with agricultural uses, agricultural field research or similar
(i.e. greenhouses, field research offices, community gardens or agricultural uses/structures)
are permitted within the ag buffer.

3.5.8 Special Character Guidelines-Highway Commercial Zone (HC)

The fol

lowing special character guidelines are intended to promote an attractive Plan Area

gateway that reflects the character of the Research and Technology Campus, while serving both

visitors

to the Plan Area as well as the traveling public in a convenient and efficient manner.

Standards and guidelines in this section shall supersede and take precedence over those in Section

353,G

A. Site

eneral DS/DG.

Design

Pedestrian Connection

1.

Site design shall consider pedestrian connectivity to adjacent and nearby commercial uses,
businesses, bike/pedestrian paths, and mobility hub(s). Pedestrian walkways should be
clearly delineated by overhead trellising, shade trees, enhanced paving, landscaped edges
or other identifying characteristics. Pedestrian walkways shall be well lit and visible.

B. Architecture and Massing
Architectural Style and Scale

1.

Development within the Highway Commercial Zone shall reflect the “ag-tech” character
of the Plan Area.

2. Contemporary design styles are encouraged.
3. Hotel(s) shall provide a well-defined, covered entryway for loading and unloading.
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Gateway
4. Projects located at the corners of CR 25A and Roads A and B shall include enhanced

corner design elements and landscaping to provide a sense of arrival.

5. Buildings with frontage along CR 25A, Road A or Road B shall be designed in a manner
so as not to "back-on” to those roadways. Windows, entryways, patios and other design
features shall be located along the CR 25A and Road A/B frontages to give the
appearance of a primary building frontage.

6. Utility doors and other back-of-house items shall be avoided along CR 25A and Road
A/B or appropriately screened from public view.

C. Driveways, Parking and Service Aisles

Driveways
1. Limit driveways to a single right-in right-out on CR 25A.

Drive-Thru Facilities
2. Highway Commercial uses that include drive-thru facilities should locate the drive-thru

aisle away from CR 25A and Road A where feasible.

Not more than one drive-thru facility may be permitted on a single parcel.

4. Drive-thru aisles shall incorporate covered overhangs and/or trellises and be landscaped
on both sides of the aisle. Adjacent planter areas/medians shall be at least 5 feet wide and
shall include trees or other vertical elements such as landscape screens/walls.

5. Pedestrian pathways on parcels with drive-thru facilities shall be clearly delineated by
stamped/decorative, color paving.

6. Outdoor/patio dining areas shall be provided with all drive-thru coffee shops / restaurants.

w

Gas Station
7. Asingle service/gas station may be permitted within the Highway Commercial Zone.
8. Fuel pump canopy design shall have similar roof form and design to primary building and
be of exemplary architectural design.
9. A minimum of 10" wide landscape area shall be provided along all street frontages.
10. A single monument sign with fuel price may be permitted and shall incorporate
architectural treatments consistent with the main building.
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PART 2: DESIGN STANDARDS AND DESIGN GUIDELINES FOR
THE VILLAGE CENTER DISTRICT

The Village Center District includes Village Center Mixed
Use (VCMU) Zone and the Village Center Open Space
(VCOS) Zone, The Yard, an 11-acre linear park. Residential
Uses in the Village Center District are Village Center
Medium Density (VCMDR) and Village Center Low Density
(VCLDR) Zones. In this District, the DS/DG provide the
comprehensive DS/DG for each zone and no General
DG/DG's are provided. However, some standards refer to
DS/DG in other sections. The VCMDR and VCLDR zones
tier off of the General Residential District DS/DG found in
Section 3.5.12.

3.5.9 DS/DG for the Village Center Mixed Use
(VCMU) Zone

A. Site Design

-1 HARRY LORENZO AVE.

Well Defined Streetwall

1.

Building placement along Road B and Marston Drive should provide clearly defined edges
to the public realm and activate the street.

For parcels with frontage along Road B and Marston Drive, seventy percent (70%) of the
property shall be developed at the minimum setback line (development may be phased
over time). Exceptions may be granted to allow for articulated entryways and well-
designed outdoor space that includes vertical and horizontal elements that simulate and
maintain the appearance of a streetwall.

Where portions of a building other than entryways are setback from the sidewalk, the area
should be treated as a courtyard or patio.

Buildings over three stories should stepback or provide a varied wall plane on street facing
upper floors (above the third floor).

On-site parking, if provided, shall be located behind the building and away from Road B
and Marston Drive.

“Tuck under” parking is encouraged, where feasible, as an alternative to surface parking.

Active Corners
7. Buildings located at Road B and Marston Drive should incorporate unique architectural

design elements or enhanced fagade treatment, fenestration, variation in wall plane, tower
elements and interesting signage.
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Pedestrian Experience

8.

10.

Primary entrances and/or outdoor use areas
such as patios shall be located at intervals of no
more than 50 feet and should face the public
right-of-way or public realm which may include
an active alley if that is the primary entrance.
Primary business entrances shall not face
parking lots.

Facade treatments, when adjacent to Road B

and Marston Drive should support a

comfortable  pedestrian
incorporating  architectural
provide shade, such as canopies, awnings,

experience by Roll up doors are encouraged within the
Village Center to allow for greater interaction
and interest between the built environment
and the pedestrian right of way.

features that

overhangs, projections, as well as visual interest
through the use of articulated bays, material and surface change and textures, and distinct

door and window details.

11. Canopies and awnings should provide a minimum 8-foot clearance above finished grade
and may extend over the sidewalk/public right of way.

12. Avoid locating residential uses on the ground floor unless a live-work unit. Lobby entries
to upper floor units may be provided along the building frontage but should be carefully
placed to avoid disrupting the storefront continuity.

13. Pedestrian access should consider and connect thoughtfully to the mobility hub, The

Union.

Public and Private Outdoor Space

14. Outdoor dining is encouraged and may take place within the public right-of-way subject
to an encroachment permit issued by the Community Development Department.

Outdoor display of merchandise is
encouraged within the Village Center.
However, a minimum 5-foot clear walk
space shall be maintained on all
pedestrian paths/sidewalks.

15. Environmental conditions such as sun, shade and
prevailing winds should be considered when positioning
courtyards and outdoor seating areas.

16.  Outdoor patio/dining enclosures (fencing or gates)
shall be designed with quality materials and should
incorporate landscaping where possible to help soften their
appearance.

17.  Trees, trellises and other shade structures are
encouraged within outdoor courtyards and patios.

18.  Outdoor display of merchandise which enhances the
appearance and pedestrian experience is permitted, but
shall not obstruct the accessible path of travel, any building
entrance/exit or accessible ramp. A minimum of 5 feet of
clear walk space shall be maintained along all pedestrian
paths and public sidewalks.
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Multi-Use Design
19. Alleys and paseos should be fully designed to allow for shared uses including primary or
secondary access to businesses, outdoor dining and attractive pedestrian walkways.
20. The use of pavers or stamped/colored concrete is encouraged within alleys to provide a
durable and attractive passageway and help define a shared pedestrian realm.

B. Architecture and Massing

% Architectural Style and Building Materials
1. Building design should reflect a more
traditional urban center with predominantly
two and three story buildings.
2. Simple architectural design is
preferred with elements of contemporary
farm style, warehouse / loft style, and/or
ag/industrial rustic.
3. Materials and colors should be well
thought out to provide a unified and attractive

Solid wood, standing metal seam, stone, concrete and - o
masonry, including red brick are appropriate materials  €xterior, but should generally be limited to one
in the Village Center. base material and not more than two accent

materials to avoid a busy appearance.

4. High quality and durable materials such as solid wood, standing metal seam, quarry stone,
concrete and masonry, shall be used on all buildings, with particular attention paid to finish
types and surface textures that enhance visual interest and variety particularly at the
pedestrian level. Innovative "green” materials and/or “green walls” are encouraged.

5. Naturally finished metal, and wood are appropriate as accent materials. The use of stucco
siding is permitted but should be limited and applied as smooth texture.

6. Matte finishes are preferred; highly reflective surfaces are generally not appropriate and
should be used sparingly as accents only.

7. Arich contemporary color scheme is encouraged.

8. Building lighting, including illumination and fixture style, as well as landscape pallet and
location should be considered early in the design process. Lighting and landscaping
should be well integrated into the overall project site plan and complementary to the
building design and proposed architectural style.

9. Design elements such as roll up doors, string lights, upper level decks, balconies and
finished roof tops that can support outdoor gathering/dining opportunities are
encouraged to promote a lively urban environment.

Ground Level Facade
10. Facades at the ground level, particularly those facing the public right-of-way, should
include frequent entrances and display windows, and should be visually distinguishable
from upper levels through the use of architectural detail, awnings, canopies, or by
recessing upper floors above the second floor.
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11. A majority of ground floor storefronts
should be transparent and provide
opportunity for storefront display area
and/or patron seating/dining. Avoid blank
walls greater than 12 feet in length.

12. Buildings located at prominent street
corners shall include enhanced
architectural features at the corner such as
towers or variations in building height as
well as design primary covered, entrances
near or facing the corner.

13. Building windows should be located on

both sides of the corner, and architectural Enhanced architectural treatment shall be provided
at prominent street corners, particularly at the
Road B and Marston intersection.

features shall be wrapped around all sides
of the building where visible to the public.

Vertical Mixed Use
14. Upper level residential uses should be compatible with ground floor retail space and may
include studio or smaller one- or two-bedroom units. Large three- and four-bedroom
apartment units are generally not appropriate.

Windows

‘ 15. Windows should be inset or recessed
Z;ZZVZ:OCZZ from the wall plane for visual interest and
low for shadow line.
visibility and 16. Proper glazing should enhance
connection visibility and connection between indoor
f:;s/jfzses and outdoor spaces, particularly at the
and the pedestrian/ground level.
pedestrian 17. Tinted glazing is not permitted.
right of way.

Rooflines and Cornices

18. Rooflines should be considered in the overall building design and should provide an
attractive termination of the building through the use of a decorative cornice or parapet,
continuous banding or trim, decorative gables or other architectural features that help
clearly define the building edge.

19. A simple rectangular roof line is preferred. Shed or sloping roof lines may be used as
accents. A simple gable roof may be considered with appropriate pitch and use of
materials that reflect a contemporary or farm style architecture.

20. If used, decorative parapets should be extended around the side of a building and contain
necessary depth to appear as an integral part of the building design and form.
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Lighting
21. Building and on-site lighting shall reinforce
the architectural style of the development

and enhance the overall ambience. Lighting shalf
22. Where appropriate and complementary, up- ’e”sz;“: ”’/e
. . . . . arcnitectura
lighting or rooftop Ilghtlng is encouraged‘to S @
accentuate major architectural details, building.

building form and/or landscape elements at
night, however, excessive light and glare
shall be avoided.

23. Minimum required illumination shall meet Uniform Security Code requirements as set
forth in Title 15 of the Woodland Municipal Code.

C. Sustainability
Projects shall comply with the Sustainability Guidelines outlined in Section 3.5.12.B.

D. Screening, Walls and Fencing
Outdoor Storage
1. Outdoor storage of goods and materials shall be located away from Road B and Marston
and shall be screened from public view by way of decorative fencing/trellising, landscaping
and/or masonry walls with vines. All requiring screening shall be architecturally
compatible and complementary to the overall project.

Mechanical Equipment
2. All utility and mechanical equipment and service areas shall be screened and located away
from Road B and Marston Street. Where feasible, mechanical equipment shall be located
on top of the building and screened from view with parapet walls.
3. Backflow prevention devices shall not be located within the public right of way or along
primary pedestrian streets and be screened with landscaping or low fencing/walls.

4, Low decorative walls or
fencing may be used in limited
capacity to delineate shared or
private open space and outdoor
dining/patio areas; but should not
exceed 36 inches in height within the
front setback area or adjacent to
public right-of-way.

5. Fencing located outside of
the front setback for screening and/or
security purposes shall not exceed eight feet in height. All fences over six feet in height
require a building permit.)

Low decorative fencing and walls may be used in limited capacity
to delineate shared open spaces and outdoor dining areas.
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6. Standard chain link fencing as well as barbed/concertina wire or similar boundary security
materials are prohibited within the Village Center District.

E. Trash and Recycling
Enclosures

1. Trash and recycling enclosures shall consist of the same or similar design and materials as
the overall project and shall adhere to City trash and recycle enclosure specifications.

2. Enclosures shall be located to the side or rear of the building, away from public view and
should be separated from adjacent parking stalls by a minimum 3-foot-wide landscaped
planter where applicable.

3. Trellis structures and vines are encouraged as a means of screening the sides and rear of
trash enclosures.

4. The area around trash enclosures shall be kept free of trash and debris.

F. Commercial and Residential Compatibility
Commercial / Residential Interface
1. Where commercial and residential uses are located on the same block or combined as part
of a mixed-use project, efforts should be taken to minimize potential conflicts between
the two uses including locating commercial uses that may generate loud noise, fumes,
light, etc., along the street frontage, and residential uses on upper floors away from more
intense commercial activity. Rooftops should be considered for commercial exhaust vents
and generators.
2. A buffer of lower intensity commercial uses such as office or storage space located
between residential units and more intense commercial uses can help minimize potential
conflicts between the two.

G. Driveways, Parking and Service Aisles
Driveway Location
1. Driveway placement shall avoid disrupting the streetwall and pedestrian environment and
shall be located behind or to the side of buildings. On-site parking, when necessary, shall
be accessed from the rear of the property.
2. Minimize the number of driveways to avoid loss of on-street parking spaces.

Driveway Design
3. Driveways should incorporate material changes to alert pedestrians of potential conflict
and shall provide good visibility of pedestrians from adjacent roadways and exit points.

Required Parking
4. On-site parking lots/areas shall be located behind buildings, away from Road B and
Marston Drive.
5. A common shared parking area is encouraged for employee and customer use for
businesses within the Village Center. Undeveloped lots within or adjacent to the Village
Center may be used as temporary parking areas in the early phases of the project build

3-48 | woodland research and technology park



Chapter 3 | Land Use Regulations, Development Standards and Guidelines I

6.

out prior to development and service to the Mobility Hub.

The maximum number of off-street parking spaces shall not exceed the following
amounts, unless otherwise approved by the Community Development Director:
Commercial, Retail, Service: 1 space per 500 gross square feet

Office, Flex, Research and Development: 1 space per 500 gross square feet

Daycare: 1 space per 1,000 gross square feet

Restaurants, cafes, micro-brewery: 1 space per 4 seats

Residential: 1 space per studio/1 bedroom unit. 2 spaces per 2 bedroom units or greater.
On-site parking, if provided, shall be located behind the building. “Tuck under” parking is
encouraged as an alternative to surface parking.

Parking Lot Landscaping and Shading

8.

10.

11.

12.

Bike Parking Facilities

Proper tree variety and placement shall be designed to result in 50 percent parking lot
shading within 15 years of installation. Primary entrance roads and driveways not used as
back-up areas are exempt from this requirement.

Solar and shade covers are permissible, but should not significantly reduce the number of
trees otherwise required to provide 50 percent lot shading.

Surface parking lots visible from the public right-of-way shall incorporate landscape
screening, trellising, low walls/fences at least 36 inches in height to continue a “green wall”
and minimize interruption to the streetwall.

At least 6 feet of landscaping should separate surface parking from any adjacent sidewalk
or public right-of-way.

Shaded sidewalks or other pedestrian walkways shall be clearly delineated by way of
landscaping and enhanced paving or design and should connect parking areas directly to
building entries.

13.

14.

Bicycle racks shall be placed near building
entrances, in safe, well-lit locations, and
permanently anchored to a hard, dust free
surface, preferably asphalt or concrete
slab, and installed in a manner which

Innovative or
artistic bike racks
are encouraged
within the Village

allows adequate space for access to the Center provided
bicycle and locking device, and avoid they remain
functional and

pedestrian conflict.

Covered and secured bike parking shall
be incorporated into each project for use
by residents and employees. The use of
bike lockers is encouraged where feasible.

secure for the
user.
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Lighting Standards
15. Minimum required illumination shall meet Uniform Security Code requirements as set
forth in Title 15 of the Woodland Municipal Code.

H. Signage
Projects within the Village Center ‘_
District shall comply with the |
Signage and Wayfinding |
Guidelines outlined in Section
353G (General DS/DG for p
Research and Technology Park §
Zones), Additional guidance for
the VCMU zone is provided below. =}

A-Frame Signs
1. In addition to the Signage and Wayfinding guidelines provided for in Section 3.5.3.G, high

quality and attractive A-frame signs (4 feet tall by 2 feet wide max) may be located in the
public right-of-way in front of small retail, restaurant and café uses when properly
weighted or secured to prevent tipping or moving.

2. A-frame signs and similar pedestrian oriented temporary signs may not inhibit accessible
travel within the right-of-way and must be brought inside after business hours.

Prohibited Signs
3. Traditional, internally illuminated pan-channel letters and cabinet signs are prohibited with
the Village Center. Signage within the Village Center shall be of high quality and custom
design and shall contribute to the urban, energized environment envisioned for the
District.

L. Public Art
Obligation
1. Public art shall be incorporated within new development projects, including private
projects, consistent with the Woodland Municipal Code (WMC), Public Art Ordinance
(WMC Section 17.104.200).

Installation
2. The placement and installation of Public Art consistent with the Woodland Public Art
Ordinance is encouraged within shared open space areas such as outdoor patios, plazas
and courtyards and within view of a large number of people such as along sidewalks, at
intersections, within roundabouts and medians, within the VCOS zone (The Yard) and at
primary Plan Area gateway locations along CR 25A and Road B.

3-50 | woodland research and technology park



Chapter 3 | Land Use Regulations, Development Standards and Guidelines I

Artwork

3. Public Art should be unique and of high quality design; however, it is encouraged that
artwork located within the public realm be of a unified theme reflective of the Research
and Technology Park’s focus on agricultural and technological innovation.

3.5.10 DS/DG for Village Center Open Space (VCOS) Zone

A. Site Design

The Yard will serve as a central gathering
place for Plan Area employees, visitors and
residents. Formal and informal spaces within
the park will allow for a variety of uses and
activities.

B. Commercial/Retail Use

1. The Yard is intended to serve as a both
passive and active recreational linear park designed
with formal and informal spaces that provide the
flexibility to accommodate various activities and user
groups.

2. Public plazas within the park shall be
designed to accommodate social and employee
gatherings, special events, farmers markets, food
trucks, mobile retail vendors and other pop-up uses,
should consider design features such as an elevated
stage for musical/theatrical performances.

Park frontage along Road B shall consider efficient
means to accommodate food trucks and other
appropriate pop-up uses so as not to obstruct traffic
or pedestrian walkways along the western edge of the
park.

3. Certain areas of the park should remain open
and unobstructed by trees and/or berms to allow for
informal pick-up games of soccer, volleyball, disk golf
or similar uses. Shade trees should be provided at the
periphery of open space areas.

1. One and a half (1-1/2) acres of commercial/retail development is permitted within The
Yard consistent with a master park design plan.

2. Architectural design and site development guidelines/standards outlined in Section 3.5.9
A and B shall generally be applied to commercial/retail buildings or structures within the
park, as applicable. Appropriate uses within the park generally include coffee
shops/kiosks, farmers market, container style micro-brewery/beer garden, restaurants with
patio dining, artist studio, fitness studios, small retail shops (e.g. small nursery, florist, or
clothing boutique) willing to showcase goods outdoors.
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3. Both hard and soft-scape courtyards, plazas and
patios are encouraged as connections to and
transitional space between commercial/retail uses
and recreational open space in the park.

4. A centrally located, covered plaza is encouraged
within close proximity to the Village Center
commercial area, which may accommodate bike
parking as well as open-air kiosks or seasonal
market stands.

C. Amenities

A covered pavilion within The Yard will
allow for year round open air activities
including farmer’s markets and craft
fairs, as well as covered bike parking.

Covered seating areas including fixed and movable furniture
/s encouraged within The Yard.

1. The Yard should include furniture, both fixed and movable, for picnics, rest areas and social
gatherings. Both built and natural elements should provide sufficient shade during
summer months.

2. Pedestrian and bike pathways shall be provided throughout the park, including soft

surfaces such as decomposed granite for jogging, and shall connect to off-site bike and

pedestrian networks.

Public restroom shall be provided.

4. Bike and scooter parking shall be provided throughout the park in safe and highly visible
locations, near activity nodes for the use and convenience of cyclists.

w

D. Lighting
1. Park lighting shall be provided to ensure safety and security and to allow for continued
park use and activity after dark. All pedestrian/bike pathways shall be illuminated by way
of pedestrian scale overhead lighting or lower level bollard style lighting.
2. Minimum required illumination shall meet Uniform Security Code requirements as set
forth in Title 15 of the Woodland Municipal Code.
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E. Landscape
3. Landscaping within The Yard shall feature native ground covers and trees, including
Valley Oaks, and pollinator friendly plant species.

3.5.11 DS/DG for Village Center Low and Medium Density Residential Zones
(VCLDR, VCMDR)

Projects within the VCLDR and VCMDR zones shall comply with the General Residential District
Guidelines outlined in Section 3.5.12, found in Part 3 of this document. The guidelines in this
section supplement the general residential guidelines provided in Section 3.5.12 in order to
enhance the more urban-like character of the Village Center District, while providing a seamless
transition to the adjacent residential neighborhoods in the Villages District and to ensure
appropriate and positive transitions.

