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Materials related to an item on this agenda submitted to the Planning Commission after distribution of the agenda packet are
available for public inspection on the table in front of Council Chambers during normal business hours. Such documents are also
available on the City of Vallejo website at http://www.ci.vallejo.ca.us subject to staff's ability to post the documents before the
meeting.

Those wishing to address the Commission 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.

Those wishing to address the Commission on any matter not listed on the agenda but within the jurisdiction of the Planning
Commission may approach the podium during the "Community Forum" portion of the agenda. The total time allowed for
Community Forum is fifteen minutes with each speaker limited to three minutes.

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 commissioner 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
Commission.

The applicant or any party adversely affected by the decision of the Planning Commission may, within ten days after the
rendition of the decision of the Planning Commission, 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 Planning Commission. 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 Planning Commission. 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 Planning Commission 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 Planning Commission'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 Planning Commission.

If you have any questions regarding any of the following agenda items, please call the assigned or project planner at
(707) 648-4326.
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ORDER OF BUSINESS CALL TO ORDER
PLEDGE OF ALLEGIANCE

ROLL CALL

-APPROVAL OF THE MINUTES: September 3, 2008.

WRITTEN COMMUNICATIONS: - None.

REPORT OF THE SECRETARY

None.
CITY ATTORNEY REPORT

REPORT OF THE PRESIDING OFFICER AND MEMBERS OF THE PLANNING COMMISSION AND
LIAISON REPORTS

L. Report of the Presiding Officer and members of the Planning Commission
2. Council Liaison to Planning Commission

3. Planning Commission Liaison to City Council

COMMUNITY FORUM

Members of the public wishing to address the Commission on items not on the agenda are requested to submit a
completed speaker card to the Secretary. The Commission may take information but may not take action on any item
not on the agenda.

CONSENT CALENDAR AND APPROVAL OF THE AGENDA

Consent Calendar items appear below in section K, with the Secretary’s or City Attorney’s designation as such.
Members of the public wishing to address the Commission 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 commissioner or
any member of the public.

PUBLIC HEARINGS

1. Planned Development 07-0008 and Tentative Map 07-0009 are projects to construct 14 townhome units
on the existing vacant parcels. To facilitate the proposed development General Plan Amendment 07-
0002 is proposed which changes the classification from Commercial to High Density Residential.
Zoning Map Amendment 07-0003 proposes changing the zoning designation from Linear
Commercial/Low Density Residential to Planned Development Residential. Minor Exception 07-0004 is
proposed to provide two of three guest parking spaces. The project is located at 1401 Solano Avenue @
9™ Street. Proposed CEQA Action: Mitigated Negative Declaration. Staff Planner: Marcus Adams,
648-5392.

Staff recommends apbroval of Tentative Map #07-0009, and recommendation to the City Council to
approve General Plan Amendment #07-0002, Zoning Map Amendment #07-0003, Unit Plan #07-
0008, and Minor Exception #07-0004 subject to the mitigated negative declaration and conditions of
approval.
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2. Use Permit 08-0008 is an application requesting to establish a 1,280 square foot massage therapy
business using existing facilities. Requested hours of operation are 9 a.m. to 7 p.m. seven days a week.
The applicant proposes to have three full time employees. The project site is located at 1776 Solano
Ave. Proposed CEQA Action: Exempt. Staff Planner: Doug Zanini, 649-3409.
L. OTHER ITEMS

None.

M. ADJOURNMENT
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MINUTES

A. The meeting was called to order at 7:00 p.m.

The pledge of allegiance to the flag was recited.

C. ROLL CALL:
Present: Harrington-Cole, Gourley, Chihak, Peterman, Reese-Brown.
Absent: Manning, Turley.

D. APPROVAL OF THE MINUTES.

Commissioner Gourley made a motion to approve the minutes of July 21, 2008 and
August 4, 2008. Motion was unanimously approved.

E. WRITTEN COMMUNICATIONS
None.

F. REPORT OF THE SECRETARY
None.

G. CITY ATTORNEY REPORT

Claudia Quintana: | do have a City Attorney Report today. As some of you know our
long time Assistant City Attorney, Alesia Jones-Martin, was appointed as Superior Court
Judge in Dept 22 Family Law in Fairfield. That left a big gap in our office, which is a very
small office in terms of litigation. We are striving to replace her in the next few months,
and our office has had the pleasure of contracting with Janet Coleson. She will be
staffing the Planning Commission for the remainder of the year while | try to step into
Alesia’s shoes and do some litigation that is left over. This is an opportunity to present
her to you and for her to see you in action this evening.

Chairperson Peterman: Thank you Claudia and welcome Ms. Coleson. You will be
missed by the Commission. You have done everything with a smile and grace. Thank
you for everything you have done for the Commission.

H. REPORT OF THE PRESIDING OFFICER AND MEMBERS OF THE PLANNING
COMMISSION AND LIAISON REPORTS

1. Report of the Presiding Officer and members of the Planning Commission.
Chairperson Peterman: Fighting Back is having a cruise on September 28" Leaving
from where the ferries leave from. It is to benefit Fighting Back. There will be food
and on board will be Jim Kern.

2. Council Liaison to Pianning Commission. None.

3.. Planning Commission Liaison to City Council. None.

l. COMMUNITY FORUM
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Members of the public wishing to address the Commission on items not on the agenda are
requested to submit a completed speaker card to the Secretary. The Commission may take
information but may not take action on any item not on the agenda

None.

J. CONSENT CALENDAR AND APPROVAL OF THE AGENDA

Consent Calendar items appear below in section K, with the Secretary’s or City Attorney's designation as such.
Members of the public wishing to address the Commission 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 commissioner
or any member of the public.

Commissioner Gourley: | make a motion that we approve the agenda and the consent
calendar. Motion was unanimously approved.

K. PUBLIC HEARINGS
None.
L. OTHER ITEMS

1. The One-Year Capital Improvement Program is an informational document
only, which rates and ranks requested projects and, where possible,
identifies funding sources. It does not commit nor authorize the City to carry
out any specific project. When a specific project is considered for
implementation, appropriate environmental review will occur, as required.

Staff recommends approval declaring that the CIP projects are in agreement
with the Vallejo General Plan.

David Kleinschmidt: The Public Works Department normally comes to the
Planning Commission on an annual basis to present the one-year CIP to you
for concurrence that they are consistent with the General Plan. | preface that
with usually because for the past two years we have had no projects that
could be added to the Capital Projects list due to funding. No additional
funding was allocated to us so we could bring projects to you. We did have
some grants and some additional funding this year that changed or revised
the projects a little bit so we are back before you again this year and
hopefully consistently year after year from now on to have you review the
projects for consistency with the General Plan. There is only one new project
and there are four revised projects. We have gone through the General Plan
and have found them to be consistent. | would be able to answer any
specific questions you had on any of the projects whether they be in detail as
to what the projects consist of or are specific findings with the General Plan.

| am available for questions.

Commissioner Gourley: For the Safe Routes to Schools project, it mentions
that the funding has an in-kind match of $20,000. Is that a normal mix or
how do you arrive at what the in-kind match is?

David Kleinschmidt: The grant generally stipulates what the match has to

be. This particular grant worked out to be $20,900 was the amount that we
had to match the project.
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Commissioner Gourley: But the grant specifies?
David Kleinschmidt: Correct.

Commissioner Gourley: On the streetscape design with the Downtown
project, with the Downtown Project being somewhat stalled, | guess we are
just budgeting in case it becomes unstalled.

David Kleinschmidt: This particular project is in the design phase currently.
The $580,000 that we were allocated this year will allow us to actually take a
small part of that project out to bid. Hopefully we will construct a portion of
the Downtown Streetscape. It has always been thought to be a phased
project. We always hope to have more money available to use in larger
chunks but we see this as a benefit and we want to utilize the money we
have available and get something in the ground to kick start this project.

Commissioner Reese-Brown: The in kind match for Safe Routes to School is
that for staff time or is that actually dollars?

David Kleinschmidt: It is for staff time, process design, and administering
construction.

Commissioner Reese-Brown: The General Plan is going to be updated soon
and | know you said that this is done on a yearly basis. You will be back
around this time in 20097

David Kileinschmidt: Normally we here in front you in May or early June but it
will be in 2009.

Commissioner Reese-Brown: | guess the Planning Manager can answer this
but when are we going to start the General Plan update?

Don Hazen: The City Council has not really identified a funding source for
the update. They expressed the desire that that be a priority item. They
have suggested to staff that we start to consider alternatives such as phasing
but they have not identified the 1 to 1 % million dollars that is required to
update that.

Commissioner Reese-Brown: | guess before we start the update we will be
in CIP projects again.

Don Hazen: That would be an optimistic view. There is no timetable on the
table right now for doing a General Plan update.

Commissioner Gourley: | offer the resolution to approve the Capitol
Improvement Program.

Claudia Quintana: | would just note that as a finding it is in conformance with
the General Plan. | would like to incorporate as part of the motion a memo
that was handed out to you by me earlier this evening.

Commissioner Gourley: Accepted.

AYES: Harrington-Cole, Gourley, Reese-Brown, Peterman, Chihak.

NOS: None.
ABSENT: Turley, Manning.
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It is unanimous. Motion carries.

Presentation of appreciation plaques to outgoing Planning Commission
Members.

Presentation of plaque to Robert McConnell.

Chairperson Peterman: These are obviously long overdue. It was an issued
with getting the funding to get them engraved.

Joyce Scharf: | wish to personally thank Robert McConnell for his eight
years of dedicated commitment to help Vallejo and help the people who live
here achieve and maintain a healthy, safe and beautiful environment in which
to live. For example the landscaping and fencing guidelines, he proposed, to
enhance the image of the City and the consistent encouragement for the City
of Vallejo to have a Design Review Board, which ultimately came to pass.
You shall be missed Robert but perhaps you might serve Vallejo in another
capacity. You give so much to all of us.

| also want to say a special thank you for Charles Legalos for his time and
energy and ideas to improve and benefit our town.

Chairperson Peterman: | would just like to say that it was a pleasure to sit
next to Charles during the 1 %2 years | was Vice-Chair. 1 don’t think we will
ever again have another member of the Commission who was as good a
cook as Charles is. He brings gourmet to new heights. Charles sure had a
good run at chairing the Commission.

1 would like to meet Robert over at the podium to present his plaque. | want
to thank you. You were the first person to call me up when | was appointed.
Thank you for your years of dedication. Chairperson Peterman read the

" . plague.

Robert McConnell: | want to thank Joyce for her kind words. | commend the
Planning Commission for being so dedicated for the eight years | was
privileged to work with you. There is a result of our demanding quality
projects. Jim Kern has informed me that the Naval Museum has received a
grant to study the effect of landscaping and in particular trees. Cal Expo
reports indicated that property values were raised anywhere from 16% to
19% through the presence of landscaping which this Commission has asked
for over the years. | want to thank the Commission and encourage it to
continue in that vein. | especially want to express my appreciation and
desire to see Ms. Chihak successfully serve as a commissioner. She has
gone from answering the hard questions from this Commission to now having
to ask them. That is quite a change and | am sure you will do a wonderful
job. Thank you very much.

Chairperson Peterman: | would just like to add that the Planning
Commission is not the only ones who have been working on beautifying
Vallejo. Today | had the privilege and honor of being at Mare Island
Technology Academy when students who had design where the trees would
go and what kind of trees would go there were planting trees to make their
school more beautiful. A lot of people want to make the City beautiful and we
need to encourage them.
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M. ADJOURNMENT
There being no further business to discuss, this session of the Vallejo Planning

Commission is now adjourned at 7:17 pm.

Respectfully submitted,

Uk Wkt

(for) DON HAZEN, Secretary
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STAFF REPORT — PLANNING
CITY OF VALLEJO
PLANNING COMMISSION

DATE OF MEETING: September 15, 2008
PREPARED BY: Marcus Adams, Associate Planner 7)2

PROJECT NUMBERS: General Plan Amendment 07-0002,
Zoning Map Amendment 07-0003,
Tentative Map 07-0009,
Planned Development (unit plan) 07-0008,
Minor Exception 07-0004

PROJECT

DESCRIPTION.: The applicant has petitioned to change the General
Plan land use designations from General Commercial
and Low Density Residential to High Density
Residential and the zoning designations from Linear
Commercial/Low Density Residential to Planned
Development Residential for the construction of
fourteen condominium townhouse units at the
southeast corner of Solano Avenue and Ninth Street.
The applicant is also requesting to reduce the on-site
guest parking space requirement from three to two
spaces. A tentative map application has been
submitted to legally establish the fourteen lots.

RECOMMENDATION: Recommend approval of Tentative Map #07-0009,
and recommendation to the City Council to approve
General Plan Amendment #07-0002, Zoning Map
Amendment #07-0003, Unit Plan #07-0008, and
Minor Exception #07-0004 subject to the mitigated
negative declaration and conditions of approval

CEQA.: Mitigated Negative Declaration
PROJECT DATA SUMMARY
Name of Applicant: Val Properties, LLC

Date of Completion: July 7, 2008



whereas parcels west of the site contain residential uses. Due to this transitional
location, the site is “poorly situated” for intense commercial development.

Staff met with the Economic Development Division to receive their input
regarding potential economic impacts of reclassifying the subject commercial
parcel to facilitate a residential use. In summary, Economic Development staff
determined that the property has “limited to no retail viability or potential” due to
low vehicle and pedestrian traffic and a lack of adjacent or nearby destination
retailers.

ZONING AMENDMENT ANALYSIS

Under the existing zoning of Linear Commercial (CL) for 1401 Solano Avenue
and Low Density Residential (LDR) for 14 Ninth Street, the proposed residential
use would not be permitted for the two lots due to the following reasons: 1)
residential uses located within commercial zones (CL) must be located above the
ground floor, and; 2) the proposed density exceeds the LDR maximum of 8.7
units per acre. To facilitate development of the project, the applicant has
petitioned to change the zoning of the two parcels to Planned Development
Residential (PDR).

Staff believes the proposed residential use meets the following sections of the
Title and Purpose for PDR districts as described in the zoning ordinance (Section
16.106.010 VMC):

» “The intent of this district is to implement the policies of the Vallejo
general plan which call for the establishment of specific areas
where flexibility of design and development of land is appropriate.”

» “These areas will also facilitate the development or redevelopment
of land which is not being utilized to its best advantage due to
special circumstances which prevent its development or
redevelopment through the conventional application of the
regulations of the zoning ordinance.

PLANNED DEVELOPMENT (UNIT PLAN) ANALYSIS

Under the Planned Development process, Section 16.116.020(B)(1) VMC
establishes when the requirement for a master plan can be waived:

» “The proposed project is such of a small size that it will be developed
all at once rather than is phases...”

The applicant is proposing to develop the project in one phase therefore the
Planning Manager is waiving the master plan requirement.

Although the master plan requirement has been waived for the subject project,
the following master plan elements are required to be submitted: narrative text;
site plan; development standards; environmental review.

JIPL/Marcus/2007Permits/PD/solanocave@9" (14 units -0008)”
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Additionally, the following unit plans elements are required: architectural plan;
landscape plan; signage plan; and establishment of allowed land uses.

Narrative Text
» Site location/Characteristics/Project description/Infrastructure

The applicant’s preliminary environmental assessment includes a narrative of the
property describing: location and site characteristics, past and present uses, and
description of project and purpose. Because the site is an in-fill parcel with
previously established uses, infrastructure improvements will consist of in-ground
connections to existing utility lines.

» General Plan Compatibility
See “General Plan Amendment Analysis” section above.
Site Plan

The proposed site plan illustrates a residential development with three buildings:
a set of buildings with six attached units each and an attached two-unit building
which faces Ninth Street. The six unit buildings are separated by a 25 wide
common driveway which serves as the main and only vehicle access to the units.
The project is proposed to be constructed in one phase.

The relatively flat site has no natural features or view corridors of significance
that would be obstructed. The Public Works Department has tentatively agreed to
a 10’ right-of-way abandonment for frontage along Solano Avenue and Ninth
Street. Planting areas will consist of street trees and shrubs between the
buildings and back of sidewalk along the two streets; private front patio
landscaping; and ground cover/trees in the tot-lot play area.

Covered parking is provided for each unit (two spaces) with two uncovered guest
parking spaces being provided at the far southeast corner of the property. The
two guest spaces is one space deficient of the required three guest parking
spaces. This issue is detailed in the Minor Exception analysis of this report.

Private open space includes front patios, balconies, and an approximate 3,000
square foot area with tot-lot. No public open space is proposed. The southern
boundary of this area serves as a buffer for the single-family residential units
adjacent to the site.

Development Standards

Section 16.106.030 VMC states that “as part of the planned development permit
procedures, a set of development standards shall be submitted to the planning
division.” Following is an evaluation of the applicant's submitted development
standards.

J/PL/[\/Iarcus/2OO7Permits/PD/solanoave@Qlh (14 units -0008) 4



» Design

The Art-Deco design theme of the project takes into account architecture of
homes in the adjacent Leachman Park neighborhood. The townhome buildings
utilize Art-Deco elements from these homes such as simple, box shape design;
smooth texture stucco walls; and shallow or flat pitched roofs. Architectural
details include decorative railings on the balconies and vertical protrusions, i.e.
pop-outs.

Colors shown of submitted plans are illustrative only. Staff will require as a
condition of approval, submittal of a final color board which shall complement
existing color schemes found in the Leachman Park neighborhood.

» Signage/Lighting

The applicant has not proposed any signage to identify the development, i.e.
entry monument sign. Submitted plans also do not illustrated exterior lighting for
the tot-lot play area or the guest parking spaces. Staff will recommend as a
condition of approval Planning Division review of any signage or exterior lighting
proposed in the future.

» Landscaping/Fencing/Tot-lot

Submitted landscape plans (see Attachment 8, sheet A-102) illustrate three
Australian Willow trees along Solano Avenue and Ninth Street. Within the
delineated patio areas of each unit is a small landscaped area which includes a
small tree, drought tolerant shrubs and ground cover (see sheet A-102 for plant
varieties). Within the interior driveway, tree pockets with Western Redbud trees
are proposed. Landscaping for the tot-lot play area includes drought tolerant
ground cover and shrubs along with medium to large trees around the property
line border.

A six foot decorative masonry fence with trumpet vines is proposed for the
southern and partial eastern property lines. Drought tolerant plants which would
form a hedge are proposed for the remainder of the eastern property line.

The applicant has not submitted details of the play structure(s) that will be part of
the resident only tot-lot area. Staff will recommend as a condition of approval that
construction plans include a detail of any play structures proposed for the area.

» Setbacks/Height/Maximum Lot Coverage

Due to the proposed rezoning of the property to PDR, the project is exempt from
established condominium site development standards such as height, lot
coverage, and setbacks and well as landscaping and screening requirements as
these standards are established on a project-by-project basis for Planned
Development Districts.

JIPL/Marcus/2007Permits/PD/solanoave@9" (14 units -0008) 5



Because of the project’s proximity to a single-family neighborhood, staff believes
that the Medium Density Residential (MDR) maximum lot coverage and setback
standards are appropriate for the duet building (units 13 & 14). The standards are
as follows:

% Maximum lot coverage: 60%

< Yards abutting streets: 15’ from property line

% Side and rear yards: 10’ minimum for all yards next to a single family
residential district

Proposed lot coverage for the entire site is 42%. If units 13 &14, which abut the
single-family residential homes to the south, were considered their own lot, lot
coverage would be 26%. The proposed setback for the front yard abutting Ninth
Street is 15°. The proposed side yard setback abutting the single-family homes is
19’ and the rear yard setback proposed is 65'.

