LAND USE

This technical memorandum describes the planning boundaries that regulate
development in Vacaville; current land uses as they exist “on the ground;” and
land use regulations and policies found in the existing General Plan, the Land

Use and Development Code, and other policy documents.

A. Planning Boundaries and Growth Areas

Growth in Vacaville is guided by several planning boundaries, including the
General Plan Planning Area, Sphere of Influence (SOI), Urban Growth
Boundary (UGB), Urban Service Area, and Agricultural Buffer. These plan-
ning boundaries encompass land both inside and outside of the city limit.
Planning boundaries are described below and shown on Figures 1 and 2. This
section also describes two new growth areas that are associated with the
UGB.

1. Planning Area

The existing Vacaville General Plan identifies a Planning Area, which, at 98
square miles, is larger than the SOI and UGB. While the Planning Area does
not give the City any regulatory power over this land, it signals to the
County and to other nearby local and regional authorities that Vacaville rec-
ognizes that development within this area may have an impact on the future

of the city.

2. Sphere of Influence

The SOI is a boundary that identifies land that the City may annex in the
future, and for which urban services, if available, could be provided. Under
State law, the SOI is established by the Solano County Local Agency Forma-
tion Commission (LAFCO) with input from the City, and its purpose is to
identify areas where urban development can be best accommodated over the
next five to ten years in an orderly and efficient manner. The SOI will need
to be updated after adoption of the General Plan to amend any discrepancies

between the SOI and UGB. The current SOl is 35 square miles in size.
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3. Urban Growth Boundary

In 2008, the City adopted a 20-year Urban Growth Boundary (UGB), which
totals 36 square miles in size. The UGB was adopted by the City Council as a
result of a voter signature gathering process. Subsequently, the City Council
voted to incorporate the UGB within the General Plan Land Use Element.
The location of the UGB and the City’s UGB policies can only be amended
by the voters of Vacaville or by the City Council pursuant to the procedures
set forth under Section 2.10-I 4 of the Land Use Element, which establish re-
quired findings for such an amendment, as shown in Table 1. Land outside
the UGB cannot be designated for anything other than agriculture, park,
open space, public facility, and utility uses until March 1, 2028, specifically as
set forth in the General Plan Implementing Policies 2.10-I 1 through 2.10-I 4,
which are listed in Table 1.

4. Growth Areas

Adoption of the UGB resulted in two new growth areas: the East of Leisure
Town Road Growth Area and the Northeast Growth Area, which are shown
in Figure 2. The East of Leisure Town Road Growth Area is approximately
1,330 acres in size, and the Northeast Growth Area is approximately 1,410
acres in size. The two growth areas are separated by the unincorporated
Locke Paddon community. Each of these growth areas is partially located
outside of the existing General Plan coverage area and the City’s SOL  As
part of the General Plan Update, General Plan land use designations will be
assigned to these new growth areas, and subsequently, the City will seek to
amend its SOI to permit annexation and development within these areas.
The two new growth areas will be analyzed in terms of land use alternatives,
required infrastructure, and environmental constraints. In addition, the up-
dated General Plan will include new polices to help guide future development

in these areas.
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EXISTING GENERAL PLAN LAND USE ELEMENT POLICIES
RELATED TO GROWTH BOUNDARY

Policy
Number

Policy

Policy
22113

All development outside of the area designated “Growth Boundary” on
Figure 2-6 shall be subject to the limitations and restrictions set forth in
Section 2.10. In addition, lands inside the Growth Boundary, but east of
Leisure Town Road and between the Locke Paddon Colony area on the
north and New Alamo Creek on the south (Area B on Figure 2-6), shall
be subject to Guiding Policy 2.10-G 2.

Policy
2.10-G 1

To enhance and project the City’s quality of life, establish and maintain
a Growth Boundary so that urban development will be focused within
the Growth Boundary and the land outside the Growth Boundary will
not be redesignated other than for agriculture, park, open space, public
facility, and utility uses until March 1, 2028, specifically as set forth in
Implementing Policies 2.10-I 1 through 2.10-1 4.

Policy
2.10-G2

In conjunction with approval of any new urban development on lands
shown as “Area B” on Figure 2-6, which lands are inside the Growth
Boundary but east of Leisure Town Road and between the Locke Pad-
don Colony areas on the north and New Alamo Creek on the south, the
City shall require such development to mitigate its impact on agricul-
tural and open space lands by preserving, to the extent consistent with
applicable law, for each acre of land developed, at least one acre of land
outside the Growth Boundary but within Pleasants Valley, Upper La-
goon Valley, or Vaca Valley, or any other location that is within one
mile of the Growth Boundary. Alternatively, to the extent consistent
with applicable law, such development may pay an equivalent in-lieu fee
as determined by City in consultation with the Solano Land Trust.
Lands acquired directly or with fees collected pursuant to this require-
ment shall first be offered to the Solano Land Trust. Any such fees
transferred to the Solano Land Trust may only be used to acquire or
protect lands outside of the Growth Boundary but within one mile of
the Growth Boundary, or within Pleasants Valley, Upper Lagoon Val-
ley, or Vaca Valley. Acquisitions pursuant to this requirement shall be
coordinated with the Solano Land Trust.

Policy
2.10-G3

If the Solano County Local Agency Formation Commission (“LAFCO”)
adopts an open space or agricultural land mitigation program applicable
to the area defined in Guiding Policy 2.10-G 2, lands defined therein
shall be subject only to the requirements of the LAFCO mitigation pro-
gram, provided that if the requirement described in Policy 2.10-G 2 pro-
vides greater mitigation than the LAFCO requirement, the incremental
difference between the two programs shall be imposed in addition to the
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TABLE | EXISTING GENERAL PLAN POLICIES LAND USE ELEMENT
PoLICIES RELATED TO GROWTH BOUNDARY (CONTINUED)

Policy
Number

Policy

Policy
2.10-G3
(cont’d)

LAFCO requirement to the maximum extent permitted by State law. To
the extent the LAFCO requirement and this requirement overlap, de-
velopment shall be subject to only the LAFCO requirement.

Policy
21011

Establish and maintain a Growth Boundary so that urban development
within the City’s land use jurisdiction will be focused within the
Growth Boundary and the land outside the Growth Boundary within
the City’s and use jurisdiction will be maintained primarily for agricul-
ture, park, open space, public facility, and utility uses until March 1,
2028, as generally described in Guiding Policies 2.10-G 1 through 2.10-
G 3, and as more specifically set forth in Implementing Policies 2.10-I 2
through 2.10-I 4. Until March 1, 2028, Section 2.10 of the Vacaville Gen-
eral Plan Land Use Element may be amended only by the voters of the
City or as provided in Implementing Policy 2.10-I4. The Growth
Boundary is established at the location shown on Figure 2-6.

Policy
2.10-12

The Growth Boundary is a line beyond which the General Plan land use
designation cannot be amended to apply any designation other than Pub-
lic Parks, Open Space, Agriculture, or Hillside Agriculture (as those
designations are defined in the General Plan as amend through the Sub-
mittal Date), except by the voters or as provided in Implementing Policy
2.10-1 4. Additionally, any lands outside the Growth Boundary that not
currently subject to the General Plan, but which may become so in the
future, shall be subject to these same restrictions on land use designa-
tions.

Policy
2.1013

In those areas located outside the Growth Boundary and within the
City's land use jurisdiction, only the following shall be permitted: (1) all
uses permitted in the Vacaville General Plan or the Zoning Ordinance
on the Submittal Date, or existing on that date, shall continue to be
permitted, and in the event any such use is damaged or destroyed by
natural disaster, fire or Act of God, it may he rebuilt and continued; (2)
new uses consistent with the General Plan as amended by the Growth
Boundary Initiative; and (3) any infrastructure improvements necessary
or appropriate to serve or protect existing uses and new permitted uses
within the Growth Boundary, including but not limited to construction
and/or expansion of public facilities and utilities outside the Growth
Boundary that support such development elsewhere, such as stormwater
detention basins, water tanks (reservoirs), sewer and water tines, and
wastewater treatment plants to accommodate buildout of the Vacaville
General Plan. In addition, the area identified on Figure 2-6 as "Area A”
shall remain designated Hillside Agriculture, as defined in the Vacaville
General Plan on the Submittal Date, until March 1, 2028.
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EXISTING GENERAL PLAN POLICIES LAND USE ELEMENT
PoLICIES RELATED TO GROWTH BOUNDARY (CONTINUED)

Policy
Number

Policy

Policy
2.10-14

Until March 1,2028, the location of the Growth Boundary depicted on
Figure 2-6 and the policies adopted or amended by the Growth Bound-
ary Initiative may be amended, or exceptions thereto may be granted,
only by the voters of Vacaville, or by the City Council pursuant to the
procedures set forth in subsections (a) through (d) below.

(@) Upon request of an affected landowner with a pending development
application, the City Council may amend the location of the Growth
Boundary depicted on the General Plan Diagram, or amend policies
adopted or amended by the Growth Boundary Initiative, if it makes
both the following findings based on substantial evidence in the record:
(i) That the application of any aspect of the Growth Boundary depicted
on the General Plan Diagram or the implementation of any Vacaville
General Plan Policy amended by the Growth Boundary Initiative
would constitute an unconstitutional taking of a landowner's property
for which compensation would be required, and
(i) That the amendment will allow additional land uses only to the
minimum extent necessary to avoid such a taking of the landowner's
property.
(b) The City Council may amend the location of the Growth Boundary,
or amend policies adopted or amended by the Growth Boundary Initia-
tive, where the City Council determines, after at least one public hear-
ing, that doing so is necessary to comply with State law regarding the
provision of housing, if it first makes each of the following findings
based on substantial evidence in the record:
(i) a specific provision of State law requires the City to accommodate
the proposed housing; and
(i1) the amount of land to be included within the Growth Boundary is
no greater than necessary to accommodate the proposed housing; and
(iii) no alternative site within the Growth Boundary could be used to
satisfy the applicable State housing law; and
(iv) the proposed housing will be located adjacent to already developed
land and roads, unless locating the development in such areas would
result in greater environmental impacts than would locating the hous-
ing elsewhere, would conlflict with State or federal laws, or would not
be possible.
(¢) The City shall not approve any general plan amendment, zoning
amendment, specific plan or policy plan, specific plan or policy plan
amendment, rezoning, subdivision map, conditional use permit, or
public work project not otherwise provided for in Implementing
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TABLE | EXISTING GENERAL PLAN POLICIES LAND USE ELEMENT
PoLICIES RELATED TO GROWTH BOUNDARY (CONTINUED)

Policy
Number Policy

Policy 2.10-1 3, or take any other similar action that is inconsistent with
the Vacaville General Plan amendments adopted by Section 3 of the

51014 Growth Boundary Initiative.
(c ont'd) (d) Section 2.10 of the General Plan Land Use Element shall not apply to

any development project or ongoing activity that has obtained, as of the
effective date of the Growth Boundary Initiative, a vested right pursuant
to State or local law.

Note: Figure and section references in this table are for figures and sections in the existing Gen-
eral Plan.
Source: City of Vacaville General Plan.

5. Urban Service Area Boundary

The Urban Service Area Boundary, shown on Figure 1, is a result of the 1995
Master Water Agreement between the City and the Solano Irrigation District
(SID). As part of the Master Water Agreement, which remains in effect until
2050, the City and SID committed to accommodate and support urban devel-
opment within the Urban Service Area Boundary. Conversely, both entities
have committed not to support urban development outside of the boundary
which is considered to be the SID’s agricultural service area. The agreement
specifies that the City and SID could mutually amend the agreement to con-
sider an easterly expansion of the Urban Service Area Boundary, which
would be required to allow water service in the East of Leisure Town Road
and Northeast Growth Areas. For additional information about the Master

Water Agreement, please see Section C.2.b of this memorandum.

