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This AGENDA contains a brief general description of each item to be considered.  The posting of the recommended actions does not 
indicate what action may be taken.  If comments come to the General Plan Working Group or Economic Vitality Commission without 
prior notice and are not listed on the AGENDA, no specific answers or response should be expected at this meeting per State law. 
 
Agenda Items:  Those wishing to address the group on a scheduled agenda item should fill out a speaker card and give it to the 
Secretary.  Speaker time limits for scheduled agenda items are five minutes for designated spokespersons for a group and three 
minutes for individuals. 
 
Notice of Availability of Public Records:  All public records relating to an open session item, which are not exempt from disclosure 
pursuant to the Public Records Act, that are distributed to a majority of the General Plan Working Group will be available for public 
inspection at City Hall, 555 Santa Clara St., 2nd Floor, or the Vallejo Public Library, 505 Santa Clara St. at the same time that the 
public records are distributed or made available to the General Plan Working Group.  Such documents may also be available on the 
City of Vallejo website at www.ci.vallejo.ca.us  subject to staff’s ability to post the documents prior to the meeting.  
 
Disclosure Requirements:  Government Code Section 84308 (d) sets forth disclosure requirements which apply to persons who 
actively support or oppose projects in which they have a "financial interest", as that term is defined by the Political Reform Act of 1974.  
If you fall within that category, and if you (or your agent) have made a contribution of $250 or more to any group member within the 
last twelve months to be used in a federal, state or local election, you must disclose the fact of that contribution in a statement to the 
group. 
 
Appeal Rights:  The applicant or any party adversely affected by the decision of the General Plan Working Group may, within ten 
days after the rendition of the decision of the General Plan Working Group, appeal in writing to the City Council by filing a written 
appeal with the City Clerk.  Such written appeal shall state the reason or reasons for the appeal and why the applicant believes he or 
she is adversely affected by the decision of the General Plan Working Group.  Such appeal shall not be timely filed unless it is actually 
received by the City Clerk or designee no later than the close of business on the tenth calendar day after the rendition of the decision 
of the General Plan Working Group.  If such date falls on a weekend or City holiday, then the deadline shall be extended until the next 
regular business day. 
 
Notice of the appeal, including the date and time of the City Council’s consideration of the appeal, shall be sent by the City Clerk to 
all property owners within two hundred or five hundred feet of the project boundary, whichever was the original notification boundary. 
 
The Council may affirm, reverse or modify any decision of the General Plan Working Group which is appealed. The Council may 
summarily reject any appeal upon determination that the appellant is not adversely affected by a decision under appeal. 
 
If any party challenges the General Plan Working Group's actions on any of the following items, they may be limited to raising only 
those issues they or someone else raised at the public hearing described in this agenda or in written correspondence delivered to the 
Secretary of the General Plan Working Group. 
 

 

 

The Mare Island Conference Center is ADA compliant.  Devices for the hearing impaired are 
available from the City Clerk.  Requests for disability related modifications or accommodations, aids 
or services may be made by a person with a disability to the City Clerk's office no less than 72 hours 
prior to the meeting as required by Section 202 of the Americans with Disabilities Act of 1990 and 
the federal rules and regulations adopted in implementation thereof. 

 
If you have any questions regarding any of the following agenda items, please call the assigned planner or project 
manager at (707) 648-4326. 
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1. CALL TO ORDER  [ 6:30 PM ] 
 
2. PLEDGE OF ALLEGIANCE 

 
3. ROLL CALL 
 
4. APPROVAL OF THE MINUTES 

 
5. REPORT OF THE SECRETARY 
 
6. REPORT OF THE PRESIDING OFFICER AND LIAISON REPORTS 

 
7. CONSENT CALENDAR AND APPROVAL OF THE AGENDA  

Consent Calendar items appear below, with the Secretary’s or City Attorney’s designation as such.  
Members of the public wishing to address the group on Consent Calendar items are asked to address 
the Secretary and submit a completed speaker card prior to the approval of the agenda.  Such requests 
shall be granted, and items will be addressed in the order in which they appear in the agenda.  After 
making any changes to the agenda, the agenda shall be approved. 
 
All matters are approved under one motion unless requested to be removed for discussion by a group 
member or any member of the public. 

 
8. PUBLIC HEARING 
 

A. Draft Preferred General Plan Future Scenario Discussion 
 

a. Staff Presentation 
b. General Plan Working Group (GPWG) Comments 
c. Public Comment 
d. GPWG Discussion of the Draft Preferred General Plan Future Scenario 

 
RECOMMENDATION: GPWG acceptance, with revisions, of the Draft General Plan Future Scenario 
and forward to City Council for direction. 

 
9. INFORMATIONAL/DISCUSSION ITEM 
 

A. If needed, GPWG Presentation of the GPWG-recommended Draft Preferred Future Scenario to City 
Council – Discussion Only 

 
B. Draft Arts and Cultural Element Goals, Policies, and Actions – Next Steps 

 
10. COMMUNITY FORUM 
 
11. ADJOURNMENT 



 
 
 
 

ITEM 8.A 
M E M O R A N D U M 

PLANNING DIVISION 

 

DATE: February 8, 2016 

TO: Members of the General Plan Working Group 

FROM: Mark Hoffheimer, Senior Planner 

SUBJECT: Draft Preferred Future General Plan Scenario 

 

 

The following provides members of the General Working Group 

(GPWG), with information about the latest Draft Preferred Future 

Scenario for consideration, revisions and acceptance at a GPWG 

meeting on February 8th, 2016. 

 

At the GWPG meeting on January 25th, the GPWG requested that three members of the GPWG – Tony Adams, 

Brendan Riley, and Sarah Nichols – meet with City staff to discuss the possibility of forging a Draft Preferred 

Future Scenario that both City staff and the GPWG could support.  Such a meeting was held on February 3rd. 

The focus of the meeting was on the South Vallejo waterfront and associated land uses, bayfront access, and  

trail connectivity as well as a discussion regarding a trail and bicycle master plan. 

 

To learn more about the latest proposed Draft Preferred Scenario, please refer to Attachment 1. 

 

To learn more about the differences between the GPWG-recommended Draft Preferred Scenario and the staff-

recommended Draft Preferred Scenario from December 14th, please refer to Attachment 2: Agenda Packet from 

the December 14th GPWG meeting. 

 

Focus of the February 3rd Meeting between City Staff and GPWG Representatives 
GPWG members Tony Adams, Brendan Riley, and Sarah Nichols met with City staff on February 3rd to discuss 

the possibility of forging a Draft Preferred Future Scenario that both GPWG and City staff could support. Based 

on those conversations, City staff is proposing the following: 
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Kiewit Site 

The GPWG requested consideration of a Light Industry designation for this site.  The City proposes an Industry 

designation for this site, consistent with the existing maritime industrial use and the existing long-term lease with 

Kiewit.  Changing the Industry designation to Light Industry, thereby making Kiewit a non-conforming use, would 

impact Kiewit’s ability to make additional investments to the site and their operations in the future. Non-

conforming uses are not permitted to expand and or intensify, thereby limiting Kiewit’s ability to improve business 

operations. 

 

Proposed Compromise 

Maintain the Industry designation as proposed by the City, however additional language to the Description of the 

Draft Preferred Scenario to reflect the desire of the GPWG, is considered as follows: “A long-term lease by Kiewit 

Pacific Company on property north of the VMT site keeps that property as maritime-industrial use. If Kiewit leaves 

the site or is agreeable to a change in use or to a shared use, the site could become commercial/light industry, 

which could include a range of uses from R&D facilities and light manufacturing to hotels and tourist attractions, 

including a waterfront pathway.” 

 

VMT Site 

The GPWG expressed a desire to include a Light Industry designation for the site.  The Pending Development 

Application designation shall remain until the development review process is complete, thereby retaining the 

integrity and fairness of the application process.  

 

Proposed Compromise 

Keep the Pending Development Application as proposed by the City, understanding that when the development 

application process is complete, the GPWG/community can consider a future land designation for the site. 

Therefore, the language in the Description of the Draft Preferred Scenario follows: “Pending development 

applications (as of December 2015), such as those at the Vallejo Marine Terminal (VMT)/Orcem site, preclude 

consideration of other uses until the development review process is complete.” 
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Waterfront Pathway 

The GPWG agreed that a waterfront pathway along the Kiewit and VMT shoreline is desired. Currently, a 

waterfront pathway is incompatible with maritime-industrial uses, but could be considered if and when the land 

use changes. 

  

Proposed Compromise 

Keep the South Vallejo waterfront free of a waterfront pathway, but, in the future, consider alternative routes 

which connect the Maritime Academy with the downtown/central waterfront, as part of comprehensive city-wide 

Bicycle and Pedestrian Master Plan.  The proposed language in the Description of the Draft Preferred Scenario 

follows: “Where feasible, a continuous waterfront promenade pathway extends from the Zampa Bridge in South 

Vallejo, north to River Park and White Slough. The pathway offers connections to the waterfront and other open 

space amenities; opportunities for strolling, jogging, skating, and cycling; and pause points, with seating at scenic 

spots, affording views of the water and beyond. The pathway also provides access to places for in-water 

recreational activities. As it runs through the Central Waterfront, the promenade pathway connects a series of 

larger public green spaces with recreational amenities for families and children. The pathway is a part of a 

citywide comprehensive network of multi-use trails, as detailed in a future Bicycle and Pedestrian Master Plan.” 

 

Additional Items 
In addition to the items above, City staff is proposing additional changes to Draft Preferred Scenario, as 

discussed below. 

 

Mare Island 

After discussions with Lennar Mare Island, City staff proposes to delineate the area of Mare Island subject to the 

Mare Island Development Agreement as “Mare Island Mixed Use District”.  This ensures clarity and consistency 

with the Mare Island Specific Plan and the Mare Island Development Agreement.  Likewise, the description of 

Mare Island in the Description of the Draft Preferred Scenario will incorporate language either verbatim or 

consistent with the Mare Island Specific Plan.  Such language will be provided to the GPWG on Monday February 

8th, if available. 

 

Northern Gateway 

City staff proposes that the large triangular area between Sonoma Boulevard and Broadway Street north of 

Highway 37 have a designation of Mixed Use District rather than Commercial/Office, allowing for a more 

integrated and mixed use approach to this important City gateway.  The proposed language in the Description 

of the Draft Preferred Scenario follows: “Existing retail development in the large triangular area between Sonoma 
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Boulevard and Broadway Street north of Highway 37 is complemented with new commercial-office and/or 

residential development, such as a corporate campus, or a hotel, or higher density residential development.” 

 

Overview of the February 2nd Meeting 
At the meeting, staff will give a brief presentation summarizing the recommended refinements to the Draft 

Preferred Future Scenario, particularly as it relates to the South Vallejo waterfront. Following this, General Plan 

Working Group Members and the community will be invited to comment and ask questions to staff. The goal of 

the meeting is to confirm that the modified Draft Preferred Future Scenario, with the compromises, is acceptable 

to the GPWG. Following the February 2nd meeting, the Draft Preferred Future Scenario will be forwarded to the 

City Council for their March 1st 2016 meeting for direction to City staff. The staff report will present both the staff 

recommendations and the GPWG, EVC, and PC recommendations, if they differ, and clearly identify 

discrepancies, if any, between staff recommendations and GPWG, EVC, and PC recommendations.  

 

Attachments 

• Attachment 1: Description of Draft Preferred Scenario, with Map, dated February 8th, 2016 

• Attachment 2: December 14th Agenda Packet summarizing the GPWG-recommended and City-

recommended Draft Preferred Scenarios, with Map 



               ITEM 8.A: ATTACHMENT 1 

  

FEBRUARY 8TH, 2016 
DESCRIPTION AND MAP OF THE DRAFT PREFERRED SCENARIO  

NOTE TO READER: Highlighted text reflects recommendations from the GPWG, EVC, and PC 
from their November 23 team meeting. Highlighted text in italics reflect subsequent 
recommendations by City staff, inclusive of comments from a meeting on February 3 with 
three members of the GPWG. The rest of text is unchanged from the November 23rd 
Agenda Packet to the GPWG, EVC, and PC. 

The Preferred Scenario outlines a citywide vision for Vallejo built with ideas that community members 
contributed at a series of workshops, online activities, and outreach events this year. It incorporates 
recommendations from the General Plan Working Group, Economic Vitality Commission, and Planning 
Commission from their joint meeting on November 23, 2015. It also incorporates recommendations 
from City staff: 1) reflecting existing site constraints, after additional research, on a limited number of 
properties, such as existing long-term leases and pending development applications; 2) new revisions, 
most significantly regarding Mare Island; and 3) comments from a meeting with three members of the 
GPWG on February 3, 2016. The meeting with the three members of the GPWG was per direction from 
the GPWG at their meeting on January 25, 2016. 