The proposed height of the townhomes, 40’ exceeds the MDR maximum height
limit of 35" however; staff believes the five foot differential is acceptable for units
13 &14 due to proposed side and rear setbacks which exceed the MDR
standards.

» Intensity of Use/Density

The proposed density for the project is 26 dwelling units per acre (14 units/.54
acres). The General Plan designates any densities exceeding 17.5 units per acre
as High Density Residential. As discussed in the section above, staff believes
that this density level is acceptable due to the building lay out, which provides
generous setbacks where needed and clusters the six unit attached buildings to
the northern portion of the parcel, away from the single family homes.

» Permitted Land Uses

The primary permitted land use for the project will be single family residential.
Second family residential (aka, in-law units) will not be allowed. Non-residential
uses which meet the “Home Occupation” guidelines of the Vallejo Municipal
Code would also be allowed at the development.

> Residential Standards

Fourteen units are proposed for the development. The unit mix would consist of 6
four bedroom units and 8 three bedroom units. The three level units would be
1,600 square feet. Each unit is provided with a small front patio area and upper
floor balconies. '

ENVIRONMENTAL DETERMINATION

Staff has recommended adoption of a Mitigated Negative Declaration for the
proposed project based on the following impact:

JIPL/Marcus/2007Permits/PD/solancave@9" (14 units -0008) 6



Noise

The projected noise levels from traffic along Solano Avenue will impact the site
and require mitigation for the interior of all fourteen units. Small decks and entry
porches, such as proposed for this project, are exempt from exterior noise level
standards. The applicant's licensed architect has proposed noise reduction
measures such as dual glazed windows; high rated sound attenuated door
assemblies; “baffling” devices for all HVYAC and air handling equipment; and
exterior walls with fiberglass insulation. Staff will recommend as a condition of
approval that during building inspection, prior to final occupancy, a noise
measurement take place to ensure that the interior noise standard of 45dB is not
exceeded.

All other environmental factors were found to have a “less than significant
impact” or “no impact” as identified in the Initial Study checklist (see Attachment
9).

PUBLIC COMMENT

On March 26, 2008, the Planning and Economic Development Divisions hosted a
community meeting to discuss the proposed project and the residential vs.
commercial land use issue. Approximately 10 residents of the Leachman Park
neighborhood attended the meeting. The majority of the residents were opposed
to the residential project with none of the attendees, outwardly supportive. When
asked what type of commercial or other use they would like to see on the
property rather than the proposed residential units, responses were: affordable
senior housing; live/work; children’s facility.

Oppositional comments/concerns were as follows:
» Section 8
Residents fear that even though the applicant states the units would be
ownership, not rentals, they would be occupied by low income

residents, which they feel are over-represented in their neighborhood.

Sewer Lines

Y

The existing sewer lines are clogged and a resident felt that the
additional units would exacerbate the problem.

» Parking

Many residents stated that there is not enough parking in the
neighborhood and that the project was not providing enough parking
for the residents and their visitors would end up parking on the street in
front of homes. The parking is at its worse when the nearby church has
services or special events.

J/PL/Marcus/ZOO?PermitS/PD/solanoave@g”’ (14 units -0008) 7



» Traffic
Residents also stated at the meeting that the corner of 9" and Solano
was a dangerous intersection and that the traffic from the project may
cause more accidents

Architecture

Y

Staff received a letter from a neighbor of the project concerned about
the architecture. The neighbor stated that the “architecture could
indeed be improved upon.”

Section 8

Staff and the applicant reiterated throughout the meeting that the townhome
project is not intended to be a rental project and that the units would be sold at
market rate values. Despite this knowledge, some residents still believed that the
units would be sold, and then rented out by the owners to low-income
households. Staff acknowledged that there is nothing the city could do to prevent
that from occurring, but by ensuring that a good quality residential product is
constructed, residents, whether owners or renters, would take pride in their
home, thus bringing positive vitality to the neighborhood.

Sewer Lines

The proposed project was routed to Vallejo Sanitation and Flood Control District
(VSFCD) for their comments regarding sewer and storm drain issues. A sanitary
system clean out has been conditioned for the project. Staff also spoke with
VSFCD personnel regarding the neighbor's concerns and were informed that
existing sewer line capacity levels would not be negatively impacted by the
proposed new development due to the fact that an 8” sanitary sewer line from the
project will tie into the main 36" sanitary sewer line along Ninth Street, beyond
the existing residential development.

VSFCD believes this 36” sanitary sewer line for the neighborhood has more than
sufficient capacity for the existing and proposed development and that any sewer
line problems being experienced by Leachman Park residents is likely from
private interior sewer lateral lines due to their age and construction material type

(e.g. clay).

Parking

This issue is discussed in the Minor Exception section of this report.

Traffic

Staff conducted a site visit with the city Traffic Engineer in relationship to the

traffic safety concerns of the residents. Based on the site visit, a review of Police
accident records, and standard traffic analysis (i.e. line of sight review, traffic
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volume, etc.) the Traffic Engineer determined that the project would not create or
worsen safety hazards and that the existing street configuration and three-way
stop intersection would not need to be modified or improved at the current time.

Public Works does anticipate increased traffic volume on Solano Avenue in the
future and has required the applicant to pay their fair share cost of a future traffic
signal at the intersection.

The Traffic Engineer has also required that a “stop” and “no left turn” sign be
placed at the private driveway for residents leaving the project due to the close
proximity of the intersection.

Architecture

Unfortunately, the concerned neighbor who felt that the architecture for the
project could be improved did not leave an address or phone number to contact
her, so staff was unable to discuss with her what aspects of the architecture she
felt could be improved. As noted in the Unit Plan Analysis section of this report
(Development Standards, “Design”) Staff believes the proposed architecture is
appropriate for the area; is of quality design; and minimizes the potential mass
and scale commonly associated with three-story attached residential structures.

MINOR EXCEPTION ANALYSIS

After listening to the residents’ comments concerning a lack of on-street parking
for the area, staff conducted multiple neighborhood visits to assess the situation.
These visits were conducted in the mid and later afternoons; early evenings; and
on Sunday. As expected, on-street parking demand was highest on Sunday,
when church was in service. The addition of the project would eliminate
approximately eight on-street parking spaces on the east side of Ninth Street,
which church parishioners use on occasion. Staff did not observe these spaces
being used during their other site visits.

The applicant originally requested a minor exception to not provide the required
three guest parking spaces. After the community meeting and the afore-
mentioned staff site visits, the applicant reduced the minor exception request
from three to one space by providing two guest parking spaces at the southwest
corner of the property. The applicant also reduced the amount of four bedroom
units from ten to six. Staff believes these changes to the project will reduce the
parking demand sufficiently enough so that the one guest parking space
deficiency will not negatively impact the neighborhood.

TENTATIVE MAP ANALYSIS
The proposed tentative map would merge the two existing parcels into one parcel
with 14 condominium lots. Because the zoning will be changed to PDR, there is

not a required minimum lot size. To facilitate the amount of proposed lots (14),
the applicant petitioned the City for a 10’ abandonment of frontage along Solano
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Avenue and Ninth Street. The project has been conditioned by Public Works on
the acceptance and recording of the abandonment.

The tentative map identifies a private access driveway which leads to the
garages of 12 of the units. Establishment of a Homeowners Association will be
required as a condition of approval to maintain the private driveway as Well as
other common areas, i.e. landscaping, tot-lot area, etc.

Due to the proposed building proximity to existing utility lines at the northwest
corner of the property, the applicant has worked out a tentative agreement with
PG&E and AT&T to underground the existing utility lines.

The tentative map meets the guidelines set out in the Subdivision Map Act and is
consistent with the General Plan as it would facilitate development of the
property.

CONCLUSION/RECOMMENDATION

Staff believes that the two currently vacant lots are under-utilized and with the
departure of Cornelius Ford to Automall Parkway, are no longer needed for their
long time use as accessory vehicle storage for a new car dealership. Staff also
believes that due to the location and small size of the parcels, it is unlikely that
the commercial parcel would be intensely developed for commercial purposes or
that the residentially zoned parcel would be developed with a single-family home
next to the commercial parcel under the current zoning.

Staff has determined that the proposed project, as conditioned, is consistent with
the City’'s General Plan and Zoning Ordinance therefore, staff recommends that
the Planning Commission approve Tentative Map #07-0009 based on the
following findings and subject to the attached Conditions of Approval and;

Staff recommends the Planning Commission recommend to the City Council,
adoption of the petition for General Plan Amendment #07-0002 and;

Staff recommends the Planning Commission recommend to the City Council,
adoption of the petition Zoning Map Amendment #07-0003 and;

Staff recommends the Planning Commission recommend to the City Council
adoption of Planned Development (unit plan) #07-0008 and Minor Exception #07-
0004 based on the following findings and subject to the attached Conditions of
Approval.

FINDINGS
The Planning Commission finds, based on the facts contained in this staff report
attached herein and incorporated herein by this reference, and given and the

evidence presented at the public hearing, and subject to the conditions attached
to this resolution that:
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General Plan Amendment

1.

The proposed General Plan Amendment is necessary for the proposed
residential development due to the fact that the current classifications of
General Commercial and Residential- Low Density would not be
compatible or conditionally compatible with the proposed residential use or
density.

General Plan Amendment #07-0002 will not have a significant adverse
effect on the environment, as demonstrated by the proposed Mitigated
Negative Declaration dated August 8, 2008.

Zoning Map Amendment

1.

2.

3.

The proposed Zoning Map Amendment is consistent with the General
Plan due to the fact that the proposed residential zoning designation is
clearly compatible with the proposed General Plan classification of ‘High
Density Residential,

The proposed Zoning Map Amendment is necessary for the proposed
multi-family development due to the fact that residential uses are not
allowed on the ground floor under the existing zoning and the proposed
density exceeds the allowable Low Density Residential density limits;

The proposed Zoning Map Amendment is necessary for the future orderly
and consistent development of the subject area as under the current
commercial zoning, the subject site has been and is currently under-
utilized.

Planned Development (Unit Plan)

1.

The unit plan is consistent with the intent, purpose and development
standards of the master plan (The master plan requirement was waived
per Section 16.116.020(B)(1) VMC);

The unit plan is consistent with the goals and policies of the Vallejo
general plan and any applicable specific plan, in particular, General Plan
Commercial Development Goal 6: “to have healthy commercial strip
areas, phasing out those that are poorly situated and no longer suited for
commercial uses;

The unit plan serves to achieve groupings of structures which will be well
related one to another and which, taken together, will result in a well-
composed urban design, with consideration given to site, height,
arrangement, texture, material, color and appurtenances, the relation of
these factors to other structures in the immediate area, and the relation of
the development to the total setting as seen from key points in the
surrounding area due to the fact that proposed architecture takes into
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account the commercial nature of Solano Avenue and the architectural
style and building materials of the adjacent residential neighborhood;

4. The unit plan is of a quality and character which harmonizes with, and
serves to protect the value of, private and public investments in the area
by developing two currently vacant and historically, under-utilized parcels.

Minor Exception

1. As described in this report, granting of the minor exception would not
exceed twenty-five percent of the prescribed measurable standard as
96.7% of the total amount of required parking spaces will be provided,

2. As described in this report, granting of the minor exception would not
adversely affect any development or persons upon abutting property,
‘with adversely affect to mean to impact in a substantial, negative
manner the economic value, habitability, or enjoyability of properties
due to the fact that there is sufficient on-street parking in the
neighborhood,

3. As described in this report, granting of the minor exception would not
result in a hazard to pedestrian and/or vehicular traffic as the Traffic
Engineer has reviewed and conditioned the project; and

4. As described in this report, granting of the minor exception would be
reasonably necessary to the sound development of such property in
order to accommodate the applicant’s desired development proposal.

Tentative Map

1. The proposed tentative map is consistent with the goals and policies of the
Vallejo general plan and any applicable specific plans in particular,
General Plan Commercial Development Goal 6: “to have healthy
commercial strip areas, phasing out those that are poorly situated and no
longer suited for commercial uses;

2. The proposed tentative map conforms with Title 15 and Title 16 of the
Vallejo Municipal Code as the project meets the standards identified in the
Subdivision Map Act and the Zoning Ordinance;

3. The proposed tentative map conforms to the requirements of the
Subdivision Map Act per review by the Planning Division and Public Works
Department.

EXPIRATION

Minor Exception
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Approval of a minor exception permit shall expire automatically upon expiration of
the associated unit plan.

Tentative Map

An approved tentative map shall expire thirty-six months after its approval.
However, if the subdivider is subject to a requirement of one hundred thousand
dollars or more to construct, improve or finance the construction or improvement
of public improvements outside the boundaries of the tentative map, each filing of
a final map shall extend the expiration of the approved tentative snap by thirty-six
months from the date of its expiration as provided in this section, or the date of
the previously filed final map, whichever is later. The extensions shall not extend
the tentative map more than ten years from its approval or conditional approval.
However, a tentative map on property subject to a development agreement may
be extended for the period of time provided for in the agreement, but not beyond
the duration of the agreement. The number of phased final maps which may be
filed shall be determined by the planning commission at the time of the approval
of the tentative map. "Public improvement," as used in this title, include traffic
controls, streets, roads, highways, freeways, bridges, overcrossings, street
interchanges, flood control or storm drain facilities, sewer facilities, water
facilities, and lighting facilities.

Unit Plan

Approval of a unit plan shall expire automatically thirty-six months unless
authorized construction has commenced prior to the expiration date; however,
after this thirty-six month period, if said authorized construction has commenced,
the unit plan shall expire upon expiration of the building permits.

APPEAL

The applicant or any party adversely affected by a decision of the Planning
Commission may within ten days after the rendition of the decision of the
Planning Commission appeal in writing to the City Council by filing a written
appeal with the City Clerk and Planning Division. 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 Planning Commission. Such appeal
shall not be timely filed unless it is actuaily 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 Planning Commission. If such date falls on a weekend or city
holiday, then the deadline shall be extended until the regular business day.

ATTACHMENTS

. Resolution (general plan amendment)
Resolution (zoning amendment)
Resolution (unit plan)

Resolution (minor exception)

RO
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Resolution (tentative map)

General Plan/Zoning amendment exhibit
Conditions of approval

Development plan package

Initial Study, Mitigation Monitoring Plan

. Pictures of site

. Conflict of Interest Map/Driving Directions
. Tentative Map

. Letter from concerned neighbor
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Attachment |
CITY OF VALLEJO PLANNING COMMISSION

RESOLUTION NO.PC - _

A RESOLUTION OF THE PLANNING COMMISSION
RECOMMENDING TO THE CITY COUNCIL APPROVAL OF THE PETITION
FOR GENERAL PLAN AMENDMENT APPLICATION
#07-0002

Solano Townhomes

General Plan amendment to change existing designations from General Commercial and Low
Density Residential to High Density Residential to facilitate development of fourteen townhome
units.

APNSs# 0059-041-110, 120
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I. GENERAL FINDINGS

WHEREAS an application was filed by Val Properties LLC seeking approval for a General
Plan amendment to change existing classifications from General Commercial and Low
Density Residential to High Density Residential; and

WHEREAS the City of Vallejo Planning Commission conducted a duly noticed public
hearing to consider the zoning amendment application on September 15, 2008 at which
time testimony and evidence, both written and oral, was presented to and considered by the
Planning Commission; and

WHEREAS based on evidence received at the public hearing, the Planning Commission
makes the following factual findings:

II. CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDINGS

Section 1. The Planning Commission finds that on the basis of the whole record before it
that the proposed project will not have a significant effect on the environment due to
mitigations found in the Mitigation Monitoring and Report and that adoption of the
mitigated negative declaration satisfies Section 15074 (Consideration and Adoption of a
Negative Declaration or Mitigated Negative Declaration) of the California Environmental
Quality Act.

III. FINDINGS RELEVANT TO GENERAL PLAN AMENDMENT AND
FINDINGS FOR PROJECT APPROVAL AND FOR DETERMINATION OF
PROJECT CONSISTENCY WITH APPLICABLE GENERAL PLAN

Section 2. The Planning Commission finds that applicant submitted a General Plan
Amendment application to change existing classifications from General Commercial and
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Attachment 1

Low Density Residential to High Density Residential pursuant to the City of Vallejo
Municipal Code Chapter 17.04 General Plan Amendment Procedure.

Section 3. Planning Commission finds, based on the facts contained in the staff report
attached herein and incorporated herein by this reference, and given the evidence presented
at the public hearing, and subject to the conditions attached to this resolution that:

1. The proposed General Plan Amendment is necessary for the proposed residential
development due to the fact that the current classifications of General Commercial
and Residential- Low Density would not be compatible or conditionally compatible
with the proposed residential use or density.

2. General Plan Amendment #07-0002 will not have a significant adverse effect on
- the environment, as demonstrated by the proposed Mitigated Negative Declaration
dated August 8, 2008.

~ IV. RESOLUTION RECOMMENDING TO THE CITY COUNCIL APPROVAL OF
THE PETITION FOR GENERAL PLAN AMENDMENT APPLICATION #07-0002

NOW, THEREFORE, LET IT BE RESOLVED that the Planning Commission hereby
recommends for approval to the City Council, the General Plan amendment to change
existing classifications from General Commercial and Low Density Residential to High
Density Residential to facilitate development of fourteen townhome units, based on the
findings contained in the staff report attached hereto and incorporated herein and subject to
the Conditions of Approval attached to this resolution.

V.VOTE

PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City of
Vallejo, State of California, on the 15" day of September, 2008, by the following vote to-
wit:

AYES:
NOES:
ABSENT:

Kent Peterman, CHAIRPERSON
City of Vallejo PLANNING COMMISSION

Attest:

Don Hazen
Planning Commission Secretary

J/PL/Marcus/2007Permits: P/ Solano Ave (¢ o' ¢ I 4units-0008)resolution] .-genplan.amendment 7



Attachment 2
CITY OF VALLEJO PLANNING COMMISSION
RESOLUTION NO. PC _ -

A RESOLUTION OF THE PLANNING COMMISSION
RECOMMENDING TO THE CITY COUNCIL APPROVAL OF THE PETITION
FOR ZONING MAP AMENDMENT APPLICATION
#07-0003

Solano Townhomes

Zoning amendment to change existing designations from Linear Commercial and Low Density
Residential to Planned Development Residential to facilitate development of fourteen townhome
units.

APNs# 0059-041-110, 120
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I. GENERAL FINDINGS

WHEREAS an application was filed by Val Properties LLC seeking approval for a zoning
amendment to change existing designations from Linear Commercial and Low Density
Residential to Planned Development Residential; and

WHEREAS the City of Vallejo Planning Commission conducted a duly noticed public
hearing to consider the zoning amendment application on September 15, 2008 at which
time testimony and evidence, both written and oral, was presented to and considered by the
Planning Commission; and

WHEREAS based on evidence received at the public hearing, the Planning Commission
makes the following factual findings:

II. CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDINGS

Section 1. The Planning Commission finds that on the basis of the whole record before it
that the proposed project will not have a significant effect on the environment due to
mitigations found in the Mitigation Monitoring and Report and that adoption of the
mitigated negative declaration satisfies Section 15074 (Consideration and Adoption of a
Negative Declaration or Mitigated Negative Declaration) of the California Environmental
Quality Act.

III. FINDINGS RELEVANT TO ZONING AMENDMENT AND FINDINGS FOR
PROJECT APPROVAL AND FOR DETERMINATION OF PROJECT
CONSISTENCY WITH APPLICABLE GENERAL PLAN

Section 2. The Planning Commission finds that applicant submitted a Zoning Amendment
application to change existing designations from Linear Commercial and Low Density
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Attachment 2

Residential to Planned Development Residential pursuant to the City of Vallejo Municipal
Code Chapter 16.86 Amendments Procedure.

