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TOWN OF WINDSOR
AGENDA REPORT

ITEM NO. : 15.3

Town Council Meeting Date: December 7, 2016
To:
From:
Subject:

Mayor and Town Council
Ken MacNab, Community Development Director
Windsor Mill Development Project

Recommendation to Council:
Discuss the Planning Commission’s review of the Windsor Mill development project and related
items of interest as requested by Councilmember Salmon.
Background:
On May 7, 2014, the Town Council adopted Resolution No. 3081-14 granting the project a
waiver from the Growth Control Ordinance merit process and awarding up to 360 allocations. A
Priority Development Area Waiver Agreement dated May 29, 2014 formalizes that action and
authorizes the filing of a development permit application including the following key
components:
•

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.

On December 8, 2014, the Town of Windsor received a preliminary review application which
had been scheduled for review by the Planning Commission on February 24, 2015. The
applicant withdrew the plans submitted as part of that application and the application was never
considered by the Planning Commission.
On June 23, 2016, the applicant submitted a revised preliminary review application requesting
review of proposed revisions to the site plan only. The revised project plans would require
approval of a Planned Development (PD) Zoning District. Proposed PD District standards (e.g.,
land uses, building heights, setbacks, parking, etc.) were not submitted for review.
On September 13, 2016, the Planning Commission reviewed the revised site plan and provided
comments to the applicant in response to six areas identified by staff where input on project
compliance with adopted standards was needed (see attached Planning Commission Staff Report
dated September 13, 2016). Comments received from the Planning Commission are summarized
below.
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1. Land Use
In response to the question of whether the addition of single-family homes is necessary for
fulfilling a policy objective of Station Area/Downtown Specific Plan, a majority of the Planning
Commission agreed the project should include single-family homes that could potentially be sold
at the owner’s discretion. Preliminarily, the applicant showed a willingness to create individual
parcels for some of the townhome units already included in the project.
2. Streetscape, Building Design and Development Standards
Over half of the project’s buildings provide entrances that face onto streets (both public and
private) as encouraged by existing policies concerning community design. Nine of the project’s
townhome buildings, however, provide entrances on a paseo (a pedestrian connection designed
for walking) rather than a street. A majority of the Planning Commission supported the project’s
townhome buildings with paseo-facing units.
3. Circulation & Access
Similar to the project’s inclusion of townhome buildings with paseo-facing units, the Planning
Commission was requested to provide feedback on the project’s internal pathways separated
from streets and whether they adequately facilitate pedestrian connectivity. A majority of the
Planning Commission supported the project’s circulation and access, as proposed.
4. Open Space
The Planning Commission was requested to provide feedback on whether the proposed linear
park space along Windsor Creek satisfies the project’s park area requirements and whether the
location and configuration of proposed open spaces was acceptable. A majority of the Planning
Commission supported the project’s open space plan.
5. Schools
The Planning Commission was requested to provide feedback on the proposed placement of a
school drop-off zone in proximity to the pedestrian bridge leading to Windsor Creek Elementary
School. In response, a majority of the Planning Commission requested additional information to
review this aspect of the project. Topics to be considered included planned future use of the
Windsor Creek Elementary School as well as bridge design (e.g., access control) and operational
parameters (e.g., pick-up/drop-off).
6. Emergency Services
The proposed project includes a number of alleys that do not provide a “through” connection.
The configuration of these alleys raises concern from Fire Protection District and Police
Department staff. Because the front doors of buildings in these locations are accessible only from
paseos extending up to 150 feet in length, Fire Protection District staff has advised that there will
be an impact on response times resulting from not being able to drive up to the front door specifically with regard to medical emergencies. For Police Department staff, the dead-end alleys
and narrow paseos are identified as a concern with regard to surveillance and pursuits. The
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concerns of the Police Department and Fire Protection District are primarily advisory and were
not expressed with direction that the applicant modify the project. A majority of the Planning
Commission supported the site plan as adequately facilitating emergency services.
Discussion:
Councilmember Salmon has requested that Council review the direction provided by the
Planning Commission at its September 13, 2016 meeting with respect to the Windsor Mill
development project. Councilmember Foppoli supported Councilmember Salmon in placing this
item on the agenda for Council consideration.
Councilmember Salmon has specifically requested review and discussion of the following:
1.

Community needs in the downtown area, including:
A. Parking
B. Housing
C. Circulation

2.

Review of the Planning Commission’s comments and direction to the applicant on:
A. Street Design
B. Area of site designated for single-family development
C. Possible easement to school property (for possible future street connections)
D. Extension of Armando Renzullo Way.

Fiscal Impact:
No fiscal impacts have been identified.
Environmental Review:
The recommended action is not subject to environmental review. Future actions on requested
land use entitlements for the Windsor Mill development project will be subject environmental
review in accordance with the requirements of the California Environmental Quality Act
(CEQA).
Attachments:
1. Planning Commission Staff Report dated September 13, 2016
2. Planning Commission meeting minutes from the September 13, 2016 regular meeting
Prepared by:
Ken MacNab
Community Development Director

Recommended by:
Linda Kelly
Town Manager
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ATTACHMENT 1

TOWN OF WINDSOR

PLANNING COMMISSION
STAFF REPORT
FILE:
DATE:
STAFF:

ZC/LLA/DRR 14-09
September 13, 2016
Ken MacNab, Community Development Director
Kevin Colin, Principal Planner, Metropolitan Planning Group
SUMMARY

Applicant/Owner:

ArchiLOGIX/Windsor Mill Community, LLC

Location:

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, 164-020-041) (see Attachment “A”)

Application:

Planned Development (PD) District

Request:

Preliminary Review of Proposed Site Plan

Environmental Determination:

To Be Determined

General Plan/Zoning Map:

(Current) Village Residential (VR), Medium Density
Residential (MDR), and Compact Residential (CR). (See
Attachment B)
(Proposed) Planned Development (PD)

Recommendation:

Forward Comments to the Applicant. No Planning
Commission Action will be taken on the project at this
time.

On-Site Noticing:

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

INTRODUCTION

The Applicant requests preliminary review of a site plan for a 360-unit residential development
project (Windsor Mill). The project site is located south of Johnson Street and at the southern
terminus of Bell Road and is within one-half mile of the Windsor SMART commuter rail station
site (see Attachment “A”).
The preliminary review process provides an opportunity for constructive and collaborative
discussion on the project development plan. In particular, it is opportunity to review
fundamental planning and policy issues, including interpretation and direction on aspects of the
project that may not be clearly in conformance with adopted standards.
Staff’s expectation is that the comments provided during the preliminary review process will be
considered and addressed by the Applicant in their final project submittal. However, it should be
noted that preliminary review comments are not binding and that the Applicant may not be able
to address all comments or interests in their final project design. Where a comment or interest
cannot be incorporated into the final design the Applicant should provide an explanation as to the
reason why.

II.

BACKGROUND

Priority Development Waiver Agreement
On May 7, 2014, the Town Council adopted Resolution No. 3081-14 granting the project a
waiver from the Growth Control Ordinance merit process and awarding up to 360 allocations. A
Priority Development Area Waiver Agreement dated May 29, 2014 (Attachment “B”) formalizes
that action and authorizes the filing of a development permit application including the following
key components:
•

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.

The executed Waiver Agreement also states that, “The actual design, architecture, circulation,
and other elements of the project will be determined through the discretionary land use
application and review process as provided for in the Town's Zoning Ordinance, and/or
Subdivision Ordinance Infrastructure improvements, right-of-way, and other design criteria may
affect the actual layout and design of the project. Street alignment and access may be modified
during the project review process.”
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When the Town Council reviews waiver or allocation requests, the Growth Control Ordinance
does not require an analysis or determination of project consistency with adopted policy,
standards, and/or guidelines. It is incumbent upon the project proponents to present a
development project conforming to adopted policy, standards and guidelines and/or substantiate
the reasons why modifications to adopted policies, standards and guidelines are necessary.
--

Preliminary Review Application
On December 8, 2014, the Town of Windsor received a preliminary review application which
had been scheduled for review by the Planning Commission on February 24, 2015. The
applicant withdrew the plans submitted as part of that application and submitted a revised plan
on June 23, 2016. The revised project requires the following actions:
•

Change to the site’s existing SA/DSP and Zoning Map designations of Village
Residential (VR), Medium Density Residential (MDR) and Compact Residential (CR) to
Planned Development (PD) District;

•

Site Plan & Design Review; and

•

Lot Line Adjustment.