The vision for Vallejo is anchored by a vibrant downtown and waterfront, which together are a focus of 
local life and a regional tourist attraction. Strong job centers south of downtown around Solano Avenue, 
on Mare Island, and along central Sonoma Boulevard north of Redwood Street provide good jobs for 
local residents and employees from the wider region. Thriving regional retail and entertainment 
attractions are located at the intersection of the Interstate-80 and Highway 37. A network of 
neighborhood corridors link these key destinations, supporting safe, livable residential neighborhoods. 
At some key intersections along these corridors and in residential areas, “village centers” with shops 
and services catering to the daily needs of residents act as neighborhood focal points 

This memo describes the major points of the vision, focusing on key areas of the city. The memo outlines 
the vision for the core area of the city, the employment districts, the residential neighborhoods and 
corridors, and the gateways to Vallejo. 

The Preferred Scenario Map at the end of the memo shows the proposed land use pattern. 
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CORE AREA 

Downtown  

 A vibrant downtown Vallejo is a destination for locals and visitors alike. 

 A variety of new housing contributes to the charming character of York Street, Georgia Street and 
Virginia Street, including market rate condominiums, live/work units for creative professionals and 
senior housing. Some surface parking lots on York and Virginia Streets are developed with mixed-use 
buildings, and there is redevelopment of existing buildings on Georgia Street.  

 New development downtown preserves and enhances the area's historic character, with compatible 
and complementary design. Buildings are typically 3 to 5 stories high, with ground floor retail, 
restaurants, and professional offices. Housing units are located on the upper stories. 

 Larger parcels on York or Virginia Streets could host a college campus or student union downtown. 

 The historic Empress Theatre anchors a dynamic downtown arts and entertainment district, 
celebrating local arts and culture. 

 Workers, residents, and students activate the downtown area seven days a week, providing the 
critical mass to support a "cafe culture" and technology access via enhanced fiber and broadband 
infrastructure, sparking innovation and entrepreneurship. 

 The downtown is enhanced as an arts & entertainment district, anchored by the Empress Theater. 
 

Waterfront 

 The waterfront is Vallejo's distinctive gem: a treasure for locals and tourists. 

 Where feasible, a continuous waterfront promenade pathway extends from the Zampa Bridge in 
South Vallejo, north to River Park and White Slough. The pathway offers connections to the 
waterfront and other open space amenities; opportunities for strolling, jogging, skating, and cycling; 
and pause points, with seating are provided at particularly scenic spots, with views of the water and 
beyond. The pathway also provides access to places for in-water recreational activities. As it runs 
through the Central Waterfront, the promenade pathway connects a series of larger public green 
spaces with recreational amenities for families and children. The pathway is a part of a citywide 
comprehensive network of multi-use trails, as detailed in a future Bicycle and Pedestrian Master Plan. 

 Independence Park, south of the Ferry Building, has open space for kite flying and other informal 
activities, as well as picnic spaces for families, playscapes for children, and public art or monuments 
and interpretive signage showcasing the City’s proud military and maritime history.  
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 Service Club Area (the green north of the Ferry Building) continues as an open space available for 
festivals, events, and informal play. 

 In the Northern Waterfront, open space areas along Harbor Way provide a setting for recreation and 
possible music and entertainment as well as a visual amenity with interpretive features for scenic 
recreation. 

 A series of linkages connect the waterfront with the downtown area, including the Maine Street 
extension, the existing Vallejo Station Paseo, the Georgia Street extension and the anticipated 
Capital Street extension. Together with enhanced street furnishings (lighting, banners, etc.), these 
linkages facilitate pedestrian circulation and visual links between the waterfront and downtown. . 

 Commercial development, such as office, retail and visitor serving uses, adjacent to the parking 
structure on Santa Clara Street and across from the bus terminal, bring commuters, tourists and 
business visitors to the area and help connect the Ferry Building with downtown Vallejo. Building 
heights step down closer to the waterfront to ensure that waterfront open spaces remain sunny and 
open.  

 Between Maine and Capital Streets, a cluster of mixed use residential and retail buildings help 
connect the waterfront with downtown Vallejo. Multi-family and condominium development 
grouped around public spaces, with retail and restaurant uses reinforce a waterfront and downtown 
area for live, work and play.  

 The Southern Waterfront, west of Mare Island Way between Maine Street and Solano Street, retains 
the flexibility to have a mix of uses, including multi-family or student housing, a corporate campus, 
or an educational campus. Open space along the waterfront, including a boat launch, will be a 
hallmark of any development proposal. 

 

JOB CENTERS 

South of Downtown around Solano Avenue 

 Important local employers like Meyer and Petrochem anchor this thriving employment district south 
of Curtola Parkway in the area adjacent to downtown Vallejo.  

 Development with views of Lake Dalwigk and the surrounding open space build on the strengths 
already in place.  

 New commercial and light industry uses in the area facilitate a transition to fewer heavy industrial 
uses over time and bring activities more compatible with residences to the north and south. 

 The ORCEM/Vallejo Marine Terminal site is shown as Commercial-Light Industry, which could 
accommodate a range of uses from R&D facilities and light manufacturing to hotels and tourist 
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attractions. However, the land use and zoning for this site are pending Council's upcoming decision 
on the development currently proposed. 

 Pending development applications (as of December 2015), such as those at the Vallejo Marine 
Terminal (VMT)/Orcem site, preclude consideration of other uses until the development review 
process is complete. <Replaces bullet above>. 

 A long-term lease by Kiewit Pacific Company on property north of the VMT site keeps that property 
as maritime-industrial use. If Kiewit leaves the site or is agreeable to a change in use or to a shared 
use, the site could become commercial/light industry, which could include a range of uses from R&D 
facilities and light manufacturing to hotels and tourist attractions, including a waterfront pathway.  

 

Mare Island 

 <This section to be replaced with language from the Mare Island Specific Plan, with approval by 
Lennar Mare Island.> 

 North Mare Island is a major employment center with over a million square feet industrial, 
commercial, office R&D and warehouse uses. 

 Central Mare Island is a substantial employment center, home to light industrial development, and 
some heavy industrial uses, which utilizes the existing buildings and new, well-designed infill buildings 
of compatible size and function. 

 The historic core contains a concentration of civic, retail, and office-commercial, and light industrial 
activities that reuse some of Mare Island's most distinctive historic structures. The shops and 
restaurants contribute to the quality of life of local residents. The area also provides a major public 
open space along the waterfront, to be used for celebrations, festivals, and tourist attractions such 
as historic interpretation of ships and submarines, and museums. Water connections by ferry and 
water taxi enhance the connection between Mare Island’s historic core and downtown Vallejo and 
its waterfront. 

 The area south of the historic core serves as a substantial employment center, with a mix of maritime 
industrial uses and other compatible industrial and commercial uses. 

 A waterfront promenade and plaza is an important component of the historic core, offering beautiful 
views of downtown Vallejo across Mare Island Strait and scenic connections on foot or by bicycle. 

 Touro University expands its presence on the island, operating educational and administrative 
facilities, as well as student housing and support services, on its campus, in new and rehabilitated 
buildings. 
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 Two residential villages composed of 1,400 units in a mix of housing types offer an exceptional quality 
of life to residents of the island. 

 Southern and western portions of the island offer an array of recreational opportunities, including an 
18-hole golf course, ball fields, and natural open spaces for hiking and bird watching. There are parks 
throughout the island for Vallejoans and visitors to enjoy. 

 

Sonoma-Broadway  

 A mix of new commercial and office uses complement the existing retail uses along this section of 
Sonoma Boulevard, taking advantage of the regional connectivity provided by SR 29. 

 Kaiser Permanente and Soltrans anchor a cluster of important employers along Broadway, and an 
enhanced Sereno Transit Center provides easy access for commuters to the area. 

 

RESIDENTIAL NEIGHBORHOODS AND CORRIDORS 

Residential Neighborhoods 

 The basic land use pattern of Vallejo’s residential neighborhoods remains and their livaibility 
enhanced.  

 Primarily single-family neighborhoods, such as those found most often on the east side of town, 
continue to be characterized predominately by single-family detached homes. 

 Central neighborhoods in the more historic parts of town remain largely characterized by single-
family homes; however, the plan would acknowledge and support the current mix of housing types 
in these neighborhoods, which include some converted duplexes and fourplexes as well as some 
smaller scale apartment buildings compatible with traditional residential neighborhood character. 

 

Network of Neighborhood Corridors 

 A network of mixed-use corridors connects Vallejo's neighborhoods with key destinations around 
town, including the downtown/waterfront area and key employment centers. 

 The corridors act as neighborhood "main streets," with shops, services, and housing for local 
residents. As shown on the map, they run along: Central Sonoma Boulevard (from Curtola to 
Redwood), Springs Road, Solano Avenue, Tennessee Street (west of I-80), Tuolumne Street, 
Broadway Street, and Sacramento Street (near White Slough). 



 

Draft Perferred Future Scenario – February 8, 2016 | Page 6 

 The corridors run within a half mile of some of the most densely populated neighborhoods in the 
city, putting local residents within easy walking and bicycling distance. This development pattern 
would help create walkable, livable neighborhoods where people do not have to drive if they do not 
want to. 

 Each of these neighborhood corridors is a "complete street," with wide sidewalks, street furniture 
and trees, bicycle lanes, crosswalks and bus turnouts to make it easy, safe and enjoyable to get 
around by any mode of transportation. 

 The neighborhood corridors not only enhance connectivity within Vallejo but also serve as 
destinations in their own right. Neighbors meet on their local main street as they run their daily 
errands or on their way to and from school or work. 

 

Village Centers 

 At key intersections along the Neighborhood Corridors – such as the intersection of Sereno Drive 
and Broadway Street or the intersection of Springs Road and Oakwood Avenue – village centers 
with shops and services catering to the daily needs of residents act as neighborhood focal points. 

 Similarly, village centers at Mini Drive and Sonoma Boulevard; Lemon Street and Sonoma 
Boulevard; and Magazine Street and Sonoma Boulevard would serve the everyday needs of local 
residents. 

 

White Slough Mixed Use District 

 Mixed-use development fronting the west side of Sonoma Boulevard and Redwood Street, south of 
White Slough complements existing development in the area and completes the neighborhood 
corridor connection along Sacramento Street and Redwood Street from the Terrace Park 
neighborhood to Sonoma Boulevard. 

 Closer to White Slough, clustered townhomes provide residents with scenic views and open space 
for children to play. 
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GATEWAYS 

I-80/Highway 37 Gateway: Cooke Site and Fairgrounds Area 

 Development on the Cooke site north of Redwood Parkway on the east side of I-80, together with 
development on the west side of the freeway helps build a connection between several of Vallejo's 
key regional attractions - the retail center at Gateway Plaza and the existing and planned mixed-use 
entertainment attractions at the Fairgrounds (known as Solano 360) and Six Flags. 

 Attractive commercial-office development on the western portion of the Cooke site is visible from 
the freeway, and together with other development on both sides of the freeway further north 
toward Highway 37, strengthens sense of place at this important regional gateway to Vallejo. 

 On the eastern portion of the Cooke site, residential development acknowledges the site’s natural 
wetland and topological features, allowing for a mix of housing types that transition to the 
surrounding single-family neighborhoods. 

 On the western side of the freeway, attractive multi-family housing development on vacant and 
underutilized parcels also contributes to a sense of place. 

 Together commercial-office and residential development in this area of the city brings more patrons 
to the planned restaurant, retail, and entertainment uses on the fairgrounds site, supporting the 
vision described in the Solano 360 Specific Plan. 

 

I-80/Highway 37 Gateway: Columbus/Callaghan Area 

 Land use designations to support and enhance this thriving area of the city amplify its importance as 
a regional retail and commercial destination. 

 Commercial uses in Gateway Plaza encourage development of regional retail and hotel uses. 

 A mix of uses on the east side support growth of Solano Community College and help transition from 
regional mall to the existing single-family neighborhoods. 

 Continued growth in this area, including new mixed use development, helps support more frequent 
transit connections with downtown Vallejo and other areas of the city.  

 The Lee site, on the north side of Columbus Parkway, could be the location of a low-rise, well-
designed commercial development appropriate to the natural beauty of the surrounding hills. This 
could include retail, office or hotel development. However, a pending development proposal for a 
portion of the site precludes consideration of other uses for that portion of the site until the 
development review process is complete.  
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Northern Gateway 

 Marquee development, attractive architecture and branded wayfinding signal entry into Vallejo at 
the border with American Canyon. 

