NOTICE OF PREPARATION OF ENVIRONMENTAL IMPACT REPORT FOR
WOODLAND RESEARCH & TECHNOLOGY PARK SPECIFIC PLAN
To:

Responsible Agencies, Trustee Agencies, Organizations, and Interested Parties

From:

Erika Bumgardner, Senior Planner and Specific Plan Project Manager

Date:

June 16, 2017

In accordance with the provisions of the California Environmental Quality Act (CEQA), the City of Woodland (City)
has determined that the Woodland Research & Technology Park Specific Plan (Specific Plan) will require
preparation of an Environmental Impact Report (EIR). The City will not be preparing an environmental initial study,
consistent with CEQA Guidelines Section 15060(d). The City will be the lead agency for preparation of the EIR.
The purpose of the Notice of Preparation (NOP) is to provide an opportunity for public agencies, other
organizations, interested parties, and the public to comment on the scope and content of the EIR. Comments in
response to this NOP should be submitted to the City no later than July 17, 2017 by 5:00 p.m. A scoping meeting
will be held on June 26, 2017, at 6:00 p.m. at the Woodland Community and Senior Center at 2001 East Street.

FOCUS OF INPUT
The City relies on responsible and trustee agencies to provide information relevant to the analysis of resources
falling within the jurisdiction of such agencies. The City encourages input for the Specific Plan EIR, with a focus
on the following topics:
►

Scope of Environmental Analysis. Guidance on the scope of analysis for this EIR, including identification of
specific issues that will require closer study due to the location, scale, and character of this Specific Plan.

►

Mitigation Measures. Recommendations for mitigation, including both feasible mitigation that could take the
form of Specific Plan development standards, design guidelines, land use and circulation diagrams, or other
guidance provided in the Specific Plan, as well as programmatic mitigation with performance standards that
would be applied at the subdivision map and project level that could avoid, eliminate, or reduce potentially
significant or significant impacts.

►

Alternatives. Suggestions for alternatives to the Specific Plan that could potentially reduce or avoid
potentially significant or significant impacts, including alternatives designs, alternative land use mixes,
alternative phasing strategies, and other options.

►

Interested Parties. Identification of public agencies, public and private organizations, and individuals that the
City should notice regarding this Specific Plan and the accompanying EIR.

NOP RESPONSES
Comments in response to this NOP should be addressed to:
Erika Bumgardner, Senior Planner
City of Woodland
300 First Street
Woodland, CA 95695
erika.bumgardner@cityofwoodland.org
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PROJECT LOCATION
The Specific Plan is located in the southern portion of the City’s Planning Area, adjacent to the existing City limits,
in an area bound by Farmers Central Road to the north, County Road 101 (Harry Lorenzo Avenue) to the east,
State Route 113 (SR 113) to the west, and County Road 25A to the south (western portions of the Specific Plan
Area extend approximately 1,000 feet south of County Road 25A, as well). The City’s Spring Lake Specific Plan
Area is adjacent to, and east and north of the Specific Plan Area (Exhibit 1). The Specific Plan Area includes
Assessor Parcel Numbers (APNs) 041-080-017, 041-020-039, 041-020-029, 041-020-010, 041-020-017, 041020-031, 041-020-042, and 041-020-030.

PROJECT DESCRIPTION
Referred to as “SP1-A” in the City’s General Plan, the Woodland Research & Technology Park Specific Plan
would accommodate research and development, technology, and science and engineering-related uses; a
commercial mixed-use town center focused around a central green; and a range of housing options, all connected
by a multi-modal street network and trail system (Exhibit 2). The Specific Plan would provide for approximately
2.15 million square feet of non-residential building space for approximately 6,100 employees and 1,600 housing
units on 351 acres of land area.
The Specific Plan is designed to place services and amenities within walking and biking distance of neighborhood
residents and accommodate a mix of housing types at a range of densities and cost levels. The Specific Plan also
includes approximately 20 acres of parkland, in addition to bicycle and pedestrian trails connecting proposed land
uses and adjacent developed and developing areas in the Spring Lake Specific Plan Area.
The Specific Plan will allow a wide variety of businesses including agriculture and food technology, light
manufacturing, bio-tech, engineering, and other fields. The Specific Plan will also provide incubation spaces for
small start-up firms, facilities for established mid-size or large companies that require larger floorplates, flexible
building spaces for high-tech research, and light manufacturing/flex space for product testing and development.
Commercial areas of the Specific Plan will accommodate support services and retail.
The preliminary draft Specific Plan Land Use Diagram, Exhibit 3, identifies proposed land use designations.
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Exhibit 2
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General Plan Land Use Diagram in Specific Plan Area Vicinity
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Residential
The Specific Plan proposes three residential land use classifications, including (Table 1):
►