Section 3. Planning Commission finds, based on the facts contained in the staff report
attached herein and incorporated herein by this reference, and given the evidence presented
at the public hearing, and subject to the conditions attached to this resolution that:

1. The proposed Zoning Map Amendment is consistent with the General Plan due to
the fact that the proposed residential zoning designation is clearly compatible with
the proposed General Plan classification of ‘High Density Residential’,

2. The proposed Zoning Map Amendment is necessary for the proposed residential
development due to the fact that residential uses are not allowed on the ground
floor under the existing zoning and the proposed density exceeds the allowable Low
Density Residential density limits,

3. The proposed Zoning Map Amendment is necessary for the future orderly and
consistent development of the subject area as under the current commercial zoning,
the subject site has been and is currently under-utilized.

IV. RESOLUTION RECOMMENDING TO THE CITY COUNCIL APPROVAL OF
THE PETITION FOR ZONING MAP AMENDMENT APPLICATION #07-0003

NOW, THEREFORE, LET IT BE RESOLVED that the Planning Commission hereby
recommends for approval to the City Council, the Zoning Amendment to change existing
designations from Linear Commercial and Low Density Residential to Planned
Development Residential to facilitate development of fourteen townhome units, based on
the findings contained in the staff report attached hereto and incorporated herein and
subject to the Conditions of Approval attached to this resolution.

V.VOTE

PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City of
Vallejo, State of California, on the 15" day of September, 2008, by the following vote to-
wit:

AYES:
NOES:
ABSENT:

Kent Peterman, CHAIRPERSON
City of Vallejo PLANNING COMMISSION
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Attest:

Don Hazen
Planning Commission Secretary
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Attachment 3
CITY OF VALLEJO PLANNING COMMISSION

RESOLUTION NO.PC - _

A RESOLUTION OF THE PLANNING COMMISSION
RECOMMENDING TO THE CITY COUNCIL APPROVAL OF PLANNED
DEVELOPMENT (UNIT PLAN) APPLICATION
#07-0008

Solano Townhomes

Unit Plan to establish fourteen townhome units.

APNs# 0059-041-110, 120
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I. GENERAL FINDINGS

WHEREAS an application was filed by Val Properties LLC seeking approval for a Unit
Plan to establish fourteen townhome units; and

WHEREAS the City of Vallejo Planning Commission conducted a duly noticed public
hearing to consider the Unit Plan application on September 15, 2008 at which time
testimony and evidence, both written and oral, was presented to and considered by the
Planning Commission; and

WHEREAS based on evidence received at the public hearing, the Planning Commission
makes the following factual findings: ‘

II. CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDINGS

Section 1. The Planning Commission finds that on the basis of the whole record before it
that the proposed project will not have a significant effect on the environment due to
mitigations found in the Mitigation Monitoring and Report and that adoption of the
mitigated negative declaration satisfies Section 15074 (Consideration and Adoption of a
Negative Declaration or Mitigated Negative Declaration) of the California Environmental
Quality Act.

III. FINDINGS RELEVANT TO TENTATIVE MAP APPLICATION AND
FINDINGS FOR PROJECT APPROVAL AND FOR DETERMINATION OF
PROJECT CONSISTENCY WITH APPLICABLE GENERAL PLAN

Section 2. The Planning Commission finds that applicant submitted a Planned
Development (Unit Plan) application to establish fourteen townhome units.
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Attachment 3

Section 3. Planning Commission finds, based on the facts contained in the staff report
attached herein and incorporated herein by this reference, and given the evidence presented
at the public hearing, and subject to the conditions attached to this resolution that:

1.

The unit plan is consistent with the intent, purpose and development standards of

the master plan (The master plan requirement was waived per Section
16.116.020(B)(1) VMC);

The unit plan is consistent with the goals and policies of the Vallejo general plan
and any applicable specific plan, in particular, General Plan Commercial
Development Goal 6: ‘“‘to have healthy commercial strip areas, phasing out those
that are poorly situated and no longer suited for commercial uses;

The unit plan serves to achieve groupings of structures which will be well related
one to another and which, taken together, will result in a well-composed urban
design, with consideration given to site, height, arrangement, texture, material,
color and appurtenances, the relation of these factors to other structures in the
immediate area, and the relation of the development to the total setting as seen from
key points in the surrounding area due to the fact that proposed architecture takes
into account the commercial nature of Solano Avenue and the architectural style
and building materials of the adjacent residential neighborhood,

The unit plan is of a quality and character which harmonizes with, and serves to
protect the value of, private and public investments in the area by developing two
currently vacant and historically, under-utilized parcels.

IV. RESOLUTION RECOMMENDING TO THE CITY COUNCIL APPROVAL OF
PLANNED DEVELOPMENT (UNIT PLAN) APPLICATION #07-0008

NOW, THEREFORE, LET IT BE RESOLVED that the Planning Commission hereby
recommends to the City Council, approval of the Unit Plan application to establish
fourteen townhome units, based on the findings contained in the staff report attached
hereto and incorporated herein and subject to the Conditions of Approval attached to this
resolution.

V.VOTE

PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City of
Vallejo, State of California, on the 15" day of September, 2008, by the following vote to-

wit:

AYES:
NOES:

ABSENT:
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Kent Peterman, CHAIRPERSON
City of Vallejo PLANNING COMMISSION

Attest:

Don Hazen
Planning Commission Secretary
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Attachment 4

CITY OF VALLEJO PLANNING COMMISSION

RESOLUTIONNO.PC -

A RESOLUTION OF THE PLANNING COMMISSION
RECOMMENDING TO THE CITY COUNCIL APPROVAL OF MINOR
EXCEPTION PERMIT APPLICATION

#07-0004 '

Solano Townhomes

Establishment of fourteen townhome units on two currently vacant parcels with an exception to
provide two of three required guest parking spaces.

APNs# 0059-041-110, 120
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I. GENERAL FINDINGS

WHEREAS an application was filed by Val Properties LLC seeking approval for a minor
exception permit to provide two of three required guest parking spaces; and

WHEREAS the City of Vallejo Planning Commission conducted a duly noticed public
hearing to consider the application for the Minor Exception Permit on September 15, 2008
at which time testimony and evidence, both written and oral, was presented to and
considered by the Planning Commission; and

WHEREAS based on evidence received at the public hearing, the Planning Commission
makes the following factual findings:

I1. CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDINGS

Section 1. The Planning Commission finds that on the basis of the whole record before it
that the proposed project will not have a significant effect on the environment due to
mitigations found in the Mitigation Monitoring and Report and that adoption of the
mitigated negative declaration satisfies Section 15074 (Consideration and Adoption of a
Negative Declaration or Mitigated Negative Declaration) of the California Environmental
Quality Act.

III. FINDINGS RELEVANT TO MINOR EXCEPTON PERMIT AND FINDINGS
FOR PROJECT APPROVAL AND FOR DETERMINATION OF PROJECT
CONSISTENCY WITH APPLICABLE GENERAL PLAN

Section 2. The Planning Commission finds that applicant submitted a Minor Exception

Permit application for fourteen townhome units pursuant to the City of Vallejo Municipal
Code Chapter 16.80 Exception Regulations Permit Procedure.
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Section 3. Planning Commission finds, based on the facts contained in the staff report
attached herein and incorporated herein by this reference, and given the evidence presented
at the public hearing, and subject to the conditions attached to this resolution that:

1. As described in this report, granting of the minor exception would not exceed
twenty-five percent of the prescribed measurable standard as 96.7% of the total
amount of required parking spaces will be provided,

2. As described in this report, granting of the minor exception would not
adversely affect any development or persons upon abutting property, with
adversely affect to mean to impact in a substantial, negative manner the
economic value, habitability, or enjoyability of properties due to the fact that
there is sufficient on-street parking in the neighborhood,

3. As described in this report, granting of the minor exception would not result in
a hazard to pedestrian and/or vehicular traffic as the Traffic Engineer has
reviewed and conditioned the project; and

4. As described in this report, granting of the minor exception would be
reasonably necessary to the sound development of such property in order to
accommodate the applicant’s desired development proposal.

IV. RESOLUTION RECOMMENDING TO THE CITY COUNCIL APPROVAL OF
THE MINOR EXCEPTION PERMIT APPLICATION TO PROVIDE TWO OF
REQUIRED THREE GUEST PARKING SPACES FOR FOURTEEN TOWNHOME
UNITS LOCATED AT SOLANO AVENUE AND NINTH STREET

NOW, THEREFORE, LET IT BE RESOLVED that the Planning Commission
recommends the City Council approval of the Minor Exception Permit application (ME#
07-0004) to provide two of three required guest parking spaces, based on the findings
contained in the staff report attached hereto and incorporated herein and subject to the
Conditions of Approval attached to this resolution.

V.VOTE

PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City of
Vallejo, State of California, on the 15% day of September, 2008, by the following vote to-
wit:

AYES:
NOES:
ABSENT:

Kent Peterman, CHAIRPERSON
City of Vallejo PLANNING COMMISSION
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Attest:

Don Hazen
Planning Commission Secretary
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Attachment 5

CITY OF VALLEJO PLANNING COMMISSION

RESOLUTION NO.PC _ -
A RESOLUTION OF THE PLANNING COMMISSION
APPROVING TENTATIVE MAP APPLICATION
#07-0009

Solano Townhomes

Tentative map application to establish fourteen lots for the purpose of townhome development.

APNs# 0059-041-110, 120
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I. GENERAL FINDINGS

WHEREAS an application was filed by Val Properties LLC seeking approval for a
tentative map to establish fourteen condominium (townhome) lots; and

WHEREAS the City of Vallejo Planning Commission conducted a duly noticed public
hearing to consider the tentative map application on September 15, 2008 at which time
testimony and evidence, both written and oral, was presented to and considered by the
Planning Commission; and

WHEREAS based on evidence received at the public hearing, the Planning Commission
makes the following factual findings:

II. CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDINGS

Section 1. The Planning Commission finds that on the basis of the whole record before it
that the proposed project will not have a significant effect on the environment due to
mitigations found in the Mitigation Monitoring and Report and that adoption of the
mitigated negative declaration satisfies Section 15074 (Consideration and Adoption of a
Negative Declaration or Mitigated Negative Declaration) of the California Environmental
Quality Act.

III. FINDINGS RELEVANT TO TENTATIVE MAP APPLICATION AND
FINDINGS FOR PROJECT APPROVAL AND FOR DETERMINATION OF
PROJECT CONSISTENCY WITH APPLICABLE GENERAL PLAN

Section 2. The Planning Commission finds that applicant submitted a Tentative Map
application to establish fourteen condominium (townhome) lots.

Section 3. Planning Commission finds, based on the facts contained in the staff report
attached herein and incorporated herein by this reference, and given the evidence presented

at the public hearing, and subject to the conditions attached to this resolution that:
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1. The proposed tentative map is consistent with the goals and policies of the Vallejo
general plan and any applicable specific plans in particular, General Plan
Commercial Development Goal 6: “to have healthy commercial strip areas,
phasing out those that are poorly situated and no longer suited for commercial
uses,

2. The proposed tentative map conforms with Title 15 and Title 16 of the Vallejo
Municipal Code as the project meets the standards identified in the Subdivision
Map Act and the Zoning Ordinance;

3. The proposed tentative map conforms to the requirements of the Subdivision Map
Act per review by the Planning Division and Public Works Department.

IV. RESOLUTION RECOMMENDING APPROVAL OF TENTATIVE MAP
APPLICATION #07-0009

NOW, THEREFORE, LET IT BE RESOLVED that the Planning Commission hereby
APPROVES the Tentative Map application to establish fourteen condominium
(townhome) lots, based on the findings contained in the staff report attached hereto and
incorporated herein and subject to the Conditions of Approval attached to this resolution.

V.VOTE

PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City of
Vallejo, State of California, on the 15" day of September, 2008, by the following vote to-
wit:

AYES:
NOES:
ABSENT:

Kent Peterman, CHAIRPERSON
City of Vallejo PLANNING COMMISSION

Attest:

Don Hazen
Planning Commission Secretary
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Attachment 7

CONDITIONS OF APPROVAL

TENTATIVE MAP #07-0009
PLANNED DEVELOPMENT (UNIT PLAN) #07-0008
MINOR EXCEPTION #07-0004

(APN’s# 0059-041-110, 120)

CONDITIONS OF APPROVAL:

Planning Division

1.

Prior to building permit issuance, provide a final color and material board for staff
review and approval. Building colors selected shall compliment the existing
neighborhood.

Prior to issuance of first Certificate of Occupancy, provide CC&R’s for staff and
City Attorney review and approval. CC&R’s shall include the following

language:

»Non-residential uses shall comply with the Home Occupation regulations
chapter (16.60) of the Vallejo Municipal Code.

= City approved front yard landscaping and trees shall not be modified without
HOA and city approval.

Prior to building permit issuance, provide a revised detail for a “Solano
Townhome Guest Parking Only” sign in front of the two guest spaces and details
for any other proposed signage or exterior lighting.

Construction plans shall include a detail of a play structure for the proposed tot-
lot/play area.

During building inspection, prior to final occupancy, a noise measurement shall
take place to ensure that the interior noise standard of 45dB is not exceeded.

Prior to construction/grading, the applicant shall submit to the Planning Division,
a Condition of Approval Compliance statement. This statement shall include a
Project Site Community Complaint representative name and contact number
which will be on file with the city and made available to neighboring residents
within 24 hours upon request.

Building Division

1.

Exiting must comply with code section 1025.7
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Fire Prevention

1.

A fire alarm system is required for this project in accordance with section 1006.2
of the CFC.

Additional fire hydrants may be required. Submit a complete set of plans for
review and approval. All fire hydrants are to have “blue dot” highway reflectors
installed on the adjacent street of the driveway to clearly identify the fire hydrant
locations. (1998 CFC Section 903, Appendix III-B)

If security gates are desired at any entrances to the project, they shall be provided
with a Fire Department approved entry system.

In Residential (Group R) Occupancies, single station smoke detectors shall be
installed prior to occupancy/final building inspection in each sleeping area and at
a point centrally located in the corridor or area giving access to each separate
sleeping area. When the dwelling unit is of more than one story (including
basement) there shall be a smoke detector on each story. When a story is split into
more than one level, the smoke detector shall be installed on the upper level.
(1998 CBC Section 310.9.1.1).

Every sleeping room below the fourth story shall have at least one exterior
opening for rescue purposes. The opening shall be a minimum of 5.7 square feet
and 20 inches wide by 24 inches high. The finished sill height of the opening shall
be no higher than 44 inches from the floor. Ladder access shall be provided for
buildings over the first floor. (1998 CBC Section 310.4)

Large trash receptacles placed adjacent to combustible construction, unprotected
openings in structures, or in areas with heavy accumulations of vegetation
extending over the top, shall be protected by at least one automatic fire sprinkler
head. If the building is not equipped with a fire sprinkler system, the dumpster
head may be supplied by the domestic water system. (1998 CFC 1103.2.2).

Vallejo Sanitation and Flood Control District

1.

Prior to building permit issuance, pay a plan review prior to further review
($310.00).

Resubmit plan documents for additional review.

After plan approval, submit a VSFCD Connection Permit Application (SSI) Form
for connection fee calculations ($20 submittal fee).

Area within refuse enclosures shall drain to the sanitary sewer system. The outside
perimeter of the trash enclosure shall be graded to prevent stormwater from draining

o
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into the sanitary sewer system. The trash enclosure shall be covered with a roof or
awning.

5. On cover sheet, add VSFCD signature block (enclosed).

6. Add a district clean out to the proposed 8” SS lateral at back of walk, if it is to be
placed within the driveway area, a traffic rated lid is required.

7. Fill out pretreatment questionnaire (enclosed).

8. Label the SS facilities and SD facilities (mains, manholes, etc.) within the project as
private no to be maintained by VSFCD.

9. Add VSFCD SS and SD notes (enclosed) .

10. Add a SDCB within the public right of way on the proposed 12 SD to separate
private SD from Public SD.

11. SSMH #1 shall be called out as a SSMH per District Standard Drawing #8.

12. Pay plan review fee (enclosed).

13. Conditional approval from VSFCD includes that the HOA and applicant cannot
change project details once construction is commenced.

City Engineer

Specific conditions are as following:

1.

Approval of this Tentative Map is subject to abandonment of ten feet of each of
Solano Avenue and Nine Street right of way by the City Council of City of
Vallejo.

Submit site grading, drainage, improvement, utilities and landscaping plans for
review and approval. Site plan shall show all proposed existing improvements and
utility services.

Surface runoff from the site shall be intercepted on site, piped and tied into an
approved public storm drain system.

Submit geotechnical investigation report for this project for review.
Install standard curb, gutter, sidewalk and driveway approach fronting the

property along Solano Avenue and Nine Street. (six feet wide fronting Solano
Avenue and four feet wide fronting Nine Street).

(9]



10.

11.

12.

13.

14.

15.

16.

Attachment 7

Multiple trenches along Solano Avenue and 9'" Street require grinding and
overlay the streets to City standard.

The existing over head utility wires fronting the property along Nine Street and
Solano Avenue are partially within the proposed abandonment of right of way.
The applicant must work with utility companies to resolve any conflict that may
arise as to clearance with the proposed building or any other issues.

Install required City Standard Street light fronting the property along Nine Street
and Solano Avenue.

Install standard Stop Sign (R1-1) and No Left Turn (R3-2) on the same post at the
exit of private access.

Prior to final map approval pay fair share cost of the future traffic signal
installation for the intersection of Nine Street and Solano Avenue. The fair share
cost will be determined by a traffic study and Public Works Department.

(It has been estimated by City Traffic Engineer that present fair share cost is
about $6,000.00. This amount has been derived from a 2% traffic volume
contribution by the project and $300,000 cost of a five legged traffic signal light).

Prior to final map approval in lieu of under-grounding overhead utility wires
fronting the property along Solano Avenue and Ninth Street, pay $500.00 per
linier foot of frontage for the share cost of future under-grounding of overhead
utility wires.

Prior to recording the final map, the owner shall pay the City charges required by
Solano County for providing copies of the recorded map to the City
(815.00/sheet).

Prior to Final Map approval, establish a Homeowners Association for operation
and maintenance of private access, play area, landscaping, irrigation system,
drainage ditches, fences and appropriate signage and hardware, light system, and
other private facilities subject to the approval of the Planning Division, Public
Works Director, and the City Attorney. The Covenants, Conditions and
Restrictions of all deeds issued within the townhouse shall contain provisions
requiring participation in the said Homeowners Association.

Prior to acceptance of subdivision the Homeowners Association must accept the
private elements of townhouse improvements.

Prior to approval of Final Map submit CC&R for review of Planning, Public
Works, City Attorney and the VSFCD for review

Prior to acceptance of the project, the landscape architect for the project must
perform a complete and thorough field review of the landscape irrigation and
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planting within the project and provide the City in writing a certificate that all
landscaping, planting, and irrigation within the project is in full compliance with
the City ordinances and guidelines and approved landscape, planting and
irrigation plans. '

17.  Address map for this project shall be submitted ahead of time so that all
concerned departments/agencies have enough time to review.

18.  Prior to issuance of first building permit dedicate Parcel ”A” and Private Access
(Known as Common Area) to the Homeowners Association.