 Rancho Square Mall at Sonoma Boulevard and Mini Drive is transformed into a mixed-use retail-
residential development accommodating a regional bus rapid transit station. Shops and restaurants 
here cater to local residents, transit users, and visitors passing through on the way to/from Napa. 

 Existing retail development in the large triangular area between Sonoma Boulevard and Broadway 
Street north of Highway 37 is complemented with new commercial-office and/or residential 
development, such as a corporate campus, or a hotel, or higher density residential development. 

 

Southern Gateway 

 The southern portion of Sonoma Boulevard from California State University Maritime Academy 
(Maritime Academy) to the employment district south of downtown (McLane Street) is a residential 
corridor, with commercial nodes (i.e. village centers) at Magazine and Lemon Streets to supply 
neighborhood-oriented retail and services. Gaps in the San Francisco Bay Trail have been closed, 
helping to connect the Maritime Academy and residents in this part of town with key destinations in 
Vallejo. 

 The underlying zoning allows for community gardens and smaller-scale urban farms where local 
residents can grow fresh, healthy food for their families. 

 Where feasible, a greenway along the water provides a continuous multi-use trail connecting 
Maritime Academy with the downtown/central waterfront area and Mare Island, via the Causeway. 
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Commercial/Light Industry

Industry

Public Facilities and Open Spaces
Open Space

Public/Institutional
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Designation General Description
Residential

Primarily Single Family Predominately single family detached homes

Some single family attached townhouses; duplexes; and fourplexes in some areas

Some small‐format stores (e.g. corner stores) in some areas

Occur in a walkable urban or drivable suburban environment

Mix of Housing Types Single family detached homes; single family attached townhouses; duplexes; and 

fourplexes

Larger multi‐unit buildings/developments

Some small‐format stores (e.g. corner stores) in some areas

Occur in a walkable urban or drivable suburban environment

Mixed Use

District Buildings oriented to the street or a pedestrian network

Cohesive/integrated mix of land uses – either vertical mixed‐use and/or integrated 

with a pedestrian network

Variety of land uses: retail, office, service, entertainment, residential 

(townhouses/multi‐unit), hotel, educational, and public

Active ground floors in some areas

Generally occurs in a walkable urban environment

Central Corridor Buildings oriented to the street

Local‐ and regional‐serving uses

Variety of land uses: retail, service, office, residential (townhouses/multi‐unit), hotel, 

educational, and public

Active ground floors in some areas

Generally occurs in a walkable urban environment

Neighborhood Corridor Buildings oriented to the street

Local‐serving uses

Variety of land uses: retail, service, office, residential (townhouses/multi‐unit), hotel, 

educational, and public

Active ground floors in some areas

Generally occurs in a walkable urban environment

District ‐ Mare Island
Multi‐use community unified under a common design theme with a balance of 

industrial, office, commercial, residential, educational, recreation, cultural, and open 

space uses, consistent with the Mare Island Specific Plan and Mare Island 

Development Agreement (language to be confirmed by Lennar Mare Island)
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Designation General Description
Business and Industry

Commercial/Retail Retail, service, entertainment, and hotel, including mixed‐use buildings

Small‐ to large‐format buildings

Generally occurs in a drivable suburban environment

Commercial/Office Retail, service, office, and hotel, including mixed‐use buildings

Some larger multi‐unit residential buildings/developments (up to 25%)

Small‐ to large‐format buildings

Generally occurs in a drivable suburban environment

Retail, service, office, and hotel, including mixed‐use buildings

Light industrial uses, including research and development, warehouse and 

distribution, and light manufacturing, that are generally more compatible with more 

sensitive, uses such as residential

Small‐ to large‐format buildings

Generally occurs in a drivable suburban environment

Industry Range of heavy to light industrial uses

Heavy industrial uses, such as manufacturing and ship repair, are uses that are 

generally most incompatible with other uses and require a greater amount of 

separation from residential areas.  Such uses have the highest impact in terms of 

noise, smells, traffic and emission.

Light industrial uses, including research and development, warehouse and 

distribution, and light manufacturing, are generally more compatible with more 

sensitive uses, such as residential.

Some office, retail, and service, mostly oriented to industrial uses

Occurs in a drivable suburban environment

Public Facilities and Open Space

Public/Institutional Public and institutional facilities, including schools, libraries, hospitals, community 

centers, public indoor sports and recreational facilities, and government offices 

(including police and fire stations)

Open Space Parks, recreation, wetlands, and preservation areas, including privately‐owned golf 

courses 

Some compatible visitor‐servicing commercial uses

May occur in a walkable urban or drivable suburban environment

Commercial/Light 

Industry



 
This AGENDA contains a brief general description of each item to be considered.  The posting of the recommended actions does not 
indicate what action may be taken.  If comments come to the General Plan Working Group or Economic Vitality Commission without 
prior notice and are not listed on the AGENDA, no specific answers or response should be expected at this meeting per State law. 
 
Agenda Items:  Those wishing to address the group on a scheduled agenda item should fill out a speaker card and give it to the 
Secretary.  Speaker time limits for scheduled agenda items are five minutes for designated spokespersons for a group and three 
minutes for individuals. 
 
Notice of Availability of Public Records:  All public records relating to an open session item, which are not exempt from disclosure 
pursuant to the Public Records Act, that are distributed to a majority of the General Plan Working Group will be available for public 
inspection at City Hall, 555 Santa Clara St., 2nd Floor, or the Vallejo Public Library, 505 Santa Clara St. at the same time that the 
public records are distributed or made available to the General Plan Working Group.  Such documents may also be available on the 
City of Vallejo website at www.ci.vallejo.ca.us  subject to staff’s ability to post the documents prior to the meeting.  
 
Disclosure Requirements:  Government Code Section 84308 (d) sets forth disclosure requirements which apply to persons who 
actively support or oppose projects in which they have a "financial interest", as that term is defined by the Political Reform Act of 1974.  
If you fall within that category, and if you (or your agent) have made a contribution of $250 or more to any group member within the 
last twelve months to be used in a federal, state or local election, you must disclose the fact of that contribution in a statement to the 
group. 
 
Appeal Rights:  The applicant or any party adversely affected by the decision of the General Plan Working Group may, within ten 
days after the rendition of the decision of the General Plan Working Group, appeal in writing to the City Council by filing a written 
appeal with the City Clerk.  Such written appeal shall state the reason or reasons for the appeal and why the applicant believes he or 
she is adversely affected by the decision of the General Plan Working Group.  Such appeal shall not be timely filed unless it is actually 
received by the City Clerk or designee no later than the close of business on the tenth calendar day after the rendition of the decision 
of the General Plan Working Group.  If such date falls on a weekend or City holiday, then the deadline shall be extended until the next 
regular business day. 
 
Notice of the appeal, including the date and time of the City Council’s consideration of the appeal, shall be sent by the City Clerk to 
all property owners within two hundred or five hundred feet of the project boundary, whichever was the original notification boundary. 
 
The Council may affirm, reverse or modify any decision of the General Plan Working Group which is appealed. The Council may 
summarily reject any appeal upon determination that the appellant is not adversely affected by a decision under appeal. 
 
If any party challenges the General Plan Working Group's actions on any of the following items, they may be limited to raising only 
those issues they or someone else raised at the public hearing described in this agenda or in written correspondence delivered to the 
Secretary of the General Plan Working Group. 
 

 

 

The Mare Island Conference Center is ADA compliant.  Devices for the hearing impaired are 
available from the City Clerk.  Requests for disability related modifications or accommodations, aids 
or services may be made by a person with a disability to the City Clerk's office no less than 72 hours 
prior to the meeting as required by Section 202 of the Americans with Disabilities Act of 1990 and 
the federal rules and regulations adopted in implementation thereof. 

 
If you have any questions regarding any of the following agenda items, please call the assigned planner or project 
manager at (707) 648-4326. 

 

 
 

Mare Island Conference Center 
375 G Street, Vallejo, CA  94592 
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AGENDA            
City of Vallejo General Plan Working Group, Economic Vitality Commission, and Planning Commission
 December 14, 2015 
 

 
1. CALL TO ORDER  [ 6:30 PM ] 
 
2. PLEDGE OF ALLEGIANCE 

 
3. ROLL CALL 
 
4. APPROVAL OF THE MINUTES 

 
5. REPORT OF THE SECRETARY 
 
6. REPORT OF THE PRESIDING OFFICER AND LIAISON REPORTS 
 

Public Review Draft Sonoma Blvd Specific Plan 
 
7. CONSENT CALENDAR AND APPROVAL OF THE AGENDA  

Consent Calendar items appear below, with the Secretary’s or City Attorney’s designation as such.  
Members of the public wishing to address the group on Consent Calendar items are asked to address 
the Secretary and submit a completed speaker card prior to the approval of the agenda.  Such requests 
shall be granted, and items will be addressed in the order in which they appear in the agenda.  After 
making any changes to the agenda, the agenda shall be approved. 
 
All matters are approved under one motion unless requested to be removed for discussion by a group 
member or any member of the public. 
 

8. PUBLIC HEARING 
 

A. Draft Preferred General Plan Future Scenario Discussion 
 

a. Staff/Consultant Presentation 
b. Economic Vitality Commission (EVC), General Plan Working Group (GPWG) and Planning 

Commission (PC) Comments 
c. Public Comment 
d. EVC, GPWG, and PC Discussion of the Draft Preferred General Plan Future Scenario 

 
RECOMMENDATION: EVC/GPWG/PC acceptance, with revisions, of the Draft General Plan Future 
Scenario and forward to City Council for direction. 

 
9. COMMUNITY FORUM 
 
10. ADJOURNMENT 
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M E M O R A N D U M 

PLANNING DIVISION 

 

DATE: December 14, 2015 

TO: Members of the General Plan Working Group, Economic Vitality Commission and Planning 

Commission  

FROM: Mark Hoffheimer, Senior Planner 

SUBJECT: Draft Preferred Future General Plan Scenario 

 

 

The following provides members of the General Working Group 

(GPWG), Economic Vitality Commission (EVC) and the Planning 

Commission (PC) with information about the latest Draft Preferred 

Future Scenario for consideration, revisions and acceptance at the GPWG/EVC/PC Joint meeting on 

December 14th. 

 

The memo consists of: 

• Overview of the General Plan Update Process To-Date 

• Role of the Draft Preferred Future Scenario Map and Next Steps 

• Draft Preferred Future Scenario Map - GPWG/EVC/PC Meeting on 11/23 

• South Vallejo Waterfront – Analysis and Proposed Refinements 

• Draft Preferred Future Scenario Map – Staff Recommendation 

• Overview of December 14th Meeting 

 

Overview of the General Plan Update Process To-Date 
The General Plan Update process is a three-year effort, begun in early 2014, with expected adoption of a 

General Plan by City Council in October of 2016. The process to-date has included Guiding Principles 

(adopted by City Council on July 8th 2014); Areas of Opportunity (accepted by GPWG on November 10th 2014): 

Three Future Scenarios (adopted by City Council on June 23rd 2015); and Draft Preferred Future Scenario 

(accepted by GPWG, EVC and PC on November 23rd 2015).  The process has also included three sets of 

community workshops, on-line activities and other public meetings, including GPWG meetings. 
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Role of the Draft Preferred Future Scenario and Next Steps 
The Draft Preferred Future Scenario reflects an overall conceptual framework and direction of how the City 

should grow and evolve over the next 25 years. It is the basis for preparation of the General Plan Land Use 

Map and associated Goals, Policies and Actions in 2016.  

 

Once accepted by City Council with direction to City staff (scheduled for the beginning of 2016), the Draft 

Preferred Future Scenario, as the basis of the General Plan Map, will be subject to continued analysis and 

refinement, to ensure that information is complete, accurate, and reflects existing site constraints. This effort 

will include, but not be limited to, the ongoing analysis of existing site constraints, existing development 

agreements, and pending development applications (discussed further under South Vallejo waterfront).  It is 

important to note that, by nature, the process leading to a General Plan Map, and associated Goals, Policies, 

and Actions, is fundamentally iterative, with continued refinements anticipated. It is also important to note that 

the community (and the GPWG, EVC, and PC) will have another opportunity to review and comment, in no 

event later than the time Draft General Plan (with map) is released in the summer of 2016. A measure of the 

success of the Draft General Plan will be its consistency with the fundamental tenets of the Preferred Future 

Scenario. 