At this time, the applicant is seeking input only on the proposed site plan. Proposed PD District
standards (e.g., land uses, building heights, setbacks, parking, etc.) were not submitted for
review.
III.

PROJECT DESCRIPTION

The project consists of 360 “for-rent” multi-family apartments spread across approximately 20.3
acres located south of Windsor River Road and adjacent to the existing Bell Manor Apartments.
The applicant’s project narrative describes the project, in part, as follows,
“Windsor Mill Community is designed to provide the density and urban lifestyle encouraged
in the Station Area Plan. It accomplishes this by incorporating ample landscaped open space
and access to natural amenities at the site as well as a denser development with close
proximity to the businesses downtown and the light rail station. The site planning and design
approach for the project embraces the notion that residential development, while needing to
be accessible to the automobile, should never set that as the guiding principle of the design.
Windsor Mill Community honors this idea by valuing and enhancing the pedestrian and
residents experience, after all, with no commercial uses within the development, the car
should be an afterthought not the driving force behind the design.”
Three versions of the proposed site plan – project overview, landscape concept, a schematic – are
presented for review (see Attachment “D”). Alternative development concepts prepared by the
applicant (but not previously submitted for review) are included at Attachment “E”. A project
narrative and off-street parking study are included at Attachment “F”.
A summary of the major project components is provided below:
Land Use: The project’s land use consists of for-rent, multi-family dwelling units. A total of 360
units are proposed equating to density of 17.7 units per gross acre.
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Buildings: The project includes two building types: 3-story townhouse and stacked flats (between
3 and 4 stories in height). A total of 360 dwellings are proposed. 72 townhomes are proposed
with 5 floor plans of 2 to 3 bedrooms and between 969 to 1,509 square feet. 288 stacked flats are
proposed with 7 floor plans of 1, 2 and 3 bedrooms and between 805 to 1,327 square feet.
Circulation: The project would extend Bell Road and Bill Beedie Way south. Bell Road would
cross Windsor Creek and, in doing so, establish a new path for north/south circulation in town.
On the west side of Bell Road, the project includes a 12-foot Class I path for pedestrian and
bicycle circulation. Along Windsor Creek, the project proposes a 12-foot Class I path for
pedestrian and bicycle circulation that also includes two new bridges – one to Oak Street; one to
Windsor Creek Elementary School. All internal streets and alleys are proposed as privately
owned. A school loading zone is provided along Windsor Creek near the proposed pedestrian
bridge.
Open Space: Submitted plans indicate a combined “private/semi-private” open space area of
263,028 square feet (6.0 acres). That calculation appears to have counted Windsor Creek
including portions below the top of bank. Other open space areas within the project consist of
private decks on upper floors and common open space area in select locations throughout the
project.

IV.

ANALYSIS

Conformance with Windsor Station Area/Downtown Specific Plan
The Windsor Station Area/Downtown Specific Plan (“SA/DSP”) establishes the following
objectives and guiding principles for new development within the Plan area:
•

“Establish a unified image for Downtown and enhance the public realm with consistent
streetscapes, improved sidewalks, and greater opportunities for community gathering and
outdoor dining.”

•

“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, transitoriented 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.”

•

“Improve motorized, non-motorized, and transit connectivity between the Station and
existing adjacent commercial and residential areas.”

•

“Develop urban design standards and implementation strategies that promote walkable
and livable environments.”

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
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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).
The proposed site plan will accommodate a mix of townhome and stacked flat housing types. 72
townhomes are proposed with 5 floor plans of 2 to 3 bedroom units ranging in size between 969
to 1,509 square feet. 288 stacked flats are proposed with 7 floor plans of 1, 2 and 3 bedroom
units ranging in size between 805 to 1,327 square feet. The mix of unit types and variety of unit
sizes will accommodate a range of household types and needs. All of the units are proposed to
be rented at market rate. Pursuant to Town Council Resolution No. 3081-14 the project would
address affordable housing through the payment of in-lieu fees.
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 does include eight, 4story buildings that would be served by elevators providing greater ease of access to those with
mobility impairments. The project will also accommodate accessible pathway connections to
transit, schools and other services in the downtown area.
Figure 2-1: Land Use Diagram (see Attachment “C”) illustrates the land use designations within
the SA/DSP plan area. Each land use designation identifies the type and density/intensity of land
uses that should occur within the designation. The Windsor Mill project site encompasses three
different land use designations: Village Residential, Medium Density Residential, and Compact
Residential. The Compact Residential land use designation is intended to accommodate attached
or detached single-family units on smaller lots. The Medium Density Residential land use
designation also is intended for attached and detached single-family units. Multi-family units
may be allowed in the Medium Density Residential land use designation subject to Design
Review approval by the Planning Commission. The Compact Residential land use designation is
intended for higher density housing, including multi-family units.
The Applicant is proposing a Planned Development District that would allow for the density to
be spread across the entirety of site in place of strict adherence to the density ranges allowed
within each individual land use designation. The proposed density is consistent with the overall
density that would be allowed on the project site under the current land use designations.
However, the proposed project does not contain any single-family units as envisioned in the
Village Residential land use designation (all of the units are multi-family units).
Feedback Request:

a) The Planning Commission is requested to comment on whether the
addition of single-family homes is necessary for fulfilling the policy
objective of providing for development in accordance with the land
use designations shown on Figure 2-1 of the SA/DSP.

Attachment 5

Streetscape, Building Design and Development Standards
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 314.

Policy DG-21:

New multifamily residential buildings should provide both townhomes and
flats, maximizing townhomes with individual 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.

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.

Over half of the project’s buildings provide entrances that face onto streets (both public and
private). This condition is evident at the buildings fronting Bill Beedie Way, Bell Road, and the
private loop road through the project’s southern block (east of Bell Road). Nine of the project’s
townhome buildings provide entrances on a paseo (a pedestrian connection designed for
walking) rather than a street. In the northeasterly area of the project site, buildings with
entrances oriented towards a paseo “side” onto the street. To address this condition, Staff
recommends the Planning Commission consider requesting that end units on the street-side of
the building be designed to provide a sense of orientation towards the street.
Each proposed building includes parking garages at the rear and, where open parking spaces are
provided, the project locates them either on-street or in parking lots behind buildings. This
general orientation of buildings enables the project to provide significant amounts of on-street
parking without frequent curb cuts. For example, curb cuts are limited to two in number for each
portion of the project fronting onto the primary streets of Bill Beedie Way and Bell Road. This
condition is continued into the project’s southern block along its looped road except for the
townhome portion with dead-end alleys. In that location, the frequency of curb cuts increases
with the width of each building and side orientation towards the street.
Feedback Request:

a) The Planning Commission is requested to provide feedback on
project’s ratio to street-facing versus paseo-facing units.
b) The Planning Commission is requested to provide feedback on the
project’s location and number of curb cuts; namely, at the
townhome portion of the site plan.

