CITY OF WINTERS PLANNING COMMISSION AGENDA

Wednesday, December 14™, 2011 @ 6:30 PM

City of Winters Council Chambers Chairman: Wade Cowan
318 First Street Vice Chairman:  Pierre Neu
Winters, CA 95694-1923 Commissioners:  Bill Biasi, Bruce Guelden, Phillip
Community Development Department Meisch, Luis Reyes, Joe Tramontana
Contact Phone Number (530) 795-4910 #113 Administrative Assistant: Jenna Moser
Email: jenna.moser@cityofwinters.org Community Development Director:  Nelia Dyer
I  CALLTO ORDER 6:30 PM

11 ROLL CALL & PLEDGE OF ALLEGIANCE

111 CITIZEN INPUT: Individuals or groups may address the Planning Commission on items which are not
on the Agenda and which are within the jurisdiction of the Planning Commission. NOTICE TO SPEAKERS:
Speaker cards are located on the first table by the main entrance; please complele a speaker’s card and give it
to the Planning Secretary at the beginning of the meeting. The Commission may impose time limits.

IV CONSENTITEM
Approval of Meeting Minutes of the 10/25/11 Regular Commission Meeting, and the 11/08/11 Commission Special
Meeting.

A% STAFF/COMMISSION REPORTS

VI DISCUSSION ITEMS:
A, Public hearing and consideration to recommend to the City Council approval of an amendment to the previously
approved Development Agreement for development of the property commonly known as the Creekside Property
between the City of Winters and Donald Miller is being proposed, pursuant to Government Code scctions 65864
through 65869.5 in order to make certain changes to the improvements required of the developer, to change the
name of the developer to the Roman Catholic Diocese of Sacramento, and to extend the term of the Development
Agreement for an additional eight years. The original Development Agreement will expire on December 22, 2011,

Vil COMMISSION/STAFF COMMENTS
VIII ADJOURNMENT

POSTING OF AGENDA: PURSUANT TO GOVERNMENT CODE § 54954.2, THE COMMUNITY DEVELOPMENT ADMINISTRATIVE
ASSISTANT OF THE COMMUNITY DEVELOPMENT DEPARTMENT POSTED THE AGENDA FOR THIS MEETING ON NOVEMBER 28, 2011,

Olpane

JENNA MOS}?{{ - ADMINISTRATIVE ASSISTANT

APPEALS: ANY PERSON DISSATISFIED WITH THE DECISION OF THE PLANNING COMMISSION MAY APPEAL THIS DECISION BY FILING A
WRITTEN NOTICE OF APPEAL WITH THE CITY CLERK, NO LATER THAN TEN (10) CALENDAR DAYS AFTER THE DAY ON WHICH THE DECISION IS
MADE.

PURSUANT TO SECTION 65009 (B) (2), OF THE STATE GOVERNMENT CODE "IF YOU CHALLENGE ANY OF THE ABOVE PROJECTS IN
COURT, YOU MAY BE LIMITED TO RAISING ONLY THOSE ISSUES YOU OR SOMEONE ELSE RAISED AT THE PUBLIC HEARING(S) DESCRIBED
IN THIS NOTICE, OR IN WRITTEN CORRESPONDENCE DELIVERED TO THE CITY PLANNING COMMISSION AT, OR PRIOR TO, THIS PUBLIC
HEARING'",

MINUTES: THE CITY DOES NOT TRANSCRIBE ITS PROCEEDINGS. ANYONE WHO DESIRES A VERBATIM RECORD OF THIS MEETING SHOULD
ARRANGE FOR ATTENDANCE BY A COURT REPORTER OR FOR OTHER ACCEPTABLE MEANS OF RECORDATION, SUCH ARRANGEMENTS WILL BE
AT THE SOLE EXPENSE OF THE INDIVIDUAL REQUESTING THE RECORDATION.

PUBLIC REVIEW OF AGENDA, AGENDA REPORTS, AND MATERIALS: PRIOR TO THE PLANNING COMMISSION MEETINGS,
COPIES OF THE AGENDA, AGENDA REPORTS, AND OTHER MATERIAL ARE AVAILABLE DURING NORMAL WORKING HOURS FOR PUBLIC REVIEW
AT THE COMMUNITY DEVELOPMENT DEPARTMENT. IN ADDITION, A LIMITED SUPPLY OF COPIES OF THE AGENDA WILL BE AVAILABLE FOR
THE PUBLIC AT THE MEETING. COPIES OF AGENDA, REPORTS AND OTHER MATERIAL WILL BE PROVIDED UPON REQUEST SUBMITTED TO THE
COMMUNITY DEVELOPMENT DEPARTMENT. A COPY FEE OF 25 CENTS PER PAGE WILL BE CHARGED.



ANY MEMBER OF TIE PUBLIC MAY SUBMIT A WRITTEN REQUEST FOR A COPY OF PLANNING COMMISSION AGENDAS TO BE MAILED TO THEM.
REQUESTS MUST BE ACCOMPANIED BY A CHECK IN THE AMOUNT OF $25.00 FOR A SINGLE PACKET AND $250.00 FOR A YEARLY
SUBSCRIPTION.

OPPORTUNITY TO SPEAK, AGENDA ITEMS: THE PLANNING COMMISSION WILL PROVIDE AN OPPORTUNITY FOR MEMBERS OF
TIE PUBLIC TO ADDRESS THE COMMISSION ON [TEMS OF BUSINESS ON TIIE AGENDA; HOWEVER, TIME LIMITS MAY BE IMPOSED AS PROVIDED
FOR UNDER THE ADOPTED RULES OF CONDUCT OF PLANNING COMMISSION MEETINGS,

REVIEW OF TAPE RECORDING OF MEETING: PLANNING COMMISSION MEETINGS ARE AUDIO TAPE RECORDED. TAPE
RECORDINGS ARE AVAILABLE FOR PUBLIC REVIEW AT THE COMMUNITY DEVELOPMENT DEPARTMENT FOR 30 DAYS AFTER THE MEETING.