Residential - Low Density (LD), with an allowable density range of 0-8 dwelling units per acre

►

Residential - Medium Density (MD), with an allowable density range of 8.1-19.9 dwelling units per acre

►

Residential - High Density (HD), with an allowable density range of 20-40 dwelling units per acre

Employment and Commercial Uses
The Specific Plan proposes four employment and commercial land use designations, including (Table 1):
►

Village Center (VC), with an allowable floor area ratio (FAR) of 0.2-2.0 (single use) or 0.5-3.0 (mixed)

►

Business Park (BP), with an allowable FAR 0.25-2.0

►

Light Industrial Flex (IF), with an allowable FAR of 0.25-2.0

►

Highway Commercial (HC), with an allowable FAR of 0.2-2.0

Table 1 presents preliminary development assumptions for the Specific Plan, which are subject to change as the
Plan is developed.
Table 1
Proposed Specific Plan Land Uses and Assumed Development Yield
Land Use

Approximate Acres Average Density / Floor Area
Ratio (FAR)

Estimated Dwelling Units / NonResidential Square Footage

Residential - Low Density (LD)

88

4 dwelling units per acre,
gross

~530 units

Residential – Medium Density (MD)

43

14 dwelling units per acre,
gross

~500 units

Residential – High Density (HD)

24

30 dwelling units per acre,
gross

~570 units

Parks / Open Space (Large & MediumSized Parks)

20

Village Center

13

0.2 FAR

~115,900 square feet

Business Park

81

0.4 FAR

~1,404,400 square feet

Light Industrial Flex

34

0.4 FAR

~583,700 square feet

Highway Commercial

5

0.2 FAR

~46,200 square feet

Multi-Modal Travelways and Rights-ofWay

43

Total

351

1,600 dwelling units /
2,150,100 square feet, nonresidential

Note: Totals may not add due to rounding.

Parks/Open Space
The Specific Plan will propose public parkland, open spaces, and greenways. A central green of approximately 16
acres would serve as a central gathering space, and as an organizing design feature of the layout of the Specific
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Plan. Smaller parks, open spaces, and greenways are proposed throughout the Specific Plan Area so that
residents and employees would have close access to open space. A series of greenways would connect the
Specific Plan Area, both north-south and east-west, to existing and planned parks, open spaces, and greenways
within the Spring Lake Specific Plan Area.

Drainage
An existing drainage way adjacent to SR 113 that wraps around the southern end of the Specific Plan Area
adjacent to County Road 25A will either be maintained or modified to retain or increase the existing drainage
capacity to meet Specific Plan needs. Naturalized stormwater management systems will be incorporated into
parks and open spaces to reduce the need for engineered drainage systems. Private development will also
employ naturalized stormwater management systems to manage drainage needs on-site.

Utilities
The first phase of development is anticipated to connect to trunk lines for water, sewer, and drainage that are
currently stubbed out at the property line between the Spring Lake Specific Plan Area and the Woodland
Research & Technology Park Specific Plan Area. These lines were designed to accommodate development in the
Specific Plan, in addition to demands generated by the Spring Lake Specific Plan. Concept-level infrastructure
and utility masterplans will be prepared to support the Specific Plan. The Specific Plan will also identify private
utility needs (electricity, natural gas, telephone, cable / internet, etc.).