Circulation & Access
Policy CA-3: Establish new pedestrian and bicycle north-south linkages within the Downtown
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core to facilitate connectivity and pedestrian choice within the Downtown.
Provide linkages, as shown on Figure 4-2, between Johnson Street and Windsor
River Road, and between McClelland and Windsor River Road.
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 along the SMART corridor, as shown in Figure 4-2. These bridges may
be provided as part of new development in that area.
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
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.
Policy CA-17: Complete the street extensions shown in Figure 4-3, including: Connect segments
of Bell Road.
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.
Policy CA-19: Encourage new development to incorporate alleys into the street grid.
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 between the east/west barriers created by US 101 and the
railroad tracks.
The project advances pedestrian circulation policies through the provision of Class I paths along
Windsor Creek and along the railroad tracks (leading to the SMART station). Moreover, the
project includes two planned pedestrian bridges over Windsor Creek – one at Oak Street; one 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.
Within the southern block (between Bell Road and Windsor Creek), the project provides
vehicular access along a branch-like network of thoroughfares connecting to Bell Road at two
points. Except for the looped road connecting to Bell Road, all other thoroughfares consist of
drive aisles leading to parking lots or dead-end alleys. In-lieu of providing a fine-grained street
grid here, the project intentionally separates vehicle and pedestrian circulation systems. While
this approach provides internal pedestrian circulation that will be more comfortable and safe
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(particularly for young children), it does result in an increase in block length which is
traditionally defined by streets with adjoining sidewalks (e.g., looped road at southern block).
Feedback Request:

a) The Planning Commission is requested to provide feedback on the
project’s internal pathways separated from streets and whether they
adequately facilitate pedestrian connectivity.

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.
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.
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. The submitted site plans appear to
show pockets of flat trailside open space here with the majority consisting of natural open space
below the top of bank. Based on current plans, it is not clear whether the open space provided
here satisfies park area requirements.
Open space requirements under the site’s existing zoning vary between 200 to 400 square feet
(see Table 1 of Attachment “C”). That requirement may be met as private and/or common open
space. Two types of common open space are shown within the north and south blocks. The first
appears to consist of an open space area providing for stormwater treatment as well (see Item 7
at Landscape Concept sheet of Attachment “D”). The second consists of two adjacent open
spaces areas at the south block which total approximately 15,000 square feet (0.34 acre) (see
Item 8 at Landscape Concept sheet of Attachment “D”). Every residential unit is provided a
private outdoor area as a small patio (at-grade) or deck (floor two through four).
Applying existing zoning standards for (private and/or common) open space by unit results in a
requirement between 1.65 to 3.31 acres. With private open space adjoining every unit, it appears
the project will have ample outdoor area for residents. However, the forthcoming PD zone will
include a proposed standard that the Planning Commission will consider. Aside from the need
for the applicant to clarify how the 2.5 acres of linear park/open space meets site park space
requirements, the project appears to conform to existing open spaces standards.
Feedback Request:

a) The Planning Commission is requested to provide feedback on
whether the proposed linear park space along Windsor Creek
satisfies the project’s park area requirements.
b) The Planning Commission is requested to provide feedback on
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location and configuration of proposed open spaces.
Schools
PF-5:

Work with project proponents of residential and mixed-use developments to
create and/or improve safe routes to nearby schools.

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
extension of Bill Beedie Way and Bell Road (including their sidewalk components) would
provide a protected space for pedestrians (with infrequent curb cuts). The project’s looped
roadway also includes a proposed 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.
Feedback Request:

(a) The Planning Commission is requested to provide feedback on the
proposed placement of a school drop-off zone in proximity to the
pedestrian bridge leading to Windsor Creek Elementary School.

Emergency Services
PF-D:

Ensure that new development adequately addresses public safety considerations
in building design and site planning.

The proposed project includes a number of alley’s that do not provide a “through” connection.
The configuration of these alleys raises concern from Fire Protection District and Police
Department staff. Because the front doors of buildings in these location are accessible only from
paseos extending up to 150 feet in length, Fire Protection District staff has advised that there will
be an impact on response times resulting from not being able to drive up to the front door specifically with regard to medical emergencies. Of particular concern is the prospect of
responding personnel having to park on the street at one end of the building, walk up the paseo,
and then walk up to three flights of stairs. While there is no specific Fire Code requirement
addressing this situation, Fire Department Staff wanted the Planning Commission to be aware of
this issue – which is not exclusive to this particular project or to the Town of Windsor.
For Police Department staff, the dead-end alleys and narrow paseos are identified as a concern
with regard to surveillance and pursuits. The length and approximate 20-foot width make
visibility into the paseo from the street difficult. Also, in the event of pursuits, the dead-end
alleys present a situation where police cars may not proceed.
Feedback Request:

(a) The Planning Commission is requested to provide feedback on the
alley and paseo design components with respect to potential public
safety concerns.
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V.

ENVIRONMENTAL REVIEW

Prior to adopting the Station Area/Downtown Specific Plan (SA/DSP) in 2012, the Town
Council certified a Program Environmental Impact Report (EIR) in compliance with the
California Environmental Quality Act (CEQA). The Program EIR includes an analysis, at a
programmatic level, of potential environmental effects that may result from implementation of
the SA/DSP. One purpose of the Program EIR is to provide a basis for the environmental review
of subsequent projects.
Upon receipt of materials from the applicant intended to facilitate the formal review of this
development project, staff will conduct a preliminary review of potential environmental effects
under CEQA. This will include consideration of the ability to tier from the SA/DSP Program
EIR, including any relevant information from the Mitigated Negative Declaration prepared for
the prior development project at this site in 2005.

VI.

STAFF RECOMMENDATION

Staff and the Applicant are seeking preliminary comments from the Planning Commission on the
proposed site plan and specific areas where feedback has been requested. These comments will
be used to guide staff’s evaluation of the final project once submitted for formal review and
adoption.

VII. REQUIRED ACTION
No formal action is requested or required by the Planning Commission at this time

VIII. ATTACHMENTS
Attachment A: Project Location
Attachment B: Priority Development Area Waiver Agreement
Attachment C: Station Area/Downtown Specific Plan
Attachment D: Proposed Site Plan
Attachment E: Prior Site Plans
Attachment F: Project Narrative & Parking Study
Attachment G: Staff Referral Comments
Attachment H: Discussion Worksheet
Attachment I: Late Communication Memo and Apartment Study by Bob Bisno
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APPLICABLE POLICY, STANDARDS & GUIDELINES
General Plan
The Windsor General Plan identifies the Project site as “Special Planning Area I” and provides
the following site-specific policy:
“Development should occur according to policy LU-10 of the Windsor Station
Area/Downtown Specific Plan.” 1
Station Area/Downtown Specific Plan (SA/DSP) Policy LU-10 states:
“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.” 2
Figure 2-1 of the SA/DSP is included at Figure 2 below. All other Specific Plan policies
pertinent to the Project are applicable town-wide and discussed below according to the relevant
subject area (e.g., streets, open space, buildings).
Station Area / Downtown Specific Plan
Land Use
The SA/DSP assigns three land use designations to the Project site which serve as zoning with
corresponding development standards. The SA/DSP’s standards supersede those of the Zoning
Ordinance. Where specific standards are not listed in the SA/DSP, the applicable standards of the
Zoning Ordinance apply. SA/DSP designations for the Project site, depicted at Figure 2 and
summarized at Table 1 below, include: Village Residential, Medium Density Residential, and
Compact Residential.
Housing types within each designation intend to accommodate both detached and attached units.
Development standards are more suburban in the Village Residential designation and become
incrementally more urban from the Medium Density Residential to Compact Residential. For
example, density increases, front setbacks decrease, lot coverage increases, lots become smaller,
and less area is dedicated to open space.
In addition to the standards shown at Table 1 below, the SA/DSP has “additional standards”
applicable to each designation for particular topics (e.g., connectivity, building design, building
entrances, open space). The SA/DSP also has Design Guidelines that complement the
mandatory standards for each designation. All of these are discussed, where relevant to the scope
of this review, in the staff analysis below.
1

See Town Council Resolution No. 2977-13.

