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PLANNING COMMISSION 
STAFF REPORT 

 
TO:  Chairman and Planning Commissioners 

DATE : December 11, 2007 

THROUGH:  Dan Sokolow, Community Development Director 

FROM:   Kate Kelly, Planning Manager  

SUBJECT: Public Hearing and consideration of the GBH Commercial Project.  The 
project is a proposed subdivision of 4.522 acres to create 7 commercial lots 
located at the southeast corner of East Grant Avenue (SR 128) and East 
Street, west of the Subway Sandwich Shop, and north of the Winters II 
apartment complex.  APNs 003-370-28 (1.274 acres), 003-370-29 (1.01 
acres), and 003-370-30 (2.238 acres).  Applicant: Larry J. John and/or D. 
Rick Cheney.  Entitlements include Tentative Subdivision Map to create 7 
commercial lots, 2 Conditional Use Permits to allow for drive-throughs, 
closure of East Street at East Grant Avenue, Design Review for nine 
commercial buildings and conceptual landscaping plan, and Encroachment 
Permit for diagonal parking and landscaping on East Baker Street.  

 

 
RECOMMENDATION: 
Staff recommends that the Commission: 

1) Receive Staff Report; 
2) Conduct Public Hearing; 
3) Adopt and certify the Negative Declaration and Mitigation Monitoring Plan; 
4) Approve the Tentative Subdivision creating 7 commercial lots; 
5) Approve Design Review of site plan, building architectural design, architectural 

materials, architectural finishes, color schemes, and conceptual landscape plan for 
the entire project; 

6) Approve Conditional Use Permit for drive-through on Building 1 located on Parcel 
A; 

7) Approve Conditional Use Permit for drive-through on Building 2 located on Parcel 
B; 

8) Recommend Approval of Encroachment Permit for diagonal parking spaces and 
landscaping on East Baker Street to the City Council; and 

9) Recommend Approval closure of East Street at Grant Avenue to the City Council. 
 

SUMMARY OF PROJECT:  The project is a proposed subdivision of 4.522 acres to 
create 7 commercial lots with a total of 9 retail/office/commercial buildings, an internal 
roadway/parking area, diagonal parking and landscaping along East Baker Street, closure 
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East Street to Grant Avenue and creation of a driveway along the east side of East Street 
from the project to East Baker Street. 
 
In order to proceed with the project the following City approvals are needed: 
 

 Tentative Subdivision Map to create 7 commercial lots and driveways/parking areas. 

 Design Review for the site plan, building architectural design, architectural materials, 
architectural finishes, color schemes, and conceptual landscape plan for the entire 
project. 

 Conditional Use Permit for drive-through located at Building 1 on Parcel A 

 Conditional Use Permit for drive-through located at Building 2 on Parcel B. 

 Encroachment Permit for parking spaces and landscaping along East Baker Street. 

 Closure of East Street to East Grant Avenue and creation of driveway serving project 
along the east side of East Street to East Baker Street. 
  

PROJECT LOCATION:  The project site is generally located in the central area of the 
City of Winters.  The property totals 4.522 acres comprised of APNs 003-370-28 ( 1.274 
acres), 003-370-29 (1.01 acres) and 003-370-30 (2.238 acres) located at the southeast 
corner of East Grant Avenue (SR 128) and East, adjacent to the Subway Sandwich Shop 
and the Winters II apartments.   

 

BACKGROUND:  The 1992 General Plan was the subject of a certified Environmental 
Impact Report that examined the environmental impacts associated with adoption of the 
General Plan, including the commercial designation of the site. 
 
The property was subdivided into four parcels and the Grant Station Commercial building 
was established on the eastern most parcel in 1994.  In 1997 a Site Plan for 19,000 
square foot commercial building was approved by the Planning Commission on APN 003-
370-28.  The project was not implemented due to unresolved circulation issues.    

 
The property was acquired by the Johns and Cheneys in 2005.   The applicant convened 
a focus group with members of the community on November 14, 2006.  A conceptual site 
plan and design proposal was presented to the Planning Commission at a workshop on 
January 23, 2007.  The project was redesigned based upon the comments received at 
the January workshop and re-presented to the Planning Commission on February 27, 
2007.   
  
The application for this project was received on August 17, 2007. A  Negative Declaration 
(see Attachment B, separately provided) was released on November 5, 2007 for a 30-day 
comment period that ended December 4, 2007.  Three comment letters were received 
(see Attachment C) and are discussed further below.   
 