A. Neighborhood Design
Building Orientation, Setbacks and Park Interface

1. Primary entrances to those residential units located along the eastern boundary of and
immediately adjacent to The Yard shall be designed to front or appear to front on the park.

2. Primary doorways, stoops, patios/porches and similar design features shall be included to
emphasize a strong relationship to the park. Units may include double frontages or
provide secondary access from a rear alley.

3. Residential units fronting the park shall be a minimum of two stories in height and shall
be setback a minimum of 10 feet, but not more than 20 feet from the Promenade on
eastern boundary/right-of-way. Setback areas may include a low fence (36" if solid or 42"
if open) or a decorative low wall to delineate private residential property.

4. Public access to The Yard from the VCLDR and VCMDR neighborhoods shall be provided
by mid-block paseos, a minimum of 20 feet wide with a minimum 8-foot-wide accessible
sidewalk or pathway, every approximately 300 feet between residential units fronting the
park.

B. Architecture and Massing
Building Form and Massing
1. Residential units fronting The Yard are encouraged to incorporate design elements such
as balconies and roof-top patios/gardens to further activate the park, to allow units to take
advantage of park views and to enhance visibility and “eyes on the park” for safety.
2. VCMDR multi-family units fronting The Yard shall convey, through modulation or offset
planes, individual residential units. Urban-style row- or townhouses with walk up front
stoops that help elevate the units above the ground level are encouraged.
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Articulated and/or elevated entryways provide a clear
and distinct differentiation of public and private
space.

Medium- to Low-Density Residential Transition

6. The design and massing of medium- _

and low-density residential
development within the Village
Center District should contribute to a
unique and unified urban district.

7. Transitional areas should be seamless
between the two residential zones
through appropriate transition of
scale and massing.  The height
differential between any two adjacent
parcels shall be no more than two
stories or 25 feet, whichever is less,
within 25 feet of the parcel line.

Chapter 3 | Land Use Regulations, Development Standards and Guidelines

3. Vertical articulation at the front elevation is
encouraged to minimize dominant unbroken
exterior wall planes.

4. Small lot and higher density residential units
shall provide distinguishable and articulated
entryways including recessed doorways,
overhead projection/awnings, elevated stoops
and/or unique paving to differentiate private
space from the public sidewalk/pathway.

5. Where live-work or mixed-use
retail/residential projects are located adjacent to
the park, the ground floor retail/commercial use
shall be visually separated and identifiable from
upper residential units by way of differentiated
facade treatment, articulated wall plane, awnings
or other design elements.

Proper scale and massing will allow for a seamless
transition between residential zones of varying densities.

8. Innovative "outdoor rooms” which foster social and neighborhood interaction and include
a mix of hard and soft-scape for outdoor seating, fire rings, and patios rather than
traditional front yards are encouraged within the district.
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Design
9. Medium- and low-density residential -
units within the Village Center District ; f
shall incorporate contemporary and/or ‘
modern design elements such as flat
parapets, metal awnings and clean lines.
Traditional suburban architecture and
building forms should be avoided.

10. Appropriate building materials include,
but are not limited to, wood, glass, brick,
metal, cement board siding, stucco or
tile. Finishes shall be smooth or near
smooth.

Modern design elements are encouraged within the
Village Center Residential Zones including flat
parapets, smooth finish stucco and metal awnings.

Garages and Driveways

11. Garages and driveways are not permitted along The Yard frontage. Garages, driveways

and parking for those residential units with park frontage shall be located behind the unit

away from the park.
12. Alley-load and non-traditional subdivision
layouts that minimize automobile prominence
and create a more urban and active environment
are encouraged within the Village Center Low-
and Medium Density residential zones.
13. Deviations from setback requirements will be
considered on a case-by-case basis to allow for
innovative subdivision layout that meet these
objectives based on a finding that adequate unit
separation for light, air and ventilation and private
open space is still maintained as determined by
the Community Development Director. Where

Alley-load design is encouraged within the Village
Center Residential Zones to minimize vehicle

prominence and enhance the pedestrian realm. ] ) o
Alley design should include landscaping and projects are located adjacent to existing
decorative fencing, taking into account waste bins residential development, setback standards shall

and other elements that may require screening or be maintained except as provided for in Chapter
storage. 7, Section 74.1.2, Minor/Administrative
Modifications.
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PART 3: DESIGN STANDARDS AND DESIGN GUIDELINES FOR THE
VILLAGES DISTRICT

The following guidelines provide site planning and design st
direction for all land use zones within The Villages District.
These zones include LDR, MDR, HDR and HCR/CCO.
Section 3.5.11 provides standards and guidelines that
apply broadly to all residential zones, In addition, 3
sections of Special Character Guidelines are provided for T
zones of HDR, HDR/CCO, for MDR and LDR sites located in o /
East Villages and for LDR sites located in the North Village. iy T
The “Special Character” guidelines are intended to
enhance or in some cases supersede the broader
Residential District guidelines. If conflicts arise between the
General Guidelines and the Special Character Guidelines,
the Special Character Guidelines shall take precedence.

L VEMDR
[
\ VMU vemor
,_,j SRR RUAD

{F 1 HDR/.;_:Q }
3.5.12 General DS/DG for all Residential | ® \E\ |
District Zones (LDR, MDR, HDR, HDR/CCO) = T;—_H“L;—

A. Neighborhood/Site Design
Building Orientation and Setbacks

1. Homes, including multifamily projects,
should be oriented to the street, open space, or
common areas. All structures should have one

primary entry that faces the street; additional
entrances may be located to the side or rear.
2. Within Medium and High Density Residential
zones, buildings should be located at or near
the required minimum setback to enhance the
streetwall and activate the public realm.
3. Front yard setbacks along a street may vary
by up to 25 percent, subject to the setback
Subdlivisions designed around and fronting shared reqUirements for residential uses, to create an
open space are encouraged within the Village District.  interesting and attractive street edge and
support visual continuity on the block.
4. Active living spaces including community spaces, recreation rooms and gyms should be
oriented to the front of the home/unit and at the ground level in multifamily projects.
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5. Enhanced entryway features such as porches, stoops, balconies, decorative
landscaping/paving at entryways,
windows, and other architectural
elements should be incorporated
to enhance the pedestrian-scale
and character of the street.

6. For multifamily housing
development, the minimum
building separation should be
maintained to provide sufficient
privacy between units, private
outdoor open space and
balconies. Windows, balconies,
patios, and courtyards should be
oriented to protect the privacy of  geyated front stoops help distinguish between the public
users and reduce unwanted noise  and private realm.
between units.

Lot and Building Variations

7. For detached single family lots in MDR and LDR zones, building elevations should be varied

to create interest along the street and include:

e A mix of single, two and three-story units along a block, where appropriate;

e Variation in the homes along the same street with different building heights, setbacks,
massing, and roof shapes;

e Avoidance of repetition of identical floor plans or elevations in homes next to each
other;

e Street corners suited for architectural treatments that engage the street, such as
windows, wrap around porches, and other ground roor building articulation.

8. For multifamily housing in MDR & —
and HDR zones, building design
should incorporate varied wall
planes, scale and massing.

9. Where adjacent to single family
or lower-density  residential
development, building scale and
massing should be compatible
with the character, rhythm,
height, and massing of adjoining
single family or lower density
development. The height
differential between any two
adjacent parcels shall be no more than two stories or 25 feet, whichever is less, within 25
feet of the parcel line.

Varied wall planes, scale and massing should be used to
break up and add interest to multi-unit residential buildings.
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Common and Private Open Space within Multifamily Residential Developments

11. Arrange  multi-family  residential
buildings to provide functional public and
private outdoor space for residents.

12. Common open space areas and
facilities should be conveniently and
centrally located to serve the majority of
units. Amenities such as pools, club
houses, or other recreation areas,
common patios or greens, seating, picnic
spots, tot lots, community garden boxes,
and walking paths should be
incorporated, where appropriate, to serve

different age groups and/or the
Multifamily residential units should be designed around anticipated residents of the development.
common open space incorporating walking paths, garden
boxes and seating areas for resident enjoyment.

3

13. Private open space, such as front yard area patios, stoops, porches, backyards, and
balconies (for upper story units) is encouraged, contiguous to the units it serves.

14. Private open space, where provided, should be a minimum of 50 square feet and provide
functional and comfortable outdoor living, including appropriate depths to accommodate
chairs and small tables. Personal storage spaces can be designed as an extension of the
private open space, but shall not count toward meeting private open space requirements
for each dwelling unit.

15. Private open space should be integrated into the design of building and designed and
located to take advantage of the winter sun and/or shade and breezes in the summer
months, to the extent possible.

Connectivity 4

16. For multifamily development projects, an W/

on-site pedestrian circulation system

should connect residents internally within

the development to parking areas and

open space, as well as to neighborhood
sidewalks, paths and transit stops.

17. Adjacent commercial and retail uses
should be easily accessible by way of

internal and/or mid-block paseos and

pathways that connect residents to such Pedestrian walkways should connect residents to
adjacent common areas, parks, parking areas, or

other amenities.

amenities without requiring residents to
walk to the perimeter of the block.
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18. Where residential block sizes exceed 600 feet in length, a mid-block paseo, a minimum of
20 feet wide with a minimum 8-foot-wide accessible sidewalk or pathway, shall be
provided to facilitate better internal connection for area residents.

19. Along pedestrian paths and paseos, provide pedestrian amenities, such as shade trees,
seating, lighting, and landscaping, to extend the open space area and support safe

pedestrian use.

B. Architecture and Massing
Building Materials

1. Building materials, textures, colors and
treatments should be varied to avoid a dull
monotonous fagade, but should correspond
to variations in mass and wall plane.

2. Materials should appear substantial and
integral to the structure. Materials shall be
durable to withstand weathering with age.
Non-durable materials, such as plastic, tin,
and vinyl shall be avoided, as well as highly

reflective materials. Exterior building materials should be high

3. When applicable, masonry must be applied
authentically. Masonry shall wrap corners
and terminate at inside corners. Other

quality and correspond to changes in massing
and wall plane.

material changes shall occur at an inside corners or other appropriate transition elements,

such as a fence line.

4. Stucco finishes shall be smooth or very light sand finish. Stucco foam trim, where used,

shall be smooth finish or shall incorporate a natural woodgrain texture where appropriate.

5. Heavy knock down or “lace” stucco is not
appropriate.

Building Form and Architectural Style

6. Where the distance between multi-family
buildings is 15 feet or greater, all elevations shall
be articulated with windows, frames, shutters,
and/or other architectural treatments consistent
with the primary elevation. At corner lots, side
yard facades should maintain the same level of
architectural detail as the front/primary facade.

7. Multi-family buildings should convey, through
modulation or offset planes, individual residential
uses. Porches, stoops and balconies may be used
to orient the building and residential units toward
the street.

Multifamily buildings can convey
individual residential uses through
variation in wall plane, massing, materials
and design elements such as elevated
front entryways.
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Long multifamily buildings should appear as distinct and articulated smaller buildings that
complement the scale and massing of surrounding housing. Create variations in building
facades through use of varied massing, shape, materials, and roof forms.

Building heights shall transition between larger-scale (medium- and high-density) and
smaller-scale (low- and medium-density) projects on adjoining lots or across a shared
street. The height differential between any two adjacent parcels shall be no more than
two stories or 25 feet, whichever is less, within 25 feet of the parcel line.

Shade/shadow impacts shall be minimized by stepping back upper floors above three
stories.

Windows shall be located in a manner that avoids direct views into adjacent single family
yards to respect and maintain privacy to the extent possible.

Contemporary cottage, urban farmhouse or similar and/or complementary styles are
encouraged within the lower density zones. A mix of modern and traditional architectural
styles are appropriate for higher density residential development.

Porches, Entries and Courts

13.
14.
15.

16.
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Entryways should be appropriately sized to the scale and massing of the home or building
and should provide roof cover.

Porches, verandas, and other architectural elements such as a sidelight window panel
should provide a clear sense of entry and design interest to a home.

Porches, patios, and forecourts should have a minimum depth of 6 feet to accommodate
circulation and chairs.

A pathway separated from the driveway leading from the sidewalk to the entry should be
provided.
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Doors and Windows
17. Doors and windows should be designed to add visual interest to the building elevation,
while complementing the style and architectural features of the home.
18. Windows on street facing units should

orient substantially toward the street. iz zne
Windows should be inset from the windows
should provide
wall and designed with high quality high quality
trim and details. detailing and

trim that
complement
the overall
architectural
style of the
home.

19. Exterior doors should include raised
panels, glass, transom windows, or ‘
other forms of details and articulation gy
and should be inset a minimum of 3
inches from the building facade.

Roofline

20. Variety in roof forms, ridge heights,
massing, and overhangs will give individual
character to homes and also provide an
interesting rhythm and continuity along the
street.

21. Where consistent with the architectural style
of the home, the roof form should be
articulated through use of dormers, bays,
porch roofs, clerestories, cross gables, and
hip forms that break up the roof and
provide interest along the street. Varied rooflines add interest to a neijghborhood

22. Wide overhangs are encouraged, to provide  and streetscape.
shadow and depth to building elevations.

23. Rooftop gardens, decks or patios are encouraged, in multi- family developments but
should take into account sun, and/or shade and breezes in the summer months.

Garages and Driveways

24. Garages in residential neighborhoods should be designed to be subordinate to the main
living area, yet consistent in design.

25. Homes with garages facing the street are encouraged to have the garage door offset
behind the front facade of the living area and covered porch, where provided. Alternative
designs may be appropriate where sufficient and enhanced landscape design creates a
usable outdoor living room and minimizes the prominence of a garage forward design.

26. Garage doors should include patterns complementary to the architectural character of the
house as well as windows to allow for natural light. Frosted/opaque windows may be used
to enhance security.
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27. Three car garages must separate and offset the third car garage elevation from the others
by at least two feet in width and depth.

28. Use of alternative pavement surfaces, such as concrete pavers, brick, or stone and
alternative driveway treatments, such as ribbon driveways are encouraged. Ribbon
driveways are made up of two parallel strips of paving, with a strip of grass or pervious
pavers between the paving strip, to minimize the impervious driveway surfaces to the area
where the vehicle will be driving or parking.

C. Small Lot Development
Entryways
1. Small lot and higher density subdivisions
should  provide  distinguishable  and
articulated entryways including recessed
doorways, overhead projection/awnings,
elevated stoops and/or unique paving to |
differentiate private space from the public IS
sidewalk/pathway. :
2. A separation of at least 8 feet shall be
provided between the entryway of one unit
and the nearest adjacent building wall to
allow for s'ufflaen'F .Ilght and ventilation provide distinguishable entryways through
between units. A minimum of 7 feet of the L T e R I
separated distance should be clear to the sky.  a/termative paving.
3. Address and unit identification as well as
decorative low-level lighting shall be
provided at the primary entrance.

Small lot residential development should

Private Outdoor Space
4. Small lot developments
should maximize access ,
. can be incorporated
to private outdoor space, ..
I|ght and air through the development throug/’]
use of roof decks and  low walls, appropriate

private balconies/patios. ~ Vvegetation or other
design appropriate

space delineators.

Private courtyards
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D. Sustainable Design
Energy Conservation

1.

Energy conservation strategies,
including window shading devices,
selection of colors to reduce heat
gain, energy efficient case
windows, cool roofs, high-quality
insulation and radiant barriers,
solar panels, and other features are
encouraged to reduce energy
consumption  associated  with
heating and air conditioning
during winter and summer months,
while also contributing to a local
community vernacular.

Architectural detailing
such as window awnings
or overhangs can
minimize direct sunlight
Intrusion in summer
months and reduce the
need for artificial cooling.

All housing units shall be pre-wired for electric vehicle and

solar PV systems.

Energy-Star rated residential appliances should be incorporated where appropriate.
Home and building design and placement should take advantage of passive solar

opportunities.

Builders are encouraged to use advanced house framing or optimum value engineering
to reduce lumber use and waste and improve energy efficiency in a wood framed house.

Water Conservation

6.

7.

8.

Water reduction strategies including the use of

high efficiency, low-flow fixtures and tankless water
heaters shall be incorporated.

Residential projects shall control and treat storm

water runoff onsite to the extent feasible through green
roof design, onsite bioswales and biofiltration systems or
other measures.

Recovery of graywater for on-site uses including

landscaping is encouraged

9.

Bioswales can serve as natural

stormwater filtration and attractive

landscaping within a project. 10.

Residential projects shall connect to the City's

reclaimed water system for landscape irrigation.

Install climate sensitive irrigation systems and

other water-efficient bubblers and drip irrigation systems.
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Low Water Landscape
11. Landscaping should consist of climate-appropriate

plantings, including drought-tolerant and native species ! '
suited to the Woodland community.

E. Landscaping
Residential Landscaping
1. Native plant species should be used whenever possible.
2. A variety of shrubs and groundcover species as well as a
balance of hardscape and paving should be used within
common open space areas and courtyards within
multifamily projects and along pedestrian pathways and
paseos.
3. Lawns and highly ornamental landscaping that require
frequent pruning and maintenance should be used

Native and drought tolerant
landscaping is encouraged
sparingly. throughout the Plan Area.

4. The design and location of trees and landscaping for
homes should consider opportunities for solar access and solar panels, as well as, shading
and ventilation on hot summer months.

5. Trees shall be a minimum of 15-gallon size and shrubs a minimum of 5-gallon size at the
time of planting.
6. Soil amendments shall be applied to support plant health and longevity.

Landscaping Adjacent to SR 113
7. Landscaping along SR 113 shall consist of a mix of trees, low groundcover and vine training
on all sound walls or highway adjacent perimeter fencing.

F. Walls and Fencing
Height requirements

1. Interior and Corner Lots. Only fences or walls at or under three feet, six inches (3'-6") in
height may be placed along the front yard property line or within the front yard setback
area.

2. Interior Lots. Fences or walls at or under eight feet (8'-0") in height may be placed within
the rear yard or interior side yard setback areas.

3. Corner lots. Fences and walls greater than three feet, six inches (3'-6") in height up to a
maximum of eight feet (8'-0") in height shall maintain a minimum setback of five feet
from the street side property line. Only fences and walls three feet, six inches (3'-6") in
height or less may be located within five feet of the street side property line of corner
lots.
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General

4.

11

12

13
14

All fences over six feet in height require a building
permit.

For swimming pool fencing, refer to WMC Section
17.104.100(E)

Solid masonry or block walls in the community
will be limited to those areas requiring sound
attenuation to achieve noise standards and
screening from unsightly elements, such as trash
areas. Sound walls are not expected to be
required within the Plan Area, except where ) ,

. Vines and landscaping help soften
necessary along SR 113 where adjacent to o Wb e sy el
residential development. required for sound attenuation.

The preferred edge treatment along CR 25A

adjacent to residential uses is an open style fence softened with landscaping to provide
security and privacy to residences.

Where long expanses of wall or fences are determined to be unavoidable, based on a
noise analysis, articulation of the wall with offsets or landscaping shall be implemented.
Vines shall be planted and trained on all masonry walls.

. Walls or fences along CR 25A should not exceed a maximum unbroken length of 400 feet,

without an opening for pedestrian access.

. Allowable materials for walls include:

e Stamped or embossed concrete or concrete block with patterns and colors that reflect
Woodland's local context, such as agriculture, agricultural technology, native trees and
grasses, and/or historic themes;

e Natural or cultured stone; and

e Brick or similar materials with colors that are compatible with building color themes
within the RTP zones.

. Chain link fences and wrought iron or steel fencing with points or spears are prohibited

in all residential areas.

. All wood fencing shall be protected with a colored, semi-transparent water sealant stain.
. Wood fencing in residential areas shall include a decorative cap where visible from the

public right of way (i.e. not dog eared).

G. Street Lighting
1.

Pedestrian-scaled ornamental street lights should be located along public streets and
internal walkways between housing units to provide adequate illumination for safety and
navigation. Alternatively, bollard lights may also be provided along internal walkways.
Lighting shall be directed and shielded to avoid unintended spill over onto adjacent
properties. A minimum of 1-foot candle of lighting shall be provided within parking areas,
along pedestrian pathways and at building entrances. “Hot spots” of 10-foot candles or
more shall be avoided.
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Required illumination shall at minimum meet Uniform Security Code requirements as set
forth in Title 15 of the Woodland Municipal Code.

H. Signage
General

1.
2.

Design Review approval is required for all signage.
Signage within residential zoning designations is permitted only where commercial
uses are also allowed and for multi-family/apartment developments.

Setback, Height and Area Requirements

3. Sign setback, height and area requirements are subject to the Table 3.5:
Table 3.5 Residential Signage Standards
Min
Setback Total Sign Total Sign Area
Max Sign Height from Area Per Per Business
Property Business Cannot Exceed
Line
Wall Ground Ground All All Permanent
Zone Mounted | Mounted Mounted Permanent h
h h h . Signs
Signs Signs Signs Signs
LDR, MDR,
VCLDR, 12ft 4ft 3ft - 20ft
VCMDR
HDR, 20ft 12ft 5ft The length of 175sf
HDR/CCO building
frontage x 1.5
Location
4. Signs should be considered during building design and properly scaled and located so as

10.
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not to dominate or interfere with architectural detailing and overall building facade.
Signs should consider pedestrian readability and should help identify the location of
primary entrances to the building or community.