 

Draft Preferred Future Scenario Map - GPWG/EVC/PC Meeting on 11/23 
On November 23rd, the GPWG, EVC, and PC at a joint meeting accepted the Draft Preferred Future Scenario 

map, with revisions, to be forwarded to City Council for direction to City staff. 

 

The description and map of the Draft Preferred Future Scenario, as incorporated in the Agenda Packet for the 

meeting, may be found in Attachment 1. The summary of comments from the meeting may be found in 

Attachment 2. 

 

South Vallejo Waterfront – Analysis and Proposed Refinement 
At the November 23rd GPWG, EVC, and PC joint meeting, much attention was focused on the South Vallejo 

waterfront, particularly as it pertains to the type of generalized land uses and waterfront access desired for the 

area south of Springs Road, inclusive of the VMT site.  The full set of comments from the joint meeting may be 

found in the summary of comments in Attachment 2. 

 

After the meeting, the Draft Future Scenario Map recommended by the GPWG/EVC/PC was researched in 

greater detail by staff to determine if there were particular constraints on individual properties that would 

preclude implementation of the proposed land use designations during the 25-year life of the General Plan.   
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Based on this research, staff recommended the following changes: 

 

• For projects with pending development applications, such as VMT/Orcem site, staff recommends 

revising the Draft Future Scenario Map, depicting the three sites in the City with pending development 

applications as a hatched area without a land use designation.  This helps ensure that these projects 

are provided their due process and fair consideration by the City under existing General Plan and 

Zoning, which the projects are entitled to.  Once the development applications have been processed, 

future land use designations on these properties will be publicly discussed, evaluated, and considered. 

 

• For properties with contractual constraints, such as long-term leases, such as the Kiewit Pacific site, 

located on City-owned land adjacent to the Vallejo Sanitation and Flood Control District Wastewater 

Treatment Plant, the Draft Preferred Scenario designation needs to remain consistent with the existing 

General Plan designation and Zoning for the site. In the case of Kiewit, this means an equivalent to an 

“Industry” designation, rather than a “Commercial/Light Industry” designation.  In addition, the linear 

open space designation along the waterfront at the Kiewit site is inherently incompatible with the long-

term maritime-related industrial uses that will continue through the 65-year lease term on the site.  The 

term of the lease between the City and Kiewit extends to 2050, or 10 years after the General Plan 

horizon of 2040. Therefore, staff recommends removing the linear open space along the Southern 

Waterfront. 

 

In addition, subsequent to the meeting on November 23, staff reviewed the San Francisco Bay Plan (Bay 

Plan), completed by the San Francisco Bay Conservation and Development Commission (BCDC). The Bay 

Plan establishes policies to guide future uses of the San Francisco Bay and shoreline. The revised McAteer-

Petris Act, adopted by the State Legislature and signed into law by the Governor, designates the BCDC as the 

agency responsible for maintaining and carrying out the provisions of the law and the Bay Plan for the 

maintenance and protection of San Francisco Bay. The Bay Plan designates this area of the Southern 

Waterfront for “water-related industry.” The Commission may amend the Bay Plan from time to time so long as 

the changes are consistent with the findings and declarations of policy in the law. Applications for projects 

within the BCDC jurisdictional area require a BCDC permit, and these permits are issued based on compliance 

with State law as well as the designations in the Bay Plan. A fuller description of the San Francisco Bay Plan 

may be found at: http://www.bcdc.ca.gov/laws_plans/plans/sfbay_plan#2. Staff recommends keeping the 

designations on the Southern Waterfront consistent with the Bay Plan. 

 

 

http://www.bcdc.ca.gov/laws_plans/plans/sfbay_plan%232
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Draft Preferred Future Scenario Map – Staff Recommendations 
Based on the analysis described above, staff proposes modifications to the Draft Preferred Future Scenario 

Map recommended by the GPWG, EVC and PC, particularly as it pertains to the South Vallejo waterfront, as 

follows: 

• The VMT/Orcem site would be given a “Pending Development Application” designation 

• The Kiewit site would be given an “Industry” designation, rather than “Commercial/Light Industry” 

• The green open space along the Mare Island Strait in this area would be removed 

 

The description and map of the Draft Preferred Future Scenario Map, incorporating staff comments, may be 

found in Attachment 2.  It includes a Summary of Comments from the GPWG, EVC, and PC joint meeting of 

November 23rd.  Please note that certain portions of the description are highlighted, making it easier for the 

reader to clearly understand those areas that were modified since November 23rd, reflecting both GPWG, EVC 

and PC comments and staff recommendations. 

 

Because the proposed modifications by staff for staff’s recommendation to City Council are inconsistent with 

the GPWG, EVC and PC recommendations, and after receiving a number of emails from GPWG members, 

staff decided to reconvene the three groups to review and opine on the modified version of the Draft Preferred 

Future Scenario (as described in Attachment 2). 

 

Overview of the December 14th GPWG/EVC/PC Meeting 
At the meeting, staff and consultant will give a brief presentation summarizing the analyses and staff’s 

recommended refinements to the Draft Preferred Future Scenario, particularly as it relates to the South Vallejo 

waterfront. Following this, General Plan Working Group Members, Economic Vitality Commissioners, and 

Planning Commissioners and the community will be invited to comment and ask questions to staff and the 

consultant. The goal of the meeting is to confirm that the modified Draft Preferred Future Scenario is 

acceptable to the three bodies or to suggest modifications. Following the December 14th meeting, the Draft 

Preferred Future Scenario will be forwarded to the City Council for their January 12th 2016 meeting for direction 

to City staff. The staff report will present both the staff recommendations and the GPWG, EVC, and PC 

recommendations, if they differ, and clearly identify discrepancies, if any, between staff recommendations and 

GPWG, EVC, and PC recommendations. 
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Attachments 

• Attachment 1: Description of Draft Preferred Scenario, with Map, from the November 23rd, 2015 

GPWG/EVC/PC Joint Meeting 

• Attachment 2: Description of Draft Preferred Scenario, with Map, for the December 14th, 2015 

GPWG/EVC/PC Joint Meeting 

• Attachment 2, Exhibit A: Summary of GPWG, EVC and PC Comments, from the November 23rd, 2015 

GPWG/EVC/PC Joint Meeting 



MEMORANDUM 

DATE November 18, 2015 

TO Andrea Ouse, Community Development Director 

Mark Hoffheimer, Senior Planner 

City of Vallejo 

FROM Andrew Hill 

SUBJECT Narrative Description of the Preferred Scenario for the Vallejo General Plan Update 

Andrea and Mark: 

The Preferred Scenario outlines a citywide vision for Vallejo built with ideas that community members 
contributed at a series of workshops, online activities, and outreach events this year. The vision is 
anchored by a vibrant downtown and waterfront, which together are a focus of local life and a regional 
tourist attraction. Strong job centers south of downtown around Solano Avenue, on Mare Island, and 
along central Sonoma Boulevard north of Redwood Street provide good jobs for local residents and 
employees from the wider region. Thriving regional retail and entertainment attractions are located at 
the intersection of the Interstate-80 and Highway 37. A network of neighborhood corridors link these 
key destinations, supporting safe, livable residential neighborhoods. At some key intersections along 
these corridors and in residential areas, “village centers” with shops and services catering to the daily 
needs of residents act as neighborhood focal points 

This memo describes the major points of the vision, focusing on key areas of the city. The memo outlines 
the vision for the core area of the city, the employment districts, the residential neighborhoods and 
corridors, and the gateways to Vallejo. 

The Preferred Scenario Map, attached, shows the proposed land use pattern. 

CORE AREA 

Downtown 

 Vibrant downtown Vallejo is a destination for locals and visitors alike.

 A variety of new housing added on York Street, Georgia Street and Virginia Street, including market
rate condominiums, live/work units for creative professionals and senior housing. Some surface
parking lots on York and Virginia would be developed with mixed-use buildings, and there would be
redevelopment of existing buildings on Georgia Street.
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 New development downtown preserves and enhances the area's historic character, with compatible 
and complementary design. Buildings are typically 3 to 5 stories high, with ground floor retail, 
restaurants, and professional offices. Housing units are located on the upper stories. 

 Larger parcels on York or Virginia Streets could host a college campus or student union downtown. 

 The historic Empress Theatre anchors a dynamic downtown arts and entertainment district, 
celebrating local arts and culture. 

 Workers, residents, and students activate the downtown area seven days a week, providing the 
critical mass to support a "cafe culture" and technology access via enhanced fiber and broadband 
infrastructure, sparking innovation and entrepreneurship. 

 The downtown is enhanced as an arts & entertainment district, anchored by the Empress Theater. 

 

Waterfront 

 The waterfront is Vallejo's distinctive gem: a treasure for locals and tourists. 

 Waterfront promenade extends from South Vallejo, north to River Park and White Slough, offering 
opportunities for strolling, jogging, skating and cycling. Pause points with seating are provided at 
particularly scenic spots. As it runs through the Central Waterfront, the promenade connects a series 
of public green spaces with recreational amenities for families and children.  

 Independence Park, south of the Ferry Building, has open space for kite flying and other informal 
activities, as well as picnic spaces for families, playscapes for children, and public art or monuments 
and interpretive signage showcasing the City’s proud military and maritime history.  

 Service Club Area (the green north of the Ferry Building) continues as an open space available for 
festivals, events, and informal play. Active, family  

 In the Northern Waterfront, open space areas along Harbor Way will provide a setting for recreation 
and possible music and entertainment as well as a visual amenity with interpretive features for 
scenic recreation. 

 A series of linkages connect the waterfront with the downtown area, including the Maine Street 
extension, the existing Vallejo Station Paseo, the Georgia Street extension and the anticipated 
Capital Street extension. Together with an enhanced street furnishings (lighting, banners, etc.), these 
facilitate pedestrian circulation and visual links between the waterfront and downtown. . 

 Commercial development, such as office, retail and visitor serving uses, adjacent to the parking 
structure on Santa Clara Street and across from the bus terminal, bringing commuters, tourists and 
business visitors to the area and helping to connect the Ferry Building with downtown Vallejo. 
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Building heights step down closer to the waterfront to ensure that waterfront open spaces remain 
sunny and open.  

 Between Maine and Capital Streets, a cluster of mixed use residential and retail buildings help
connect the waterfront with downtown Vallejo. Multi-family and condominium development
grouped around public spaces, with retail and restaurant uses reinforce a waterfront and downtown 
area for live, work and play.

 The Southern Waterfront, west of Mare Island Way between Maine Street and Solano Street, retains
the flexibility to have a mix of uses.  This could include multi-family or student housing, corporate or
educational campus. Open space along the waterfront, including a boat launch, will be a hallmark of
any development proposal.

JOB CENTERS 

South of Downtown around Solano Avenue 

 Important local employers like Meyer and Petrochem anchor this thriving employment district south
of Curtola Parkway in the area adjacent to downtown Vallejo.

 Development with views of Lake Dalwigk and the surrounding open space build on the strengths
already in place.

 Attracting new commercial and light industry uses to the area will facilitate a transition to fewer
heavy industrial uses over time and bring activities that are more compatible with residences to the
north and south.

 The ORCEM/Vallejo Marine Terminal site is shown as Commercial-Light Industry, which could
accommodate a range of uses from R&D facilities and light manufacturing to hotels and tourist
attractions. However, the land use and zoning for this site are pending Council's upcoming decision
on the development currently proposed.

Mare Island 

 North Mare Island is a major employment center with over a million square feet industrial,
commercial, office R&D and warehouse uses.

 Central Mare Island returns to serve as a substantial employment center, home to light industrial
development, and some heavy industrial uses, which utilizes the existing buildings new, well-
designed infill buildings of compatible size and function.
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 The historic core contains a concentration of civic, retail and office-commercial, and light industrial
activities that reuse some of Mare Island's most distinctive historic structures. The area also provides 
a major public open space along the waterfront, to be used for celebrations, festivals, and tourist
attractions like historic interpretation of ships and submarines, and museums. In addition, it features 
a water connection between the Historic Core and downtown.

 The area south of the historic core serves as a substantial employment center, with a mix of maritime 
industrial uses and other compatible industrial and commercial uses.

 A waterfront promenade and plaza is an important component of the historic core, offering beautiful 
views of downtown Vallejo across Mare Island Strait and scenic connections on foot or by bicycle.

 Touro University has expanded its presence on the island, operating educational and administrative
facilities, as well as student housing and support services on its campus, in new and rehabilitated
buildings.

 Two residential villages composed of 1,400 units in a mix of housing types offer an exceptional
quality of life to residents of the island.