THE COUNCIL CHAMBER [S WHEELCHAIR ACCESSIBLE



MINUTES OF THE WINTERS PLANNING COMMISSION MEETING HELD
October 25, 2011

DISCLAIMER: These minutes represent the interpretation of statements made and questions raised by
participants in the meeting. They are not presented as verbatim transcriptions of the statements and
questions, but as summaries of the point of the statement or question as understood by the note taker,

Chairman Cowan called the meeting to order at 6:30PM.

PRESENT: Commissioners Biasi, Guelden, Reyes, Tramontana, and Chairman Cowan.
ABSENT: Commissioners Meisch, Neu
STAFF: Community Development Director Nelia Dyer, Housing Programs Manager Dan Maguire,

and Administrative Assistant Jenna Moser
Dan Maguire led the Pledge of Allegiance.
CITIZEN INPUT: None
COMMUNICATIONS: None
STAFF REPORTS: None
COMMISSION REPORTS: None
CONSENT ITEM: Approve minutes of the September 27, 2011 Meeting of the Planning Commiission.

Motion by Commissioner Guelden, Second by Commissioner Tramontana to approve minutes of the
September 27, 2011 Meeting of the Planning Commission.

AYES: Commissioners Biasi, Guelden, Reyes, Tramontana, and Chairman Cowan.
NOES: None

ABSTAIN: None

ABSENT: Commissioners Meisch, Neu

DISCUSSION ITEM:

A. Informational Item — Update on the Sacramento Council of Governments {SACOG)} 2013-21
Regional Housing Needs Allocation {RHNA) Process

Community Development Director Dyer provided an overview of the Staff Report and process.

Commissioner Guelden stated that the letter was not worded strongly enough. Ms Dyer responded that
the letter is light compared to the one sent to the League of California Cities,



MINUTES OF THE WINTERS PLANNING COMMISSION MEETING HELD
October 25, 2011

Chairman Cowan stated that we chose the “F” option, but SAGOC ultimately decides.

Commissioner Biasi also would like the letter more strongly worded. Ms Dyer responded that she would
revise the letter and present it to the Council and for the record at SACOG.

Commissioner Guelden asked if he could send his own letter. Ms Dyer responded yes.
COMMISSIONER/STAFF COMMENTS:

Ms Dyer reminded Commissioners and the public about an upcoming Alley Activation Meeting and grant
monies availahle to the City.

Commissioner Biasi reminded those in attendance that the Putah Creek Committee meets on November
3" to discuss bids for the trail and modification of the bid package.

Chairman Cowan asked about the status of the RFP for the downtown hotel project. Mr. Maguire
responded that the City is close to releasing the RFP, with a January 17" deadline for responses.
Chairman Cowan asked if a subcommittee had been selected. Mr. Maguire responded that we are not at
that point yet.

Ms Dyer noted that the mural at the new restrooms at Rotary Park will be dedicated at the Harvest
Festival on October 28™,

The meeting was adjourned by Chairman Neu at 7:50PM.

ATTEST:

Jenna Maser, Administrative Assistant

Wade Cowan, Chairman



MINUTES OF THE WINTERS PLANNING COMMISSION MEETING HELD
NOVEMBER 8, 2011

DISCLAIMER: These minutes represent the interpretation of statements made and questions raised by
participants in the meeting. They are not presented as verbatim transcriptions of the statements and
questions, but as summaries of the point of the statement or question as understood by the note taker.

Chairman Cowan called the meeting to order at 6:30PM.

PRESENT: Commissioners Biasi, Guelden, Neu, and Chairman Cowan.
ABSENT: Commissioners Meisch, Reyes, Tramontana
STAFF: Community Development Director Nelia Dyer, and Administrative Assistant Jenna Moser

Commissioner Neu led the Pledge of Allegiance.
CITIZEN INPUT: None

COMMUNICATIONS: None

STAFF REPORTS: None

COMMISSION REPORTS: None

CONSENT ITEM: None

DISCUSSICN ITEM:

A. Public Hearing to consider four Ordinances of the City of Winters amending and adding
chapters to the Winters Municipal Code pertaining to Single Room Occupancy Units,
Emergency Shelters, Manufactured and Factory Built Homes, and Second Residential Units.

Community Development Director Dyer provided an overview of the Staff Report and process, noting
that in Section 6 of Attachment #1, the definition of maximum floor area should be 400 square feet, and
in Section 8 of Attachment #2 it should state at least one full bathrcom.

Chairman Cowan opened the Public Hearing at 6:39PM, hearing no comments he closed the Public
Hearing at 6:39PM,

Commissioner Neu moved to recommend approval to the City Council an Ordinance amending
Winters Municipal Code Sections 17.04.140, 17.52.020, 17.58.050, and 17.72.020 and adding Chapter
17.122 regarding Single Room Occupancy Units. Seconded by Commissioner Biasi.

AYES: Commissioners Biasi, Guelden, Neu, and Chairman Cowan.
NOES: None
ABSTAIN: None



MINUTES OF THE WINTERS PLANNING COMMISSION MEETING HELD
NOVEMBER 8, 2011

ABSENT: Commissioners Meisch, Reyes, Tramontana

Commissioner Guelden moved to recommend approval to the City Council an Ordinance amending
Winters Municipal Code Sections 17.52.020 and 17.72.020 and adding Chapter 17.121 regarding
Emergency Shelters, Seconded by Commissioner Biasi.

AYES: Commissioners Biasi, Guelden, Neu, and Chairman Cowan.
NOES: None

ABSTAIN: None

ABSENT: Commissioners Meisch, Reyes, Tramontana

Commissioner Biasi moved to recommend approval to the City Council an Ordinance amending
Winters Municipal Code Sections 17.04.140 and 17.52,020 and Chapter 17.92 regarding Manufactured
and Factory Built Homes. Seconded by Commissioner Neu.