Permanent rental or real-estate signs are not permitted.

Cabinet, box-signs and internally illuminated pan-channel letters are prohibited in
residential zones and on residential projects. Signage should be of high quality design
and materials.

Multi-tenant signage within the HDR/CCO zone should be coordinated and cohesive in
appearance including consistent sizing and lighting requirements.

Customized projecting, blade signs or under canopy signs are encouraged within the
HDR/CCO zone. Blades signs must provide at least 8 feet of vertical clearance as measured
from the sidewalk to the base of the sign.

Signs and structural features shall be subject to cross visibility requirements as outlined in
the Woodland Municipal Code and subject to review and approval by the City Traffic
Engineer.
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Text

11.

12.

Signs may only contain the name and logo or symbol of the business/residence and its
street address. Trade slogans and commercial advertisements are not permitted.

Logos shall not exceed 4 square feet in size except if it is determined by City Planning staff
that building scale or other factors, such as enhanced design and quality, warrant increased
logo square footage.

Materials and Design

13.

14.

15.
16.

17.

Signs shall be constructed using durable, fade and weather resistant materials such as
stone, tile, cast concrete, or other similarly durable masonry, metal or wood materials
consistent with the architectural design and style of the building.

Unique and creative sign design is encouraged to enhance the unique identity of the Plan
Area and residential zone.

Faded or damaged signs shall be replaced or repaired in a timely manner.

Cabinet or box signs, roof mounted signs, window signs above the second floor and pole
mounted signs are not permitted.

Feather signs, flags, banners and other attention getting signs or devices are prohibited
except in the HDR/CCO zone during grand openings, in which case they must be removed
within 30 days.

Illumination

18.

19.
20.

Signs shall be spot illuminated from the front or consist of letters, numbers, or graphics
that are halo backlit. Internally illuminated pan channels letters are not appropriate except
within the Community Commercial and Highway Commercial zones. Neon is permitted
when integrated into custom designs.

Flashing, traveling, animated, or intermittent illumination is prohibited.

Exposed conduit, tubing and raceways are prohibited. Transformers and other equipment
shall be fully screened/concealed.

I. Trash, Recycling and Enclosures
Mechanical Equipment and Trash Enclosures

1.

All mechanical equipment, service areas and trash enclosures shall be located away from
or adequately screened from public view by solid fencing, decorative landscaped walls,
and/or landscaping. Backflow prevention devices shall not be located within the public
right of way or along primary pedestrian streets.
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Enclosures - Multifamily

2. Trash and recycling enclosures within multi-
family development projects shall consist of
the same or similar design and materials as the
overall project and shall adhere to City trash
and recycle enclosure specifications.

3. Enclosures shall be located to the side or rear
of the building, away from public view and
should be separated from adjacent parking
stalls by a minimum 3-foot-wide landscaped
planter where applicable.

. . Trash and recycle enclosures should be
4. Trellis structures and vines are encouraged as  gesigned with similar or complimentary

a means of screening the sides and rear of  materials as the overall project.
trash enclosures.

5. The area around trash enclosures shall be kept

free of trash and debris.

Trash receptacles — Single Family

6. A minimum 3'x10" concreate pad shall be provided behind the fence line and away from
public view for single family trash toters and storage containers. A clear/unobstructed
path of travel from the pad to the street shall be provided for ease of disposal.

J. Circulation and Parking
Circulation and Parking

Pedestrian paths should provide ease
of access to common space, parking
areas or other amenities within or
adjacent to the project.

1. Whenever possible, separate access for pedestrians
from vehicles and high-use pedestrian walkways and
crosswalks with color or special paving treatments. Pedestrian
access should be prioritized over vehicular access.

2. Street facing driveways should be limited to 20 feet
in width or less.

3. The number of driveways should be minimized to
avoid loss of on-street parking spaces.

4. Within multi-family housing projects, pedestrian
paths should be clear, understandable and easy to navigate,
with emphasis on connecting to common open space and
adjacent public streets, sidewalks, and local destinations and
to amenities such as commercial services, transit facilities, and
the open space greenbelt.

5.Minimize the visual prominence of vehicles from the street
front by siting parking areas to the side or rear of the property
and providing smaller parking areas, rather than one large
parking lot.
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6. Parking areas including pedestrian walkways shall be illuminated for safety and security.

Parking Lot Landscape and Shading

7. On-site parking in medium- and high-density residential developments should be located
internal to the site and away from public roadways. Surface parking lots should be avoided
in favor of “tuck under” parking were feasible.

8. Proper tree variety and placement shall be designed to result in 50 percent parking lot
shading within 15 years of installation. Primary entrance roads and driveways not used as
back-up areas are exempt from this requirement.

9. Solar and shade covers are permissible in medium- and high density developments, but
should not significantly reduce the number of trees otherwise required to provide 50
percent lot shading.

10. Surface parking lots visible from the public right-of-way shall incorporate landscape
screening, trellising, low walls/fences at least 36 inches in height to continue a “green wall”
and minimize interruption to the streetwall.

11. At least 6 feet of landscaping should separate surface parking from any adjacent sidewalk
or public right-of-way.

12. Shaded sidewalks or other pedestrian walkways shall be clearly delineated by way of
landscaping and enhanced paving or design and should connect parking areas directly to
building entries.

Bicycle Parking

13. Bike racks and lockers shall be provided and located
within 30 feet of multifamily and mixed-use building
entrances, in a safe, well-lit area, and permanently
anchored to a hard, dust free surface, preferably
asphalt or concrete slab, and installed in a manner |
which allows adequate space for access to the bicycle g
and locking device, and avoid pedestrian conflict.

Alley Access
14. Rear loaded garages with alley access is encouraged

where feasible.

15. The use of pavers or stamped/colored concrete shall
be provided within alleys to provide a durable and  Bike parking facilities should be
attractive passageway and help define a shared /ocatedina visible and well-lit area

. . and permanently anchored to a dust
pedestrian experience.
. . free surface.

16. Alleys shall include a minimum of 1-foot candle of
lighting for safety and security. Address signs shall be
illuminated.
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3.5.13 Special Character Guidelines for High Density Residential Zones (HDR,
HDR/CCO)

A. Site Design
Well Defined Streetwall

1.

Building placement along Road B should provide clearly defined edges to the public realm
and activate the street.

For parcels with frontage along Road B within the HDR/CCO Zone, 60 percent (60%) of the
property shall be developed at the minimum setback line (development may be phased
over time). Exceptions may be granted to allow for well-designed outdoor space that
includes vertical and horizontal elements that simulate and maintain the appearance of a
streetwall.

Within the HDR/CCO zone, a minimum of 60 percent (60%) of the Road B frontage ground
floor uses shall consist of commercial/retail uses.

Buildings over three stories should stepback or provide a varied wall plane on street facing
upper floors (above the third floor) to maintain a human scale streetwall.

The number of limited access (right-in/right-out) driveways shall be limited to one from
Road B between CR 25A and Road C unless otherwise approved by the city, to minimize
disruption to the pedestrian environment.

On-site parking is not permitted along the Road B frontage.

Landscaped and illuminated pedestrian connections shall be provided between the HDR
zone and the North Campus Research and Technology Park.

B. Architecture and Massing
Gateway (Primary)

1.

Buildings located at or the near the corner of CR 25A and Road B should be designed in a
manner which provides a sense of arrival and should reflect the distinctive character of the
Plan area as an agricultural and technological center for innovation.

Enhanced landscaping shall be provided along CR 25A between Road B and Road D with
an emphasis at the intersection of CR 25A and Road B to accentuate this location as the
primary Plan Area entryway.

Road B Frontage

3.
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Residential and/or mixed-use residential projects with frontage along Road B in the North
or South Urban Village shall be designed in a manner so as to not "back-on” to Road B.
Windows, entryways, patios and/or other design features shall be located along the Road
B frontage to give the appearance of a primary building frontage.

Utility doors and other back-of-house items shall be avoided along Road B and CR 25A or
shall be screened from public view by decorative trellising landscaping.
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Ground Floor Articulation and Activity

\

The ground floor of mixed use buildings along Road B

5. The ground floor of all buildings,
particularly those facades facing the public
right-of-way, should support activity on the
street and bring the life of the building into
the public realm through the use of frequent
. and well defined building entryways, facade
' transparency at the street level, and through
 architectural detailing such as awnings,
canopies, recesses, and enhanced materials
and surface changes that provide an
interesting and pleasant public experience.
6. Active uses should be located on the

shall include retail and commercial uses to bring activity to

the public realm.

ground floor along the building frontage,
visible to the public realm/public right-of-
way and may include, but are not limited to
retail storefronts, cafes/restaurants, community rooms and kitchens, employee support
areas, recreational facilities, exhibition space, and lobbies.

Articulated wall planes at the ground floor along the public right-of-way or where
substantially visible to the public should be offset by at least 2 to 4 feet and may be
combined with color or material changes to provide substantial shadow lines and visual
interest and allow for enhanced landscaping along the base of the building.

C. Driveways, Parking and Service Aisles
Driveway Location

1.

Driveway placement should avoid disrupting the streetwall and pedestrian environment
and should be shared, located behind or to the side of buildings whenever possible.

Parking
2. On-site parking shall be located behind buildings and away from CR 25A and Road B.

D. Commercial and Residential Compatibility
Mixed Use Projects

1.

Where mixed-use projects include residential units in the HDR/CCO zone, special
consideration should be given to the location of noise or odor generating or visually
unappealing equipment, including vents/fans, refrigeration units and trash enclosures.
Proper screening, odor reduction and sound attenuation shall be provided to reduce
impacts and screen such equipment from residential units/view.

Commercial uses along Road B should locate at the ground floor and residential units
locate above the ground floor to minimize noise impacts to the residential units and to
maintain an active gateway area streetscape.

If residential units are located along Road B, a landscape buffer of at least 10 feet shall be
provided from back of walk.
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3.5.14 Special Character Guidelines for Low Density Residential (LDR-East
Village) and Medium Density Residential (MDR) Zones

A. Neighborhood Design
Building Orientation and Setbacks

1.

Alley-load and non-traditional
subdivision layouts that create a more
urban and active environment are
encouraged within the East Village Low
and Medium Density residential zones.
Deviations from setback requirements
will be considered on a case-by-case
basis to allow for innovative subdivision
layout that meet these objectives based
on a finding that adequate unit
separation for light, air and ventilation

Non-traditional residential design may include alley
load and cluster style development. Where

: ) ] appropriate, deviation from traditional setback

and private open space is still  sandards will be considered to support such
maintained as determined by the  development.

Community Development Director.

Where projects are located adjacent to existing residential

development, setback standards shall be maintained except as provided for in Chapter 7,

Section 7.4.1.2, Minor/Administrative Modification.

Adjacency to Harry Lorenzo Greenbelt

3.

Residential units within the East Village are encouraged to front onto the Harry Lorenzo
greenbelt or are designed in such a manner as to actively engage with the trail system
through open style fencing, patio orientation or through the incorporation of accessory
dwelling units that front on to the trail.

Residential units shall not back on to a greenbelt trail or pedestrian path/paseo and
garages/driveways shall not be located adjacent to (or front on to) greenbelt
trails/pedestrian paths.

Subdivisions between Parkland Avenue and CR 25A within the East Village shall
incorporate pedestrian connections via paseos or local roads from the Harry Lorenzo
greenbelt to the Village Center District at least every 300 feet.

Adjacency to Marston Road and Parkland Avenue

6.

3-72 |

Low density, detached single-family units are discouraged from fronting on to Marston
Road or Parkland Avenue.

Rowhouse/townhouse style residential design is encouraged in the Medium Density
Residential zone where adjacent to Marston Road.

Units are encouraged to front Marston Road creating an active, urban streetscape, but
may include a secondary alley load entrance away from Marston.

No driveways or on-site vehicle parking is permitted along the Marston Road frontage.
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10. Walk up stoops or other elements providing a vertical separation between residential units
and Marston Road is encouraged.

11. The number of access driveways between Road B and the Harry Lorenzo greenbelt should
be limited to avoid disrupting the pedestrian environment.

3.5.15 Special Character Guidelines for Low Density Residential (LDR-North
Village) Zone

A. Neighborhood Design
Innovative circulation/infrastructure solutions

1. Innovative neighborhood design concepts are encouraged throughout the Specific Plan’s
residential districts. In particular, innovative and non-traditional pedestrian paths,
landscaping and natural storm drain/water filtration systems that create a distinct, more
rural neighborhood character should be considered in the North Village.

2. Curving (non-grid) streets are permitted in the North Village as a means of creating an
organic neighborhood design. However, pedestrian connectivity should still be provided
throughout the neighborhood and to the Harry Lorenzo greenbelt and to Parkland
Avenue.

Adjacency to Hwy 113
3. Residential units that back up to Hwy 113 shall maintain a minimum 30 foot setback from
the soundwall/Hwy 113.
4. Single story homes are encouraged where adjacent to Hwy 113.

Adjacency to Harry Lorenzo Greenbelt

5. It is encouraged that residential
units within the North Village
front onto the Harry Lorenzo
greenbelt or are designed in
such a manner as to actively
engage with the trail system
through open style fencing, patio
orientation or through the
incorporation  of  accessory
dwelling units that front on to
the trail.

6. Residential units shall not back
on to a greenbelt trail or
pedestrian  path/paseo  and
garages/driveways shall not be
located adjacent to (or front on to) greenbelt trails/pedestrian paths.

Accessory
Dwelling
Units are
encouraged
along the
Harry
Lorenzo Ave
greenbelt to
actively
engage the
trail system.
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Adjacency to Parkland Avenue
7. Low density, detached single-family units are discouraged from fronting on to Parkland
Avenue.

B. Architecture

Design

Architectural styles within the North Village should help create a distinct neighborhood identity
and should generally consist of Urban/Modern Farmhouse, Contemporary Cottage or French
Country building forms and elevations.
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4.1 | OVERVIEW

The mobility and circulation framework for the Plan Area is a modified grid, complete street system
that accommodates all modes of travel in a walkable, urban environment. A seamless network of
dedicated bike/pedestrian facilities promotes convenient access between commercial centers,
residential neighborhoods, and open spaces, and allows employees, residents and patrons to choose
from a range of transportation options. The shared mobility hub creates a central point of
connection, integrating a range of transportation choices to accommodate emerging technologies.
A hierarchy of street types ensures proper performance for vehicle and alternative modes while
encouraging shared mobility options. Streetscape design standards establish the Plan Area as a
distinctive place, creating an attractive and engaging public realm.

A seamless network of dedicated
bike/pedestrian facilities promotes
convenient access between
commercial centers, residential
neighborhoods, and open spaces,
and allows employees, residents
and patrons to choose from a range
of transportation options.

This chapter describes the transportation modes, circulation networks and standards for Plan Area
roadways, public transit, bicycle and pedestrian facilities. Roadways have been designed to balance
the circulation and flow of vehicular traffic with the provision of safe and accessible facilities for
walking, biking and public transit. A modified grid street network provides circulation and access
within the Plan Area, to Spring Lake and adjacent areas of the city and distributes Plan Area traffic to
support a walkable and bike friendly community. Plan Area roadways provide circulation and
connectivity and incorporate landscape elements which provide aesthetics, shade and stormwater
management. Specific guidance for bike paths, sidewalk improvements, medians and parkways,
landscaping and other streetscape elements are defined in this chapter.
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4.2 | NEXT GENERATION MOBILITY

The digital revolution is opening up new technologies
and transforming the way goods are purchased and
delivered and how people chose to get from place to
place. For the past 75 years, the design of communities
has been driven primarily from the perspective of the
automobile user. The emergence of the shared
economy and advent of autonomous vehicles are
disrupting the traditional way of thinking about

personalized transportation. How cities adapt to and

~

plan for future transportation innovations is a topic of much discussion.

The Plan Area is designed to accommodate current systems while anticipating emerging
technologies that will offer an increasing range of transportation options for both personal and
commercial use. The Village Center will serve as a social and functional hub of the Plan Area where
all modes intentionally intersect at a “shared mobility hub”. Supported by the compact and mixed-

gLl T S ~use nature of the plan, active transportation modes are

prioritized throughout the project to promote biking
and walking as a preferred mode of choice. Streets and
path facilities are designed to provide efficient
movement while creating a stronger sense of place,
rather than compromising the human experience.
Facilities and programs will be implemented to support
a shift away from individual vehicle use and toward
active and shared mobility options in order to achieve

The Plan Area road network is designed to
accommodate alternative modes of the General Plan goal of 10% reduction in vehicle miles

transportation and as well as future technologies.  trayeled (VMT).

This section summarizes the planned facilities, systems and programs that are contemplated in the
Plan Area and will be the focus of the transportation demand management (TDM) program,
described in Section 4.2.7. Funding sources and mechanisms for the mobility amenities, programs
and services described in the following sections are addressed in the Finance Plan and Development
Agreement.

4.2.1 Active Transportation

Supported by a fine grain network of pedestrian / bicycle facilities, the WRTP promotes active and
more individualized forms of transportation such as biking, boarding, scootering, and walking. The
Plan Area mix of residential, employment, services, recreational uses proximate to each other and
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transit services make it convenient to choose
alternative transportation choices throughout the day.
Active transportation facilities or amenities at the
beginning and end of the trip destination are
incorporated throughout the Plan Area to further
encourage active transportation as a primary means of
getting around.

4.2.2 Shared Mobility Hub
The shared mobility hub, named 7he Union, will at project build out, serve as the nucleus of the
alternative transportation system providing integrated access to intra-city as well as inter-city transit
service. The Plan Area’s seamless network of roads, bike paths, and sidewalks combined with a variety
of transportation services will offer multiple choices to support “last mile” connectivity. Located at
the Village Center, The Union will be designed to accommodate a range of potential alternative

transportation choices such as:

1. Fixed route bus and micro-transit
2. Car/vanpool\parking

3. Designated car share spaces

4. Electric vehicle charging stations
5. Ride hailing services

<A
S—— P|((-JP

0] T 3 ' . Services and amenities at the Village Center such
.;+“M! IONE i RAR%
4 | y

6. Bike/scooter share docking stations

as cafés, a market and co-working spaces will
L create opportunities to further reduce vehicle
The Plan Area road network is designed| o miles traveled and enhance The Union as a place
accommodate alternative modes of transportation of connection.

and as well as future technologies.

Development of The Union will occur in phases to correspond with service demand generated as the
Plan Area builds out. Meanwhile, an increasing number of UC Davis faculty, staff, and students at UC
Davis are choosing to live in Woodland. Campus planners are seeking new ways to promote transit
and carpool options for campus-bound commuters and have engaged with the City to explore
effective alternatives to single-occupant driving. The Plan Area’s strategic location along Highway
113 at the southern-most side of the community, creates a unique opportunity to establish a
convenient point of connection for van/carpool and transit services.
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Early phases of the Plan Area’s shared mobility hub will include park and ride facilities to promote
carpooling. An illustrative layout of the shared mobility hub is provided below. As demand grows
with the employment and housing development, the full set of transit and shared mobility services
will be added at The Union.

Elevated Perspective of the mobility hub “The Union,” and Village Center — Artist Rendering

4.2.3 Fixed Route Transit Service

Development of The Union will be planned and coordinated with local and regional transit service
providers including YCTD and UC Davis Transportation and Parking Services/Unitrans. The shared
mobility hub will be the primary point of connection to fixed route bus service as part of the City's
planned pulse route system provided by YCTD's YoloBus service. Additionally, a new bus rapid transit
connection providing frequent connection to and from UC Davis and the Davis Amtrak Depot is
planned. This service will link into regional transit services connecting into high employment areas
such as downtown Sacramento/UC Davis Med Center and the Bay Area. This service will be evaluated
as part of the TDM program. Exhibit 4-1 depicts the existing and planned inter and intra city bus
routes to serve the Plan Area.
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— NORTHEAST ROUTE (40 MINUTES)

SOUTHEAST ROUTE (40 MINUTES) * PLANNED DOWNTOWN TRANSIT CENTER

SOUTHWEST ROUTE 9 (30 MINUTES)

CENTRAL ROUTE (20 MINUTES) ﬁ PLANNED RESEARCH & TECH PARK MOBILITY HUB @

NORTHWEST ROUTE (20 MINUTES)

smsmemsmes  [NTRACITY EXTENSION TO WOODLAND
RESEARCH & TECHNOLOGY PARK

smsssssdp  INTERCITY ROUTING 0.75mi .375mi 0 0.75n

— —

EXHIBIT 4-1: INTER- AND INTRA-CITY BUS ROUTES

4.2.4 Micro-Transit Service

On-demand shuttle services are supplementing, and in some cases replacing, intra-city fixed route
transit service in communities across the country. Woodland and YCTD will be piloting a micro-
transit service in 2021 which will inform the future application and expansion of this transportation
amenity in the community. The Plan Area is planned and designed to anticipate this service which
will not only offer an additional option for “last mile” connection to the shared mobility hub but also
provide residents and employees with the flexibility to choose alternative transportation options for
primary commute trips and utilize on-demand services for ancillary trips throughout the day.