 Southern and western portions of the island offer an array of recreational opportunities, including
an 18-hole golf course, ball fields, and natural open spaces for hiking and bird watching. There are
parks throughout the island for Vallejoans and visitors to enjoy.

Sonoma-Broadway 

 A mix of new commercial and office uses complement the existing retail uses along this section of
Sonoma Boulevard, taking advantage of the regional connectivity provided by SR 29.

 Kaiser Permanente and Soltrans anchor a cluster of important employers along Broadway, and an
enhanced Sereno Transit Center provides easy access for commuters to the area.

RESIDENTIAL NEIGHBORHOODS AND CORRIDORS 

Residential Neighborhoods 

 The basic land use pattern of Vallejo’s residential neighborhoods would be preserved and enhanced.

 Primarily single-family neighborhoods, such as those found most often on the east side of town,
would continue to be characterized predominantly by single-family detached homes.
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 Central neighborhoods in the more historic parts of town would remain largely characterized by
single-family homes; however, the plan would acknowledge and support the current mix of housing
types in these neighborhoods, which include some converted duplexes and fourplexes as well as
some smaller scale apartment buildings compatible with the traditional residential neighborhood
character.

Network of Neighborhood Corridors 

 A network of mixed-use corridors connects Vallejo's neighborhoods with key destinations around
town, including the downtown/waterfront area and key employment centers.

 The corridors act as neighborhood "main streets," with shops, services, and housing for local
residents. As shown on the map, they run along: Central Sonoma Boulevard (from Curtola to
Redwood), Springs Road, Solano Avenue, Tennessee Street (west of I-80), Tuolumne Street,
Broadway Street, and Sacramento Street (near White Slough).

 The corridors run within a half mile of some of the most densely populated neighborhoods in the
city, putting local residents within easy walking and bicycling distance. This development pattern
would help create walkable, livable neighborhoods where people do not have to drive if they do not
want to.

 Each of these neighborhood corridors is a "complete street," with wide sidewalks, street furniture
and trees, bicycle lanes, crosswalks and bus turnouts to make it easy, safe and enjoyable to get
around by any mode of transportation.

 The neighborhood corridors not only enhance connectivity within Vallejo but also serve as
destinations in their own right. Neighbors meet on their local main street as they run their daily
errands or on their way to and from school or work.

Village Centers 

 At key intersections along the Neighborhood Corridors – such as the intersection of Sereno Drive
and Broadway Street or the intersection of Springs Road and Oakwood Avenue – village centers
with shops and services catering to the daily needs of residents act as neighborhood focal points.

 Similarly, village centers at Mini Drive and Sonoma Boulevard, Lemon Street and Sonoma
Boulevard, and Magazine Street and Sonoma Boulevard would serve the everyday needs of local
residents.
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White Slough Mixed Use District 

 Mixed-use development fronting the west side of Sonoma Boulevard and Redwood Street, south of
White Slough complements existing development in the area and completes the neighborhood
corridor connection along Sacramento Street and Redwood Street from the Terrace Park
neighborhood to Sonoma Boulevard.

 Closer to White Slough, clustered townhomes provide residents with scenic views and open space
for children to play.

GATEWAYS 

Cooke Site and Fairgrounds of the Future 

 Development on the Cooke site north of Redwood Parkway on the east side of I-80, together with
development on the west side of the freeway helps build a connection between several of Vallejo's
key regional attractions - the retail center at Gateway Plaza and the existing and planned mixed-use
entertainment attractions at the Fairgrounds (known as Solano 360) and Six Flags.

 Attractive commercial-office development on the western portion of the Cooke site is visible from
the freeway, and together with other development on both sides of the freeway further north
toward Highway 37, strengthens sense of place at this important regional gateway to Vallejo.

 On the eastern portion of the Cooke site, residential development acknowledges the site’s natural
wetland and topological features, allowing for a mix of housing types that transition to the
surrounding single-family neighborhoods.

 On the western side of the freeway, attractive multi-family housing development on vacant and
underutilized parcels also contributes to a sense of place.

 Together commercial-office and residential development in this area of the city brings more patrons
to the planned restaurant, retail, and entertainment uses on the fairgrounds site, supporting the
vision described in the Solano 360 Specific Plan.

Columbus/Callaghan Area 

 Land use designations to support and enhance this thriving area of the city amplify its importance as
a regional retail and commercial destination.

 Commercial uses in Gateway Plaza encourage development of regional retail and hotel uses.
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 A mix of uses on the east side support growth of Solano Community College and help transition from 
regional mall to the existing single-family neighborhoods. 

 Continued growth in this area, including new mixed use development, helps support more frequent 
transit connections with downtown Vallejo and other areas of the city.  

 The Lee site, on the north side of Columbus Parkway, could be the location of a low-rise, well-
designed commercial development appropriate to the natural beauty of the surrounding hills. This 
could include retail, office or hotel development. 

 

Northern Gateway 

 Marquee development, attractive architecture and branded wayfinding signal entry into Vallejo at 
the border with American Canyon. 

 Rancho Square Mall at Sonoma Boulevard and Mini Drive is transformed into a mixed-use retail-
residential development accommodating a regional bus rapid transit station. Shops and restaurants 
here cater to local residents, transit users, and visitors passing through on the way to/from Napa. 

 Existing retail development in the large triangular area between Sonoma Boulevard and Broadway 
Street north of Highway 37 is complemented with new commercial-office development, such as a 
corporate campus or a hotel. 

 

South Vallejo 

 The southern portion of Sonoma Boulevard from California State University Maritime Academy 
(Maritime Academy) to the employment district south of downtown (McLane Street) is a residential 
corridor, with commercial nodes (i.e. village centers) at Magazine and Lemon Streets to supply 
neighborhood-oriented retail and services. 

 The underlying zoning allows for community gardens and smaller-scale urban farms where local 
residents can grow fresh, healthy food for their families. 

 Greenway along the water provides continuous multi-use trail connecting Maritime Academy with 
the downtown/central waterfront area and Mare Island, via the Causeway. 
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City of Vallejo: Draft Preferred Scenario Map ‐ Description of Terms
18 November 2015

Designation General Description
Residential
Primarily Single Family Predominately single family detached homes

Some single family attached townhouses; duplexes; and fourplexes in some areas

Some small‐format stores (e.g. corner stores) in some areas
May occur in a walkable urban or drivable suburban environment

Mixe of Housing Types Single family detached homes; single family attached townhouses; duplexes; and 
fourplexes
Larger multi‐unit buildings/developments
Some small‐format stores (e.g. corner stores) in some areas
May occur in a walkable urban or drivable suburban environment

Mixed Use
District Buildings oriented to the street or a pedestrian network

Cohesive/integrated mix of land uses – either vertical mixed‐use and/or integrated 
with a pedestrian network
Variety of land uses: retail, office, service, entertainment, residential 
(townhouses/multi‐unit), hotel
Active ground floors in some areas
Generally occurs in a walkable urban environment

Central Corridor Buildings oriented to the street
Local‐ and regional‐serving uses

Variety of land uses: retail, service, office, residential (townhouses/multi‐unit), hotel

Active ground floors in some areas
Generally occurs in a walkable urban environment

Neighborhood Corridor Buildings oriented to the street
Local‐serving uses

Variety of land uses: retail, service, office, residential (townhouses/multi‐unit), hotel

Active ground floors in some areas
Generally occurs in a walkable urban environment



City of Vallejo: Draft Preferred Scenario Map ‐ Description of Terms
18 November 2015

Designation General Description
Business and Industry
Commercial/Retail Retail, service, entertainment, and hotel, including mixed‐use buildings

Small‐ to large‐format buildings
Generally occurs in a drivable suburban environment

Commercial/Office Retail, service, office, and hotel, including mixed‐use buildings
Some larger multi‐unit residential buildings/developments (up to 25%)
Small‐ to large‐format buildings
Generally occurs in a drivable suburban environment
Retail, service, office, and hotel, including mixed‐use buildings
Light industrial uses, including research and development, warehouse and 
distribution, and light manufacturing, that are generally more compatible with more 
sensitive uses such as residential
Small‐ to large‐format buildings
Generally occurs in a drivable suburban environment

Industry Heavy industrial uses that use hazardous materials/substances and/or produce noise, 
odor, air pollution, traffic, and/or sewage impacts that are generally incompatible 
with more sensitive uses such as residential
Some office, retail, and service, mostly oriented to industrial uses
Occurs in a drivable suburban environment

Public Facilities and Open Space
Public/Institutional Public and institutional facilities, including schools, libraries, hospitals, community 

centers, public indoor sports and recreational facilities, and government offices 
(including police and fire stations)

Open Space Parks, recreation, wetlands, and preservation areas
May occur in a walkable urban or drivable suburban environment

Commercial/Light Industry



               ATTACHMENT 2 

DECEMBER 14TH, 2015 
DESCRIPTION AND MAP OF THE DRAFT PREFERRED SCENARIO  

NOTE TO READER: Highlighted text reflects recommendations from the GPWG, EVC, and PC 
from their November 23 team meeting. Highlighted text in italics reflect subsequent 
recommendations by City staff. The rest of text is unchanged from the November 23rd 
Agenda Packet to the GPWG, EVC, and PC. 

The Preferred Scenario outlines a citywide vision for Vallejo built with ideas that community members 
contributed at a series of workshops, online activities, and outreach events this year. It incorporates 
recommendations from the General Plan Working Group, Economic Vitality Commission, and Planning 
Commission from their joint meeting on November 23, 2015. It also incorporates recommendations 
from City staff, after additional research, reflecting existing site constraints on a limited number of 
properties, such as existing long-term leases and pending development applications. 

The vision for Vallejo is anchored by a vibrant downtown and waterfront, which together are a focus of 
local life and a regional tourist attraction. Strong job centers south of downtown around Solano Avenue, 
on Mare Island, and along central Sonoma Boulevard north of Redwood Street provide good jobs for 
local residents and employees from the wider region. Thriving regional retail and entertainment 
attractions are located at the intersection of the Interstate-80 and Highway 37. A network of 
neighborhood corridors link these key destinations, supporting safe, livable residential neighborhoods. 
At some key intersections along these corridors and in residential areas, “village centers” with shops 
and services catering to the daily needs of residents act as neighborhood focal points 

This memo describes the major points of the vision, focusing on key areas of the city. The memo outlines 
the vision for the core area of the city, the employment districts, the residential neighborhoods and 
corridors, and the gateways to Vallejo. 

The Preferred Scenario Map at the end of the memo shows the proposed land use pattern. 

 

CORE AREA 

Downtown  

 A vibrant downtown Vallejo is a destination for locals and visitors alike. 

 A variety of new housing contributes to the charming character of York Street, Georgia Street and 
Virginia Street, including market rate condominiums, live/work units for creative professionals and 
senior housing. Some surface parking lots on York and Virginia Streets are developed with mixed-use 
buildings, and there is redevelopment of existing buildings on Georgia Street.  

  



 

 New development downtown preserves and enhances the area's historic character, with compatible 
and complementary design. Buildings are typically 3 to 5 stories high, with ground floor retail, 
restaurants, and professional offices. Housing units are located on the upper stories. 

 Larger parcels on York or Virginia Streets could host a college campus or student union downtown. 

 The historic Empress Theatre anchors a dynamic downtown arts and entertainment district, 
celebrating local arts and culture. 

 Workers, residents, and students activate the downtown area seven days a week, providing the 
critical mass to support a "cafe culture" and technology access via enhanced fiber and broadband 
infrastructure, sparking innovation and entrepreneurship. 

 The downtown is enhanced as an arts & entertainment district, anchored by the Empress Theater. 

 

Waterfront 

 The waterfront is Vallejo's distinctive gem: a treasure for locals and tourists. 

 Where feasible, a continuous waterfront promenade pathway extends from the Zampa Bridge in 
South Vallejo, north to River Park and White Slough, offering opportunities for strolling, jogging, 
skating and cycling. Pause points with seating are provided at particularly scenic spots. As it runs 
through the Central Waterfront, the promenade connects a series of larger public green spaces with 
recreational amenities for families and children. It provides access to safe places for in-water 
recreational activities. 

 Independence Park, south of the Ferry Building, has open space for kite flying and other informal 
activities, as well as picnic spaces for families, playscapes for children, and public art or monuments 
and interpretive signage showcasing the City’s proud military and maritime history.  

 Service Club Area (the green north of the Ferry Building) continues as an open space available for 
festivals, events, and informal play. 

 In the Northern Waterfront, open space areas along Harbor Way provide a setting for recreation and 
possible music and entertainment as well as a visual amenity with interpretive features for scenic 
recreation. 