AYES: Commissioners Biasi, Guelden, Neu, and Chairman Cowan.
NOES: None

ABSTAIN: None

ABSENT: Commissioners Meisch, Reyes, Tramontana

Commissioner Neu moved to recommend approval to the City Council an Ordinance amending
Winters Municipal Code Section 17.60.070 regarding Second Residential Units.

AYES: Commissioners Biasi, Guelden, Neu, and Chairman Cowan.
NOES: None

ABSTAIN: None

ABSENT: Commissioners Meisch, Reyes, Tramontana

COMMISSIONER/STAFF COMMENTS:

Ms Dyer stated that she would be starting maternity leave on November 14", 2011 to return to work on
February 6" 2012. Commissioners wished her and her family well,

2



MINUTES OF THE WINTERS PLANNING COMMISSION MEETING HELD
NOVEMBER 8, 2011

The meeting was adjourned by Chairman Neu at 6:50PM.

ATTEST:

Jenna Moser, Administrative Assistant

Wade Cowan, Chairman






ERS

& 7 9L e

Lst, 1875
PLANNING COMMISSION
STAFF REPORT
TO: Chairman and Planning Commissioners
DATE: December 14, 2011
FROM: John W, Donlevy, Jr., City Managen%
SUBJECT: Creekside Estatés Development Agreement- Extension

RECOMMENDATION:;

That the Planning Commission 1.) Conduct a Public Hearing and 2.) Recommend to the City
Council approval of an amendment to the previously approved Development Agreement for
development of the property commonly known as the Creekside Estates Property between the
City of Winters and Donald Miller is being Proposed, pursuant to Government Code sections
65864 through 65869.5 in order to make certain changes to the improvements required of the
developer, to change the name of the developer to “Catholic Bishop of Sacramento, a
California corporation sole”, and to extend the term of the Development Agreement for an
additional eight years. The original Development Agreement will expire on December 22, 2011,

BACKGROUND:

In Decembier, 2004, the City Council approved the Creekside Estates Subdivision and
Development Agreement for a 13.7 acre, 41 single family unit subdivision. The details of the
project and agreement are attached in the Planning Commission Staff Report included herein
as Exhibit A.

Although approved, the project has not moved forward and the development agreement and
entitlements are due to expire on December 22, 2011 unless an extension is approved by the
City Council prior to this date.

The project was originally advanced by Donald Miller who passed away in 2007. The project
was willed to heirs of Mr. Miller’s Estate who subsequently sold the property and development
agreement to the Catholic Bishop of Sacramento who desires to extend the agreement.



Creekside Estates Development Agreement- First Amendment
Agendu Report- Planning Commission Meeting- December 14, 2011
Page 2

DISCUSSION:

Since 2007, the City has modified and/or extended the development agreements for nearly all
of the residential subdivisions which had been approved during a three year period, including
Winters Highlands, Callahan Estates and Ogando Hudson, The Creekside Estates Subdivision
has basically sat dormant during the time, primarily due to the passing of Donald Miller.

Some of the key themes In the revisions and extensions to the previous development
agreements have included:

» Eight Year extensions on the entitlements for the projects;

* Removal of advanced funding requirements for the public safety facility and payment
requirements for the library.

* Modified language regarding park costs and infrastructure improvements to reflect
gconomic changes in costs for land.

Modifications have also been made related to payment schedules for permits and impact fees
to reflect challenges to overall subdivision financing and the ability of developers to finance

projects.

Creekside Estates Development Agreement:

Staff is recommending that the Development Agreement be amended as follows:

Section 1. Section 2.3(b) of the Development Agreement is amended to provide that the term
of the Development Agreement shall be extended for an additional eight (8) years, commencing on
the date written above in the introductory paragraph (“Effective Date”}.

This recommendation is consistent with previous extensions given to other developments, It is
done to reflect the economy and the projected time period before the housing market is expected
to start again.

Section 2. Section 2.9(d) of the Development Agreement is amended to delete the address to
which notice shall be given to Developer and to replace it, as follows:

Catholic Bishop of Sacramento, a California corporation sole
Pastoral Center

2110 Broadway

Sacramento, CA 95818

Telephone: (916) 733-0100

FAX (916) 733-0295



Creekside Extates Development Agreement- First Amendment
Agenda Report- Plavining Cominission Meeting- December 14, 2011
Page 3

This simply changes the name of the developer.
section 3. Section 4.1{b) of the Development Agreement is amended to read as follows:

As a condition to the approval of this Agreement by the City, Developer’s
predecessor presented to the City Council a fully executed agreement acceptable to
the City between the Developer and the Winters Joint Unified School District
{“School District”). That agreement provides, in addition to other matters as the
parties agreed, that the Developer will pay to the School District, at the time of the
issuance of-a building permit, certain “Level 2” fees and will voluntarily pay certain
“Level 3" fees, as those terms are commonly used in the K-12 education
community. Should Developer and School District amend their agréement to
change the amount or payment of the “Level 2” and/or “Level 3” fees, Developer
shall provide a copy of such amendment to the City.

Section_4.Section 4.1{b)(1) and (2) and Section 4.1{c) are deleted from the Development
Agreemient,

Under the previous development agreements, developers were required to pay the
Winters Joint Unified School District Level 3 impact fees toward school infrastructure. This
is‘essentially double payment. The economic reality is that this requirement is now viewed
as a hindrance toward any subdivision being able to financially move forward and is
recommended for deletion.

The WJUSD will still receive the Level 2 Impact Fees which will ensure that they receive
100% of the funds they are legally entitled to and currently receive from any other single
family home development. The estimated fiscal benefit/loss per unit is $5,600.

section 5. Section 4.2(e)(2) of the Development Agreement related to the estimated cost of park
infrastructure improvements is amended to read as follows:;

2. The estimated costs of the infrastructure improvements and development of a
park {(including planning, developing, and equipping the same)} will be calculated by
the City Engineer based on an estimated cost index of park improvements of
municipal park projects developed within the previous 24 month period.

