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RESOLUTION NO. 08-23 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF cmco 
APPROVING GENERAL PLAN AMENDMENT 22-03 
(Valley's Edge Specific Plan General Plan Amendment) 

5 WHEREAS, the City Council has considered a request for approval of General Plan 

6 Amendment 22-03 (GPA 22-03) to change land use designations and amend General Plan text for 

7 the "SPA-5 Doe Mill/Honey Run" Special Planning Area consistent with the Valley's Edge 

8 Specific Plan (VESP), which would designate areas within the VESP a mixture of General Plan 

9 land use designations, including Very Low Density Residential (26 acres), Low Density 

10 Residential (465 acres), Medium Density Residential (100 acres), Medium-High Density 

11 Residential (9 acres), Commercial (56 acres), Public/Quasi-Public (l 9 acres), Primary Open Space 

12 (46 acres) and Secondary Open Space (687 acres), on an approximately 1,448-acre site identified 

13 as Assessor's Parcel Numbers 018-390-005, 018-390-007, 017-210-005, 017-210-006, 017-240-

14 023 and O 17-260-119 ("Project"); and 

15 WHEREAS, the Planning Commission considered the Project, staff report and comments 

16 submitted at a noticed public hearing held on December I, 2022, and recommended approval of 

17 the Project, including GPA 22-03; and 

18 WHEREAS, the City Council has certified an Environmental Impact Report (EIR) prepared 

19 for the Project and has adopted certain findings regarding the environmental effects, a statement 

20 of overriding considerations, and a mitigation monitoring and reporting program for the Project; 

21 and 

22 WHEREAS, the City Council considered the staff report and comments submitted at a noticed 

23 public hearing. 

24 NOW THEREFORE, BE IT RESOLVED by the City Council of the City of Chico as follows: 

25 I. In approving GPA 22-03 the City Council finds that: 

26 A. The General Plan will remain internally consistent with portions which are not being 

27 amended because the proposed land use designations and text changes accord with General 

28 Plan direction for planning the Doe Mill/Honey Run Special Planning Area (SPA-5), 
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general direction for planning Special Planning Areas (SPAs), and are supportive of and 

consistent with General Plan policies and objectives pertaining to development projects. 

The VESP is consistent with General Plan direction for SPA-5 in that both the VESP and 

General Plan call for: a recreation oriented mixed-use development offering a broad range 

of housing types and densities; a Village Core and retail along Skyway Road; primary 

circulation connections to Skyway Road and East 20th Street; incorporating a community 

park; maintaining open space by clustering development; providing open space buffers 

along the north, south and easterly boundaries; utilizing visual simulations to ensure that 

visual impacts are minimized; incorporating special lighting standards to reduce impacts 

on the nighttime sky; preserving sensitive habitats; and addressing wildland fire 

considerations (General Plan Action LU-6.2.4 and Written Description for SPA-5 in 

Appendix C, Page C-6). The VESP is consistent with General Plan direction for planning 

SP As in that it would help the City meet its future growth needs for housing and jobs (LU-

2. l) by supporting up to 2 ,777 new residential units and approximately 447,155 square feet 

of new commercial space, with flexibility built into the specific plan 's implementation as 

well as its zoning by designating 100 acres of the site Medium Density Residential, which 

can support a variety of housing types, and by permitting up to 35 units/acre in the 

commercial designations. The road and trail system would establish multimodal 

connections between discrete residential planning areas that would support a mix of 

housing types and connect new residents to services, employment, and shopping in the 

Village Core area. Opportunities for affordable housing would be provided on areas 

designated Medium-High Density Residential, Village Core, and/or Village Commercial. 

The VESP will complement the City' s longstanding efforts to maintain a compact urban 

form by developing within the City' s existing sphere of influence and establishing a long

term growth boundary between urban uses and foothi lls in the east (VESP Actions LU-2.1 

and LU-2.3), consistent with General Plan Policies LU-1.2 and LU-1.3. The VESP reflects 

clustering development to maintain large amounts of open space, avoiding sensitive natural 

features and cultural resources, as well as an open space buffer approximately 300 feet 
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wide along its eastern edge to serve as a permanent urban growth boundary, consistent with 

policies LU-2.5 , CD-1. I, OS-1.1 , OS-2.5 and OS-3.1. Approximately 286 acres of oak 

woodlands would be preserved by open space zoning, consistent with Policy OS-2.6. 