4.2.5 Vanpool/Ride Share

To supplement transit services, particularly in the earlier phases of the Plan Area build out when
ridership numbers have not reached critical service demand levels, park and ride lots will be utilized
to support vanpools and ride sharing. Additionally, dedicated parking spaces for car/vanpool and
ridesharing will be required for large employment uses. Supplemental funding may be needed
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initially to subsidize these services and build ridership demand. Funding from UC Davis and the Plan
Area’s transportation demand management (TDM) program could be key sources of funding to
support these services.

4.2.6 Vehicular Travel

The Plan Area accommodates automobiles yet, is intentionally
designed to reduce their use through a combination of a modified
grid street network and alternative transportation services/amenities
that promote alternate mode choices. To further reduce impacts of

automobile use, the plan integrates infrastructure and development
standards that support zero emission vehicles and car share programs
that will reduce reliance on individual vehicle ownership. The

following examples of current, and/or future, innovative 0
transportation solutions will be deployed to help reduce vehicular use V) -

and GHG emissions.

1. Electric Vehicles. Every parking lot and garage within the To reduce impacts of
Plan Area will be EV ready for the addition of charging automobile use, the plan
facilities. Dedicated EV parking stalls will be placed near integrates infrastructure

and development

primary entrances, key points of destination, and at park standards that support

and ride/transit stops. zero emission vehicles
Car Sharing Services. On and off-street parking spaces in and car share programs
key locations will be dedicated to car sharing, or similar that will reduce reliance

. . . . . on individual vehicle
services, in cooperation with existing and future successful _
ownership.

private car sharing vendors such as ZipCar, GIG Car and City
CarShare.

2. Ride Hailing Services — Designated curbside zones for ride hailing (i.e. Uber/Lyft) will be

strategically located at the Union and other locations within the Plan Area.

3. Smart Parking — Use of intelligent parking management technologies, such as Woodland-
based JAPA, may be employed in high demand parking areas to monitor utilization, inform
drivers of available parking spaces, and offer adaptive time limit and permitting options.

4.2.7 Transportation Demand Management

Reduction of personal vehicle use and an overall vehicle miles reduction travelled by 10% will be
achieved through a variety of project features and services such as the ones described in this Chapter.
A Transportation Demand Management (TDM) program for the project will be adopted prior to the
first tentative map to guide the build out of the Plan Area and the phased implementation of
enhanced mobility facilities and programs.
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4.3 | MOBILITY AND CIRCULATION NETWORK OVERVIEW

Proposed land uses, densities and the individual district character described in Chapters 2 and 3 have
a close connection to streetscape design standards described in this chapter. Together, land use
patterns and streetscape contribute to a sense of place by ensuring that local streets are not over-
or under-designed to accommodate both local and through traffic, and parking demand generated
by development. Further, streetscape design, including greenbelts and pedestrian paseos, help create
a cohesive community identity, enhanced with landscaping, street furniture and lighting, entryways
and public art.

The street and path networks for the Plan Area have been carefully designed to support the
distribution and function of various uses within the land use districts while also serving as a primary
place making feature. Each district is associated with unique types of travel demand which is served
by a highly connected hierarchy of streets and pedestrian / bicycle paths. The envisioned circulation
networks and street hierarchy is shown on Exhibit 4-3, followed by the street cross section designs.
As the Plan Area develops, specific street sections may require minor modifications in response to
unique or unforeseen circumstances. Minor modifications to the street sections included in Section
4-5 shall be subject to review and approval by the Community Development Director in consultation
with the City Traffic Engineer. Providing all modes of mobility equal consideration while emphasizing
active and alternative transportation options is a primary goal of the Specific Plan and the 2035
General Plan. Figure 14-16: Table 3-2 from the 2035 General Plan, summarizes the mode priority.

The overall Mobility and Circulation Network and streetscape program consists of the Active
Transportation Network and the Roadway Network. The Active Transportation Network includes
descriptions of the facilities such as multi use trails, paths, on street bike lanes, shared use marking
and pedestrian promenades and sidewalks. The Roadway Networks describes the street hierarchy of
Principal Arterial Streets, Minor Arterial Streets, Collector Streets, Local Streets, Alleys as well as
Roundabouts / Enhanced Intersections and Streetscape Design Features.
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4.4 ACTIVE TRANSPORTATION NETWORK

The Plan Area's active transportation network is
comprised of dedicated on-street and off-street facilities
that provide both transportation and recreational
benefits, as depicted in Exhibit 4-2, Active Transportation
Network. The Plan Area’s interconnected system of
sidewalks, bike lanes and multi-use trails/paths are
intentionally designed to link seamlessly throughout the
Plan Area and to the shared mobility hub promoting

more active and healthier transportation choices.
Dedicated on- and off-street bike facilities wiyl  EnNhanced crossing features and roundabouts will be

allow both transportation and recreational used where the active transportation network intersects
benefits for Plan Area residents and . .

with the primary roadway network.
employees.

The backbone of the network is the 4.9 miles of Class 1 facilities distributed throughout the Plan
Area, creating a system of greenbelt trails and more formal multi-use paths. A primary feature of the
network is the north-south greenbelt spine that serves as a key connector of existing and planned
trail networks. Abandoned portions of Harry Lorenzo Avenue will be converted to greenbelt and
integrated into a linear greenway connecting existing trails that
extend east-west along CR 25A, Marston Ave, Parkland Avenue,
and Farmer's Central Road.

The planned bike and pedestrian overcrossing at the north
boundary of the Plan Area will offer safe and convenient access
across HWY 113 and connection to the west side of the community
via the Woodland Parkway. The future Parkland Avenue
overcrossing will provide an additional Class 1 path creating
connection between future development of the Specific Plan 1
Area on the west side of HWY 113. The Plan Area is also a key
point of connection to the future Woodland-Davis Bikeway /

Alternative Transportation Corridor that is envisioned to provide
an off-street path between the two cities.
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EXHIBIT 4-2: ACTIVE TRANSPORTATION NETWORK
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4.4.1 Active Transportation Facility Design
The design of the Plan Area's
transportation facilities have been carefully

active

considered to relate to the street and land use
context, reinforcing biking, walking, and other
alternative transportation choices as an integral
feature of the Plan. The following design
standards and section details describe the
characteristics of the network’s hierarchy of trails,

paths, lanes and shared lane markings.

1. MULTI-USE TRAILS

The Plan Area’s greenbelt and linear greenway
network consists of 3.1 miles of class 1 Multi-Use
Trails. These facilities are more informal in nature
with a 10-foot wide shared use path that gently

The Plan Area’s active transportation network includes
3.1 miles of multi-use trails and greenbelts, allowing
residents and employees the ability to travel
throughout the plan area comfortably on a bike,
walking, or by way of other non-vehicular modes of
transportation.

meanders through landscaped open spaces. The overall width of the greenbelts and greenways shall

vary to reinforce the more informal nature of these spaces. The larger greenbelts are at least 50-feet

in width and shall be no less than 24-feet at neighborhood connectors or where located along the

street right-of-way. The Multi-Use trails include a 2-foot gravel shoulder or low landscape edge with

bi-level motion sensing LED path lighting. Trails will be well shaded with trees and have amenities

such as exercise stations, benches, drinking fountains and occasional open turf areas to encourage

passive and active recreational use.

LOW LANDSCAPE
10.0'

2.0' GRAVEL OR \, «{

MEANDERING '
TRAIL

50" MIN.*

2.0' GRAVEL OR

LOW LANDSCAPE

TYPICAL GREENWAY WITH MULTI-USE TRAIL

* 24" MINIMUM WHEN TRAIL IS ADJACENT TO A STREET RIGHT—OF-WAY
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2. MULTI-USE PATHS

The Plan Area’s greenbelt and linear
greenway network transitions to a
more formal path facility within the
more active urban areas of the plan.
The 1.8 miles of Multi-Use Paths are
a linear 10-foot wide shared use
path that anticipates a higher
utilization by all modes including
bikes, scooters, pedestrians, and
other forms of active transportation.

A 2-foot clear recovery zone shall be

A more formal and linear network of multi-use paths through the Plan
Area’s active urban areas anticipate higher utilization by bikes, scooters
and pedestrians. path. Where adjacent to private use,

maintained on both sides of the

the recovery zone may be
incorporated within the front setback and may consist of a clear pedestrian zone, free of street
furniture or other fixtures, or low landscaping. Lighting will be integrated with the street lighting
system and supplemented with pathway or bollard lighting where needed. Bike parking, scooter
docs, and transit shelters will be strategically located along the Paths to support utilization of

alternative transportation modes.

2.0' GRAVEL R | |_ 100

LOW LANDSCAPE ' 'STRAIGHT Boricl,
PATH LIGHT
2.0° GRAVEL OR
LOW LANDSCAPE
VARIES *

TYPICAL GREENWAY WITH MULTI-USE PATH

* 17 MINIMUM WHEN PATH IS ADJACENT TO A STREET RIGHT—OF-WAY
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3. THE PROMENADE

The tree-lined Multi-Use Path that runs along the east edge of The Yard is called The Promenade.
This Path will serve as a connection for bikes and pedestrians between Road E and Marston Drive.
Medium and low density residential units in the Village Center will have front entries facing across
The Promenade into The Yard to help create an active and more urban open space. The Promenade
will have an accentuated pavement treatment, lower level pathway or bollard lighting, and more
frequent placement of benches. Portions of the Promenade may allow limited vehicle access but will
be clearly designated predominantly for pedestrian and bicycle use.

4. BIKE LANES

The Active Transportation Network contains 3.5 miles of class Il on-street bike lanes. The minimum
width of the lanes is 6-feet for designated bike lanes on collector streets. On arterial streets such as
Road B, Parkland, and CR 25A where traffic speeds and volumes are higher, bike lanes are 8-feet wide
and have a 2-foot buffer on the vehicle lane side. Green lane markings will be used along CR 25A
and Road B to further identify the on-street bike facilities.

5. SHARED LANE MARKINGS

Shared lane markings such as
sharrows will be used to accentuate
the shared nature of these streets.
On collector and local streets within
the lower density residential
neighborhoods that serve as key
bike  corridors, shared lane
markings consistent with the best
practices and standards articulated
within the MUTCD will be used.

Class Il and IIT bike facilities will be delineated by street markings using
best practices from MUTCD.
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4.5 ROADWAY NETWORK AND STREET HIERARCHY

The Plan Area’s roadway network is a hierarchy of Principal Arterial, Minor Arterial, Collector, and
Local Streets that provide seamless connection into and out of the Plan Area. Roadways are planned
to accommodate the specific travel modes prioritized relative to the land uses they serve. Each
roadway is also uniquely designed to reinforce the character of each District and support the creation
of a distinctive sense of place. The primary roadway network is shown in Exhibit 4-3.

Street Typology | Street typologies expand upon the functional classification and take into
account street context, land use context, and travel mode prioritization. This typology ensures that
the applicafion of street standards consider a street's relation to surrounding land uses,
appropriate travel speeds, and the need to accommodate multiple fravel modes and user
abilities.

Mode Priority
Street Type High - Low

Principal | .. © 6 e

Arterial Industrial g @ @ @
Minor Residential Y ———— Equal Priority ———
Arterial Mixed-Use Egg —— Equal Priority —————|
Commericial @ —— Equal Priority ———

Industrial ﬁ @ @ @
Collector Residential 'ﬁ‘ ———— Equal Priority ———
MiedUse [ES ~ +——— Equal Priority ——
Commericial ——— Equal Priority ————

Industrial ﬁ @ @ @

Local Residential (1o} 0 @ @
Mixed-Use Ega 6 @ @
Industrial ﬁ @ @ @

Equal Priority: Recognize the importance of all transportation modes.
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EXHIBIT 4.3: ROAD CIRCULATION DIAGRAM
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4.5.1 Principal Arterial Streets
A Principal Arterial Street provides mobility for higher vehicular traffic volumes while maintaining a
comfortable bike and pedestrian experience.
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EXHIBIT 4.4: PRINCIPAL ARTERIAL STREETS KEY MAP

1. PARKLAND AVENUE

Parkland Avenue, depicted on the key map above, is the only principal arterial street within the Plan
Area. This street segment is the primary connector into and out of the Plan Area from the north,
intersects with Pioneer Avenue and Heritage Parkway at the Spring Lake Village Center, the hub of
the arterial network in the Southeast Area.

The roadway network will extend Parkland Avenue from Harry Lorenzo Avenue (HLA) to Road B where
it will ultimately extend west over Highway 113 (HWY 113). It is anticipated that the segment from
Road B to East Street, including the Hwy 113 overpass, will be completed with the build out of General
Plan Specific Plan Area 1B, and the necessary right-of-way within the Plan Area will be dedicated as
part of the Project infrastructure requirements.  Parkland Avenue will continue west from HLA as a
4-lane Principal Arterial with a landscape median, buffered on-street bike lanes, Class 1
bike/pedestrian paths and landscape strips on either side of the paths as illustrated in Section A-A.
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Parkland Avenue will serve a primary connector between The Parkland Avenue extension will continue with on-
the existing Spring Lake neighborhood to the east and street and Class I bike facilities between Harry Lorenzo
the Plan Area. and the future pedestrian overcrossing.

BIKE

LAME® LAME® PATH
1340

RAW AW

PARKLAND AVENUE - 134’

HARRY LORENZO AVENUE TO ROAD B

*E' BIKE LANE IS COMPOSED OF 2' BUFFER AMD 6" BIKE LANE
**(" CLASS | PATH AT ROAD B TRANSITIONS TO 5 SIDEWALK AT BASE OF PARKLAND AVENLE
EMBAMEMENT SLOPE TO OVERPASS

From Road B to HWY 113, Parkland will transition to an overpass, narrowing to two lanes with
buffered on-street bike lanes, planting strips and a 10-foot multi-use Class 1 bike/pedestrian path
on the south side of the street. This transition is illustrated from east to west via Street Sections D-D
and B-B. The western extent of Parkland Avenue and adjacent right-of-way, is designed in

anticipation of future extension across HWY 113 to East Street.
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5.0'[5.0° 7.5’u| 8.0 | 1.0 ‘ 1.0° ‘ 8.0 |7.5'# 100 |50
R "BKE : “BIKE '
LANE* LANE*
78.0'
R/W R/W

PARKLAND AVENUE - 78"
SECTION A-A TO SECTION B-B

*8' BIKE LANE IS COMPOSED OF 2' BUFFER AND 6' BIKE LANE
**PARKWAY STRIP @ OVERPASS TOE OF ABUTMENT SLOPE

The intersection of HLA and Parkland Avenue will be improved with signalized controls and enhanced
bike and pedestrian facilities to provide greater safety and comfort to users of the adjacent north-
south greenbelt. The signalized intersection at Road B and Parkland Avenue will be similarly
improved with features to enhance safety and comfort for bicycles and pedestrians.

Transit (Bus) shelters and turn-outs will be provided between HLA and Road B as required to provide
service to planned transit routes.

VARIES 56.5' VARIES

PARKLAND AVENUE - VARIES
SECTION D-D TO HWY 113
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4.5.2 Minor Arterial Streets

Minor Arterial Streets CR 25A and Road B, as depicted on key map below, provide mobility for higher
traffic volumes than local roads, but lower traffic volumes and speeds than Principal Arterial roads.
These roadways will serve as critical components of the Alternative Transportation Network, serving
as key entryways and placemaking streets as well as the primary transit connections. Access from
parcels onto these roadways is limited to reduce points of conflict, smooth the flow of traffic, and
enhance urban design.

P - w— —— i RIGHT OF  STREET ND, OF
= SECTION WAY [FT.) CLASSIFICATION LANES
o g AA 1M ARTERIAL 4
= B-B 7E-TBD  ARTERIAL 2
a0 | Ci1-C1 B4 COLLECTOR 2
Wiy o M c2.c2 7§ COLLECTOR 2
D DD ARTERIAL 2
o Dyl ﬂ“‘]‘j E-E 1T MINOR ARTERIAL 4
4
i3 I F-F i COLLECTOR 2
]
R~ 1on 5@ ' G-G 1135 MINOR ARTERIAL 4
THOL2 ko i3 HH 72 COLLECTOR 2
K 9z
/ @ 2 iz Il i1 COLLECTOR 2
/ i S Jd " COLLECTOR 3
I
/ ) \ / K1-K1 g COLLECTOR 2
VCOS
A o K2K2 6o COLLECTOR 2
/ G vaor [ Z
i 0E o 9 i LS COLLECTOR 2
! ry z
o we [l Kty g MM 7o COLLECTOR 2
R . S
F /e - z NN 116 MINOR ARTERIAL 4
z o £ 00 128 MINOR ARTERIAL 4
/ <L MARSTON_- C1
i = - 2L PP 120 MINOR ARTERIAL 4
| | veor ool o C I 0 754108 MINORARTERIAL 4
u
L F1ROADC 5 — R-R 78 MINOR ARTERIAL 4
N W
O S} PR | 2. i3 — 5.S 53 MINOR ARTERIAL 2
< o o2
2 oo (MG oo oyt 22 — T 5 MINOR ARTERIAL 2
E o i
HlH o ElE e 1=
1 Tl 8 (DET PONG)
e ‘f" SO cr sk E SIGNALIZED INTERSECTION
INTERCHANGE =) = R s T
CONFIGURATION ’]‘ I;I7 I;I 0 ROUNDABOUT
i i
oG LA
L
0 500 1000

FEET

EXHIBIT 4-5: MINOR ARTERIAL STREETS KEY MAP
1. COUNTY ROAD 25A

County Road 25A (CR25A) serves a prominent role as the primary entryway into the Research and
Technology Park as well as the southernmost gateway to Woodland. As depicted on Exhibit 4-3,
Circulation Diagram, roundabouts are proposed on both the east and west sides of the HWY 113 /
CR25A interchange to smooth the flow of traffic and create a more distinctive visual entry experience.
A Class 1 Multi-Use Trail will be built on the north side of the roadway extending the existing trail in
Spring Lake to the embankment approach to the HWY 113 overpass.
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The transition from the interchange to CR25A itself will consist of four lanes of traffic with a 16’ wide
median as illustrated by Section N-N. Right-of-way for this transition segment is designed to add
future pedestrian walkways buffered from the roadway via a tree-lined landscape strip. Between this
transition and Road B, CR25A will have four lanes of traffic, turn pockets, buffered on-street bike
lanes and a 16" center median island, illustrated by Sections O-O, P-P, and Q-Q. The signalized
intersection of Road B and CR 25A is the main entryway into the Plan Area and will included enhanced
pavement and monument features to accentuate its role as a prominent entryway.

AC DIKES WITH PERIODIC
PNCURB CUTS (FUTURE CURB
AND GUTTER) (TYP)

=S S
i 7_'; 7777777 | ‘ 12,0 | 12.0 | 16' | 12.0' ‘ 12.0' ‘ | ) ,,,,.’,,,, ik
-0 ) " 80 ' BYPASS ' THRU ' " THRU " BYPASS ' 8.0° ' " g8.0
SHOULDER LANE LANE  SHOULDER |
116" EXISTING CALTRANS ROW
NORTH SOUTH
R/W R/W

CR 25A - 11¢'
HWY 113 TO TRANSITION

AC DIKES WITH PERIODIC
CURB CUTS (TYP)

2.0 15.0' 8.0 |2| 5|5 ‘3‘ 7.0 ‘2‘ 1o ‘ 12.0' | 16’ | 12.0 ‘ 1.0 ’2| 7.0° 3'| 5 |5 |2| 8.0’
™ ACCESS T T IBKE ' THRU ' THRU ' TTLEFT T THRU T BIKE | T L o
ROAD* LANE LANE 23.0°%
36.0 23.0'
EASEMENT 126.0°
NORTH SOUTH
R/W R/W
CR 25A - 126'

TRANSITION TO ROAD A

*  PRIVATE ACCESS ROAD TO EX. AGRICULTURAL WELL. MAY BE ELIMINATED IN
FUTURE IF WELL IS NO LONGER IN USE OR ALTERNATE ACCESS IS PROVIDED.
# RESERVED FOR FUTURE CURB, GUTTER AND 10’ MIN LANDSCAPE STRIP
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10.0' |2| 10 | 70 |2| 1m0 | 120 |4 120 ‘ 12.0' | 1.0 ‘2‘ 7.0 | 10 ‘ 8.0
) ', BKE' ' TRU ' THRU '~ ' LEFT " LEFT ' THRU ' ' BIKE ',
22.0 LANE LANE 18.0
120.0'
NORTH SOUTH
R/We* R/W
CR 25A -120'

ROAD ATOROAD B

*2' CLEAR RECOVERY ZONE WILL BE REQUIRED WITHIN THE PRIVATE LANDSCAPING
NORTH OF PATH
*NO DIRECT ACCESS TO CR 25A FROM ABUTTING PROPERTY TO THE NORTH

=]
1000 (2] 10 70 2] 1o | 1.0 2’| 7.0 | VARIES
R BIKE ' ’ " TBKE T 13 MIN.
LANE LANE
VARIES 2.0'-22.0' VARIES 53.0'-116'**
NORTH SOUTH
R/W R/W

CR 25A - VARIES
ROAD B TO SOUTH REGIONAL POND - WEST

*2' CLEAR RECOVERY ZONE WILL BE REQUIRED WITHIN THE PRIVATE LANDSCAPING
NORTH OF PATH

**ROAD TO INCREASE AT INTERSECTION WITH ROAD B TO ACCOMMODATE THE
FOLLOWING LANES: WESTBOUND LEFT TURN, WESTBOUND THROUGH, AND
WESTBOUND THROUGH/ RIGHT. TRANSITION LENGTH TO TWO LANES TBD, ESTIMATED
TO BE BETWEEN 500-1000"

East of Road B, CR 25A will taper to a two-lane road with roundabout intersection control at Road D,
where it will continue east and extend to Parkland Avenue. The two-lane segment within the limits
of the Plan Area are illustrated in relation to various adjacent storm water collection facilities, as
illustrated by Sections R-R, S-S, and T-T below. The Plan Area infrastructure financing plan will include
the completion of CR 25A from Hwy 113 to CR 102.
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CURB AND GUTTER WITH
PERIODIC CURB CUTS (TYP)
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2. ROAD B

Road B is a Minor Arterial street that functions as the main spine through the Plan Area linking
employment, commercial, residential, and recreational uses. As the most prominent street in the
Plan Area, the design and overall experience of Road B for all users is to be distinctive and reinforce,

rather than detract from, the sense of place.