Section 6. Section 4.2(e)(3) is deleted from the Development Agreement.
The previous development agreement established dollar amounts which were based on costs for

2004, Modifications to these sections simply allows for the most current cost index to be used
when the development proceeds.



Creekside E, states Development Agreesment- First Amendment
Agenda Report- Plaiuiing Commission Meeting- December 14, 2011
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section 7. Section 4.3 of the Development Agreement, entitled “Advance Funding of Fees for
Construction of Police/Fire/Corporation Yard Facility” is deleted as the facility has been
constructed,

The Public Safety Facility has been constructed and the costs are now incorporated into the City’s
Impact Fee Program. The funding previously anticipated will be collected as part of permits and
impact fees collected.

Section 8. Section 4.4 of the Development Agreement, entitled “Payment to Library Fund” is
deleted, but the Section 4.4 entitled “Annuity in Lieu of Mello-Roos District” shall not change.

The Library has been constructed and the fees incorporated into the City’s Impact Fee Program
thus édlleviating this requirement.

- Section 9. Section 4.7 of the Development Agreement ,entitled “Urban Water Management Plan,”
is renumbered to be section 4.6,

" This was a found typo in the previously adopted development agreement.

ection 10. Section 4.8 of the Development Agreement, entitled “Water Well,” is deleted as a well
has already been constructed.

The Water Well has been constructed and the fees incorporated into the City’s Impact Fee
Program thus alleviating this requirement. Funds will be collected as part of the permit process.

Section 11.  The effective date of this First Amendment shall be the date as written above in the
introductory paragraph. Except as modified and amended by this First Amendment, all other
provisions of the Development Agreement shall remain unchanged and remain in full force and
effect.

FISCAL IMPACT:

The most significant impact will be in the reduction of the Level 3 School Impact fees which will
see a reduction of $5,600 per unit, or approximately $224,000. The offset to this is that
development generally generates new students at a rate of approximately .72 students per
unit which provides an average daily attendance income of approximately $6,000 per student.
At 41 units, the student generation would be 29.52 or $177,120 peryear or a payback of
approximately 1.25 years to recover the funds. In discussions with the WIUSD, they currently
have declining enrollment and this funding could dramatically help the District.

Ali other changes in funding will be captured through the collection of impact fees.
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Attachments:
Exhibit A: Ptanning Commission Staff Report Approving Creekside Estates- November 23, 2004

Exhibit B: Creéekside Estates Development Agreement
First Amendment Document
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CITY OF WINTERS
PLANNI_NG COMMISSION STAFF REPORT
TO: Members of the Planning Commission
FROM; Heidi Tschudin, Conltract Planner

HEARING: November 23, 2004

SUBJECT: CREEKSIDE ESTATES SUBDIVISION

SUMMARY OF PROJECT

The project is a proposed residential subdivision of 13.7 acres to create up to 41 single-family lots. In order
to proceed with the project the following City approvals are needed:

+  General Plan Amendment to designate the property for larger lots
¢  Rezoning to designate the property for farger lots

+«  Development Agreement

*  Téntative Subdivision Map

LOCATION

The projact site totals 13.7 acres comprised of APNs 003-430-12 (11.0 acres) and 003-120-04 (2.75
acros) located south of Grant Avenue (SR 128) and west of Main Slreet, adjacent to the Rancho Arroyo
Unit 2 subdivision. Situs address is 898 Grant Avenue, Winters, California, 95694.

BACKGROUND

The application was received June 1, 2003. Additional information to complete the project was requested
on July 22, 2003 and the application was determined to be complete an September 3, 2003, Subsequent
Information necessary for the CEQA analysis was received through May 12, 2004, The project was then
stayed for a period while the City Council contemplated the Callahan and Highlands CEQA determinations
which had citywide implications regarding the use of negative declarations. On August 17, 2004 the City
Council upheld the use of a Mitigated Negative Declaration for the Callahan Estates project, thus clearing
the way for conlinued use of Mitigated Negatlve Declarations on other projects where appropriate. Work an
subject project resumed at that point. On September 28, 2004 a Community Workshop was held before the
Planning Commission to introduce the Creekside Estates project and receive early community input. On
October 9, 2004 an on-site Community Open House was held by the applicant to allow the community to
visit the site and ask guestions about the specifics of the site and the proposed project. The draft Mitigated
Negative Declaration was released for public review on Qctober 15, 2004. The review period for the
Negative Declaration extended for 31 days from October 15, 2004 through November 15, 2004.

Creekside Estates Subdivision Planning Commission Hearing
Staff Report 1 November 23, 2004



DETAILED PROJECT DESCRIPTION

Based on the tentative map dated “revised February 2, 2004" (see Attachment A), the project proposes 38
~ single-family lots that would range In size from 6,878 square feet (Lot 8) to 23,858 square feet (Lot 38),
generally incroasing in size and decreasing in density from the northeast to the southwest, Over 70 percent
~ (27 of 38 lots) would be 8,000 square feet in size or larger. The average proposed lot size is 10,744 square
feat, :

The project site is oddly shaped which creates constraints for lot layoul and site planning. It is further
affecled along the southwesterly boundary by Dry Creek, from which the General Plan requires a 50-foot
buffer from top of bank. Grant Avenue (SR 128), a Caitrans facility, borders the property along the north.