 A series of linkages connect the waterfront with the downtown area, including the Maine Street 
extension, the existing Vallejo Station Paseo, the Georgia Street extension and the anticipated 
Capital Street extension. Together with enhanced street furnishings (lighting, banners, etc.), these 
linkages facilitate pedestrian circulation and visual links between the waterfront and downtown. . 

 Commercial development, such as office, retail and visitor serving uses, adjacent to the parking 
structure on Santa Clara Street and across from the bus terminal, bring commuters, tourists and 
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business visitors to the area and help connect the Ferry Building with downtown Vallejo. Building 
heights step down closer to the waterfront to ensure that waterfront open spaces remain sunny and 
open.  

 Between Maine and Capital Streets, a cluster of mixed use residential and retail buildings help 
connect the waterfront with downtown Vallejo. Multi-family and condominium development 
grouped around public spaces, with retail and restaurant uses reinforce a waterfront and downtown 
area for live, work and play.  

 The Southern Waterfront, west of Mare Island Way between Maine Street and Solano Street, retains 
the flexibility to have a mix of uses, including multi-family or student housing, a corporate campus, 
or an educational campus. Open space along the waterfront, including a boat launch, will be a 
hallmark of any development proposal. 

 

JOB CENTERS 

South of Downtown around Solano Avenue 

 Important local employers like Meyer and Petrochem anchor this thriving employment district south 
of Curtola Parkway in the area adjacent to downtown Vallejo.  

 Development with views of Lake Dalwigk and the surrounding open space build on the strengths 
already in place.  

 New commercial and light industry uses in the area facilitate a transition to fewer heavy industrial 
uses over time and bring activities more compatible with residences to the north and south. 

 The ORCEM/Vallejo Marine Terminal site is shown as Commercial-Light Industry, which could 
accommodate a range of uses from R&D facilities and light manufacturing to hotels and tourist 
attractions. However, the land use and zoning for this site are pending Council's upcoming decision 
on the development currently proposed. 

 Pending development applications (as of December 2015), such as those at the Vallejo Marine 
Terminal (VMT)/Orcem site, preclude consideration of other uses until the development review 
process is complete. <Replaces bullet above>. 

 A long-term lease by Kiewit Pacific Company on property north of the VMT site keeps that property 
as maritime-industrial use, possibly for the next 35 years. 
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Mare Island 

 North Mare Island is a major employment center with over a million square feet industrial, 
commercial, office R&D and warehouse uses. 

 Central Mare Island is a substantial employment center, home to light industrial development, and 
some heavy industrial uses, which utilizes the existing buildings and new, well-designed infill 
buildings of compatible size and function. 

 The historic core contains a concentration of civic, retail, and office-commercial, and light industrial 
activities that reuse some of Mare Island's most distinctive historic structures. The shops and 
restaurants contribute to the quality of life of local residents. The area also provides a major public 
open space along the waterfront, to be used for celebrations, festivals, and tourist attractions such 
as historic interpretation of ships and submarines, and museums. Water connections by ferry and 
water taxi enhance the connection between Mare Island’s historic core and downtown Vallejo and 
its waterfront. 

 The area south of the historic core serves as a substantial employment center, with a mix of maritime 
industrial uses and other compatible industrial and commercial uses. 

 A waterfront promenade and plaza is an important component of the historic core, offering beautiful 
views of downtown Vallejo across Mare Island Strait and scenic connections on foot or by bicycle. 

 Touro University expands its presence on the island, operating educational and administrative 
facilities, as well as student housing and support services, on its campus, in new and rehabilitated 
buildings. 

 Two residential villages composed of 1,400 units in a mix of housing types offer an exceptional 
quality of life to residents of the island. 

 Southern and western portions of the island offer an array of recreational opportunities, including 
an 18-hole golf course, ball fields, and natural open spaces for hiking and bird watching. There are 
parks throughout the island for Vallejoans and visitors to enjoy. 

 

Sonoma-Broadway  

 A mix of new commercial and office uses complement the existing retail uses along this section of 
Sonoma Boulevard, taking advantage of the regional connectivity provided by SR 29. 

 Kaiser Permanente and Soltrans anchor a cluster of important employers along Broadway, and an 
enhanced Sereno Transit Center provides easy access for commuters to the area. 
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RESIDENTIAL NEIGHBORHOODS AND CORRIDORS 

Residential Neighborhoods 

 The basic land use pattern of Vallejo’s residential neighborhoods remains and their livaibility 
enhanced.  

 Primarily single-family neighborhoods, such as those found most often on the east side of town, 
continue to be characterized predominately by single-family detached homes. 

 Central neighborhoods in the more historic parts of town remain largely characterized by single-
family homes; however, the plan would acknowledge and support the current mix of housing types 
in these neighborhoods, which include some converted duplexes and fourplexes as well as some 
smaller scale apartment buildings compatible with traditional residential neighborhood character. 

 

Network of Neighborhood Corridors 

 A network of mixed-use corridors connects Vallejo's neighborhoods with key destinations around 
town, including the downtown/waterfront area and key employment centers. 

 The corridors act as neighborhood "main streets," with shops, services, and housing for local 
residents. As shown on the map, they run along: Central Sonoma Boulevard (from Curtola to 
Redwood), Springs Road, Solano Avenue, Tennessee Street (west of I-80), Tuolumne Street, 
Broadway Street, and Sacramento Street (near White Slough). 

 The corridors run within a half mile of some of the most densely populated neighborhoods in the 
city, putting local residents within easy walking and bicycling distance. This development pattern 
would help create walkable, livable neighborhoods where people do not have to drive if they do not 
want to. 

 Each of these neighborhood corridors is a "complete street," with wide sidewalks, street furniture 
and trees, bicycle lanes, crosswalks and bus turnouts to make it easy, safe and enjoyable to get 
around by any mode of transportation. 

 The neighborhood corridors not only enhance connectivity within Vallejo but also serve as 
destinations in their own right. Neighbors meet on their local main street as they run their daily 
errands or on their way to and from school or work. 
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Village Centers 

 At key intersections along the Neighborhood Corridors – such as the intersection of Sereno Drive 
and Broadway Street or the intersection of Springs Road and Oakwood Avenue – village centers 
with shops and services catering to the daily needs of residents act as neighborhood focal points. 

 Similarly, village centers at Mini Drive and Sonoma Boulevard; Lemon Street and Sonoma 
Boulevard; and Magazine Street and Sonoma Boulevard would serve the everyday needs of local 
residents. 

 

White Slough Mixed Use District 

 Mixed-use development fronting the west side of Sonoma Boulevard and Redwood Street, south of 
White Slough complements existing development in the area and completes the neighborhood 
corridor connection along Sacramento Street and Redwood Street from the Terrace Park 
neighborhood to Sonoma Boulevard. 

 Closer to White Slough, clustered townhomes provide residents with scenic views and open space 
for children to play. 

 

GATEWAYS 

I-80/Highway 37 Gateway: Cooke Site and Fairgrounds Area 

 Development on the Cooke site north of Redwood Parkway on the east side of I-80, together with 
development on the west side of the freeway helps build a connection between several of Vallejo's 
key regional attractions - the retail center at Gateway Plaza and the existing and planned mixed-use 
entertainment attractions at the Fairgrounds (known as Solano 360) and Six Flags. 

 Attractive commercial-office development on the western portion of the Cooke site is visible from 
the freeway, and together with other development on both sides of the freeway further north 
toward Highway 37, strengthens sense of place at this important regional gateway to Vallejo. 

 On the eastern portion of the Cooke site, residential development acknowledges the site’s natural 
wetland and topological features, allowing for a mix of housing types that transition to the 
surrounding single-family neighborhoods. 

 On the western side of the freeway, attractive multi-family housing development on vacant and 
underutilized parcels also contributes to a sense of place. 
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 Together commercial-office and residential development in this area of the city brings more patrons 
to the planned restaurant, retail, and entertainment uses on the fairgrounds site, supporting the 
vision described in the Solano 360 Specific Plan. 

 

I-80/Highway 37 Gateway: Columbus/Callaghan Area 

 Land use designations to support and enhance this thriving area of the city amplify its importance as 
a regional retail and commercial destination. 

 Commercial uses in Gateway Plaza encourage development of regional retail and hotel uses. 

 A mix of uses on the east side support growth of Solano Community College and help transition from 
regional mall to the existing single-family neighborhoods. 

 Continued growth in this area, including new mixed use development, helps support more frequent 
transit connections with downtown Vallejo and other areas of the city.  

 The Lee site, on the north side of Columbus Parkway, could be the location of a low-rise, well-
designed commercial development appropriate to the natural beauty of the surrounding hills. This 
could include retail, office or hotel development. However, a pending development proposal for a 
portion of the site precludes consideration of other uses for that portion of the site until the 
development review process is complete.  

 

Northern Gateway 

 Marquee development, attractive architecture and branded wayfinding signal entry into Vallejo at 
the border with American Canyon. 

 Rancho Square Mall at Sonoma Boulevard and Mini Drive is transformed into a mixed-use retail-
residential development accommodating a regional bus rapid transit station. Shops and restaurants 
here cater to local residents, transit users, and visitors passing through on the way to/from Napa. 

 Existing retail development in the large triangular area between Sonoma Boulevard and Broadway 
Street north of Highway 37 is complemented with new commercial-office development, such as a 
corporate campus or a hotel. 
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Southern Gateway 

 The southern portion of Sonoma Boulevard from California State University Maritime Academy 
(Maritime Academy) to the employment district south of downtown (McLane Street) is a residential 
corridor, with commercial nodes (i.e. village centers) at Magazine and Lemon Streets to supply 
neighborhood-oriented retail and services. Gaps in the San Francisco Bay Trail have been closed, 
helping to connect the Maritime Academy and residents in this part of town with key destinations in 
Vallejo. 

 The underlying zoning allows for community gardens and smaller-scale urban farms where local 
residents can grow fresh, healthy food for their families. 

 Where feasible, a greenway along the water provides a continuous multi-use trail connecting 
Maritime Academy with the downtown/central waterfront area and Mare Island, via the Causeway. 
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City of Vallejo: Draft Preferred Scenario Map - Description of Terms

14 December 2015

Designation General Description
Residential

Primarily Single Family Predominately single family detached homes

Some single family attached townhouses; duplexes; and fourplexes in some areas

Some small-format stores (e.g. corner stores) in some areas

May occur in a walkable urban or drivable suburban environment

Mixe of Housing Types Single family detached homes; single family attached townhouses; duplexes; and 

fourplexes

Larger multi-unit buildings/developments

Some small-format stores (e.g. corner stores) in some areas

May occur in a walkable urban or drivable suburban environment

Mixed Use

District Buildings oriented to the street or a pedestrian network

Cohesive/integrated mix of land uses – either vertical mixed-use and/or integrated 

with a pedestrian network

Variety of land uses: retail, office, service, entertainment, residential 

(townhouses/multi-unit), hotel

Active ground floors in some areas

Generally occurs in a walkable urban environment

Central Corridor Buildings oriented to the street

Local- and regional-serving uses

Variety of land uses: retail, service, office, residential (townhouses/multi-unit), hotel

Active ground floors in some areas

Generally occurs in a walkable urban environment

Neighborhood Corridor Buildings oriented to the street

Local-serving uses

Variety of land uses: retail, service, office, residential (townhouses/multi-unit), hotel

Active ground floors in some areas

Generally occurs in a walkable urban environment



City of Vallejo: Draft Preferred Scenario Map - Description of Terms

14 December 2015

Designation General Description
Business and Industry

Commercial/Retail Retail, service, entertainment, and hotel, including mixed-use buildings

Small- to large-format buildings

Generally occurs in a drivable suburban environment

Commercial/Office Retail, service, office, and hotel, including mixed-use buildings

Some light industrial uses

Some larger multi-unit residential buildings/developments (up to 25%)

Small- to large-format buildings

Generally occurs in a drivable suburban environment

Retail, service, office, and hotel, including mixed-use buildings

Light industrial uses, including research and development, warehouse and 

distribution, and light manufacturing, that are generally more compatible with more 

sensitive uses such as residential

Small- to large-format buildings

Generally occurs in a drivable suburban environment

Industry Range of heavy to light industrial uses

Heavy industrial uses, such as manufacturing and ship repair, that generally require a 

greater amount of separation from sensitive uses, such as residential. Such uses may 

have the highest impact in terms of noise, smells, traffic and emission.

Light industrial uses, including research and development, warehouse and 

distribution, and light manufacturing, are generally more compatible with more 

sensitive uses such as residential.