Consistent with General Plan Action LU 6.2.4 and Policies CD-2.4, OS-1.3, and OS-2.4, 

the VESP project design and policy framework will result in the careful location of 

buildings and infrastructure, reductions in excessive nighttime lighting and will preserve 

the foothills as a backdrop to the urban form to the extent feasible. Streets in the VESP will 

be accompanied by an extensive trail and bike path network that will provide a sense of 

place by linking future homes and the Village Core area to onsite creeks and other open 

spaces, consistent with Policies CD-2. l , CD-4.1 , ClRC-2.1 , OS-2.2. The trail and bike path 

network will also include north-south emergency vehicle connections as shown in VESP 

Section 4.6, and encourage exercise and active modes of transportation, consistent with 

Action LU-6.2.4 and Policies CTRC-1 .2, CD-3.3 and SUS-1 .6. By providing a mix of land 

uses with walkable access between homes, recreational areas, and the commercial Village 

Core, the VESP is consistent with General Plan Policies LU-2.3 and LU-3.1 which call for 

sustainable land use patterns with a mix of uses that meet the needs of the community. The 

VESP will provide an additional inventory of land with capacity for development with a 

mix of dwelling types and sizes, consistent with Policies H.3.2, H.3.3 and HE 4.2. 

Development of the VESP will include internal and adjacent roadway circulation 

improvement as necessary to safely and efficiently accommodate traffic generated by the 

project, consistent with Policies CIRC-1.1 and CIRC 1.2, and future development will also 

be required to pay "fair share" development impact fees to help fund citywide circulation 

improvements beyond the project boundaries, which will assist the City in maintaining 

acceptable levels of service on City streets consistent with Policies CTRC 1.3 and CIRC 

1.4. The EIR evaluated project impacts on circulation in terms of Vehicle Miles Traveled 

(VMT) using the California Office of Planning & Research ' s technical advisory and 

included mitigation requiring future development to employ travel demand management 

strategies that have been proven to reduce VMT, consistent with Policies CIRC-1.5 and 
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CIRC-9.J. As supported by VESP Section 5.6 and VESP policies C-1.2 and C-1.10, the 

project would support public transit as called-for by General Plan Policy CIRC-5.3. The 

VESP has been designed with large amounts of open space and an extensive network of 

multi-use trails that will encourage recreational activity by future residents, consistent with 

General Plan policies that promote a healthy and sustainable lifestyle. The project design 

and policy framework for the VESP reflect a culture of stewardship and resource 

conservation by protecting most of the sensitive habitats within the site and elevating 

quality of life for existing and future citizens in the area by providing a community park 

and elementary school (PROS-2, PROS-3.4, PROS-4, PROS-4.l and PROS-4.3). The 

retention and replacement of trees is required pursuant to the Valley' s Edge Tree 

Preservation Program contained in Appendix E of the VESP, consistent with Policy SUS-

6.4 which calls for continued support for the planting and maintenance of trees in the 

community to increase carbon sequestration and Policy OS-6.1 which promotes a healthy 

urban forest to also reduce energy consumption and urban heat gain. Policies and Design 

Guidelines in the VESP promote drought tolerant landscaping (PROS-4.2, DES-2.12 and 

Sections 6.2.3, A.5.3, A.6.5, A.6.7, and A.6.8), consistent with Policies SUS-4.2 and SUS-

4.3. The project also supports providing local foods, including community gardens within 

Village Core Park (See VESP Sections 3.2.6 and 4.8.2), and in residential and commercial 

areas, consistent with General Plan Policy SUS-7.2. Consistent with Policy SUS-6.2, which 

directs implementation of the City 's Climate Action Plan (CAP), the VESP would help 

implement the CAP Measures by avoiding the use of natural gas in all new structures within 

the project (CAP Measure E-2), installing photovoltaic arrays on all residential and HOA 

buildings per VESP Policies INFR-4. l , DES-2.2, and DES-2.10 (CAP Measure E-4), 

developing a multimodal circulation system that supports transit, bicycles, pedestrians, and 

