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. Crry or Cimco MEMORANDUM

CITY o CHICY

[LE S g

TO: City Council (Mtg. 10/05/04) DATE: September 24, 2004
FROMN: Brendan Vieg, Senior Planner (8§95-4744) FILE: GPA/RZ 04-04

Ed Palmern, Associate Planner (895-4795)
RE: Bidwell Ranch General Plan Amendment and Rezone to Open Space

(GPA/RZ 04-04)

IL

EXECUTIWE SUMMARY

At its January 27, 2004 ineeting, the City Council voted (4 in favor and 3 opposed) ona
niotion to initiate an amendment to the existing General Plan and zoning of the Bidwell Ranch
property to perrnanent open space. Based on that direction, the City is proposing lo amend the
General Plan land use designation and zoning for the Bidwell Ranch site to open space
(Attachment A). The proposed land use amendment s from a mixed land use designation ol
Open Space for Environmental Conservation/Safety and Very Low Density Residential to
Open Space for Environmental Conservation/Safety. The proposed zone change s from
PMU-RM-PD Planned Mixed Use-Resource Management-Planned Development overlay to
O8I Primary Open Space. In addition, various General Plan lext amendments are proposed in
order to ensure intemal consistency within the General Plan.

On September 16, 2004, the Planning Commission voted (5 in favor and 1 opposed) to
recommend that the City Council:

1} Adopt a resolution adopting the Negative Declaration, approving amendmerntis 1o
General Plan designations for the subject parcels, and approving text amendments to
the General Plan for internal consistency;

2) Adept the rezone ordinance (Atftachnent B) by the reading of the title only; and
3) Provide guidance to staff on the development of comprehensive use and management

plan for the Bidwell Ranch property.

BACKGROUND

Project Setting

The Bidwell Ranch propeny consists of approximately 750+ acres and is located northeast of
the Sycamore Creck Diversion Channel and adjacent to the westem edge of Upper Bidwell
Park. The proposed General Plan amendment (GP A) and rezone will place the properly into
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permanent open space. The properties are identtfied as Assessor’s Parcel Nos. 016-230-010,
(016-200-002, and 016-170-002.

Surrounding land uses include residential and park to the west, park to the south and southeast
(Upper Bidwell Park), and open grassland areas to the east and north. The site contains large

areas of environmentally-sensitive lands, including wetlands, vernal pools, arroyos, clay flats,
several ephemeral drainage courses, and protected species.

Project History

The Bidwell Ranch site has been planned for residential development since adoption of a
General Plan amendment in 982, when the site was designated Low Density Residential (6
dwelling units per gross acre} and zoned R-! Single-Family Residential. The current General
Pian designation and zoning were put into place with adoption of the updated General Plan in
1994. The project site has been considcred for multiple development proposals ranging in
size from 4,668 to 1,500 residential units.

Projects proposed for the site have been the subject of much community debate, including a
referendum, a lawsuit, and a settlement agreement. In January 1997, the City of Chico
purchased the property from Crocker Development Company for $7.5 million utilizing
predominantly monies from the Sewer Trunkline Capacity Fund ($5,608,204) and
redevelopment funds ($1,500,000). At that time it was anticipated part of the property might
eventually be used to mitigate wetlands impacts from a future airport expansion.

The current General Plan designation and zoning for the project site, as well as General Plan
Land Use policy LU-1-70, allow for development of the arca with up to 1,500 housing units
and 4 to 6 acres of mixed-use neighborhood core.

Since acquiring the property, the City Council has had a number of discussions regarding
altemative uses of the property. On January 27, 2004, the City Council voted to initiate an
amendment to the existing General Plan designation and zoning of the Bidwell Ranch
property to permanent open space. No specific direction regarding a General Plan designation
or zoning classification beyond the motion was provided. Staffhas developed a framework
for the General Plan amendment and rezone, which staff believes best reflects the intent of the
Council’s motion and ensures sufficient long-term management of the property.