Circulation
The Specific Plan will provide a well-connected circulation network supporting all modes of travel within the
Specific Plan Area, as well as connections to the adjacent Spring Lake Specific Plan Area. All public roads within
the Specific Plan Area will include a connected sidewalk system and either protected bicycle lanes as part of the
sidewalk (for major through roads) or a combination of on-street bicycle lanes or mixed-flow bicycle routes for
local streets with low traffic volumes and slower vehicle speeds.
The Business Park area may be developed with a combination of public roads and private drives to connect
buildings within each development site and to connect multiple development sites to each other. Site plan and
design guidelines applicable to accompany the Specific Plan will encourage such connectivity. Design guidelines
will also encourage buildings to be accessible and have entrances fronting public streets, providing opportunities
to activate those streets. The Specific Plan will include a circulation master plan identifying roadways, bicycle and
pedestrian facilities, and the block framework.

PERMITS AND OTHER APPROVALS
Implementation of the Specific Plan will require approval by the Woodland City Council. The City will also be
required to certify the EIR. Implementation of the Specific Plan will also involve a variety of other City approvals
that could include, but are not necessarily limited to the approval of subdivision maps, grading permits,
encroachment permits, and building permits (with appropriate permit conditions).
Other permitting agencies with approval or review authority over portions of the Specific Plan and projects
developed under the Specific Plan may include, but is not necessarily limited to the agencies identified below:
►

Yolo-Solano Air Quality Management District

►

California Department of Transportation

►

Central Valley Regional Water Quality Control Board

►

Yolo Local Agency Formation Commission

Woodland Research & Technology Park Specific Plan EIR
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►

Yolo County Flood Control & Water Conservation District

PROJECT OBJECTIVES
Specific Plans, under State law, must be consistent with the relevant jurisdiction’s general plan. As such, the
Woodland Research & Technology Park Specific Plan will be consistent with, and implement the City of
Woodland General Plan. The EIR will include reference to relevant General Plan policies that will guide the City’s
review of the Specific Plan and other entitlements required to fully implement the Specific Plan. Implementation of
the General Plan within the Specific Plan Area is the primary Project Objective.
The Vision and Guiding Principles developed to guide the Specific Plan process also serve as the Project
Objectives, including:
►

Develop a state-of-the-art innovation center campus for high-technology offices, research and development,
hotel, and employee-serving retail and recreational uses.

►

Accommodate advanced technology-related jobs and training that allow a greater number of Woodland
residents and college graduates from the Woodland Community College to live and work in the community.

►

Collaborate with UC Davis, Woodland Community College, and others to capture technology transfer to startup businesses and growing mid-to-large size companies, reducing the loss of intellectual capital and revenue
through regional out-migration.

►

Create and support the seed, food, and agricultural-based industry currently doing business in and around
Woodland.

►

Ensure that roadways, utilities, and other infrastructure are installed to meet project needs and can be
feasibly financed.

►

Contribute to meeting City goals for greenhouse gas reduction by 2035 contained in its 2035 Climate Action
Plan through:
•

increasing efficiency of buildings and other non-transportation energy use;

•

land use and transportation strategies that reduce vehicle miles traveled and facilitate use of alternative
fuel vehicles;

•

enhancing the City’s urban forest through planting and management of trees in public parks, other open
spaces, and public streets;

•

promoting recycled water use within the neighborhoods park and greenbelts; and

•

reducing water use and waste generation.

►

Create a successful Village Center that serves area residents and, along with the southern end of a proposed
central green, provides a gathering place for workers, residents, and visitors.

►

Integrate multi-modal transportation within project design, to reduce the use of single-occupant vehicles, and
implement a Transportation Demand Management (TDM) Plan that increases the use of multiple modes of
transportation, such as, public transit, bicycle, and pedestrian access to, from, and within the plan area.

AECOM
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►

Facilitate bicycle use and walking through a combination of well-designed complete streets, protected bicycle
lanes, where appropriate, and pedestrian / bicycle greenways that connect to parks and open spaces, as well
as connect to Spring Lake at multiple points.

►

Encourage active, healthy, living through connected streets with bicycle and pedestrian facilities, trails,
accessible parks and open spaces with passive and programmed recreation, access to healthy foods (such
as, through a farmers market and/or fresh produce market in the Village Center), and social gathering places.

►

Promote flexibility in project design and implementation to respond to market demand through the phasing of
construction and offering a variety of building types.

►

Incorporate naturalized stormwater management in the plan area and individual projects, as feasible.

►

Seek ways to complement and support Downtown Woodland by accommodating larger and other businesses,
better suited for locations outside Downtown.

