Agenda Item No. 8.1
TOWN OF WINDSOR

PLANNING COMMISSION
STAFF REPORT
FILE:
DATE:
STAFF:

DRR/MJS 14-09 Mill Creek
February 26, 2019
Ken MacNab, Community Development Director
SUMMARY

Applicant/Owner:
Location:

ArchiLOGIX/Windsor Mill Community, LLC
Multiple parcels south of Johnson Street and at the southern terminus
of Bell Road. (APNs: 164-010-020, 066-170-033, 066-170-013,
164-020-008, 164-020-007, 164-020-006,164-020-005, 164-020041)

Application:

Vesting Tentative Subdivision Map, Use Permit, Site Plan and
Design Review

Request:

Approval of a Tentative Subdivision Map for Condominium
Purposes, Site Plan and Design Review, and Use Permit for
development of 360 residential units and associated management
offices, recreational facilities and parking.

Environmental
Determination:

Mitigated Negative Declaration (proposed)

General Plan 2040:

Low Density Residential (5.0 to 8.0 du/ac), Medium Density
Residential (8.0 to 16.0 du/ac), and High Density Residential (16.0 to
32.0 du/ac)

Zoning Map:

Village Residential (5-8 du/ac), Medium Density Residential (8-12
du/ac) and Compact Residential (12-32 du/ac)

Station Area Plan:

Village Residential (5-8 units/acre), Medium Density Residential (816 units/acre) and Compact Residential (12-32 units/acre)

Recommendations:

(1) Adopt a resolution adopting a Mitigated Negative Declaration
and Mitigation Monitoring and Reporting Program; and
(2) Adopt a resolution approving a Tentative Subdivision Map, Site
Plan and Design Review, and Use Permit for a parking reduction
and for development of multi-family dwelling units in the VR
zoning district.

On-Site Noticing:

The site has been posted in compliance with the Town’s public notice
requirements.
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I.

INTRODUCTION

On September 7, 2017 the applicant submitted a formal application requesting approval of a: 1)
tentative subdivision map to create two lots and 360 condominium units, 2) site plan and design
review; and 3) use permit for a reduction in parking and to allow multi-family development in
VR zoning district for the Mill Creek development (herein “Project”).
From the Bell Road/Windsor River Road intersection, the 20-acre development site is situated
approximately 850 feet south on eight vacant sites. Parcels that make up the Project site have a
history of industrial, commercial and public utility uses including former Windsor Mill, Empire
Casting Plant (manufacturer of die-casting machines and molds), a feed store and winery and a
water well, currently owned by the Windsor Water District.
Mill Creek is centrally located within the Town of Windsor on the west side of Highway 101 and
within walking distance of the downtown and future SMART station (See Figure 1). The eight
parcels that make up the project site form two side-by-side roughly triangular shapes with the
SMART railroad serving as the base for both triangles and Bell Road forming the easterly edge
of the smaller triangle and Windsor Creek forming the easterly edge of the larger triangle.
FIGURE 1 – VICINITY MAP

The entire Project site is in the Windsor Station Area/Downtown Specific Plan (herein
“SA/DSP”) and it has three General Plan Land Use Designations with corresponding Specific
Plan and Zoning Map designations: High Density Residential (11.57 acres), Medium Density
Residential (4.3 acres) and Low Density Residential (4.9 acres) as shown in Figure 2.
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FIGURE 2 - SITE ZONING

II.

BACKGROUND

Over 4 ½ years ago, the applicant began the public process to develop the Project site and to
date, the following steps have been taken:
May 7, 2014
Town Council adopted Resolution No. 3081-14 granting the project waiver from the Growth
Control Ordinance merit process and awarded allocations for up to 360 dwelling units.
May 29, 2014
Town and applicant enter into a Priority Development Area Waiver Agreement (Attachment 3)
which stipulates, in pertinent part, that the project’s design shall be determined through the
Town’s discretionary review process and that the project will contain the following features:
•
•
•
•
•
•
•

Up to 360 residential rental units;
2 ½ acre linear park/open space along the creek corridor;
Creekside pedestrian and bicycle trail;
Rail-side pedestrian and bicycle trail;
A vehicle bridge to the south;
Pedestrian bridge across Windsor Creek; and
Payment of in-lieu inclusionary housing fees.

August 2014
Town received a preliminary development application.
December 8, 2014
Town received a revised development application which was subsequently withdrawn by the
applicant.
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June 23, 2016
Town received a revised conceptual development application with the following project
components:
•
•
•
•
•
•
•
•

360 for-rent, multi-family dwelling units;
Two building types: 3-story townhouse (72 units) and 3- to 4-story stacked flats (288
units);
Bell Road would extend south over the creek and include a 12-foot Class I path;
A Class I path along Windsor Creek;
Two pedestrian bridges over Windsor Creek – one to Old Oak Street and one to Windsor
Creek Elementary School;
Privately-owned internal street and alley network;
A school loading zone along Windsor Creek near the pedestrian bridge; and
Six acres of open space (including Windsor Creek Park, decks on upper floors and
common open space throughout the development).

September 13, 2016
Preliminary review of the June 23, 2016 conceptual development plan was conducted by the
Planning Commission at a noticed public meeting. The Planning Commission provided the
following input on conceptual plan:
•
•
•
•
•
•

Land Use – The project should include single-family homes that could be sold, at the
owner’s discretion.
Streetscape, Building Design, and Development Standards- Most entrances were to face
onto public and private streets (as encouraged by existing Town development policies). A
majority of the Commission supported inclusion of paseo-facing units.
Circulation and Access- Internal pathways separated from streets where determined by the
Commission to provide adequate pedestrian access.
Open Space- Commission supported the open space plan including use of the linear
Windsor Creek Park toward satisfaction of the project’s park area requirements.
Schools- Commission requested additional information pertaining to access control to the
pedestrian bridge and operational parameters (drop-off).
Emergency Services – Commission supported the site plan design for accommodating
emergency response. Concerns with extended emergency response times to units fronting
paseos rather than streets was expressed by the Fire District staff, and Police Department
staff identified the dead-end alleys and narrow paseos as areas of concern with regard to
surveillance and pursuits.

A copy of the staff report from the September 13, 2016 Planning Commission meeting is
attached to this report for reference (Attachment 4).
December 7, 2016
Town Council discussed the Planning Commission’s September 13, 2016 review and the
following three project components:
•
•
•

Parking,
For-sale housing, and
Circulation along Windsor Creek.
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A copy of the staff report from the December 7, 2016 Town Council meeting is attached to this
report for reference (Attachment 5).
January 28, 2017
Applicant facilitated a community meeting to solicit public input on the conceptual project.
April 20, 2017
Town received a revised conceptual development plan with a new name for the project (“Mill
Creek”).
May 10, 2017
A Staff Review Committee meeting was held and verbal and written input was provided by
Town and Agency staff present at the meeting. Comments provided at the meeting are
incorporated in the Discussion section of the June 27, 2017 Planning Commission Staff Report
(Attachment 6).
June 27, 2017
Preliminary review of the April 20, 2017 revised conceptual development plan was conducted by
the Planning Commission at a noticed public meeting. The Planning Commission provided the
following input on the revised conceptual plan:
•

Streets. Planning Commission supported the revised network of private street streets that
included better internal circulation and connectivity than the prior street layout. The
pedestrian bridge at Old Oak Road was not included in this design iteration and to
preserve the option of future connections, members of the Commission recommended the
project include an irrevocable offer of dedication across Windsor Creek of sufficient
width to accommodate one or more vehicular and pedestrian connections over the creek.

•

Land Use and Building Design. Sixteen three story, stacked flat buildings with a total of
360 units were proposed. Four-story buildings were not included in the revised project.
Fourteen of the buildings were in a “U” shape with tuck-under parking at the bottom of
the “U” and entrances to the units on all other sides. Where the site narrows, the
buildings were either ½ of the “U” shape (at the southern-most end of the site) or ¾ of
the “U” shape (in the crotch of the Bell Road and Bill Beedie Way intersection).
The applicant stated that they intend to file a condominium subdivision map for an
undetermined number of the units to address the Town’s desire for potential ownership
housing. The unit mix consisted of: 92 one bedroom units, 252 two bedroom units and 16
three bedroom units. Units ranged in size from 690 square feet to 1,725 square feet with
an average unit size of 1,098 square feet. All buildings had a “Monterey” architectural
style.
Planning Commission supported the reduction in the number of stories and supported the
staff suggestion that units with Bell Road frontage be designed to activate the streetscape
with front doors, porches or both. As designed at that time, the sides of several units
faced Bell Road and parking garages were visible from Bell Road. Planning Commission
recommended the garages be screened to prevent view of the garages from Bell Road and
suggested the applicant consider additional architectural styles.
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•

Parking. A total of 688 parking spaces were proposed, including 103 street parking
spaces. At the suggestion of the Town Council, the plan included 46 street-parking
spaces that were added along the west side of Bell Road where it is parallel to the
railroad. Planning Commission supported the parking layout and recommend the
applicant include EV charging stations in garages and 110V electrical outlets at the
carports.

•

Pedestrian and Bicycle Paths. Six-foot bicycle lanes were included along both sides of
Bell Road and six-foot wide sidewalks were proposed along both sides of the segment of
Bell Road between the project’s northerly property line and the intersection of Bill
Beedie Way. South of Bill Beedie Way, a six-foot sidewalk was proposed only on the
east side of the road. Sidewalks were proposed along the east side of Bill Beedie Way
and along the internal private streets. A pedestrian path was proposed along the creek;
however, the pedestrian bridge connecting the project to Old Oak Road was removed
from the plan leaving one pedestrian-only bridge connecting the Project site to Windsor
Creek Elementary School. A second pedestrian connection over the creek remained in the
design along the Bell Road vehicular bridge. As SMART had not yet determined at that
time on which side of the railroad tracks to construct the multi-use path, the applicant
omitted the MUP that had been included on the project site along the west property line
in the previous iteration and offered a financial contribution toward construction of a
pedestrian path along the project’s SMART railroad frontage to the future SMART
Station.
The Commission supported the changes and stated that the irrevocable offer of dedication
would allow potential future connection across Windsor Creek for pedestrians, vehicles
or both. Commissioners also noted that the Bell Road bridge includes a Class I path that
provides a second connection over Windsor Creek and a third connection at Old Oak
Road, while ideal, is not critical.