Some office, retail, and service, mostly oriented to industrial uses

Occurs in a drivable suburban environment

Public Facilities and Open Space

Public/Institutional Public and institutional facilities, including schools, libraries, hospitals, community 

centers, public indoor sports and recreational facilities, and government offices 

(including police and fire stations). May include private institutions, such as 

educational facilities.

Open Space Parks, recreation, wetlands, and preservation areas, including privately-owned golf 

courses 

Some compatible visitor-servicing commercial uses

May occur in a walkable urban or drivable suburban environment

Commercial/Light 

Industry



ATTACHMENT 2, EXHIBIT A: 
Recommended Modifications to the Preferred Scenario and  

Record of Comments 
 

Joint Meeting of the General Plan Working Group,  
Economic Vitality Commission, and the Planning Commission,  

November 23, 2015 

 
Summary of Recommended Modifications and Clarifications to the  
Draft Preferred Scenario 
 
 
Planning Commission 
 The narrative should specifically reference closing gaps in the San Francisco Bay Trail as it runs 

through Vallejo, which would help better connect California State University Maritime Academy 
with other destinations in the city. 

o City Staff Comment: City staff supports closing the gap in the San Francisco Bay 
Trail, recognizing that some existing site constraints, such as the long-term lease 
at Kiewit Pacific Company in South Vallejo, precludes a continuous pathway along 
the water’s edge. However, the gap can be closed in other ways, such as through 
enhanced pathways along City streets. 

 
EVC Comments 
 Recommend combining the three gateways near the intersection of I-80 and Hwy 37 into a 

single gateway, as this gives equal treatment with gateways in South and North Vallejo. 
 
GPWG Comments 
 In the narrative about Mare Island, clarify that that markets and restaurants in the historic core 

will contribute the quality of life of island residents. 
 In the narrative, clarify that the Preferred Scenario includes a continuous green band of open 

space along the waterfront from the Zampa Bridge to the Mare Island Causeway. 
o City Staff Comment: City staff does not carry this recommendation due to some 

existing site constraints, such as the long-term lease at Kiewit Pacific Company in 
South Vallejo, which precludes a continuous pathway along the water’s edge. 

 The narrative should emphasize access to and use of the water by boaters and swimmers along 
the waterfront. 

 The narrative should emphasize that livability extends to all neighborhoods in Vallejo, and it 
should reference enhanced connections between Mare Island and the mainland by ferry and 
water taxi. 



Record of Comments on the Draft Preferred Scenario 
 
 Clarify tenses in the narratives represent aspirational future. 
 Clarify that housing development on York, Virginia and Georgia would occur on vacant 

or underutilized parcels in the downtown area west of Sonoma Boulevard. 
 Need to clarify that markets and restaurants on Mare Island will contribute the quality 

of life of island residents. 
 Request for large format version of the Preferred Scenario Map, and/or zoom in of 

corridor areas to better understand the delineation. 
 Commenter appreciates reference and attention given to Empress Theatre as anchor 

of arts and culture downtown. 
 Vallejo has three golf courses now – should we consider reuse of one of those golf 

courses in the future? 
 Empress Theatre bullet in the memo is repeated. Need to correct by deleting second 

reference. 
 Waterfront promenade – mention that this extends from Zampa Bridge north. Clarify 

this in the memo to City Council. 
 Also need to have a map of the full length of the trail connection along the waterfront 

in a map in the General Plan. 
 Team clarified that the Preferred Scenario Map is a first step towards a General Plan 

Land Use map that shows the general mix of desired land uses. More specific regulation 
of built form and use will be defined on a parcel by parcel basis in the zoning code that 
will follow the Draft General Plan. Staff can also clarify this by expanding the definitions 
on the table in the packet. 

 GPWG member’s recommendation: Preferred scenario needs to reference users of the 
water, such as boaters, kayakers, paddle boarders and swimmers. All these groups of 
river users need access points on both sides of the river, and at more locations than 
the boat launch ramp. What Benicia has in the way of multiple access points to the 
river is a good example. Or Chicago - concrete steps down to the water. 

 GPWG recommendation: Reference connections between Mare Island and the main 
land by ferry and water taxi. 

 Parcel A on the northern waterfront – suggestion that this should not be developed. 
 View District in St. Vincent Hill is another suggestion to incorporate as a policy objective 

in the goals, policies and actions. There are other views to protect as well and the 
General Plan should recognize this. 

 Planning Commission comment: South Vallejo – suggestion that more is needed in 
terms of development in this part of town. Emphasize the mixed use nodes and 
community gardens planned for South Vallejo more when presenting to Council. 



 Project team clarified that the vision for the employment center south of downtown 
includes light industrial uses such as light manufacturing, biotech or office space - uses 
that are more compatible with surrounding residential areas. 

 One GPWG member’s recommendations for housing policy: in-law units in most single-
family neighborhoods; update code requirements for addressing fire damage; 

 One GPWG member’s recommendations for commercial areas: new buildings will be 
self-parked; no height limits for commercial buildings. 

 One GPWG member’s recommendations for waterfront: keep height limits in place; 
keep it open space on west side Mare Island way; standards for parks in proximity to 
residences 

 One GPWG member’s recommendations for sustainability: solar, grey water, rain 
water catchment, and recycling in residential and commercial areas. 

 One GPWG member’s recommendations for parking: lower parking space 
requirements while limiting/eliminating on street parking, while widening sidewalks. 

 Incorporate county islands surrounded by City.  
 Planning Commission would like to understand the economic impact of certain uses 

along the corridors to help evaluate proposed projects. 
 GPWG member comment: Larger map would help to clarify that there is a continuous 

green band of open space along the waterfront from the Zampa Bridge to the 
Causeway. 

 GPWG member comment: industrial land use is better located in upland areas. 
 EVC member comment: Opportunity to collapse/combine the three gateways at the 

intersection of I-80/Hwy 37. This will correct any perception that the plan is imbalanced 
and rebalance it to give equal treatment to South Vallejo. 

 Reference the roundabout proposed in the Sonoma Boulevard Specific Plan on Curtola. 
 Clarify in the presentation to City Council that livability extends to all neighborhoods 

and not just those with in a half mile of the neighborhood corridors 
 Concern that concerts in the northern waterfront area could have noise impacts on 

surrounding residential areas. Need to study and mitigate with policy. 
 Public comment: Emphasize the development of tourism as a driver of economic 

development and the plan needs to put specific steps and a time line for doing this.  
 Public comment: Southern waterfront is a major entry point to Vallejo via ferry – it 

needs treatment in the plan in order to enhance.  
 Public comment: Emphasize arts and culture downtown. Need more than just one 

theatre. Recognize the economic development potential of arts & culture. 
 Public comment: Connection of Mare Island to the rest of the City and connections for 

industry on the south end of Mare Island – need to clarify access will be by road, rail 
and water. 



 Public comment: opportunity for port access unique on the southeast side of Mare 
Island Strait. 

 In response to a question from EVC, team clarified that many of the ideas will become 
part of the policy framework in the Plan – policies and actions that help implement the 
vision. 

 Suggestion for a three dimensional representation of the General Plan vision. Perhaps 
a design competition open to architects and students to help make that a reality. 

 Request that the Plan think about long term job generation for a “lifetime of jobs.” 
 Clarification of how the specific plans, including ongoing and recently completed 

specific plans, will be folded into the General Plan. 
 General Plan should mention balance of housing types and catering to various income 

levels as an objective for Vallejo’s residential neighborhoods. Staff noted that this is an 
important objective of the recently adopted Housing Element, which is legally part of 
the General Plan. 

 Public comment: Springs Road corridor is good for eastern part of the City – but what 
type of commercial uses? Plan needs to specify the type of uses, not just more liquor 
stores. Need shops and services for daily needs. 

 GPWG comment: Hope for other than heavy industrial uses on formerly industrial 
properties on the Southeastern waterfront. Consider highest and best use and public 
benefit. Public access, even residences – mix of uses including employment could be 
the best use of this property. 

 San Francisco Bay Trail connectivity should be referenced in the Draft Preferred 
Scenario narrative – closing the gaps through Vallejo. This offers benefit for connecting 
Maritime Academy students with downtown and points beyond. 

 EVC member comment: Use of public lands along the waterfront – shoreline 
amphitheater and public health-oriented uses could be a good use. Tournaments and 
pick-up games would be good recreational uses. 

 Public comment: Participatory budgeting process elected to fund improvements at 
Independence Part. Team clarified that the General Plan will incorporate these. 
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M E M O R A N D U M 

Planning Division 

 

DATE: February 8, 2016 

TO: General Plan Working Group 

CC: Arts and Culture Element Ad Hoc Committee 

FROM: Andrea Ouse, Community and Economic Development Director  
 Dina Tasini, Planning Manager 
 Mark Hoffheimer, Senior Planner 

SUBJECT: Draft Arts and Culture Element 

 
 

Background: On November 23, 2015, the General Plan Working Group (GPWG) voted to create an “Arts and 
Culture Element” (“Element”) to the General Plan. The overall objective of the Element is to acknowledge and 
promote the importance of arts and culture in Vallejo.  Arts and culture are an important part of Vallejo’s legacy 
and future. The establishment of goals, policies and actions encompassing a broad range of people, activities, 
and levels of involvement will be critical in furthering Vallejo as a dynamic, diverse and vibrant community.    
 
In order to provide a broad community perspective in the preparation of the Element, an ad hoc committee of 
community and appointed GPWG members was formed in late 2015.  After several meetings, the ad hoc 
committee provided staff with a preliminary draft Element on January 25, 2016.  The draft document was then 
distributed to City staff and the consultant team who commend the Ad Hoc Committee for providing a strong 
vision that reinforces the importance of arts and culture for the future of Vallejo. It was truly an impressive effort 
that was completed in a very short amount of time! 
  

Review and Edits: Since receiving the draft Element, staff initiated a thorough review of it for 
comprehensiveness, inclusiveness, legal compliance, fiscal and economic implications, and other 
considerations.  As of the publication of the February 8, 2016 GPWG packet, staff has not completed 
recommended track changes that will be provided shortly. Meanwhile, the six points below summarize our 
initial feedback and suggest that the entire GPWG and the Ad Hoc Committee consider the following. 

1. Strengthen references to public art.  Although the draft includes actions that support the 
provision of public art, the overarching goal (Goal 4: “Support and nurture arts and culture through city 
leadership”) could be refined to reflect a broader message, such as the strengthening of support for 
public art in the community.  This could be accomplished through policies and actions that encourage 
funding, develop a Public Arts Plan (included in the draft) and encourage public participation in the 
planning and implementation of public art projects.   

2. Consolidate and streamline.   There are some instances of repeated policies and actions, and 
areas that could be consolidated for ease of use by the reader and a more impactful Element.  
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3. Strengthen policies and actions related to performing arts and non-traditional creative 
professionals (such as those focused on innovation, technology, creative place-making) and 
cultural events.  The draft Element is focused primarily on visual arts, which is understandable given 
the General Plan’s overarching focus on physical development. Vallejo also has a limited, but 
important, history in the performing arts (theater, dance, music, multimedia, poetry) and could develop 
goals, policies and actions that preserve and expand opportunities for all forms of art in the future.   

4. Broaden and strengthen policies related to arts education.  Through the General Plan 
update process thus far, we have heard strong support for youth development in Vallejo and ideas for 
expanding educational opportunities for our residents.  While the draft Element provides actions related 
to arts education opportunities; there could be a stronger focus on creating arts as a core component of 
education at all stages of life.  A goal specifically focused on improving access to arts education – 
particularly outside of the school setting, and including adult education – could include supporting 
policies that focus on partnerships and collaboration to ultimately provide broader avenues for creative 
expressionism. 

5. Clarify and add actions related to funding and implementation.  A successful public art 
program, and implementation of an Arts and Culture Element, requires funding and resources.  At this 
time, the City is not able to fund additional staffing resources to develop, maintain and implement many 
of the actions identified in the draft Element.  Therefore, additional clarifications are necessary to focus 
efforts on successful implementation and obtaining sustainable funding sources.  

6.  Refine policies and actions relating to public funding and surplus property.  The draft 
Element proposes investigating “tax offsets” for property owners making space available for artists, 
which is typically outside of the scope of a General Plan.  In addition, policies that establish payment to 
professional artists may not be legally defensible.  As an alternative, developing a Public Art Program 
and/or Master Plan that includes such items as adoption of a public art fee and development of a 
competitive system for public art installations, could be considered and supportable.  In addition, 
programs that make surplus City-owned property available to artists may not be consistent with the 
California Surplus Property Act.  However, the language could be revised to achieve the same overall 
objective.    