 
DETAILED PROJECT DESCRIPTION:  This project proposes to create a 49,427 square 
foot office and retail center at the SE corner of Grant Avenue (State Route 128) and East 
Street.  The property is approximately 4.5 acres and is currently undeveloped.  The 
Property is rectangular with frontage on East Grant Avenue, East Baker Street, and East 
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Street.  The frontage along East Grant Avenue to the north is approximately 750 feet in 
length with a corresponding frontage along East Baker Street on the southern border of 
the property.  The depth of the site is roughly 255 feet between the right of ways of East 
Grant Avenue and East Baker Streets.   

 
Tentative Map 
The project proposes to subdivide 4.522 acres comprised of APNs 003-370-28 (1.274 
acres), 003-370-29 (1.01 acres) and 003-370-30 (2.238 acres) into seven parcels ranging 
in size from 0.38 acres to 1.43 acres. 
 
Land Use Changes 
No change in general plan or zoning is proposed or required.  The site is currently a 
vacant field and is used as ad hoc parking for adjacent uses and temporary sale of 
fireworks around the 4th of July. 

 

The project proposes nine buildings as follows: 
 
Building 1 is 4,470 square feet in a single story and is located in the northwest corner of 
the site.  Due to the roofline, the building is 31.5 feet.    This building will incorporate a 
drive-through.  It is intended to be a bank location for a local credit union.   
 
Building 2 is a 2,731 square feet in one story with a building height of 24 feet.  It is 
located just east of the main entry from East Grant Avenue.  A drive-through food service 
location is proposed for this building.  
 
Buildings 3 and 4 are proposed to be 3,632 and 3,806 square feet respectively and front 
East Grant Avenue in the central portion of the site.  These buildings are a single story, 
however the treatment of the façade will give Building 3 a height of 23 feet and Building 4 
an over all height of 31 feet.  They are intended to provide retail space for businesses 
requiring a traditional storefront configuration.  The size and number of spaces will be 
dictated by the needs of future tenants, but the basic configuration will allow for three to 
four individual spaces between 800 and 1200 square feet each.   
 
Building 5 is a single story building reaching 24.5 feet in height and encompassing 4,595 
square feet of floor area.  The building is intended for a medical clinic.   
 
Buildings 6, 7 and 8 are interconnected with a second floor outdoor arcade.  The ground 
floor is intended for retail or office space and the upper level for office space.  Buildings 6 
and 8 are 33.5 feet tall.  Building 7 is the tallest proposed building at 39 feet tall.  The total 
square footage of Building 6 and 8 is 2,551 square feet each and Building 7 is 9,912 
square feet. 
 
Building 9, located in the southwest corner of the site, is intended as a professional office 
building.  It is a 32.5 feet tall, two story building with a total of 10,749 square feet.  Similar 
to Buildings 6-8, the lower floor is designed to be utilized as retail space if the market 
dictates need and opportunity.  
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Architecture 
The project proposes an “Agricultural Industrial” design.  It is intended to mimic common 
structures and shapes associated with agriculture in this region.  A variety of siding and 
trim materials such as corrugated metal and board and batten siding are proposed.  Faux 
grain silos have been added in several places.  These are intended to lend character and 
reinforce the agrarian style.    In addition to the adoption of Agricultural Industrial as a 
style, an effort was made to break up the façade by pulling portions forward and pushing 
others back in an attempt to give the impression that each store is unique and not built as 
one piece.  The buildings range from 23 to 39 feet in height.  The use of a variety of 
colors and materials is intended to support this effect. 
 
 
 
LAND USE AND ZONING CONSISTENCY:  The project site has been designated in the 
General Plan as Central Business District (CBD).  The maximum floor-area ratios (FAR) 
for offices and commercial uses shall not exceed 2.0.  The proposed project’s FAR is 0.25 
 

The applicant is not proposing any changes to the CBD.  Based on the proposed 
retail/commercial and office uses and the attending square footage, the project would 
require 207 parking spaces.  The site plan provides for 194 on-site spaces and an 
additional 36 space located along Baker Street for a total of 230 spaces including10 
accessible spaces.  The project will meet parking standards established in the Winters 
Zoning Code for retail/commercial and office uses. 
 

 

 

POLICY ANALYSIS 
 
General Plan:  The project has been reviewed for consistency with the policies of the 
General Plan. The project site is designated CBD and the proposed project is a 
commercial development.  For all policies, the staff believes a finding of consistency can 
be made for the proposed project as conditioned.  The Planning Commission must reach 
this same conclusion in order to approve the project. 
 