•

Stormwater Treatment. Treatment areas were dispersed throughout the development and
the large surface-level basin near the southern end of the project was proposed under the
parking lot in the same general location. Planning Commission had no comment
regarding the stormwater treatment proposal.

•

Open Space and Recreational Amenities. Planning Commission had no comments on the
proposed open space and recreational amenities of the project.

•

Traffic Analysis. Planning Commission requested that the traffic analysis for the project
include major intersections in the downtown and near Highway 101.

September 7, 2017
Formal application submitted to the Town.
August 23, 2018
Application deemed complete.
October 11, 2018
Initial Study and Mitigated Negative Declaration (IS/MND) published for public review and
comment.
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November 15, 2018
Public comment period on IS/MND closed.
December 17, 2018
Final IS/MND (Response to Comments) published for public review.
January 22, 2019
Planning Commission continued the hearing on the Project.
III.

SITE CONTEXT

The Project site is a flat, vacant property comprised of eight parcels totaling 20.3 acres.
Vegetation on the site consists primarily of ruderal grasses and riparian plantings along the creek
corridor. Other than a linear cluster of trees located roughly parallel to the creek in the
northeasterly section of the larger triangle, the site has sparse tree canopy. Portions of the
southern tip of the site are in the 100-year flood plain and in small areas of the site, dirt has been
stockpiled. The SMART Railroad tracks run the length of the southwesterly side of the project
site and the northern segment of Bell Road terminates at the northern edge of the Project site
while the southern segment of Bell Road terminates at the southern end of the Project site on the
opposite side of Windsor Creek. As a part of the project, Bell Road would be extended through
the project site with a vehicular and pedestrian bridge over the creek providing a critical northsouth connection into the heart of the SMART station area and downtown.
FIGURE 3 - CONTEXT MAP

A summary of existing development and General Plan 2040, Zoning and SA/DSP land
use designations of surrounding properties is provided in Table 1 followed by excerpts of
the respective land use diagrams and zoning map in Figures 4, 5 and 6.

Page 7 of 41

TABLE 1 – SUMMARY OF SURROUNDING LAND USES
SURROUNDING LAND USES, GENERAL PLAN DESIGNATIONS,
ZONING, AND STATION AREA PLAN DESIGNATIONS
Direction
Existing Land Uses
General Plan
Zoning
Station Area Plan
North
Single-family and Multi-family
TCMU & MDR TC & MDR
TC & MDR
East
Multi-family (northern area) Windsor Creek, MDR, PQP, LDR TC, MDR,
TC, MDR, P & VR
Elementary School, single-family (southern
PI & VR
area)
Southwest SMART railroad
TC, MDR, LDR & TC, MDR &
TC, MDR & VR
Public works facilities and single-family
PQP
VR & PI
(Public works
facilities outside
Specific Plan Area)
General Plan: TCMU- Town Center Mixed Use, MDR – Medium Density Residential, LDR – Low Density
Residential, PQP – Public/Quasi-Public
Zoning: TC – Town Center Commerical, MDR – Medium Density Residential, VR – Village Residential, PIPublic/Institutional
Specific Plan: : TC – Town Center Commerical, MDR – Medium Density Residential, VR – Village Residential, P –
Public

FIGURE 4 - GENERAL PLAN LAND USE DIAGRAM, EXCERPT
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FIGURE 5 - STATION AREA/DOWNTOWN SPECIFIC PLAN LAND USE MAP, EXCERPT

FIGURE 6 - ZONING MAP, EXCERPT

IV.

PROJECT DESCRIPTION

Land Use and Site Plan
Mill Creek is a 360 unit residential condominium project consisting of 126 ground floor flats,
230 “walk-up townhouses,” (e.g. two-story units located above the ground floor flats) and four
“carriage units” located above garages.
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A total of 23 buildings would be constructed across the site consisting of 16 three-story
condominium buildings, six garage buildings and a two-story leasing and recreational center. In
addition, 22 carports with a total of 166 parking spaces would be located throughout the site and
seven trash/recycling enclosures would also be provided. Open space is provided along the creek
corridor, in and around the community swimming pool, in a tot-lot, and in the landscaped areas
around the structures. Vehicular, pedestrian and bicycle access improvements are provided as
described in detail in the Vehicular Access and Alternative Modes of Access Sections below.
Table 2 provides a summary of the Project.
TABLE 2 – PROJECT SUMMARY
Use
Residential

Parking

Amenities

Characteristics

Count

1-Bedroom Units
2-Bedroom Units
3-Bedroom Units
Subtotal
Garage Spaces
Carport Spaces
Uncovered Spaces
Subtotal
Pool and Jacuzzi
Creekside Trail
Tot Lot

94
218
48
360
212
166
196
574
Approximately 5,000 square feet
Approximately 1,300 lineal feet
1

To facilitate review of the plans, the Project Site is divided into four areas – Site Plan Areas 1, 2,
3 and 4 (see Figures 7 through 10 below). Enlarged architectural site plans are provided for each
Site Plan Area (Attachment 9 Sheets 6 – 9). Site Plan Area 1 makes up the smaller northerly
triangle of the site and Site Plan Areas 2, 3 and 4 are in the larger southerly triangle of the site.
Site Plan Areas 1 and 2 are in the Compact Residential zone, Area 3 is in the Medium Density
Residential zone and Area 4 is in the Village Residential zone. Two Lots would be created by the
subdivision with 96 condominiums on Lot 1 and 264 condominiums on Lot 2. Lot 1 has a net
area of 3.38 acres and Lot 2 has a net area of 12.99 acres. Site Plan Area 1 is on Lot 1 and Site
Plan Areas 2, 3 and 4 are on Lot 2.
Table 3 provides a summary of the building types by Site Plan Area. The number of units and
garage stalls and the architectural style used is also summarized in the table. The sheet numbers
referenced in Table 3 refer to the architectural site plans provided in Attachment 9. A narrative
description of the four Site Plan Areas follows Table 3.
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TABLE 3 - BUILDING TYPES BY SITE PLAN AREA
Building
Number(s)

Number
Units

Building Type

Architectural
Style

Number of
Garage Stalls

Site Plan Area 1 - Compact Residential Zone (Sheet 6)
1-3

3-story condominium (T 23)

23

4

3-story condominium (T 27)

27

22

1-story garage (G 12)

0

10 each bldg.
Spanish

10
12

Site Plan Area 2 - Compact Residential Zone (Sheet 7)
5-7 &
11-14

3-story condominium (T 23)

23

20

1-story garage (G 8)

0

21

1-story garage (G 5)

0

10 each bldg.
Spanish

8
5

Site Plan Area 3 - Medium Density Residential (Sheet 8)
8-10

3-story condominium (T 23)

23

n/a

2-story leasing and recreation center

0

Monterey

10 each bldg.
0

Site Plan Area 4 - Village Residential (Sheet 9)
15

3-story condominium (T 19)

19

10

16

3-story condominium (T 16)

16

10

17

2-story. Garage with carriage house
above (G 11)

2

18

2-story. Garage with carriage house
above (G 11)

2

19

1-story garage (G 5)

0

Craftsman

11
11

Spanish

5

SITE PLAN AREA 1
Site Plan Area 1 (Figure 7) is the northern triangle of the project site and is designated Compact
Residential in the SA/DSP. This area and is bound by Bell Road on the east, the proposed
extension of Bill Beedie Way and SMART railroad on the southwest and existing residences on
the north. This area of the Project site is the closest area to the future SMART station and
downtown and would have a net land area of 3.38 acres. The plan for this area contains four
condominium buildings, one 12-car garage and six carports along with 20 open off-street parking
spaces (including seven spaces tandem to garages in Building No. 4). Street parking is provided
along both sides of Bell Road (19 spaces) and Bill Beedie Way (41 spaces). The four
condominium buildings front Bill Beedie Way and the 12-car garage parallels Bell Road with the
garage doors facing onto the interior side of the site. Trash/recycling enclosures are provided
near the northern corner of Building No. 1 and the across the drive aisle from Building No. 2.
All the buildings in this area are in the Spanish architectural style.
Building Nos. 1, 2 & 3 are three-story buildings of the same design and each have 23
condominium units and ten garage parking spaces. The building footprints are “U” shape with
tuck-under parking at the bottom of the “U” and four flats on each leg of the “U” for a total of
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eight ground-floor units. Thirteen two-story townhouses are located at the second and third floors
above the flats and garages. This plan type is replicated ten other times in Areas 2 and 3 of the
site. Building No. 4 has 27 condominium units with ten garage parking spaces and seven open
parking spaces tandem to the garages. The footprint of this building is a modified “U” to
accommodate the triangular shape of the site where it narrows in the crotch of the “Y”
intersection of Bell Road and Bill Beedie Way. The right leg of the “U” shape of Building No. 4
is lengthened and has eight flats and the left leg is shortened and has two flats. A two-story
staircase rotunda at the south side of Building No. 4 provides a focal point at the intersection of
the Bell Road and Bill Beedie Way. All four condominium buildings in Area 1 are oriented with
the courtyards parallel to Bill Beedie Way. Figure 7 is the Architectural Site Plan enlargement for
Area 1.
FIGURE 7: ARCHITECTURAL SITE PLAN AREA 1

SITE PLAN AREAS 2, 3 and 4
Site Plan Areas 2, 3 and 4 are in the larger southerly portion of the site bound by Bell Road on
the southwest, Windsor Creek on the east and existing residences on the north and have a
combined net lot area of 12.99 acres. This area consists of three SA/DSP land use designations
and corresponding zoning districts: Compact Residential (Site Plan Area 2), Medium Density
Residential (Site Plan Area 3) and Village Residential (Site Plan Area 4). Across these three Site
Plan Areas, there are a total of 12 three-story condominium buildings: ten buildings have 23 units
each, one has 19 units, and one has 11 units. In addition, there are five garage structures, two
with two carriage units above the garages (Building Nos. 17 and 18). Vehicular access to all the
parking spaces is via a private loop road that intersects Bell Road at two locations and access
across Windsor Creek is provided for pedestrians in the northeasterly corner near Building No. 9
and access over the creek for both pedestrians and vehicles is provided along the Bell Road
extension at the southern-most tip of the site.
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Site Plan Area 2 (Figure 8)
Building Nos. 5 -7 and 11 – 14 are in the Compact Residential district and they match the floor
plans and architectural styles of Building Nos. 1 -3 in Site Plan Area 1. There are 70 tuck-under
garage parking spaces (10 spaces per condominium building), a 5-car and an 8-car garage, 20
carport parking spaces, 40 open spaces tandem to garages plus 36 open spaces (33 along Road
“B,” 2 at the end of Aisle P5 and one east of Building No. 14) for a total of parking 179 spaces in
Area 2. Trash and recycling receptacles are provided between the 5- and 8-car garages and
adjacent to the east side of Building No. 11 in Site Plan Area 4. A play area/tot lot is provided
southeast of the garage structures across from the entrance to the recreation center.
In response to staff and Commission comment during review of the conceptual plans, Building
Nos. 13 -15 which front Bell Road were rotated to place the garages at the rear where they are
not visible from the public roadway. Vehicular access to Area 2 is from Road “A.”
FIGURE 8: ARCHITECTURAL SITE PLAN AREA 2