neighborhood electric vehicles (CAP Measure T-1), improving electric vehicle 

infrastructure through VESP Actions C-1.5, C-1.7, and C-1.8, in addition to Title 24 

building code requirements (CAP Measure T-2), constructing a park-and-ride lot and 

transit stops near the Village Core per VESP Policies C-1.9 and C-1.10 (CAP Measure T-
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3), incorporating a Transportation Demand Management (TOM) plan per air quality EIR 

mitigation, which will support or expand upon other OHO-reducing efforts, establishing a 

mixed-use development in one of the City's new growth areas to reduce VMT (CAP 

Measure T-5), and increasing carbon sequestration over time by installing street trees along 

all new roadways and implementing the Valley' s Edge Tree Preservation Program which 

requires replacement trees for each qualifying tree removed as a part of site development. 

Therefore, the VESP includes a reasonable range and degree of GHG-reducing measures 

to be consistent with the CAP and would assist in the attainment of the City' s climate action 

goals by incorporating CAP measures into future development. As directed by Policy SUS-

6.3, increases in OHG emissions were analyzed and mitigated during the ElR process 

pursuant to the California Environmental Quality Act, though forecasted operational GHG 

emissions from the project remain significant and unavoidable. The specific plan, as 

modified by Mitigation Measures AQ-2 through AQ-5 from the ElR, would help the local 

air basin comply with state and federal ambient air quality standards, consistent with Policy 

OS-4.1. The VESP will assist in the provision of housing for seniors by reserving 

approximately one-half of the future units (1 ,357 homes) for age-restricted households of 

individuals 55 years and older, consistent with Policies H.4.4 and HE 5.1. It is anticipated 

that some of the senior housing un its, as well as any congregate care homes and assisted 

living faci lities, will be constructed with enhanced accessibility features to accommodate 

older individuals with limited mobility or other accessibility needs, consistent with Pol icy 

H.4.1 and HE 1.5. The VESP plans for a variety of residential densities and unit types that 

will result in a range of housing options, including smaller workforce/attainable housing 

(e.g., cottages, courtyard homes and patio homes) to accommodate a range of incomes, 

consistent with Policies H.6.1 and H.6.2. The development agreement expands upon this 

by requiring the developer to provide a s ite at least 4 acres in size within or near the Village 

Core area for an affordable housing project, consistent with Action LU-6.2.1 and Policies 

HE 1.6 and HE 3.3. Policies, standards, and design guidelines in the VESP include public 

safety considerations that deal with crime prevention through environmental design (VESP 
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Policy LU-1.5 and Section A.3.1 ), flooding concerns (Section 6.4), and wildfire concerns 

2 (VESP Policies LU-5. l through LU-5.7 and Section 4.5), consistent with General Plan 

3 Policies CD-3.4, S-2.1 , S-4.3, and S-5.5. Flooding concerns and drainage plans to reduce 

4 the likelihood of future flooding in the area are addressed in detai l in Section 4.9 of the 

5 EIR and Appendix H of the EIR. The VESP's firewise policies in Section 4.5 address 

6 wildfires from five distinct perspectives: Land Planning, Fire Fighting Capability, Fire 

7 Resistant Materials and Building Standards, Fuel Reduction Management, and Emergency 

8 Preparedness. The VESP project is designed to be consistent with the General Plan and the 

9 VESP would provide a reserve of available land to support the long-term growth needs of 

10 the City, consistent with Policy HE-4.1 which directs the City to enable sufficient housing 

11 construction to meet future needs; and 

12 B. The site is physically suitable for the pattern of land use classifications contained in the 

13 VESP and GPA 22-03, and anticipated future development resulting therefrom, including 

14 access which will primarily be from Skyway Road and East 20th Street, the provision of 

15 utilities which will be extended as necessary to serve the planned future development, 

16 compatibility with adjoining land uses through the use of open space buffers, and the 

17 purposeful planning of open space areas throughout the VESP site to avoid physical 

18 constraints such as steep slopes, wetlands and ephemeral creeks. There are no physical 

19 constraints on the VESP site which would prohibit development and use of the site 

20 consistent with the proposed land use designations. City design review of future multi-

21 family residential and commercial land development within the VESP site wi ll ensure that 

22 specific elements of those sites are completed in a manner that is compatible with 

23 individual lots and adjoining land uses. Areas proposed for long-term preservation are 

24 appropriate to set aside and protect, and areas proposed for development are physically 

25 suitable for development. 