As shown on Figure 1, portions of the UGB extend beyond the existing Ur-
ban Service Area Boundary. Because parts of the UGB are not coterminous
with the Urban Service Area Boundary, the City is planning to collaborate
with SID to amend the 1995 Master Water Agreement as part of the General
Plan Update. Ongoing discussions will take place between the City and SID
during the General Plan Update process. The Urban Service Area Boundary
will be amended as part of the Master Water Agreement amendment, which

will occur after adoption of the new General Plan.
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6. Agricultural Buffer (Transitional Zone)

The General Plan establishes policies to maintain a buffer between urban and
agricultural uses. The agricultural buffer is intended to protect viable agricul-
tural operations (particularly crops that require irrigation, tilling, and spray-
ing) from the intrusion of urban uses. The relevant General Plan policies

related to the agricultural buffer are listed in Table 2.

The General Plan also provides more specificity regarding the buffer between
agriculture and residential uses. Specifically, General Plan Policy 2.5-1 8 pre-
scribes a permanent, 500-foot buffer between agricultural and residential uses,
providing a safe distance between residential uses and agricultural fields that

are subject to chemical spraying and discing of soils.

Permitted uses within the agricultural buffer include public or private recrea-
tional facilities, storm detention ponds, tree farms, wholesale nurseries, and
other specified uses in an approved policy plan. The allowed floor area ratio
(FAR) within the agricultural buffer is generally 0.01, and can only be in-
creased in specific instances where the City Council finds that a higher ratio
will not substantially reduce the open space utility of the buffer zone. Only
non-occupied structures meeting one of the following criteria are permitted
within a buffer:
¢ Structures that are necessary to the maintenance of agricultural opera-
tions (e.g. pump stations).
¢ Structures that form a portion of a landscaped separator (e.g. a
sound/visual wall).
¢ Structures that serve a public recreation use (e.g. parks).
¢ Structures that are adjunct to a public health and safety use of the buffer
zone (e.g. floodwater detention facilities).

The agricultural buffer does not apply to grazing land. Where urban land
uses abut grazing land, land uses within the buffers are evaluated on a case-by-
case basis.

The General Plan does not include policies about the interface between non-
residential uses and agricultural land. During the General Plan Update proc-
ess, the City should consider whether a buffer requirement should be estab-

lished for non-residential uses that are adjacent to agricultural land.
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TABLE2  EXISTING GENERAL PLAN PoOLICIES RELATED TO THE MASTER
WATER AGREEMENT AND AGRICULTURAL BUFFERS

Policy
Number

Policy

Land Use Element

Policy
2.1-G 4

Minimize conflicts between agriculture and urban uses and provide
for a transitional area or buffer between agricultural and urban uses.

Policy
2.1-14

Establish a mechanism whereby new development in City fringe
areas may be assessed impact fees or be required to purchase conser-
vation easements to acquire lands designated for protection within
community separators or Agricultural Buffers.

Community separators and Agricultural Buffers are designated on the

General Plan Diagram. The City currently collects a Greenbelt Open
Space Development Fee on all new residential projects.

Policy
22-G1

Establish a long-term Planning Area, and within this area distin-
guish an agricultural service zone and an urban service zone (see
Figure 2-3).

This will facilitate long-term planning by clearly indicating what limits
govern extension of urban services. To implement this policy, in May
1995 the City entered into an agreement with the Solano Irrigation
District to ensure that water service for urban uses will only be provided
within the urban service area and, conversely, that water for irrigation
and other agricultural purposes is available in the agricultural service
zone.

Policy
2.2-14

Maintain and implement agreements with the Solano Irrigation
District, nearby cities, and the County and negotiate agreements
with other local government entities to help direct the provision of
urban services while maintaining as much viable agriculture on
prime agricultural soils as is practical and supportive of regional
agricultural production consistent with the policies of this General
Plan.

Policy
23121

In conjunction with the consideration of a Specific Plan for the
property located east of Leisure Town Road and south of the Locke
Paddon subdivision (within the existing Urban Service Area), a
determination shall be made regarding the potential expansion of
the Urban Service Area to the east in order to establish a permanent
agricultural buffer on the eastern edge of the City. The City will
allow no development east of Leisure Town Road until this deter-
mination is made. This will also ensure that any development and
extension of urban services and infrastructure east of Leisure Town
Road is not planned in a piecemeal manner.
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TABLE2  EXISTING GENERAL PLAN PoOLICIES RELATED TO THE MASTER
WATER AGREEMENT AND AGRICULTURAL BUFFERS
(CONTINUED)

Policy

Number Policy

Land Use Element

Policy
2518

Maintain buffers between residential and agricultural areas and be-
tween residential areas and industrial parks as required by adopted
regulations and Policy Plans. (See General Plan Figure 2-5.) The
minimum separation shall be as follows:

Between residential and agricultural uses: 500 feet. Standards for
walls and landscaping and compatible uses permitted within the
buffer area are defined in the Land Use and Development Code and
Policy Plans. The Planning Commission may reduce this standard
upon review and approval of a Planned Development where design
features such as solid masonry walls and appropriate building set-
backs are provided. In addition, Disclosure Statements and Right to
Farm Deed Restriction may also be required.

Between residential, business, and industrial park uses: 200 feet.

Open Space Element

Policy
3.5-G6

Minimize conflicts between urban and agricultural uses by establish-
ing Agricultural Buffers and community separators.

Policy
3.5-18

Require a permanent Agricultural Buffer as part of residential de-
velopments on the urban edge. Establish appropriate development
standards, density transfer provisions, and use regulations for these
buffer areas.

Policy
35111

Do not convert Public Open Space lands to developed urban uses
unless an overriding public purpose requires such a change. Do not
convert Agricultural Buffer lands to developed urban uses except
where such a conversion is part of a logical extension of the Urban
Service Area and where an adequate Agricultural Buffer can still be
maintained.

Note: Figure and section references in this table are for figures and sections in the existing Gen-

eral Plan.

Source: City of Vacaville General Plan.

As mandated by the current agreement with SID, any proposal for the expan-

sion of the Urban Service Area Boundary must consider the potential expan-

sion of the existing 500-foot agricultural buffer requirement. Assuming de-

velopment in the entire East of Leisure Town Road area, this provision of the

SID Agreement will come into play.
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In addition to determining the final location and width of the agricultural
buffer east of Leisure Town Road, the City and SID will need to discuss
whether an additional agricultural buffer will be required around the North-
east Growth Area. The current General Plan designates large sections of “Ag-
riculture” in this growth area; therefore, an agriculture buffer does not exist
on the existing General Plan land use diagram. If this area is redesignated for
development, an agricultural buffer may be deemed necessary to act as a sepa-

rator between urban and agricultural uses.

B. Existing Conditions

This section describes existing land uses, major development projects with
entitlements, pending development projects, Policy Plan areas, infrastructure
limitations within Policy Plan areas, and the jobs/housing balance in Vaca-

ville.

1. Existing Land Use
This section gives an overview of the information contained in the City’s

existing land use database and describes the housing mix in Vacaville.

a. Land Use Database

The City’s land use database contains quantitative and qualitative descriptions
of existing land use in Vacaville. “Existing land uses” refers to the existing
built environment, which may be different from the General Plan or zoning

designations applied by the City for planning purposes.

Land use information is a fundamental assumption used to calibrate infra-
structure models and for estimating future demand. The land use database is
the basis for establishing existing and future land use assumptions used in
planning. These models are used to master plan future infrastructure projects
and to analyze the potential impacts of new development projects. The land
use database also provides land use information to ensure the City meets its
regional housing needs assessment numbers, and to support various policies,

programs, and projects within the city.
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The land use database has been updated as part of the General Plan Update
process. This database has been used to generate existing land use acreages for
the study area, included in Table 3, and a map of existing land uses, shown in
Figure 3. As shown in Figure 3, most of Vacaville is comprised of single-
family residential neighborhoods, with a retail corridor along Interstate 80
and a mix of uses in Downtown Vacaville. Vacaville has significant amounts
of vacant land as well, most of which is located along Interstate 505 in the

northeastern portion of the city.

The vacant land in Vacaville can accommodate a significant amount of resi-
dential development. As described further in Section B.3, there are approved
development projects that will include residential development. There is also
other vacant land without development approvals, but which has been desig-
nated for residential development by the existing General Plan. In total, there
are approximately 4,800 units that have been approved as part of develop-
ment projects on vacant land, and it is anticipated that approximately 3,800
additional units could be constructed on other vacant land without develop-
ment approval. The projection that 3,800 units could be constructed on va-
cant land without development approval is based on an assumption that the
average density will be halfway between the minimum and maximum allowed

density.

b. Housing Mix

Based on the updated version of the land use database, there are 33,246 residen-
tial units within the Study Area. Of these units, 57 percent are low density
units; 17 percent are medium density units; 18 percent are high density units;

and 8 percent were senior-restricted housing units. These density categories are

described below:

¢ Low Density. This group includes residential development on lands
identified as Rural Residential, Residential Estates, and Residential Low
Density. Permitted densities for these land use designations range from
0.1 to 5 units per gross developable acre. Typical units are single-family

detached homes on lots ranging in size from 6,000 square feet to 10 acres.
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TABLE3  EXISTING LAND USE

Existing Land Use Acres Units
Rural Residential 1,290 270
Single-Family Residential 4,087 22,010
Retired Single-Family Residential 217 1,680
Multiple-Family Residential 358 7,130
Retired Multiple-Family Residential 46 1,030
Manufactured Homes 127 1,140
Total Residential 6,125 32,120
Retail Service 489
Service Commercial 71
Highway Commercial 76
Office Commercial 79
Medical Office 66
Downtown 22
Industrial 652
Elementary School 185
High School 91
College 12
Public 1,330
Hospital 36
Church 98
Agriculture 6,718
Private Recreation 204
Public Open Space 2,485
Public Park 533
Vacant 1,891
Total Non-Residential Acres 15,038

Source: City of Vacaville, 2011.
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¢ Medium Density. This group includes residential development on
lands identified as Residential Low-Medium Density, Residential
Medium Density, and Manufactured Homes. Permitted densities for
these land use designations range from 5.1 to 14 units per gross
developable acre. Medium density housing unit types include single-
family homes on 4,500- to 6,000-square=foot lots, duplexes,
townhouses, and mobile homes.

¢ High Density. This group includes residential development on lands
identified as Residential High Density and Residential Urban High Den-
sity. Permitted densities for these land use designations range from 14.1
to 36 units per gross developable acre. High density housing units in-

clude townhouses, condominiums, and apartments.

¢ Senior Restricted Units. This is a subgroup of the proceeding density
categories, and includes all units, regardless of density, that are restricted

for senior citizen occupancy.

The Land Use Element of the existing General Plan specifies a citywide hous-
ing mix as "a planning guideline." This guideline calls for a housing mix
comprised of approximately 60 percent low density units (e.g. detached single-
family homes); 20 percent medium density units (e.g. duplexes, triplexes,
townhouses, and mobile homes) and 20 percent high density units (e.g. con-
dominiums and apartments). The distribution of low, medium, and high den-
sity residential units described above is relatively similar to the citywide hous-

ing mix called for in the existing General Plan.

The existing General Plan’s guideline for the citywide housing mix is not in
keeping with the actual composition of households in the Bay Area region.
As indicated in the Population and Housing Conditions and Trends Techni-
cal Memorandum, only about 30 percent of households in the Bay Area con-
sist of family households with children, while the remaining households con-
sist of one-person or non-family households or households without children,
which typically require smaller units. Although Vacaville has a higher pro-
portion of family households with children than the greater Bay Area (about
40 percent), the number of non-family households in Vacaville is growing,
and the General Plan Update should consider the housing needs of these

households. As such, the City should consider reevaluating its existing hous-

|7

High density residential
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ing mix policy as part of the General Plan Update process to ensure it ad-

dresses the City’s changing demographics.