Site Plan Area 3(Figure 9)
Area 3 is a 4.3-acre area in the easterly-most portion of the site along Windsor Creek.
Condominium Building Nos. 8, 9 and 10 along with the leasing and recreation center are in the
Medium Density Residential area of the site. The creek side trail and pedestrian bridge over the
creek to Windsor Creek Elementary School are located in the northeast corner of Area 3. The
three condominium buildings are three-stories in height and each contain 23 units and 10 tuckunder garage stalls. Carport parking for 68 cars is provided in Site Plan Area 3 plus 58 open
spaces (including ten spaces tandem to the garages in Building No. 8.) Two trash/recycling
enclosures are provided along the north property line at either end of the carport parking.
Monterey style architecture is used in this area of the Project.
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Figure 9: Architectural Site Plan Area 3

Located at the south end of the site in the “V” formed by the SMART railroad tracks on the
southwest and Windsor Creek on the east, portions of the existing grade in this 4.9-acre area are
situated below the 100-year flood level up to approximately 4 feet. The grade in this area will be
elevated to keep habitable structures at least one-foot above the flood level. There are two, threestory condominium buildings fronting Bell Road. Building No. 15 has 19 units and Building No.
16 has 11 units. As with the condominium buildings fronting Bell Road in Area 2, the buildings
are oriented with the tuck-under garages on the back where they are not visible from Bell Road.
In addition, two carriage units are proposed over the 11-car garage along Bell Road (Building
No. 17) and two carriage units are proposed over the 11-car garage (Building No. 18) which
backs to the riparian corridor. A five-car garage is proposed behind Building No. 15. A total of
134 parking spaces are provided in Area 4 (47 garage spaces, 24 carport spaces, 47 open spaces
and 15 public spaces along Bell Road). A trash and recycling enclosure is provided on the west
side of garage Building No. 19 and a second trash and recycling enclosure is on the east side of
garage/carriage house Building No. 18.
The creekside trail continues from Area 3 through Area 4 where it connects with the bicycle lane
and sidewalk at the Bell Road bridge. To accommodate possible future extension of Old Oak
Road from the east side of Windsor Creek over the creek, the project includes an offer of street
dedication extending the Old Oak Road alignment into the project site to Road “C.”
This area is in the Village Residential zone and has the lowest density of the three districts on the
Project site with 6.9 dwelling units per acre. Craftsman architectural design elements are used in
Area 4.
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Figure 10: Architectural Site Plan Area 4

Building Architecture
The buildings would be constructed in Spanish, Monterey, and Craftsman styles, with features
including tile roofs, stucco exterior and wrought iron railing, bay windows, balconies and
ground-floor porches/patios. The tallest condominium building would stand 38’-11” above
finished grade. One-, two- and three-bedroom units are proposed and arranged in the building
plan types and architectural style shown in Table 4.
TABLE 4: BUILDING TYPES
Building
No.
1
2
3
4
5
6
7
8
9
10

Building
Type
1A (23-plex)

2A (27-plex)
1A (23-plex)

1B (23-plex)

Site Plan Area, Building
Style & Plan Sheet No.
Area 1
Spanish
(Sheet 6 in Attachment 9)
Area 2
Spanish
(Sheet 7 in Attachment 9)
Area 3
Monterey
(Sheet 8 in Attachment 9)

Unit Count by # of Bedrooms
1 bedroom
2 bedroom 3 bedroom
6
14
3
6
14
3
6
14
3
8
16
3
6
14
3
6
14
3
6
14
3
6
14
3
6
14
3
6
14
3

Page 15 of 41

Garage
Stalls
10
10
10
10
10
10
10
10
10
10

Building
No.
n/a

Building
Type
Leasing
office &
recreation
1A (23-plex)

Site Plan Area, Building
Style & Plan Sheet No.

Area 4
Craftsman
(Sheet 9 in Attachment 9)

19
20
21

4 (19-plex)
3 (11-plex)
Carriage
House
Carriage
House
Garage
Garage
Garage

22

Garage

11
12
13
14
15
16
17
18

Unit Count by # of Bedrooms
1 bedroom
2 bedroom 3 bedroom
0
0
0

Area 2
Spanish
(Sheet 7 in Attachment 9)

Area 2
Spanish
(Sheet 7 in Attachment 9)
Area 1
Spanish
(Sheet 6 in Attachment 9)

Total

Garage
Stalls
0

6
6
6
6
2
2
0

14
14
14
14
14
6
2

3
3
3
3
3
3
0

10
10
10
10
10
10
11

0

2

0

11

0
0
0

0
0
0

0
0
0

5
5
8

0

0

0

12

90

222

48

212

Leasing Office and Recreation Center.
The recreation and leasing center is designed with two offices, a fitness area, a lounge, and an
internet café on the first floor, and a club room and outdoor terrace on the second floor.
Restrooms would be available on both floors, and an elevator and stairs would connect the two
floors. An outdoor pool is proposed east of the leasing office and recreation and center. The
pool area would have a pergola, chaise lounge chairs, and a spa. A pool building would be
constructed near the southeastern corner of the pool and would contain a shower facility,
restrooms, and a pool equipment storage area.
Vehicular Access.
Public street access would be available to the project site at two locations on the north side of the
Project site and at one location on the south side of the Project site. From the north, Bell Road
would be extended from its current terminus at the northern site boundary through the site to the
railroad, where it would curve to run parallel to the tracks connecting with the southern segment
of Bell Road south of Windsor Creek. The proposed Bell Road extension would consist of two
vehicle lanes approximately 11 feet in width, and each side containing a 6-foot-wide bike lane
and varying width for street parking (both parallel and angled), along with curb and gutter.
Planter strips 5 feet in width would be installed on both sides of the paved street. A bridge
would be constructed over Windsor Creek to connect the Bell Road segments. The bridge would
be approximately 47 feet wide and would have two 11-foot-wide vehicle lanes, two 6-foot-wide
bike lanes, and 6.5-foot-wide sidewalks on each side. It is expected to be a pre-engineered
concrete structure with cast-in-place abutments.
The second connection at the north side of the project would be via the extension of Bill Beedie
Way from its current terminus at Johnson Street south along the railroad tracks until it intersects
with the proposed Bell Road extension on the Project site. Bill Beedie Way would have two 11foot-wide vehicle lanes with 8 feet of width on each side for street parking, along with curb and
gutter. A planter strip 5 feet in width and a 6.5-foot sidewalk would be installed along the east
side of Bill Beedie Way.
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Access to development in Site Plan Area 1 would be available from an entryway from Bell Road
and an entryway from the extended portion of Bill Beedie Way. Internal access to Site Plan Area
1 would be provided through drive aisles varying from 27 to 37 feet in width. Development in
the southern triangle in Site Plan Areas 2, 3 and 4 would be accessed from two private roads off
the extended portion of Bell Road. The private streets would have two vehicle lanes, the total
width of which would vary from 20 to 28 feet. Perpendicular open and carport parking spaces
are provided along both sides of segments of the private internal roadways.
Alternative Modes of Access.
Bike lanes would be provided on the extended Bell Road and extended Bill Beedie Way.
Sidewalks would be provided on the east side of Bell Road and along the east side of Bill Beedie
Way.
The project proposes to maintain an open space area along Windsor Creek, with a creekside trail
as a recreational amenity. This paved trail would be approximately 1,300 feet in length, 10 feet
in width and would have 2 feet of shoulder on each side along with a split rail fence on the creekside of the trail. In addition to the vehicular bridge, a concrete pedestrian bridge is also proposed
across Windsor Creek. This pedestrian bridge would connect the southern portion of the project
site to Windsor Creek Elementary School to the east and a planned future extension of the Class I
trail along Windsor Creek to the north.
Utilities.
Water and wastewater services would be provided by the Windsor Water District. The project
proposes to extend water and sewer lines onto the project site along the Bell Road and Bill
Beedie Way extensions. The project would connect to existing water and sewer lines beneath
Bell Road and Bill Beedie Way to the north. Connections also would be made to water and
sewer lines south of Windsor Creek via the proposed vehicular bridge. The existing well would
be abandoned in accordance with County regulations after the project applicant acquires
ownership of the parcel from the Windsor Water District.
The project proposes the installation of an on-site stormwater collection system. Storm drainage
mains would be installed throughout the project site, collecting runoff from roadways, parking
areas, and bioretention areas with drop inlets. The collected drainage would be conveyed to a
stormwater detention basin under the drive aisle at the southern tip of the project site. This basin
would have an outlet structure that would release water to an existing 72-inch-diameter storm
drain outfall to Windsor Creek.
Electricity and natural gas services would be provided to the project site. Existing overhead
electrical lines and an underground natural gas line are located on or adjacent to the project site.
Open Space and Landscaping.
The project proposes a landscaping plan that incorporates the existing Windsor Creek tree canopy
as part of the landscape. Street trees would be planted along both sides of Bell Road and Bill
Beedie Way, and trees and other landscaping would be installed throughout the project site.
Screening plantings would be made along the boundary of the project site and the residential areas
to the north.
The landscape palette consists of a mix of native and non-native species with low to moderate
water demand. Irrigation equipment would be installed to water the on-site landscaped areas.
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V.