19. Install standard “NO Parking” signs fronting the property along Solano Avenue.

20. Pain the curb red along Ninth Street fronting the property at the first driveway
access and 10’ of curb on each side from the curb return at the second driveway.
Allow 20’ of parking between first driveway access and second.

21.  Based on new updated fee schedule prior to approval of final map, the owner shall
pay to the City of Vallejo map checking fee.

22.  During construction, it shall be the responsibility of the developer to provide for
safe traffic control in and around the site. This may include but not be limited to
signs, flashing lights, barricades and flag persons.

23.  Public rights-of-way shall not be used for staging building construction activities,
including but not limited to, storage of construction material and equipment. The
street and sidewalks must be kept free of construction debris, mud, and other
obstacles and must remain open to traffic at all times.

STANDARD CONDITIONS

Planning Division

1. The conditions herein contained shall run with the property and shall be binding
on the applicant and all heirs, executors, administrators, and successors in interest
to the real property that is the subject of this approval.

2. All graffiti shall be removed from the walls, fences, and/or buildings within one
hundred twenty hours of its appearance on the property.

3. Exterior lighting should be high pressure sodium, or equivalent type, and shall
have an illumination intensity of between one and four footcandles. Lights shall
be directed and shielded so as not to glare onto adjoining residential properties.
Lights shall have a housing to protect against breakage. Broken or burnt out lights
shall be replaced within one hundred twenty hours.
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4. Exterior noise emanating from the development shall meet the City's noise

performance standards and comply with the City's Noise Element.

Fire Prevention

1.

Submit a numbered list to the Fire Prevention Division stating how each condition
of project approval will be satisfied. F1

The project shall conform to all applicable requirements of Title 19-Public Safety,
2001 CFC and all VMC Amendments. F2

Automatic fire sprinkler extinguishing systems are required for all residential,
commercial and industrial occupancies (2007 CFC Section 1003.1.2 added VMC
Section 12.28.190) F3

Prior to building permit issuance, building construction plans and plans for
required fire protection systems (automatic sprinklers, smoke alarms, etc.) shall
be submitted to Fire Prevention for review and approval. All applicable plan
review and inspection fees shall be paid. F4

Prior to occupancy/final building inspection, install 3A-40BC portable fire
extinguishers as required by the Fire Prevention Division. (2001 CFC Standard
10-1; NFPA 10) F8

Prior to occupancy/final building inspection, install approved numbers or
addresses on all building in such a position as to be clearly visible and legible
from the street. Commercial occupancies shall have numeral or letters not less
than 6 inches in height of contrasting background, and illuminated at night. (1998
CFC Section 901.4.4; added VMC Section 12.28.170) F9

Prior to occupancy/final building inspection, install “No Parking Fire Lane” signs
along interior access roadways, in location where vehicle parking would encroach
on a 20-foot clear width of roadway (CVC Section 22500.1; CalTrans Traffic
Manual, sign #R26f). F10

Prior to occupancy/final building inspection, all applicable fees shall be paid
before a final Fire Prevention inspection shall be conducted. All meeting and
inspections require a minimum 24-hour advance request. F11

Development sites shall be maintained weed free during construction. (2001 CFC
Section 1103.2.4) F12

Water Division

1.

WATER SYSTEM PLANS. All water system improvements shall be consistent
with the Vallejo Water System Master Plan, 1985, prepared by Kennedy/Jenks
Engineers as updated by Brown & Caldwell, 1996. Prior to Improvement Plan

6
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approval and building permit issuance, water system improvement plans shall be
submitted to the Water Division for review and approval, and shall contain at
least:

Location and size of fire sprinkler service connection(s).

Location and size of domestic service connection(s).

Location and size of irrigation service connection(s).

Location of fire hydrants.

Location of structures with respect to existing public water system
improvements, such as mains, meters, etc.

Location and size of any new water mains.

Location and size of backflow prevention devices (required on water
service connections to irrigation systems, certain commercial water users,
and to commercial fire sprinkler systems, per City Ordinance 922 N.C.
(2d). W3.

2. FIRE FLOW REQUIREMENTS. Fire flow requirements of the Fire department
shall be complied with. Fire flow at no less than 25 psig residual pressure shall be
available within 1,000 feet of any structure. One half of the fire flow shall be
available within 300 feet of any structure.

oo T

g

1. For single family residential units, the fire flow is 1,500 gpm.

2. For other developments, see the Vallejo Water System Master Plan, 1985,
prepared by Kennedy Jenks and its latest update by Brown and Caldwell
dated April 1996. W4,

3. HYDRAULIC CALCULATIONS. Prior to Improvement Plan approval and

building permit issuance, hydraulic calculations shall be submitted to the Water
Superintendent demonstrating that the fire flow requirements are complied with.
W5,

4. FIRE PROTECTION SYSTEMS. Fire hydrant placement and fire sprinkler
system installation, if any, shall meet the requirements of the Fire Department.
For combined water and fire services, the requirements of both the Fire
Department and the Vallejo Water System Master Plan, with latest revisions, shall
be satisfied. W6.

5. WATER EASEMENTS. Easements shall be granted for all water system
improvements installed outside the public right-of-way in the City's Standard
Form for Grant of Water Line Easement with the following widths:

a. 15 ft. wide (minimum) for water mains.

b. 10 ft. wide (minimum) for fire hydrants, water meters, backflow preventers,
double detector check valves, etc.

c. Other facilities will be reviewed by the Water Division. W7.

6. WATER SERVICE BONDS AND FEES. Water service shall be provided by
the City of Vallejo following completion of the required water system

7
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improvements and payment of applicable fees. Performance and payment bonds
shall be provided to the City of Vallejo prior to construction of water system
improvements. Fees include those fees specified in the Vallejo Municipal Code
including connection and elevated storage fees, etc., and fees for tapping, tie-ins,
inspections, disinfection, construction water, and other services provided by the
City with respect to the water system improvements. The Water Division may be
contacted for a description of applicable fees. W9.

7. WATER SYSTEM INSTALLATION. Prior to occupancy or final building
inspection, install water system improvements as required. Backflow device/s
where required shall be installed in areas hidden from public view and/or shall be
mitigated by landscaping. W10.

Public Works

Standard Comments/Requirements:

1.

Submit a parcel map prepared by a qualified registered civil engineer or Land
Surveyor for review and approval. Submit preliminary title report and all pertinent
documents for map review. (VMC 15.12. 030).

Install standard driveway approach per City standard. (COV, Regulations &
Standard Specifications,1992).

Additional standard comments that may apply are:

PWI1.

PW2.

PW3.

HOW PROJECT CONDITIONS SATISFIED. Prior to building permit
issuance, submit a numbered list to the Planning Division stating how each
condition of project approval contained in this report will be satisfied. The list
should be submitted to the project planner who will coordinate development of
the project.

PUBLIC IMPROVEMENT STANDARDS. All public improvements shall be
designed to City of Vallejo standards and to accepted engineering design
standards. The City Engineer has all such standards on file and the Engineer's
decision shall be final regarding the specific standards that shall apply. (cov,
Regulations & Standard Specifications,1992).

IMPROVEMENT PLANS. Prior to building permit submittals, submit three
sets of plans to the Department of Public Works for plan check review and
approval. (Improvement or civil plans are to be prepared by a licensed civil
engineer.) Plans are to include, but may not be limited to, grading and erosion
control plans, improvement plans, joint trench utility, street light plans, and
landscaping, irrigation and fencing plans and all supporting documentation,

calculations and pertinent reports. (COV, Regulations & Standard Specifications, 1992 Section
1.1.7-A).



PW4.

PWS5.

PW6.

PW7.

PWS.

PWO.
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GRADING Prior to issuance of grading permit, submit a soils report for review.
An independent soils and geological review of the project may be required. The
City shall select the soils engineer with the cost of the study to be borne by the
developer/project sponsor. Site grading shall comply with City Municipal Code.
(VMC, Chapter 12.40).

LINE OF SIGHT CRITERION. In design of grading and landscaping, line of
sight distance shall be provided based on Caltrans standards. Installation of
fencing, signage, above ground utility boxes, etc. shall not block the line of sight
of traffic and must be set back as necessary. (VMC, Section 10.14).

ON-SITE SOILS ENGINEER. During grading operations, the project geologist
or soils engineer and necessary soils testing equipment must be present on site. In
the absence of the soils engineer or his representative on site, the Department of
Public Works shall shut down the grading operation. (VMC, Section 12.40.080).

DUST AND EROSION CONTROL. All dust and erosion control shall be in
conformance with City standards and ordinances. (VMC, Sections 12.40.050 & 12.40.070).

COMPACTION TESTS. Prior to building permit issuance or acceptance of
grading, compaction test results and certification letter from the project soils
engineer and civil engineer confirming that the grading is in conformance with the
approved plans must be submitted to the Department of Public Works for
review and approval. Test values must meet minimum relative compaction
recommended by the soils engineer (usually at least 90 percent). (VMC, Section
12.40.070-R).

DRIVEWAY STANDARDS. Entrances to any private project must be standard
driveway approaches unless deviation is permitted by the City Engineer. (vMcC,
Section12.04.100).

PWI10.STREET EXCAVATION PERMIT. Obtain a street excavation permit from the

Department of Public Works prior to performing any work within City streets or
rights-of-way, or prior to any cutting and restoration work in existing public
streets for utility trenches. All work shall conform to City standards. (VMC, Section
10.08).

PW11.ENCROACHMENT PERMIT. Prior to building permit issuance, obtain an

encroachment permit from the Department of Public Works for all work
proposed within the public right-of-way. (VMC, Section 10.16).

PWI12.TRAFFIC CONTROL PLAN. Prior to start of construction, submit a traffic

control plan to the Department of Public Works for review and approval.
(Caltrans Traffic Manual).

9
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PWI13.COORDINATION OF CONSTRUCTION INSPECTION. Construction
inspection shall be coordinated with the Department of Public Works and no

construction shall deviate from the approved plans. (COV, Regulation & Standard
Specification Sections 1.1.4 & 1.1.5).

PWI14.PLAN CHANGES. The project design engineer shall be responsible for the
project plans. If plan deviations are necessary, the project engineer must first
prepare a revised plan or details of the proposed change for review by the
Department of Public Works and, when applicable, by Vallejo Sanitation and
Flood Control District. Changes shall be made in the field only after approval
by the City. At the completion of the project, the design engineer must prepare
and sign the "as built" plans. (COV, Regulation & Standard Specification Section 1.1.9).

PWI15.BONDS AND FEES. Prior to approval of construction plans, provide bonds and
pay applicable fees. Bonding shall be provided to the City in the form of a
"Performance Surety" and a separate "Labor and Materials Surety" in amounts
stipulated by City ordinance. (vMc, Section 15.12.090, Resolution Nos. 84-554 N. C. and 02-55 N. C.)

PW16.INSTALL IMPROVEMENTS. Prior to occupancy/final building inspection,
install the improvements required by the Department of Public Works
including but not limited to streets and utilities. (VMC, Section 12.04.060).

PW17.SIDEWALK REPAIR. Prior to occupancy/final building inspection, remove and
replace any broken curb, gutter, sidewalk or driveway approach as directed in the
field by the City Engineer. (VMC, Section 10.04).

PWI9.STREET TREES. Prior to release for occupancy, plant required street trees in
accordance with City Municipal Code. The list of approved trees is available in
the office of the Public Works Director. The minimum standard shall be at least
one tree for each 50 feet of street frontage or fraction thereof, including secondary
or side streets. Street tree(s) shall be inspected by Public Works Landscape
Inspector prior to release for occupancy. (VMC, Section 15.06.190 and Regulations and
Standard Specifications Section 3.3.48).

PW20.JOINT TRENCH. The developer shall provide joint trench plans for the
underground electrical, gas, telephone, cable television and communications
conduits and cables including the size, location and details of all trenches,
location of all building utility service stubs and meters and placement or
arrangements of junction structures as a apart of the Improvement Plans submitted
for the project. The composite drawings and/or utility improvement plans shall be
signed by a licensed civil engineer. (VMC, Sections 15.06.160&170).

PW21. SIGNAL INTERCONNECT CABLES. There are fiber optic and /or copper
signal inter connect cables located at the edge of the roadway or under the
sidewalk. The plans should address either the relocation of these cables or a note
should be made of the cable location. A warning should be included on the plans
stating that if the cable damaged, the entire length of the cable between the two

10
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nearest hubs will be will be replaced by the contractor unless otherwise authorized
by the City Engineer.

GENERAL CONDITIONS

1. The applicant shall defend, indemnify, and hold harmless the City of Vallejo and
its agents, officers, and employees from any claim, action, or proceeding against
the City and its agents, officers, and employees to attack, set aside, void, or annul
this approval by the City. The City may elect, at its discretion, to participate in
the defense of any action.

JPLMarcus/2007Permits/PLY Solano Ave @ 9th(14units-0008)cndins
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SYMBOL

PLANTING MATERIAL LEGEND

PLANT DESCRIPTION

SYM.

PLANT DESCRIPTION

SYM. PLANT DESCRIPTION

STREET TREE - TYPE 1

A. GEIJERA PARVIFLORA - AUSTRALIAN WILLOW

B. VALLEJO CITY APPROVED TREE / LOCAL NATIVE
OR MEDITERRANEAN SPIECES

C. TYPE &/ PGAE SAFE

D. m_umuK.. BOX - SPACING @ +- 50 FT.IN ROW.

Iyl

SPEGIMENT TREE - TYPE 2

A.ARBUTUS MARINA - STRAWBERRY TREE

B.LA - 20740° - LOCAL NATIVE

C.TYPEE,

D. SIZE: 24" BOX, SPACING: AS SHOWN

TREE - TYPE 3

A. CERCYS OCCIDENTALIS - WESTERN REDBUD

B. MEDIUN SIZE - 10'18" - LOCAL NATIVE
C. TYPEID! PGAE SAFE
D. SIZE: 112" BOX, SPACING: AS SHOWN

NT TREE - TYPE 4
A, ACER PALMATUM - CRIMSON QUEEN JAPANESE MAPLE
B. MEDIUM SIZE - 10'/18' - LOCAL NATIVE
C. TYPE!DI{ PG&AE SAFE
D. SIZE: H8 GAL. SPACING: AS SHOWN

SHRUBS - MIXED TYPES 183

O

©C 6 & © 0

B, H/HEDGE . E
A. BUDDLEJA DAVIDII - BUTTERFLY BUSH
B, MEDIUM HEIGHT ~ LOCAL NATIVE
C. SIZE: 5 GAL: SPACING: 8' 0.C.

SHRUB/ BUSH / HEDGE - TYPE 2

A. CORREA SPECIES & CULTIVARS - AUSTRALIAN FUCHSIA
B. MEDIUM HEIGHT - LOCAL NATIVE

C. SIZE: 5 GAL: SPACING: 8° O.C.

SHRUB/ BUSH / HEDGE - TYPE 3

A. WESTRINGIA FRUTICOSA - COAST ROSEMARY
B. MEDIUM HEIGHT - LOCAL NATIVE

C. SIZE: § GAL: SPACING: 8' 0.C.

FLOWERING PERENNIALS - TYPE 1

A. BECHINACEA PURPUREA - PURPLE CONEFLOWER
B, TALLHEIGHT - LOCAL NATIVE

C. SIZE: 6™ CONTAINER: SPACING: 38" 0.C.

FLOWERING PERENNIALS - TYPE 2
A. EPILOBIUN CANUM - CALIFORNIA FUCHSIA
B. MEDIUM HEIGHT - LOCAL NATIVE

C. SIZE: 6™ CONTAINER: SPACING: 38" 0.C.

ELOWERING PERENNIALS - TYPE 3

A. JASMINUM POLYANTHUM- PINK JASMINE
B, SHORT HEIGHT - LOCAL NATIVE

C. SIZE: 6" CONTAINER: SPACING: 35" O.C.

GROUNO COVER - TYPE 1

A. DYMONDIA MARGARETAE - SILVER CARPET
B. MIDIUM HEIGHT - LOCAL NATIVE

C. SIZE: 6" CONTAINER: SPACING: 8' 0.C.

GROUND COVER - TYPE 1

A. RIGENS DYMONDIA - BRAMUDA LAWN GRASS
B. LOW HEIGHT

C. SIZE: 6" SODE: SPACING FOR FULL COVERAGE

!
&

S CE CO' =
A. CLYTOSTOMA CALLISTEGIOLDES - VIOLET TRUMPET VINE
B. MEDIUM HEIGHT - LOCAL NATIVE
C. SIZE: 1 GAL: SPACING: 2'-3' O.C. W/ STAKES & WIRES

SPECIMEN TREE - TYPE 2

TRANSPACIFIC
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SAN FRANCISCO OFFICE

505 FRANCONIA STREET
SAN FRANCISCO, CA 84110
T 415-870-0333

F 415-B24-1760

ARCHITECT OF RECORD:
R.E. HEGE, AIA

CONSULTANT

PROJECT INFORMATION

SOLANO VILLAGE
TOWNHOMES

SOLANO AVE. & 8TH. ST.
VALLEJOQ
CALIFORNIA, 80000

OWHER:
VALPROP, LLC

817 AMADOR STREET
VALLEJO, CALIFORNAI 84580
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DESCRIFTION

P ————————————
SHEET TITLE

LANDSCAPE PLAN

_ GROUND COVER - TYPE 3
1 VINES - TYPE 1 GROUND COVER - TYPE 2 MEDIUM - LOCAL NATIVE
SPECIMEN TREE « TYPE 2 ATDRIVEWAY END ATBLOG. ENDS RDJ. E BLDG. RUBBERIZED
SPECIMEN TREE - TYPE 3 LOCAL RATIVES LOCAL RATVE PLAY SURFACE
SHRUB TYPE § ———— H GROUND COVER - TYPE 2 LANDSCAPE GROUP 2
SHRUB TYPE 2 1i ATBLDG, ENDS ADJ. £ BLDG, ALONG BOTH SIDES ... SPECIMEN TREE - TYPE 1
GROUND COVER TYPE LOCAL RATIVE OF "PASEC™ WALK LARGE «LOCAL RATIVE
188 PL DECORATIVE MASONRY FENCE
% ATPROPERTY LINE ADJACENT
STREET TREE -TYPE 1 S . “ hd vt At TO EXISTING SINGLE FAMILY
K RESIDENTIALLOTS
PER CITY STANDARDS —~———ev’
rrIC
SHRUB TYPES 1,283
MIXED 173173 - 113
LANDSCAPE GROUP 1 LOCAL RATIVES
SPECIMEN TREE - TYPE 2 i
SPECIMEN TREE - TYPE 3 SPECIMEN TREE - TYPE 1
SHRUB TYPE 1 SO,
SHRUB TYPE 2 LARGE - LOCAL NATIVE
GROUND COVER TYPE 1 rrIC] -
o GROUND COVER - TYPE 2
ADJACENT TO PLAYAREA ONLY
LANDSCAPE GROUP 1 GRASS LAWN
BUFFER BTWN UNIT ENTRIES &
STREET, SIDEWALK & BUILDINGS arnce
STREET TREE -TYPE 1 B
PER CITY o SPECIMEN TREE - TYPE 2
: MEDIUM - LOCAL NATIVE
NEW CURB, GUTTER. & SIDEWALK 2
NO LA} T 25 FE.WIDE GROUND COVER -TYPE 4
FACING SOLANO AVENUE - LOCAL RATIVE
DECORATIVE |
STAMPED >
CONCRETE ] SHRUB TYPES 1.
DRIVEWAY | MIXED 173 « 11:
LANDSCAPE GROUP 1 e LOCAL NATIVES
BUFFER BTWN UNIT ENTRIES &
STREET, SIDEWALK & BUILDINGS
PFICE
STREET TREE -TYPE 1
PERCITY ;
i N
x i : — LANDSCAPE GROUP 4
" ! ATION i 2.GUEST f ASREQ'D. ATEXSTING FENCE
{2 TIMES) armics i PARKING. !
BUFFER BTWN UNIT ENTRIES & = R LU \E
STREET, SIDEWALK & BUILDINGS E |38 L L]
stk 3is -
8 . 8 J
ot L 8
£ | £ o
i I s 1] LR
STREET FHEE <TYPE § \ SPECIMEN TREE ~TYPE 3 _ STREET TREE “TYPE 1 ¢ % STREET TREE +TYPE 1
PER CITY §TANDARDS /  SMALL-POCKETS LONG —- PER CITY STANDARDS DECORATIVE COLORED LANDSCAPE GROUF 1 PER CITY STANDARDS
EA, SIDE OF DRIVEWAY STAMPED CONCRETE {2 TIMES)
L GROUP 1 / ﬂzuumwvm GRoUP 1 DRIVEWAY BUFFER BTWN DRIVEWAYS
BUFFER BTWH UNIT mr»«m__.mmu ' umhm,x,vmu nwnmuzzgmﬂ E BUFFER BTWN UNIT ENTRIES & uumnbﬁmzrw_“wm rﬂ%m 2 4 PARKING AREAS
DEWALK A BUILDINGS STREET, SIDEWALK & BUILDINGS MEDIUM ~ TIVE
STREET, ORIVEWAY LANDSCAPE PLAN
SCALE: 332" e  10*
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VALLEJO
CALIFORNIA, 80000