2. Major Development Projects

This section identifies and provides information about major projects with
development entitlements. These projects are not being considered for
changes as part of the General Plan Update, but should be considered as part

of the city’s future housing mix and commercial development potential.

a. Lower Lagoon Valley Policy Plan

The approximately 860-acre Lower Lagoon Valley Policy Plan area is located
in the southwest sector of the city, adjacent to Interstate 80, just north of
Fairfield. The approved Lagoon Valley vesting tentative map creates 864
residential lots ranging in size from 4,000 square feet to over 1 acre. This pro-
ject also includes a 100-unit, senior restricted townhouse development and 51
housing units affordable to moderate income households, which will likely
consist of apartments or condominiums. In addition to residential lots, the
Lagoon Valley vesting map consists of several other parcels including, but not
limited to, a 52-acre business park (providing 700,000 square feet of office
space), a 10-acre town center, an 8-acre neighborhood park, a 1Vs-acre fire
station site, a 71-acre open space/biological preserve area, and a 240-acre golf

course.

b. North Village Specific Plan

North Village is located in the northeast sector of the city, north of Vaca Val-
ley Parkway, east of Interstate 505, and west of Leisure Town Road. The 882-
acre project site is governed by an approved Specific Plan, which permits
2,499 residential units. Due to the environmentally sensitive vernal pool ar-
eas and wetlands within the project site, development is also subject to US
Army Corps of Engineers wetlands permitting processes, which resulted in a
reduction in the number of allowed units to approximately 2,220 units.
Phase 1 of the project is currently under construction. The North Village
Specific Plan shows a school site in Phase 1 that must be relocated due to con-
flicts with the Nut Tree Airport Land Use Compatibility Plan. Due to this
requirement, a General Plan Amendment to relocate this school site may oc-

cur during the General Plan Update process.
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c.  Nut Tree Ranch Policy Plan Area

The Nut Tree Ranch Policy Plan serves as the guideline for master planning
and development of the approximately 560-acre project area between East
Monte Vista Avenue, Interstate 80, and Interstate 505. The area is bordered
on the west by the Browns Valley and Markham areas. The north and east
boundaries of the policy plan area are shared with the Nut Tree Airport and
the Vacaville-Golden Hills Business Park.

Approximately 124 acres of the 560-acre Policy Plan area are designated for
various commercial and office uses with a residential overlay. The remaining

436 acres are designated for golf course and/or City park use.

The residential overlay on the 62 acres designated for commercial and office
uses permits attached high or medium density housing at a maximum density
of 18 units per acre. While most of this area has been developed for commer-
cial and office uses under the Policy Plan, there are 12 acres of vacant land

that are currently planned for 216 + multi-family units.

d. Rice McMurtry Residential Area

The name “Rice McMurtry” refers to a geographic area located in the north-
west sector of the city, west of Rice Lane, along both sides of McMurtry
Lane. This area consists of four approved residential subdivisions with lot
sizes ranging from 10,000 square feet to 1 acre. The largest subdivision,
Cheyenne, consists of 221 lots on approximately 144 acres. This subdivision
has partially been constructed, with 160 units left to build. The remainder of
this area is not yet developed. It includes the Knoll Creek subdivision, which
has been approved for 38 lots on a 23-acre parcel located on the south side of
McMurtry Lane; Rogers Ranch, which has been approved for 28 lots on 10
acres of an existing 45-acre parcel located on the north side of McMurtry
Lane; and Rancho Rogelio, which has been approved for 40 lots and a 5-acre

detention basin.

e. Southtown and Southtown Commons Residential Areas

The Southtown residential project is located in the southeast sector of the
city, south of Alamo Drive and east of Nut Tree Road. A portion of the
Southtown project has been constructed, and other phases of the project have

been approved. The project includes a variety of housing types, including

19
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large lot, detached single-family residences, cluster units, townhouses, and
apartments. Vanden Road will be reconstructed in the Southtown area to
form a loop around a large, oval-shaped community center/open space. Ap-
proximately 3 acres of neighborhood commercial uses and a new fire station
have been approved, with an integral pedestrian and bicycle trail network
connecting the various neighborhoods and open space. Originally, the South-
town project proposed a maximum of 1,397 units, but refinements to the de-
velopment plan will more likely result in approximately 1,200 units. About

205 units had been constructed as of January 1, 2010.

Given their close proximity and shared infrastructure needs, the Southtown
and Southtown Commons projects were analyzed in one Environmental Im-
pact Report (EIR). Southtown Commons is located east of Southtown, adja-
cent to the Union Pacific Railroad tracks. It has been approved for 240 small-
lot and cluster-type units. A self-storage facility is approved adjacent and par-
allel to the railroad tracks to reduce potential noise impacts to the new resi-

dences.

3. Pending Development Projects
This section describes known pending development projects in and around

Vacaville.

a. Vanden Meadows

In June 2009, the City Council initiated the annexation of the Vanden South
Specific Plan area and development review of the Vanden Meadows residen-
tial project. The 256-acre annexation area is located within the City’s existing
General Plan area, east of Nut Tree Road, west of Leisure Town Road, and
south of the Southtown residential development. The Vanden Meadows de-
velopment proposal consists of 747 single-family units and 192 apartment
units on 206 acres. The project also includes a 6-acre neighborhood park and
trail system, and a 500-foot agricultural buffer on approximately 7 acres lo-
cated along the eastern boundary of the project, as required by the General
Plan.

The proposed project is consistent with the existing General Plan. This pro-

ject is being reviewed in an EIR process that is separate from and intended to

precede the General Plan Update.
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Travis Unified School District owns a 28-acre parcel within the proposed an-
nexation area; however, development of the site is not currently being pro-

posed.

b. Brighton Landing

The Brighton Landing project site is located at the eastern edge of the existing
city limit, at the southeast corner of Elmira Road and Leisure Town Road;
this project is also located within the East of Leisure Town Road Growth
Area, which is discussed in Section A.4 of this memorandum. The existing
General Plan allows for development within a 1,000-foot wide area east of
Leisure Town Road, but such development is subject to a variety of utilities
and land use planning processes. The proposed project requires a develop-
ment agreement, General Plan Amendment, Specific Plan, zoning change,
tentative subdivision maps, and preparation of an EIR. The project would
also be subject to fees for infrastructure improvements required to serve the

new growth areas created by the UGB.

A conceptual project layout for this project includes 704 single-family units of
varying densities on lots between 3,600 and 6,000 square feet and a 176-unit
apartment site. The westerly 50 acres of the site is proposed as Residential
Low Density with a “Private School Overlay” to allow for a Catholic High
School. If the high school does not proceed, the developer will be required to
amend the General Plan to allow another use. The project also includes an
extensive trail system, a neighborhood park, and a public elementary school
site. A linear park is proposed on the eastern edge of the parcel. The pro-
posal does not include the two parcels (totaling approximately 6 acres) located

at the corner of Elmira and Leisure Town Roads.

As a part of the project, the developer has proposed to dedicate an 80-acre site
off of Laguna Creek in the Cherry Glen Road area to the City for a future
stormwater detention basin. This site is identified by the Solano County Wa-
ter Agency for a detention basin and would help alleviate flooding down-

stream in Alamo Creek.

This project is being considered by the City under an EIR that will be pre-
pared separately from but concurrently with the General Plan. The City has
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informed the developer that the proposal will need to be modified to conform

to the preferred alternative in the General Plan Update.

c. Fairfield Train Station Specific Plan

The City of Fairfield has published a draft Specific Plan for the Vacaville-
Fairfield Train Station area, located in Fairfield, just south of the Vacaville
city limit. The purpose of the draft Fairfield Train Station Specific Plan is to
plan for the area surrounding the approved train station as part of the Capital
Corridor commuter rail line. The 2,792-acre Specific Plan includes the area
west of North Gate Road, south of Vacaville’s city limits, and the area north
of the Travis Air Force Base. The Specific Plan calls for up to 6,800 dwelling
units, approximately 5 million square feet of commercial and industrial uses,
and a mix of public and open space uses. Although the planning area is out-
side Vacaville’s city limits, the close proximity of the planning area to the city

limits will likely affect land use within Vacaville.

4. Policy Plan Areas

Policy Plans are one of the primary tools used by the City of Vacaville to
strategically plan for new growth. Specifically, Policy Plans provide detailed
land use regulations, site development standards, and performance standards
for the area in question. The Policy Plans also detail the infrastructure needs
and lay out the phasing of infrastructure improvements. Figure 4 shows the

location of the 18 Policy Plan areas.

In order to allow flexibility in future development, the Policy Plans allow a
wide range of land uses. While this flexibility can be beneficial to developers
and promote economic development, it can also make it difficult to plan for
adequate infrastructure to serve future development, as explained further in
Section B.5 of this memorandum. As part of the General Plan Update, the
City will consider potential revisions to the land use assumptions for the Pol-
icy Plans, as well as whether new policies should be established that would
provide for monitoring of development in Policy Plan areas to verify whether
actual development is consistent with land use assumptions, and that would

limit development beyond infrastructure capacities.
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The majority of the 18 Policy Plans support commercial development and are
nearly built out, and do not warrant further discussion in this memorandum.
However, five Policy Plans have capacity for significant new development,
including the Lower Lagoon Valley, Nut Tree Ranch, Interchange Business
Park, Golden Hills Business Park, and Vaca Valley Business Park Policy
Plans. The Lower Lagoon Valley and Nut Tree Ranch Policy Plans are de-
scribed in Section B.2 of this memorandum. The Interchange Business Park,
Golden Hills Business Park, and Vaca Valley Business Park Policy Plans are

described in Section B.5 below.

5. Infrastructure Limitations within Policy Plan Areas

Due to infrastructure limitations, development is limited in a substantial
amount of vacant land in Vacaville. Specifically, there are three Policy Plans
in northwest Vacaville that have approximately 960 acres of vacant land and
only limited infrastructure capacity: the Interchange Business Park, Golden
Hills Business Park, and Vaca Valley Business Park Policy Plans. There is
insufficient wastewater collection and traffic capacity to serve the buildout of
these areas, or to support all the permitted uses specified by the individual

Policy Plans.

a. Sewer Collection Capacity

Permitted uses within the Interchange Business Park, Golden Hills Business
Park, and Vaca Valley Business Park range from uses with very high sewer
demands, such as fast food restaurants, to uses with low sewer demands, such
as a warehouse. Planning for these areas has historically assumed a sewage

collection need of 2,000 gallons per day (gpd) per acre.

Most office and warehousing uses have low sewer demands; thus, they can
easily be accommodated in the policy plan areas. However, many higher in-
tensity uses, including some commercial, manufacturing, and industrial uses,
require sewer capacity beyond the 2,000 gpd per acre that has been allocated
for each parcel. Many manufacturing and industrial uses located in Vacaville
require collection capacities of 3,000 to 6,000 gpd per acre, and intensive bio-
tech uses like Genetech require as much as 13,000 gpd per acre. These collec-

tion capacities are not available for the undeveloped parcels.
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The City’s Wastewater Treatment Plant has the capacity to serve the policy
plan areas, but the issue lies with the existing sewer collection lines. The ex-
isting sewer lines do not have adequate capacity to serve future buildout of
these areas, nor can they serve uses with a sewer demand exceeding 2,000 gpd
per acre. This has greatly limited the development potential of the remaining

parcels.

At one time, the City had a “reserve” of sewage capacity available to serve
uses that required over 2,000 gpd per acre. However, over the years this re-
serve has been almost completely exhausted, with only about 100,000 gpd
available, which is likely to be taken by a new project in the near future.

Additionally, there are several cases of “stranded” collection capacity, which
is capacity that has been allocated to a single user that will likely remain un-
used. For example, Genentech has an option for an additional 450,000 gpd
per acre of capacity that expires in 2015, and owns the rights to another
450,000 gpd. If this capacity could be transferred to other users, it would
greatly improve the sewer situation in the rest of the business park area, al-
though it would not solve the entire problem. This situation is exacerbated
by the fact that the business park area is served by multiple sewage collection
systems, and much of the remaining capacity is not in the same collection area

where capacity is needed.