ANALYSIS

The Project requires Planning Commission approval of a: 1) Tentative Subdivision Map to create
two Lots for 360 condominiums, 2) a Use Permit for multi-family housing in the Village
Residential and Medium Density Residential zoning districts; 3) Use Permit approval for a
parking reduction, and 4) Site Plan and Design Review. This section provides a summary
analysis of how the Project complies with Town policies, and identifies areas where feedback
from the Planning Commission is requested.
Analysis is provided as follows:
•
•

•

•
•

A. General Plan Consistency
o Density
o Housing Element
B. Station Area/Downtown Specific Plan Consistency
o Objectives
o Specific Plan Improvements
o Land Use Policies
o Streetscape, Building Design and Development Standards
o Circulation and Access
o Open Space
o Schools
o Emergency Services
o Quantitative Development Standards
▪ Height
▪ Setbacks
▪ Parking, etc.
o Use Permit Findings (Multi-family residential)
C. Zoning Ordinance Consistency
o Growth Control Ordinance
o Site Plan and Design Review
o Use Permit Findings (Parking reduction)
D. Subdivision Ordinance
o Subdivision Findings
E. Tree Preservation and Protection

A. General Plan Consistency
On April 4, 2018, the Town Council adopted General Plan 2040, which became effective
immediately upon adoption.
General Plan Density. The General Plan 2040 land use designations of the site are Low
Density Residential, Medium Density Residential and High Density Residential. Density
ranges envisioned in the General Plan and proposed in the project are shown in Table 5.
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TABLE 5 – GENERAL PLAN AND PROPOSED PROJECT DENSITY
General Plan Land
Use Designation
Low Density
Residential
Medium Density
Residential
High Density
Residential
Total

Acres
4.9

General
Max. Units
Plan Density
Allowed
5-8 du/ac
39

4.3

8-16 du/ac

69

11.6

16-32 du/ac

371

20.8

23 (overall)

479

Proposed Project
DU/AC
Units
6.9

34

16.0

69

22.2

257

17.8 (overall)

360

The Project is within the General Plan density limits for the overall project site and for each
land use designation on the site. In addition to the density limits of the General Plan, the
Project is also evaluated in this report for compliance with the density limits of the Station
Area/Downtown Specific Plan.
General Plan Housing Element 2015-2023: The General Plan Housing Element identifies the
site as a potential site for up to 360 dwelling units. The Project is also consistent with and/or
implements the following General Plan Housing Element goals and policies:
Goal H-1: New Housing Development. To provide adequate housing sites and encourage
the availability of housing types for all economic segments of the community.
Policy H-1.2: The Town shall encourage development of a range of housing types
affordable to various income groups, including single-family and multi-family dwellings,
“move up” housing, senior housing, secondary and other smaller housing units, and
special needs housing.
Policy H-6.1: The Town shall facilitate and encourage the construction of a variety of
housing types to provide alternatives to single-family detached housing and to address
special needs housing.
Policy H-6.5: The Town shall require projects that contain 20 or more dwelling units and
are located within ½ mile of the Station to design and build 10 percent of the units to be
habitable by persons with disabilities.
Over 79% of the existing housing stock in Windsor consists of single-family detached dwellings.
Consistent with the General Plan, the Project adds to the variety of housing type by increasing
the supply of multi-family housing, and smaller units. Furthermore, 35% of the units in the
Project are one- and two-bedroom ground-floor flats and thereby more readily accessible by
persons with limited mobility and consistent with building code requirements will be habitable
by persons with disabilities. Lastly, one- two- and three-bedroom units are provided in the
project and units range in size from 690 square feet to 1,725 square feet.
The applicant intends to meet the affordable housing objectives of the Housing Element through
the payment of in-lieu fees. In addition, as described in the Housing Element, “rental units in
Windsor are generally affordable to moderate-income households (see Table 4-18). Therefore,
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even as a market-rate rental project, many of the units included in Windsor Mill may be
affordable to moderate-income households. The Housing Element conservatively estimates that
about 30 percent (108 units) will be moderate-income units and 252 units (70 percent) will be
above moderate-income units.”
B. Station Area/Downtown Specific Plan
The Windsor Station Area/Downtown Specific Plan (“SA/DSP”) (web link provided at the end
of this report) establishes the following objectives and guiding principles for new development
within the Plan area:
•
•
•

Improve motorized, non-motorized, and transit connectivity between the Station and
existing adjacent commercial and residential areas. (SA/DSP p 1-6)
Develop urban design standards and implementation strategies that promote walkable and
livable environments. (SA/DSP p 1-6)
Foster a unique sense of place that establishes Windsor’s identity in the region, by
developing the Downtown/Station Area as a mixed-use, pedestrian-scaled, transit-oriented
district, centered on the Town Green. Improve pedestrian and bicycle connectivity between
key destinations within the Station Area, and to surrounding neighborhoods, including east
of Highway 101. (SA/DSP p 1-7)

Specific Plan Improvements
The SA/DSP also proposes enhancements for public spaces including improvements on the
Project site as illustrated in Figure 14. As a part of the project, the following improvements
proposed in the Specific Plan will be implemented:
FIGURE 11 – STATION AREA/DOWNTOWN SPECIFIC PLAN EXCERPT

Page 20 of 41

•
•
•
•
•
•

Extension of Bill Beedie Way;
New vehicular bridge over Windsor Creek;
New pedestrian bridge connection over Windsor Creek to Windsor Creek Elementary
School;
Class I path along Windsor Creek;
Extension of Bell Road (shown as existing in the Specific Plan), and;
New vehicular (and pedestrian) bridge over Windsor Creek.

A second pedestrian bridge along the Old Oak Road alignment is not included in the project
proposal and it is unlikely that there is sufficient nexus between the project’s impacts and this
improvement to require the developer to construct a second bridge connecting to Old Oak Road.
At the suggestion of the Planning Commission, the applicant has designed the project in a
manner that would not physically preclude either a pedestrian or vehicular connection to Old
Oak Road, and the applicant is amenable to maintaining a public access easement for a potential
future connection over Windsor Creek.
The SA/DSP contains specific goals, policies, standards and guidelines for fulfilling the Town’s
vision for the Plan Area. The site plan’s conformance with relevant goals, policies, standards and
guidelines in the SA/DSP is discussed below.
Land Use and Density
Policy LU-6: Promote a diverse range of housing types to accommodate a variety of household
types. Locate building types that specifically serve individuals with disabilities or seniors near
accessible pathways to transit and public services.
Policy LU-7: Provide housing for all income levels and household types, with emphasis on
affordable housing for students, seniors and low-income families.
Policy LU-10: Allow development at the Windsor Mill site in accordance with the land use
designations on Figure 2-1 (which would allow up to approximately 360 housing units at
maximum densities). Allow up to 400 housing units only with discretionary Town Council
approval, provided densities and housing types are varied across the site, and the project is
designed harmoniously with surroundings.
The proposed site plan will accommodate a mix of 126 ground floor flats, 230 “walk-up
townhouses,” (e.g. two-story units located above the ground floor flats) and four “carriage units”
located above garages. Seven different floor plans are proposed with a mix of 1, 2 and 3
bedroom units ranging in size from 690 square feet to 1,725 square feet. The mix of unit types
and variety of unit sizes will accommodate a range of household types and needs within walking
distance of the downtown and future SMART station. While the project includes a tentative
subdivision map application for 360 condominiums, the applicant intends to retain ownership of
all units and to rent them at market rate. Pursuant to Town Council Resolution No. 3081-14 the
project would address affordable housing through the payment of in-lieu fees and as noted in the
discussion in the Housing Element section above, approximately 30% (108) of the units will be
affordable at the moderate-income level.
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As indicated in Table 6, the project density ranges from 6.9 dwelling units per acre in the Village
Residential zone to about 22 dwelling units per acre in the Compact Residential zone. The
average density is 17.3 dwelling units per acre.
TABLE 6 – SA/DSP AND PROPOSED PROJECT DENSITY
SA/DSP District

Acres

Village Residential

4.9

General
Max. Units
Plan Density
Allowed
5-8 du/ac
39

Medium Density
Residential
Compact Residential
Total

4.3

8-16 du/ac

69

11.6
20.8

16-24 du/ac
18.5 (overall)

278
386

Proposed Project
DU/AC
Units
6.9

34

16.0

69

22.2
17.8 (overall)

257
360

Although not proposed at Mill Creek, the Specific Plan states that “[o]n all sites throughout the
Planning Area, intensities can be averaged over multiple contiguous parcels for an individual
project to accommodate areas of high-intensity development, open space, and other amenities.”
(SA/DSP p. 2-9)
A mix of housing types are allowed by the Downtown Specific Plan for the three land use
designations including detached single-family homes, attached single-family (townhomes) and
medium- to high-density multi-family residences. Table 7 summarizes the type of housing
allowed and proposed in each area of the site.
TABLE 7: HOUSING TYPES ALLOWED AND PROPOSED
Housing Types
Detached Single-family
Attached Single-family
(Townhomes & Carriage units)
Multi-family (at various densities)

Land Use Designation
CR
MDR
VR
Allowed
Allowed
Allowed
Allowed
Allowed (1)
Allowed

Allowed

Allowed (1)

Units
Proposed
0
4
356

(1) Envisioned at the higher end of the density range near the Town Center, parks, and transit stops.

As shown in Table 6 and 7, the project contains the densities and types of residential units
allowed by the SA/DSP. The type and size of housing units being proposed will add to the mix
of housing types that already exists in the area, including single-family detached homes to the
east and apartments and townhome/condominium units to the north.
Preliminary plans submitted for the project did not include a tentative subdivision map for
condominium purposes. In response to Town Council and Planning Commission input on the
conceptual project design, the formal project application includes a tentative subdivision map
application to create 360 condominium units on two lots. It is the property owner’s prerogative to
decide whether to rent the units or to sell them (the Town cannot legally require the owner to sell
the units) and the developer has stated that at this time, they intend on renting all units in the
development.
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Although none of the building types are specifically intended to serve individuals with special
housing needs (such as seniors or persons with disabilities), the project includes 126 ground floor
units that will provide greater ease of access to those with mobility impairments, including many
which will be designed to be ADA accessible. The project will also accommodate accessible
pathway connections to transit, schools and other services in the downtown area.
Streetscape, Building Design and Development Standards
Below is summary of key SA/DSP Goals and Policies applicable to the project.
DG-3 Corner buildings should have distinct architectural features and defined building
entrances at the corner to animate the intersection and facilitate pedestrian flow.
FINDING:
Building No. 4 is located in the highly visible “Y” intersection of Bill Beedie Way and Bell Road
and will be a focal point for northbound traffic on Bell Road. To add visual interest, a two-story
stairway rotunda is placed at the south end of the building on at the street intersection.
Feedback Request:

The Planning Commission is requested to provide feedback on
whether or not the proposed rotunda on the south elevation of
Building No. 4 is an effective architectural design feature in
animating and activating the intersection in which it is located.