City-Initiated Amendments

The Planning Commission recommends that the following actions be taken to achieve the
direction given by Council at its January 27, 2004 meeting:

1} Amend the General Plan Diagram to change the project site’s mixed land use designation
from Open Space for Environmental Conservation/Safety and Very Low Density
Residential to Open Space for Environmental Conservation/Safety (Exhibit 11 to
Attachment C);
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2) Amend General Plan text and figures to ensure internal consistency within the General
Plan (Exhibit 1 to Attachment C);

3) Rezone the project site lrom PMU-RM-PD Planned Mixed Usc-Resource Management-
Planned Development to OS1 Primary Open Space (Exhibit 1 to Attachment B); and

4} Provide guidance to stafl on the development of comprehensive use and management
plan for the Bidwell Ranch property.

ENVIRONMENTAL REVIEW

An initial study has been prepared to evaluate potential environmental impacts associated with
implementation of the proposed General Plan amendment/rezone, which concluded that
impacts resulting from the proposed action would be less than significant. No mitigation
measures were identified. A negative declaration, therefore, is proposed for the project
(Exhibit | to Attachment C). Please refer to the attached imitial study (Attachment D} fora
contplete description of the environmental setting and a discussion of potential impacts.
Dunng the 20-day public review period, which ended on September 8, 2004, stalT received
two sets of comments related to the proposed ncgative declaration {sec the first 2 letters found
in Attachment E). Staff prepared responses to the comments specific to the environmental
concerms raised, but did not address policy or economic considerations (Attachment F).

GENERAL PLAN POLICIES AND GOALS

The proposcd General Plan amendment and rezone would meet many goals and policies of the
Open Space and l.and Use Elements of the General Plan. Applicable Genceral Plan goals and
policies are listed 1w the September 16, 2004, Planning Conmmission staff report (A ttachment
G). Below is a brnef explanation of project consistency with General Plan goals and policies.

The proposed rezone of the Bidwell Ranch property to open space is consistent with General
Plan goals and policies that call for the preservation of special status species and their
habitats, provisien of wildlife corridors, maintenance of open space and foothill viewsheds,
and compatibility of land use development with airport operations. Upon adoption of the
proposed General Plan text amendments, the General Plan would be internally consistent.

ANALYSIS

The Council provided staff direction to process a General Plan amendment and rezone of the
Bidwell Ranch parcel to permanent open space. On September 16, 2004, the Planning
Commission considered Couneil’s direction and has snbsequently forwarded a
recommendation to Council on how best to achieve that direction. Below are discussions
related to the proposed action, including consistency of the open space designation with the
General Plan, potential effect on housing opportunities, current and future property use and
management, and a summary of the Planning Commission meeting and correspondence
received to date.
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General Plan Land Use Designation Amendment and Rezone

The proposed Open Space for Environmental Conservation/Safety General Plan designation is
the more restrictive of two open space categories delineated in the General Plan, and is
intended for areas with sensitive habitats or hazardous conditions, including oak and ripartan
woodlands, wetlands, creekways, riparian corridors, viewshed management areas, hillsides,
and areas prone to floodiug. In addition, the Planning Commisston recommends a zone
change to OS1 Primary Open Space, which is consistent with the General Plan land use
designation of Open Space for Environmental Conservation/Safety. The OS/ zoning district
is usually applied to publicly-owned areas appropriate for permancnt protection as open space
because of sensitive environmental resources or potential hazards. As noted above, the
General Plan amendment and rezone are consistent with goals and policies in the General
Plan, in particular those goals and policies that call for the preservation of special status
species and their habitats, provision of wildlife cormdors, maintenance of open space and
foothill viewsheds, and compatibility of land use development with airport operations.

General Plan Text/Figure Amendments

Planning staff has identified several General Plan text, table, and figure amendments {other
than the General Plan Diagram) required to maintain intemal consistency in the General Plan
with the proposed General Plan amendment and rezone. The proposed text, table, and figure
amendments are detailed in Exhibit [l to Attachment C, and are furiher described in the
Planning Commission staff report (Attachment G). Attachment H provides a strike-out
version of the General Plan text, table, and figure amendments so that reader can easily track
the proposed changes.

Housing Replacement

The General Plan currently designates the project site as suitable for the development of up to
1,500 residential units. In order to remove that designation, the City Council must conclude
that sufficiént land is available and appropriately zoned within the City’s sphere to meet the
City’s fair share housing allocation as determined pursuant to Government Code Section
65584.