The City foresees using one or more of the following potential solutions to

resolve the wastewater capacity issues:

¢ Recover “stranded” wastewater capacity. Some sites within the policy
plan areas have rights to wastewater collection capacity that are not being

used and which appear unlikely to be used in the future.

¢ Allow individual users to sell or trade away capacity if they use less
than 2,000 gpd. Current City policy does not allow users to sell or trade
unused capacity on their sites if the action would reduce the capacity of
the site to less than 2,000 gpd per acre,' with the idea that the City wants
to maintain the possibility that a different user with higher wastewater

! Note that sewer capacity is not a commodity that can be sold to other us-

ers; only the City could be a buyer.
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generation rates might later want to use a site. While this ensures flexibil-
ity in the future, it also means that theoretical capacity is not available for

users who need it.

¢ Build a new sewer line. Building a new sewer line would resolve capac-
ity issues. However, such an upgrade is estimated to cost $50 million, so
funding would be an issue. The City could consider expanding the sewer
upgrade to serve other areas of new development, such as the Northeast

Growth Area, in order to distribute the costs.

¢ Recruit “dry” businesses. Uses such as office or warehouse require sig-
nificantly less wastewater capacity than industrial uses. The City could
make a policy decision to recruit dry businesses to overcome the waste-
water capacity issue. However, such uses generally have lower employ-
ment densities and/or are harder to recruit in today’s competitive market

than are more water-intensive industrial uses.

¢ Redesignate portions of the business park area for non-industrial or
heavy industrial uses. It may be appropriate to consider the northwest
corner of the Interchange Business Park for non-industrial uses such as
residences or for heavy industrial. Since both these uses generate less
wastewater per acre than light industry, this would free up capacity for

other parts of the business park.

b. Traffic Capacity

The existing Vacaville General Plan has established a citywide goal of level of
service (LOS) C at all intersections, interchanges, and road links, but allows
for LOS D, LOS E, and LOS F under specified circumstances. All of the
aforementioned business parks gain access from Vaca Valley Parkway. Due
to existing LOS deficiencies on Vaca Valley Parkway, additional development
within the business parks will require traffic mitigation to help fund traffic

improvement projects that would provide for an acceptable level of service.

As described in more detail in the Transportation and Circulation Existing
Conditions Technical Memorandum, a portion of Vaca Valley Parkway, lo-
cated between Interstate 80 and Interstate 505, currently operates at LOS D in
the peak flow direction during the afternoon (PM) peak hour. In addition,
the Interstate 505 Southbound Ramps/Vaca Valley Parkway intersection,
which serves the business parks, is functioning at LOS D during the PM peak
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hour. Several projects are planned or underway that will help to address

these deficiencies, including the following:

¢ Vaca Valley/Interstate 505 Southbound Interim Improvements.
Widen Vaca Valley Parkway to provide a protected westbound left-turn
lane and an eastbound right-turn lane and widen southbound off-ramp to
provide a southbound right-turn lane; provide signalization at the
southbound ramp intersection. (Construction scheduled to begin in

March 2011. Funded by Local Development Impact Fee Program.)

¢ Interstate 505/Vaca Valley Road Interchange. Widen existing over-
crossing with protected turn pockets and to accommodate pedestrians
and Class II bike lane, and modify interchange to provide partial clover-
leaf design. (Identified as needed for cumulative development; priority
depends on level of area development. Transportation portion of Devel-
opment Impact Fee Program funds a four-lane overcrossing with slip
ramps, but existing General Plan identified need for a six-lane overcross-
ing. Number of lanes and schedule for construction will be part of De-

velopment Impact Fee Update.)

¢ Vaca Valley Parkway Widening. Widen Vaca Valley Road to a four-
lane divided road with protected turn pockets from Interstate 505 to
Browns Valley Parkway and to a six-lane divided road with protected
turn pockets from Interstate 505 to Crescent Drive. (Funded by area de-
velopment as condition of approval.)

These transportation improvement needs have been identified by modeling
the buildout of the existing General Plan over a 25-year period. Local devel-
opment pays development impact fees that are proportionate to the location
and size of the projected development; as noted above, these fees fund the
needed transportation improvements. If development levels exceed the an-
ticipated 25-year buildout estimate, additional mitigation to increase traffic

capacity would be required.

As explained in Section B.4, the flexibility in allowed land uses provided by
the Policy Plans makes it difficult to accurately predict the transportation
infrastructure needs of future development. Therefore, the identified and
planned transportation improvements may not be adequate to serve future

development. To help address this concern, the General Plan Update will
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consider potential revisions to the land use assumptions for the Policy Plans,
as well as new policies that would monitor development levels and ensure

that development does not exceed infrastructure capacities.

6. Jobs/Housing Balance

The balance between jobs and housing in a community affects the likelthood
of people working and living in the same community. If there is a sufficient
balance between jobs and housing supply, there is a higher chance that people
could choose to live and work in the same city. Providing a good jobs-to-
housing balance is important because it influences the location of businesses
and could potentially improve regional traffic and reduce pollution associated

with commuting,.

However, the sheer number of houses and jobs does not take into account the
match between the skills of workers and the types of housing options avail-
able. Therefore, this section discusses not only the numerical balance be-
tween jobs and housing in Vacaville, but also the match between the wages
earned by workers and the types of housing opportunities in Vacaville. A
discussion about the match between the skills of the resident workforce and

the types of employment opportunities in the community also follows below.

a. Jobs-Housing Ratio

Ideally, Vacaville should have a jobs-housing ratio of approximately 1.2, since
there are about 1.2 employed residents per household in Vacaville. As of
2010, Vacaville had a jobs-housing ratio of 0.86, indicating a severe lack of

jobs compared to housing.

The 2006-2008 American Community Survey reported that 36 percent of
employed residents in Vacaville, or 14,350 people, worked in Vacaville. This
means that approximately half of the 28,000 jobs® in Vacaville are filled by
Vacaville residents. Another 36 percent worked outside of Vacaville but
within Solano County. The remaining 28 percent of employed residents
commuted to jobs outside of Solano County. Those who commute to other
cities and counties often choose to live in Vacaville because of the relative

affordability of housing compared to other Bay Area cities and counties.

? ABAG Projections, 2009.
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Housing costs, commute distances, and labor costs are among the key factors
that influence corporate decisions on where to locate a business. These are
among the reasons why corporations have begun to locate in the North Bay
area, away from the major cities, where the already high costs of housing and
the time and expense of commuting are continuing to increase. Vacaville and
Solano County remain an area where housing is more affordable for Bay Area
workers. The City recognizes that striving for a healthy jobs/housing bal-
ance and pursuing economic development will result in more and better pay-
ing jobs for existing residents and enable them to better afford housing in
Vacaville. See the separate Competitive Positioning Technical Memorandum,
prepared for the General Plan Update, for more information about Vaca-
ville’s economic strengths and challenges and projected economic growth.

b. Jobs-Skills Match

As stated above, the numerical balance between the number of houses and
jobs does not take into account the match between the skills of a commu-
nity’s residents and the types of employment opportunities available. One
indicator of the match between residents and employment opportunities is a
comparison of the educational attainment levels of residents with the training
requirements of local jobs. Residents could be over- or under-qualified for the

available jobs in their community, resulting in a mismatch between jobs and

skills.

Another element of the jobs/housing balance is the match between the work-
ers in Vacaville and the types of housing options available in Vacaville. An
indicator of the match between workers and housing opportunities is to

compare the household earnings of residents with housing prices.

The median sales price for a home in Vacaville in 2008 was $309,000." A
household would need to earn approximately $65,000 per year to afford a
home at this median price, assuming a 20 percent down-payment and that no
more than 35 percent of the total household income is spent on housing costs.
However, as shown in Table 4, the highest median income among occupation
types in Vacaville is $60,177 in the Management, Professional, and Related

category, which is below the median income necessary to afford the median

? City of Vacaville, 2009, Housing Element, page 44.
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home price in Vacaville. This does not mean that there are no jobs in Vaca-
ville that can afford the median home price; there are several subcategories
within the Management, Professional, and Related category with a median
income of $65,000 or higher (e.g. the Management, Computer and Mathe-
matical; Architecture and Engineering; and Healthcare subcategories). How-
ever, this data indicates a potential mismatch between the wages of workers

and the cost of housing in Vacaville.

TABLE4 OCCUPATIONS AND MEDIAN INCOME IN VACAVILLE

Percent .
Number Median
of Total
. of Jobs Income
Occupation Jobs
Management, Professional, and Related 12,587 33% $60,177
Sales and Office 10,128 26% $32,345
Service 7,446 19% $22,417
Cons.tructlon, Extraction, Maintenance, and 4783 12% $56,761
Repair
Production, Transportation, and Material 3516 99 $43.944

Moving

Source: 2006-2008 American Communities Survey, $2401: Occupation by Sex and Median Earn-
ings in the Past 12 Months for the Civilian Employed Population.

With the exception of Services category, the plurality of jobs in each of Vaca-
ville’s key subsectors offers salaries between $32,345 and $60,177, meaning
that a two-income household at these wage levels could afford the median
home price in Vacaville. However, 20 percent of jobs in Vacaville are in the
Service category with a median income of $22,417, so even a two-income
household would be unable to afford the median-priced home in this cate-
gory. Strategies should be considered to improve the jobs/housing balance in
Vacaville, including improving the match between residents’ skills and job

requirements, and between wages and home prices.
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C. Regulatory Framework

This section summarizes land use agencies and regulations that are relevant to
the Vacaville General Plan Update. Land use in Vacaville is primarily regu-
lated at the City level, with additional regulations and guidance provided by

State and regional agencies and organizations.

1. State Regulations
This section summarizes the State regulations that pertain to land use in

Vacaville.

a. California Government Code

California Government Code requires each city and county to adopt a com-
prehensive, long-term General Plan (Section 65300). In statute, the General
Plan is presented as a collection of seven required elements, of which the
Land Use Element is one. The Land Use Element serves as a central frame-
work for the entire General Plan, establishing policies to guide development
and conservation in a manner consistent with the community’s values and
vision for the future. The Land Use Element describes a general development
pattern, including where buildings and public facilities exist currently and

may occur in the future.

In accordance with California Government Code Section 65302(a), the Land
Use Element should describe the desired pattern of development by address-
ing three required topics: the location of various land uses, the arrangement of
land uses within the community, and the density and intensity of buildings.
The Land Use Element is required to discuss the general distribution of the
following land uses, to the extent that each is relevant: housing, business, in-
dustry, open space, mineral resources, and recreation facilities. The Land Use
Element must also identify the specific locations of the following land uses:
educational facilities, public buildings and grounds, future solid and liquid
waste facilities, lands subject to flooding, and Timberland Preserve Zone
lands. Additionally, the Land Use Element must define density and intensity.

Density is commonly defined by the number of dwelling units per acre, and
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intensity is defined by the ratio of building square footage to the area of land

involved.*

For many, the general idea of development is most easily understood using
the land use diagram, a graphic representation of the policy statements in the
Land Use Element. California Government Code requires the Land Use
Element to include the land use diagram, which is usually a map, but may be
more graphically abstract. The diagram, like the text in the Land Use Ele-
ment, must be consistent with all other elements of the General Plan, as well

as with all other General Plan contents.

California Government Code also requires that a General Plan include the

following elements:

¢ Open Space Element. The Open Space Element is required to plan for
the preservation and conservation of open space, production of natural

resources, and open space for recreation and public health and safety.

¢ Transportation Element. The Transportation Element is closely tied to
the Land Use Element and is required to identify the general location and
extent of existing and proposed major streets and other transportation fa-
cilities.

¢ Housing Element. The Housing Element is required to assess the cur-
rent and projected housing needs of the jurisdiction and must be updated
every eight years as required by SB 375. Unlike other General Plan Ele-

ments, it is subject to State review.