SOLANO AVE EXT ELEVATION
ECALE 6w 10

1 OWNER:

VALPROP, 1LLC
617 AMADOR STREET

VALLEJO, CALIFORNAI 24580
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1 - CORNER OF
SOLANO AVE. & 9TH. STREET

WZH/2008 3111 PM; SOLAND VILLAGE PLANNING DEPT SURMITTAL




2 - SOLANO AVE. LOOKING
DOWN 9TH. STREET

AZWIOO8 3ri1 Pil; SOLANO VILLASE PLANNING DEFT SUBMITTAL



3 - DRIVEWAY ENTRANCE
OPENING ON 9TH. STREET

SZW2ZO08 3ri4 Pii| BOLANO VILLAGE PLANNING DEFT SUBMITTAL



4 - DUPLEX UNITS ON 9TH. STREET

SZW2008 3r12 Pil; SOLANO VILLASE PLANNING DEPFT SUBMITTAL



SOLANO VILLAGE 9TH ST. @ RICE ST.
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AUG 0 8 2008
CITY OF VALLEJO oo B, dotreon, Clerk of
REVISED PUBLIC NOTICE the County of uiano, Siate

Deputy:
NOTICE OF INTENT TO ADOPT Karen Cabansag, Dey
A MITIGATED NEGATIVE DECLARATION

Notice is hereby given that the City of Vallejo proposes to adopt a MITIGATED NEGATIVE
DECLARATION for the following project pursuant to Resolution No. 96-447 N.C. adopted by the Vallejo
City Council on December 10, 1996.

PROJECT ACTION: Consideration to adopt a Mitigated Negative Declaration for a 14 unit
townhome development.

LOCATION: 1401 Solano Avenue @ 9" Street

PROJECT DESCRIPTION: The proposed project is for construction of 14 townhome units on two
existing vacant parcels. The 3 & 4 bedroom townhomes would be 1,600
square feet. To facilitate the proposed development the applicant has
petitioned to change the General Plan land use classifications from
Commercial Retail and Low Density Residential to High Density Residential
and the zoning designations from Linear Commercial/lLow Density
Residential, to Planned Development Residential. The applicant is also
requesting a Minor Exception to provide two of three required guest parking

spaces.
PROPONENT: Val Properties, LLC, 6930 Dume Drive, Malibu, CA 90265
FINDING: Based on an Initial Study prepared by the Planning Division of the City of

Vallejo, it has been determined that the above project will not have a
significant effect on the environment because of mitigation measures
incorporated into the project or recommended as conditions of project
approval.

Copies of the Initial Study Environmental Review checklist form and supporting documentation can be
reviewed in the Planning Division office, 2" floor, 555 Santa Clara Street, Vallejo. City hall business hours
are 8:30 a.m.-5:15 p.m., M-F.

PUBLIC REVIEW PERIOD: August 11- September 2, 2008

Written comments regarding the Mitigated Negative Declaration must be received by 5:00 p.m. on the
last day of the review; period and addressed to Marcus Adams, Associate Planner
marcusadams(@ci.vallejo.ca.us.

PUBLIC HEARING:

A public hearing on this project, including the proposal to adopt the Mitigated Negative Declaration, has been
scheduled before the Planning Commission for September 15, 2008, at 7:00 p.m. in the Council Chambers,
City Hall, 555 Santa Clara Street.

DON HAZEN, Planping Manager
NThIS j)cument posted fron

Hog [o o

DATE OF NCTICE August 8 2008

08-12-08PG1:33 RCVD

—

Leputy Clerk of the Board



APPENDIX G

Environmental Checklist Form

Project title: Solano Village Townhomes

Lead agency name and address:

City of Vallejo Planning Division
P.O. Box 3068

555 Santa Clara Street

Vallejo, CA 94590

Contact person and phone number: Marcus Adams, Associate Planner (707)648-5392
Project location: 1401 Solano Avenue @ 9" Street , APN 0059-041-110,120

Project sponsor's name and address:

Val Properties LLC
6930 Dume Drive
Malibu, CA 90265

General plan designation: Commercial Retail (0059- 7.  Zoning: Linear Commercial
041-120)/Low Density Residential (0059-041-110) (0059-041-120)/Low Density
Residential (0059-041-110)

Description of project:

The applicant is proposing construction of 14 townhome units on two existing vacant parcels. The
3-4 bedroom unit townhomes would range in size from 1,462 to 1,741 square feet. To facilitate
the proposed development, the applicant has petitioned to change the zoning designations from
Linear Commercial/Low Density Residential, to Mixed Use Planned Development.

Attached are an 8%z x 11” vicinity map and a reduced set of plans.
Surrounding land uses and setting.
The property is located in central Vallejo, bordered by single family residences to the south and

east; a vacant warehouse to the north; and a vacant car showroom/service department to the west.
The site consists of paved surfaces and no structures.



ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmental factors checked below would be potentially affected by this project, involving at least
one impact that is a "Potentially Significant Impact" as indicated by the checklist on the following pages.

Aesthetics Agriculture Resources Air Quality
Biological Resources Cultural Resources Geology /Soils
Hazards & Hazardous Hydrology / Water Quality Land Use / Planning
Materials

Mineral Resources Noise Population / Housing
Public Services Recreation Transportation/Traffic
Utilities / Service Systems Mandatory Findings of Significance

DETERMINATION: (To be completed by the Lead Agency)

On the basis of this initial evaluation:

I find that the proposed project COULD NOT have a significant effect on the environment,
and a NEGATIVE DECLARATION will be prepared.

v I find that although the proposed project could have a significant effect on the environment,
there will not be a significant effect in this case because revisions in the project have been
made by or agreed to by the project proponent. A MITIGATED NEGATIVE
DECLARATION will be prepared.

I find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

I find that the proposed project MAY have a "potentially significant impact” or "potentially
significant unless mitigated" impact on the environment, but at least one effect 1) has been
adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) has
been addressed by mitigation measures based on the earlier analysis as described on attached
sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the
effects that remain to be addressed.

[ find that although the proposed project could have a significant effect on the environment,
because all potentially significant effects (a) have been analyzed adequately in an earlier EIR
or NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided
or mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions
or mitigation measures that are imposed upon the proposed project, nothing further is required.

-



<
72"54—-—“2[———————"——]\7@11% Adams, Associate Planner ?/2- 03

Signature Date

EVALUATION OF ENVIRONMENTAL IMPACTS:

)

3)

4)

5)

6)

A brief explanation is required for all answers except "No Impact" answers that are adequately
supported by the information sources a lead agency cites in the parentheses following each
question. A "No Impact" answer is adequately supported if the referenced information sources
show that the impact simply does not apply to projects like the one involved (e.g., the project falls
outside a fault rupture zone). A "No Impact" answer should be explained where it is based on
project-specific factors as well as general standards (e.g., the project will not expose sensitive
receptors to pollutants, based on a project-specific screening analysis).

All answers must take account of the whole action involved, including off-site as well as on-site,
cumulative as well as project-level, indirect as well as direct, and construction as well as

operational impacts.

Once the lead agency has determined that a particular physical impact may occur, then the
checklist answers must indicate whether the impact is potentially significant, less than significant
with mitigation, or less than significant. "Potentially Significant Impact" is appropriate if there is
substantial evidence that an effect may be significant. If there are one or more "Potentially
Significant Impact" entries when the determination is made, an EIR is required.

"Negative Declaration: Less Than Significant With Mitigation Incorporated" applies where the
incorporation of mitigation measures has reduced an effect from "Potentially Significant Impact"
to a "Less Than Significant Impact." The lead agency must describe the mitigation measures, and
briefly explain how they reduce the effect to a less than significant level (imitigation measures from
Section X VII, "Earlier Analyses," may be cross-referenced).

Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process,
an effect has been adequately analyzed in an earlier EIR or negative declaration. Section -
15063(c)(3X(D). In this case, a brief discussion should identify the following:

a) Earlier Analysis Used. Identify and state where they are available for review.

b) Impacts Adequately Addressed. Identify which effects from the above checklist were
within the scope of and adequately analyzed in an earlier document pursuant to applicable
legal standards, and state whether such effects were addressed by mitigation measures
based on the earlier analysis.

c) Mitigation Measures. For effects that are "Less than Significant with Mitigation Measures

" Incorporated," describe the mitigation measures which were incorporated or refined from
the earlier document and the extent to which they address site-specific conditions for the

project.

Lead agencies are encouraged to incorporate into the checklist references to information sources
for potential impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared



7)

8)

9)

ot outside document should, where appropriate, include a reference to the page or pages where the
statement is substantiated.

Supporting Information Sources: A source list should be attached, and other sources used or
individuais contacted should be cited in the discussion.

This is only a suggested form, and lead agencies are free to use different formats; however, tead
agencies should normally address the questions from this checklist that are relevant to a project's
environmental effects in whatever format is selected.

The explanation of each issue should identify:

a) the significance criteria or threshold, if any, used to evaluate each question; and
b) the mitigation measure identified, if any, to reduce the impact to less than significance
Potentially Less Than Less Than No -
Significant Significant with Significant Impact
Impact Mitigation Impact

Incorporation

1. AESTHETICS -- Would the project:

a) Have a substantial adverse effect on a scenic ‘/

vista?

There are no scenic vistas within the project
vicinity.

b) Substantially damage scenic resources, ‘/
including, but not limited to, trees, rock

outcroppings, and historic buildings within a state

scenic highway?

According to the General Plan Circulation

and Transportation Element (Pg. IV-12),

there are no scenic highways within city

limits.

c¢) Substantially degrade the existing visual ‘/
character or quality of the site and its
surroundings?

The site is currently vacant and
consequently, does not have any existing
visual character or quality. The proposed
three story structures. would affect the visual
character of the surrounding properties,
however, because there are not existing
scenic views which would be blocked, visual
character would not be “substantially
degraded.”

d) Create a new source of substantial light or



glare which would adversely affect day or
nighttime views in the area?

The proposed residential project would
create a new source of light though this
source would be considerably less than a
source created by a commercial project
under the existing zoning and would not be
substantial.  All new light sources shall
comply with all applicable regulations,
standards, and policies of the Vallejo
Municipal Code and the Vallejo General
Plan.

II. AGRICULTURE RESOURCES: In
determining whether impacts to agricultural
resources are significant environmental effects,
lead agencies may refer to the California
Agricultural Land Evaluation and Site
Assessment Model (1997) prepared by the
California Dept. of Conservation as an optional
model to use in assessing impacts on agriculture
and farmland. Would the project:

a) Convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (Farmland), as
shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of
the California Resources Agency, to non-
agricultural use?

The project is not located on any designated
Farmland.

b) Conflict with existing zoning for agricultural
use, or a Williamson Act contract?

The existing zoning for the project is not
agricultural and there is no Williamson Act
Contract associated with the project.

¢) Involve other changes in the existing
environment which, due to their location or
nature, could result in conversion of Farmland, to
non-agricultural use?

The project is not located in the vicinity of
any Farmland and would not involve in any
changes that would result in conversion of
Farmland to non-agricultural use.
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III. AIR QUALITY -- Where available, the
significance criteria established by the applicable
air quality management or air pollution control
district may be relied upon to make the following
determinations. Would the project:

a) Conflict with or obstruct implementation of the
applicable air quality plan?

The applicable air quality plan is Bay Area
Air Quality Management District’s
(BAAQMD) Bay Area 2005 Ozone Strategy.
Under the plan, a project would be judged to
be in conflict or obstruct implementation of
the plan if it was inconsistent with the growth
assumptions in terms of population,
employment or regional growth in Vehicle
Miles Traveled (VMT). Though the project
does require a General Plan Amendment, the
VMT'’s generated would not be greater than
those that would be generated under a
commercial land use of the property, thus
there will be no significant cumulative
impact.

b) Violate any air quality standard or contribute
substantially to an existing or projected air
quality violation?

The proposed 14 units falls well below
BAAQMD CEQA guidelines of projects with
potentially significant emissions standard of
510 units for multi-family projects therefore
Carbon monoxide concentrations are not
predicted to exceed maximum 1 and 8-hour
concentration allowance state and federal
standards.

¢) Result in a cumulatively considerable net
increase of any criteria pollutant for which the
project region is non-attainment under an
applicable federal or state ambient air quality
standard (including releasing emissions which
exceed quantitative thresholds for ozone
precursors)?

See b) above.

d) Expose sensitive receptors to substantial
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pollutant concentrations? ‘/
Construction-related air quality impacts are

anticipated with any construction project.

The following conditions of approval will be

required for the project:

e Water all active construction areas at
least twice daily.

e Cover all trucks hauling soil, sand, and
other loose materials or require all
trucks to maintain at least 2 feet of
freeboard.

o Cover all trucks hauling demolition
debris from the site.

e Pave, apply water three times daily, or
apply (non-toxic) soil stabilizers on all
unpaved access roads, parking areas,
and staging areas at construction sites.

e Sweep daily (with water sweepers) all
paved access roads, parking areas, and
Staging areas at construction sites,; water
sweepers shall vacuum up excess water
to avoid runoff-related impacts to water
quality.

e Sweep streets daily (with water
sweepers) if visible soil material is
carried onto adjacent public streets.

e Water all active construction areas at
least twice daily and more often during
windy periods, active areas adjacent to
existing land uses shall be kept damp at
all times, or shall be treated with non-
toxic stabilizers or dust palliatives.

e FEnclose, cover, water twice daily or
apply (non-toxic) soil binders to exposed
stockpiles (dirt, sand, etc.)

e Limit traffic speeds on unpaved roads to
15 mph.

e Install sandbags or other erosion control
measures to prevent silt runoff to public
roadways.
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e Replant vegetation in disturbed areas as
quickly as possible.
o [nstall wheel washers for all exiting

trucks, or wash off the tires or tracks of
all trucks and equipment leaving the site.

e Suspend excavation and grading activity
when winds (instantaneous gusts) exceed
25 mph.

e Limit the area subject to excavation,
grading and other construction activity
at any one time.

e Use dust-proof chutes to load debris into
trucks whenever feasible. Watering
should be used to control dust
generation during transport and
handling of recycled materials.

e Any crushing or screening equipment
used on site for the recycling of materials
will be permitted by the Bay Area Air
Quality Management District or the
state’s portable equipment statewide
registration program, and utilize Best
Available Control Technology for that
type of equipment.

e Apply non-toxic soil stabilizers to

" inactive construction areas.

o Use alternative fueled construction
equipment.

o Minimize idling time (5 minutes
maximum,)

e  Maintain properly tuned equipment.

e Limit the hours of operation of heavy
equipment and/or the amount of
equipment in use.

Implementation of these mitigation measures

would reduce potential construction-related

air quality impacts to a less-than-significant
level.

e) Create objectionable odors affecting a ‘/
substantial number of people?



The proposed residential use should not
create objectionable odors.

IV. BIOLOGICAL RESOURCES -- Would the
project:

a) Have a substantial adverse effect, either
directly or through habitat modifications, on any
species identified as a candidate, sensitive, or
special status species in local or regional plans,
policies, or regulations, or by the California
Department of Fish and Game or U.S. Fish and
Wildlife Service?

Staff has conducted multiple site visits and
has determined that the project site is
currently developed with no natural habitat,
riparian habitat, wetlands, or waterways in
the vicinity.

b) Have a substantial adverse effect on any
riparian habitat or other sensitive natural
community identified in local or regional plans,
policies, regulations or by the California
Department of Fish and Game or US Fish and
Wildlife Service?

See a) above.

c¢) Have a substantial adverse effect on federally
protected wetlands as defined by Section 404 of
the Clean Water Act (including, but not limited
to, marsh, vernal pool, coastal, etc.) through
direct removal, filling, hydrological interruption,
or other means?

See a) above.
d) Interfere substantially with the movement of

any native resident or migratory fish or wildlife
species or with established native resident or

migratory wildlife corridors, or impede the use of

native wildlife nursery sites?

See a) above.

¢) Conlflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance?

The City has no policies or ordinances
protecting biological resources and there are
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no such resources on the site.

f) Conflict with the provisions of an adopted
Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local,
regional, or state habitat conservation plan?
There are not conservation plans affecting
properties in the project vicinity.

V. CULTURAL RESOURCES -- Would the
project:

a) Cause a substantial adverse change in the
significance of a historical resource as defined in
§15064.5?

There are no known historic, archaeological
or paleontological resources, unigque
geologic features, or evidence or expectation
of finding human remains on or near the site;
however, should any such resources,
evidence, or remains be discovered during
any phase of the project, the following
standard condition of approval would limit
impacts to a less-than-significant level:

o In the event that unsuspected historical,
archaeological, or paleontological
resources or human remains are
discovered during any phase of the
project, land alteration work within 50
feet of the find shall be halted, the
Planning Division shall be notified, and
a qualified professional in the
appropriate field shall be consulted to
evaluate the resource and an
appropriate management plan has been
determined and adopted. If human
remains are discovered, the County
Coroner shall be notified. If the coroner
determines that the remains are of Native
American decent, the coroner shall
contact the Native American Heritage
Commission within 24 hours of the
determination.

b) Cause a substantial adverse change in the
significance of an archaeological resource
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pursuant to §15064.5?
See a) above.

c) Directly or indirectly destroy a unique
paleontological resource or site or unique
geologic feature?

See a) above.

d) Disturb any human remains, including those
interred outside of formal cemeteries?

See a) above.

VI. GEOLOGY AND SOILS -- Would the
project:

a) Expose people or structures to potential
substantial adverse effects, including the risk of
loss, injury, or death involving:

i) Rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the State
Geologist for the area or based on other
substantial evidence of a known fault? Refer to
Division of Mines and Geology Special
Publication 42.

The project site is not within the Alquist-
Priolo Earthquake Fault Zone as defined by
the California Geologic Survey. The project
site is therefore not susceptible to ground
surface rupture during an earthquake.

i1} Strong seismic ground shaking?