All intersections along this roadway are signalized to ensure efficient flow of traffic but also support
safe and convenient travel of alternate modes. Enhanced pavement, landscape and aesthetic features
will be provided at each of the intersections.

ROAD B - 111'

ROAD 25A TO MARSTON DRIVE & ROAD E TO PARKLAND AVE

*8' BIKE LANE IS COMPOSED OF 2' BUFFER AND 6’ BIKE LANE

*2' CLEAR RECOVERY ZONE WILL BE REQUIRED WITHIN THE PRIVATE LANDSCAPING

*#16" WDTH AT ROAD B/ CR 25A INTERSECTION, WITH THE LENGTH OF THE WIDENED MEDIAN TO MATCH TURN
POCKET LENGTH
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CR 25A to Road C. Beginning at the intersection of CR 25A, the primary entryway to the Plan Area,
Road B's character is that of a shared use roadway with two vehicle lanes in each direction, buffered
on-street bike lanes, and off-street Class 1 Multi Use Paths. A generous 14-foot wide tree lined
median extends the length of Road B complemented by 8-foot wide tree lined landscape parkways
on both sides of the street separating the roadway from the multi-use path. Driveway access is
limited to no more than two right-in and right-out driveways on each side of the road within the
block. See Section E-E.

Road C to Marston Drive. The character of Road B between Road C and Marston is similar to the
segment to the south but transitions to a more urban character on the east side adjacent to the
Village Center. See Section E-E. The shared mobility hub, The Union, is integrated into the 8" wide
planter strip zone and provides accommodations for bus transit and ride hailing services. The multi-
use path changes in pavement design and is signed to slow bicycle speeds as it passes through The
Union The path merges with the on-street bike lane north of The Union where the sidewalk zone
transitions to a pedestrian only zone with outdoor dining and other enhanced streetscape features.

The intersection of Road B and Marston Drive is the heart of the Plan Area plan where the Village
Center, The Yard, and the North Campus District meet. Special emphasis on the design of this
intersection will be made and will include enhanced pavement treatments to highlight the bike and
pedestrian crossings, lighting, landscaping, and architectural/public art features. Driveway access
along Road B, from Road C to Marston Drive, is limited to
a single right-in and right-out driveway on each side of
the block and located to avoid conflict with transit
facilities.

Marston Drive to Road E. This segment of Road B spans
the entire west edge of The Yard and the park facing
frontage of the North Campus District. The character of
this segment of Road B is significant as it functions as a
visual extension of The Yard while maintaining its role as
the primary north-south road through the Plan Area. The
roadway consists of two vehicle lanes in each direction,
buffered on-street bike lanes, and on street parking on
the east side. An off-street Class 1 Multi Use Path along
the frontage of the North Campus District offers

convenient bike and pedestrian access for employees. A An enhanced intersection and mid-block
5'6" sidewalk provides pedestrian access along the west — €r0ssings along Road B will offer safer

. . . pedestrian access to and from The Yard,
side of The Yard which is buffered by 24 feet of bike lane, .00 conter and Tech Park campus.
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parking and planter strip. Further enhancing the corridor and visually extending the park is a
generous 14-foot wide tree lined median. See Section G-G.

An enhanced intersection is planned midway along this segment of Road B to provide access to the
North Campus District and offer controlled access across the roadway for bikes and pedestrians.
Additional pedestrian and bike only crossings will be integrated between Marston and Road E to
offer safe and convenient access between the North Campus District and The Yard. Driveway access
for the Plan Area uses adjacent to this segment of Road B are discouraged and shall be consolidated
where needed and restricted to right-in and right-out movements only.

go | MO ‘ 1.0 ‘ 14.0'

135
R/W R/W

ROAD B - 113.5'
MARSTON DRIVE TO ROAD E

* INCLUDING MID-BLOCK BULBOUT FOR PEDESTRIAN CROSSING (LOCATION TBD)
**  INCORPORATE TWO RIDE SHARE TURNOUTS
#+  INCORPORATE BIKE SHARE PODS AT STRATEGIC LOCATIONS (TBD)

Road E to Parkland Avenue. The segment of Road B from Road E to Parkland Avenue will serve as
the primary vehicular access point into the Plan Area from the north. The intersection of Road B and
Parkland will be enhanced with pavement markings and gateway features to enhance bike/
pedestrian safety and highlight this location as a point of entry to the Plan Area. To minimize
conflicts, driveway access is limited to a single right-in and right-out driveway on each side of the
block.

The roadway consists of a 4-lane road with on-street buffered bike lanes, similar to Road B between
CR25A and Marston (See Section E-E on page X). A Class I Multi-Use Trail connects the trails on
Parkland Avenue to Class I facilities that provide access to heavily used destinations of the North
Campus District and The Yard. The design of the roadway is enhanced with by a 14-foot wide tree
lined median complimented by 8-foot wide tree lined landscape parkways on both sides of the street.
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CR 25 A to Road G. South of CR 25A, Road B transitions to a Collector Street with two travel lanes
and buffered on-street bike lanes. The initial 250 (+/-) feet south of CR25A will include a 4’ wide
median and 12’ northbound turn pocket at the entry. This segment of Road B serves as the primary
entry into the South Campus District where it provides access to Highway commercial and lower
intensity research park flex uses. See Section H-H.

80 | 80 | 8.0’ ‘ 12.0° ‘ 12.0 | 8.0’ ‘ 80 | 80
“BKE ' ! BIKE '
LANE* LANE*
72.0°
R/W R/W

ROAD A,ROADB & ROAD G -72'

SECTION H'- H' (ROAD B, SOUTH OF CR 25A) IS COMPOSED OF THE FEATURES IN SECTION H-H
PLUS A 4' WIDE MEDIAN AND A 12' WIDE NORTHBOUND LEFT TURN POCKET FROM CR 25A
EXTENDING 250' SOUTH OF THE INTERSECTION - 76’

#+ 48" BKE LANE IS COMPOSED OF 2' BUFFER AND 6’ BIKE LANE
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4.5.3 Collector Streets

Collector Streets (Marston Drive and Roads A, C, D, E, F, G and B south of CR 25A) provide for relatively
short distance travel between and within neighborhoods, and have lower speeds and traffic volumes
than arterials. Driveway access to collectors is limited less than on arterials but may still be
discouraged on certain segments to limit circulation conflicts. Street design and character of each
of the Collector Streets in the Plan Area are described in more detail below.
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EXIBIT 4-6: COLLECTOR STREETS KEY MAP

1. MARSTON DRIVE

Marston Drive connects the Village Center of the Plan Area to Spring Lake neighborhoods and
provides convenient access for residents of both areas to employment, retail, services, parks and
open spaces. Marston Drive transitions in character from that of a residential street in Spring Lake
to an urban mixed-use street at the core of the Plan Area. The segment of Marston Drive from Harry
Lorenzo Avenue to Road B includes two travel lanes, parking lanes on each side of the roadway,
planting strips, a 10-foot Class 1 Multi-Use trail on the south side and a 5¥2-foot sidewalk on the
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north (Section C1-C1). A roundabout at the intersection of Road D and other traffic calming
measures will be utilized to keep speeds low while allowing smooth circulation. Enhanced paving
and pedestrian safety features will be installed at the greenbelt crossing to slow traffic and provide
for ease of bike and pedestrian connection across Marston Drive. Driveways for single family will not
be permitted and all other driveway access points shall be consolidated to minimize ingress and
egress conflicts.

5.o'| 5.5" 7.5 | 7.5 |6.0'| 1.0 | 11.0' ‘s.o" 75 |7.u' ‘ 100"
' ' "PRK'G ' BIKE' ' "BIKE " PRK'G ' "CLASS |
LANE LANE PATH
84.0'
R/W R/W

MARSTON DRIVE - 84"

HARRY LORENZO AVENUE TO ROAD D

#2' CLEAR RECOVERY ZONE WILL BE REQUIRED WITHIN THE PRIVATE
LANDSCAPING SOUTH OF PATH

¥ " *
e - - o ‘ P o
|
5.5" 7.5 | 7.5 |s.o'| 1.0 ‘ 1n.o |s.u" 7.5 ‘7.0' ‘ 10.0'
: "PRK'G ' BIKE' ‘ "BIKE ' PRK'G ' "CLASS |
LANE LANE PATH
79.0°
R/W R/W

MARSTON DRIVE - 79"
ROAD B TO ROAD D

*2' CLEAR RECOVERY ZONE WILL BE REQUIRED WITHIN THE
PRIVATE LANDSCAPING SOUTH OF PATH
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Marston Drive at Road B. The intersection of Marston Drive and Road B is the central intersection
of the Plan Area and is the primary point of access to the core of the North Campus District. Careful
attention to the design of this intersection will be taken to ensure it enhances and does not detract
from the sense of place of the Village Center. (See description of intersection features in Minor
Arterial - Road B section above)

2. ROAD A

Road A is a Collector Road providing access to the interchange adjacent to portions of the North and
South Campus Districts of the Technology Park. North of CR 25A, Road A is designed as a 2-lane
street with buffered bike lanes, planting strips, and widened sidewalks (Section H-H on page X). A
roundabout is proposed at the intersection of Road C and access is restricted to right-in and right-
out turning movements where Road A connects with CR 25A.

3.ROADC

Road C is a collector street that parallels Marston Drive and CR 25A and provides an alternate east-
west access between the higher density residential and the Plan Area uses. Between Roads D and B,
Road C is designed as a narrower two lane street with on-street parking, bike lanes, planting strips,
and 6'-0" wide sidewalks. Multiple driveway access points will be allowed to serve the mixed
commercial and residential uses to minimize the need for driveways on the surrounding arterial
roadways.

6.0 | 100 | 75 ‘ B.Df ‘ 105 | 105 | 80 ‘ 15" | 1.0 ‘s.-:r
"PRK'G ' BIKE ' "BIKE | PRKG ' '
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ROAD D TO ROAD B

*g' BIKE LAME IS COMPOSED OF 2° BUFFER AND 6" BIKE LANE
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The segment of Road C between Roads A and B provides connection to Plan Area uses in the
southern area of the North Campus District. The roadway consists of three travel lanes, two
westbound and one eastbound. Due to a center median at CR25A and Road A, prohibiting left turns
onto Road A from CR25A, the majority of inbound trips will access the North Campus Plan Area via
Road B to westbound Road C; hence the two lane westbound Road C design. See Section J-J below.
Full access driveways are permitted but restricted to the mid-section of this segment of Road C to
avoid intersections conflicts. Planting strips provide street tree canopy and separation for the Class
1 multi-use paths on both sides of the street. A roundabout is proposed at the intersection of Road
A to smooth the flow of traffic.

ROAD C -74'
ROAD B TO ROAD A

4. ROADD

Road D parallels Road B through the majority of the Plan Area and is a collector road serving the
Village Center District and East Village Districts south of Parkland Avenue. Between CR25A and
Marston Drive, Road D is designed as a two lane street with on-street parking, bike lanes, planting
strips, and 5'-6" wide sidewalks (Section C2-C2). Multiple driveway access points will be allowed to
serve the higher density residential uses and minimize the need for driveways on the surrounding
arterial roadways.
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B = 1
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75.0'
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MARSTON DRIVE TO CR 25A

North of the roundabout at Marston Drive, Road D narrows as it transitions into the lower density
residential neighborhoods of the Village Center and East Village Districts. The roadway has two travel
lanes with on-street parking and detached 4'-6" wide sidewalks. A 6'-6" wide planting strip will
provide for a tree lined street that offers generous shade canopy. See Section K1-K1. Traffic calming
measures will be integrated into the roadway to keep speeds lower and shared lane markings will be
installed to accentuate the shared use nature of the road. Enhanced pavement design and pedestrian
safety features will be integrated at the north end of Road D where the multi-use trail crosses. Single-
family home driveways accessing Road D are discouraged. e

8.0 | 6.5

6.5 | 8.0 ‘ 11,044+

4.5 11.0"%%+ 45
' "PRK'G ' : "PRK'G ' :
60.0'
R/W R/W
ROAD D - 60'

*#* INCLUDES SHARROWS AND SPEED HUMPS
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5. ROAD E

Road E runs east-west along the north end of The Yard and connects the Village Center Residential
neighborhoods to Road B. Between Road D and Road B, the street consists of a two lane street with
on-street parking. A planter strip separates a 4'-6" wide sidewalk on the north and a 10" multi-use
trail on the south side of the roadway. Single-family home driveways are prohibited on the south
side of the road. Access to the medium density residential uses and/or school site on the north side
shall be consolidated to reduce the driveways or roadways connecting into this segment of Road E
(Section K2-K2).

45 s.s'| 8.0’ | 11.0'% | 1.0 ‘ 8.0' ‘5.5" 10.0 235
"PRK'G ' ' "PRK'G ' " CLASS I'| OPEN SPACE/ PARK
s PATH
65.5'
R/W R/W

ROAD E AT OPEN SPACE - 65.5%'

*  23.5 WDTH APPLIES TO OPEN SPACE AT GREENBELT ONLY,
PARK WIDTH INCLUDES FULL EXTENTS OF PARK AREA
**  INCLUDES SHARROWS AND SPEED HUMPS

West of Road B, Road E transitions to a more urban mixed character street that serves both high
density residential and Plan Area uses. The roadway has two travel lanes with on-street parking and
10 foot wide multi-use paths on both sides of the roadway. A 6'-6" foot wide planting strip will
provide for a tree lined street that offers generous shade canopy. See Section L-L. A roundabout at
the end of Road E provides access to both the residential and Plan Area uses.
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10.0' ‘6.5" 8.0 ‘ 1.0 ‘ 1.0 | 8.0 ‘6.5" 10.0'
T T PRK.G T T T PRK)G T T
7.0
R/W R/W
ROAD E -71'

ROAD B TO ROAD A
6. ROAD F

Road F is the primary access for the residential neighborhood at the north end of the Plan Area with
connections to both Parkland Avenue and Harry Lorenzo Avenue. Road F consists of a two lane
street with on-street parking. A planter strip separates a 4’-6" wide sidewalk on both sides of the
street (Section M-M). Single-family home driveways are discouraged. On street parking may be
replaced with on-street bike lanes if lotting patterns result in no driveway access directly onto Road
F. An oversized roundabout with a large specimen tree and native plantings provides a focal point
of the neighborhood.

45'| 65 | 80 ‘ 1.0 1.0 ‘ 8.0 | 6.5 | 4.5
' PRKG PREG
60.0'
R/W R/
ROAD F - 60'
* 14’ WIDTH WITH NO ON—STREET PARKING , .
WHERE NO HOUSES FRONT STREET, REMAINING An oversized and landscaped roundabout will serve as a

WOI T8 BE MINGATER 1o LAGSEaE focal feature within the North Village similar to the

roundabout located in Woodland'’s historic Beamer Park
neighborhood shown here.
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7. ROAD G

Road G is an east-west road connecting the south ends of Road A and Road B providing access to
the southern most areas of the Plan Area. Road G consists of a two lane street with Class II on-street
bike lanes. A planter strip separates an 8" wide sidewalk on both sides of the street (see Section H-
H on page 4-25). A roundabout at the west end of Road G provides access to both the Highway
Commercial and Plan Area uses and provides a character defining focal point for the South Campus
District.

4.5.4 Local Streets

Local Streets in the Village Center
residential (VCLDR and VCMDR) and
all MDR/HDR residential
neighborhoods will be traditional in
design, have more linear geometry .
and include 4'6" minimum wide
sidewalks separated by a 6" minimum
width street tree planted parkway
strip. On street parking is required on
both sides of the street.

Local Streets within the East Village

. . Local streets in the Fast and North Villages will include on-street
and North Village LDR neighborhoods ,aking, shared bike lanes, attractive landscaping and street trees
may be less uniform in character that provide sidewalk share during summer months.

reflecting the nature and density of the subdivision within they are located. Where utilized in these
neighborhoods, sidewalks shall be a minimum of 4'6” in width; however, they may be attached,
separated from the street travel way, or meander. Parkway strips, if utilized, shall be a minimum of 6’
in width. With the goal of reducing paved widths, flexibility shall be provided at Tentative Map
implementation in regards to on-street parking, use of sidewalks, and the use of drainage swales and
alternative parking surfacing in lieu of traditional curbs and gutters, subject to review and approval
by the Community Development Director. Travel lane width shall not exceed 10 feet. Additional width
may be considered for bike lanes and on-street parking, if deemed necessary by the City Traffic
Engineer.

Local Street sections in these two neighborhoods shall be developed to support the character of the
neighborhoods and consider the proposed house setbacks, lot widths and sizes, and overall density.
All local streets shall contribute to a well landscaped, tree shaded pedestrian friendly environment.
Local Street sections are subject to the review and approval of the Community Development Director
and shall be publicly maintained.
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Alternative
pavement and
drainage design
Is encouraged
in the North
Village to
achieve a
unique and
rural character.

4.5.5 Alleys
Alleys or “rear lanes” serve as accessible rights-of-ways for public and private vehicles, bikes, and

pedestrians. In commercial areas, alleys are primarily used for access to parking lots and service
areas for businesses but may also incorporate outdoor seating and landscaping where appropriate.
Alleys in both commercial and residential areas should be at least 20 feet wide and clear of
obstruction between structures to allow for emergency vehicles as well as utility and waste collection
vehicles. Design details of the alleys in residential neighborhoods will be defined at the time of
Tentative Maps and approved by the city’s Fire Department.

Landscaping shall be integrated to visually soften the alleys and provide stormwater runoff collection.
Windows and balconies on residential units should be oriented toward the alley to help add interest
and eyes on the alley.

Well designed alleys are
encouraged within the
residential zones and in
the Village Center as a
means of reducing
driveways and parking
lots along street
frontages.
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4.5.6 Roundabouts and Enhanced Intersections

Roundabouts and enhanced intersection treatments are planned at key intersections throughout the
Plan Area to improve intersection operation and reduce vehicle speeds. Five roundabouts are
proposed on Collector Streets in addition to three along the CR 25A corridor at Road D and the off-
ramps of HWY 113. Landscaping and public art will be integrated into the roundabouts to enhance
community aesthetics and strengthen sense of place.

Crosswalks along Marston Drive, Road B and
other key intersections will include textured
paving, flashing lights and/or other features to
enhance pedestrian visibility.

Roundabouts at key intersections reduce traffic speeds
while improving circulation. Roundabouts in the plan
area will include attractive landscaping andy/or public art.

Enhanced intersection treatments are proposed at each of the controlled intersections along Road
B. Additionally, where the north-south greenbelt crosses Marston Drive and Parkland Avenue,
enhanced paving and pedestrian safety features will be installed to slow traffic and provide for ease
of bike and pedestrian crossing.

4.5.7 On-street Parking

To maximize utilization of land, the Plan Area development standards require limited amounts of off-
street parking, increasing the likely demand for on-street parking. Street designs anticipate the need
for on-street parking to support adjacent uses and reinforce the urban character of the project.
Managing publicly accessible parking, particularly in the Village Center and commercial areas of the
plan, will be important to ensure availability for parking for customers and transit users. Utilization
of smart parking management tools such as Woodland based JAPA Parking will be a central part of
a Parking Management Plan required to be prepared as part of the Plan Area Transportation Demand
Management Plan.
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4.5.8 Streetscape Amenities

Streetscape amenities are an essential element to creating a strong a sense of place and are a
fundamental feature of the Plan Area streetscape design. The development of a Master Design
Manual is required prior to approval of the first Final Map and shall incorporate design standards
and construction details for the following features:

1. Gateway / Entry Features
An architectural feature(s) identifying the
entryway into the Plan Area on CR 25A and/or at = [ :
the intersection of Road B, as well as entry < aditss i K"EYSTUNE
features indicating entry points into the North —
Campus and South Campus Districts shall be
integrated into the streetscape design.

2. Public Art

Public art in the form of sculptures or other
durable forms of art celebrating creativity,
ingenuity, and agricultural heritage. Public art
shall be integrated throughout the Plan Area
streetscape in center medians, roundabouts,
and/or other prominent locations as a way to
strengthen community identity and a unique
sense of place.