26 2. The Chico City Council hereby approves GPA 22-03, including: (a) land use designation 

27 amendments to Figure LU-I as set forth in attached Exhibit I, and (b) text amendments modifying 

28 Action LU-6.2.4, Page C-6, and Page C-7 of Appendix C as set forth in attached Exhibit 11 to 
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remove SPA-5 as a future planning area and reflect adoption of the VESP. 

2 THE FOREGOING RESOLUTION WAS ADOPTED by the City Council of the City of Chico 

3 at its meeting held on January 3 , 2023, by the following vote: 

4 AYES: Bennett, Morgan, Tandon, Reynolds, Coolidge 

5 NOES: Winslow 

6 ABSENT: None 

7 ABSTAINED: None 

8 DISQUALIFIED: van Overbeek 
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ATTEST: 

~kttv 
Deborah R. Presson 
City Clerk 

APPROVED AS TO FORM: 

i.=:=: City Attorney"> 
~~~?---

*Pursuant to The Charter of 
the City of Chico, Section 906(E) 
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GPA 22-03 

GPA 22-03 (Valley's Edge Specific Plan) 

Approval Recommended by 
Chico Planning Commission on 

12/01/2022 by Resolution No. 22-10. 
Approved by Chico City Council on 

____ by Resolution No. ___ _ 

APNs 017-210-005, 017-210-006, 017-240-023, 017-260-119, 018-390-005, 018-390-007 
From: SPA Special Planning Area 

To: 
VLDR Very Low Density Residential 

LOR Low Density Residential 
MOR Medium Density Residential 

• MHDR Medium-High Density Residential 

NC Neighborhood Commercial • PFS Public Facilities & Services 
• CMU Commercial Mixed Use POS Primary Open Space 

• SOS Secondary Open Space 

Exhibit I 



- Action LU-6.2.4 (Doe Mill/Honey Run SPA Pleeeieglmplementation) - Support 
projects that implement the Vallev's Edge Specific Plan, which will include Plan the Doe 
Mill/Hon~' Rtrn SPA witl:i a broad range of housing types and densities integrated with 
open space and recreational areas, supporting commercial services, and publ ic faci lities. 
S1::1bseq1:1ent planning 1,vill: 

• Address cire1::1lation witti pri1fl&I)' co,mections to the site via Skyway and e. 2Qth Street. 

• Incorporate accessible opeA space on the eastern portion of the SPA, a community park, 
as well as neigl:isorhood and mini parks. 

• Maintain open space sy clustering de:velopment and pro:viding open space buffers on 
the no11hern, eastern, and soutl'lern edges of the SPA. 

• Include visual sinn1lotions to ensure that develop1flent is not Yisuall;· intrusive as 
Yiewed from lo,,·er ele,·otions. 

• Incorporate special lighting standards to reduce impacts on the nighttime sky. 

• Address wildland fire considerations. 

Exhibit II 



APPENDIX C - SPEC I AL PLANNING AREAS 

Doe Mill/Honey Run Special Planning Area 

NOTE: The Doe Mill/Honey Run SQecial Planning Area has been removed as a SQecial Planning Area 

and reQlaced with the Valley's Edge SQecific Plan. See General Plan Figure LU-I. Land Use Diagram. 

f)dsang Conditions 

+Re goe Mill,4faAe;• ~A SJ)eeial PlaAAiAg AFea ESPA) is aJlJlFOiti1nately 1,4 4 l gFoss aeFes loeated ifl Ille loweF 

foolhills at the eastem @Ad ofe. 2Qlh StFeet, east of PolleF Road, aAd Aorth of Ho11~• Run Road and Skyway. 

+he ai:ea is uAd@'>•eloped aAd is ellaFaeleFized 1:1;• gFasslaAds aAd slue oal,s i11 Yalley areas, gFasslalldS ,,,;itli spaFse 