2

SA/DSP, Page 2-16
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SA/DSP (Figure 2-1 excerpt): Land Use Diagram at Project Site.
Adopted in January 2012, the SA/DSP presents a forward-thinking strategy to establish a
cohesive transit-oriented community centered upon the forthcoming rail service from Sonoma
Marin Area Rail Transit (SMART). Service to the already-constructed Windsor Depot is planned
to occur in phase two of the SMART system (i.e., after 2016). Phase one terminates just south of
Windsor at the Sonoma County Airport.
The SA/DSP includes both policy and development standards that build upon and are consistent
with the Windsor General Plan and Zoning Ordinance. SA/DSP provisions for transportation
improvements, land use, and open space, particular to the Project site, are summarized below.
Remaining provisions are applicable throughout the planning area and discussed later in the staff
analysis, according to subject area (e.g., streets, open space, buildings).
Transportation Improvements
As shown at Figure 1 below, the SAP/DSP depicts the following transportation improvements at
the Project site:
•
•
•
•
•
•

Extension of Bell Road through the Project site;
Extension of Bell Beedie Way through the Project site to Bell Road;
New pedestrian bridge to Windsor Creek Elementary School;
New pedestrian bridge to Old Oak Road;
New vehicular bridge (i.e., Bell Road) across Windsor Creek; and
Class I (pedestrian/bicycle) path along Windsor Creek.
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TABLE 1:

SA/DSP DEVELOPMENT STANDARDS FOR PROJECT SITE

VILLAGE RESIDENTIAL (VR) DISTRICT – DEVELOPMENT STANDARDS
Density

5 to 8 units per gross acre

Lot Size (min)

5,000 sq. ft.

Lot Width (min)

60 ft.

Building Height (max)

35 ft.

Front Setback

13 (min); 20 (max)

Side Street Setback

10 ft.

Interior Side Setback

5 ft.

Lot Coverage (max)

50%

Usable Open Space (min)

400 sq. ft. per unit

MEDIUM DENSITY RESIDENTIAL (MDR) DISTRICT – DEVELOPMENT STANDARDS
Density

8 to 16 units per gross acre

Lot Size (min)

3,500 sq.ft.

Lot Width (min)

40 ft

Building Height (max)

35 ft

Front Setback

5 (min); 10 (max)

Side Street Setback

10 ft

Interior Side Setback

5 ft

Lot Coverage (max)

70%

Usable Open Space (min)

200 sq.ft. per unit

COMPACT RESIDENTIAL (MDR) DISTRICT – DEVELOPMENT STANDARDS
Density

12 to 32* units per gross acre

Lot Size (min)

3,500 sq.ft.

Lot Width (min)

20 ft

Building Height (max)

n/a

Front Setback

5 (min); 10 (max)

Side Street Setback

10 ft

Interior Side Setback

5 ft

Lot Coverage (max)

80%

Usable Open Space (min)

200 sq.ft. per unit

Maximum Block Perimeter

1,600 feet

* Density above 24 units per gross acre requires special findings; see SA/DSP Page 3-16.
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SA/DSP (Figure 4-1 excerpt) - Transportation Improvements at Project Site.

SA/DSP (Figure 4-2 excerpt) – Pedestrian and Bicycle Connections
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SA/DSP (Figure 4-3 excerpt) – Street Network.
Open Space
The SA/DSP area includes just over 31 acres of parkland, including the Town Green and Keiser
Park. It also includes the Huerta Gym recreational facility and several trails that serve the area
along the railroad south of Duncan Drive and along Windsor Creek.
Policy PF-2 of the SA/DSP states (in relevant part),
“Require the following public park spaces as part of new residential development: A oneacre park as part of the Windsor Mill proposed project.”
Additional policies, standards and guidelines relating to park and open space design are provided
in the SA/DSP and are discussed in the staff analysis below.
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CURRENT SUBMITTAL

LEGEND
1.

creekside trail system

2.

railside trail system

3.

vehicular bridge / bell road
extension

4.

3-story townhome

5.

3-story stacked flat

6.

4-story stacked flat

7.

partial 4-story stacked flat

8.

recreation center / lease office

9.

pedestrian bridge

10.

school loading zone

11.

public street facing units

12.

263028sf (+/-) private / semiprivate
open space
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LANDSCAPE CONCEPT

LEGEND
1

WINDSOR CREEK EXSITING TREE CANOPY

2

RIPARIAN TREE PLANTING
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LARGE STREET TREE PLANTING
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MEDIUM STREET TREE PLANTING

5

SMALL / MEDIUM ORNAMENTAL TREE PLANTING

6

SMALL ORNAMENTAL TREE PLANTING
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PREVIOUS SUBMITTAL

Site configuration per
05.29.2014 Priority Development Area
Waiver Agreement Exhibit B
and
05.07.2014 Town Resolution 3081-14
Priority Development Designation Growth
Control Waivers Exhibit A
249 Townhomes
111 Stacked Flats
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DESIGN ITERATIONS

01.13.2015
SCHEME 5

05.27.2014
SCHEME 4

5

2

5

2

5

3

1

2

3

3

1

4

2

1

2

5

3

4

1

4

3

2

1

3

1

2

5

5

4

4

2

1

2

5

3

3

3

1

2

1

2

3

3

1

1

2

4

3

4

5

2

3

1

2

3

1

4

4B
1B

3A

"
'-0

21
120'
B6

3A

1B

4B

1B

'-0

"
'-0
28

LA

NE

2A

B6
"
'-0
"

1A

2A

3A

4B

SOLAR
CARPORTS

"

PR
EN OJE
TR CT
Y
4

"

34
'-

0"

15
F14
3 STORY

16
F28B
4 STORY

34

3A

1B

'-0

"

4B

4A

28
B4

5B

B4
2A

3A

4A

28'-0"

8
F10

11
F28B

PARTIAL
4 STORY

6
F28A

5
F28A

1
F10

PARTIAL
4 STORY

7

4 STORY

13
F28-B

12
F10

4
4 STORY F28B

PROJECT ENTRY 3

PROJECT ENTRY 4

0

60'
30'

34'-0"

STREET

PARK
7

7
F10

REC BLDG

34'-0"

4 STORY

26'-0"

32'-0"

14
F28B

27
B8

"

34'-0"

1"
26'-016

34'-0"

3 STORY

"

4

2B

4 STORY

'-0

12

1C

9
F10

3

'-0

26

3B

STREET

28

2A

04.13.2015
SCHEME 6

'-0

'-0

16

20'-0"

28'-0"

'-0
"
36

B8
5B

28

26
B6

5A

1B

"

29
B6

21'-0"

3A

B6
4B

'-0

05.27.14

1A

20

2A

1B

SOLAR
CARPORTS

4B

2

3A

20

1B

26'-0"

17
B6

2A

26

25
B6

'-0

28

1A
5A

B6

1A

B6
5A

1B

3A

5A

18
B6

3A

28'-0 1 "
16

ST

LANE

1A

4B

1B

4B

1

10.16.2015
SCHEME 8

2A

B6

1B

B6

3A

5A

ET

2A

RE

4A

8

24
WINDSOR,
CALIFORNIA
19
B4
3A

"

WINDSOR MILL COMMUNITY

B4



2A



B6

1A

5B

1405

20
B6

B6

'-0

11

2A

34

5A

1A

0"

23
B4

5A

0"
7'-

4B

"

3A

7'-

B4

0" 2

4A

30'

240'

28

2A

5B

B6

1A

3A

7'-

B6

60'

5A

22
B6

2A

2A

NE

1A

0
3

LA

5A

4

4 STORY

3
F28B

RETENTION BASIN

2
F10

PROJECT ENTRY 1

240'
120'

06.03.2015
SCHEME 7

WINDSOR MILL COMMUNITY
1405

©

WINDSOR, CALIFORNIA

10.16.15

WINDSOR MILL COMMUNITIES LLC
5 OF 8
CONCEPT REVIEW | 06.24.2016

Attachment 5

Property Statistics
Assessor's Parcel Number (APN):

066-170-033 ,164-010-020,164-020-005, 164-020-006,
164-020-008, 164-020-041, 164-170-013

Address:

Bell Road, Windsor CA

Total Parcel Area

20.3 acres

General Plan

CR Compact Residential
MDR Medium Density Residential
VR Village Residential

Current Zoning

CR Compact Residential
MDR Medium Density Residential
VR Village Residential

Proposed Zoning

Planned Development. Request Rezone

Proposed Use

Multi-Family Residential

Development Policy

Downtown Station Area Plan

Parking

See attached study

Project History
05.29.2014 Windsor Mill Community development received unanimous approval from Town
Council to move forward with a maximum 360 unit multi-family for-rent residential project.
Through this planning application the Developer is requesting entitlements from Planning
Commission related to a rezone of the existing undeveloped property at the southern
termination of Bell Road from three different zoning classifications to a single Planned
Development.
02.19.2015 After several staff review cycles, the project was prepared for presentation to
Planning Commission. Although the submitted project was consistent with the concept
approved by Council, the agendized staff review comments were extensive.
02.24.2015 The project was removed from the Planning process prior to Planning Commission
hearing.