¢ Conservation Element. The Conservation Element is required to ad-

dress the conservation, development, and use of natural resources.

¢ Safety Element. The Safety Element is required to establish policies to

protect a jurisdiction from natural hazards.

¢ Noise Element. The Noise Element is required to identify major noise
sources and establish noise compatibility guidelines for different land

uses.

* Shigley, Paul and William Fulton, Guide to California Planning, Second
Edition, pages 109 through 110.
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As discussed in Section C.3.b below, the Housing Element will not be in-

cluded in the General Plan Update because it was recently updated.

b. Assembly Bill 32 and Senate Bill 375

Assembly Bill (AB) 32 and Senate Bill (SB) 375 are California laws pertaining
to global warming and the reduction of greenhouses gases. Both laws, either
directly or indirectly, require local jurisdictions to employ land use planning

as a means to reduce their greenhouse gas (GHG) emissions.

AB 32, the Global Warming Solutions Act of 2006, was passed by the Cali-
fornia legislature and signed into law by Governor Arnold Schwarzenegger.
AB 32 is California’s first major commitment to addressing global warming,
and sets a timeline for reducing California’s GHG emissions to 1990 levels by
the year 2020. AB 32 identifies the California Air Resources Board (CARB)
as the lead agency responsible for implementing the bill, and in 2008, CARB
published the Climate Change Proposed Scoping Plan (Scoping Plan). The
Scoping Plan is an analysis of the best approach to achieve the 2020 reduction
target, citing local governments as an essential partner. The Scoping Plan
states that local governments have “...broad influence and, in some cases, ex-
clusive authority over significant emission sources through their planning and
permitting processes, local ordinances, outreach and education efforts and

municipal operations.”

The Scoping Plan distinguishes various areas where local jurisdictions can
focus on GHG reductions. Two areas in particular, community transporta-
tion and community design, fall directly under the context of land use plan-
ning. Using effective land use planning, local jurisdictions can allow and en-
courage community transportation choices that promote low carbon travel
options, such as public transit, bicycling, and walking. Local government can
use its broad influence to incorporate bicycle paths and sidewalks into new
and existing travel routes, which provide opportunities for residents to reduce
their vehicle miles traveled (VMT) and therefore reduce their GHG emis-

sions.

> California Air Resources Board, October 2008, Climate Change Proposed
Scoping Plan, pages C-49 through C-54.
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Local governments can also engage in land use planning to reduce GHG emis-
sions through community design. Local governments can promote compact
development projects and those with mixed-use residential and commercial
components, which allow residents to live, work, and shop without driving
between destinations. Additionally, local governments can adopt policies that
encourage infill development. With increased density, local jurisdictions can
accommodate the same amount of growth on less land, setting aside more
land for non-developed uses such as open space, which incorporate plants that
absorb GHGs. Ultimately, the most carbon-efficient urban form is one that
integrates alternative modes of community transportation with compact,

mixed-use community design.

SB 375, passed by the State Assembly and Senate in August 2008, is another
significant component of California’s commitment to GHG reduction. In
essence, SB 375 coordinates transportation funding and land use planning on a

regional level as a means to achieve AB 32’s goals.

The goal of SB 375 is to reduce emissions from cars and light trucks by incen-
tivizing compact development. The first step outlined in SB 375 calls for
metropolitan planning organizations (MPOs) and CARB to establish a re-
gion’s GHG reduction target. Then, the MPO must develop a sustainable
communities strategy (SCS), a plan for a compact development pattern that
will enable the region to meet its GHG reduction target. SB 375 requires the
GHG reduction target and the SCS to be incorporated into the Regional
Transportation Plan (RTP). The Association of Bay Area Governments
(ABAG) is the MPO for the Bay Area region, which includes Vacaville, and it
is anticipated that ABAG will release the Draft SCS in November 2012.

The California Air Resources Board (CARB) released the draft GHG reduc-
tion target for the Bay Area region in August 2010. Using a 2005 baseline
year, CARB recommends a 7 percent reduction in per capita GHG emissions

from cars and light trucks in the Bay Area by 2020 and a 15 percent reduction
by 2035.

Transportation and development projects consistent with the SCS will be

given priority for State and regional funding. Additionally, SB 375 grants

SCS-consistent residential development projects streamlined environmental
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review processes. SB 375 also changes Housing Element law, extending the
planning period for the Housing Element to eight years, and linking Housing

Element timelines to RTP timelines for increased consistency.

Both AB 32 and SB 375 depend on local governments to implement land use
strategies to reduce GHG emissions. Local governments, like the City of
Vacaville, can utilize the General Plan Update process to further the discus-
sion of reducing local GHG emissions. The City of Vacaville will prepare a
Climate Action Plan as part of the General Plan Update to help reduce GHG
emissions within the city. In addition, the General Plan Update will include
policies to help reduce GHG emissions. For example, the General Plan Up-
date could include policies to encourage higher density, mixed-use develop-
ment; increase energy efficiency of buildings; or enhance bicycle and pedes-
trian facilities. The General Plan Update and Climate Action Plan will have a
synergistic relationship, with both documents informing and strengthening

the policies within each document.

2. Regional Agencies and Regulations
This section describes regional agencies and regulations that pertain to land

use in Vacaville.

a. Solano County General Plan

The Solano County General Plan, adopted on August 5, 2008, is a long-range
guide for land use in the unincorporated areas in the county, including land
outside of Vacaville’s city limits but within the General Plan Planning Area.
The areas subject to the Solano County General Plan include significant areas
in the northeast, east, and south portions of the study area, as well as small
pockets of land north and west of the city limit. The County’s General Plan
land use designations are generally the same as the City’s existing General
Plan land use designations for these areas. The Solano County General Plan

land use map is shown on Figure 5.

The following sections describe aspects of the Solano County General Plan
that may impact industrial lands within the City of Vacaville.
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i.  Solano County Specific Project Areas

As part of its General Plan Update, the County adopted “Specific Project Ar-
eas” to guide future development within the unincorporated areas of the
county after adoption of a specific plan, policy plan, or completion of special
plans and studies. This designation is applied to areas where future develop-
ment and conservation objectives have not been fully defined and will be sub-
ject to future planning studies. The County General Plan identifies one such
area within the Vacaville General Plan Planning Area located north of Mid-
way Road, along Interstate 505, directly north of Vacaville, referred to as the
“North Vacaville Limited Industrial Area.”

The North Vacaville Limited Industrial Area consists of 266 acres. The
County General Plan designates this area for uses consistent with the
County’s Limited Industrial land use designation. The Limited Industrial
land use designation provides for industrial operations of a relatively low in-
tensity and low polluting character, including industrial operations, scientific
and research institutions, warehousing and distribution, and specialized light
manufacturing and assembly operations with few or no off-site effects. This
area is intended to accommodate large scale users that cannot be accommo-
dated in Vacaville’s industrial areas and other uses that may not be compatible

with the City’s industrial areas.

ii. County Commercial Land Use Designations

Just north of the city, on the north side of Midway Road between Interstates
505 and 80, the County has designated several properties as Highway Com-
mercial, Service Commercial, General Industrial, and Rural Residential.
South of Midway Road, the County has designated areas for Urban Residen-
tial, Urban Commercial, Public/Quasi-Public and Urban Industrial. To
guide development in these gateway areas, County General Plan Policy LU.I-
3 states that the County will create and adopt Gateway Design Guidelines in
consultation with the Cities and consistent with adopted commercial and
industrial guidelines of each City. The guidelines will be developed concur-
rently with the proposed update to the County Zoning Ordinance, which is
scheduled to be completed in 2011. Uses permitted within these areas will be

consistent with the County’s corresponding land use designations.
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b. Solano Irrigation District Master Water Agreement

As referenced in Section A.5 of this memorandum, the City entered into a 55-
year Agreement in May 1995 with SID to provide the City with an increasing
amount of Solano Project water. This agreement determines the amount of
municipal water SID will provide for lands located within Vacaville’s Urban
Service Area and limits the provision of water for non-agricultural purposes
outside of the Urban Service Area. The term of the Master Water Agreement
is to the year 2050.

This Agreement delineates the long-term Urban Service Area Boundary,
which is discussed in Section A.5, and restricts water delivery to non-
agricultural purposes outside of that boundary. This agreement also states
that the Urban Service Area could be expanded further east, which would be
dependent upon a revision to the City’s General Plan. For more information
regarding the amount of water provided for by the Master Water Agreement
and the City’s various water sources, please refer to the Water Supply and

Service Technical Memorandum prepared for the General Plan Update.

c. Greenbelt Agreements
The City of Vacaville is a party to two greenbelt agreements: the Vacaville-
Fairfield-Solano Greenbelt Agreement and the Vacaville-Dixon Greenbelt

Agreement. The location of the greenbelts is shown on Figure 6.

i.  Vacaville-Fairfield-Solano Greenbelt

The Vacaville-Fairfield-Solano Greenbelt Agreement identifies approximately
4,100 acres between Vacaville and Fairfield that must be preserved to serve as
a permanent separation between the urban areas of Fairfield and Vacaville,
and to maintain the area in agriculture and open space uses consistent with

the provisions of the agreement.
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The Agreement, adopted by the Cities of Fairfield and Vacaville and Solano
County, is governed by the Vacaville-Fairfield-Solano Greenbelt Authority
(VFSGA) with two members from each City Council and two members from
the Solano County Board of Supervisors. The VESGA is tasked with preserv-
ing lands in the greenbelt by: establishing land use policies; developing green-
belt plans; making recommendations regarding urban limit lines, Spheres of
Influence, and other municipal plans; and creating urban limit line buffers.
Funding for the work of the VFSGA is distributed equally between the Cities
of Vacaville and Fairfield and Solano County.

ii.  Vacaville-Dixon Greenbelt

The Vacaville-Dixon Greenbelt Agreement identifies approximately 1,000
acres of land located between Vacaville and Dixon that have been purchased
by the Vacaville-Dixon Greenbelt Authority (VDGA) to be maintained in
productive agriculture or as other open space uses mutually agreed upon by
VDGA.

The Governing Board of the VDGA consists of two members each from the
City Councils of Vacaville and Dixon and one ex-officio member from the
Solano County Board of Supervisors. Funding for the work of the VDGA is
distributed equally between the Cities of Vacaville and Dixon and Solano
County.

In addition to this agreement, the Solano County General Plan has placed an
“Agricultural Reserve Overlay” on this area to encourage the physical separa-
tion between these cities, acknowledge the development pressure in this area,

and promote the viability of agricultural operations.

d. Solano Transportation Authority

The Solano Transportation Authority (STA) is the regional Congestion Man-
agement Agency whose charge is to address congestion issues in Solano
County and the seven cities within the county, including Vacaville. STA is
responsible for countywide transportation planning, programming transpor-
tation funds, managing and providing transportation programs and services,
delivering transportation projects, and setting transportation priorities. Two
principle documents govern regional transportation planning within Solano

County: the Solano County Comprehensive Transportation Plan and the
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Regional Transportation Plan (RTP). The plans link land use and transporta-

tion planning by planning for future growth near transit systems.

e. Jepson Parkway Concept Plan

The Solano Transportation Authority, in partnership with Solano County
and the Cities of Fairfield and Suisun City, prepared the Jepson Parkway
Concept Plan. The Concept Plan includes guidelines for the development of
a four-lane parkway connecting the Interstate 80/Leisure Town Road inter-
change in Vacaville to Highway 12 in Suisun City. The primary land use goal
of the plan is to integrate future development along the corridor with mult-
modal transportation options. Though they are advisory only, the Plan in-
cludes land use goals for a wide scale of projects including single-family and
multi-family neighborhoods to neighborhood retail centers, office/business

parks, and light industrial buildings.