DG-7 Mechanical, electrical, and all other building equipment should be concealed from all
public rights-of-way, pedestrian paths and adjacent buildings. Mechanical equipment should not
be located along the ground floor street frontage. Screens should be consistent with the building
design or site landscaping.
FINDING:
Banks of wall-mounted gas meters two rows in height are proposed either on the street facing
façade or on side facades near the building fronts where they are visible from a public street on
Building Nos. 4, 5, 6, 13, 14, 15 and 16 and visible from the private street on Building No. 8.
While landscaping is intended to filter view of the gas meters, as a Condition of Approval, staff
recommends that the gas meters either be relocated to a location where they are not visible from
the street or concealed in fully enclosed and roofed utility closets that will further break up the
mass of the buildings, including in locations where there are unarticulated, three-story vertical
building elements. See building elevations (Attachment 9, Sheets 12, 17, and 25)
Policy DG-18: All residential units should have the primary entrance, either individual or
shared, facing a public street or pedestrian connection, as shown in Figure 3-14.
FINDING:
All buildings provide entrances that face onto either public or private streets or onto a pedestrian
connection.
DG-19 Residential ground floor façades should be articulated so that individual residential units
are differentiated from each other and from the overall massing of the building. Façades should
include stoops, porches, recessed windows, and bay windows or balconies.
FINDING:
Individual residential units are differentiated from each other and from the overall massing of the
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building with jogs in the building footprints between units, individual stoops and porches, and
balconies, or a combination of these design features.
DG-20 New transit oriented residential development should accommodate a diverse population.
Units, as required by the development standards, should incorporate Universal Design elements
to be habitable and visitable by persons with disabilities. Such features include:
• At least one entrance without steps and a flat or very low threshold. This entrance may
be a rear entrance.
• Living space on one floor or stair landings big enough to accept lifts.
• Wide interior doors (32” clear, typically provided with 36” door), hallways, and
alcoves with 60” x 60” turning space at doors, in kitchens, and dead ends.
• Clear floor space in kitchens and bathrooms.
FINDING:
One hundred and twenty-six ground floor units will be provided in the development and as
required by the building codes, universal design elements will be incorporated.
Policy DG-21: New multifamily residential buildings should provide both townhomes and flats,
maximizing townhomes with individual entrances facing public streets.
FINDING:
One hundred and twenty-six flats, 230 townhomes and four carriage units are provided in the
project. Both townhomes and flats have entrances facing public streets.
Policy DG-41: On-site parking and service areas should be located in the rear, in structures, or
on the interior of blocks, and not along Windsor Road, Windsor River Road, Old Redwood
Highway, or the Town Green within the Downtown core.
FINDING:
Each proposed building includes tuck-under parking garages at the rear. Parking is also provided
in standalone garages, carports and open parking spaces. Where open parking spaces are
provided, they are proposed either on-street or in parking lots behind buildings.
Policy DG-42: The number of curb cuts and driveway entrances should be limited in order to
reduce conflicts with pedestrians. Locate entrances on side streets where feasible. If a driveway
entrance is located on a primary street frontage, minimize the length of the curb cut and explore
sharing driveways and/or loading areas with adjacent property owners. No curb cuts should
occur on blocks facing the Town Green.
FINDING:
The general orientation of buildings enables the project to provide significant amounts of onstreet parking without frequent curb cuts. For example, curb cuts are limited to three in number
on Bell Road and one on Bill Beedie Way. Furthermore, multiple buildings are accessed from
each drive aisle which intersects with the interior access road.
Circulation & Access
Policy CA-4: Implement pedestrian bridges to cross Windsor Creek near Windsor Creek
Elementary School and at Old Oak Road, and a pedestrian and vehicle bridge on Bell Road
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along the SMART corridor, as shown in Figure 4-2. These bridges may be provided as part of
new development in that area.
FINDING:
A pedestrian bridge across Windsor Creek will be provided at the northeast corner of the project
site connecting the Project to Windsor Creek Elementary School and to extension of the Windsor
Creek trail. A pedestrian and vehicular bridge is included in the extension of Bell Road over
Windsor Creek and an offer of dedication of a right-of-way for public pedestrian and vehicular
access is included at Old Oak Road.
Policy CA-5: Ensure that pedestrian and bicycle connections, alleyways, and other circulation
routes internal to blocks are ADA compliant, have visible entries from streets, and are otherwise
designed for pedestrian comfort, as outlined in Chapter 3: Streetscape, Building Design, and
Development Standards.
FINDING:
The project advances pedestrian circulation policies through the provision of a Class I path along
Windsor Creek. Moreover, the project includes a planned pedestrian bridge over Windsor Creek
at Windsor Creek School. With regard to pedestrian circulation within the project, access is
provided both along a looped private road and along a series of pathways separated from the
street.
Policy CA-6: Create internal streets within new mixed-use and multifamily developments that
maximize safe and efficient pedestrian circulation. Incorporate design elements such as reduced
vehicular speed limits, pedestrian-oriented lighting, bulb-outs, curb extensions at intersections,
high visibility crosswalks, and on-street parking to buffer pedestrians from moving vehicles.
FINDING:
Bulb-outs, on-street parking, landscape planter strips, and lighting are all incorporated into the
project to maximize safe and efficient pedestrian circulation.
Policy CA-17: Complete the street extensions shown in Figure 4-3, including: Connect segments
of Bell Road.
FINDING:
The project’s extension of Bill Beedie Way and Bell Road fulfills the SA/DSP requirement for
new public streets at the project site. The extension of Bell Road, in particular, improves
circulation - town-wide - by closing an existing gap in the circulation system and providing
another north/south route of travel.
Policy CA-18: Ensure that new development provides a fine-grained street grid that connects to
the existing street grid, as shown in Figure 4-3. Streets should be narrow with short blocks and
provide multiple route options that emphasize pedestrian connectivity to Windsor Station, the
Town Green, and other key destinations.
FINDING:
A fine-grain grid of streets and pedestrian walkways provides vehicular and pedestrian
connectivity through the project to key destinations north of the project site in and around
downtown. A loop roadway through Site Plan Areas 2, 3 and 4 connects with Bell Road in two
locations and drive aisles intersect the loop roadway creating multiple points of vehicular
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connection between parking in the project and areas outside the project. Pedestrian connections
are provided via sidewalks along the loop roadway and in landscaped areas between the
buildings.
Policy CA-19: Encourage new development to incorporate alleys into the street grid.
FINDING:
Drive aisles throughout the project provide vehicular access to parking in garages, carports or
open parking spaces. The drive aisles function as alleys.
Open Space
Policy PF-1: Ensure that parks and public spaces in the Planning Area offer a diverse range of
amenities and activities, such as: picnic areas; places to walk dogs; restrooms; children’s play
areas; sports fields; urban plazas with landscaping, paving, benches, and trees; a community
center with Town recreation programs and classes; senior playgrounds; and staging areas along
trail networks where people can access bike and pedestrian trails.
FINDING:
The Project includes public open spaces areas and amenities including a publicly accessible
Class I path along Windsor Creek, bicycle and pedestrian connections over Windsor Creek via a
pedestrian and bicycle bridge and via extension of Bell Road and bicycle lanes along both sides
of Bell Road. Amenities for residents of the Project include private open spaces areas, a
recreation center with swimming pool, tot lot, and pedestrian bike connections throughout the
Project.
Policy PF-2: Require the following public park spaces as part of new residential development: A
one-acre park as part of the Windsor Mill proposed project.
FINDING:
Town Council Resolution No. 3081-14 requires the provision of at least 2.5 acres of linear
park/open space along the creek corridor. Along Windsor Creek, the Project includes a twelve
(12) foot wide paved path within a linear band of open space.
Open space requirements are 200 square feet per unit in the CR and MDR districts and 400
square feet per unit in the VR district. A total of 78,880 square feet of open space in addition to
the open space along the creek is required for the project. That requirement may be met as
private and/or common open space. Common open space shall have a minimum contiguous area
of 400 square feet and a minimum dimension of 20 feet. Private open space located at ground
level requires a minimum area of 100 square feet and a minimum dimension of 10 feet. Private
open space above ground level shall have a minimum area of 50 square feet and a minimum
dimension of 6 feet. A total of 304,723 square feet (6.99 acres) of open space is provided as
shown in Attachment 9 at Sheet L4.00.
Schools
PF-5: Work with project proponents of residential and mixed-use developments to create and/or
improve safe routes to nearby schools.
FINDING:
The project would construct a new Class I pedestrian path along Windsor Creek and also install a
new pedestrian bridge over the creek at Windsor Creek Elementary School. The project’s
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extension of Bill Beedie Way and Bell Road (including their sidewalk components) would
provide a protected space for pedestrians (with infrequent curb cuts). As a condition of approval,
the project’s looped roadway will include a curbside drop-off (along Windsor Creek) for students
going to Windsor Creek Elementary School. All of these features have the potential to facilitate a
safe route to schools.
Emergency Services
PF-D: Ensure that new development adequately addresses public safety considerations in
building design and site planning.
FINDING:
In response to Fire District concerns with conceptual designs, the alleys in the project have been
redesigned to avoid long and numerous dead-ends. Furthermore, the reduction in the number of
stories from a maximum of four to a maximum of three stories enhances emergency response for
the Fire District.
Quantitative Development Standards
The SA/DSP Plan establishes quantitative standards for density (in terms of dwelling units per
acre), structure height and setbacks, open space (private and common) and vehicle and bicycle
parking.
Tables 8, 9 and 10 summarize the quantitative criteria of the Station Area/Downtown Specific
Plan for the four Site Plan Areas and three land use districts on the Project site and denotes in
bold typeface design features not in compliance with the standards.
TABLE 8- QUANTITATIVE DEVELOPMENT STANDARDS COMPLIANCE
COMPACT RESIDENTIAL (ARCHITECTURAL SITE PLAN AREA 1 AND 2)
Criteria

Building Height & Stories
Max. Height
Min. Stories
Max. Stories
Setbacks
Front Min.
Front Max.
Interior Side Min.
Rear Min.
Parking from street facing property line
Distance between structures
Max. Site Coverage
Min. useable open space (sf/du)