Government Code Section 65863, which became effective January 1, 2003, provides that no
city or county may reduce the residential density for any parcel to a density lower than that
utilized by the California Department of Housing and Community Development (HCD) in
determining that city or county’s compliance with the housing element law, unless the city or
county makes written findings supported by substantial evidence of both of the following:

1) The reduction is consistent with the adopted general plan, including the housing element;
and
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2) The remaiming sites identified in the housing element are adequatce to saccommodate the
jurisdiction’s share of the regional housing need pursuant to Scction 65584,

1f @ reduction in density for any parcel would result i the remaining sites being inadequate to
accommodate the jurisdiction’s share of the regional housing nceds, the junsdiction may
reduce the density on thal parce] only i1 it identifies sulficient additional, adequate and
available sites with an equal or greater residential density in the jurisdiction so that there is no
net loss of residential unit capacity.

This rezone affects only property which would provide housing for moderate and above-
moderate income houscholds. Afier adoption of the rezone, acreage available within the
City’s Sphere of Influence will accommodate approximately 8,500 housing units affordable to
moderate and above-moderate houscholds. According to HCD, the regional housing need for
moderate and above-moderate housing units is 4,588 units. Therefore, the City will still have
adequate sites available to accommodatce the housing needs for moderate and above moderate
income households.

Although City staff is working with HICD to formulate future adjustments to the Housing
Element in order to address what HCD has determnined 1s a shortfall of land necded to support
additional housing afTordable to very low and low incomne households, the proposed rezone
will not adversely affect that effort because the City’s land inventory will currently
accommodate a total of over 12,750 housing units, which is more than 3,250 housing units
above the total regional housing goal of 9,479. Therelore, the City has sufficient land within
its sphere to accommodate the City of Chico’s share of the regional housing necds.

A morc detailed description of this issue is provided in the Planning Comumission staff report
(Attachment G).

Existing and Future Property Use and Management

Current City property management efforts on-site are minimal as there are no public
improvemcnts being maintained on the property and there is limited public use. Local non-
profit organizations currently utilize the site, subject to certain City-imposed terms and
conditions, to conduct seasonal educational tours focused on the vernal pool complex. Hikers
and wildlife viewers occasionalty utilize the site as well. In addition, the property has been
fenced and signed, and 1s also patrolled intermittently based on past complaints off
unauthonzed off-road vehicle use.

Previously considered open space uses for the property include adding the property to Bidwell
Park, use of the site as a vernal pool mitigation hank for airport expansion and private

' Although Section 65584 does not technically apply to charter cities, the City Attorney’s ollice has
advised that essentially the same Rndings are necessary anyway in order to make the required finding that the
Genceral Plan 1s intemally consistent and to ensure that the Housing Element complies with heusing clement law.
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development, expansion of the existing use of the site as a group educational opportunity, and
simply rctaining the status quo. Each of these options, whether viewed independently or in
combination, as well as other use altematives allowed by the proposed zoning, need to be
considered more fully. Future plans for the site, anticipated operation and maintenance
protocols, as welt as long-term costs associated with management of the property, are
undefined.

Future use and public accessibility was the subject of much discussion at the September 16,
2004, Planning Commission meeting. Several speakers suggested that there should be limited
public access to the site, now and in the future, in order to protect the sensitive habitat on-site.
Other speakers felt that public access should be maxiinized as the property is a public asset
purchased with public money and owned by the City. Several Planning Commissioners
weighed in that public access should be maximized, but that it was tmportant to assess that
access against the need to protect sensitive resources on the property.

The Planning Commission has forwarded a recommendation to Council that a comprehensive
use and management plan for the Bidwel! Ranch property be prepared, which considers future
uses and addresses basic management and operation questions, including public access and
protocols for ensuring the continued protection of sensitive biological resources. If guidance
and funding are provided by Council, staff would be responsible for ensuring that a use and
management plan is prepared and brought back to the Council for its consideration.