Although the project site is not located within
the Alquist-Priolo Earthquake Fault Zoning
Map, the San Francisco Bay Area is one of
the most seismically active regions in the
United States. The project is within twenty-
five miles of three active fault zones: the West
Napa Fault Zone, the Concord-Green Valley
(South) Fault Zone, and the Rodgers Creek
Fault Zone. Although potential ground
shaking at the site cannot be mitigated,
adherence to the most currently California
Building Code requirements for Seismic
Zone 4 would mitigate the danger of ground

Potentially
Significant
Impact
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shaking to the extent feasible, reducing the
impact to a less-than-significant level.

ilt) Seismic-related ground failure, including
liquefaction?

According to the Susceptibility Map of the
San Francisco Bay Area, the project is rated
as low to moderate risk of liguefaction. The
structural design of the project would be
required to comply with recommendations of
the soils report for the project and with the
applicable California Building Code.
Compliance with these requirements would
reduce impacts to a less-than-significant
level.

1v) Landslides?
The site is in a level area and would not be
at risk to landslides.

b) Result in substantial soil erosion or the loss of
topsoil?

As the project would result in coverage of the
site with buildings, paving, and landscaped
areas, there would be no soil erosion as a
result of project implementation. The site is
currently paved so there is no top soil
remaining on the site.

c¢) Be located on a geologic unit or soil that is
unstable, or that would become unstable as a
result of the project, and potentially result in on-
or off-site landslide, lateral spreading,
subsidence, liquefaction or collapse?
According to the Geotechnical Investigation
report by KC Engineering, “the site is
suitable for proposed development provided
the recommendations presented in their
report are incorporated into the project
plans and specifications.” This will be a
condition of approval for the project.

d) Be located on expansive soil, as defined in
Table 18-1-B of the Uniform Building Code
(1994), creating substantial risks to life or
property?

-12-
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See ¢) above

e) Have soils incapable of adequately supporting
the use of septic tanks or alternative waste water
disposal systems where sewers are not available

for the disposal of waste water?

The City's sewer system would serve this
property so septic tanks or alternative waste
water disposal systems would not be needed.

VII. HAZARDS AND HAZARDOUS
MATERIALS Would the project:

a) Create a significant hazard to the public or the
environment through the routine transport, use, or
disposal of hazardous materials?

The project would not create a significant
hazard to the public as any hazardous
materials being transported to or from the
site would be those normally associated with
commercial retail uses and would be
required to be transported on vehicles
regulated by state transportation route laws.

b) Create a significant hazard to the public or the
environment through reasonably foreseeable
upset and accident conditions involving the
release of hazardous materials into the
environment?

According to a Phase | Environmental Site
Assessment conducted by Schutze &
Associates dated June 13, 2007, there is no
evidence of on-site or off-site recognized
environmental conditions which could have
affected the site.

¢) Emit hazardous emissions or handle hazardous
or acutely hazardous materials, substances, or
waste within one-quarter mile of an existing or
proposed school?

The subject site is not within a quarter mile
of an existing or proposed school.

d) Be located on a site which is included on a list
of hazardous materials sites compiled pursuant to

Potentially Less Than Less Than
Significant Significant with Significant
Impact Mitigation Impact
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Government Code Section 65962.5 and, as a
result, would it create a significant hazard to the
public or the environment?

The site is not included on a list of hazardous
materials cites compiled pursuant to Gov.
Code Section 65962.5.

e) For a project located within an airport land use
plan or, where such a plan has not been adopted,
within two miles of a public airport or public use
airport, would the project result in a safety hazard
for people residing or working in the project
area?

The project is not located within an airport
land use plan or within two miles of an
airport.

f) For a project within the vicinity of a private
airstrip, would the project result in a safety
hazard for people residing or working in the
project area?

The project is not within the vicinity of a
private airstrip.

g) Impair implementation of or physically
interfere with an adopted emergency response
plan or emergency evacuation plan?

The project would not include any alteration
to the existing roads or other infrastructure
that could adversely affect the
implementation of an emergency response
plan according to the City Traffic Engineer.

h) Expose people or structures to a significant
risk of loss, injury or death involving wildland
fires, including where wildlands are adjacent to
urbanized areas or where residences are
intermixed with wildlands?

The project is on an infill site surrounded by
urban development with no wildlands
intermixed.

VII. HYDROLOGY AND WATER QUALITY
-- Would the project:

a) Violate any water quality standards or waste
discharge requirements?
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According to a Phase | Environmental Site
Assessment conducted by Schutze &
Associates dated June 13, 2007, there were
no indications that USTs existed beneath the
pavement, nor were significant staining or
evidence of spills observed on the lot.

b) Substantially deplete groundwater supplies or

interfere substantially with groundwater recharge

such that there would be a net deficit in aquifer
volume or a lowering of the local groundwater
table level (e.g., the production rate of pre-
existing nearby wells would drop to a level
which would not support existing land uses or
planned uses for which permits have been
granted)?

The proposed residential use would not
substantially deplete groundwater supplies
or interfere with groundwater recharge.

c) Substantially alter the existing drainage pattern
of the site or area, including through the
alteration of the course of a stream or river, in a
manner which would result in substantial erosion
or siltation on- or off-site?

There is no river or stream on-site and any
change in the drainage pattern in the area
would be minimal.

d) Substantially alter the existing drainage pattern
of the site or area, including through the
alteration of the course of a stream or river, or
substantially increase the rate or amount of
surface runoff in a manner which would result in
flooding on- or off-site?

See a) and c) above.
e) Create or contribute runoff water which would
exceed the capacity of existing or planned

stonmwater drainage systems or provide
substantial additional sources of polluted runoff?

See a) above.

f) Otherwise substantially degrade water quality?
See a) and b) above.

g) Place housing within a 100-year flood hazard

Potentially
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Impact

-15-

Less Than Less Than No
Significant with Significant Impact
Mitigation Impact
Incorporation



The proposed project is not within a 100-
year flood zone.

h) Place within a 100-year flood hazard area
structures which would impede or redirect flood
flows?

See g) above

i) Expose people or structures to a significant risk
of loss, injury or death involving flooding,
including flooding as a result of the failure of a
levee or dam?

There are no dams or levees in the vicinity of
the project.

Jj) Inundation by seiche, tsunami, or mudflow?

The project is not located in the vicinity of a
large body of water that could be the source
of a seiche or tsunami. As the project is
located in an area that is relatively flat, there
is no threat of mudflows in the vicinity.

IX. LAND USE AND PLANNING - Would the
project:

a) Physically divide an established community?

The project would not physically divide an
established community as it would be located
on a corner lot, establishing a residential use
at the entry of an existing residential
neighborhood.

b) Conflict with any applicable land use plan,
policy, or regulation of an agency with
jurisdiction over the project (including, but not
limited to the general plan, specific plan, local
coastal program, or zoning ordinance) adopted
for the purpose of avoiding or mitigating an
environmental effect?

The proposed zoning designation of Mixed
Use Planned Development is conditionally
compatible with the General Plan
classifications of General Commercial and
Residential Low Density.

c) Conflict with any applicable habitat
conservation plan or natural community

Potentially Less Than
Significant Significant with
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conservation plan?

There is no applicable habitat conservation
plan or natural community conservation plan
Jor the area.

X. MINERAL RESOURCES - Would the
project:

a) Result in the loss of availability of a known
mineral resource that would be of value to the
region and the residents of the state?

There are no known mineral resources at the
project site according to a letter from
Schutze & Associates dated June 13, 2007.

b) Result in the loss of availability of a locally-
important mineral resource recovery site
delineated on a local general plan, specific plan
or other land use plan?

See a) above.

XI. NOISE - Would the project result in: \/

a) Exposure of persons to or generation of noise

levels in excess of standards established in the
local general plan or noise ordinance, or
applicable standards of other agencies?

Primary noise sources emanate from Solano
Avenue traffic. The project, as proposed,
does not meet the acceptable or
conditionally acceptable noise levels
established in the City’s noise ordinance,
therefore, the following mitigations have
been proposed by the applicant’s noise
consultant:

1. All windows and sliding glass doors
facing onto Solano Avenue shall be
dual glazed and bear a label applied
by the manufacturer indicating that
the units meet the minimum
standards for sound attenuation and
are approved for installation in such
locations as specified by the State of
California Department of Housing
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and Development or other agency
have such authority.

All windows and sliding glass doors
Jfacing onto Solano Avenue shall be
installed as per manufacturer’s
recommendation and specifications
Jfor sound attenuation units.
Including the installation of any
special parts, gaskets, sealants or
special caulking that may be
recommended or required in order
for the units to meet the specified
standards as per the manufacturer’s
installation guidelines.

All door assemblies consisting of
doors and frames, supplied
individually or a packaged units,
constructed of wood, metal, other
materials or a combination of
materials, other than sliding glass
types described above, shall have a
sound attenuation rating greater
than, but in no case less than the
attenuation rating for glass doors or
windows.

All mechanical HVAC or other air
handling equipment, including
exhaust fans, shall be provided with
a “baffle” device, approved for use
by the equipment manufacturer,
installed on supply ducts or other
openings facing onto Solano
Avenue. Such devices shall be
installed per manufacturer’s
recommendations and shall be in
working order prior to occupancy of
the unit(s) in which they are located.
All roof top mounted mechanical
HVAC or other air handling
equipment, where located within 20
linear feet perpendicular to the
exterior wall line facing Solano
Avenue and where the exterior roof
wall parapet is less than the height
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of the highest air intake point of the
of the equipment, shall be provided
with a “baffle” device similar to that
described above and shall meet all
other requirements as noted in that
condition.
6. All exterior walls facing onto Solano
Avenue shall have a continuous
single layer of fiberglass batt
insulation or similar material, a
minimum of 3.5 inches in thickness,
and approved for use in sound rated
wall assemblies. In addition, all
void spaces in walls, floor or other
framed construction assemblies
facing Solano Avenue on the exterior
side and having a habitual space on
the interior side shall also be
completely filled with a single layer
of fiberglass insulation or similar
material of 3.5 inches in thickness.
All joints between exterior surface
finish materials shall be fully
caulked and completely sealed with
an approved acoustic grade caulking
or material assembly to prevent the
infiltration of air-born sounds.”

Short-term construction-relate noise levels
may be in excess of the standards established
in the General Plan; however, short-term
noise impacts are not considered significant
impacts. Nevertheless, the following
standard conditions of approval shall be
implemented to lessen construction-related
noise impacts:

1. Locate stationary noise generating
equipment as far as possible from
sensitive receptors, including residential
uses to the south and west of the site.
Acoustically shield stationary noise
sources when located in areas adjoining
sensitive receptors.
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excessive groundborne vibration or groundborne
noise levels?

See a) above.

¢) A substantial permanent increase in ambient
noise levels in the project vicinity above levels
existing without the project?

See a) above.

d) A substantial temporary or periodic increase in
ambient noise levels in the project vicinity above
levels existing without the project?

See a) above

e) For a project located within an airport land use
plan or, where such a plan has not been adopted,
within two miles of a public airport or public use
airport, would the project expose people residing
or working in the project area to excessive noise
levels?

The project is not located within an airport
land use plan or within two miles of an
airport.

f) For a project within the vicinity of a private
airstrip, would the project expose people residing
or working in the project area to excessive noise
levels?

The project is not within the vicinity of a
private airstrip.

XII. POPULATION AND HOUSING -- Would
the project:

a) Induce substantial population growth in an
area, either directly (for example, by proposing
new homes and businesses) or indirectly (for
example, through extension of roads or other
infrastructure)?

The proposed project would add
approximately 39 new residents to the area
(14 units x 2.8 average household size)which
is not considered substantial population
growth for the area.

b) Displace substantial numbers of existing
housing, necessitating the construction of
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replacement housing elsewhere?

The project would not displace any existing
housing.

c) Displace substantial numbers of people,

necessitating the construction of replacement
housing elsewhere?

The project would not displace any people.
XIII. PUBLIC SERVICES

a) Would the project result in substantial adverse
physical impacts associated with the provision of
new or physically altered governmental facilities,
need for new or physically altered governmental
facilities, the construction of which could cause
significant environmental impacts, in order to
maintain acceptable service ratios, response times
or other performance objectives for any of the
public services:

The location is within the developed area of
the City and the limited size of the project
precludes any need for an expansion of
public services.

Fire protection?
See a) above.

Police protection?

See a) above.

Schools?

See a) above.

Parks?
See a) above.

Other public facilities?
See a) above.

XIV. RECREATION --

a) Would the project increase the use of existing
neighborhood and regional parks or other
recreational facilities such that substantial
physical deterioration of the facility would occur
or be accelerated?
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The proposed 14 units would not
substantially increase usage of existing
neighborhood and regional parks.

b) Does the project include recreational facilities
or require the construction or expansion of
recreational facilities which might have an
adverse physical effect on the environment?

The project does include a tot lot for the
private use of the residents.

XV. TRANSPORTATION/TRAFFIC -- Would
the project: '

a) Cause an increase in traffic which is substantial
in relation to the existing traffic load and capacity
of the street system (i.e., result in a substantial
increase in either the number of vehicle trips, the
volume to capacity ratio on roads, or congestion
at intersections)?

The proposed project would result in a total
increase of 14.14 new trips during the PM
peak hour (10.36 AM) according to the ITE
(Institute of Transportation Engineers)
manual. This would be a negligible increase
to the existing traffic load and capacity of the
street system.

b) Exceed, either individually or cumulatively, a
level of service standard established by the
county congestion management agency for
designated roads or highways?

The proposed development would not
increase level of service standards.

¢) Result in a change in air traffic patterns,
including either an increase in traffic levels or a
change in location that result in substantial safety
risks?

The project would not affect air traffic
patterns.

d) Substantially increase hazards due to a design
feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm
equipment)?
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There are no proposed design features or
incompatible uses.

e) Result in inadequate emergency access?

The project would not result in any change to
the existing emergency access to other uses
in the vicinity. Adequate emergency access
has been provided for the project in the site
design.

f) Result in inadequate parking capacity?

The Project would be deficient of required
off-street parking by one “guest” parking
space; however, staff believes there is
sufficient on-street parking to avoid adverse
impacts to the surrounding neighborhood

g) Conflict with adopted policies, plans, or
programs supporting alternative transportation
(e.g., bus turnouts, bicycle racks)?

The Greater Vallejo Recreational District
has designated Solano Avenue as a Class IIl
Bikeway. The applicant may be required to
provide bike signage along Solano Avenue.

XVI. UTILITIES AND SERVICE SYSTEMS
Would the project:

a) Exceed wastewater treatment requirements of
the applicable Regional Water Quality Control
Board?

The project is within the development
parameters anticipated in the Vallejo
General Plan and ABAG Projects 2005. 1t is
expected that the residential use will meet
wastewater treatment requirements of the
Bay Area Regional Water Quality Control
Board (BARWQCB).

b) Require or result in the construction of new
water or wastewater treatment facilities or
expansion of existing facilities, the construction
of which could cause significant environmental
effects?

The project is within the development
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anticipated in the General Plan and can be
served by the existing water and wastewater
treatment facilities and would not result in
the expansion of those facilities.

¢) Require or result in the construction of new /
storm water drainage facilities or expansion of

existing facilities, the construction of which could

cause significant environmental effects?

The project site is currently paved. The

construction of the project would result in a

decrease in the amount of impervious service

therefore; the project would not require an

expansion of the existing system.

d) Have sufficient water supplies available to /
serve the project from existing entitlements and

resources, or are new or expanded entitlements

needed?

Sufficient water supplies are available from

existing entitlements and resources to serve

the project according to the Water

Superintendent.

e) Result in a determination by the wastewater ‘/ '
treatment provider which serves or may serve the

project that it has adequate capacity to serve the

project’s projected demand in addition to the

provider’s existing commitments?

The Vallejo Sanitation and Flood Control

District has determined that they have

adequate capacity to serve to proposed 14

units.

f) Be served by a landfill with sufficient ‘/
permitted capacity to accommodate the project’s
solid waste disposal needs?

The City of Vallejo has an exclusive contract
with Vallejo Garbage Service, Inc. to collect
and transport solid waste and recyclable
material to the Devlin Road Transfer Station
in American Canyon; Ca. Waste from the
Devlin Road facility is transported to Keller
Canyon Land(fill in Contra Costa County for
ultimate disposal. Keller Canyon Landfill is
permitted to receive up to 3,500 tons of waste
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per day and currently receives about 2,500
tons of waste per day. The California
Integrated Waste Management Board lists
the expected closure date of the landfill to be
December 31, 2030. The landfill has a total
capacity of over 75 million cubic yards and a
remaining capacity of over 68 million cubic
yards. Therefore, the proposed project
would be served by a landfill with sufficient
capacity to accommodate its solid waste
disposal needs.

g) Comply with federal, state, and local statutes
and regulations related to solid waste?

The City of Vallejo has adopted a
construction and demolition (C&D) debris
recycling ordinance to redirect C&D
materials away from landfills. The
ordinance requires that at least 50 percent of
the C&D debris and at least 75 percent of
concrete and asphalt generated from a
construction site be salvaged and/or
recycled. In addition, the City requires that
curbside recycling and yardwaste collection
be provided for all residential subdivisions
within the City’s jurisdiction. Compliance
with the City’s C&D ordinance during
construction and the provision of curbside
recycling and yardwaste collection service
after construction would ensure that the
project complies with local and state laws
related to waste reduction.

XVII. MANDATORY FINDINGS OF
SIGNIFICANCE --

a) Does the project have the potential to degrade
the quality of the environment, substantially
reduce the habitat of a fish or wildlife species,
cause a fish or wildlife population to drop below
self-sustaining levels, threaten to eliminate a plant
or animal community, reduce the number or
restrict the range of a rare or endangered plant or
animal or eliminate important examples of the
major periods of California history or prehistory?

The project has no potentially significant
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impacts.

b) Does the project have impacts that are
individually limited, but cumulatively
considerable? ("Cumulatively

considerable” means that the incremental effects
of a project are considerable when viewed in
connection with the effects of past projects, the
effects of other current projects, and the effects of
probable future projects)?

The project would not result in any
potentially significant cumulative impacts.

c) Does the project have environmental effects
which will cause substantial adverse effects on
human beings, either directly or indirectly?

The proposed project does not have any
environmental effects which would cause
substantial adverse effects on humans,
directly or indirectly.

SUPPORTING INFORMATION SOURCES
(1-3 enclosed)

1. Project Development Package and Vicinity Map

2. Geotechnical Investigation, KC Engineering Company, June 4, 2007.
3. Environmental Site Assessment, June 13, 2007.

4 City of Vallejo General Plan, July 1999.

5. City of Vallejo Municipal Code (as adopted).

Less Than No
Significant Impact
Impact

v

6. State of California, Subdivision Map Act (Government Code Sections 66410 to 66499.58)

7 BAAQMD CEQA Guidelines Assessing the Air Quality Impacts of Projects and Plans, Bay Area Air

Quality Management District, April 1996, revised December 1999.

8. City of Vallejo, Regulations and Specifications for Public Improvements (as adopted)

9. City of Vallejo, Vallejo Water System Master Plan, 1985, prepared by Kennedy/Jenks Engineers, as

updated by Brown & Caldwell, 1996.

10.City of Vallejo, 1995 Urban Water Management Plan
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8798 Airport Road
Redding, California 96002
(530) 222-0832, fax 222-16211

865 Cotting Lane, Suite A
Vacaville, California 95688
(707) 447-4025, fax 447-4025

KC ENGINEERING COMPANY

A SUBSIDIARY OF MATERIALS TESTING. INC.