SA/DSP
Standard

Proposed
Bill Beedie Way
Bldg #1, 2, 3, 4

n/a
2
5

3
3

Bell Road Bldg
#5, 6, 13, 14
38’-11”
3
3

5’
6
5.2
10’
8.5
11(1)
5’
>66’
>20’
10’
11’+
>400’
40’
>60’
>100’
20’
>23’
>20’
80%
<80%
200
>200 Sq Ft
SF
(1) Condition of project approval will be recommended to comply with standard
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No street frontage
Bldg #7, 11, 12

3
3
n/a
n/a
>20’
>300’
>100’
>35’

TABLE 9- QUANTITATIVE DEVELOPMENT STANDARDS COMPLIANCE MEDIUM
DENSITY RESIDENTIAL (ARCHITECTURAL SITE PLAN AREA 3)
Criteria

SA/DSP
Standard

Proposed
Building #8, 9, 10

Leasing and
Recreation Building

Building Height & Stories
Max. Height
35’
37’-3”(1)
<35’
Min. Stories
n/a
3
2
Max. Stories
n/a
3
2
Setbacks
Front Min.
5’
n/a
n/a
Front Max.
10’
n/a
n/a
Interior Side Min.
5’
>45’
>150’
Rear Min.
15’
>100’
>200’
Parking from street facing property line
40’
>200’
>200’
Distance between structures
20’
>20’
>20’
Max. Site Coverage
70%
<70%
Min. useable open space (sf/du)
200 Sq Ft
>200 Sq ft/du
(1) Condition of project approval will be recommended to comply with standard

TABLE 10- QUANTITATIVE DEVELOPMENT STANDARDS COMPLIANCE
VILLAGE RESIDENTIAL (ARCHITECTURAL SITE PLAN AREA 4)
Criteria

SA/DSP Standard

Proposed
Building #15 & 16

Building Height & Stories
Max. Height
35’
Min. Stories
n/a
Max. Stories
n/a
Setbacks
Front Min. setback
13’
Front Max. setback
20’
Interior Side Min. setback
5’
Rear Min. setback
20’
Garage street setback
18’
Distance between structures
20’
Porches, Site Coverage and Open Space
Porch or stoop min. height above sidewalk
2’
Stoop minimum length and width
6’
Max. Site Coverage
50%
Min. useable open space (sf/du)
400 Sq Ft
(1) Condition of project approval will be recommended to comply with standard

38’-11”(1)
3
3
14’-6”
18’-7”
>80’
>75’
>20’
28’
<2(1)
4’(1)
<50%
>400 Sq ft

FINDING:
As submitted, the project exceeds the maximum 35-foot building height in the MDR and VR
districts, does not comply with the grade separation and size requirements for porches/stoops in
the VR district, and does not comply with the minimum parking requirements. As a condition of
approval, staff recommends the height of buildings in the MDR and VR district be reduced to no
more than 35 feet and the street facing porches in the VR district be modified to comply with the
SA/DSP’s requirements. The building height reduction can be achieved by changes in the roof
design, reductions in the floor-to-ceiling height, or a combination of both and compliance with
the porch requirements entail minor modifications to the finish grading and a two-foot increase
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in the depth of the stoops on the street facing elevations. Reduction in the code specified number
of parking spaces is allowed with approval of a use permit. Analysis of the parking demand
generated by the project and the supply of parking proposed is provided in the Automobile and
Bicycle Parking discussion below.
Automobile and Bicycle Parking
A total of 672 automobile parking spaces are proposed in the project as shown in Table 11
whereas the peak demand for parking is 594 spaces, based on the parking analysis prepared for
the project as summarized below.
TABLE 11 – AUTOMOBILE PARKING PROPOSED
Location of Parking Spaces
Site Planning
Area
Garages
Carports Private street Public street
1
52
56
21
60
2
83
24
80
16
3
30
64
55
0
4
47
22
47
15
Total
212
166
203
91
Average Parking Spaces Per Dwelling Unit

Total
189
203
149
131
672
1.87

Station Area/Downtown Specific Plan parking requirements for residential development in the
Compact Residential and Medium Density Residential districts are specified in Table 3-5 of the
Specific Plan and parking requirements for development in the Village Residential zone are
specified in section 27.30.050(C)(I) of the Zoning Ordinance. Table 12 below summarizes the
parking requirements of the SA/DSP and Zoning Ordinance for the Mill Creek Project.
TABLE 12 – AUTOMOBILE PARKING REQUIREMENTS
Bedroom
Count

Spaces/Unit
(Covered)

CR and MDR District
1 bedroom
1
2 bedroom
1.5
3 bedroom
2
VR District
1 - 3 bedroom
2
Total Required Spaces

Spaces Required*

Visitor Spaces/Unit
(Open)

Units

0.5
.5
.5
1

Proposed On-Site Spaces
Average Parking Spaces Per Dwelling Unit
On-Site Average

Covered

Open

Total

86
198
42

86
297
84

43
99
21

129
396
105

34
360

68
535

34
197

102
732

--

378

203**

581**
2.03
1.61**

*Motorcycle parking can substitute for up to 10 percent of the parking requirements.
**Does not include 91 on-street parking spaces proposed to be counted toward project’s parking requirement.
Including 91 on-street spaces, the project would provide a total of 672 spaces, or 1.87 spaces per unit.
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Parking requirements of the code are a broad brush reflection of the parking demand for a wide
range of residential development types and sizes. Section 27.30.050 of the Town’s Zoning
Ordinance allows for parking requirements to be adjusted by the Planning Commission through
approval of use permit and when supported by professionally prepared parking analysis. To that
end, a parking demand analysis for the project was prepared by W-Trans (September 2018)
relying on data collected by the Institute of Transportation Engineers (Parking Generation, 4th
Edition, 2010) and by the Urban Land Institute (Shared Parking, 2nd Edition, 2005) of the peak
parking demand at large apartment and townhome developments and at suburban rental projects
in downtowns (See Attachment 1 Exhibit A, Appendix F, p. 28-31).
ITE data show that for apartments, where the average development had 311 dwelling units, the
typical peak parking demand is 1.23 parking spaces per unit and for townhomes where the
average site had 199 townhomes, ITE data show that the typical peak demand is 1.62 parking
spaces per dwelling unit. The ULI studies recommend a parking supply of 1.65 spaces per unit
for suburban rental projects in downtowns.
Applying the parking demand rates observed in the ITE studies, the total peak demand for the
Mill Creek project is projected to range between 443 parking spaces (applying ITE parking
demand typical of apartments to all 360 proposed dwelling units) and 583 parking spaces
(applying ITE parking demand typical of townhomes to all 360 proposed dwelling units).
Applying the ITE apartment parking rates to the ground floor flats and the townhome parking
rates to the “walk-up townhomes” results in a total demand for 534 parking spaces.
Application of the ULI recommendations result in a parking demand of 594 parking spaces. The
Mill Creek project parking demand ranges are shown in Table 13
TABLE 13 – AUTOMOBILE PARKING DEMAND
Methodology

Unit Type

Parking Demand
per Unit
ITE apartment demand to all units
Apartment
1.23
Average Parking Spaces Per Dwelling Unit
ITE apartment demand to flats and
Apartment
1.23
townhome demand to “walk-up
Townhouse
1.62
townhomes” units
Total
Average Parking Spaces Per Dwelling Unit
ITE townhouse demand to all units Townhouse
1.62
Average Parking Spaces Per Dwelling Unit
ULI recommendations
Apartment
1.65
Townhouse
1.65
Total
Average Parking Spaces Per Dwelling Unit

Units
360
126
234

360
126
234

Spaces
Required
443
1.23
155
379
534
1.48
583
1.62
208
386
594
1.65

Based on the parking demand observed by ITE and ULI at other similar development projects,
the 672 spaces (including 91 public street spaces) proposed at the Mill Creek Project are in
excess of the highest number of parking spaces recommended by the various methodologies used
to analyze parking demand. Therefore, the proposed parking is adequate to meet the needs of the
Project.
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Bicycle Parking
Bicycle parking is required in the CR and MDR districts for units without a secured garage space
at a rate of two spaces per four residential units. A total of 168 units in the CR and MDR districts
of the project are not served with a garage resulting in a bicycle parking requirement for 42
bicycles. Bicycle parking is required to be in covered, secured locations conveniently located for
residents and visitors. As a condition of approval, the applicant will be required to include,
secured, lighted and covered bicycle parking in multiple locations in the project.
C. Zoning Ordinance
The Project site has three zoning designations: Compact Residential, Medium Density
Residential, and Village Residential. Most of the development standards for the Project are
determined by the Station Area Plan as described above. The allowed uses of the site are
determined by the Zoning Ordinance.
Growth Control Ordinance
The Growth Control Ordinance manages growth by ensuring facilities, services and
infrastructure needed to support development are available. On May 7, 2014, Town Council
adopted Resolution No. 3081-14 (Attachment 3) granting the project waiver from the Growth
Control Ordinance merit process and awarded allocations for development of up to 360 dwelling
units.
Use. The Zoning Ordinance use tables require a Use Permit for multi-family dwellings in the
Village Residential zoning district. Multi-family dwellings are a permitted use (no use permit
required) in the Medium Density Residential and Compact Residential zoning districts. The Use
Permit findings are provided below.
Density. The project is within the density range allowed for each zoning district on the site as
shown in Table 14
TABLE 14 – SA/DSP AND PROPOSED PROJECT DENSITY
Zoning District

Acres

Village Residential

4.9

General
Max. Units
Plan Density
Allowed
5-8 du/ac
39

Medium Density
Residential
Compact Residential
Total

4.3

8-16 du/ac

69

11.6
20.8

16-24 du/ac
18.5 (overall)

278
386

Proposed Project
DU/AC
Units
6.9

34

16.0

69

22.2
17.8 (overall)

257
360

Landscaping. The proposed landscape plan (shown on Sheets L1.00 to L7.00 of Attachment 9) is
consistent with the applicable Zoning Ordinance requirements for landscaping. The landscape
plan includes lists of potential plantings for the Project. A draft condition of approval has been
included requiring a final landscape and irrigation plan. The final landscape and irrigation plan is
required to be consistent with the water efficiency landscape ordinance and to identify the
specific species for the Project.
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D. Subdivision
A tentative map to create two residential lots and 360 residential condominiums is a part of the
proposed Mill Creek project. Lot 1 contains a net parcel area of 3.38 acres (147,315 square feet)
and makes up Site Plan Area 1 of the project. Lot 2 contains a net area of 12.99 acres (565,895
square feet) and makes up Site Plan Areas 2, 3 and 4.
E. Tree Preservation and Protection
Horticultural Associates prepared an Arborist Report for the site and evaluated 155 trees
(Attachment 1, Exhibit A, Appendix B). Except for trees deep within the Creek Setback, all
protected trees and other trees on the site not protected by the Windsor Municipal Code are
included in the Arborist Report. Of the 155 trees evaluated, a total of 68 are proposed for
removal. Sixty-four of the trees to be removed are within the development footprint and four are
recommended for removal due to their existing poor condition. Of the 68 trees proposed for
removal, 58 are protected trees (56 oak species and two California Buckeye trees).
A majority of the trees proposed for removal are clustered as follows
•
•
•