3. Street Trees and Landscape Palette
Street trees and plant palette for all landscape
installed within the public right-of-way and
greenbelt open spaces. Plants shall be
appropriately specified to the climatic and soil
conditions of the area. Particularly, use of a
variety of native oak tree species as well as water-
wise and pollinator friendly plants shall be
detailed.
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4. Stormwater Management

Streetscape design details identifying the use
of bio swales and rain gardens along roadways
and greenbelts to aid in the treatment and
absorption of rain water. Materials and plant
species appropriate to the effective
functionality and long-term maintenance of
these stormwater management features shall
be specified.

5. Walls and Fences

The location and design of various walls and
fences facing the public right-of-way. Use of
walls and fences should be limited to locations
where needed for sound attenuation and/or
privacy. The type and style of walls/fencing shall
be carefully considered to ensure Vvisually
cohesive and/or complementary streetscapes.
Where walls or fences are to be maintained by the
city, durable masonry materials shall be used.
Landscaping shall be used to soften the visual
presence of walls and fences throughout the
project.

6. Street Furniture and Lighting

A design guide specifying the style, material,
color, and finish for all furniture including
benches, bike racks, trash receptacles, and
street signs installed in public right-of-way and
greenbelt spaces shall be provided. In limited
application, styles of street furniture may vary
and correspond to the District where they are
specified to reinforce a  particular
neighborhood character. Similarly, street and
pathway lighting shall be uniform throughout
the project. Limited variation in style may be
proposed to relate to the particular character
of the District/neighborhood.
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7. LDR and VCLDR Local Street Section
Template

Examples of local street design within the LDR
and VCLDR zones shall be provided including
alternative storm drain design, particularly where
traditional sidewalk design is modified. Further,
recommendations shall be provided for sidewalk
placement in relation to subdivision design and
residential setbacks.
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5.1 | OVERVIEW

The goal of the Public Utilities and Services chapter is to identify the necessary public utilities and
public services required to serve the Plan Area. The first part of this Chapter addresses the required
public utilities of water, recycled water, wastewater, drainage/flood control as well as dry utilities
of electric, gas and communications. This Chapter identifies the backbone infrastructure necessary
to serve the Plan Area. Utility infrastructure will be constructed to ensure compliance with all
applicable service and improvement standards, and state and federal laws and regulations.

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 Public
Services Element of the General Plan provides information and policy guidance to ensure that
services are sufficient to support new development in the Plan Area. Infrastructure extension and
financing obligations relating to public utilities services are outlined in the Project EIR and
Mitigation Monitoring Plan, development agreements and/or in Implementation Chapter 6 of the
Specific Plan. Table 5.1, Utility and Service Providers, lists the entities that will serve the Plan Area.

Table 5.1: Utility and Service Providers

Utility Provider Service Provider

Water City of Woodland Fire Protection City of Woodland

Recycled Water City of Woodland Law Enforcement City of Woodland

Wastewater City of Woodland Parks and Recreation | City of Woodland

Drainage and Flood | City of Woodland K-12 Schools Woodland Joint Unified

Control School District

Electric Service PG&E Secondary Schools Woodland Community
College

Natural Gas PG &E Library Yolo County

Communications AT&T, WAVE Other Services City of Woodland

5.2 | WATER SUPPLY

The City of Woodland Public Works Department currently provides municipal water to the
boundary of the WRTP. Treated Sacramento River water supplied by the Woodland-Davis Clean
Water Agency's Regional Water Treatment Facility (RWTF) is the primary source of potable water.
The City operates three aquifer storage & recovery wells, which store treated surface water in
winter months to supplement RWTF supplied water in summer months. Groundwater is a backup
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to the surface water supply and will supplement surface water during times of high demand or
reduced surface water availability. The City maintains an Urban Water Management Plan (UWMP)
that is updated every five years and describes the current and future water uses, sources of supply
and its reliability, and existing and planned conservation measures. The 2015 UWMP was adopted
by City Council in June 2016. The City also has a Groundwater Management Plan, adopted in 2010,
to manage groundwater resources.

5.2.1 Existing Water Distribution System

The municipal water supply distribution system consists of 260 miles of transmission and
distribution lines, a 3-million-gallon ground level storage tank, and a 400,000-gallon elevated
storage tank, which is generally sufficient for peak demands and to regulate The Woodland-Davis
Clean Water Agency (WDCWA) Intake Facility at the Sacramento River. Woodland has a dedicated
capacity of 18-million gallons per day (mgd) of supply from the water treatment plant.

Aquifer Storage & Recovery (ASR) wells are also intended to store large quantities of treated
surface water to meet peak summer demands and to prepare for future drought conditions. Three
ASR wells are operational and can supply over 8 mgd of water with quality equal to WDCWA
supplied water.

Currently there are six agricultural wells in use within the Plan Area: four of them are north of CR
25A and two of them are to the south. The two wells along SR 113, north of CR 25A, are to be
preserved until no longer needed for irrigation of the surrounding agricultural land, including
fields west of Highway 113 and south of CR 25A. These facilities will be secured and adequate
setbacks will be provided. An access road will be maintained along the west boundary of the Plan
Area, parallel to SR 113, allowing for routine maintenance of the wells. The remaining wells shall
remain in use to irrigate the surrounding agricultural land until development within SP-1A
precludes their use or otherwise incorporated into the SP-1A layout for continued irrigation use
within or outside the limits of the Plan Area.

Existing facilities in the general vicinity of the Plan Area include the following:

= 30" east-to-west water transmission main in Farmers Central Road corridor, from RWTF to
Ashley Avenue.

= 12" east-to-west water distribution main in Farmers Central Road corridor, connecting to
above- referenced 30" transmission pipe.

= 12" north-to-south water main in Harry Lorenzo Avenue, connecting to the above-referenced
12" pipe, from Farmers Central Road to +500’ to the south
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= 12" east-to-west water main in Parkland Avenue, assumed to be extended to boundary of
WRTP prior to development

= 12" east-to-west water main in Marston Drive

= 8" south-to-north water main in Harry Lorenzo Avenue, connecting to the above-referenced
12" pipe, from Marston Drive to £1300’ to the north

= 8" east-to-west water main in CR 25A, stubbed at Harry Lorenzo Ave., assumed to be
constructed prior to development.

5.2.2 Proposed Water Distribution System

Potable water will be distributed throughout the WRTP via a pressure system and routed to serve
all areas within the plan area, including for irrigation. Once recycled, water from the City Water
Pollution Control Facility (WPCF) (See Section 5.2 below) is connected to the WRTP recycled water
pipe network, the potable water will be isolated from portions of the plan with public irrigation
demands, such as parks, greenbelts, and street medians. Table 5.2 contains an estimate of water
demand for the WRTP.

Proposed Water Distribution System, Exhibit 5-1, depicts the backbone infrastructure designed to
connect to the existing transmission mains and distribute domestic water throughout the WRTP.
The proposed points-of-connection for the system are along the existing 12" main in Harry
Lorenzo Avenue: at Fowler Way (future), Parkland Avenue (future extension of existing 12" main)
and Marston Drive. In addition, there will be a connection at what is the current intersection of CR
25A and Harry Lorenzo Avenue once CR25A is connected to Parkland Avenue by others.

The network leading from these connections was designed in accordance with the City of
Woodland Engineering Standards (COWES) to provide looping of the system, and minimum
spacing of 12-inch lines at approximate one-half (1/2) mile intervals.

The public water supply pipelines are all located within the right-of-way of public streets or roads,
with pipelines larger than 8 inches located in collectors and arterials. Additional pipelines were
shown connecting the portion south of CR 25A back to the main network to ensure looping in
this branch of the system.

Calculations providing confirmation of adequate supply, flow and pressure within the WRTP will
be performed by the City of Woodland. Further details on water supply are contained in the WRTP
Water Distribution Memo, prepared 1/7/20.
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Table 5.2 Average Day, Maximum Day and Peak Hour Demands
Addt’l Peaking Peaking
R&D Factor Factor
Water Water Use | Average | (Average | Maximum | (Max Peak
Demand Demand Day Day to Day Day to Hour
Land Use Coefficient Factor Demand Max Demand Peak | Demand
Designation | Acres | (gpd/acre) | (gpd/acre)* | (gpm) Day) (gpm) Hr) (gpm)
LDR 74.8 3,168 0 165 2.2 362 35 576
MDR 35.5 6,480 0 160 2.2 351 3.5 559
'HDR 9.7 12,960 0 87 2.2 192 3.5 305
RTP-TO 69.6 1,440 0 70 2.2 153 35 243
RTP -RFO | 359 2,448 490 61 2.2 135 3.5 215
°RTP -CCO 6.8 1,728 144 8 2.2 18 3.5 29
VCMU 35 2,880 0 7 2.2 15 35 25
VCMDR 16.7 6,480 0 75 2.2 165 3.5 263
VCLDR 13.1 3,168 0 29 2.2 64 3.5 101
*HDR-CCO | 159 7,448 0 83 2.2 182 35 289
HC 8.2 2,016 0 11 2.2 25 3.5 40
PP 0.8 2,160 0 1 2.2 3 35 4
0OS 10.2 2,160 0 15 2.2 34 35 54
VCOS 10.8 2,160 0 16 2.2 36 35 57
Total 311.4 788 1734 2759

' Demand assumed to be double that of Medium Density Residential.

2 Land use assumed to be 50% Research and Technology Park and 50% Community Commercial.

3 Land use assumed to be 50% High Density Residential and 50% Community Commercial.

4 20% increase in demand for agricultural research and development tenants in Research Park/Community Commercial

and Research Park/Research Flex.

5 Land use assumed to be 100% Industrial/Agricultural.
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EXHIBIT 5-1: PROPOSED WATER DISTRIBUTION SYSTEM
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5.3 | RECYCLED WATER DISTRIBUTION

Recycled water refers to wastewater treatment plant effluent which has received a level of
treatment such that it meets the State requirements for direct non-potable use. Recycled water
use is regulated by the State Water Resources Control Board which applies stringent water quality,
treatment, and disinfection standards. Recycled water in Woodland meets the Title 22
requirements for tertiary level treatment with disinfection.

5.3.1 Existing Recycled Water System

The City of Woodland Public Works Department does not currently provide a continuous recycled
water main connection from the Water Pollution Control Facility (WPCF) to the boundary of the
WRTP. The recycled water utility currently serves parks and the north industrial area. The recycled
water utility is planned to be expanded into the Spring Lake and WRTP areas to serve primarily
commercial uses and landscape irrigation.

Additional connections to the recycled water system have been deemed feasible.

5.3.2 Proposed Recycled Water Distribution System

Recycled water will be conveyed to the WRTP via a pressure system and routed to serve areas with
commercial and public irrigation demands. Once the WRTP network and adjoining main is
installed, it will go unused until the existing main - installed in Harry Lorenzo Avenue between
Farmers Central Road and Gibson Road - is connected to the WPCF treated effluent by others.

Tables 5.3 and 5.4 contain estimates of recycled water demand for the WRTP. Further details are
contained in the WRTP Recycled Water Distribution Memo, prepared 3/31/20.
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Table 5.3 - Recycled Water Demand Coefficients by Land Use Classification

Land Use Code

Land Use Classification

GPM/Gross-Acre

(O Open Space 1.5
Table 5.4 — Average Day, Max Day and Peak Hour Demands
Peaking
Average | Average | Average | Factor Max Peaking
Day Day Day (Average | Day Factor Peak
Demand | pemand | Demand | Day to Demand | (Max Day | Hour
Land Acres Factor (gpd) (gpm) Max Day) | (gpm) to Peak | Demand
Use (gpd/acre) Hr) (gpm)
Park (OS) 10.8 2,160 23,263 16.2 2.2 355 35 56.5
G
reenway 60 | 2160 [12982 | 90 2.2 19.8 3.5 316
(OS)
Median (OS) 1.6 2,160 3,456 24 2.2 53 35 84
Total 18.4 39,701 27.6 60.7 96.5

The recycled water network within the project is designed to provide service to areas with
commercial and public irrigation demands such as medians, parks, and greenways. Due to the
nature of this development, a main is planned to be stubbed south of CR 25A to provide service
for potential future demands of the agricultural research that is anticipated to be conducted in
the Research Flex Overlay land use. The public recycled water supply pipelines are all planned to
be located within the right-of-way of public streets and greenways.

The preliminary recycled water layout in Exhibit 5-2 depicts the backbone infrastructure designed
to connect to the existing transmission mains and to distribute recycled water throughout the
WRTP. The proposed point-of-connection for the system is at the existing 8-inch main south of
Osborn Drive and Farmers Central Road.

The main will then be routed south down the greenway along the west side of Harry Lorenzo
Avenue, terminating at Marston Drive where it will connect to existing recycled pipelines within
the Spring Lake Specific Plan area. From Harry Lorenzo, the WRTP network will extend along
Parkland Avenue Marston Drive, and Road B. Since the recycled distribution system is unlikely to
be operational at the initial occupancy of the WRTP, due to the absence of a connection to the
WPCF, the backbone domestic water network was designed considering these additional interim
irrigation demands. Refer to the Water Distribution technical memorandum for more details.
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5.4 | WASTEWATER

The City of Woodland provides wastewater collection and treatment throughout the City limits.
The City constructed the current WPCF in 1989. Since that time, the City has upgraded the facility
three times—once in 1999 and a second time in 2006, when the City expanded and upgraded the
treatment plant’s hydraulic capacity from 7.8-mgd to 10.4-mgd. The City expanded the plant a third
time in 2016 to increase solids handling capacity among other upgrades. In recent years, hydraulic
inflows to WPCF have gone down due to water conservation and the City’s efforts to reduce
infiltration and inflow, through sewer collection system rehab projects.

5.4.2 Existing Wastewater System

The City of Woodland's Public Works Department is the community’s wastewater service provider.
Woodland's wastewater collection system conveys wastewater by gravity pipelines to the WPCF
located east of the city along CR 103, where it is treated and then discharged to a large
unimproved channel. Treated wastewater eventually drains to the Tule Canal on the east side of
the Yolo Bypass. Woodland's wastewater collection system consists of 270 miles of sewer main
and 80 miles of service line. Projected future flows to the WPCF are about 9.2-mgd for average
wastewater flows, which could serve up to 105,000 residents.

Downstream existing facilities in the general vicinity of the Plan Area include the following:

= 2 x 12" force mains, from the SLSP Pump station at Farmers Central Road and Miekle
Avenue, west-to-east on Farmers Central Road, south-to-north on CR 102 and west-to-
east on Gibson Road to the WPCF

= 15" to 21" west-to-east sewer main in Farmer’s Central Road corridor, from SR 113 to the
SLSP Pump Station at Miekle Avenue

» 15" west-to-east main in Heritage Parkway. This will need to be extended from the
terminus of Heritage Parkway to the east edge of the WRTP. It is essential that an easement
be reserved for the proposed 15" sanitary sewer pipe extending from Heritage Parkway.

= 10" west-to-east main in Marston Drive.

The Spring Lake Specific Plan (SLSP) Pump Station was constructed at the intersection of Farmers
Central Road and Miekle Avenue in order to get the wastewater from Spring Lake to the WPCF, a
regional pumping station. The facility is designed to run at maximum design capacity of 6.1-
million gallons per day (mgd). There are currently no wastewater mains or services located within
the Plan Area.

woodland research and technology park | 5-9



] Chapter 5 | Public Utilities and Services

5.4.3 Proposed Wastewater System

A combination of gravity and pressure sewers will be required to convey new wastewater flows
to the WPCF. Upgrades made to the WPCF since 1989 will allow the facility to accept the project
flows. The SLSP Pump Station has the capacity for the wastewater flows at buildout of the WRTP;
however, there are portions of SP-1A and SP-1B that will require a lift/pump station in order to
convey wastewater runoff to the existing gravity main in SLSP.

The Proposed Wastewater System, Exhibit 5-3, shows the components of the proposed backbone
infrastructure locations and sizing to convey the wastewater produced by the WRTP to the WPCF
depicting the sizing and locations of major onsite wastewater collection facilities.

The proposed points-of-connection for the system are at the existing 8” main in Harry Lorenzo
Avenue at Fowler Way (future), the proposed 15" main extending from Heritage Parkway, and the
existing 10" main in Marston Drive. It is essential that an easement is reserved for the proposed 15"
main extending from the future Heritage Parkway in the event that the pipeline is not constructed
prior to initiating development of the WRTP.

The WRTP site is relatively flat, (elevation drop of about 10 feet west-to east and negligible
elevation change north-to-south). With these general grades driving the proposed gravity sewer
network design, the proposed points-of-connection are located along the eastern boundary of
the WRTP. Preserving the existing drainage patterns of the site, the overall shed has been divided
into three main lines: Line J, Line I and Line U. Line designations have been selected to coincide
with the 2004 SLSP Infrastructure Study Report. Because of the flat topography within the Site, it is
expected that grading plans and street profiles will generally be undular, with alternating shallow
crests and sags. It is essential that sufficient cover is provided for the wastewater pipes at the
roadway sags.

The SLSP Pump Station, located at Farmers Central Road and Miekle Avenue, has the capacity for
6.1- mgd of wastewater at buildout utilizing two 90 horsepower (HP) pumps with an additional
pump for redundancy. The facility was not originally designed for the updated Urban Limit Line
(ULL). An analysis of projected flows from the SLSP, SP-1A (including the updated ULL), the
Community Center, and the Prudler Subdivision, prepared by the Project Applicant’s engineer
(Cunningham Engineering Company) indicated that upon buildout of these areas the cumulative
peak wastewater flow would be 5.45-mgd. The limits of the properties that account for the
projected 5.45 mgd of wastewater flows are depicted below in Exhibit 5.4. Based on that analysis,
it was concluded that the SLSP pump station, as it is currently designed, would have adequate
capacity for the SLSP and SP-1A.
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Subsequent peer review by City wastewater consultant (Water Works Engineers), identified that
the City Design Standards methodology used by the Project Applicant’s engineer to calculated
anticipated water infiltration and inflow (I&I) was not applicable to existing development within
the Spring Lake Specific Plan development. Rather, the City's current methodology for
determining I&I for existing development is to use the rain derived inflow and infiltration (RDII)
via the "RTK" hydrological analysis using 5yr return 24hr duration design storm conditions. In
using the 5yr/24hr RTK RDII methodology for existing development (approx. 680 acres) it was
determined that projected build-out flows of Spring Lake Specific Plan and WRTP (SP-1A) would
be approximately 7.4 mgd, which exceeds the current capacity of the SLSP Pump Station.

The existing pump station is currently operating with 2 aging 90 HP pumps, which have always
been anticipated to be replaced at the end of their useful life of approximately 20 years. Installed
in 2004, they will require replacement in the next 3 to 5 years.

Water Works Engineers prepared a Spring Lake Pump Station Capacity Enhancement Assessment
Technical Memorandum wherein they identified alternatives to for increasing the capacity of the
pump station through pump replacement, pump upsizing, and electrical upgrades. The report
included the following conclusions:

e Existing flows from Spring Lake are nearing the capacity of the existing pumps operating
one at a time; hence, without the installation of a planned third pump, the pump station
will no longer have redundancy.

e Replacing the existing 2 pumps with modern 90 HP, efficient pumps will increase the
capacity to approximately 3.7 mgd with redundancy for the current measured flows.

e New rain gauges have been installed that will provide updated information for future
analysis.

e Adding a 3 new 90 HP pump will increase the pump station capacity to approximately
7.5 mgd with the 3™ pump providing redundancy.

The timing of pump replacements and additions will be determined by the City based on the
recommendations presented by Water Works Engineers; however, addition of a 3 pump for
backup redundancy will be required to develop SP-1A. Additional pump station upgrades will
need to be analyzed in the future, or an alternative solution provided for subsequent SP-1B and/or
SP-1C developments.

The discussion above focuses on the capacity of the SLSP Pump Station. An analysis was also
conducted to determine if future wastewater generated from properties located within the ULL
update area, specifically the portion of the Plan Area south of CR 25A could be conveyed via
gravity flow., The area hatched in the southwest comer of the Proposed Wastewater System (Exhibit 5.3)
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(approximately 7.3 acres) will require either a lift station or several feet of fill soil to convey wastewater
runoff to the existing gravity main in SLSP. The pump size fora lift station option has not yet been
determined and would need to be based on wastewater flow rate generated by the land use at the
time of site design.

The area in SP-1B that cannot be serviced via gravity in SP-1A is shown in Exhibit 5-4. A pump
station along 25A and 3,000 LF of force main will be required to connect SP-1B development to
the WPCF. Further details on the wastewater system are contained in the WRTP Wastewater
Collection System Memo, prepared 3/31/20.

5.5 | STORMWATER MANAGEMENT

The proposed onsite drainage system will consist of collection and conveyance facilities that will
carry stormwater via gravity generally from west to east through the SLSP area. Wherever feasible,
storm drain pipes have been designed to flow full under gravity in the 10-year storm. Based on
peak flow in major storm drain pipes during a 10-year storm, the existing downstream conveyance
system has adequate capacity to accept the stormwater generated from the WRTP.

5.5.1 Existing Conditions and Stormwater Management System
The WRTP is relatively flat, with an elevation drop of about 10 feet west-to-east and a negligible
elevation change north-to-south. West-to-east ground slopes range from 0.2% to 0.4%.