Eleven of the proposed Iots would back up to Dry Creek and be subject to a 50-foot setback from the top of
the creek bank. Thirteen wouild back up to Grant Avenue (State Highway 128). Propesed improvements for
thé Grant Avenue frontage along the south side of Grant Avenue include road widening {an additional 27
foot from the existing edge of the pavement), curb and gutter, and an eight-foot wide meandering sidewalk
within 20-feet of landscaped area. A six-foot privacy fence Is proposed along the rear boundary of the lots
that back onto Grant Avenue including Lot 4 that backs onto Main Street. The remaining 14 lots would be
interior lots to the praject,

The project proposes an extension of Cody Street and of Dry Creek Lane Into the site to form a loop and
one cul-de-sac. All streels are proposed to be built to meel City local street standards (57-fool right-of-way
with separaled sidewalks and six-foot wide parkway strip).

nitial discussions with the City involved a project alternative that would have replaced Lots 7, 9, and 10 with
split lot duplexes in order to achleve the City's affordable housing requirements. Another alternative would
have crealed a six-lot "bungalow court” in the area of the property between Dry Creek Lane, Main Street,
Cody Street and Grant Avenue. Both of these alternatives created design and financing challenges that
mate them less than favorable. As proposed, all required affordable housing (6 units) would be provided
offsite on a 1.7-acre multifamily (R-4 site) {APN 003-370-15) located near the southeast corner of East
Strget and East Baker Street directly west of the Winters Aparlments. This property was previously
identified in a June 1997 Clty study as a priority site for affordable housing. The Communily Housing
Opportunities Corporation (CHOC) is currently in escrow to purchase this site for the construction of 34 very
low income apartment units.  In order to satisfy the applicant's afférdable housing obligation for the
proposed Creekside Estate project, the applicant would provide CHOC with $260,000 towards the purchase
of the site.

LAND USE ANALYSIS

The 1992 General Plan was the subject of a certified Environmental lmpact Report that examined the
environmental impacts associated with adoption of the General Plan, including the development of the site
as Low Densily Residential. At the lime the General Plan was adopted this site was designated Low
Densily Residential (LR) and zoned Single Family Residential {R-1} (7,000 square foot minimum). In
August of 1997 and again in June of 2001 the City Council approved Mitigated Negative Declarations for
prior subdivisions of the 2.75-acre parcel. In February of 2003 the Cily redesignated and rezoned the site to
increase the densily and decrease the lot size. The assumed yield for the General Plan EIR analysis, based
oh the original designation, was 3.08 du/ac or 42 units.

The project site has been designated in the General Plan as Medium Densily Residential (MR) since it was
redesignated by the City in February 2003 from Low Density Residential (LR). The project proposes a
General Plan amendment to designate the property back to the Low Density Residential designation.

The project site has been zoned on the City's Zoning Map as Single Family Residential, 6,000 Square Foot
Average Minimum (R-2) since it was rezoned by the City in February 2003 from Single Family Residential
(R-1) (7,000 square foot average minimum lot size). The project proposes a rezoning back o the Single
Family Resldential, 7,000 Square Foot Average Minimum (R-1) zona.

Creekéide Estates Subdivisicn Planning Commission Hearing
Staff Report 2 November 23, 2004



These designations would allow for a density range of 1.1 to 7.3 dwelling units per acre, a minimum average
lot size requirement of 7,000, and a minimum lot size requirement of 6,000,

Thére are 13.7 acres in total on which 38 units are shown. This would result in a densily of 2.8 dufac which
falls within the allowable range and is therefore consistent with the General Plan. The average lot size is
10,744 square feet which meets the minimum average requirement. The smallest proposed lot is Lot 8
totaling 6,878 square feet. This falls within the minimum lot size requirement of 6,000 square fest and is
therefore consistent with the regulatory requirements.

POLICY ANALYSIS
General Plan

The project has been reviewed for consistency with the policies of tha General Plan. Condilions have been
identified in some cases, to ensure consistency. For all policigs, the project appears to be consistent, The
Plahning Commission, and ultimately the City Council, must confirm this finding in order to approve the
project,

Policies LA.5, |.F.2, LF.3, IV.H.5, and IV.H.6 related to funding and timing of school facilities have been
superseded by State law (Proposition 1A/SB 50, 1998, Government Code Section 65996}, as described in
the Initial Study of the Negative Declaration.

Other Applicable Plans

The project site falls within the redevelopment area of the City of Winters known as the Community
Development Project Area. The Community Development Director has indicated that the project is
consistent with the requirements of the redevelopment plan and policies with regard to the proposed
affordable housing plan, and that no other redevelopment issues are relevant to the review of the project,

Bikeway System Master Plan

The Bikeway System Master Plan for Winters was last updated in 2002. This plan shows a bicycle facility
along Grant Avenue. Consistent with community and Commission discussions regarding connectivity and
an off-street Irail system, the project will be required to accommodate a planned Class 1 (off-street multi-
purpose traily along the south side of Grant Avenue.

Development Review Coinmittee

The project was reviewed by the Cily’s Development Review Committee on March 12, April 23, and July 23,
2003. The Committee discussed increasing the lot sizes, adding a "Welcome to Winters” sign at the
western corner of the project site along Grant Avenue, and the need for heavy landscaping along Grant
Avenue. As a result of the Commiltee review tha project was revised to include larger lof sizas. Conditions
requiring the community sign and a design specification for the Grant Avenue bike path have been added. It
was acknowledged at the DRC that the applicant could address affordable housing on or off site and that
there was no on-site park land proposed (see Attachment F).

Affordable Housing Committea
General Plan Polley 11.A.8 requires projects of 50 units or more to submit for review by the City's Affordable

Housing Commitlee. This project would result In fewer than 50 units and therefore did not trigger this
reguirement.

Creskside Estates Subdivision Planning Commission Hearing
Staff Report 3 November 23, 2004



CONSISTENCY WITH OTHER REGULATIONS
Zoning Ordinance

The project has been reviewed for consistency with the requirements of the Zoning Ordinance. Conditions
have besn identified to ensure consistency. For all requirements of the Zoning Code, the project appears to
be consistent. The Planning Commission, and ultimately the City Council, must confirm this finding in order
to approve the project.

Pursuant to Seclion 8-1.4211, dasign review Is required of this project, and has been made a condition of
approval,

Other City Regulations

The project Has been reviewed by the Contract Engineer for consistency with the State Subdivision Map
Act, Conditions have been identified where necessary to ensure consistency.