Moving Forward: In summary, staff commends all who contributed to the draft document and reiterates 
our support for including the draft Element prepared by the Ad Hoc Committee.  Moving forward, City staff 
will refine the Element based on the summary comments above, then meet with a subset of the Ad Hoc 
Committee to review potential edits and completion of a recommended draft. Our intent is to reach 
agreement between the working group, ad hoc committee and staff on proposed edits, enabling a unified 
recommendation on proposed text and incorporation of the Arts and Culture Element into the General Plan.   
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Arts and Culture Element 
City of Vallejo General Plan Update 2016 
 

National League of Cities: 
“The Arts are a critical element in the survival of cities. If we are to achieve an improved quality 
of life for the nation’s urban population, all levels of government must recognize the Arts as an 
essential service.  

All men, women, and children should have the opportunity to experience the Arts in their daily 
lives. Within the urban environment every citizen should have available accessible avenues of 
cultural development, expression and involvement.” 

 

Arts Council UK: 
“At the Arts Council, when we talk about the value of arts and culture to society, we always start 
with its intrinsic value: how arts and culture can illuminate our inner lives and enrich our 
emotional world. This is what we cherish. 

“We also understand that arts and culture has a wider, more measurable impact on our economy, 
health and well-being, society and education. It’s important we also recognize this impact to help 
people think of our arts and culture for what they are: a strategic national resource.” 
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Arts and Culture Goals  

1. Enhance the quality of life, raise cultural awareness  and celebrate diversity for Vallejo 
residents and visitors through a variety of artistic programs and forms of expression 

2. Utilize arts and cultural activities to enhance economic and development activities in 
Vallejo 

3. Enhance tourism by promoting Vallejo as an arts and cultural destination 

4. Support and nurture the arts through city leadership 

5. Recognize and support local artists and arts organizations, a combination that is vital to a 
thriving arts environment 
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Arts and Culture are Fundamental to Quality of Life in Vallejo 

“Arts have social impact. University of Pennsylvania researchers have demonstrated that a high 
concentration of the arts in a city leads to higher civic engagement, more social cohesion, higher 
child welfare, and lower crime and poverty rates.” Americans for the Arts 

GOAL 1:  Enhance the quality of life, raise cultural awareness and celebrate diversity for Vallejo 
residents and visitors through a variety of artistic programs and forms of expression 

POLICIES  
 Diverse Community Access and Facilities 

1. Monitor and address the needs of arts programs and facilities for all segments of Vallejo  
a. ACTION: Survey, identify, prioritize and develop plans to address the needs of 

arts programs and facilities for all segments of Vallejo.* 
2. Encourage and promote regional, city-wide and neighborhood arts and cultural events, 

activities and educational endeavors. 
a. ACTION: Survey arts and cultural events and develop promotional plans with 

Vallejo cultural stakeholders.* 
3. Promote arts to residents by incorporating art in widely-utilized public places, reducing 

barriers to program participation and creating effective outreach for community programs 
and celebrations.  

a. ACTION: Identify potential public spaces to incorporate art and cultural 
programming and develop plans to implement.*  

b. ACTION: Work with city agencies to incorporate art in new construction projects.  
4. Support and promote affordable live-work and cultural spaces in all neighborhoods, 

especially urban centers and villages, where they are accessible to a broad range of 
people and where they can help activate the public realm.   

a. ACTION: Identify potential spaces and develop plans to implement.* 
5. Increase the use of city, public, and privately owned neighborhood facilities for arts and 

culture.  
a. ACTION: Survey and identify potential spaces and develop plans to increase use 

for the arts.* 
6. Facilitate coordination and collaboration within and among Vallejo’s diverse 

communities. 
a. ACTION: Identify areas of potential increased collaboration within city arts and 

culture scene.* 
7. Recognize that arts organizations are representative of the city’s diversity, creativity and 

vitality.  
a. ACTION: Develop plans to increase city support for organizations and 

developing institutions that reflect the diverse cultural traditions of the Vallejo 
population.* 
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Education/schools 
1. Improve access to arts education in all schools and outside the school setting 

a. ACTION: Survey the school district to identify opportunities to implement art 
enrichment into the curriculum.* 

2. Provide arts and culture education offerings opportunities in the community and the 
school to include art and artists from many cultures.  

a. ACTION: Identify institutions, artists and other experts that could participate in 
culturally diverse educational activities.* 

b. ACTION: Create and maintain a database of teaching artists/art instructors. 

* Note: Action items indicating surveys may be combined into one overall survey addressing 
multiple points of interest. 
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Arts and Culture are Economic Engines that can Help Drive Vallejo’s Economic Growth 

“The Creative Industries are arts businesses that range from nonprofit museums, symphonies, 
and theaters to for-profit film, architecture, and design companies. A 2015 analysis of Dun & 
Bradstreet data counts 702,771 businesses in the U.S. involved in the creation or distribution of 
the arts that employ 2.9 million people—representing 3.9 percent of all businesses and 1.9 
percent of all employees.” - Americans for the Arts 

GOAL 2: Utilize arts and cultural activities to enhance economic and development activities in 
Vallejo 

POLICIES:  
1. Validate and increase the role of arts and culture as a major economic benefit to 

community and economic revitalization. 
a. ACTION: Maintain and support the commission on Culture and the Arts. 

2. Encourage and promote the creative economy by providing opportunities for art-
related enterprises artists and the arts to contribute to the economic development 
of Vallejo. 
a. ACTION: Support, promote and coordinate artistic and cultural festivals, 

events and activities. 
b. ACTION:  Maintain a community arts resource database and calendar for 

businesses and developers to make use of the creative assets of Vallejo. 
3. Cultivate the arts and cultural assets of Vallejo to establish a positive image and 

business environment.  
a. ACTION: Consult and coordinate with arts and cultural organizations and 

other stakeholders throughout the city on use of cultural assets in the business 
environment. 

4. Prioritize seeking external funding for Vallejo arts and cultural programs 
including grants. 
a. ACTION: Survey potential funding sources and develop plan to seek external 

funding from state and federal programs as well as other sources. 
5. Increase film production in Vallejo 

a. ACTION: In coordination with other stakeholders develop strategy to increase 
film production in Vallejo. 
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Arts and Culture Attract Tourists and Encourage Longer Stays 

“More than two-thirds (68%) of American adults travelers say they included a cultural, arts, 
heritage or historic activity or event while on a trip of 50 miles or more, one-way, in 2012. This 
equates to 116 million cultural travelers. Of this group, 28% (32.5 million travelers) added extra 
time to their trip because of a cultural, arts, heritage, or historic activity or event. Of those who 
extended their trip, 40% did so by one or more nights.” - Americans for the Arts 

GOAL 3: Enhance tourism by promoting Vallejo as a regional arts and cultural destination 

POLICIES: 

1. Utilize arts and culture to increase the involvement of commuters and other day 
visitors to Vallejo. 
a. ACTION: Develop a plan to engage commuters, day visitors and tourists which 

may include partnerships with transportation agencies 
b. ACTION: Partner with the Convention and Visitor Bureau to promote the arts as 

a tourist attraction. 
2. Promote Vallejo’s cultural and artistic attractions to visitors to the city and region. 

a. ACTION: Partner with the Convention and Visitor Bureau and various tourist 
organizations to promote the arts as a tourist attraction. 

3. Promote Vallejo’s cultural and artistic attractions to Bay Area residents. 
a. ACTION: Participate with regional, national and international arts and cultural 

organizations to cross promote and develop partnership opportunities. 
4. Facilitate cultural and artistic activities and attractions with the intent to draw visitors 

to Vallejo. 
a. ACTION: Identify existing local cultural capacity with potential to expand and 

develop a plan to increase attendance.  
5. Support coordinated promotion of cultural and artistic attractions with neighboring 

communities. 
a. ACTION: Explore partnership with other cites as well as state, regional and 

federal agencies for coordinated promotional activity. 
6. Utilize Vallejo’s cultural and artistic assets to enhance a positive image of Vallejo.  

a. ACTION: Coordinate with Chambers of Commerce, Convention and Visitor 
Bureau, and other agencies to develop a plan to implement the policy above. 
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Leadership by City Government is Essential to Strengthening Arts and Culture in Vallejo 

“The arts create a welcoming sense of place and a desirable quality of life. The arts also support 
a strong democracy, engaging citizens in civic discourse, providing forums for important issues 
and encouraging collective problem solving.” - Americans for the Arts 

GOAL 4: Support and nurture arts and culture through city leadership 

POLICIES: 

1. Create a city wide plan for arts and culture  
a. ACTION: Create a city wide plan for arts and culture providing coordination with 

city agencies including the following: 
i. Define public art and describe a comprehensive vision for arts and culture 

in the community; 
ii. Identify and prioritize locations for public art; 

iii. Develop guidelines to prioritize support for artists, institutions, programs 
or projects that increase awareness and visibility of culturally diverse, 
socially relevant and historic arts in Vallejo, and involve citizens in art 
form expressions related to social and cultural themes; 

iv. Identify priority projects to determine where time, resources and funding 
should be focused;  

v. Develop criteria and a clear process for implementing arts-related 
improvement projects throughout the City. 

2. Create, maintain and support arts activities within city government including utilization 
of an Arts Commission 

a. ACTION: Support and maintain the Arts and Culture Commission.in accordance 
with the respective city ordinances. 

3. Maintain and continue to expand city mechanisms to provide ongoing funding for the arts 
and cultural programs. 

a. ACTION: Explore feasibility of various  arts funding streams which may include: 
i. “Sin taxes” on cigarettes, marijuana, etc. 

ii. Tourist tax (hotel room occupancy) 
iii. “PILOT” taxes (payment in lieu of taxes)  
iv. Development tax (i.e., percent for the Arts) 
v. Entertainment tax (miniscule ticket fee) 

vi. Voluntary contributions with tax payments 
4. Review, revise, and coordinate city policies and codes to support the needs of the arts. 

a. ACTION: Review and modify existing city ordinances to streamline the process 
in support of art/culture events and activities. 

5. Preserve assets of historic, artistic, architectural or cultural significance  
a. ACTION: Develop plan to preserve assets in coordination with the Architectural 

Heritage and Landmarks Commission  
6. Provide options for the inclusion of or underwriting of art spaces in new commercial 

construction as well as public and private development. 
a. ACTION: Require coordination with commissions including Beautification and 

Design Review Board and the Arts and Culture Commission. 
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7. Consider making surplus city-owned property available to both artists and arts and 
cultural organizations.  

a. ACTION: Survey assets and identify partnerships with other government bodies 
and entities.  
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Local Artists and Cultural Organizations are the Foundation of a Vibrant Arts Scene 

“Artists form the foundation of a creative environment. Artists act as creators and individual 
entrepreneurs who provide many of the products and designs that drive innovation and shape a 
city's cultural character. Many artists also work as educators, providing training in creative skills 
and passing on cultural traditions from one generation to the next.” - National Assembly of State 
Arts Agencies 

GOAL 5: Recognize and support local artists and arts organizations, a combination that is vital to 
a thriving arts environment 

POLICIES: 
1. Encourage opportunities for local artists and cultural organizations to contribute to and 

benefit from the economic development of Vallejo. 
a. ACTION: Survey public development agencies and the arts community and 

development mechanisms for artists and cultural organization to be involved 
economic development planning and projects.  

2. Consider public-private partnership as a way to provide affordable space and other 
resources such as broadband access to both artists and art and cultural organizations. 

a. ACTION:  Investigate feasibility of tax offsets for property owners to make space 
available to artists and cultural organizations. Implement corresponding policies. 

b. ACTION: Investigate feasibility of offering discount broadband access to artists 
and cultural organizations. Implement corresponding policies. 

3. Assist in the creation of artist live-work spaces and protect them as a resource for artists. 
a. ACTION: Investigate and establish zoning changes to accommodate artist live-

work spaces. 
4. Create opportunities for arts organizations to own their buildings 

a. ACTION: Develop plan to facilitate shared resources among arts and cultural 
organization including the feasibility of shared space.  

b. ACTION: Explore funding opportunities from local, regional and national 
agencies to purchase, rehabilitate and maintain arts and culture facilities. 

5. Encourage city funded arts programs and organizations to establish formal policies for 
payment to professional artists.    

a. ACTION: Analyze appropriate policies from other cities and various arts and 
culture organizations and recommend like policy for Vallejo. 

6. Develop mechanisms to assist arts and cultural organizations and individual artists to 
access funding for their work.  

a. ACTION: Create and maintain database of arts and culture funding for use by 
Vallejo artists and cultural organizations. 
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