►

Help provide vital connections to the existing Spring Lake community in planning for the density and intensity
of land use and by promoting and extending bike paths, open space, and recreational opportunities.

RELATIONSHIP TO GENERAL PLAN AND GENERAL PLAN EIR
The Specific Plan Area is included as “SP1-A” in the City’s General Plan, and the General Plan and EIR assume
the Specific Plan could accommodate approximately 1,600 dwelling units and 2.16 million square feet of nonresidential building space. The Specific Plan is being developed consistent with the General Plan.
The General Plan EIR is the first “tier” of environmental review for projects in Woodland, and it creates the
foundation upon which future CEQA documents can build. The City intends to use the General Plan EIR analysis
to avoid duplicative discussion and focus on project- and plan-specific analysis and mitigation. In order to achieve
these objectives, Section 21093(b) of the Public Resources Code indicates that “environmental impact reports
shall be tiered wherever feasible, as determined by the lead agency.”
The General Plan EIR, on pages 1-2 through 1-5, discussed the City’s intent to use tiering (CEQA Guidelines
Section 15152), partial exemptions (CEQA Guidelines Section 15183), and tiering and streamlining for
greenhouse gas emissions analysis (CEQA Guidelines Section 15183.5) to focus analysis of plans and projects
implemented under the General Plan.1 Section 15152 of the CEQA Guidelines provides that where a first-tier EIR
has “adequately addressed” impacts, such impacts need not be revisited in second- and/or third-tier documents.
CEQA Guidelines Section 15183 provides that, for subsequent environmental documents, CEQA only applies to
issues “peculiar to the site.” Impacts are not peculiar to the project if uniformly applied development policies or
standards substantially mitigate that environmental effect. CEQA Guidelines Section 15183.5 includes the
provision for tiering and streamlining the analysis of GHG emissions in CEQA documents. Under this provision,
lead agencies may analyze and mitigate the effects of GHG emissions at a programmatic level, and later
documents may tier from this analysis if the proposed project is consistent with the programmatic greenhouse gas
emissions reduction plan.
The Woodland Research & Technology Park Specific Plan EIR will employ each of these strategies, with different
approaches for different environmental topics, and in a different way for project-specific impacts than for
cumulative impacts.

1

Please see the City’s 2035 General Plan website for more detail: http://cityofwoodland.org/gov/depts/cd/woodland_general_plan_2035/default.asp.
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PROBABLE ENVIRONMENTAL EFFECTS
An initial study will not be prepared to accompany this Notice of Preparation. The City intends to prepare an EIR
that addresses each environmental issue that is relevant to the Specific Plan, consistent with the tiering and
streamlining provisions summarized above and discussed on pages 1-2 through 1-5 of the General Plan EIR.
CEQA Guidelines Section 15082 recommends that a NOP include “probable environmental effects of the project.”
The following is a summary of the environmental issues anticipated to be addressed in the Draft EIR. The listed
issue areas are not necessarily potentially significant or significant effects attributable to the Specific Plan – these
determinations will be the subject of analysis disclosed in the Draft EIR.
The Draft EIR will identify feasible mitigation measures to avoid or reduce potentially significant environmental
impacts. The level and scope of environmental assessment in the EIR will be refined, based on responses to this
NOP.

Aesthetics
Based on guidance in the General Plan, the EIR will evaluate the change in existing visual character of the area
resulting from implementation of the Specific Plan, as well as potential effects to scenic views and resources. The
EIR will assess the impacts related to light and glare from lighting included in the Specific Plan and will consider
lighting that could create skyglow.

Agriculture
The EIR will consider direct conversion of Important Farmland, conflicts with agricultural zoning, and any indirect
impacts on ongoing agricultural operations.

Air Quality
The EIR will evaluate construction-related and long-term (operational) regional air pollutant emissions, including
area- and mobile-source emissions attributable to Specific Plan implementation. The City plans to qualitatively
assess sources of diesel emissions (e.g., loading docks at business park/commercial facilities) allowed under the
Specific Plan for the potential to expose sensitive receptors to diesel particulate matter. The EIR will discuss
exposure of sensitive land uses to sources of toxic air contaminants and qualitatively address the potential
exposure of existing and proposed sensitive uses to odors, as appropriate.