Attachment 5

Project Description
The project is located in the 1/2 mile Station Planning Area. The Station Area Plan/Downtown
Specific Plan was a policy adopted by Town Council and intended to create a higher density
housing option within 1/2 mile of the light rail station. This application is in response to this
directive and proposes a design approach that is outlined in the following Project Description.
The Developer is proposing a high quality residential development with 360 units of
architecturally superior homes and well landscaped public and community areas, comprising an
average density throughout the site of 18 units per acre. There is ample resident and guest
parking throughout the site and along Bell Road and Bill Beedie Way.
The design intent of the Windsor Mill Community is to have a beautiful livable and walkable
community that enhances the pedestrian experience and reduces the automobile to the status
of “visitor”. The project site improvements will include the continuation of Bell Road to the south
as well as a new vehicular bridge over Windsor Creek to finally connect the north and south
sections of Town. On the northeast side of the development there will be a pedestrian bridge
crossing Windsor Creek, connecting the town and this residential development to Windsor
Creek Elementary School. In addition to these important connections, there will be a beautifully
landscaped Creekside trail system that will allow the public access to the creek and outdoor
amenities. Along the rail, there will be another walking path system that will provide a
pedestrian circulation connection for the community from the south of the development north
towards the light rail station and the Town Green. Traversing the site, from the intersection of
Bill Beedie Way and Bell Road, the development will provide another landscaped public
pedestrian circulation system that will have additional access to the Creekside trail. All these
public amenities are designed to move pedestrians and bicycles, around and through the
development. It is the intent of the design to honor the guiding principles of the Station Area
Plan and provide a walkable experience in the downtown that elevates pedestrian and bicycle
safety through a circulation pattern that separates them, to the degree possible, from
automobile traffic. In order to accomplish this, vehicles are moved to separate drive aisles with
access to garages at the backs of the units through a system of motor courts. In this family
oriented development, this design approach creates an environment that is far more livable and
safe for its residents. By separating and limiting the street system through this design, we are
able to reduce internal traffic to the development and provide a place for families and children to
congregate and play without the worry of conflict with the automobile. In addition, by orienting
buildings on internal pedestrian paseos as well as the creek and trail system, the project will
provide “eyes-on” these areas to increase the feeling of safety. We do this through a hierarchy
of private, public and community open space understanding that people need to feel that there
are exterior spaces within their living environment where the public is not intended to occupy.
By designing this hierarchy of space, residents will have more choices to either relax in a private
area or move out and into the public and community open space where interaction is
encouraged and amenities provided.
Windsor Mill Community is designed to provide the density and urban lifestyle encouraged in
the Station Area Plan. It accomplishes this by incorporating ample landscaped open space and
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access to natural amenities at the site as well as a denser development with close proximity to
the businesses downtown and the light rail station. The site planning and design approach for
the project embraces the notion that residential development, while needing to be accessible to
the automobile, should never set that as the guiding principle of the design. Windsor Mill
Community honors this idea by valuing and enhancing the pedestrian and residents experience,
after all, with no commercial uses within the development, the car should be an afterthought not
the driving force behind the design.
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June 8, 2016
Jason Brandman
Vice President
FirstCarbon Solutions
1350 Treat Boulevard, Suite 380
Walnut Creek, CA 94597
Email: jbrandman@fcs‐intl.com

Subject: Parking Analysis for Proposed Windsor Mill Development in Windsor, California
Dear Mr. Brandman:
This letter summarizes the results of the motor vehicle parking analysis conducted for the proposed
Windsor Mill residential development (the “proposed project”, formerly known as “Bell Gardens”) in
Windsor, California. The analysis assesses the adequacy of the proposed parking supply to
accommodate parking demand generated by residents and visitors. The description of the proposed
project, including the proposed parking supply, is based on the description of the parking supply
provided on the site plan dated 11/7/2015, augmented by the school drop‐off exhibit dated 4/7/2016,
and the bedroom count contained in the project summary matrix dated 5/24/2016..
Proposed Project
The proposed project will provide 360 residential dwelling units (288 “stacked flat” dwelling units and 72
townhouse units) to be developed on two different portions of the Project site, described as the
“Northern Triangle” and “Southern Triangle” respectively. Based on the site plan and project summary
matrix, the proposed unit mix would be as follows:


Northern Triangle: 98 “stacked flat” dwelling units to include:
o 35 one‐bedroom units
o 61 two‐bedroom units
o 2 three‐bedroom units



Southern Triangle: 262 dwelling units, to consist of 190 “stacked flat” dwelling units and 72
townhouse dwelling units to include:
o 70 one‐bedroom units
o 175 two‐bedroom units
o 17 three‐bedroom units

Required Parking Supply
The project site is located within the boundaries of the Windsor Station Area / Downtown Specific Plan
(SADSP). The SADSP (page 3‐28) identifies the following parking requirements for “compact residential”
and “medium density residential” developments within the SADSP area:

www.TJKM.com
PLEASANTON  SAN JOSE  SANTA ROSA  OAKLAND  SACRAMENTO  FRESNO
Corporate Office: 4305 Hacienda Drive, Suite 550, Pleasanton, CA 94588
Phone: 925.463.0611 Fax: 925.463.3690 Email: tjkm@TJKM.com
DBE #40772  SBE #38780
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1.0 covered parking spaces per studio or 1‐bedroom unit, plus 0.5 spaces per unit required for
visitor parking
1.5 covered parking spaces per 2‐bedroom unit, plus 0.5 spaces per unit required for visitor
parking. Each additional bedroom (over two), add 0.5 spaces per unit.

Figures 1A and 1B show the required number of parking spaces by bedroom type for the proposed
Northern Triangle and Southern Triangle, respectively, while Figure 1C shows the total combined
required parking supply. As shown, the total required parking supply based on the SADSP is 677 parking
spaces (an average supply of 1.88 parking spaces per dwelling unit) to consist of :



488 covered parking spaces
189 additional parking spaces, which may be uncovered (180 spaces for visitors, and nine spaces
to accommodate potential additional demand generated by three‐bedroom units)
Figure 1A – Required Parking – Northern Triangle
Dwellings
Size

Required spaces
Visitor /
Other
17.5

1‐bedroom

No.
35

Covered
35.0

Total
52.5

2‐bedroom

61

91.5

30.5

122.0

3‐bedroom

2

3.0

2.0

5.0

Total

98

129.5

50.0

179.5

Figure 1B – Required Parking – Southern Triangle
Dwellings
Size

Required spaces
Visitor /
Other
35.0

1‐bedroom

No.
70

Covered
70.0

Total
105.0

2‐bedroom

175

262.5

87.5

350.0

3‐bedroom

17

25.5

17.0

42.5

Total

262

358.0

139.5

497.5

Figure 1C – Required Parking – Project Total
Dwellings
Size

Required spaces
Visitor /
Other
52.5

Total
157.5

1‐bedroom

No.
105

Covered
105.0

2‐bedroom

236

354.0

118.0

472.0

3‐bedroom

19

28.5

19.0

47.5

Total

360

487.5

189.5

677.0

2

Attachment 5

VISION THAT MOVES YOUR COMMUNITY

Proposed Parking Supply
Based on the 11/6/2015 site plan, the proposed project would provide a total of 675 parking spaces to
consist of:



512 covered parking spaces
163 uncovered parking spaces, including 52 curbside parking spaces on internal streets within
the project site

The total off‐street proposed parking supply equates to 1.88 spaces per unit but is two spaces short of
the required supply of 677 spaces based on the parking requirements identified by the SADSAP. In
addition, the proposed parking supply would supply an excess of covered garage and carport spaces, but
the proposed supply of 163 uncovered parking spaces would be not meet the requirement to provide
189 unreserved spaces (180 spaces for visitors and 9 additional spaces required based on the proposed
number of 3‐bedroom units). Figure 2 provides a comparison of the required and proposed number of
off‐street parking spaces.
Figure 2 – Comparison of Required and Proposed Parking