3. City Regulations and Policies
This section describes City regulations and policies that pertain to land use in

Vacaville.

a. City of Vacaville General Plan

The existing Vacaville General Plan addresses Vacaville’s future land uses,
primarily through the Land Use Element, which meets the requirements of
California Government Code described in Section C.1.a by establishing land
use policies and mapping the location of future land uses. This section sum-
marizes the land use designations and map, Land Use Element policies, and

policies related to land use provided in other elements of the General Plan.

i.  Land Use Designations and Map

The General Plan Land Use Element describes the general distribution of land
uses and the density and intensity of development within Vacaville. The
Land Use Element contains 25 discrete land use designations discussed in de-
tail below. Table 5 shows each land use designation and the acreage of land
designated for each category. For each land use designation, the uses allowed
and the standards of density and intensity are specified. Intensity is expressed
as an average FAR. FAR is calculated based on total building floor area in
proportion to the size of the building’s lot.
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TABLES ~ EXISTING GENERAL PLAN LAND UsE

General Plan Land Use Designation Acres
Residential Estate 1,258
Residential Golf Course 451
Residential High Density 371
Residential Low Density 4,186
Residential Low Medium Density 490
Residential Manufactured Home Park 132
Residential Medium Density 296
Residential Rural 949
Residential Urban High Density 10
Total Residential Acres 8,143
Agricultural Buffer 176
Agriculture 2,773
Business Park 819
Commercial General 610
Commercial Highway 536
Commercial Neighborhood 80
Commercial Office 76
Commercial Service 98
Hillside Agriculture 1,500
Industrial Park 1,261
None 138
Private Recreation 164
Professional Office Restriction 21
Public Open Space 2,280
Public Park 867
Public/Institutional 1,487
Schools 331
Total Non- Residential Acres 13,218

Note: All totals are current as of January 1,
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The existing General Plan land use designations and their distribution are
illustrated in Figure 7. Land use designations represent the intended future
use of each parcel of land. Land use designations are intended to provide both
a vision of the future organization of uses within the city and a flexible struc-
ture to allow for changes in economic conditions, community visions, and
environmental conditions. In other words, designations generally state what
the future use should be, but are not intended to be so rigid as to prohibit

changes in the future.

¢ Rural Residential. This designation provides opportunities for rural liv-
ing on lots ranging in size from 2% to 10 acres (0.1 to 0.4 units per gross
developable acre). Animal husbandry and limited horticulture are per-
mitted, subject to appropriate standards.

¢ Residential Estate. This designation provides opportunities for very low
density residential land use, compatible with topography and public ser-
vice capacities. The minimum lot size is 10,000 square feet, and larger
lots may be required in specific areas by policy plans and/or zoning regu-
lations because of topography or limited public service capacities. This
designation allows densities of 0.5 to 3 units per gross developable acre.

¢ Golf Course Residential Community. This designation provides op-
portunities for residential use in conjunction with a golf course develop-
ment, subject to appropriate standards. A golf course, or comparable
large recreation center, is a required component in any development pro-
ject under this classification. This designation allows densities of 1 to 2
units per gross developable acre; units may be clustered. Specific or pol-

icy plan approval is required.

¢ Residential Low Density. This designation provides opportunities for
single-family residential use in neighborhoods on lots ranging in size
from 6,000 to 10,000 square feet, subject to appropriate standards. This
designation allows densities of 3.1 to 5 units per gross developable acre.

¢ Residential Low-Medium Density. This designation provides opportu-
nities for single-family, duplex, and clustered housing in neighborhoods

on lots ranging in size from 4,500 square feet to 6,000 square feet, subject
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to appropriate standards. This designation allows densities of 5.1 to 8

units per gross developable acre.

Residential Medium Density. This designation provides opportunities
for multi-family residential uses, including duplexes, townhouses, multi-
dwelling structures, or cluster housing with landscaped open space for
residents, subject to appropriate standards. Garden-type apartments and
condominiums, which are designed as stacked units without garages, are
not allowed in this land use classification. Multi-dwelling structures must
be within a subdivision where each unit may be under individual owner-
ship. Single-family detached housing may be allowed when in compli-
ance with the City’s residential design requirements for new single-family
development. This designation allows densities of 8.1 to 14 units per

gross developable acre.

Residential High Density. This designation provides opportunities for
higher density multi-family residential uses, including townhouses, con-
dominiums, and apartments, subject to appropriate standards. This des-

ignation allows densities of 14.1 to 24 units per gross developable acre.

Residential Urban High Density. This designation provides opportuni-
ties for an intensive form of residential development in and adjacent to
the Downtown, including townhouses, condominiums, and apartments
with relatively high land coverage, subject to appropriate standards. This

designation allows densities of 20.1 to 36 units per gross developable acre.

Manufactured Housing Park. This designation provides opportunities
for affordable housing using manufactured or modular components on
sites developed as a planned unit, subject to appropriate standards. This
designation is intended for both parks with rental spaces for manufac-
tured housing (i.e. mobile homes) and parks where the spaces are indi-
vidually owned. This designation allows densities of 6 to 10 units per

gross developable acre.
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¢ General Commercial. This designation provides for a full range of uses,
including retail stores, food and drug stores, auto sales, and businesses
selling home furnishings, apparel, durable goods, and specialty items.
Support facilities, such as entertainment and eating-and-drinking estab-
lishments, are also permitted. This designation allows a maximum FAR
of 0.3.

¢ Neighborhood Commercial. This designation allows small sites for
neighborhood commercial centers, generally anchored by a grocery store
with convenience uses serving the immediate area. New sites must be be-
tween 4 to 10 acres in size. This designation allows a maximum FAR of
0.3.

¢ Highway Commercial. This designation is applied adjacent to Interstate
highways and includes specialty retailing, restaurants, hotels and motels,
and commercial recreation and entertainment, designed to attract primar-
ily visitor business and shopping. This designation allows a maximum
FAR of 0.3.

¢ Commercial Office. This designation provides sites for limited retail
commercial development and office development. It is intended for tran-
sition areas between commercial and residential areas. Subcategories on
the General Plan diagram, which is shown in Figure 7, distinguish be-
tween Commercial Office, where support retail and service uses are per-
mitted, and Professional Office, where no retail uses are allowed. This

designation allows a maximum FAR of 0.3.

¢ Downtown. The Downtown designation allows for a mix of residential,
commercial, civic, and recreational uses appropriate for the area, subject
to a2 maximum FAR of 3.0 for the core area in the parking district and a
range of 1.0 to 2.0 elsewhere in Downtown. The Downtown area is gen-
erally the 100-acre area between Stevenson Street, Cernon Street, Monte
Vista Avenue, and the former Southern Pacific Railroad track, plus the
Basic American Food Plant site, and is delineated on the General Plan

diagram displayed in Figure 7.
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¢ Commercial Service. This designation provides areas for heavy com-
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mercial uses, such as lumber yards and auto-related services. Limited re-
tail is permitted under this designation, but the primary function of
Commercial Service is to provide for commercial uses not permitted in
other areas because they attract heavy vehicles or otherwise have adverse
impacts on other uses. This designation allows a maximum FAR of 0.3.

Business Park. This designation applies to sites in a landscaped setting
for office centers, research and development facilities, and, under appro-
priate conditions, medical and institutional uses. Secondary uses may in-
clude limited industrial activities, small-scale warehousing and distribu-
tion operations, and limited retail sales accessory to these areas. Com-
mercial uses and services for employees and businesses (e.g. delicatessens,
child care, dry cleaners, and branch banks) are required as a means of re-
ducing trips and vehicle miles traveled (VMT). These uses must be cen-
trally located and have adequate pedestrian access. The commercial uses
and services must be ancillary to the primary use. The policy plans,
which are discussed further in Section C.3.c, may additionally allow for
commercial development. This designation is intended for parcels of
land that would be developed as a unit, and for developments that would
be more compatible with other types of land uses than are permitted un-
der the other industrial designations. The FAR is generally limited to
0.3. The FAR may be adjusted in specific policy plan areas, based upon
intensity of use and availability of public facilities, infrastructure, and
projected traffic levels of service.

Industrial Park. This designation provides sites for industrial uses that
require the following: locations on major transportation lines; large areas
for structures, truck loading, and parking; and space for storage of prod-
ucts, equipment, and materials. This designation also accommodates
light manufacturing. Commercial uses and services for employees and
businesses (e.g. delicatessens, child care, dry cleaners, and branch banks)
are required as a means of reducing trips and VMT. These uses must be
centrally located and have adequate pedestrian access. The commercial
uses and services must be ancillary to the primary use. Policy Plans,

which are discussed further in Section C.3.c, may additionally allow for
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limited office and commercial uses. This designation is intended to pro-
tect Vacaville's established industrial areas, which constitute a major re-
source, from encroachment by nonindustrial retail and commercial uses
that could locate elsewhere. The FAR is generally limited to 0.4. The
FAR may be adjusted in specific policy plan areas, based upon intensity
of use and availability of public facilities, infrastructure, and projected

traffic levels of service.

Public/Institutional. This designation includes the Civic Center, Cul-
tural Center, California Medical Facility, California State Prison, Solano
(CMEF), Vaca Valley Hospital and related medical facilities, other public
facilities, large institutions, and utilities. The FAR is generally limited to
0.3. The FAR may be adjusted in specific cases, based upon the intensity
of use and availability of services, infrastructure, and projected traffic lev-

els of service.

Schools. This designation includes existing and planned public elemen-
tary, junior high, and high schools. Planned schools are subject to review
by the school districts and ultimate locations may not be the same as
proposed.

Private Recreation. This designation includes country clubs, free-
standing golf courses, recreational vehicle (RV) parks, riding stables,
campgrounds, and theme parks. The maximum FAR is generally 0.1, but
may be adjusted in specific cases based upon inclusion in a policy plan
and the availability of public services, infrastructure, and expected traffic

levels of service.

Public Parks. This designation includes existing and proposed public
park sites.

Public Open Space. This designation consists of lands that are owned or
controlled by the City, another public entity, or a nonprofit entity, as
well as lands that are designated for future acquisition by the City and
that are to be preserved as permanent open space. This category includes
lands such as creekways, hillsides, ridgelines, transmission line corridors,

and the hillside areas of the CMF. Public open space lands may be used
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for recreational purposes such as hiking, to preserve a permanent inven-
tory of open space lands, or for agricultural grazing uses. The public
open space designation does not necessarily guarantee public access. The
physical characteristics of the land or the extent that improvements are

required may restrict the accessibility of the site.

Agricultural Buffer (Transitional Zone). This designation is intended
for transitional uses compatible with urban development on one edge and
intensive and/or irrigated agriculture on the other, including public or
private recreational facilities, storm-detention ponds, tree farms, whole-
sale nurseries, and other specified uses in the appropriate policy plan.
The base land use in the Agricultural Buffer must be that of the adjoining
residential land. Transfer of the urban density from the land in the Agri-
cultural Buffer to the remaining portion of the residential site is permit-
ted. Where urban land uses abut grazing land, buffers must be evaluated
on a case-by-case basis. The FAR is generally 0.01 and may only be in-
creased in specific instances in which the City Council finds that a higher
ratio will not substantially reduce the open space utility of the buffer
zone. As indicated in Section A.6, this designation only allows structures

that are non-occupied and that either:

* Are necessary to the maintenance of agricultural operations (e.g. pump

stations);
* Form a portion of a landscaped separator (e.g. a sound/visual wall);
* Serve a public recreation use (e.g. parks); or

* Are adjunct to a public health and safety use of the buffer zone (e.g.

floodwater detention facilities).

Agriculture. This designation includes lands used for agricultural pur-
poses. This designation primarily consists of irrigated croplands and pas-

ture outside of the city limit but within the Planning Area.

Hillside Agriculture. Hillside agriculture lands are generally privately
held hillside lands designated for low intensity agricultural uses. Hillside
agriculture lands generally consist of hillsides and ridgelines where devel-

opment is limited due to natural features. Lands within this designation
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generally are steep slope areas that are located above the public water sys-
tem service elevations, have a high fire risk, have highly visible ridgelines,
are likely to have value as plant or wildlife habitat, and may be subject to
geologic instability. This category allows for the development of 1 unit
per 20 acres, subject to compliance with established performance stan-
dards. This designation also provides for potential density transfers.