Building No. 8 (16 trees)
Recreation and Sales Building (6 trees)
Creek banks at Bell Road bridge (15 trees)

Reasonable redesign to avoid removal of the trees in the three locations listed above is not
feasible in that entire structures would need to be eliminated from the plans. However, with
relatively minor redesign, it might be possible to protect from removal, the 14 trees in the
following three locations:
1. In Site Plan Area 1, storm water detention basin at northern-most point of site (3)(see
Figure 11)
2. In Site Plan Area 1, behind the carports along Aisle P1 (Tree Nos. 64 and 65), in the
trash/recycling area in Aisle D2 (Tree No. 63) and along Bell Road between Garage
Building #22 and the sidewalk (Figure 12 and Attachment 9, Sheet 6)(see Figure 12)
3. In Site Plan Area 4, between Bell Road and Garage Building No. 17 (3 trees) (Figure 13
and Attachment 9, Sheet 9)(see Figure 13)
FIGURE 11 – TREES PROPOSED FOR REMOVAL IN STORM WATER BASIN
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FIGURE 12 – TREES PROPOSED FOR REMOVAL BEHIND CARPORTS AND
GARAGE BUILDING #22

FIGURE 13 – TREES PROPOSED FOR REMOVAL AT BRIDGE AND BELL ROAD
EXTENSION
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Feedback Request:

The Planning Commission is requested to provide feedback on
whether or not the applicant shall revise the plan to preserve Tree
Nos. 61, 63-65, 81, 82, 87, and 127 – 129.

Tree Removal Permit Findings.
A Condition of Approval requiring the applicant to secure a Tree Removal Permit prior to
removal of trees is being recommended. Windsor Zoning Code section 27.36.060(G) establishes
“Considerations for denial of Tree Removal Permit.” Code considerations for denial (in bold
typeface) with staff analysis is provided below and after construction plans for the project are
finalized and the exact number and location of trees proposed for removal is determined, the
Tree Removal Permit will be processed.
1.

Removal or damage of healthy tree could be avoided by:
a. Reasonable redesign of the site plan prior to construction;
b. Trimming, thinning, tree surgery, or other reasonable treatment, as determined
by the Director.

FINDING:
Except as determined by the Planning Commission regarding Tree Nos. 61, 63-65, 81, 82, 87
and 127-129, removal or damage of healthy trees cannot be avoided by reasonable redesign of
the project or by trimming or other reasonable treatment in that entire structures would need to
be eliminated from the plans to avoid tree removal or damage.
2.

Adequate provision for drainage, erosion control, land stability, windscreen buffers
along the road and between neighbors have not been made where these problems
are anticipated as a result of the removal.

FINDING:
Trees proposed for removal to accommodate the Bell Road bridge over Windsor Creek will be
replaced with vegetation to provide long-term erosion control and land stability for the creek
banks. In addition, temporary erosion control measures will be implemented in all areas of the
site, as necessary and landscaping consisting of ground cover, shrubs and trees will be planted
throughout the site. Trees proposed for removal do not provide a windscreen buffer and
therefore this not a consideration in their removal.
3.

The tree to be removed contains an active bird next of a rare and endangered
species and relocation of the nest is not possible.