There are no natural streams or waterways on the WRTP, nor is there currently a developed onsite
drainage system capable of managing future flows from development of the WRTP. Minor
roadside ditches accept runoff from county roadways, and agricultural ditches and culverts
currently manage local agricultural runoff within the Plan Area.

Under developed conditions, the drainage from the project site can be divided into six main sheds,
as shown in Figure 5-5, the WRTP Stormwater Management Memo (1/31/20). The limit lines of
the six proposed sheds are generally consistent with the shed limits originally identified in the
2004 Spring Lake Specific Plan (SLSP) Infrastructure Study Report (ISR) and reflected in subsequent
updates to the City’s South Urban Growth Area SDFMP.
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EXHIBIT 5-3: PROPOSED WASTEWATER SYSTEM
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EXHIBIT 5-4: WASTEWATER CONTRIBUTING PROPERTIES

Along the east boundary of the Plan Area, an existing north-to-south channel runs along the west
side of Harry Lorenzo Avenue (HLA) from Diggs Street to Marston Drive. This channel was
constructed to intercept and convey agricultural runoff around the Solara Ranch development.
The channel terminates in a culvert, outflowing to a channel on the western boundary of the
Oyang South development, and eventually connecting to the unlined channel along the CR 25A
corridor.

The South Urban Growth Area Storm Drain Facilities Master Plan (SDFMP) identifies two offsite
sheds located west of SR 113 that drain to the WRTP site; '"HW20' (north of CR25A) and Shed
'SB1C1’ (south of CR25A). The highway embankment of SR 113 forms a north-south barrier to
agricultural drainage runoff originating from the west. As development of the WRTP proceeds,
existing agricultural flows from west of SR 113 will, in general, continue to be routed around the
south side of the WRTP along CR25A. As upstream existing agricultural areas are gradually
replaced by development, agricultural drainage will diminish.
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The Federal Emergency Management Agency (FEMA) delineates the boundaries of the FEMA 100-
year floodplain on the basis of hydrology, topography, and modeling of flows during specified
design rainstorms. The maps indicate that the WRTP is located in Zone X, which depicts areas
determined to be outside the 0.2% chance annual floodplain. There are no special development
considerations or insurance requirements affecting the site.

According to the Natural Resources Conservation Service (NRCS) Soils Survey, the site area
contains soils classified as Hydrologic Soil Group (HSG) ‘B’ (56% of site area) and HSG 'C' (41%),
together with a small pocket of HSG ‘A" (3%). North of Parkland Avenue, virtually all the site area
is mapped as having HSG "B’ soils. South of Parkland, HSG ‘B’ predominates on the western portion
of the site; HSG 'C’ on the easterly portion.

5.5.2 Adjacent/Downstream Drainage Facilities
Downstream existing drainage facilities in the general vicinity of the WRTP include the following:

* 60" to 72" west-to-east storm drain pipe in Farmers Central Road corridor, from SR 113 to the
head of the Farmers Central Channel (FCC) near Pioneer Avenue.

= 30" to 48" south-to-north storm drain pipe in Harry Lorenzo Avenue (HLA), draining to the
above- referenced 72" pipe.

= 60" to 66" south-to-north storm drain in Pioneer Avenue, draining to FCC (with an upstream
54" to 60" pipe proposed between HLA and Pioneer).

= 48" t0 2-66" west-to-east storm drain pipe in Heritage Parkway, plus a 30" west-to-east storm
drain pipe extension which may be installed prior to initial construction of the WRTP. If it is
not constructed by others prior to SP-1A, then an easement will need to be reserved for a
proposed 30" storm drain pipe extending from Heritage Parkway.

» 42" north-to-south storm drain within the existing right-of-way of HLA extending from the
south side of CR25A approximately 40 north of the northern 25A right-of-way. Said pipe
outfalls into an unlined channel located along the south side of CR 25A (see next item below).

= West-to-east unlined channel along the south side of the CR 25A corridor, beginning east of
HLA and continuing east.

5.5.3 Proposed Stormwater Management System

The proposed onsite drainage system will consist of a system of collection and conveyance
facilities, which will carry stormwater via gravity generally from west to east towards HLA. From
there, existing offsite facilities will convey runoff to the east through the SLSP area.

Major constraints affecting storm drainage for the WRTP include limited fall for gravity drainage,
(particularly in a north/south direction), and a significant upstream area discharging agricultural
runoff through the development area.
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1. PROPOSED CONVEYANCE SYSTEM

The major parameters to be used in the design of storm drainage facilities for the WRTP will
include the computed peak flow rates and runoff volumes for selected design. For the onsite
conveyances, the key parameter is the peak runoff rate (10-year for pipes, 100-year for channels
and overland release). For offsite conveyances (such as those originating from SP-1B), the key
parameter is the 100-year peak runoff rate. For regional detention facilities, key sizing parameters
are the 100-year peak flow and runoff volume.

10-Year Storm Routing. Developed on-site flows will be conveyed generally from west to east
through new storm drainage pipes. Pipes will usually be located in public streets or in proposed
storm drain easements. Storm drain pipes will be designed to flow full under gravity in the 10-
year storm. In general, the 10-year hydraulic grade line (HGL) is typically contained within the pipe
wherever feasible. If the 10-year HGL rises above the pipe soffit, designs will seek to maintain the
HGL at least 1 foot below finish grade.

100-Year Storm Routing and Release Point. The downstream (east) edge of the overall WRTP
shed lies along the HLA corridor, and 100-year release points from the overall shed are in general
expected to be along HLA between CR 25A and the FCC.

Within the Plan Area, on-site flows in excess of pipe capacities (i.e. in excess of the 10-year flows)
will be conveyed overland via collector and arterial streets, and in greenbelt corridors. Release
points for the 100-year storm will be provided for all onsite developed drainage sub-areas. It is
expected that the overland flow patterns will generally follow the direction of piped (10-year)
flows.

In general, local street profiles are expected to be designed such that low points overflow when
the water depth reaches a maximum of 1 foot. Overflows should be able to “cascade” over
successive local street high- points to an outlet downstream. Individual development sites (such
as single-family subdivisions, multifamily apartment sites, or portions of the research
park/business park element) should typically be designed such that their 100-year release points
discharge to an abutting collector or arterial street,

Such streets will have an overland flow path to the downstream end of the WRTP. Overland release
may also be to an abutting channel, sized for the 100- year/24-hour peak flow with one foot of
freeboard. Alternatively, overland flow may be conveyed in greenbelts provided that (a) the
greenbelt connects directly to a downstream channel or arterial street, (b) the greenbelt can be
shown to have sufficient hydraulic capacity to carry the 100-year flow from its ultimate developed
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contributing area, and (c) frequent flows will not compromise the primary function of the
greenbelt as an amenity.

Runoff from offsite shed HW20, located west of SR 113 and north of CR 25A, will be intercepted
by a proposed onsite interceptor/conveyance channel to run along the east side of SR 113 and
then for about 500 LF along the north side of CR25A. It will be sized for the estimated 100-year
peak discharge from the existing (undeveloped) HW20 shed.

Allowance will be made on one side of the channel for a 12- foot maintenance/access road. The
downstream segment of the swale along CR 25A will discharge to a proposed 66" to 72" storm
drain pipe just west of the proposed intersection of CR25A with WRTP Road 'A’. The pipe, to be
sized for the 100-year peak flow from HW20 plus contributing areas in the WRTP, will cross onto
the south side of CR 25A and continue east to the proposed South Regional Pond (SRP).

The SRP will be located east of SR113, just south of CR25A. Adequate storage should be provided
to manage development from a portion of the sheds located east of SR113. The sizing of the pond
is currently shown on Figure 5-5 as approximately 4.5 acres. This sizing is preliminary and will be
refined in conjunction with the design of backbone infrastructure for the southern portion of the
WRTP.

2. STORMWATER  QUALITY, LOW IMPACT DEVELOPMENT (LID) AND
HYDROMODIFICATION CONSIDERATIONS

Based on the requirements of the State Water Resources Control Board (SWRCB) NPDES General
Permit, water quality (WQ) treatment design for the WRTP will be addressed by implementing LID
measures, standard Treatment Control BMPs, and ‘end-of-pipe’ WQ storage within existing and
proposed detention basins and upland LID-style runoff-reduction measures and end-of-pipe
detention storage within existing and/or proposed detention basins. Key LID elements will include:

At-source drainage management. This entails integration of small-scale distributed drainage
management features such as shallow, decentralized surface detention areas and/or infiltration
areas that are consciously designed into streetscapes and individual site landscapes throughout
the project area. An at-source drainage management approach encourages the use of drainage
as a design element, rather than solely as a functional requirement. Landscape and engineering
designs for proposed developments within the project site should be developed collaboratively
from the outset.

Reduction of new impervious areas. This can be accomplished with compact building footprints,
alternative driveway layouts and/or materials, narrower roadway cross-sections (as appropriate),
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pervious pavement and efficient parking layouts. For all parking lots, the following elements can
help reduce impervious areas:

» Efficient layouts that seek to minimize the overall area of the lot on a per-parking-space
basis.

» Examination of parking minima/maxima, with the intention of not ‘overparking’ site
designs.

» Construction of parking areas from pervious materials.

» Exploration of shared parking opportunities for adjacent non-concurrent uses.

» Use of tree canopies for runoff interception.

Disconnection of new impervious areas. This can be accomplished through judicious site design
that places pervious areas (landscaping and/or pavement) downstream of a site's impervious
surfaces (roofs and conventional pavement), with site grading/landscaping designs that provide
for sheetflow from those impervious surfaces onto pervious surface areas. This would include
avoidance of direct connection of roof downspouts to the receiving storm drain pipe system and
landscaped areas immediately upstream of DI's receiving runoff from new pavement areas.
Treatment Control BMP's will typically include:

= Vegetated swales. Swales can be readily integrated into most site developments provided
they are planned for at an early stage of the site design. The key is in integrated planning
and design collaboration between all members of the site design team.

» Stormwater planters/rain gardens. Similarly, integrated design of site improvements can
allow for the incorporation of rain gardens into planned low points in the site landscape
areas.

» Pervious pavements. These can be well-suited to parking lots and access drives. They may
consist of pervious asphalt, pervious concrete or pavers.

» End-of-Pipe Water Quality Storage. Proposed detention basins serving the Site will include
a water quality component, typically a shallow (roughly 1" to 3’ deep) water-quality
retention pool below the detention storage pool.

5.5.3 Phasing of Drainage Facilities

Phasing of drainage facilities within the Plan Area will be mostly guided by development phasing.
However, installation of major facilities to serve the Plan Area is expected to proceed from
downstream to upstream (i.e. east-to-west from HLA towards SR113).

The SDFMP estimates that 30 cfs of pumping and construction of the North Regional Pond will
accommodate the buildout of the SLSP plus approximately 80 additional acres of currently unbuilt
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residential development, flowing to the existing Farmers Central Channel, in addition to the SLSP.
These improvements have recently been constructed. Since these improvements benefit other
properties, the WRTP will be required to contribute a pro rata financial share toward the
construction of these regional facilities. It is assumed that non-residential development could
alternatively be accommodated, as long as the development acreage is hydrologically equivalent
to 80 acres of residential use. Development of more than the equivalent of 80 acres within the
WRTP will trigger further improvements to the new pump station, the East Main Channel and the
Yolo Bypass Outfall.’

As a result of modeling being performed for the City’'s North Area, by the City’s drainage
consultant (Wood Rodgers) it has been determined that a greater allowable flow over the
downstream High Line Ditch than previously modeled is likely. With the recently installed
downstream infrastructure upgrades described above and an assumed higher allowable spill over
the High Line Ditch, it is anticipated that more development in the Plan Area can occur before
triggering additional Plan Area or downstream improvements.

Revised baseline conditions modeling and detailed information defining the operational capacity
of the recently installed infrastructure will need to be determined prior to allowing development
beyond 80 residential equivalent acres to proceed.

5.5.4 Land Acquisition for Drainage Easements
Land acquisition or easement requirements for regional drainage facilities will consist of:

* An easement on the Beeman property south of CR25A for the proposed SRP.

» Easement for a north-to-south interceptor/conveyance and gravel access road along the
east side of SR 113 (north of CR25A), and a west-to east conveyance and gravel access
road along CR25A to convey runoff from SDFMP subshed 'HW20' to the SRP.

» Easement for a south-to-north conveyance east of SR113 (south of CR25A) to convey
runoff from SDFMP subshed 'SB101’ to the SRP.

Exhibit 5-5 depicts the proposed backbone infrastructure for drainage and stormwater
management. More detailed information is contained in the WRTP Stormwater Management
Memo (1/31/20).
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EXHIBIT 5-5: PROPOSED DRAINAGE AND STORMWATER SYSTEM

5-20 | woodland research and technology park



Chapter 5 | Public Utilities and Services -

5.6 | ELECTRIC POWER

5.6.1 Existing Conditions

Pacific Gas and Electric (PG&E) provides electricity and gas to the City. In June 2018 Valley Clean
Energy began providing electricity in Woodland as “cleaner energy” alternative; however,
distribution of said electricity remains the responsibility of PG&E.

PG&E operates and maintains a 60 kV electric transmission line, along with corresponding
distribution facilities, adjacent or within the project site boundaries. Land uses are restricted along
the transmission facilities.

The 60kV electric transmission line is located immediately north of the WRTP within the Farmers
Central utility corridor. Generally, it is considered infeasible to underground high voltage electric
transmission lines; however, the poles are located along the northern portion of the Farmers
Central utility corridor and are not anticipated to be an impact to developing the project.

A 12kV overhead electric distribution line currently exists along the east boundary of the WRTP
along Harry Lorenzo Avenue from Farmer’s Central Road to and continuing south of CR 25A. The
poles are located along the west side of Harry Lorenzo Avenue from Farmers Central Road and
transition to the east side of the roadway approximately ¥2-mile to the south. A service pole line
extends into the interior of the WRTP approximately 2,300 feet north of Harry Lorenzo Avenue to
provide power to the agricultural buildings.

Similarly, there is another 12kV distribution line along the north side of CR25A which continues
northwards within the WRTP adjacent to the Highway 113 northbound onramp, to a point
approximately 1,000 feet north of 25A where it provides power to an irrigation well prior to
crossing HWY 113 toward the west. A second irrigation well located approximate 3,100 feet north
of 25A along HWY 113 receives power from a service line from the west side of the highway,
terminating at the well.

5.6.2 Planned Improvements

Implementation of the Specific Plan will require expansion of electrical distribution and
transmission lines and related facilities. In addition to adding new distribution feeders, the range
of electric system improvements needed to accommodate new growth may also include
upgrading existing substation and transmission line equipment, expanding existing substation(s)
to their ultimate build-out capacity, building new substations, and interconnecting transmission
lines. The new development will be responsible for the costs associated with the necessary
expansion and upgrading of the systems. Any authorized provider may provide the service.
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More specifically, existing 12kV overhead electric distribution lines along Harry Lorenzo Avenue
and/or CR25A may remain in place until adjacent property within the Plan Area is developed, at
which time they shall either be placed underground or eliminated if the development is served
from an alternative corridor. Similarly, as existing facilities within the Plan Area are taken offline
overhead services to them shall be removed and new underground service in a joint trench shall
be provided for the WRTP facilities.

5.7 | NATURAL GAS

5.7.1 Existing Conditions
PG&E operates and maintains an 8-inch gas transmission line, within and extending south of the
project site along the west side of Harry Lorenzo Avenue.

Implementation of the Specific Plan will require the expansion of distribution and gas transmission
lines, and related facilities to serve the WRTP. The new development will be responsible for the
costs associated with the necessary expansion and upgrading of these systems. Any authorized
provider may provide the service.

5.7.2 Planned Improvements

Initial gas service will likely be extended from gas distribution mains installed for the Spring Lake
Specific Plan. Tying into the existing 8-inch gas transmission line would likely require the
installation of a regulation station. The service provider will determine the desired distribution
system.

Preliminary information regarding the depth of the 8-inch main indicates that it is likely to be
necessary to be lowered to accommodate the proposed outfall conveyance ditch from the South
Regional Detention Pond.

5.8 |[TELECOMMUNICATIONS

5.8.1 Existing Conditions

AT&T provides telephone service to existing land uses within the WRTP boundaries.
Implementation of the Specific Plan will require the expansion of telephone system to serve the
WRTP Area. The new development will be responsible for the costs associated with the necessary
expansion and upgrading of any authorized system. Initial service will likely be extended into the
WRTP along Harry Lorenzo Avenue.

Wave Broadband provides television cable and broadband to the Plan Area.
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5.9 | FIRE PROTECTION

The project site is within the jurisdiction of the Woodland Fire Department which provides fire
protection services and emergency medical services within the City and to unincorporated areas
in the vicinity. The City of Woodland serves its community with three permanent fire stations, each
of which is staffed by firefighters 24 hours a day, 7 days a week.

The closest station to the Plan Area is Station Three located at 1550 Springlake Court, on the east
side of SR 113, approximately 2 miles north of the Plan Area. The Departments’ current Insurance
Services Office (ISO) rating is three, with one indicating excellent service and ten indicating
minimal or no protection. ISO ratings reflect firefighting personnel, equipment, and response
times. The City has a maximum "first response” standard of four minutes.

The City plans to relocate Fire Station Three to the former Willow Spring Elementary school site,
which is located at the northwest corner of Bourn Drive and Gibson Road., as shown on Exhibit 5-
6, Public Services Proximity. The future Fire Station Three, located approximately one-half mile
north of the Plan Area, will provide service to the Plan Area.

5.10 | LAW ENFORCEMENT

The Woodland Police Department will provide law enforcement services in the Plan Area. The
Department currently services the community through a four police beat deployment
model. With the geographic expansion of the city as the General Plan Growth areas build out, a
fifth police beat is planned to be added; however, it is not anticipated to be located within the
Plan Area. The existing Police Station and Administration building at Lincoln Avenue and 6" Street
is sufficiently sized to provide Police service levels through build out of the Plan Area. The Police
Department also provides parking enforcement services for the community. With the mixed use
and denser nature of the project, the need for permit parking and time parking zones is likely. In
the event this occurs, use of new technologies will be utilized to reduce resources needed for
enforcement and monitoring.

5.11 | PARKS, RECREATION FACILITIES, AND PROGRAMS

Parks and recreational facilities and programs are provided by the City's Community Services
Department. The Community Services Department also provides recreation programs to City
residents and visitors. Examples of programs include youth sports, adult sports, youth and adult
aquatics classes, senior services, youth and adult enrichment programs and various other leisure
and recreation opportunities. Plans for the development, operation, improvement, and
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maintenance of park and recreational facilities are detailed in the City's Parks, Recreation, and
Community Services Master Plan.

The City of Woodland proudly provides more than 394 acres of parks and recreation facilities,
including 149 acres of developed parkland and 24 acres of other facilities, including mini
neighborhood and community parks, a community sports park, a 50-meter aquatics complex, and
six recreational facilities, including the 13-acre Woodland Community & Senior Center. Park sites
within proximity to the Plan Area are shown on Exhibit 5-6.

The City's General Plan establishes a goal of providing 6.0 acres of parks for every 1,000 residents
and encourages the distribution of parks such that every residence is within a one-quarter mile of
a neighborhood park. Based on average person per household factor, the Specific Plan would
result in a build-out population of 4,386 which equates to providing approximately of 26.3 acres
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EXHIBIT 5-6: PUBLIC SERVICES FACILITIES PROXIMITY
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5.11.1 Proposed Park and Recreation Facilities

The parks and open space system is a key feature required in order to meet the health, wellness
and support of community values envisioned for the Plan Area. The interconnected open space,
active and passive recreation facilities will provide ample places for physical activity and provide
places for residents to meet, socialize and play. Together, the park and open space amenities
provide a full range of active and passive recreation opportunities to help form a unifying element
of the community. The land use plan allocates 11.6 acres of park and 10.2 acres of open space
and greenbelts. Park and open space acreage calculations are shown in Table 5.6.

Table 5.5 Estimated Park Land Requirements

Land Use Estimated PPH Population Plan Area Park Acres
D.U. Factor 6 acres*/1000

Low Density 500 3.01 1,505

Medium Density 600 3.01 1,806

High Density 500 2.15 1,075

Total units 1,600 4,386 26.316 acres

Source for Population per household factors is WMC Section 16.48.020.

Parks and open space provided in the Plan Area are shown on Exhibit 5-7 and include the following
park classifications:

1. MINI/POCKET PARKS AND PLAZAS

Mini/pocket parks, plazas, courtyards and common areas, typically range from 0.1 to 1.0 acres,
and serve as amenities within the Plan Area neighborhoods, multi-family developments and within
the RTP and commercial zones. A 0.5-acre pocket park, located east of Road E along the HLA
greenbelt, will function as a neighborhood amenity, a trailhead and provide a connector between
the Plan Area and the adjacent Spring Lake Community Park.