 
 
INFRASTRUCTURE 

Sewer Conveyance 

Sanitary sewer service is proposed to be provided via a 6 inch sewer line which would be 
constructed across the central portion of the site and would connect to an existing 6 inch 
sewer main located at the eastern boundary of the property. 
 
Sewer Treatment 
The City’s Wastewater Treatment Plant (WWTP) has a capacity of 0.92 million gallons 
per day (mgd).  Space remains for approximately 600 additional residential hook-ups.  
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The City’s recent project approvals exceed this amount and expansion of the plant is 
planned.  The Phase 2 expansion will bring the capacity to between 1.2 and 1.6 mgd.   

Water Conveyance 

Municipal water is proposed to be provided to the property via the existing 12 inch water 
main on the north side of the property, the 8 inch water main on the west side of the 
property, and the 6 inch water main on the south side of the property.  Water would be 
conveyed within the property via an 8 inch water line which is proposed to connect to the 
existing water mains on the west and south sides of the property.  

Drainage Conveyance 

Storm water is proposed to be collected on site via a series of grated intakes in parking 
and driveway areas conveyed off site via a east west running storm drainage line to the 
western edge of the property where it would connected to an existing 60 inch storm drain 
main located in East Street. 
 
Off-Site Infrastructure 
The project would be required to fund and construct off-site improvements necessary to 
support the development.  Such improvements would include, but not be limited to 
traffic control (traffic signal or roundabout), water lines, sewer lines and storm drainage 
lines.  To the extent that acquisition or subsequent CEQA clearance is necessary for 
such work that would be the responsibility of the developer.   
 
Flooding 
The project does not fall within the City’s General Plan Flood Overlay Area.  The project 
site lies in FEMA Flood Zone X (shaded) based on the FEMA Flood Insurance Rate Map 
(map revised November 20, 1998, Community-Panel Number 060425 0001 C).  Zone X 
(shaded) is a flood insurance rate zone assigned to areas of 500-year flood; areas of 100-
year flood with average depths of less than 1 foot or with drainage areas less than 1 
square mile; and areas protected by levees from 100-year flood. 
 
 
LANDSCAPING and SIGNAGE:  The applicant has submitted a conceptual landscaping 
plans for the East Grant Avenue, East Baker Street and East Street streetscape and the 
internal areas as part of the design review.   
 
The East Grant Avenue streetscape includes 8-foot wide paved pedestrian walkway and 
a minimum of 20 feet of landscaping featuring lawn, fescue beds, shrubs and trees.  East 
Street would have a six-foot wide sidewalk and be landscaped with trees and understory 
plantings of shrubs and ground cover.  The East Baker Street frontage includes a 6-foot 
wide meandering sidewalk, landscaping of trees and understory plantings of shrubs and 
ground cover.   Diagonal on-street parking is proposed for the north side of East Baker 
and includes landscaped islands with trees and understory plantings of shrubs and 
ground cover. 
 
The interior of the site features landscaped parking lots, bricked walkways and a central 
plaza area.  The internal landscaping provides shade trees, accent trees, shrubs, 
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grasses, ground covers, and vines.  Architectural features include trellises with vine 
plantings.  The conceptual landscape plan provides for 61% parking lot shade coverage. 
 
The applicant has not submitted signage plans for the project.  The applicant will be 
required to obtain separate review and approval for the project signage and final approval 
for the landscape plan per recommended Condition of Approval #63.  
 
 
UNIT PHASING:  The applicant is proposing to create all 7 commercial lots and the 9 
retail/office commercial buildings and have them available for sale at the same time.  No 
phasing is proposed. 
 
 
CEQA CLEARANCE:  A Negative Declaration (see Attachment B) was circulated on 
November 5, 2007, for a 30-day comment period extending through December 4, 2007.  
All comment letters received within the comment period are attached for the 
Commission’s review (see Attachment C).   Each letter is discussed briefly below.   
 
California Department of Water Resources dated November 15, 2007 
Letter questioned if proposed project might be an encroachment on the State Adopted 
Plan of Flood Control.  The nearest Designated Floodway is the Cache Creek corridor 
thus the proposed project does not result in an encroachment. 
 