INFRASTRUCTURE
Sewer System

Sanitary sewer service is proposed to be provided by an existing 8-inch sewer main in Dry Creek Lane.
Conhnection will be made at the intarsection of Cody Street and Dry Creek Lane. The Cily's Draft Sewer
Master Plan ideritifiés a potential deficiency in capacily on the Edwards Street sewer line if the Creekside
Estate sewer flows are directed to Edwards Strest via Dry Creek Lane. Creekside Estates will be required
to commission a detailed study to evaluate the capacily available in the Edwards Stree! sewer line and will
be required to provide facility improvements to accommodate the Creekside Estates Development,

Wastewater Treatment Plant

The City's Wastewater Treaiment Plant (WWTP) is currently permitted to 0.92 million gallons per day
(mgd). WWTP Phase 1B has been constructed which puts current capacity at 0.92 mgd. In December
2002, the estimated number of new dwelling units that could be served under current capacity was
approximately 600 units, It was anticipated that over the following year approximately 200 dwelling units
would be entitled to hook-ups based on approved maps and maps that were in the entitlement process.
Al this time, it is still anticipated that 200 units will be entitled to sewer hook-ups. The subject Craekside
Estates project is included within those 200 assumed hookups. The City continues to monitor the WWTP
on an annual basis to assess available capacity. The Phase 2 expansion of the WWTP will bring the
capacily to 1.2 mgd. The timing of this expansion is not set. The Phase 2 expansion is not needed 1o
sérva this project.

Water System

An 8-inch water loop is proposed on-site to provide water service. This line would connect to the existing 8-
inch water main in Cody Street. in addition, an 8-inch water line shall be required to be constructed from the
future Creekside Road to Taylor Street. The location of the easement for the water line has yet to be
determined.

The Draft Water Master Plan identifies that the city currently requires a new well to serve the existing City
anhd the Creekside development. if a new well is required, the applicant shall be required to advance fund
the land acquisition, design, and construction of a new municipal water well and waterline conveyance
piping. The location of the new well has vet ta be finallzed. Two locations are under consideration: One in
the vicinity of Valley Oak Drive and the Highlands Canal on the west edge of the City Imits and the other
location directly north of the terminus of West Main Street at the Rancho Arroyo Detention Pond,
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Drainage System

Storm drainage for the project is proposed to be provided by an existing 48-inch storm drain along the
wesl side of Lots 1, 9, and 10. The project would connect to this storm drain in two places where it would
intersect existing storm drains in Grant Avenue and Cody Street.

Off-Site Infrastiucture

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 a water well, 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 résponsibility of the daveloper.

Floading

The project does not fall within the Cily's General Plan Fload Overlay Area. The site is designated on
federal floodplain maps as Zone A (within the 100-year floodplain) in the creek and Zone C (outside of the
100-year floodplain) on the femainder of the property above the high bank. A 60-foot sethack from tha high
bank is required under the City General Plan and Zoning Ordinance and as such, no work is proposed
within a federally designatéd flood area,

HOME DESIGN

An ahalysis of home design, facades, and elevations has not yet been performed as dasign review
approval has not been requested at this stage in the process. Pursuant to Section 8-1.4211 of the Zoning
Code design review Is required of this project and has been mads a condition of approval.

AFFORDABLE HOUSING

The total number of proposed units is 38. The City requires a 15 percent affordable component comprised
of 6 percent very low income, and 9 percent low to moderate income. Therafore the requirements for this
project would be six affordable units comprised of three very low income units, two low income units, and
ohe moderale income units.

The applicant is proposing to contribute $260,000 towards the purchase of an alternative sile on which 34
very low income apairtment units would be constructed through a partnership of the City Community
Development Agency (redevelopment) and CHOC.

Alternatively Lots 7, 9, and 10 at the entrance of lhe project on either side of the proposed extension of Dry
Creek Lane, would be converted to spiit-lot duplex lots thus creating six half-plex lots which would be deed
restficted to satisfy the affordable housing requirement on-site. This would increase the total number of
proposed lots to 41 and the density to 3.0 du/ac. The proposed size of the affordable lots would range from
3,377 square feet (7B, 9B, and 10A) to 4,258 square feet (7A). The minimum lot area for an affordable split
lot is 3,500 square feet (see Zoning Ordinance, Table 3B, Footnote 2, page 82). As such the layout of thase
proposed split lots will need to be modified to reflect the minimum allowable lot size. A condition of approval
has been added to address this issue should the Planning Commission determine the project should meet
the affordable housing reguirement onsite.

PARK REQUIREMENT

The City requires the development of public parkland in conjunction with subdivision development at a ratio
of 5 acres per 1,000 perscns, and has a goal of 7 acres per 1,000 persons. Using the applicable
Déepartment of Finance factor for household size of 3.248 persons per househeld, and assuming 41 fotal
units (affordables included) the project triggers the need for between 0.67 and 0.93 acres of devsloped
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parklarid (3.248 x 41 dus ) + 1,000 x 5 = 0.67 acres; (3.248 x 41 ) + 1,000 X 7 = 0.93 acres). The project
includes no on-site public parkland, The applicant proposes to pay an equivalent fee for the development of
parkland off-site. This fee would be required to address both the full acquisition costs and the full
development costs for equivalent parkland.

Assuming this remains a large lot project, the staff believes it makes sense for this project to contribute
towards off-site park land as discussed in the staff exhibit for the Callahan Estates oroject (also on tonight's
agenda). The staff has identified several options for park development throughoul the proposed
neighborhoods on the City's west side. Depending on the option chosen, the park fees paid hy the
Creekside project would be used to implement the favored scenario.