2. NEIGHBORHOOD PARKS

Neighborhood parks provide mostly passive recreation uses, serving neighborhoods within a
range of about one-half mile (or a 10-minute walking distance). The 11.8 acre park, named The
Yard, is designated as the neighborhood park to serve the Plan Area.
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3. LINEAR PARKS/GREENBELTS AND MULTI-USE TRAILS/PATHS

Linear parks and greenbelts are envisioned as landscaped, open space areas to be used for
recreation and non-motorized transportation. Greenbelts may be designed to include
playgrounds, open turf or planted areas, shade trees, plazas, picnic areas, and are connected by
bike/walking paths. Greenways for the WRTP also provide stormwater management, including
drainage and connections to open space areas used for stormwater detention/retention. The Land
Plan allocates a total of 10.2 acres of open space for linear parks, as shown in Exhibit 5-7.
Additionally, the Plan includes 5 miles of multi-use trails and paths that along with the greenbelts
and parks, create a network of off-street biking and walking paths.

The linear parks/greenbelts provide vital pedestrian and non-motorized connectivity within the
Plan Area and to the adjacent land uses. The primary linear parks/greenbelt facilities in the Plan
Area are located along Harry Lorenzo Avenue, along the extension of Farmer’s Central Road and
as a connection from the proposed Spring Lake Central Park to the Plan Area’s Central Green.

Eastern Greenway Connector — Harry Lorenzo Multi-Use Trail

A greenway along the eastern edge of the Plan Area will serve as a central spine, connecting the
Plan Area to the existing Spring Lake development to the east. Located along the western edge
of Harry Lorenzo Avenue, the greenway will extend the entire length of the Plan Area between CR
25A and Farmers Central Road. South of Marston Drive, the existing pavement in Harry Lorenzo
Ave will be removed and the existing right-of-way will be utilized for the greenway. This facility
will be more informal in nature with a 10-foot wide shared use path that gently meanders through
landscaped open spaces. Multiple trail connections to Plan Area subdivisions will be provided to
connect pedestrian and bicycle traffic to the linear greenway and to/from the adjacent Spring
Lake community. Intersections with Marston, Parkland, and Road F will be designed with a
distinctive treatment to clearly delineate each crossing.

PG&E maintains and operates an existing high-pressure gas transmission main within the corridor.
Landscaping within the vicinity of the transmission main shall conform with PG&E planting zone
guidelines. The planting zones are identified as the Pipe Safety Zone, the Border Zone, and the
Outer Zone. Generally allowable groundcovers, shrubs, and tree sizes for each zone are defined
below:
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Pipe Safety Zone: Lawns, flowers, low=profile grasses and low-growing herbaceous plants.

Border Zone: Small to medium shrubs with a trunk or main branch less than 8" in diameter at full

maturity, measured at 4.5 feet from the ground.

Outer Zone: Large shrubs and small trees with a trunk less than 36" at full maturity measured at
4.5 feet from the ground.

The relationship of the path location relative to the gas main and the corresponding landscape
zones are depicted on the following Sections U-U through Y-Y. The path and greenbelt amenities
shall be designed in accordance with the Multi-Use Trail section in Chapter 4.
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4. DETENTION BASIN/OPEN SPACE

A 4.2-acre open space located at the southeast corner of the Plan Area, at CR-25A and Harry
Lorenzo Avenue is planned as a stormwater basin for hydromodification and stormwater quality
purposes. The basin is connected to the greenbelt system for the Plan Area. While serving as a
detention basin, it would also be improved and used for scenic beauty and passive use. The precise
location and configuration of the pond shall be determined with the first tentative map that
encompasses a portion of the drainage shed from which it is receiving runoff (Shed No. 6 as
identified in the WRTP Stormwater Management Memo (1/31/20).

Table 5.6 Park/Open Space Provided

Parks Zone Acres
Neighborhood Park- The Yard VCOS 10.8
The Promenade* VCOS 0.8
SUBTOTAL 11.6
Open Space/Greenbelts Zone Acres
Greenbelts (0N 6.0
Detention Basin/Open Space OS 4.2
SUBTOTAL 10.2
TOTAL PARKS/OS ACRES PROVIDED 21.8

*Designated as Pedestrian Promenade on the Land Use Plan Layout to denote specific location of hardscape. Designated herein as
VCOS because it is part of The Yard.

Additional parks, open space, mini parks and public or private plazas may be identified within
individual developments and with Tentative Subdivision Maps. The Specific Plan will meet its park
obligation through a combination of park land development and through project impact fees.

5.12 | SCHOOLS

The Woodland Joint Unified School District (WJUSD) provides public education from kindergarten
through 12th grade within Woodland, as well as nearby unincorporated areas of Knight's Landing,
Yolo, and Zamora. The District includes 11 elementary schools, one charter elementary school,
two middle schools, two comprehensive senior high schools for grades 9-12, and one continuation
high school. Additionally, there are three alternative education programs, six pre-schools, three
infant-toddler programs, and an adult education center.

The Plan Area is located in close proximity to the Woodland Community College, at 2300 East
Gibson Road, within the Spring Lake Specific Plan Area. The Community College has been at this
location since 1990. The Community College offers associate degrees and continuing education
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certificates in Agriculture and Agricultural Engineering/Technologies; Advanced Technology,
Manufacturing, Clean Economy, Food Production clusters, Business Administration logistics,
Culinary Arts, Elementary Education and Health Care.

Table 5.7 shows the estimated number of students to be generated from the Plan Area. The
WJUSD will evaluate the attendance boundaries of existing and planned schools in the Plan Area
to determine the school locations for Plan Area students. Existing schools in the Plan Area vicinity
are Pioneer High School and Spring Lake Elementary School.

WJUSD owns a 20-acre Future School Site located directly south of Pioneer High School,
approximately one-half mile from the Plan Area. The City and District have entered into an
agreement to allocate 2 acres of this vacant property for the purpose of the City constructing and
operating a second community swimming pool and aquatic facility. WJUSD has requested that
the Specific Plan identify an alternative site for an elementary school, should it be needed. Up to
a 10-acre portion of the MDR parcel located at the southwest corner of Parkland Avenue and
Harry Lorenzo Avenue will be reserved for a potential school site, in accordance with the terms of
the development agreement.

Table 5.7 Estimated Student Generation/School Site Demands

Land Use Estimated K-6 Total 7-8 Total 9-12 Total
D.U. Factor K-6 Factor 7-8 Factor e

Singe Family 1,100 0.2233 246 0.0619 68 | 0.1413 155

Multi Family 500 0.2596 130 0.0711 36 | 0.1342 67

Total units 1,600

Total students 376 104 222

Source: Residential and Commercial/Industrial Development School Fee Justification Study for the
Woodland Joint Unified School District, by Cooperative Strategies, April 6, 2020
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5.13 | LIBRARY SERVICES

Library services are provided to the City of Woodland through the Yolo County Library System.
The Woodland Public library is in central Woodland at 250 First Street. This facility will provide
library access, including expanded virtual programming, youth activities, and e-book check out
for Plan Area residents.

5.14 | OTHER GOVERNMENT SERVICES

City governmental services (e.g. planning department, building inspection, public works
administration, city manager and city council, etc.) are provided primarily at City Hall at 300 First
Street in downtown Woodland. As population increases so do the demands on these general
government services. These services are paid for primarily from discretionary funds in the City's
general fund.

5.15 | SOLID WASTE

Solid waste and yard waste collection and disposal and curbside recycling in Woodland are
provided by a franchise agreement with Waste Management, with disposal and material
processing at Yolo County Central Landfill. The General Plan policies ensure a consistent, citywide
level of service for refuse collection, neighborhood cleanup, sanitization enforcement, and
recycling programs. Existing waste disposal facilities are adequate to maintain a sufficient level of
service for Specific Plan build out.
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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 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
that addresses anticipated annexation of various lands including SP-1A (WRTP). The City has also
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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 1, 2020.

= Traffic Impact Analysis completed for the DEIR dated June 2020.

A Public Facilities Financing Plan will be prepared to demonstrate how the infrastructure
requirements and the associated costs are reasonably balanced throughout 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 will be an Appendix
to the Final Specific Plan. The Public Facilities Financing Plan is described in Section 6.4.
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6.2.3 Subsequent Implementation Documents/Analysis
The following supplemental plans must be prepared either prior to approval of the first

development application or 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:

Conceptual 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, shall be prepared no later than prior to the first tentative map that fronts on The
Yard.

Comprehensive planting and street tree palette shall be developed for each District to
guide both private and public landscaping improvements. Street Furnishings, Street
Lighting Palettes and Gateway monuments (25A/Road B and Road B/Marston) shall be
included as part of this effort.

Comprehensive Transportation Demand Management/Vehicle Miles Traveled Reduction

Program (“TDM/VMT Program”) strategy—t—conjunction—with—keystakeholders—and
identifying-check-inpointsto-demenstrateefficacy. 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; ' 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.

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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= 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.

* Mobility Hub Master Plan, identifying the dedication of necessary Right of Way with the
first tentative map in the location of the planned facility (Road B at the Village Center).

» Climate Action Plan Checklist, modified as necessary to achieve 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"
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.
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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, described below.

Traffic Impact Analysis prepared for the EIR indicates State Route 113 and Road 25A interchange
will ultimately require improvements prior to full build-out of the Plan Area. © Ramp and
intersection improvements are anticipated to be in place prior to approval of the first development
project in the Specific Plan. Analysis prepared by the City's traffic consultant indicates capacity
for 380,000 square feet of non-residential land uses and 200 residential units at the southern end
of the Plan Area, based on currently planned improvements to the interchange, without triggering
need to design and implement the future improvements.

Subsequent development projects within the Plan Area shall be required to prepare a project
specific traffic analysis to the satisfaction of the Community Development Director or City
Engineer.

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 water, reclaimed water, wastewater and drainage and in 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:

e 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 Community
Development Director.

e Alooped water system is required for each project area.

e All roadways, pedestrian facilities, and bicycle routes shall be constructed in logical
segments to provide safe and adequate access with each project area.
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¢ 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).

e 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.

e Arequirement to grant easements for on-site roadway and utility infrastructures required
for a non-contiguous area shall be included in the development agreements for the
Specific Plan, with reimbursements as incorporated into the Financing 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
improvement related obligations are detailed in the development agreement, PFFP and any
reimbursement agreements.

Funding of public improvements necessary to implement the Specific Plan will include a variety of
mechanisms including city and school impact fees, special funding districts, developer financing
and other potential methods. A separate Financing Plan is being 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 will:

» Describe the project and sequencing of needed infrastructure.
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» 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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7.1 | OVERVIEW

This chapter outlines the Specific Plan process and its relationship to the subsequent entitlement
processes that are necessary to allow construction of individual projects. This chapter also
describes the administrative procedures that will occur to implement, amend, interpret and
enforce the Specific Plan.

7.2 | SPECIFIC PLAN PROCESS AND RELATED ENTITLEMENTS

This section describes the project entitlements, the relationship between the concurrent approvals
which occurred with the adoption of the Specific Plan and the subsequent entitlement process to
occur after the WRTP Specific Plan adoption.

7.2.1 Specific Plan and Concurrent Approvals/Actions
Approval of the Specific Plan included the following entitlements and related actions:

Final Environmental Impact Report (FEIR)

Adoption of the Specific Plan

Approval of a General Plan Amendment and Pre Zoning

LAFCo Approval and Annexation

Approval of a Development Agreement by and between the City and the landowners.

o vk W=

Approval of a Public Facilities Financing Plan for the Specific Plan that describes a Capital
Improvement Program and a funding and financing strategy for planned improvements.

7.2.2 Subsequent Entitlements/Actions

Individual development projects are subject to review and approval of subsequent permits and
entitlements by the City of Woodland and other agencies. Once the actions described in Section
7.2.1 have occurred, landowners may submit and process applications for subsequent
entitlements, as required, to implement the Specific Plan. Future approvals may include, but are
not limited to:

Tentative Subdivision Maps
Tentative Parcel Maps

Lot Line Adjustments

Site Plan Review/Design Review
Use Permits

o vk W =

Variances
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7.2.3 Environmental Clearance

An Environmental Impact Report (EIR) was prepared for this Specific Plan and was certified
concurrent with the approval of the Specific Plan. The EIR serves as the base environmental
document for subsequent entitlement approvals within the Plan Areas. Section 65457(a) of the
California Government Code and Regulations Section 15182 and 15183 of Title 14 of the California
Code of Regulations (pertaining to the California Environmental Quality Act (“CEQA")) provide that
no EIR or negative declaration is required for any residential project undertaken in conformity
with an adopted Specific Plan for which an EIR has been certified. Moreover, no additional
environmental review is required for projects that are consistent with the zoning for which an EIR
was certified, except as might be necessary to examine whether there are project-specific effects
that are peculiar to the project or its site. The EIR certified for this project has been written to
qualify all future residential projects for these exemptions, assuming they are consistent with the
adopted Specific Plan and fulfill all conditions and CEQA mitigation measures outlined in the EIR.
Non-residential projects may also rely upon the EIR assuming they are consistent with the adopted
Specific Plan and fulfill all conditions and CEQA mitigation measures.

The City will assess consistency of each development application within the Specific Plan area with
the Environmental Review and determine whether additional review is required under CEQA
Section 15183 and 15182(a), or whether no further review is required.

Additional CEQA review may be required in the following instances: substantial changes to the
Specific Plan are proposed, substantial changes occur to the circumstances under which the
project is being undertaken, or new information becomes available that could not have been
known upon certification of the Environmental Review. A supplemental review or an addendum
may be required if any of these circumstances ensue.

The Specific Plan allows for a range of densities and intensities of development consistent with
the goals and policies of the 2035 General Plan. However, it is anticipated that the Specific Plan
area at build out will realize approximately 1,600 residential units and 2.2 million square feet of
non-residential uses including business park, light industrial, retail and hospitality related
commercial uses. Similarly, the EIR for the WRTP Specific Plan anticipates and analyzed these
yields for purposes of environmental impacts. Should development within the Specific Plan
exceed the anticipated residential or commercial development yields as analyzed within the EIR,
discretionary review of such project(s) shall be required. The project proponent may be required
to submit documentation substantiating said development is in conformance with the Specific
Plan, EIR, its mitigation monitoring program, the General Plan, and Municipal Code, or a
subsequent EIR may be required.

7-2 | woodland research and technology park



Chapter 7 | Administration I

A mitigation monitoring program has been adopted with the EIR in accordance with Public
Resources Code 21081.6 to ensure implementation of EIR mitigation measures.

7.2.4 Specific Plan Findings

Approval of all land division, planning entitlements and building permits shall be contingent upon
a determination of substantial compliance with the provisions of this Specific Plan, the City of
Woodland General Plan and with applicable provisions of the Zoning and Subdivision Ordinances.
All proposed development projects or subdivision applications shall demonstrate the following:

1. Consistency with the goals and policies of the Specific Plan and all applicable laws and
regulations.
Consistency with the overall intensity of land uses as provided for in the Specific Plan

3. Consistency with the Specific Plan implementation strategy and availability of
infrastructure to serve the development.

4. The project will not degrade services and/or facilities beyond the capacities approved by
the Specific Plan.

5. Consistency with the project scope and impacts addressed in the Specific Plan EIR or that
environmental impacts of the project are addressed in subsequent environment impact
studies that may be required under the California Environmental Quality Act (CEQA).

7.3 | SUBSEQUENT ENTITLEMENTS

Following adoption of the Specific Plan, subsequent development and/or proposed land use,
including tentative map applications, within the Plan Area will be reviewed for consistency and
compliance with the Specific Plan and any other City regulations in effect at the time of
development. Application and processing requirements shall be in accordance with the City's
Zoning Ordinance and other regulations, unless otherwise modified by this Specific Plan. In acting
to approve a project or permit, the City may impose conditions as are reasonably necessary to
ensure that the project is in substantial compliance with the Specific Plan and all applicable plans
and regulations.

7.4 | SPECIFIC PLAN ADMINISTRATION

The Specific Plan serves as an implementing tool of the Woodland 2035 General Plan, which
provides the foundational elements, vision and direction for the Specific Plan. As an implementing
tool, the Specific Plan establishes zoning, land use and development standards for projects within
the Plan Area boundary.
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Upon adoption of the Specific Plan, all land use regulations, development standards, and design
guidelines of this Specific Plan shall supersede those of the Zoning Ordinance and Community
Design Standards. Where direction is not provided in this Specific Plan, the standards of the City's
Zoning Ordinance shall apply including use permit, variance, public notice and hearing and
appeals provisions.

The City’s Subdivision Ordinance will regulate individual requests for land divisions within the
Specific Plan Area, unless otherwise addressed herein. To the extent that a component or
regulation of the Specific Plan differs from a requirement of the Ordinance, the Specific Plan will
take precedence. Where the Specific Plan is silent or vague, the Subdivision Ordinance will be
used for the purpose of interpretation, and/or directly applied as appropriate.

Unless otherwise approved as part of the Specific Plan, off-site improvements under the control
of the City shall be subject to City of Woodland regulations and requirements in effect at the time
the improvement plans are submitted. Improvements not under the control of the City (e.g.
improvements to State highways) shall be subject to the regulations and requirements of the
responsible agency.

7.4.1 Specific Plan Amendments, Minor/Administrative Modifications

During the long-term build out of the Plan Area, amendments to the adopted Specific Plan may
be necessary because of changed circumstances. Additionally, because of unforeseen
circumstances, some design guidelines or development standards may not be feasible on a
particular parcel or may hinder innovative design concepts. In these situations, the procedures
listed below will be followed to amend the adopted Specific Plan or allow for minor/administrative
modification from development or design standards.

1. SPECIFIC PLAN AMENDMENTS
Any changes proposed to the Specific Plan that could significantly increase environmental
impacts or result in any of the following substantive changes shall require a Specific Plan
amendment:

1. Substantively change the boundaries of the Specific Plan.
2. Substantively change the text, figures, or table of the Specific Plan.

3. Substantially change the location of planning districts or key elements of the Plan
including the linear park.

4. Substantively change any element of the Plan or implementing documents (infrastructure
plans, design guidelines, capital improvement plan, and financing plan) such that they
would be inconsistent with Specific Plan policy, text or land use.
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The Specific Plan may be amended by the same procedure as the Plan was adopted and shall
require a recommendation of approval by the Planning Commission and approval by the City
Council. An amendment may be initiated by the City Council, the Community Development
Director (Director), property owner or any authorized agent of the property owner. Any
amendment requested by a property owner or project applicant may be subject to the fee
schedule adopted by City Council. Any amendment to the Specific Plan must be consistent
with the City’s General Plan.

2. MINOR/ADMINISTRATIVE MODIFICATIONS
Modification(s) to the standards as proposed by a developer/builder during site development
and design review of individual Planning Areas and/or Tentative Maps, may be considered
subject to the following provisions. A minor/administrative modification to Specific Plan
design and/or development standards may be considered and approved or conditionally
approved by the Community Development Director if it is determined by the Director that the
revision is in substantial conformance with all of the applicable criteria:

1. The Director determines that the modification does not have a significant impact on the
character of the Plan.

2. The proposed modification to the development standards or design guidelines are offset
by the merits of the design and do not significantly change the anticipated physical
characteristics of the development.

3. The proposed modification to the development standards further the goals of the Specific
Plan and enhance the appearance or functionality of the project, while remaining
compatible with and not detrimental to adjacent properties or uses.

4. The proposed modification does not modify or exceed the original standard by more than
10 percent.

5. The proposed changes to the alignment of streets or street sections, which if adopted,
would not substantially alter the overall land use and will continue to support the
circulation concepts set forth in this Specific Plan.

6. Adverse environmental impacts are not significantly increased, as defined by the CEQA
Guidelines Sections 15162, 15182 and 15183, as a result of the proposed variance.

In granting a Minor / Administrative Modification, the Community Development Director may
impose conditions to safeguard public health and safety and to ensure development remains
consistent with the objectives and intent of the Specific Plan.

woodland research and technology park | 7-5



] Chapter 7 | Administration

At the discretion of the Community Development Director, any proposed minor/administrative
modification may be referred to the Planning Commission and/or City Council for action. An
administrative modification may be appealed to the Planning Commission or City Council, as
applicable, consistent with the provisions of the Woodland Municipal Code for Zoning
Administrator Appeals.

7.5 | INTERPRETATIONS

The Director shall have the responsibility to interpret the provisions of this Specific Plan. If an
issue or situation arises that is not sufficiently provided for or is not clearly understandable, those
General Plan policies and/or regulations of the Zoning Ordinance that are most applicable and
relevant may be used as a guide for resolving the issue.

In determining land use where a specific use is not listed, the Director shall have the authority to
make an interpretation as to whether the use is similar to other allowed uses in a particular zoning
district, or whether such use should not be permitted based on the guiding principles and vision
for a particular development district within the Plan Area. The Director may refer any matter for
interpretation to the Planning Commission for their consideration or the Director’s interpretation
may be appealed to the Planning Commission. The Planning Commission’s decision, when
applicable, may be appealed to the City Council. The City shall keep records of the official

determinations on file for future reference and to ensure consistency of interpretations over time.

7.6 |SEVERABILITY AND ENFORCEMENT

If any regulation, condition, program or portion of the Specific Plan is held invalid by a California
or Federal Court of competent jurisdiction, such portions shall be deemed separate, distinct, and
independent provisions, and the invalidity of such provisions shall not affect the validity of the
remaining provisions thereof.

Any person who violates a requirement of this Specific Plan or fails to obey an order issued by the
City or comply with a condition of approval of any permit or entitlement issued under this Specific
Plan shall be subject to the penalty provisions as provided in the City of Woodland Municipal
Code.
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