Yolo-Solano Air Quality Management District dated November 30, 2007 
Letter advised that thresholds for ROG and NOX have been revised to 10 tons per year 
and PM10 to 80 pounds per day.  When comparing the new thresholds of significance to 
the project’s estimated emissions (ROG, NOX, and PM10), the project still has a less than 
significant impact.  The District recommended revising Mitigation Measure Air 2 to restrict 
unnecessary vehicle idling to 5 minutes and incorporating catalyst and filtration 
technologies where feasible.  This technical revision has been incorporated into the draft 
IS/MND.  The District also suggested incorporation of indirect measures to improve 
energy efficiencies.  These suggestions will be addressed via California Building Codes 
during plan check.  
 
California Department of Transportation (Caltrans) dated November 4, 2007 
Caltrans’ comments are as follows:  Caltrans appreciates the innovative approach the 
City of Winters is proposing in regards to potentially constructing a roundabout at East 
Grant Street (State Route 128) and Walnut Lane. Roundabouts can be very effective 
traffic handling facilities that can be aesthetically designed and landscaped to make an 
otherwise utilitarian highway corridor an attractive feature of the community while 
providing for the efficient and safe movement of vehicles and non-motorized travelers. 
However, roundabouts must be carefully sited and must work effectively with adjacent 
intersections and the whole corridor. Caltrans is unable to determine if the proposed 
location is appropriate for a roundabout at this time. Caltrans and the City of Winters will 
continue to work together to explore the potential for roundabouts within this corridor and 
if it is determined by both parties to be a viable option, Caltrans would then meet with the 
City and other stakeholders to determine specific issues and requirements related to 
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implementation and would be able to determine if a roundabout is appropriate for this 
location and if it is, the design requirements of this specific facility. In the mean time, it 
appears that the City is making provision in Mitigation Measure Traffic I to retain the 
option of implementing a roundabout.   
 
An analysis of a roundabout proposed at State Route 128/Walnut shows that the 
westbound approach will be at Level of Service (LOS) "F" in the cumulative conditions 
analysis. This indicates that if a roundabout is chosen for this area, the ultimate 
configuration to improve the LOS will have to be taken into account in the design and 
right of way needs assessment. 
 
Caltrans should be involved in the process of developing the improvements for the 
intersections. Since the ultimate completion of this project is unknown, the 
recommendation that a mitigation monitoring program be established is a good one. 
 
The project proposes several access changes to State Route 128 and proposes work 
within the right of way to create turn pockets, medians and other features. Any work 
within the right-of-way will require an encroachment permit from Caltrans.  
 
We note that the project includes pedestrian and bicycle features. We encourage the 
City to expand such features in an interconnected manner so as to provide viable 
mobility options throughout the City. With its flat terrain and relatively compact 
development pattern with numerous street connections, Winters is well suited to create 
a robust pedestrian and bicycle facility network. This network would be further 
strengthened by making provisions for transit vehicle stops at key locations. The City 
may want to consult with Yolo Bus to determine if the project is one such location. 
 
 
 
FISCAL IMPACT: The General Plan requires fiscal neutrality from development.   As a 
retail/office commercial development the project is expected to generate sale tax, provide 
jobs, and additional economic opportunity.  Thus the project is expected to provide fiscal 
benefit to the City.  
 
PLANNING COMMISSION ACTION:  Subject to the attached conditions of approval, the 
staff recommends that the Planning Commission take the following action:  
 

1.  Adopt the Negative Declaration and Mitigation Monitoring Plan. 
2. Recommend Approval of Tentative Subdivision creating 7 commercial lots to the 

City Council. 
3. Approve Design Review of site plan, building architectural design, architectural 

materials, architectural finishes, color schemes, and conceptual landscape plan for 
the entire project. 

4. Approve Conditional Use Permit for drive-through at Building 1 located on Parcel 
A. 

5. Approve Conditional Use Permit for drive-through at Building 2 located on Parcel 
B. 
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6. Recommend Approval of Encroachment Permit for diagonal parking spaces and 
landscaping on East Baker Street to the City Council. 

7. Recommend Approval closure of East Street to East Grant Avenue to the City 
Council. 
 

 
ATTACHMENTS: 
 
A. Tentative Subdivision Map  
B. Negative Declaration and Mitigation Monitoring Plan (separately provided) 
C. Negative Declaration comment letters (3)  
D. Site Plan 
E. Building Elevations 
F.  Building Materials and Color Schemes 
G. Conceptual Landscape Plan  
 
 
 

 