Planning Commission Meeting Summary and Correspondence

The Council chambers were full at the September 16, 2004, Planning Commission meeting, as
this issue has historically generated significant community involvement (Attachment I is a
draft of the meeting minutes from the Cornmission meeting). The Planning Commission
heard significant public testimony. A majority of speakers spoke in favor of the proposed
General Plan amendment and rezone, but others suggested that it was premature to consider
the issue until a scientific community survey to be funded by the City and CARD is
completed, which will gauge how the community would like to see its park system funded.
Comrespondence received prior to, and at, the Planning Commission meeting provides a good
overview of the diverse points of view shared by members of the community on this issue
(Attachment E). Attachment E also contains a petition signed by over 1,000 residents who
oppose selling any portion of the Bidwell Ranch property for development.

Required Findings

Pursuant to Section 10.06.050 of the Chico Municipal Code, amendments to the General Plan
and Zoning Map may be approved only if the following findings are made:

Environmental Findings

After considering the proposed negative declaration, all comments made in connection
therewith, and the recommendations of the Planning Director thereon, the decision-making
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body shall approve the negative declaration if it finds on the basis of the initial study,
comments received and other information contained in the administrative record that:

i There s no substantiul evidence of a fair argianent that the project will have a
significant effect on the eavironment;

2. The negative declarution reflects the indcpendent judgment and analysis of the City of
Chice; and

3. The document has been prepared in conformance with the provisions of the California
Environmental Quality Act and the Chico Municipal Code, Chapter 1.40)
“Environmental Review Guidelines. "

Based upon a review of all information available, and utilizing independent judgment and
analysts, it was detennined that amending the General Plan and rezoning the Bidwell Ranch
property to open space will not have a significant effect on the cavironment. Further, the
negative declaration prepared for the project was done in conformance with the provisions of
the California Environmental Quality Act and the Chico Municipal Code, Chapter 1.40
“Environmental Review Guidelines;™

General Plan Amendment & Rezone

Pursuant to Chico Municipal Code Scction 19.060.050 (A) and (B), an amendment to the
General Plan and Zoning Map may be approved enly if all the following findings are made:

{ The propased [General Plan] amendment is internally consistent with the General Plan

The General Plan amendment is consistent with goals and policies in the General Plan, in
particular those goals and policics that call for the preservation of special status species and
their habitats, maintenance of open space and foothill viewsheds, and compatibility of land
use development with airport operations. Also, proposed General Plan text and map
amendments will ensure that the General Plan retains internal consistency with
implementation of the proposed GP A/rezone.

2. The proposed [Zoning Map] amendment is consistent with the General Plan.

The propesed rezone to OS! Primary Open Space is consistent with the proposed Open Space

for Environmental Conservation/Safety General Plan designation in that the proposed zoning

classification preserves Lhe acreage and provides for uses contemplated in sensitive resource

areas. Further, the proposed rezone is consistent with the same General Plan goals and

policies summarized above.

3. The subject sites are physieally suitable, including but not limited to access, provision of
utilitics, compatibility with adjoining land uses, and absence of physical constraints, for
the requested zoning designation and anticipated land use and development.
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The GPA and rezone would result in a highly reduced potential for development of the subject
parcels. The parcels are physically suitable for open space uses allowed under the proposed
051! zoning designation.

Housing Findings Regarding Residential Density Reductions

Findings applicable to residential reductions to ensure General Plan internal consistency and
compliance with Housing Element Law:

. The reduction is consistent with the adopted general plan, including the housing
element; and :

2. The remaining sites identified in the housing element are adequate to accommodate the
Jurisdiction’s share of the regional housing need pursuant 1o Section 65584.

This rezone affects only property which would provide housing for moderate and above-
moderate income households. Afler adoption of the rezone, acreage available within the
City’s Sphere of Influence will accommodate approximately 8,500 housing units affordable .
to moderate and above-moderate households. According to HCD, the regional housing need
for moderate and above-moderate housing nnits is 4,588 units. Therefore, the City will still
have adequate sites available to accominodate the housing needs for moderate and above
moderate income households.

Although City staff 1s working with HCD to formulate future adjustments to the Housing
Eiement in order to address what HCD has determined is a shortfall of tand needed to support
additional housing affordable to very low and low income households, the proposed rezone
will not adversely affect that effort because the City’s land inventory will currently
accommodate a total of over 12,750 housing units, which is more than 3,250 housing units
above the total regional housing goal 0f9,479. Therefore, the City has sufficient land within
its sphere to accommodate the City of Chico’s share of the regional housing needs.