GROWTH RATE AND PROJECT PHASING

The applicant proposes no project phasing. Al lots would be immediately available for sale with no
restriction on liming of development. Howaever, the applicant anticipates selling all lots to individual
owner-builders or small custom builders, rather than to merchant builders. To the extent that this occurs,
homes are likely to become available for occupancy at a more varied rate and pace. Nonelhelass, given
the City's concern with growth issues this issue merits review for every project,

The General Plan (adopted May 19, 1992) anticipated a population cap of 12,500 by 2010 (Policy .A.1).
The current population is 6,868 (January 1, 2004 Department of Finance estimate} and there are 2,189
housing units (January 1, 2004 Department of Finance estimate). The City would have to experience a
growth rate of almost ten percent annually over the next seven years (2004 through 2010) to reach the
population cap. In other words, the City’s growth is lagging behind what was anticipated in the General
Flan, which is the basis for all of the fee programs and infrastructure planning in place today. Because
the economy is cyclical, it is inevitable that growth will occur in “chunks” durlng times when the market is
favorable, rather than smoofthly over time as might be more desirable from a community standpoint, It
appears that the Cily is facing one of those “"chunks" in 2004 with four development applications currently
IN process.

Thie 1982 General Plan EIR assumed a yield of approximately 42 units from the project site, which would
yield a population of approximately 136 persons (using the applicable Department of Finance factor for
household size of 3.248 persons per household). The proposed project (assuming 41 units which
includes the affordable units onsite) would generale substantially that amount. Therefore, the proposed
project would be consistent with the General Plan EIR assumplions for the project site.

Over the fast few years {1999 — 2003) the City has grown by an average of 63 new units per year (315 +
5).

- Calendar Year Certificates of Qccupancies Building Permits {ssued
Issued
2003 107 100
2002 83 56
2001 39 45
2000 36 46
1999 50 36
- TOTALS 315 283

The applicant is proposing no phasing for the project. The request is to be allowsd to build out the project
based on the market, without restrictions.

The status of other known proposals is as follows:

+ Cotlages (30 single family lots on 2.9 acres): Status — approved; under construction.
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o  Winlers Townhomes (15 multifamily units on 1.2 acres): Status — approved; five units under
construction,

»  Winters Highlands (379 single family lots and 64 multifamily units on 102.6 acres): Status — continued;
EIR under preparation,

+ Callahan Estates (120 single family lots on 26.4 acres): Status — Scheduled for second hearlng before
the Planning Commission.

+ Ogando-Hudson {65 single family lots on 16.0 acres): Status — application received and under review.

»  Greyhawk {897 single family lots and 225 multifamily units plus additional non-residential land uses on
400.0 acres). Status — withdrawn.

»  Springfield Ranch (1,700 single family lots and 200 multifamily units plus additional non-residential land
uses on 851.2 acres). Status — withdrawn.

Assuming for the purposes of this discussion that the Highlands, Callahan, Ogando-Hudson, and Creekside
proposals are all approved, that would total up to 669 units on lop of the 45 assoclated with the already
approved Cottages and Winters Townhomies projects. Left solely to market forces, the timing of these units
‘wolld be significant for a town the size and scale of Winters. There is currently a population of about 6,868
and about 2,189 residential units in the Cly. In numbers alons the pending projects represent about a 35
percentincrease in both population and tetal number of housing units.

Although anticipated in the General Plan, and planned for in terms of infrastructure and services, this
magnitude of change is of concern to many citizens and should be discussed. The City Manager has been
exploring the phasing of this development potential, including how and to what degree it could be
successfully "metered” through development agreements. The desirabllity of this from a community point of
view must be balanced with project feasibility from the developer’s point of view, Infrastructure financing
cosls, the City’s affordable housing requirement, and the realities of modern subdivision financing.

DEVELOPMENT AGREEMENT

The Cily will require that a Development Agreement (DA) be exacuted for this project. Under the City's
DA enabling ordinance, there must be a resulling *net benefit” to the community from entering into such
an agreement. The community benefits to the City from the Creekside Estates agreement are anticipated
to include Level Three fee payments to the schools as well as other net community benefils yet to he
identified. In addition, if approved the Development Agreement will be used to “lock in” project features
such as the lot layout, desigh review requirements, conditions of approval, miligation measures, phasing
(if any), payment of impact fees, etc,

A draft of the Creekside Estates Development Agresment has not yet been prepared. However, the key
deal points for the agreement as they are envisioned at this ime are outlined below:

* Al condilions of approval and mitigation measures shall be fully implemented. These include
installation of a new municipal water well; various street extensions, connections, and improvements;
full parlicipation in small/local builder program; reimbursement to Cily for cost of CEQA monitoring
mitigaticn measures; and other items,

» Through a separate agreement with the school district, the developer shall pay Level 3 school
mitigation fees for all market rate units.

. For the operations and maintenance costs necessary to off-set any fiscal deficit projected for the
project, the Developer shall create and fund an annuity. The basis for the annuity is the difference
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between the cost of city service and the taxes generated by the dwelling unit in property and transfer
taxes.

The developer shall advance the fees of $4,297 per unit {or whatéver rate the fess may he at the time})
for the purpose of construction of the policeffire station and corporation yard facility.

Developer shall make a cash contribution to the City library fund, payable at the time the first final map
for the project is recorded.

Developers shall advance funding for, and/or pay a fair share of the cost of, preparation of a City Urban
Waler Management Plan.

Assuming the project park requirement Is not satisfied on-site, the applicant is responsible for the value
of the land plus the value of the improvements that would have otherwise been required in order to
satisfy the General Plan requirement. This has been calculated lo be 0.93 acres for the Creekside
Estates project,

CEQA CLEARANCE

A draft Negattive Declaration (see Attachment D) was circulated on October 15, 2004, for a 31-day commant
period extending through November 15, 2004. All comment istters received within the comment period are
attached for the Commission’s review (see Aftachment C). Each lelter is discussed briefly below:

US Arry Corps of Engineers — This lettor speaks to the Corps jurisdiction over the bed of Dry Creek.
This has been acknowledged and discussed in the Biological Resources reports and the Negalive
Declaration Initial Study, The project adheres to the Cily’s 50-foat setback to protect the creek and
tharefore, the patential for impact is avoided. No impact will occur and the Corps jurisdictional area wil
be avoided.