\•egetat:ioA aeFoss gFad11ally sloJliRg Fidgelines, a11d eoFFidoFs of 1fli1<ed oal, aAd Aiii,ed wooEllaAds aloAg seasonal 

StF@atfls af!d tfle f!loFe shaFJllY defined FidgeliAes. Vernal swale eOR'IJlle1,es ei,ist along tile ""'esleFn edge of tile SP,<li. 

AEijaeent laRd uses iAelude Feside1Hial de•,elOJlffient along g_ 2(llh StFeel afld in StilsoH GaA;•on to tile north, 

undea,•eloped atld em•iFORlfl@Atally eonstFaiAed laAd to the west, large rnral resideRtial lots along Honey Rull Road 

to tile so11IA, and opeR grazing land to !he east. 

HoAey Run Read runs alollg the entire se11them 0011AdafY of Ille SPA, aAd aJlpF011i1nately Oil@ EJuaI:ter mile of 

Skyway fFoAtage enists aloAg the s011tlw,•estern earner. +o !he Aorth, e. 2Qtll StFeet, v,•hieh eonf!eets with BF11ee 

Road aRd Stale Route 99. pFoYides aeeess to tile site. 

Conceph:lal Land Use Plafl: 

PlallAiAg fer the bloe Mill,lHoRe;• R1111 SPA will Fesi1lt iA a FeeFeatioR oriellted, milled use de'>•elopmeAt offeri1ig a 

eFoad rallge of housing types atld deAsities. +he s.12,,i, will iAeluae a "'illage eoFe, re1ail aloAg Sl,yway. a \'aFiety of 

Fesid@Alial deRsilies (iAeludiAg '>'@FJ' low, low, Aiedimt1, aAd f!lediwffi high aeAsii,'), opeA SJlaee aFeas OR tile SPA ' s 

easl side, a eom1ttuAily JlaFI,, neighl:lorhood aAd 13oel,e1 Jlarks. puelie uses (Jlelentiall;• af! elef!lenlafY sellool site), 

afld prese,,,,.e areas wi!li ereel,side eoFFidors. ~adways, trails, ane l:lil,eways will !:le integrated iAto the llat11ral 

lat1dsea13e to eoAAeet the resideRtial areas to parh:s, OJleR spaee, offiees, p11!:llie faeilities, and seFviees. 

+he ~•illage sore will 13r0Yide a 1ttix efprefessieAal offiees, Aeiglleerlleed retail, aRd etlier se~•iees. +he eoHlffll!Rity 

parl, ..,,,ill ee aesigAea and JlrogFaRl1tted with the Ghiee Area Reerea!iell a11d Parl, blistrie! te i1~el11de a ~1ariet:,• of 

FeeFeatieHal af!l@Aities. GJ)eA SJlaee areas v.rill provide a l:luffeF along the entire StilseA GaAyen rim to !Re Aertll aAEl 

aloAg HoRey R11n Road to the seuth, aRd will eslaelish a permaAeRI euffeF agaiRst feothill eReFoaehmeRt lo the 

east-, 

blesign standaras ,,,,.ill !:le de~•eleJled feF site 13lafming, ei;ildiAg desigA. a11d laAdseaJ)iAg te !llinilfliee Yisual ifflJlaets 

aRd to addFess wildlat1d fife ee11siaeFali011s fer 1his feothil l de¥elopme11t. bightiAg staRdaFds will ee aeYeleJle8 te 

aedFess eaFI, sl,;1 eelle@Ff!S aAd visual iflll)aets. SJ)eeial eonsideFatioA wil l !:le given to protesting aAd preseP .. iAg 

se11siti,,·e l!aeilals, inel11diRg the mat½;' eph@Al@ral streaffts that dFaiR the site, as well as the wetlaAd aFeas OR the 

westeff! eage. Site planAing will eonsiEleF a11EI preteet grouREl1n•aleF Feeharge areas. 

Kcey eireulatieA liAl,s will ee loeated at 8I,:,•way aRd K 20th Street 

C-6 
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GENERAL PLAN DESIGNATIONS 

VLDR Very Low Density Resldenttal • MHDR MedlurnHlgh Density Resldentlal • PFS Public Facllltles & Services 

LOR Low Density Residential • MUNC Mixed Use NelghOOrtlOOd Commercial POS Primary Open Space 

MDR Medium Density Residential a CMU Corrmercial Mixed Use a sos secondary Open Space 

Data source: City or 011co 
'-Aerial: M areh 2009 
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