Biological Resources
Building on the foundation provided in the 2035 General Plan and EIR, the City will summarize impacts on
biological resources, including potential effects on special-status species.

Tribal/Cultural Resources
No historic resources are associated with the Specific Plan Area, and no prehistoric resources have been formally
recorded in Woodland. However, the prehistoric occupation of the region makes it possible that unknown
archaeological sites could be present. As of 2015, CEQA resources include “tribal cultural resources.” Under
Assembly Bill (AB) 52, CEQA analyses must consider tribal cultural resources, including “the tribal cultural values
in addition to the scientific and archaeological values when determining impacts and mitigation.” The EIR will
assess potential effects on cultural resources, with a focus on significant documented resources, and identify the
potential for as-yet unrecorded cultural resources to be affected by the proposed Specific Plan.
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Energy
The EIR will include an analysis of energy-related impacts related to Specific Plan implementation. This includes
identifying energy sources and estimating the operational energy demands associated with the proposed Specific
Plan.

Geology, Soils, Minerals, and Paleontological Resources
The EIR will describe potential effects related to seismic activity and soils constraints, as well as the erosion
potential of the site’s soils. The City will use the sensitivity paleontological assessment recently conducted to
support the General Plan and General Plan EIR to evaluate potential paleontological resources impacts. There
are no identified significant mineral resource zones in the Specific Plan Area.

Greenhouse Gas Emissions
The EIR will briefly assess the consistency of the Specific Plan with the City’s Climate Action Plan as a way of
documenting potential greenhouse gas emissions impacts and supporting the City’s environmental findings for
this topic.

Hazards and Hazardous Materials
The EIR will discuss the potential for hazardous material exposure either during construction or during long-term
occupation of development. Potential hazards related to the provision of emergency services, fire hazards, any
residual on-site hazardous materials, and routine use of hazardous materials during operation of proposed land
uses.

Hydrology and Water Quality
The EIR will describe hydrologic conditions in the Specific Plan Area and evaluate the effects of the Specific Plan
on hydrologic features. This evaluation will include the Specific Plan’s consistency with the requirements of water
quality and drainage regulations. The EIR will report on impacts related to alteration of on-site and off-site
drainage patterns; erosion; stormwater discharges; groundwater recharge; water quality; and flooding.

Land Use and Planning/Population/Housing
The EIR will provide a brief analysis of consistency with environmental policies from the General Plan, the
Sacramento Area Council of Governments’ Sustainable Communities Strategy/Metropolitan Transportation Plan,
and Local Agency Formation Commission policies and standards. The population, housing, and employment
analysis will include a review of changes in population, demographics, housing, and employment resulting from
the proposed Specific Plan.

Noise and Vibration
The noise section of the EIR will include a description of the existing noise environment in the Specific Plan Area,
based on existing environmental documentation, on-site reconnaissance data, and data and analysis from the
General Plan and General Plan EIR. Noise levels of construction equipment will be presented and resultant noise
levels at receptors (at given distances from the source) will be calculated. The analysis of long-term (operational)
noise impacts associated with the proposed project will include noise increases generated by vehicle traffic on
local roadways.

Public Services and Utilities, including Recreation
The EIR will highlight any secondary impacts associated with project generated demand for expanded facilities.
Water supply and conveyance, recycled water conveyance and irrigation, wastewater collection and treatment,
solid waste, and natural gas and electrical services will be described and addressed based on information
prepared to support the Specific Plan. The Public Works Department will prepare a water supply assessment to
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document and provide verification that sufficient water supplies are available to meet the proposed Specific Plan’s
projected water demands during normal, single-dry, and multiple-dry water years.

Transportation and Circulation
Traffic will be described and addressed in this section of the EIR based on a traffic study prepared for the City.
The traffic study will identify existing conditions, existing plus project conditions, cumulative no-project conditions
cumulative plus project conditions. The EIR will include a discussion of consistency of the Specific Plan with the
City’s travel demand (VMT) policy.

CEQA-Required Sections
The EIR will provide description and analysis of cumulative impacts and growth inducement issues based on the
foundation provided by the City’s General Plan and General Plan EIR.
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