Robert Fischer — This comment requests that no building occur near Moody Slough Road and
Niemann Streel, and suggests that development is better suited along SR 128 {Grant Avenue). It
appears this comment may have been intended for other projects before the City. The subject project
is consistent with the wishaes of the writer.

Jeff TenPas — This letter speaks to concerns about ador emanating from the East Strest Pumping
Station. The writer is concerned that the subject project will worsen this situation. The odor issus is
believed to be operational (tied to the nut season and effluent from Mariani's) and not related to
additional residential flows going through the pump station. The City is Investigating the concem with
the City's sewer plant engineers (Eco-Resources) and will provide follow-up information to the
Commission and Mr. TenPas.

Tim Caro — The letter poses questions about the Biological Resources Assessment used as the basis
of the Negative Declaration and makes recommendations regarding methods for doing the biological
roview. The applicant's biclogist and the Cily’s peer reviewer biclogist have bessn asked to atlend the
Planning Commission hearing to respond to these and other questions that may arise regarding the
bidlogical resources on the site.

A resolution approving the Negative Declaration and adopling the Mitigation Monitoring Plan will be
prepared for final action by the City Councll if this project is approved.

COMMUNITY WORKSHOP

On September 28, 2004 the Planning Commission conducted a community workshop on this project. The
minutes from that meeting are attached (see Altachment E}. Some of the key points raised at that meeting
and a brief explanation of how they have been addressed are as follows:
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+ Fence design along Grant Avenue — A condition of approval has been included to require masonry
columns, steet rails, and wood fencing, with maintenance to be a homeowner responsibility,

+  Grant Avenue bike trail design — A condition has hean included to widen this right-of-way area to meet
minirmum standards and to require submittal and approval of a landscaping plan.

*  Pedesttian pathway from Grant Avenue between lots at west end — The proposed trail system would
provide safe and logical routes for students without creating safety and privacy concerns for future
homedwners. A cut-through has not been Included, however, as proposed by staff in the exhibit
accompanying the Callahan discussion, the bike path would be part of an overall linked trail system
that would take children to the school on a safe and connected path.

+  Location of affordable units — The Planning Commission should reach a consensus as to whether they
should be located off-site as proposed or on-site which could be accommodated through a prior site
design.

*  Erosion along Dry Creek - The General Plan and Zoning Ordinance require a 50-foot setback from
the top of the bank. This will protect the riparian and habitat values of the creek and also provide
safely for residents and property from the creek during storm events.

PLANNING COMMISSION ACTION

Given the City's recent February 2003 decision to increase density on this site, the applicant’s request to
reverse that action raises policy issues that require deliberation. Presumably the City is seeking to
achieve more units on this property — the applicant's proposed project would nof have that result. Under
the General Plan about 42 units were presumed. Under the 2003 City-initiated rezoning which remains in
place today about 100 units would be allowed. The project as proposed (with all affordable unils satisfied
off-site) would result in 38 units. -

Howaver, nolwithstanding the City's 2003 action, It is relevant to note that the property is small, irregular
in shape, and encumbered by both a 50-foot setback from Dry Creek and right-of-way needs along Grant
Avenue. In short the constraints affecting the site tend to support a lower density product, Furthermore,
the City Is In need of large lot, higher-end, move-up housing for local residents and the proposed project
would fulfill that need. Cther projects currently being processed would better and more appropriately fulfill
the need for smaller lots and more dense types of single-family product. In light of these circumstances
the staff is inclined to recommend support for the project,

Should the Planning Commission concur, recommended conditions of approval are attached (see
Altachment B). The Planning Commission’s aclicn to approve this project is advisory to the City Council
and would automatically move forward to the Council for final action. To recommend approval the
Planhing Commission shoudd take the following actions:

1) The Planning Commission recommends that the City Council approve a resolution finalizing and
adopting the Creekside Estates Negative Declaration and adopting the Mitigation Monitoring Plan.

2) The Planning Commission recommends that the City Council approve an ordinance adopting the
Creskside Estates Development Agreement.

3) The Planning Commission recommends that the City Council approve a resolution to amend the
General Plan lo change the land use designation for 13.7 acres comprised of APNs 003-430-12 and
003-120-04 from Medium Density Residential {MR) to Low DensityrResidential (LR).

4) The Planning Commission recommends that the City Council approve an ordinance rezoning 13.7
acres comprised of APNs 003-430-12 and 003-120-04 from Single Family Residential, 6,000 Square
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Foot Average Minimum (R-2) to Single Family Residential, 7,000 Square Foot Average Mininium {R-
1.

5)- The Planning Cominissian recommends that the Cily Council approve Tentative Subdivision Map No.
4645 crealing ____ Iots on 13.7 acres comprised of APNs 003-430-12 and 003-120-04

If the Planning Comimission deterinines that the recent redesignation of the site to allow smaller lots
should stand, then the project should be denied. A denlal is considered a final action on fhe project and
would not move forward to Council unless an appeal is filed. To deny the project the Planning
Commission should take the following action: The Planning Commission denies this project due to
inconsistency with the General Plan and Clly zoning map.

ATTACHMENTS

. Tentative Map

. Draft Conditions of Approval

. Negative Daclaration Comment Lelters

. Negalive Declaration and MMP (separately bound and distributed)
. Minutes from Séptember 28, 2004 Community Workshop

. July 23, 2003 DRC Notes

OoOom>

mm
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4 WASTE REDUCTION
Construction projects contribute substantial waste to landfill sites. Much of this waste

can be eliminated by implementing simple recycling measures that can reduce the

builders™ disposal costs.
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All construction waste shall be separated to allow recycling of wood, steel, and

gypsum products.
This is a measure that has been adopted by several *

the Alameda County Waste Management Board's G

green building” programs, including
reen Builder Program. Energy
fuel costs for waste trans

landiill vehicles, reduction of the energy required for extraction of raw mater
potential use of wood waste in plants that generate electricity from biomass.

savings resulting from this measure include reduced

Tuly 20, 2004

Davis Energy Group
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