Project No. VV2499
, 4 June 2007
Mr. Glen Gordon
ValProp LLC
617 Amador Street
Vallejo, CA 94590

Subject: Proposed Townhome Development ‘
Southeast Corner of 9" Street & Solano Avenue
Vallejo, California
GEOTECHNICAL INVESTIGATION

Dear Mr. Gordon:

In accordance with your authorization, KC ENGINEERING COMPANY has investigated the
geotechnical conditions of the surface and subsurface soils at the subject site of the proposed
townhome developmient located on Solano Avenue in Vallejo, California.

The accompanying report presénts our conclusions- and recommendations based on our
investigation. Our findings indicate that the proposed development is geotechnically feasible for
construction on the subject site. provided the recommendations of this report are carefully
followed and are incorporated into the project plans and specifications. :

Should you have any questions relating to the contents of this report or should you require
additional information, please contact our ofﬁceat your-convenience.

Respectfully Submutted,
KC ENGINEERING COMPANY

e G

Paul G. Townsend

David V. Cymang

Principal Engineer Staft Engineer
Copies: 5 to Addressee
- 1to RAK

865 Cotting Lane, Suite A, Vacaville, California 95688
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Log of Test Borings, Figures 3 through 6
Boring Log Legend
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Geotechnical Investigation 9'™ St, & Solano Avenue, Vallejo 4 June 2007

GEOTECHNICAL INVESTIGATION

Purpose and Scope

The purpose of the investigation for the proposed townhome development on the comer of 9t
Street and Solano Avenue in Vallejo, California, was to determine the surface and subsurface
soil conditions at the subject site. Based on the results of the investigation, criteria were
established for the grading of the site, the design of foundations for the proposed structures, site
drainage, pavement section design, and the construction of other related facilities on the

property.

 Our investigation services included the following tasks:

a. A review of available geotechnical and geologic literature concerning the site and
vicinity;
Site reconnaissance by the Soil Engineer;
Drilling and sampling of the subsurface soils in four locations;

d. Laboratory testing of the samples obtained to determine their engineering
characteristics;

e. Analysis of the data and formulation of conclusions and recommendations; and

f. Preparation of this written report. '

Site Location and Description

The subject site is located on the southeast corner of 9™ Street and Solano Avenue in the City of
Vallejo, California as shown on Figure 1, Vicinity Map in Appendix A. The rectangular-shaped
site is bounded by Solano Avenue on the northwest, 9® Street on. the southwest, existing
residences on the southeast and a commercial building on the northeast. The commercial
building is located right on the property line. The site is currently paved with asphalt concreted
and is being used as a parking lot. The site is relatively flat with localized elevation differentials.

The above description is based on a reconnaissance of the site by the Soil Engineer, on an aerial
photograph from Google Earth and on the USGS Topographic Map of the Benicia Quadrangle as
obtained from the 3D TopoQuads program by DeLorme. The aerial photogréph is the basis for
our "Site Plan" included as Figure 2 in Appendix A.

KC ENGINEERING COMPANY . YVv2499 , Page 4 of 34



Geotechnical Investigation 9™ St. & Solano Avenue, Vallejo 4 June 2007

Proposed Development

It is our understanding that the site will be developed for 14 townhome structures. We anticipate
that the units will be two or three stories high of wood framing with a garage on the lower floor.
Structural loading is anticipated to be relatively light to moderate with heavier concentrated point
loads typical of this type of construction. Grading for the development is expected to consist of
cuts and fills of less than three vertical feet.

Field Investigation

The field investigation was performed on 19 April 2007 and included a reconnaissance of the site
and the drilling of four exploratory borings at the approximate locations shown on Figure 2, “Site

Plan.”

The borings were drilled to a maximum depth of 26.5 feet below the existing ground surface. The
drilling was performed with a truck mounted Mobile B-3500 rig using power-driven, 4-inch
diameter continuous flight solid augers. Visual classifications were made from the auger cuttings
and the samples in the field. As the drilling proceeded, relatively undisturbed tube samples were
obtained by driving a 3-inch O.D., split-tube sampler, containing thin brass liners, into the boring
bottom. Disturbed samples were obtained by driving a 2-inch O.D., split-barrel sampler into the
boring bottom in accordance with ASTM D1586. The sampler was driven into the in-situ soils
under the impact of a 140 pound hammer having a free fall of 30 inches. The number of blows
required to advance the sampler 12 inches into the soil were adjusted to the standard penetration
resistance (N-Value). When the sampler was withdrawn from the boring bottom, the brass liners
containing the relatively undisturbed samples were removed, examined for identification purposes,
labeled and sealed to preserve the natural or in-situ moisture content. The samples were then
transported to our laboratory for testing. Classifications made in the field were verified in the
laboratory after further examination and testing. The stratification of the soils, descriptions,
location of undisturbed soil samples and standard penetration resistance are shown on the
respective “Log of Test Boring” contained within Appendix A.

Laboratory Investigation

The laboratory testing program was directed towards providing sufficient information for the
determination of the engineering characteristics of the site soils so that the recommendations
outlined in this report could be formulated. The laboratory test results are presented on the
“Logs of Test Borings” and associated data sheets contained in Appendix A.

KC ENGINEERING COMPANY YV2499 Page 5 of 34
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Moisture content and dry density tests (ASTM D2937) were performed on representative
relatively undisturbed soil samples in order to determine the consistency of the soil and the

moisture variation throughout the explored soil profile.

The strength parameters of the foundation soils were determined from an unconfined
compression test (ASTM D2166) performed on a selected relatively undisturbed soil sample.
Standard field penetration resistance (N-Values) also assisted in the determination of strength and
bearing capacity. The standard penetration resistance values are recorded on the respective “Logs

of Test Borings”.

In order to assist in the identification and classification of the subsurface soils, a sieve analysis test
(ASTM D1140 and C136) and two Atterberg Limits tests (ASTM D4318) were performed on
selected soil samples. The Atterberg Limits test results were used to estimate the expansion

potential of the near surface soils.

A representative bulk sample of the near surface soils was obtained to perform an R-Value test
(California Test Method, CTM, 301) to assist in pavement section design. In addition, the soil
sample was tested for the corrosion potential to at or below grade metal and concrete structures.
The tests include pH and minimum resistivity (CTM 643), water soluble sulfates (CTM 422) and
chlorides (CTM 417). California Test Methods 417 and 422, respectively. The results and a
discussion are presented in Appendix B.

Soil Conditions

Based on our field exploration and laboratory investigation, the surface and subsurface soil
conditions are generally uniform across the site and consist of clayey soils over bedrock. The
profile consists of 6 to 10 feet of moderately to highly expansive, stiff to hard, dark brown to
yellow brown clay with varying amounts of sand overlying weak to moderately strong, highly
weathered, yellow brown sandstone to the depth explored of 12.5 to at least 15 feet. In Boring 1,
a layer of weak to moderately strong, highly weathered, grey brown shale was encountered
below the yellow brown sandstone to the maximum depth explored of 16.5 feet.

Groundwater was not encountered at the time of drilling. Fluctuations in the groundwater level are
anticipated with variations in seasonal rainfall, variations in the subsurface stratigraphy, and
development of the subject site and vicinity.

A more thorough description and stratification of the soils encountered and groundwater levels are
presented on the respective “Logs of Test Borings” in the Appendix A. The approximate locations
ofthese borings are shown on Figure 2, "Site Plan".

KC ENGINEERING COMPANY VV2499 Page 6 of 34
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Site Geology & Seismicity

According to the Geologic Map of the Northeastern San Francisco Bay Region', the site is
underlain by late Pleistocene-aged alluvial fan deposits. These alluvial fan deposits consist of
poorly sorted, moderately to poorly bedded sand, gravel, silt and clay deposited in gently sloping
alluvial fans. The bedrock which was encountered is likely a late Cretaceous-aged undivided
sandstone, siltstone and shale of the Great Valley complex which is mapped to the west of the
site. It is noted that the deposits encountered in our investigation included a lot more clay.

The site is not located within an Alquist-Priolo Special Studies Zone. Earthquake related ground
shaking should be expected during the design life of the structures at the site. The California
Geological Survey (formerly the California Division of Mines and Geology) has defined an
active fault as one that has had surface displacement in the last 11,000 years, or has experienced
earthquakes in recorded history. Based on our review of the Fault Activity Map of California?,
the nearest active faults are the West Napa, Concord-Green Valley and Rodgers Creek Faults,
located approximately 4.5 miles north, 7.6 miles east and 9.2 miles southwest of the site,
respectively. Various other faults in the area may produce seismic shaking at the site. Based on
the Interactive Probabilistic Seismic Hazard Map on the CGS website, the peak ground
acceleration that has a 10% probability of exceedance in 50 years is 0.46g. Using hazard
deaggregation as performed on the US Geological Survey website, the major contributing fault
for the site is the Rodgers Creek Fault with a 36% contribution. The next highest contributing
fault is the West Napa Fault with a 18% contribution. Structures at the site should be designed to
withstand the anticipated ground accelerations. Based on our review of published maps and the
probabilistic ground motion parameters from the CGS website, the following 2001 California
Building Code earthquake design criteria should be used by the Structural Engineer:

Soil Profile Type: Sp

Seismic Zone: 4

Seismic Source Type: B

Seismic Coefficients: C,=0.44N,; C, = 0.64N,

Near Source Factors: N, =1.03 (adjusted for probabilistic accelerations); N,=1.2

! Graymer, RW., Jones, D.L., and Brabb, E.E., 2002, Geologic Map and Map Database of Northeastern San
Francisco Bay Region, California, United States Geological Survey, Miscellaneous Field Studies Map, MF-2403,

Version 1.0
? Jennings, Charles W., 1994, Fault Activity Map of California and Adjacent Areas, California Division of Mines

and Geology Geologic Map Data Series, Map No. 6.

KC ENGINEERING COMPANY YVv2499 Page 7 of 34
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DISCUSSIONS, CONCLUSIONS AND RECOMMENDATIONS

General

From a geotechnical standpoint, the site is suitable for the proposed townhome development
provided the recommendations presented in this report are incorporated into the project plans and

specifications.

All Grading and Foundation Plans for the development must be reviewed by the Soil Engineer
prior to contract bidding or submittal to governmental agencies to ensure that the geotechnical
recommendations contained herein are properly incorporated and utilized in design. KC
ENGINEERING CO., should be notified at least two working days prior to site clearing,
grading, and/or foundation operations on the property. This will give the Soil Engineer ample
time to discuss the problems that may be encountered in the field and coordinate the work with

the contractor.

Field observation and testing during the grading and/or foundation operations must be provided
by representatives of KC ENGINEERING CO., to enable them to form an opinion regarding the
adequacy of the site preparation, the acceptability of fill materials, and the extent to which the
earthwork construction and the degree of compaction comply with the specification
requirements. Any work related to the grading and/or foundation operations performed without
the full knowledge and under the direct observation of the Soil Engineer will render the
recommendations of this report invalid.

Geatechnical Considerations

The site is characterized by the presence of near-surface, moderately to highly expansive clays.
This soil is prone to heave and shrink movements with changes in moisture content and,
consequently, must be carefully considered in the design of grading, foundations, drainage, and
landscaping. The recommendations provided in the following sections will minimize the effects

of expansive soil movement.

It is the opinion of KC ENGINEERING COMPANY that, due to the moderately to highly
expansive nature of the site soils, the proposed structures should be supported on a post-tensioned
slab foundation system. Foundation, grading and drainage recommendations are presented herein.

KC ENGINEERING COMPANY ‘ YVv2499 Page 8 of 34
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Demolition

Prior to any grading on the site, demolition of the existing structures at the site should be
completed. Demolition should include the complete removal of all surface and subsurface
structures. Where any of the following are encountered: concrete, septic tanks, gas and oil
tanks, storm drain systems, foundations, asphalt, debris and trash, these should also be removed,
with the exception of items specified by the owner for salvage. In addition, all underground
structures must be located on the grading plans so that proper removal may be carried out. It is
vital that KC ENGINEERING CO., intermittently observe the demolition operations and be
notified in ample time to ensure that subsurface structures are not covered.

Excavations made by the removal of any structure should be left open by the demolition contractor
for backfill in accordance with the requirements for engineered fill. The removal of any
underground structures should be done under the observation of the Soil Engineer to assure
adequacy of the removal and that subsoils are left in proper condition for placement of engineered
fills. Any soil exposed by the demolition operations, which are deemed soft or unsuitable by the
Soil Engineer, shall be excavated as uncompacted fill soil and be removed as required by the Soil
Engineer during grading. The demolition operation should be approved by the Soil Engineer prior
to commencing grading operations. Any resulting excavations should be properly backfilled with
engineered fill under the observation of the Soil Engineer. Should the location of any localized
excavation be found to underlie any structure, backfill should be compacted to a minimum relative
compaction of 95% or the excavation widened to extend 5 feet beyond the footprint of the structure
and backfilled to the specifications for engineered fill as recommended in the “grading” section

herein.

Grading

During the winter season, infiltrating surface run-off water will create saturated surface
conditions due to the topography of the site and the relatively impervious nature of the
underlying bedrock materials. Therefore, grading operations performed during the rainy season
or soon thereafter will be hampered by excessive moisture. Grading activities may be performed
during the rainy season, however, achieving proper compaction may be difficult due to excessive
moisture; and delays may occur. Grading performed during the dry months will minimize the

occurrence of the above problems. .

Since the site is currently paved, stripping is not required at this time. However, if the site
remains un-graded for a long period of time after demolition is completed, any vegetation growth

should be removed prior to grading operations.

KC ENGINEERING COMPANY vv2499 Page 9 of 34
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Where any loose or soft soils are encountered, these soils must be excavated to undisturbed
native ground. Materials generated from loose/soft soils may be used as engineered fill with the
approval of the Soil Engineer provided they do not contain debris or excessive organics.

All fill material should be approved by the Soil Engineer. The material should be a soil or soil-
rock mixture which is free from excessive organic matter or other deleterious substances. The
fill material should not contain rocks or lumps over 6 inches in greatest dimension and not more
than 15% larger than 2-2 inches. Oversized materials may be permitted under the direction of
the Soil Engineer. All soils encountered during our investigation would be suitable for use as
engineered fill when placed and compacted at the recommended moisture content.

Should import material be used to establish the proper grading for the proposed development, the
import material should be approved by the Soil Engineer before it is brought to the site. Import
material may be of any type but should not be more expansive than the onsite soils for the
foundation recommendations presented below to be applicable. However, if select import soil is
used within the upper 2 feet of the pad, it should meet the following requirements:

Have an R-Value of not less than 25;

Have a Plasticity Index not higher than 15;

Not more than 15% passing the No. 200 sieve;
No rocks larger than 6 inches in maximum size;

o o

Following demolition and the removal of any loose and/or soft soil, the top 12 inches of exposed
native ground for fill areas should be scarified and compacted to a minimum degree of relative
compaction of 90% at a moisture content at least 2% above optimum as determined by ASTM
D1557 Laboratory Test Procedure. After stripping and recompacting the native subgrade, the
site may be brought to the desired finished grades by placing engineered fill in lifts not to exceed
8 inches in uncompacted thickness and compacted to the above relative compaction requirements
in accordance with the aforementioned test procedure.

Prior to compaction, each layer should be spread evenly and should be thoroughly blade mixed
during the spreading to obtain uniformity of material in each layer. The fill should be brought to
a water content that will permit proper compaction by either (a) aerating the material if it is too
wet, or (b) spraying the material with water if it is too dry. Compaction should be performed by
footed rollers or other types of approved compaction equipment and methods. Compaction
equipment should be of such design that they will be able to compact the fill to the 5peciﬁed
density. Rolling of each layer should be continuous over its entire area and the equipment
should make sufficient trips to ensure that the required density has been obtained. No ponding or

jetting is permitted.

KC ENGINEERING COMPANY VV2499 » M Page 10 of 34
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The standard test used to define maximum densities and optimum moisture conteii of all
compaction work shall be the Laboratory Test procedure ASTM D1557 and field tests shall be
expressed as a relative compaction in terms of the maximum dry density and optimum moisture
content obtained in the laboratory by the foregoing standard procedure. Field density and
moisture tests shall be made in each compacted layer by the Soil Engineer in accordance with
Laboratory Test Procedure ASTM D2922 and D3017, respectively. When footed rollers are
used for compaction, the density and moisture tests shall be taken in the compacted material
below the surface disturbed by the roller. When these tests indicate that the compaction
requirements on any layer of fill, or portion thereof, has not been met, the particular layer, or
portion thereof, shall be reworked until the compaction requirements have been met.

Surface Drainage

A very important factor affecting the performance of structures is the proper design,
implementation, and maintenance of surface drainage. The site soils are considered moderately
to highly expansive and subject to volume changes due to variations in moisture content.
Ponded water will cause swelling and/or loss of soil strength and may also seep under structures.
Should surface water be allowed to seep under the structures, differential foundation movement
resulting in structural damage and/or standing water under the slab will occur. This may cause
dampness to the floor, which may result in mildew, staining, and/or warping of floor coverings.
To minimize the potential for the above problems, the following surface drainage measures are
recommended and must be maintained by the property owner in perpetuity:

a) Liberal building pad slopes and drainage must be provided by the project Civil
Engineer to remove all storm water from the pad and to prevent storm and/or
irrigation water from ponding adjacent to the structure foundation. All finished
grades must be compacted and should be sloped at a minimum 3% gradient away
from the exterior foundation and directed to the lot swales or drainage area inlets.

b) Enclosed or trapped planter areas adjacent to the structure foundation should be
avoided if possible. Where enclosed planter areas are constructed, these areas
must be provided with adequate measures to drain surface water (irrigation and
rainfall) away from the foundation. Positive surface gradients and/or controlled
drainage area inlets should be provided. Care should be taken to adequately slope
surface grades away from the structure foundation and into area inlets. Drainage
area inlets should be piped to a suitable discharge facility.

KC ENGINEERING COMPANY YVv2499 Page {1 of 34
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d)

Foundations

Adequate measures for storm water discharge from the roof gutter downspouts
must be provided by the project Civil Engineer and maintained by the property
owners at all times, such that no water is allowed to pond next to the structure.
Closed pipe discharge lines should be connected to downspouts and discharged
such that ponded water is not allowed adjacent to foundations.

Over-irrigation of plants is a common source of water migrating beneath a
structure. Consequently, the amount of irrigation should not be any more than the
amount necessary to support growth of the plants. Foliage requiring little
irrigation (drip system) is recommended for the areas immediately adjacent to the

structure.

Landscape mounds or concrete flatwork should not be constructed to block or
obstruct the surface drainage paths. The Landscape Architect or other landscaper
should be made aware of these landscaping recommendations and should
implement them as designed. The surface drainage facilities should be constructed
by the contractor as designed by the Civil Engineer.

Based on the results of the field and laboratory testing program, the site’s near surface foundation
soils are considered moderately to highly expansive with adequate bearing and foundation support
characteristics. The proposed townhome structures may be satisfactorily supported on a post-
tensioned mat slab foundation designed and constructed as recommended below.

Post-tensioned slabs should be a minimum of 10 inches thick and designed using the following

criteria which is based on the design method of the 1997 Uniform Building Code (2001

California Building Code), Chapter 18, Division III, Sections 1816 and 1817, Design of Post-
Tensioned Slabs on Ground:

Edge Moisture Variation Distance:

em (Edge Lift) = 4.0 feet
em (Center Lift) = 4.0 feet

Differential Movement:

ym (Edge Lift) = 1.1 inches
vm (Center Lift) = 1.5 inches
Slab Subgrade Coefficient = 0.75
KC ENGINEERING COMPANY VV2499 : Page 12 of 34
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a)

b)

d

g)

h)

In addition, the following recommendations should be incorporated into the design and
construction for the above structural mat foundation systems:

An allowable bearing capacity of 1000 p.s.f should be utilized and may be
increased by one-third to resist short-term wind and seismic loading.