Community Separator Overlay. This designation includes lands re-
stricted to agricultural or other defined open space uses through zoning,
joint powers agreements between Vacaville and adjacent cities, and/or
acquisition of development rights by a public or nonprofit agency. These
areas are or will be under study as Agriculture or Agricultural Buffer.
Other appropriate land uses may be identified as a part of these studies.
The General Plan designates the underlying land use in these areas as Ag-

riculture or Public Open Space.

Land Use Element Policies

The General Plan Land Use Element establishes policies to guide develop-

ment and conservation in a manner consistent with the community’s values

and vision for the future. The Land Use Element policies are grouped into

eight sections, which are as follows:

¢ Community Form and Image. This section includes eleven guiding and

twelve implementing policies that preserve visual features, avoid sprawl,

and express the community’s identity.

Growth Strategy. This section includes ten guiding and 13 implement-

ing policies to plan for and manage growth in Vacaville.

Special Area Policies. This section includes 23 implementing policies for
special planning areas within Vacaville. The policies clarify and refine

the purpose or describe special regulations for these planning areas.

Residential Areas. This section includes six guiding and 20 implement-
ing policies that set goals to achieve a mix of housing, recommend design
guidelines, allocate multi-family and single-family housing to specific ar-

eas within the city, and establish development standards.
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¢ Retailing and Commercial Services. This section includes twelve guid-
ing policies and six implementing policies that guide commercial devel-

opment in Vacaville.

¢ Offices. This section includes two guiding policies and four implement-

ing policies that guide office development in Vacaville.

¢ Business and Industrial Park Development. This section includes six
guiding policies and four implementing policies that guide office and in-

dustrial development in Vacaville.

¢ Growth Boundary. This section includes three guiding principles and
four implementing policies about the Urban Growth Boundary. The
Urban Growth Boundary and its associated policies are described in Sec-
tion A.3.

it. Policies Related to Land Use in Other Elements

The Land Use Element is intricately connected to all elements of the General
Plan. There are policies in other Elements that directly impact land use in
Vacaville, including the Open Space, Conservation, Safety, and Noise Ele-
ments. The Open Space and Conservation Elements include policies related
to the preservation of natural resources, such as agricultural land, creekways,
or habitat for threatened or endangered species. The Safety Element includes
policies pertaining to flooding and other natural hazards, which require com-
patible land uses on particularly hazardous land, such as a flood zone. The
Noise Element includes policies that require sensitive land uses, such as resi-

dential uses, to not be located near major noise sources.

b. Housing Element

The Housing Element addresses the statewide housing goal of “attaining de-
cent housing and suitable living environments for every California family.”
The City of Vacaville 2007-2014 Housing Element was adopted by the City
Council in April 2010 and certified by the State in July 2010.

One of the requirements of Housing Element law is for each City and

County to accommodate its “fair share” of projected housing need over a five-
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year planning period. Cities and counties must demonstrate that adequate
sites are available to accommodate this need, and that regulations will not
unduly constrain the development of housing. This housing need require-
ment is known as the Regional Housing Need Allocation (RHNA). Vaca-
ville’s RHNA is established by ABAG in its Regional Housing Need Plan
(RHNP). The RHNA for Vacaville represents the minimum projection of
additional housing units needed to accommodate household growth of all

income levels by the end of the housing element’s statutory planning period.

Under the existing General Plan, the City has adequate land to accommodate
its current fair share of the Bay Area regional housing needs allocation
(RHNA). The City’s adopted Housing Element relies primarily on sites
zoned for multi-family uses to accommodate its share of the RHNA for
lower-income units, and small lot subdivisions to meet the needs of moderate
income households. To ensure the City maintains the ability to meet the
RHNA through the planning horizon of the new General Plan, the Housing
Element includes several implementing policies, which are shown in Table 6,
that must be considered as part of the General Plan Update process.

Additionally, it is likely that the City will need to accommodate additional
housing sites for its next Housing Element, which will be prepared for the
period beginning in 2014. Some Solano County leaders have also suggested
that Vacaville, along with Fairfield, would be a good location for additional
housing intensification. Therefore, the General Plan Update process should

consider additional housing sites beyond those shown in the current General
Plan.

c. Land Use and Development Code

The Land Use and Development Code applies zoning districts to properties
within the City of Vacaville. The purpose of the zoning districts is to imple-
ment the land use designations established by the General Plan. For each
General Plan land use designation, there is, at a2 minimum, one zoning dis-
trict. Table 7 shows which zoning districts are consistent with General Plan

land use designations as described in Section C.3.a.
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TABLE6  HOUSING ELEMENT POLICIES

Policy
Number

Policy

Policy
H.1-I6

Evaluate and update the General Plan residential land use classifica-
tions and consistent zoning districts. During the General Plan up-
date, the residential land use categories and definitions will be analyzed
and updated. Consideration shall be given to the citywide housing mix,
infrastructure capacities and environmental constraints. An alternative
option to be considered for the single-family classifications will be the
designation of compatible zoning districts that are at the high end of
the density range allowed per the General Plan.

Policy
H.1-116

High Density Residential (RHD) lands identified in the Residential
Land Inventory shall be required to develop with a minimum den-
sity of 20 units per acre.

Implementation: On an ongoing basis, as a part of the discretionary
development review process, the Community Development Depart-
ment will require RHD sites to be designed with a minimum density of
20 units per acre in order to implement the policies of the Housing
Element. All recently approved high density projects have been con-
structed with an average density of 20 units per acre density, except for
projects with density bonuses approved at higher densities.

Policy
H.1-114

Implement the Opportunity Hill Master Plan by identifying lands
to be rezoned to a density greater than the maximum density of 36
units per acre as currently permitted by the Urban High Density
(RUHD) Residential Overlay District.

Implementation: In 2008, the City Council adopted the Opportunity
Hill Master Plan and Design Guidelines. In order to implement the
Plan, the City Council also initiated a General Plan Amendment to
allow up to 65 units per acre within the Opportunity Hill Master Plan
area. The Opportunity Hill project will intensify land uses and revital-
ize portions of the Downtown Area. Land use recommendations iden-
tified specialty retail, office uses, housing opportunities (including
live/work units, for-sale, and affordable housing component), enter-
tainment and restaurant uses, and a continuation of heritage tourism
that celebrates Vacaville’s rich history. This project will be an infill
project and the Redevelopment Agency has already acquired a signifi-
cant number of parcels in the area that are now vacant. The project
will be required to comply with the adopted Master Plan design and
development guidelines.
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TABLE7  LAND USE/ZONING CONSISTENCY (CONTINUED)

General Plan Land Use Designation

R
R UM
P: C
R L R R HH: C CcC:C C B O G H
Zoning R RRRIL MM H P I P S
Distrit* ' R E G D D D D D P GHN 'S ORP PP S K S OB A
Owverlays
PO :
RO IR R ?
RU i I It

Legend: @ Consistent >¢

O Consistent as part of Planned Development, Policy or Specific Plan, or per a City Council determination.?

O Consistent as part of Planned Development, or a Policy or Specific Plan, to achieve Housing Mix Goals.
* In some areas designated for policy or specific plans, the policy or specific plan is a prerequisite for development and supersedes zoning
ordinance provisions.
b Projects meeting certain additional criteria also require a Planned Development per Policy 2.5 -1 13.
¢ In some instances, the gross density of a residential project at the consistent zoning may not be able to meet the minimum standard of the
General Plan density range. Reasonable attempts shall be made in order to meet the range. Only slight deviations to the minimum density
are expected.
4 Consistent if the City Council makes a determination that a zoning district is consistent with the existing or approved residential densities
in the adjacent area, per Land Use and Development Code Section 14.074.050(A).
¢ The residential urban high density (RU) overlay can only be applied to CD and CG properties within the Downtown area per the policies
in Section 2.4 of the Land Use Element.
 The AG zone is consistent with all the residential land use designation, except RUHD, when applied as an interim zoning designation at
the time of annexation. The AG zone is consistent with the Community Separator Overlay, Greenbelt Buffer, or Agriculture land use des-
ignations as the permanent zoning designation.
¢ The Professional Office (PO) overlay is consistent with those CO areas designated within the General Plan for a restriction to professional
offices.
b The Residential (RO) overlay may be applied to areas with commercial and business park designations per Policy 2.5-1 17.
Source: City of Vacaville.
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The Land Use and Development Code specifies the general requirements for
development and uses within each zoning district. This section provides a
brief summary of the zoning districts in Vacaville, including the allowable
uses in each zone. For each district there is a maximum allowable density for
residential units, or a maximum allowable FAR for non-residential and

mixed-use districts.

i.  Zoning Districts
The City of Vacaville Land Use and Development Code includes the follow-

ing zoning districts:

¢ Residential Rural (RR). This zone is intended for rural living on lots
ranging in size from 2% to 10 acres, with a density of 0.1 to 0.4 units per
gross developable acre. Agricultural uses such as crop farming are al-

lowed, although the commercial raising of farm animals is not allowed.

¢ Residential Estates (RE). This zone provides for large lot residential
land use. Development may be limited in some cases due to topography
or the lack of public service capacity. The allowed density is 0.5 to 3
units per gross developable acre. This category may also include areas

designated in the General Plan for golf course residential use.

¢ Residential Low Density (RL). This zone is intended to provide for de-
tached single-family residential development at a density of 3.1 to 5 units

per gross developable acre.

¢ Residential Low Medium Density (RLM). This zone allows for single-
family residential development on smaller lots or low density mulu-
family uses. The allowed density is 5.1 to 8 units per gross developable

acre.

¢ Residential Medium Density (RM). This zone provides opportunities
for attached housing such as duplexes, townhouses, and apartments, with
some provisions for detached housing on small lots. The allowed density

is 8.1 to 14 units per gross developable acre.

¢ Residential High Density (RH). This district provides opportunities

for higher density multi-family residential uses, including townhouses,
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condominiums, and apartments. The allowed density is 14.1 to 24 units

per gross developable acre.

Manufactured Housing Park (MHP). This district allows for trailer
home and other manufactured home parks at a density of 6 to 10 units

per gross developable acre.

Downtown Commercial (CD). This district provides for a mix of
commercial, office, and entertainment uses, centered in the Downtown
core of the city. This district also provides for mixed uses within the

commercial district. The maximum allowable FAR is 3.0.

General Commercial (CG). This district provides for a range of com-
mercial uses, including retail, auto sales, restaurants, hotels, entertain-
ment and recreation uses, offices, and service related businesses. The uses
allowed in this district generally serve a community-wide market. The

maximum allowable FAR 1is 0.3.

Neighborhood Commercial (CN). This district allows for uses that
generally serve a neighborhood area, catering to the local market. Uses
may include commercial centers, grocery stores, banks, and restaurants.
Retail uses and service-oriented businesses are also allowed. The maxi-
mum allowable FAR is 0.3.

Office Commercial (CO). This district provides for a wide range of of-
fice uses including general, medical, dental, and legal offices. Some lim-
ited retail commercial use is also allowed. This district is limited to only
office use when the Professional Office overlay is applied. The maxi-
mum allowable FAR is 0.3.

Recreation Commercial (CR). This district provides for large private
recreational facilities such as golf courses, athletic clubs, and theme parks.
Development in this district is limited to low intensity uses that are ancil-
lary to the primary recreation function. This district is generally adjacent
to other public or private recreational uses, or to residential areas. Uses
other than the types that currently exist in this district are not permitted.
The maximum allowable FAR is 0.1.
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¢ Service Commercial (CS). This district allows for service oriented
commercial uses such as auto repair, building supply and lumber yards,
print shops, equipment rental, personal services, and some limited retail

uses. The maximum allowable FAR is 0.3.