FINDING:
Consistent with the Migratory Bird Treaty Act and the California Fish and Game Code, the
Mitigated Negative Declaration prepared for the project contains mitigation measures to reduce
potential impacts to nesting birds.
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F. Findings and decision. Mill Creek is subject to discretionary Planning Commission approval
of the following land use entitlements:
1. Tentative Subdivision Map
2. Site Plan and Design Review
3. Minor Use Permit to allow a reduction in parking (Windsor Zoning Code Section
27.30.050(A)); and
4. Use Permit to allow multi-family in the Village Residential zone (Windsor Zoning
Code Table 2-2, Section 27.08.030);
The Planning Commission may approve or disapprove the discretionary land use entitlements
and shall record the decision and the findings on which the decision is based. The criteria on
which the decisions are to be based are provided below in bold type followed by staff analysis.
Tentative Subdivision Map.
1. The tentative map and improvement plans, as conditioned, are consistent with the provisions
of the Town of Windsor General Plan and any applicable specific plans or area plans.
FINDING:
As described in detail in Sections A-General Plan Consistency and B-Station Area/Downtown
Specific Plan, and with the Conditions of Approval the Project is consistent with the
provisions of the Town of Windsor General Plan and applicable specific plans.
2. The tentative map and improvement plans, as conditioned, are consistent with Town’s
Design Standards.
FINDING:
The Project plans have been reviewed by appropriate Town staff and public agencies
including the Public Works and Engineering Department, Community Development
Department, Parks and Recreation Department, Police Department, Water District, and Fire
District and found the Project and improvement plans, as conditioned, to be consistent with
the Town’s Design standards including minimum lot size and dimensions, roadway widths,
parking design, utilities, pedestrian and bicycle paths and all other physical design elements
of the subdivision and associated improvements. As a condition of approval, prior to permit
approvals, construction documents for the infrastructure improvement plans will be reviewed
and approved by the appropriate Town Departments and agencies.
3. The tentative map and improvement plans, as conditioned, are consistent with the Zoning
Ordinance.
FINDING:
As conditioned and with use permit approval for a reduction in parking, the tentative map
and improvement plans for the Project are consistent the Town’s Zoning Ordinance including
standards for density, lot size, lot dimensions, building setbacks, building height, parking,
and open space.
4. The tentative map and improvement plans, as conditioned, are consistent with the Town of
Windsor Municipal Code, including but not limited to, the Growth Control Ordinance.
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FINDING:
The Project has been reviewed by Public Works Department and Planning Division staff
and, subject to conditions of approval, determined to be consistent with the Subdivision
Ordinance. The project is consistent with the Growth Control Ordinance in that the project
was granted a waiver from the Growth Control Ordinance merit process and awarded up to
360 allocations on May 7, 2014. As required, the applicant entered into a Priority
Development Area Waiver Agreement dated May 29, 2014, and the Town Council reserved
360 allocations for the project. The Priority Development Area Waiver Agreement
identified key components for the project. The project, as conditioned, is consistent with the
key components.
Site Plan and Design Review.
1. The design and layout of the proposed development are consistent with the General
Plan, the development standards of the applicable zoning district, design
standards/guidelines, and architectural criteria for special areas.
The Project is consistent with General Plan in that: 1) the land use designations for the
Project site allow up to 479 units; 2) the General Plan Housing Element identifies the site as
a potential site for 360 dwelling units; 3) the Project is consistent with Housing Element
policies to: a) provide adequate housing sites and encourage the availability of housing types
for all economic segments of the community (Policy H-1); b) encourage development of a
range of housing types affordable to various income groups, including single-family and
multi-family dwellings, “move up” housing, senior housing, secondary and other smaller
housing units, and special needs housing (Policy H-1.2); c) facilitate and encourage the
construction of a variety of housing types to provide alternatives to single-family detached
housing and to address special needs housing (Policy H-6.1); and d) require projects that
contain 20 or more dwelling units and are located within ½ mile of the Station to design and
build 10 percent of the units to be habitable by persons with disabilities. Policy H-6.5
Over 79% of the existing housing stock in Windsor consists of single-family detached
dwellings. Consistent with the General Plan, the Project adds to the variety of housing type
by increasing the supply of multi-family housing, and smaller units. Furthermore, 35% of
the units in the Project are one- and two-bedroom ground-floor flats and thereby more
readily accessible by persons with limited mobility. Lastly, one- two- and three-bedroom
units are provided in the project and units range in size from 690 square feet to 1,725 square
feet.
The Project meets the affordable housing objectives of the Housing Element through the
payment of in-lieu fees. In addition, as described in the Housing Element, “rental units in
Windsor are generally affordable to moderate-income households (see Table 4-18).
Therefore, even as a market-rate rental project, many of the units included in Windsor Mill
may be affordable to moderate-income households. The Housing Element conservatively
estimates that about 30 percent (108 units) will be moderate-income units and 252 units (70
percent) will be above moderate-income units.”
The Project is subject to the Station Area Plan design and development standards. The
Project is consistent with the Station Area Plan in that: 1) the zoning for the Project site
would allow 368 units or up to 400 units subject to discretionary Town Council approval; 2)
the Project is allowed with Planning Commission approval of a Site Plan and Design Review
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application, which was requested by the developer; 3) the Project is consistent with the
parking required with Planning Commission approval of a Minor Use Permit for a parking
reduction, which was requested by the developer; 4) and 5) the Project is consistent with the
requirements for development standards, architectural design, and materials with
implementation of conditions of approval that the height of buildings in the MDR and VR
districts be reduced to no more than 35 feet and the street facing stoops in the VR districts be
no less than 48 inches deep and raised two feet above the public sidewalk.
The Project, as conditioned, is consistent with the Zoning Ordinance in that: 1) the zoning
allows 386 dwelling units on the Project site; 2) multi-family dwellings are allowed in the
Village Residential district with Planning Commission approval of a Use Permit and are a
permitted use (no use permit required) in the Medium Density Residential and Compact
Residential zoning districts; 3) the Project is consistent with the Tree Preservation and
Protection requirements and will be required to obtain a Tree Removal Permit to allow
removal of 68 trees, which was requested by the developer, prior to the removal of any
protected trees from the site; and 4) the Project is consistent with the applicable Zoning
Ordinance requirements.
Based on the above, and as conditioned, the Project is consistent with this finding.
2. The design and layout of the proposed development will not interfere with the use and
enjoyment of neighboring existing or future developments and will not create traffic or
pedestrian hazards.
The Project includes extension of Bell Road with a bridge connection over Windsor Creek,
extension of Bill Beedie Way into the Project site, and an internal private street and drive
aisles. Sidewalks, planter strips with street trees, and on-street parking are provided along
streets in the Project and a bicycle lane is provided along Bell Road. A pedestrian bridge
between the Project site and Windsor Creek Elementary School is also provided and a tenfoot wide path is provided along Windsor Creek. The Project was reviewed by Public Works
and no pedestrian or traffic hazards were identified. An initial environmental study, which
included a traffic study, was prepared for the Project and did not identify any traffic or
pedestrian hazards resulting from the Project. Based on the above, and as conditioned, the
Project is consistent with this finding.
3. The architectural design of the proposed development is compatible with the character
of the surrounding neighborhood.
The Project would be located on a 20+-acre site separated from surrounding development by
Windsor Creek and the riparian vegetation along the creek banks on the southeast side of the
Project site and the SMART railroad tracks along the west side of the Project site.
Therefore, there is no established neighborhood design or character in the portions of the
Project along the creek or railroad. Along the northerly site boundary where the project is
adjacent to existing one- and two-story residential development, the project has been
designed to be compatible by placing the proposed three-story buildings 30 to 65 feet from
the property lines and screening the three-story structures with landscaping and single-story
garages or carports.
In addition, the Project is consistent with the Station Area Plan design standards, as
described in the staff report, which are intended to create attractive projects. The building
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facades are articulated to provide visual interest and relief and to project the appearance of
the scale of buildings that is compatible with that of existing structures in the surrounding
neighborhoods. Based on the above, and as conditioned, the Project is consistent with this
finding.
4. The design of the proposed development will provide a desirable environment for its
occupants, visiting public, and its neighbors through the appropriate use of materials,
texture, and color, and will remain aesthetically appealing and be appropriately
maintained.
The Project is consistent with the Station Area Plan development standards, including
requirements for design, with conditions of approval. Outdoor amenities for the use of the
occupants, such as a recreation center, community pool, tot lot, and Creekside trail, which
create a desirable environment for the occupants. Based on the above, the Project is
consistent with this finding.
5. The proposed development will not be detrimental to the public health, safety, or
welfare or materially injurious to the properties or improvements in the vicinity.
See Use Permit finding #5 below.
Use Permits. The Planning Commission may approve the Use Permit to allow multi-family
dwellings in the Village Residential Zone and Minor Use Permit to allow a reduction in parking
only after first finding all of the following:
1. The proposed use is allowed within the applicable zoning district and complies with all
other applicable provisions of this Zoning Ordinance and the Town Code;
The proposed multi-family dwelling units are allowed in the Village Residential District subject
to Use Permit approval and a reduction in the number of parking spaces is allowed subject to
approval of a Minor Use Permit. Subject to conditions of approval, the proposed multi-family
dwellings and the proposed parking comply with all other applicable provision of the Windsor
Zoning Ordinance and Town Code.
2. The proposed use is consistent with the General Plan and any applicable specific plan;
Multi-family dwellings and associated parking are envisioned in the Low Density Land Use
Designation of the General Plan and in the Village Residential Zoning of the Station
Area/Downtown Specific Plan. As described in the staff report and subject to conditions of
approval, the multi-family dwellings and parking are consistent with the applicable objectives,
policies and standards of the General Plan and Station Area/Downtown Specific Plan.
Furthermore, the density proposed in the Village Residential area of the Project site is consistent
with that allowed by the General Plan and the Project is consistent with General Plan Housing
Element goals and policies to provide housing for all segments of the community and to provide
housing for persons with special needs. The design of the Project avoids the environmentally
sensitive areas located along Windsor Creek, and avoids and reduces potential impacts to the
oak trees located in the riparian corridor.
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The Project is consistent with the density allowed by the Station Area/Downtown Specific Plan
(Station Area Plan) and with the type of housing envisioned by the Plan in the Village
Residential Zone.
3. The design, location, size, and operating characteristics of the proposed activity are
compatible with the existing and future land uses in the vicinity;
The multi-family dwellings proposed in the Village Residential zone are designed, located and
sized to be compatible with existing and future land uses in the vicinity of the project. Windsor
Creek provides a buffer between the proposed multi-family dwellings and the single-family
detached homes in the neighborhood on the southeasterly side of the creek and the SMART
railroad tracks separate the proposed multi-family dwellings from the public utility uses to the
southwest. Furthermore, the scale and density of the development proposed in the Village
Residential District tapers from higher density and scale in the areas adjacent to the Compact
Residential portions of the Project site to lower density and scale toward the south and the area
near the single-family homes on the opposite side of the creek. A three-story, 19-unit building is
adjacent to the Compact Residential Zone and south of the 19-unit building is a smaller threestory, 11-unit building. Farther south there are two, two-story, 2-unit buildings and lastly onestory carports, the creek-side trail and the creek buffer.
Proposed parking will also be compatible with existing and future land uses in the vicinity in that
an adequate supply of parking will be provided. While the Zoning Code requires on average 2.03
parking spaces for the 360 units, as documented by the analysis conducted by W-Trans, parking
demand for the Project is anticipated to be between 1.23 to 1.65 parking spaces per unit and the
Project will be supplied with 1.87 parking spaces per unit. Furthermore, parking is distributed
around the site to provide convenient access for residents and visitors of all 360 dwelling units.
4. The site is physically suitable for the type, density and intensity of use being proposed,
including access, utilities, and the absence of physical constraints; and
The site is physically suitable for the proposed multi-family dwellings and the parking reduction
in that it is flat, has relatively few trees, is an in-fill site located within walking distance of
downtown and the future SMART station, has a history of urban uses and has access to utilities
and public streets.
5. Granting the permit would not be detrimental to the public interest, health, safety,
convenience, or welfare, or materially injurious to persons, property, or improvements in
the vicinity and zoning district in which the property is located.
Multi-family dwellings in the Village Residential Zone and a reduction in parking for the Mill
Creek project will not be detrimental to the public interest, health, safety, convenience, or
welfare or materially injurious to persons, property, or improvements in the vicinity and zoning
districts in which the property is located in that the dwellings in the Village Residential Zone are
designed and sited to be consistent with their surroundings and the proposed supply of parking
will be adequate to meet the Project’s demand for parking as documented in the W-Trans
analysis.
Furthermore, the Project was reviewed by the Public Works Department, Planning Division,
Building Division, Police Department, Windsor Fire District, and Parks and Recreation
Department. Conditions of approval were applied to the Project to ensure the Project is
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consistent with Town requirements, which in part are intended to ensure development is not
detrimental to public health, safety, or welfare or injurious to other properties or improvements
in the vicinity. Construction and operation of the Project are required to comply with the Zoning
Ordinance Performance Standards, Town Standards, and the mitigation measures for Project.
Mitigation measures for air quality, biological resources, cultural resources, geology/soils,
hydrology/water quality, land use/planning, and noise are included to reduce potential impacts
to a less than significant level. Compliance with the mitigation measures reduces impacts on the
Project site, and persons and property in the vicinity of the Project site. Based on the above, and
as conditioned, the Project is consistent with this finding.
VI.

ENVIRONMENTAL REVIEW

An Initial Study and Mitigated Negative Declaration was prepared by First Carbon Solutions
(FCS) in accordance with the California Environmental Quality Act (CEQA) and the Town’s
CEQA Guidelines (Attachment 1, Exhibit A). The initial study identified the potential for the
Project to result in potentially significant impacts to air quality, biological resources,
cultural/tribal cultural resources, geology/soils, hydrology/water quality, land use/planning, and
noise. The initial study identified mitigation measures that would reduce the potentially
significant impacts to a less than significant level. A Notice of Intent to Adopt a Mitigated
Negative Declaration was posted locally and at the State Clearinghouse (Clearinghouse Number
2018102030) for 35days from October 11, 2018 to November 15, 2018. The Notice of Intent
informs the public and interested agencies of the availability of the draft Initial Study and
Mitigated Negative Declaration and provides an opportunity for review and comment. Five
comment letters were received in response to the Notice of Intent. As required by the Town’s
CEQA Guidelines, responses to the comments received were prepared and are included in the
Final Initial Study/Mitigated Negative Declaration, (Attachment 1, Exhibit A).
VII.

PUBLIC NOTICE AND COMMENT

Public notice of the meeting was provided consistent with State law and the Town Council’s
public notice policy. Notice was provided by publishing the notice of the meeting in the Windsor
Times, posting the “Notice of Intent to Develop” sign adjacent to the Project site in as visible a
location as practicable, and mailing the notice to property owners and occupants within 300 feet
of the Project site. As of the writing of this staff report, one letter was received regarding the
project (Attachment 8). The applicant provided a narrative response and diagrams in response to
the issues raised in the letter.
VIII. STAFF RECOMMENDATION
Staff recommends the Planning Commission: 1) adopt a Mitigated Negative Declaration and
Mitigation Monitoring and Reporting Program; and 2) approve a Tentative Subdivision Map,
Site Plan and Design Review, and Use Permit, subject to conditions of approval, based on the
findings included in the Draft Resolutions (Attachments 1 and 2).
IX.

REQUIRED ACTION

Conduct a public hearing, adopt the mitigated negative declaration (Attachment 1), and make a
decision on the applicant’s request for approval of a Use Permit, Site Plan and Design Review,
and Tentative Subdivision Map applications (Attachment 2).
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X.

ATTACHMENTS

1.

3.
4.
5.
6.
7.
8.
9.
10.

Draft Planning Commission Resolution Adopting a Mitigated Negative Declaration with
Exhibit A - Initial Study/Mitigated Negative Declaration including Response to
Comments and Mitigation Monitoring and Reporting Program
Draft Planning Commission Resolution Approving a Use Permit, Site Plan and Design
Review and Tentative Subdivision Map Application.
Priority Development Agreement
Planning Commission Staff Report, September 13, 2016
Town Council Agenda Report, December 7, 2016
Planning Commission Staff Report, June 27, 2017
Project Description
Public Correspondence
Project Plans dated December 17, 2018
Discussion Worksheet

XI.

REFERENCE LINKS

A.

TOWN OF WINDSOR 2040 GENERAL PLAN:
http://townofwindsor.com/DocumentCenter/View/21498/Final-Town-of-Windsor-2040General-Plan_2018-06-04

B.

WINDSOR STATION AREA/DOWNTOWN SPECIFIC PLAN:
https://www.townofwindsor.com/DocumentCenter/View/14024/Station-Area-Plan-Rev01-16-13

2.
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