Required number of parking spaces (see note 1)

Visitor /
Covered Other
488
189

Total
677

Proposed number of parking spaces

512

163

675

Net Project Supply

+24

‐26

‐2

Notes: (1) Required parking (number of spaces) based on Station Area/Downtown
Specific Plan.
Typical Parking Demand for Similar Uses
Peak Parking Demand
Data on typical peak parking demand is provided by the Institute of Transportation Engineers (ITE)
Parking Generation (4th Edition, 2010):




Stacked flats: Typical peak parking demand for Low/Mid‐rise Apartments (based on data
collected at suburban sites with an average of 311 dwelling units and 1.7 bedrooms per unit) is
1.23 vehicles per dwelling unit (including visitors). Peak demand occurs between midnight and
5:00 AM.
Townhomes: Typical peak parking demand for Rental Townhouses (based on data collected at
sites with an average of 199 dwelling units) is 1.62 vehicles per dwelling unit (including
visitors). The ITE data for Rental Townhouses does not specify the average number of
bedrooms. Peak demand occurs between 9:00 PM and 6:00 AM.

Figure 3 shows the estimated peak parking demand based on the ITE data, applied to the proposed
distribution of Stacked Flats and Townhomes. As shown, based on the ITE data, peak parking demand
generated by the project is predicted to be 1.42 vehicles per dwelling unit (including visitors).

3
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Figure 3 – Peak Parking Demand
Proposed Project
Dwelling type
Townhouses

Units
72

Rate
1.62

Vehicles
117

Stacked Flats

288

1.23

354

Total

360

1.31

471

Both the required parking supply (677 required spaces based on the SADSP), and the proposed parking
supply (675 off‐street parking spaces) greatly exceeds the expected peak parking demand of 471
vehicles. The peak parking demand of 471 vehicles equates to an average of 1.31 vehicles per dwelling
unit (including guest vehicles). Based on the predicted peak parking demand of 471 vehicles, the
proposed parking supply of 675 off‐street spaces will provide 204 vacant spaces during the peak
demand period (between 9:00 PM and 6:00 AM) – a vacancy rate of 30 percent. Therefore, the
proposed project will provide a large supply of underutilized parking spaces.
Recommended Number of Spaces to Serve Peak Demand
A general rule of thumb is that parking facilities operate most efficiently with a supply that provides 10
percent vacancy during peak demand periods. Based on that rule‐of‐thumb, the recommend parking
supply would be 524 spaces (an average of 1.46 spaces per dwelling unit). Similarly, the industry‐
standard parking publication Shared Parking (2nd Edition, 2005), published by the Urban Land Institute
(ULI), provides recommendations concerning parking supply based on empirical studies of hundreds of
similar suburban rental projects in downtowns and other mixed‐use settings in the United States. To
serve the typical peak parking demand, ULI recommends a supply of 1.5 spaces per unit for residents,
plus an additional 0.15 vehicles per dwelling unit (DU) for visitors, for a total supply of 1.65 spaces per
dwelling unit. Based on the ULI recommendation, the recommended parking supply would be 594
spaces.
Summary of Results
Based on the analysis described above, the parking study findings are that:
1. Based on data for similar developments, the predicted peak parking demand is 471 vehicles
parked (including visitors) based on data collected for similar developments by the Institute of
Transportation Engineers (ITE). The peak demand period will occur between 9:00 PM and 6:00
AM.
Parking facilities are considered to operate most efficiently with 10 percent vacancy during the
peak demand period. The recommended parking supply, to achieve 10 percent vacancy, would
be 524 spaces. Similarly, the recommended parking supply identified by the Urban Land
Institute (ULI) would be 594 spaces.
2. The City of Windsor’s Station Area Plan/Downtown Specific Plan (SADSP) requires a supply of
677 spaces (including 189 unreserved parking spaces to include 180 visitor parking spaces).

4
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Although the City of Windsor requires 0.5 visitor spaces per unit, ULI recommends just 0.15
visitor spaces per unit.
3. The proposed project will provide a supply of 675 parking spaces, including 163 uncovered
spaces that would include 154 guest parking spaces and nine additional, open parking spaces
required based on the proposed number of 3‐bedroom units. The proposed parking supply
greatly exceeds the predicted peak demand of 471 vehicles parked during the peak parking
demand hours for residential development that typically occurs between 9:00 PM and 6:00 AM.
The expected vacancy rate during the peak demand period is 30 percent.
Proposed Removal of Curbside Parking Spaces from Proposed Site Plan
As noted above, the project would provide 163 uncovered, unreserved parking spaces, including 52
curbside parking spaces along internal streets within the project site. Of the 163 uncovered, unreserved
parking spaces: 154 would be considered “guest” parking spaces based on the City requirements, thus
equating to a provision of 0.43 guest parking spaces per dwelling unit.
The total proposed parking supply would equates to 1.88 parking spaces per dwelling unit, greatly
exceeding he predicted peak parking demand based on ITE data is just 1.31 vehicles per dwelling unit,
including guest vehicles. To serve the typical peak parking demand, ULI recommends a supply of 1.5
spaces per unit for residents, plus an additional 0.15 vehicles per dwelling unit (DU) for visitors, for a
total supply of 1.65 spaces per dwelling unit. Based on the ULI recommendation, the recommended
parking supply would be 594 spaces, including a minimum of 54 guest parking spaces. Taking the
above findings and recommendations into account:


The provision of 52 curbside parking spaces is unnecessary based on the projected peak parking
demand.



If the curbside spaces were to be removed from the proposed project: the remaining supply of
111 unreserved, open parking spaces – in combination with the proposed 512 covered parking
spaces – would provide a total supply of 623 parking spaces, thus equating to an overall supply
of 1.73 parking spaces per unit (including 0.30 unreserved spaces to accommodate visitor
demand). This provision of parking would be more than adequate to accommodate peak
demand of 471 vehicles, including guest parking.

Please feel free to contact me at (925) 264‐5034 or via e‐mail at cburgett@tjkm.com, if you have any
questions regarding this report.
Sincerely,

Colin Burgett
Senior Project Manager, TJKM
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Fax (707) 838-7349

MEMORANDUM
TO:

ArchiLOGIX, Windsor Mill Communities, LLC

FROM:

Kevin Colin, Consultant Planner

DATE:

September 13, 2016

SUBJECT:

ZC/LLZ/DRR 14-09 Windsor Mill Preliminary Review
8703, 8711, 8713, 8716, and 8777 Bell Road / APN 163-270-017

A formal review application for the Windsor Mill project shall include information that
addresses the following:


Residential Density Calculation: Annotated schematic plans based on a property
survey and proposed development plans shall demonstrate conformance with General
Plan Land Use Map residential density standards. Density shall be calculated on a net
basis, excluding public roads and creek dedications.



Creek Setback: The required creek setback shall be demonstrated, as required by
Zoning Ordinance Sec. 27.20.040. Please note the requirements of this section also
include consideration of biological resources which may increase the codified
minimum setback. This shall be addressed during the CEQA review process.



Creek Bridges: Detailed schematic plans shall address the alignment, bridge design
and landing areas of each pedestrian bridge required by Station Area/Downtown
Specific Plan Figure 4-1 and 4-2. Proposed methods of access control (if any) and
signage shall also be provided.



Linear Park/Open Space: Provide schematic plan demonstrating how the project
accommodates the requirement of Town Council Resolution No. 3081-14 for 2.5
acres of linear park/open space along Windsor Creek.