RECOMMENDATION

The Planning Commission recommends that the City Council (1) adopt the resolution
adopting the Negative Declaration, approving amendments to General Plan designations for
the subject parcels, and approving text amendments to the General Plan for internal
consistency; (2) adopt the rezone ordinance by the reading of the title only; and (3) provide
guidance to staff on the development of a comprehensive use and management plan for the
Bidwell Ranch property. If Council adopts a motion to develop a use and management plan
for the site, staff will report back to the City Council for approval of the funding and process
prior to commencing the project.
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Proposed Motion:

T move that the City Council (1) adopt the resolution adopting the Negative Declaration,
approving amendments to General Plan designations for the subject parcels, and approving
text amendments to the General Plan for internal consistency; and (2) adopt the rezone
ordinance by the reading of the title only.

I further move that the City Council direct staff to examine the funding necded to develop a
comprehensive use and management plan for the Bidwell Ranch property, and to design an
effective citizen participation process.

ATTACHMENTS
A.  Project Location Map
B. Ordinance for Rezone (GPA/RZ (14-04)

~Exhibit I:  Rezone Plat
C. Resolution Recommending Adoption of a Negative Declaration, Approval of General
Plan Amendment/Rezone 04-04, and Development ol a Use and Management Plan
~Exhibit [  Proposed Negative Declaration
~Exhibit II:  General Plan Amendment Plat
~Exhibit lII: Proposed General Plan Text Amendments
Initial Study
Information Received from the Public and Comments Provided on the Initial Study for
the Bidwell Ranch General Plan Amcendment/Rezone Project (GPA/RZ 04-04)
F. Response to Comments on the Initial Study Prepared for the Bidwell Ranch General
Plan Amendment/R ezone Project (GPA/RZ 04-04)
G. Planning Commission Staff Report for the September 16, 2004, Meeling
H. Stnke-out Version of the Proposed General Plan Text, Table, and Figure amendments
I.  Draft Meeting Minutes - September 16, 2004 Planning Commission Meeting

mu

Save Bidwell Ranch Association, 870 Moss Avenue, Chico 95926
Hilary Locke, 1122 Normal Avenue, Chico 95928

Jane Coleman, 1162 Hillview Way, Chico 95926

Bob Best, 1740 Estates Way, Chico 95928

Marilyn By, PO Box 95927, Chico 95927

Butte Environmental Council

SABidwell Ranch GPA RSt Rpt Reso\City CounciliCouncil Stafl Rpt FINAL.wpd
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STATE OF CAUFQRNIA— Lht &ESOURLES AGENCY ARNOLD SCHWARZENEGGER, Govamor
DEPARTMENT OF FORé,STRY AND FIRE PROTECTION
Butte Unit
176 Nelzon Avenue

Qroville, Califomia 95985
{530) 538-7111

Qctober 28, 2004

Mary Anne Houx, Supervi
Butte County Board of Supervisors
196 Memorial Way
Chico, CA 95926

Dear Supervisor Houx,
The Calitornia Depanment

of the Bidwel Ranch proje
firefighting aircraft.

f Forestry and Fire Protection {CDF) is concerned with development
resulting in residential development directly under the flight path of

The CDF currently operates the Chico Air Attack Base from June 1 through October 15
each year from the Chico Municipat Airport. The air base aperations include the inilial attack
dispatch of the CDF air and air tankef, as wel as a retoad base for major fires in the area.

Thers are operationat and safety risks imherent in taking off and flying over residential
neighborhoods. These risk$ ate of even greater concern when dealing with firefighting aircraft. In
the evenl of a mectanical pfoblem, the aintanker may be required to jettison a load of retardant to
recover maxamum performahce; dropping this retardant could resutt in persanal injury as well as
property damage. Serious mechanical problems could cause a forced landing in the proposed
residential development,

CDF is nat willing to assume the liabilities of a-fight path directly over a residential
development. If you have atly questions, please do not hesitate o cali me,

Thank you far requestmng our input on this matter.
Sincerely,

S W/

Henri Brachais
Unit Chief

tp

cc.  Bilt Hoehman, Northetn Region Chief
Bob Walless, Division Chief

CONSERVATION 1S WISE USE—HEES CALFORMNA GREEN AND GOLDER
TOTAL P.B2
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