¢ Business Park (BP). This district provides for uses such as large office
developments, research facilities, and medical and institutional uses. Sec-
ondary uses may include high-tech industries, light manufacturing, ware-
housing, and distribution. Commercial uses, including services oriented
for employees and businesses, may also be allowed. The FAR is generally
limited to 0.3.

¢ Industrial Park (IP). The industrial park district allows uses such as
warehousing; distribution; wholesale sales; the manufacture, assembly, or
packaging of goods and products; and the development and manufacture
of pharmaceutical products. This district also provides for commercial
uses that may require outdoor storage or that may generate heavy truck-
ing activity associated with the shipment of goods. Commercial uses and
services for employees and businesses are also allowed secondarily to the
industrial use. This designation requires an adopted specific plan or pol-
icy plan prior to any development approvals. The FAR is generally lim-
ited to 0.4.

¢ Industrial Service (IS). This district provides for some small-scale
manufacturing, industrial, and service uses, including special trade con-
tractors, auto repair businesses, cabinetry, some types of metal work, and
other similar activities. The maximum allowable FAR is 0.4.

¢ Community Facilities (CF). This district includes uses that benefit the
community at large or are publicly owned, managed, or maintained for
the purpose of providing services or benefit to the public. This includes
uses such as membership organizations (e.g. churches, lodges, and clubs),
municipal offices, community centers, schools, parks, and water treat-

ment plants. The maximum allowable FAR is 0.3.

¢ Open Space (OS). This district provides for the preservation of public

open space lands such as hillsides, ridgelines, creekways, scenic areas, and
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special land forms. Uses are limited to low intensity agricultural or rec-

reational activities such as livestock grazing, hiking, or horseback riding.

¢ Agriculture (AG). Development in this district generally is limited to
one dwelling unit per parcel and accessory structures, including farm la-
bor housing. Minimum lot sizes are 20 acres. Allowed uses in this zone
include the commercial raising of produce and farm animals and associ-

ated or similar uses related to the operation of a farm or ranch.

¢ Agricultural Hillside (AH). This zone consists of privately held hillside
lands designated for low intensity agricultural uses such as grazing. Lands
within this designation generally are areas of steep slope, lacking the nec-
essary infrastructure to support urban development. Development is
limited to one dwelling unit per 20 acres and other uses associated with

agriculture.

ii. Qwerlay Districts

An overlay district is an added zoning requirement that is placed on a geo-
graphic area, but does not change the underlying zoning. Overlay districts
impose more specific development regulations to the primary zoning dis-
tricts, where important site, environmental safety, compatibility, or design
issues require particular attention in project planning. The City of Vacaville

Land Use and Development Code includes the following overlay districts:

¢ Residential Urban High Density (RU). This overlay to the Downtown
Commercial and General Commercial districts in the Downtown area al-
lows for an intensive form of residential development to encourage a mix
of uses. The allowed density is 20.1 to 36 units per gross developable
acre, although the actual density may be less than the minimum in order
to accommodate a mixed-use project. Townhouses, condominiums,
apartments, or other attached multi-family development types are al-
lowed as separate buildings or in commercial and mixed-use buildings in

this district.

¢ Historic Preservation (HP). This overlay to the Downtown Commer-

cial and residential districts is intended to preserve the historic character
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of structures in the Downtown or other areas by providing special stan-

dards that regulate the alteration or use of those structures.

Residential (RO). This overlay to the General Commercial, Neighbor-
hood Commercial, Office Commercial, and Business Park districts allows
the development of attached medium density and attached high density
residential uses. Units may be in a structure physically separate from the

commercial or business uses or combined within the same structure.

Professional Office (PO). This overlay to the Office Commercial dis-
trict limits uses to professional offices, such as medical, dental, or legal,

which primarily provide services to local residents.

Special Standards (SS). This overlay to the residential and commercial
districts provides development standards for areas that require some level
of master planning due to circulation, design, or land use compatibility
issues, or land use limitations. Sites within this overlay district generally
have land use issues that are unique or unusual such that certain addi-
tional standards are required to ensure that development is consistent

with the purposes of the Land Use and Development Code.

Redevelopment Areas

Vacaville Redevelopment Agency (Agency) was created when the City

adopted Ordinance 1090 on December 23, 1980. The City and Agency

formed Vacaville’s two redevelopment areas in 1982 and 1983, which are

shown in Figure 8. These two areas, known as the Vacaville Community

Redevelopment Area and Interstate 505/Interstate 80 Redevelopment Area,

cover a large portion of the city.

6l
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The Vacaville Community Redevelopment Area includes portions of two
policy plan areas (Vacaville-Golden Hills Business Park and Nut Tree Ranch),
Downtown Vacaville, and the Opportunity Hill Master Plan Area, which is
discussed in Section C.3.f. At the time of its formation, the Downtown por-
tion of this area was a classic redevelopment area, characterized by older
housing stock, a distressed Downtown area, vacant parcels, deteriorating
trailer parks, and an underutilized vegetable dehydrating plant. The northern
portion of the area was largely undeveloped. The redevelopment plan for this
area has been very successful since it has resulted in the revitalization of the
Downtown, the redevelopment of the former Basic American Foods site, and

revitalization of the East Monte Vista Avenue/Brown Street area.

The Interstate 505/Interstate 80 Redevelopment Area includes the Inter-
change Business Park, Vaca Valley Business Park, nearly all of the Vacaville-
Golden Hills Business Park, and a portion of the Nut Tree Ranch, as well as
other areas on the east side of Interstate 80. At the time of its formation, al-
most all of this redevelopment area was vacant and underutilized. Since in-
ception, this redevelopment area has seen development of major retail and
light industrial uses and the development of Genentech, Novartis, a Kaiser

Permanente medical center, and a college satellite campus.

Vacaville’s Redevelopment Agency has achieved many of its objectives to
address blight and to increase economic vitality in the two redevelopment
areas. Property values, sales tax, and jobs have dramatically increased. Rede-
velopment has resulted in significant job creation, including retail, service,

office, and manufacturing jobs.

As required by State law, the Redevelopment Agency maintains a Redevel-
opment Implementation Plan that includes redevelopment goals, programs,
and planned expenditures over a five-year period. The latest Redevelopment
Implementation Plan covers the period from July 1, 2009 to June 30, 2014.
The Plan reaffirms the Agency’s goals and objectives to eliminate and prevent
the spread of blight and deterioration, increase economic vitality, improve

recreation and cultural opportunities, increase the quality of life, and expand
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and conserve the supply of affordable housing. The stated goals for the two

redevelopment areas include, but are not limited to:

¢ Eliminate blighting influences including deteriorating buildings, obsolete
structures, flood hazards, inadequate infrastructure, and other environ-
mental, economic, and safety deficiencies, and improve the overall ap-
pearance of buildings, parking areas, and other facilities, both public and

private.
¢ Strengthen retail and other commercial functions.

¢ Strengthen the economic base of the redevelopment areas and the com-
munity by removing nonconforming uses, combining existing parcels,
and installing needed site improvements in the industrial areas to stimu-
late new commercial and industrial expansion, employment, and eco-

nomic growth.
¢ Provide adequate land for parking, circulation, and open space.

¢ Strengthen and upgrade existing residential uses.

e. City Gateways Design Master Plan

The City Gateways Design Master Plan, adopted on October 26, 1999, was
prepared in response to Guiding Policy 2.1-G7 of the existing Vacaville Gen-
eral Plan. This policy calls for the City to “develop standards for entry points
to the city, including landscape design and a coherent signage design.” Focus-
ing on the Interstate 80 and Interstate 505 corridors, the Plan identifies ways
to improve the perception of Vacaville from the freeways. The Plan includes
the following objectives:

¢ Building civic pride and enhancing visual enjoyment for residents.

¢ Projecting a better image of the city to freeway travelers by creating an

attractive and unique visual experience.
¢ Making the city more inviting and accessible to shoppers and investors.

¢ Directing coordinated public improvements to the freeway right-of-way.
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¢ Enhancing development standards to contribute to the visual improve-

ment of the area.

¢ Stimulating increased interaction and cooperation with Caltrans and

other agencies involved with the freeway corridor.

¢ Planning for low maintenance and low water use improvements consis-

tent with the City’s resources.

¢ Developing a plan for on-going capital and maintenance funding.

f.  Opportunity Hill Master Plan and Design Guidelines

Adopted in April 2008, the Opportunity Hill Master Plan establishes goals
and policies to enhance two areas in Downtown Vacaville. The Master Plan
identifies two primary opportunity projects and potential development sce-
narios at the Opportunity Hill sites, located at the northeast corner of Wilson
Street and East Main Street, and the Depot Street site, located on McClellan
Street between Bush Street and East Main Street. These areas are within the
Vacaville Community Redevelopment Area. The strategic framework identi-
fies the primary land uses and supporting strategies for the opportunity sites.
Primary land uses include housing, restaurant/entertainment, recreation, re-
tail, office, and heritage tourism. Both development scenarios feature a mix
of housing and commercial uses. To support the Master Plan’s goals, several
objectives and actions are included about design guidelines and standards,
parking, development incentives, General Plan and Zoning amendments,

connectivity, infrastructure, wayfinding, and affordable housing.

D. Implications for the General Plan Update
Based on the information contained in this memorandum, the General Plan
Update process should consider the following:

¢ Analyze the Northeast and East of Leisure Town Road Growth Areas in
terms of land use alternatives, required infrastructure, and environmental

constraints in order to determine appropriate land use designations for
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these areas. Consider new policies to help guide future development in

these areas.

Formulate policies that will lead to an amendment of the Master Water
Agreement with SID based on new land use designations within the
Northeast and East of Leisure Town Road Growth Areas. As part of this
amendment, consider expansion of the Urban Service Area Boundary,

and consider the appropriate width and placement of the agricultural

buffer.

Consider whether an agricultural buffer should be established between
non-residential uses and agricultural land, as discussed in Section A.6. In
particular, if the Northeast Growth Area is designated for non-residential
uses, consider whether an agricultural buffer is appropriate on the eastern

edge of this growth area.

¢ When planning for new growth, consider the existing inventory of va-
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cant residential land in Vacaville, which can accommodate about 8,600

new residential units.

As part of the General Plan Update process, consider the citywide hous-
ing mix policy discussed in Section B.1.b. In addition, consider the hous-

ing needs of non-family households.

Connect new and established areas of the city. Much of the new residen-
tial development discussed in Sections B.2 and B.3 is located on the
southeast side of the city where there are fewer commercial, recreational,
and public services. The General Plan Update should identify ways to
connect these areas with the rest of the city through both physical and

community connections.

Communicate with the developers of the Brighton Landing project,
which is discussed in Section B.3.b, in order to provide information
about the General Plan Update’s preferred land use alternative so that the
project will be consistent with the updated General Plan.

Consider potential revisions to land use assumptions used for the Policy
Plan areas, and consider new policies that would provide for monitoring

development in Policy Plan areas to verify whether actual development is
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consistent with land use, and limit development beyond infrastructure

capacities.

¢ Consider methods to reduce infrastructure constraints in the Interchange
Business Park, Golden Hills Business Park, and Vaca Valley Business
Park policy plan areas.

¢ Consider strategies to improve the jobs/housing balance in Vacaville, in-
cluding improving the match between residents’ skills and job require-

ments and between wages and home prices in Vacaville.

¢ Examine the existing General Plan land use pattern and identify potential
land use changes to support the goals of AB 32 and SB 375. In addition,
consider adding a General Plan land use designation for mixed use to en-
courage residential uses within walking distance of office and commercial

uses, which would reduce GHG emissions.

¢ Consider potential market competition created by the County’s designa-
tion of Specific Project Areas and commercial lands in unincorporated

Solano County located near Vacaville’s industrial areas.

¢ Implement the Housing Element policies that help the City meet its
RHNA through the horizon year of the new General Plan.

¢ Identify new housing sites to allow the City to fulfill Housing Element
law in 2015 and beyond.
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