Planned Development Zone Standards: Provide proposed development standards for
all aspects of the project (e.g., buildings, thoroughfares, open space, land use).
Supplement with annotated diagrams, as appropriate. Note a PD zone would need to
be reconciled with existing standards within the SA/DSP and Zoning Ordinance.
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Public Works Department

DATE:
FROM:
TO:
E-COPY:
SUBJECT:

MEMORANDUM
July 26, 2016
Patrick Givone, Assistant Engineer
Kevin Colin, The M-Group
Carl Euphrat, Senior Civil Engineer
14-09 Windsor Mill
Referral Comment Memo #2

General Comments:
1. The pedestrian pathway on the west side of the Bell Road vehicular bridge will need to maintain a 12’
minimum width up to the southern project boundary and connect to Bell Road. Please note that the
Countywide Multi Use Path (MUP) will run along the east side of the rail corridor in this location making
the project trail/MUP a shared facility. The pedestrian path can be a raised 12.5’ sidewalk as part of the
vehicular bridge structure or can be a detached 12’ minimum width pedestrian structure on the west
side of the vehicular bridge. Should a separate pedestrian structure be proposed, the westerly sidewalk
on the vehicular bridge will not be required.
2. Submit auto turn truck turning templates demonstrating adequate turning movements for SU30 / WB40
/ WB50 and emergency response vehicles to the Town Engineer for review and approval. Include turning
templates for all areas that narrow to 20’ wide curb face to curb face.
3. The on-street parking stalls along the creek side road are shown as 7’ wide. This is a reduction from the
8’ width requested by the Public Works Director/Town Engineer in the sections provided to the design
team. Revise the parking stall widths to meet the 8’ width. Typical.
4. Show more existing and proposed design area on the northwest side of the project where the proposed
Bill Beedie Way meets the existing street. Show adequate area for the existing and proposed conditions
to clearly demonstrate travel lane and sidewalk transitions. It would be useful to see Bill Beedie Way up
to the Windsor River Road intersection if possible.
5. Bill Beedie Way shall be 24’ minimum curb face to curb face. Revise accordingly.
6. The southerly pedestrian bridge should land in the existing Old Oak Road right of way. If this is not
feasible the applicant will need to secure offsite easements for the pedestrian bridge and path prior to
project approval.
7. Provide a dimension from the westerly edge of the trail to the railroad right of way.
8. Informational comment: The street trees shown on the west side of Bell Road and Bill Beedie Way can
be a planter strip in areas where vehicular parking is not proposed. If a planter strip is used, provide
periodic breaks in the planter strip to allow for pedestrian access to the trail.
9. See W-Trans memo dated July 25, 2016 for traffic related comments.
Attachments:
1. W-Trans memo dated 07/25/16.

I:\80 - Public Works\Land Dev\14-09 - 8703 Bell Rd - Windsor Mill\Referral\14-09 - 8703 Bell Rd - Windsor Mill Referral Comment Memo #2 07-26-16.docx
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Memorandum
Date:

July 25, 2016

Project: WIN914-14

To:

Mr. Patrick Givone
Town of Windsor

From:

Mary Jo Yung

myung@w-trans.com

Subject: Windsor Mill Concept Submittal
Referral Review – 14-09

As requested, we have completed a review of the Windsor Mill Concept Plan and Project Statement from
Archilogix dated June 24, 2016. The proposed project is a 360 unit multi- family residential development
located on Bell Road north of Windsor Creek. The site located within the boundaries of the Windsor
Station Area/Downtown Specific Plan (SA/DSP). The submittal packet also includes a parking analysis by
TJKM dated June 8, 2016, though comments relative to the parking study will be provided in a separate
letter to you.
Proposed public street improvements include extension of Bell Road from its existing terminus near
Johnson Street to Bell Road south of Grayson Street and Windsor Creek, and an extension of Bill Beedie
Way from its intersection at Johnson Street south to Bell Road. The development also proposes a
network of private streets east of Bell Road, though public access would be provided to use the new
private street along the creek to encourage access to and from Windsor Creek Elementary School via a
pedestrian bridge. A second pedestrian bridge is proposed to connect this dense residential community to
the existing residential neighborhood southeast of the school campus. Following are our comments.


A traffic impact study will be necessary in order to evaluate project traffic safety and trip generation,
alternative travel mode impacts, site access and circulation, and parking, according to CEQA
requirements.



Intersections to be evaluated in the traffic study should include:
o
o
o
o
o

Bell Road/Bill Beedie Way
Bill Beedie Way/Johnson Street
Bill Beedie Way/Windsor River Road
Bell Road/Trail Crossing north of the proposed Windsor Creek Bridge
Bell Road/Conde Lane



The proposed trail crossing on Bell Road north of the bridge may need a pedestrian-activated
warning system due to its location mid-block between the intersections of Bell Road/Grayson Way
and Bell Road/Bill Beedie Way. The traffic study should include projected pedestrian and bicycle
crossings expected at the crossing.



Data collection for the study intersections should include vehicular, pedestrian, and bicycle counts
and projected counts where appropriate, during morning, afternoon school commute, and evening
peak periods on a typical weekday. Operations during all three study periods should be evaluated.
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Transit operations and services for the project should be evaluated.



The traffic study should evaluate the potential impact of heavy vehicle use of Bell Road after
connection to the existing industrial area to the south. The segment of Bell Road along this project
and north to the Windsor River Road is not intended for pass-through truck traffic and the study
should provide recommendations to ensure this situation is avoided. Note that emergency vehicle
access should also be evaluated, as emergency access must be accommodated to and through this
area.



The proposed cross sections shown on Sheet 8 of 8 reflect street geometrics that were discussed
and requested by Town Public Works Department staff, except for the path width is narrower than
recommended in the segment on the west side of Bell Road north of and crossing the bridge. The
multi-use path should be 12 feet in all segments and sidewalks at least 6 feet wide along all public
roadways.



It is unclear what function the proposed trees and tree wells along the west side of Bell Road may
serve; if no significant benefit is provided, it is recommended that the trees be replaced with lower
growth landscaping. This would improve sight lines between path users and drivers on Bell Road,
which would be especially helpful on the approaches to the proposed mid-block path crossing near
the bridge.

Thank you for the opportunity to provide these services.
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WINDSOR MILL
DISCUSSION WORKSHEET
PLANNING COMMISSION MEETING
SEPTEMBER 13, 2016

DISCUSSION ITEMS:
1.

Land Use
•

2.

3.

Streetscape, Building Design and Development Standards
•

Does the project’s ratio to street-facing versus paseo-facing units satisfy Specific Plan
policies calling for primary building entrances, either individual or shared, to face a
public street or pedestrian connection?

•

Has the number of curb cuts and driveway entrances in the Townhome portion of the
project site been adequately designed to limit/ reduce conflicts with pedestrians?

Circulation and Access
•

4.

5.

Does the proposal to create an internal pathway network that is separated from the
internal street network adequately facilitate pedestrian connectivity?

Open Space
•

Does the proposed linear park space along Windsor Creek satisfy the project’s park
area requirements?

•

Is the location and configuration of proposed open spaces adequate?

Schools
•

6.

Is the addition of single-family homes necessary for fulfilling the policy objective of
providing for development in accordance with the land use designations shown on
Figure 2-1 of the SA/DSP?

Is the design and location of the proposed school drop-off zone in proximity to the
pedestrian bridge leading to Windsor Creek Elementary School adequate?

Emergency Services
•

Are the alley and paseo design components adequately designed with respect to
potential public safety concerns?
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Town of Windsor
9291 Old Redwood Highway
P.O. Box 100
Windsor, CA 95492-0100
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MEMORANDUM
TO:

CHAIR ALBINI, MEMBERS OF THE COMMISSION

FROM:

KEN MACNAB, COMMUNITY DEVELOPMENT DIRECTOR

DATE:

SEPTEMBER 8, 2016

SUBJECT:

WINDSOR MILL APARTMENT STUDY

Attached please find an “apartment study” submitted by Peter Stanley on behalf of Bob Bisno.
The study was put together based on comments the applicant has received regarding for-sale vs.
rental units in the Windsor Mill development. Mr. Stanley has requested that this information be
forwarded to the Planning Commission and City Council for consideration.
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ATTACHMENT 2
Town of Windsor
9291 Old Redwood Highway
P.O. Box 100
Windsor, CA 95492-0100
Community Development Department (707) 838-1021
Fax (707) 838-7349

MINUTES
TOWN OF WINDSOR PLANNING COMMISSION
September 13, 2016
REGULAR MEETING
1.

CALL TO ORDER
The meeting was called to order at 5:33 p.m. by Chair Albini.

2.

COMMISSION ROLL CALL
Chair Albini, Vice Chair Huberts, Commissioners Fisher, Fritz and Klick were present.

3.

PLEDGE OF ALLEGIANCE
Commissioner Klick led the pledge of allegiance.

4.

CONFLICT OF INTEREST DECLARATION
Commissioner Fritz stated that he has a conflict of interest with Item 11.1, File
GPA/ZC/UP/LLA 14-22, The Oaks. Commissioner Fritz owns property within 500 feet of
this area.

5.

CHANGES TO THE AGENDA: None.

6.

PRESENTATION: None.

7.

PUBLIC COMMENT: None.

8.

CONSENT CALENDAR: None.

9.

PUBLIC HEARING: None.

10.

REGULAR CALENDAR: None.

11.

PRELIMINARY REVIEW:

11.1

File:
Applicant:
Env. Doc.:

GPA/ZC/UP/LLA 14-22, The Oaks
Kevin Doble
To Be Determined
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Proposal:

Preliminary Design Review of a two-story mixed use building with 3,000+/square feet of commercial uses on the ground floor and three apartments
above, plus 31 townhome-style rental units and a community building on a
site located at 6114 and 6122 Old Redwood Highway, Windsor, CA.

Kimberly Voge, Planning Consultant, provided a PowerPoint presentation outlining the
proposal received for Preliminary Design Review of a two-story mixed use building with
3,000+/- square feet of commercial uses on the ground floor and three apartments above,
plus 31 townhome-style rental units and a community building on a site located at 6114 and
6122 Old Redwood Highway, Windsor, CA. Ms. Voge requested feedback from the
Commission regarding key components from the merit process, general plan consistency,
zoning, alternate site plans, parking, and architecture.
Commission, staff, applicant and architect discussion ensued.
Chair Albini opened the public comment period. The following members of the public
addressed the Commission:
Mike Freedman, 6131 Wright Way, shared his concerns regarding impacts to the
neighborhood, trash receptacles, noise, and carport height and composition.
Michael Brook, 6157 Wright Way, discussed his concerns with parking, emergency access,
and shielding of neighboring properties.
Rick Aubert, 6166 Lockwood Drive, discussed his concerns with parking.
Gil Werder, 6152 Wright Way, discussed his concerns with parking.
Betsy Mallace, Flametree Circle, discussed her concerns with parking.
Being no further comments, Chair Albini closed the public comment period at 6:18 p.m.
The Commission discussed the following items:
• Land Use
• Circulation and access
• Open Space
• Design
• General Plan consistency
• Parking
• Safety
• Garage dominant element
• Architecture
• Sidewalks
The Planning Commission recessed for a break at 7:41 p.m. and reconvened at 7:54 p.m.

11.2

File:
Applicant:

ZC/LLA/DRR 14-09, Windsor Mill
ArchiLOGIX/Windsor Mill Community, LLC
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Env. Doc.:
Proposal:

To Be Determined
Preliminary Review of a 360-unit residential development located on
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, 164020-007, 164-020-006, 164-020-005, 164-020-041), Windsor, CA.

Kevin Colin, Principal Planner with M-Group, provided a PowerPoint presentation
outlining the proposal received for Preliminary Review of a 360-unit residential
development located on 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, 164-020-041), Windsor, CA.
Peter Stanley, Project Manager, provided an overview of the project and discussed the land
use context, priority development waiver agreement, and the previous submittal.
David Ko, Project Architect, discussed site planning and architecture.
Bill Mastik, Principal of Quadriga Landscape Architecture and Planning Inc., addressed the
Commission and spoke regarding streetscapes.
Chair Albini opened the public comment period. The following members of the public
addressed the Commission:
Tiffany Holbrook, Johnson Street, discussed her concerns with how this project will affect
the nearby school and her nearby property.
Rosa Reynoza, 446 Walton Way, shared her concerns regarding building height, affordable
housing, parking, traffic, safety and population growth.
Candice Alvarez,113 Kathy Court, expressed her concern with population growth caused
by this project and the effects this will have on the nearby school, parking and traffic.
Whitney Hopkins, Eastside Road, shared her concerns about the rapid growth of
development on the Town Green and discussed affordable housing availability.
Betsy Mallace, Flametree Circle, discussed her concerns with public safety equipment
access.
Julien Cohen, Silk Road, stated that staff should not be working on a such a large project
during the General Plan update.
Eric Wee, Johnson Street, discussed the Windsor Station Area/Downtown Specific Plan
and his concern with the size of the proposed buildings.
Marlon Young, Windsor River Road, shared his concerns with how many units are
proposed, unit ownership and parking issues.
Mary Bainbridge-Krause, 170 Espana Way, expressed her concerns regarding Windsor’s
growth rate.
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Being no further comments, Chair Albini closed the public comment period at 9:03 p.m.
The Commission discussed the following items:
• Windsor Station Area/Downtown Specific Plan
• Land use designations
• Household unit types
• Streetscape
• Project location
• Internal pathways and pedestrian connectivity
• Design components
• Linear Park/Open space
• School drop-off zone and pedestrian bridge
• Traffic and pedestrian congestion
• Circulation and access
• Affordable housing
• Emergency services
Robert Bisno, Applicant, addressed the commission and discussed the proposed project.
Mr. Colin summarized the Commissioner’s comments on the following:
•

Land Use:
The Commission provided general support for the concept as submitted
and as a policy matter is willing to consider the distribution of units over
the site. The majority of the Commission supported a requirement for
construction of single-family homes that could have the option of being
sold as independent units in the future.

•

Streetscape Elements:
The majority of the Commission was in favor of the paseo component of
the project and that it satisfied Specific Plan policies related to building
orientation.

•

Separation of Pathways Along the Paseos:
The majority of the Commission was in agreement that the internal
circulation network, including the paseos, was acceptable as well as the
proposed multi-use path along the extension of Bell Road and Bill
Beedie Way.

•

Open Space:
The majority of the Commission supported the project as proposed with
regard to distribution of open space throughout the project site as
opposed to the open space being concentrated in a single area.

•

School Drop Off:
The Commission agreed that they like the location of where the pick
up/drop off is located and that parking spaces will be provided that do
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not obstruct the ability of emergency vehicles to pass through when
picking up/dropping off is occurring.
•

Emergency Services:
The majority of the Commission was in agreement that the paseo design
component will not create any unusual or detrimental condition with
respect to public safety needs (police and fire).

12.

CONCEPTUAL REVIEW: None.

13.

DISCUSSION AND ACTION ITEMS: None.

14.

WRITTEN COMMUNICATION:
Chair Albini noted that the Commission received written communication (after packet
distribution) from the following individuals regarding Agenda Item No. 11.1 The Oaks:
1. Michael Freedman
2. Gil Werder
3. Linda Marshall

15.

COMMISSIONER COMMENTS
Commissioner Fisher requested that she receive the Planning Commission packet one week
before scheduled meetings due to technology related issues.
Vice Chair Huberts asked that in the future staff only place one project on the agenda,
should it be a large item, due to timing.

15.1

Individual Commissioner Reports and Comments, including Reports on
Meetings/Conferences and activities of miscellaneous agencies
None.

15.2

Commissioner Requests for Future Agenda Items
None.

16.

COMMUNITY DEVELOPMENT DIRECTOR’S REPORT
None.

17.

ADJOURNMENT
The meeting adjourned at 10:57 p.m. to a Special Joint Town Council and Planning
Commission Study Session scheduled for Thursday, September 22, 2016 at 6:00 p.m. The
next regular Planning Commission meeting is scheduled for Tuesday, September 27, 2016
at 5:30 p.m. in the Council Chambers located at 9291 Old Redwood Highway, Building
400 in Windsor.
Approved and adopted this 8th day of November, 2016.

Amanda Gray
Planning Commission Secretary