To resist lateral loading, a coefficient of friction of 0.30 may be used.

All areas to receive slabs should be thoroughly wetted to seal any desiccation
cracks prior to placing the underslab components. This work should be
performed under the observation of the Soil Engineer and approved prior to

concrete placement.

The reinforcement and/or cables shall be placed in the center of the slab unless
otherwise designated by the Structural Engineer.

For interior floor slabs, we recommend that a Class A 10-mil minimum vapor
retarder membrane that meets or exceeds ASTM E 1745 (such as Stego-Wrap by
Stego Industries LLC or equivalent) should be placed between the gravel subbase
and the slab to minimize moisture condensation under the floor covering and
upward vapor transmission. It is recommended that the vapor retarder be
adequately lapped and taped and penetrations sealed in accordance with ASTM
E1643 and the product manufacturer’s recommendations. Any perforations or
tears must be repaired prior to the placement of concrete.

The slabs should be thickened a minimum of 12 inches wide at the edges to
extend below pad grade at least 2 inches to create frictional resistance for lateral
loading. To resist lateral loading, a coefficient of 0.30 may be used.

Garage slabs and front porch slabs should be designed as part of the mat
foundation system as recommended above.

The foundation plans, specifications, and calculations should be provided to us for
review prior to construction to ensure conformance with the above

recommendations.

The following items of consideration are presented with respect to the above
recommendations and with respect to placement of floor covering on concrete.

KC ENGINEERING COMPANY VVv2499 A Page 13 of 34



Geotechnical [nvestigation 9™ St. & Solano Avenue, Vallgjo 4 June 2007

a) Placement of concrete directly on a vapor retarder can result in the delay of the
initial set of concrete. The concrete contractor should be notified to allow for
proper finishing and curing of the concrete.

b) Water vapor migrating to the surface of the concrete can adversely affect floor
covering adhesives. Provisions should be provided in the concrete mix design to
minimize moisture emissions. This should include the selection of a water-
cement ratio which inhibits water permeation (0.50 max) or the addition of
suitable admixtures to limit water transmission.

Exterior Slab-on-Grade Construction

To reduce the potential cracking of exterior concrete, the following are recommended:

a)  All areas to receive slabs should be thoroughly wetted prior to placing of concrete.
This work should be done under the observation of the Soil Engineer.

b)  Driveway slabs and exterior flatwork should be underlain by a minimum of 4
inches of angular gravel or clean crushed rock material placed between the finished
subgrade and the slabs to serve as subbase support.

c) Driveway slabs and exterior flatwork should be a minimum of 5 inches thick and
be reinforced with a minimum of No. 4 bars spaced at 18 inches center to center,
each way, or other approved equivalent reinforcement. The reinforcement shall be

- placed in the center of the slab unless otherwise designated by the design engineer.

d) All exterior flatwork slabs should be poured structurally independent of the
foundations. A 30-pound felt strip, expansive joint material, or other positive
separator should be provided around the edge of all floating slabs to prevent bond
to the structure foundation.

Retaining Walls or Soundwalls A

Any retaining walls that are to be incorporated into the development should be designed to resist
lateral pressures exerted from a media having an equivalent fluid weight as follows, plus any

surcharge loads:
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Gradient of Equivalent Fluid Weight (p.c.f) Coefficient
Back Slope Unrestrained Restrained Passive of Friction

Condition Condition Resistance
(Active) (At Rest) ,
Horizontal 45 65 275 0.30
2:1 65 75 275 0.30

The above criteria are based on fully drained conditions. In order to achieve fully-drained
conditions, a drainage filter blanket should be placed behind the wall. The blanket should be a
minimum of 12 inches thick and should extend the full height of the wall to within 12 inches of
the surface. If the excavated area behind the wall exceeds 12 inches, the entire excavated space
behind the 12-inch blanket should consist of compacted engineered fill or blanket material. The
drainage blanket material should consist of Class II permeable material that meets CalTrans
Specification, Section 68. A 4-inch perforated drain pipe should be installed in the bottom of the
drainage blanket and should be underlain by at least 4 inches of filter type material. A 12-inch
cap of native soil material should be compacted over the drainage blanket. Piping with adequate
gradient shall be provided to discharge water that collects behind the walls to an adequately
controlled discharge system away from the structure foundation.

Retaining walls and soundwalls may either be founded on a spread footing or a pier foundation.
The piers should have a minimum diameter of 12 inches and should extend a minimum depth of
6 feet into engineered fill or native soil. The final depth will be determined in the field by the
Soil Engineer during pier drilling operations and supplemental recommendations will be
provided as necessary. The piers should be designed on the basis of skin friction acting between
the soil/bedrock and that portion of the pier that extends below a depth of 2 feet below finished
grade. An allowable skin friction value of 500 p.s.f. can be used for combined dead and live
loads. This value can be increased by one-third for total loads which include wind or seismic
forces. The piers should be reinforced as determined by the design engineer. Spacing should be
determined by the load distribution but minimum spacing should not be less than 3 pier
diameters, center to center. Maximum spacing to be determined by the Structural Engineer. To
resist lateral loads, the passive resistance of the soil can be used. The soil passive pressures carn
be assumed to act against the lateral projected area of the pier described by the vertical
dimension of twice the pier diameter. It is recommended that a passive pressure equivalent of

~ that of a fluid weighing 275 p.c.f. be used below 2 feet.

Spread footings should have a minimum depth of 18 inches below the lowest adjacent pad grade
(i.e. trenching depth). Design bearing pressures for footings should not exceed 2,300 p.s.f due
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to dead plus sustained live loads and may be increased by 1/3 due to all loads which include
wind or seismic. To accommodate lateral building loads, the passive resistance of the fouridation
soil can be utilized. The passive soil pressures can be assumed to act against the front face of the
footing below a depth of 1 foot below the ground surface. It is recommended that a passive
pressure equivalent to that of a fluid weighing 275 p.c.f. be used. In addition, an allowable °
friction coefficient 0f0.30 can be assumed at the base of the spread footings.

If keyed or interlocking non-mortared walls are utilized, the following soil parameters would be
applicable for design using on-site, native materials within the reinforced fill zone. These walls
should be designed and constructed in accordance with the manufacturers recommendations.

Internal Angle of Friction = 25 degrees
Cohesion = 0p.s.f.
Bulk Unit Weight = 125 p.c.t

Pavement Design

Preparation of Subgrade: After underground utilities have been placed in the areas to receive
pavement and removal of excess material has been completed, the upper 8 inches of the subgrade
soil shall be scarified, moisture conditioned and compacted to a minimum relative compaction of
95% at a moisture content at least 2 percent above optimum in accordance with the grading
recommendations specified in this report. The subgrade elevation is defined as the elevation
achieved at the original subgrade undercut. All subgrade preparation following underground
construction shall include treatment of the undercut subgrade elevation. Prior to placement of
aggregate baserock, it is recommended that the subgrade be proof rolled and observed for
deflection by the Soils Engineer. Should deflection and/or pumping conditions be encountered,
stabilization recommendations will be provided.

Aggregate Base: All aggregate base material placed subsequently should also be compacted to a
minimum relative compaction of 95% based on the ASTM . Test Procedure D1557. The
construction of the pavement in the street and parking areas should conform to the requirements set
forth by the latest Standard Specifications of the Department of Transportation of the State of
California and/or Vallejo Department of Public Works.

Asphalt Concrete: A bulk sample of the surface soils were obtained for R-Value testing (California
Standard Specification Procedure Test Method 301) by KC Engineering. Based on an R-Value of
5 and a range of traffic indices, the recommended pavement sections were calculated in accordance
with Topic 608 of the California Department of Transportation Highway Design Manual and the
City of Vallejo Standard Specifications
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Street Type Design Traffic Asphalt Concrete' Aggregate Base®
Index (inches) (inches)
Private Driveways 5.0 2.5 11.0
Residential and 6.0 3.0 14.0
Cul-de-sac
Collectors 8.0 4.5 18.5

Notes: 1) Includes Caltrans safety factor
2) CalTrans Class 2, minimum R-Value = 78
3) All layers in compacted thickness to Cal-Trans Specifications

General Construction Requirements

Applicable safety standards require that trenches in excess of 5 feet must be properly shored or
that the walls of the trench slope back to provide safety for installation of lines. Iftrench wall
sloping is performed, the inclination should vary with the soil type. The materials as
encountered during our investigation are expected to remain near vertical in trenches less than 5
feet deep during the short duration of underground construction. However, the underground
contractor should request an opinion from the Soil Engineer during construction as to the type of

soil and the resulting inclination.

With respect to state-of-the-art construction or local requirements, utility lines are generally
bedded with granular materials. These materials can convey surface or subsurface water beneath
the structures. It is, therefore, recommended that all utility trenches which possess the potential
to transport water be sealed with a compacted impervious cohesive soil material or lean concrete
where the trench enters/exits any building perimeter. This impervious seal should extend a
minimum of 2 feet away from the building perimeter.

Utility trenches should be backfilled with native or approved import material and compacted as
recommended in the Fill Placement section above. Rock over 12 inches in diameter should not
be used as trench backfill and rock over 3 inches in diameter should not be used as pipe bedding
or shading to avoid impact damage to the pipes. Backfilling and compaction of these trenches
must also meet the requirements set forth by City of Vallejo, Public Works Department.
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LIMITATIONS AND UNIFORMITY OF CONDITIONS

l. It should be noted that it is the responsibility of the owner or his representative to notify
KC ENGINEERING CO., in writing, a minimum of two working days before any clearing,
grading, or foundation excavation operations can commence at the site.

2. The recommendations of this report are based upon the assumption that the soil
conditions do not deviate from those disclosed in the borings and from a reconnaissance of the
site. Should any variations or undesirable conditions be encountered during the development of
the site, KC ENGINEERING CO., will provide supplemental recommendations as dictated by
the field conditions.

3. This report is issued with the understanding that it is the responsibility of the owner, or
his representative, to ensure that the information and recommendations contained herein are
brought to the attention of the Architect and Engineer for the project and incorporated into the
plans and that the necessary steps are taken to see that the Contractor and Subcontractors carry
out such recommendations in the field. |

4, At the present date, the findings of this report are valid for the property investigated.
With the passage of time, significant changes in the conditions of a property can occur due to
natural processes or works of man on this or adjacent properties. In addition, legislation or the
broadening of knowledge may result in changes in applicable standards. Changes outside of our
control may render this report invalid, wholly or partially. Therefore, this report should not be
considered valid after a period of two (2) years without our review, nor should it be used, or is it
applicable, for any properties other than those investigated.

5. Not withstanding, all the foregoing applicable codes must be adhered to at all times.
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LOG OF TEST BORING

BORING NO.: 1
PROJECT: Proposed Townhome Development PROJECT NO.: VvVv2499
CLIENT: ValProp LLC DATE: 4-19-07
LOCATION: O9th Street & Solano Avenue, Vallejo, CA ELEVATION: NA
DRILLER: Britton Exploration Inc. LOGGED BY: PGT
DRILL RIG: B-3500 BORING DIAMETER: 4"
DEPTH TO WATER: INITIAL ¥ : FINAL ¥ AFTER: hrs.
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°7 1 1/2" Asphalt Concrete, 3" Aggregate Base cL
/ Dark Brown CLAY; moist, stiff ~
777] Yellow-Brown Sandy CLAY; moist, very stiff ; CL :
111 21 1976|206
5 —
Yellow-Brown SANDSTONE; highly weathered, weak to Rx
moderately strong, moist
11-2 100+ (11451 16.9
1
10
Grey & Brown SHALE; slightly moist, weak to moderately strong, | R
highly weathered
15
{13 ' 50
iy Boring Terminated @ 16.5'
Dry At Time Of Drilling
20
25 |
This information pertains only to this boring and is not necessarily indicitive of the whola site.
KC ENGINEERING CO. Figure 3




LOG OF TEST BORING

15 ]

. Boring Terminated @ 15'
Dry At Time Of Drilling

BORING NO.: 2
PROJECT: Proposed Townhome Development PROJECT NO.: VvVv2499
CLIENT: ValProp LLC DATE: 4-19-07
LOCATION: 9th Street & Solano Avenue, Vallejo, CA ELEVATION: NA
DRILLER: Britton Exploration Inc. LOGGED BY: PGT
DRILL RIG: B-3500 BORING DIAMETER: . 4"
DEPTH TO WATER: INITIAL 2 : FINAL ¥ AFTER:  hrs.
1]
4
<
p=
Ee
= 23
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o7 1 1/2" Asphalt Concrete, 2 1/2" Aggregate Base cL
Dark Brown CLAY; moist, stiff
1 21 15 19341 21.0
Yellow-Brown Sandy CLAY; moist, hard CL
5_.
122 100+ |110.6] 17.0
Yellow-Brown SANDSTONE; highly weathered, weak to Rx
moderately strong, moist
10 -
1 2-3 64

20

25 -

This information partains only to this boring and is not necessarily indicitive of the whola site.
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BORING NO.: 3
PROJECT: Proposed Townhome Development PROJECT NO.: VV2499
CLIENT: ValProp LLC DATE: 4-19-07
LOCATION: 9th Street & Solano Avenue, Vallejo, CA ELEVATION: NA
DRILLER: Britton Exploration Inc. LOGGED BY: PGT
DRILL RIG: B-3500 BORING DIAMETER: 4"
DEPTH TO WATER: INITIAL ¥ FINAL X AFTER;: hrs.
0
¥
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1 b3
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] ( °7 1 1/2" Asphalt Concrete, 2" Aggregate Base cL
, i . Dark Brown CLAY; moist, stiff
? . 5 1 31 / 12 1113.9] 14.9 UCC=4823 psf
[ | Yellow-Brown Lean CLAY; moist, stiff to very stiff CL
,.~ 132 , 15 |103.7] 208 LL=47%
5 PI1=31
. I %Gravel=0.0
. . %Sand=11.7
: | %<200=88.3
%A Yellow-Brown Sandy CLAY; moist, hard CL
li 7% 55 {1154} 15.6
‘ ] 107 Yellow-Brown SANDSTONE; moist, weak to moderately strong, Rx
| i 1 highly weathered
1
1
-
i 134 59
i ) 15 - Boring Terminated @ 14.5'
l‘ | Dry At Time Of Dirilling
| -
L ]
1‘ { |
( 20 —
',‘ 1. 4
i
|
li .
i 25 ]
b _
|
}'1 i This information pertains only to this boring and is not necessarily indicitive of the whole site.
il !
i
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LOG OF TEST BORING
BORING NO.: 4
1 PROJECT: Proposed Townhome Development PROJECT NO.: vVv2499
- CLIENT: ValProp LLC DATE: 4-19-07 '
| LOCATION: 9th Street & Solano Avenue, Vallejo, CA ELEVATION: NA
E DRILLER: Britton Exploration Inc. LOGGED BY: PGT
l : DRILL RIG: B-3500 BORING DIAMETER: 4"
E ] DEPTH TO WATER: INITIAL % FINAL X : AFTER: hrs.
4 @
: ©
P <
- 55( z
3 5
A .|z 9%
-+ ] GEOTECHNICAL DESCRIPTION o) S~ E < g
i AND = E I i 1240}
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e S|8212 |55 &S
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- B1 & |56 » |30|8e|sa 2z
: °7 1 1/2" Asphalt Concrete, 2" Aggregate Base cL
| -— Dark Brown CLAY; moist, stiff
1 ] 141 [\ LL=40%
i " A Pl=25
{ Yeliow-Brown Sandy CLAY; moist, very stiff CL
5 -
Yellow-Brown SANDSTONE; moist, weak to moderately strong, Rx
i1 highly weathered
i
i |
) 15 - - -
i Boring Terminated @ 15'
g ] Dry At Time Of Drilling
1
-
1 20 -
|
L ]
' 25
| 1
";f This information partains only to this boring and is not necassarily indicitiva of the whole sita.
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UNIFIED SOIL CLASSIFICATION SYSTEM

MAJOR DIVISIONS SYMBOLS TYPICAL NAMES
c GRAVELS Clean gravels GW =°~‘. « | Well graded gravels, gravel-sand mixtures, little
g More than half | (<5% fines) v @ " | orno fines (Cu>4 & 1<Cc<3)
“ 5 of coarse Gp |- * _| Poorly graded gravels, gravel-sand mixtures, little
o) ? fraction is G H." "b' or o fines 1 1 = —
wn = lareer than iravel with { P, # Silty gravels, poorly gra gravel-sand-silt
82 o Nod sieve fines GM_ Jai#1@ 11| mitures (PI<é & below “A” line) KC ENGINEERING COMPANY
g2 (>12% fines Clayey gravels, poorly graded gravel-sand-cla 865 Cotting Lane, Suite A
Z 5 ) | GC . y e e
~ 5 a mixtures (PI>7 & above “A” line) Vacaville;CA 95688
g E 51 SANDS Clean sands SW Well gradgd sangs, §ravelly sands, little or no SAMPLER AND LAB TESTING LEGEND
© S| More than half | (<5% fines) fines (Cu>6 & 1<Cc<3)
Wz coarse waies) Poorly graded sands, gravelly sands, little or no Auger
2 = of coars Sp B 4
fraction is Aanaaary fines ]
8 g smaller than Sands with SM Hinr Silty sands, poorly graded sand-silt mixtures M Bulk Sample, taken from auger cuttings
o g No. 4 sieve fines HHIHII (PI<5 & below “A” line) .
20 (>12% fines) sC Brgs Clayey sands, poorly graded sand-clay mixtures I California Sampler
v vizso] (PI>7 & below “A” line) N
" SILTS AND CLAYS ML Inorganic silts and very fine sands, silty or clayey Bulk/Grab Sample
3 =9 Liquid Limit is {ess than 50% fine sands, clayey silts with slight plasticity [l Pitcher
o E 'c% CL Inorganic clays of low to medium plasticity,
n ‘g o gravelly clays, sandy clays, silty clays, lean clays n Standard Penetration Test
aeEg Organic silts and clays of low plasticity
@y OL &
Z 2 ﬂ Shelby Tube
E E E SILTS AND CLAYS MH Inorganic silts, micaceous or diatomaceous fine
E|  Liquid Limit is more than 50% sandy or silty soils, elastic silts No Recover
o 8% q y
LE 5 CH Inorganic clays of high plasticity, fat clays
Q%2 _ : . : LL~Liquid Limit (%)
I § E OH Orga.m.c silts and clays of medium to high PI=Plasticity [ndex
plasticity i — ®=Friction Angle
HIGHLY ORGANIC SOILS Pt Peat and other highly organic soils C=Cohesion
UCC=Unconfined Compression
SOIL GRAIN SIZE (I% valulfgesistﬁgzs Va_lruet
U.S. STANDARD SIEVE OPENINGS onsor-onsolidation Tes
#200 #40 #10 #4 %" 3» 12”
CLAY : SILT SAND GRAVEL COBBLES | BOULDERS
: FINE | MEDIUM | COARSE FINE | COARSE
0.002 0.075 0.425 2.00 4.75 19.0 75 300

SOIL GRAIN SIZE IN MILLIMETERS
CONSISTENCY (Fine-grained soils)

RELATIVE DENSITY (Coarse-grained soils)

SANDS & GRAVELS BLOWS/FOOT'
Very Loose 0-4
Loose 4-10
Medium Dense 10-30
Dense 30 -50
Very Dense > 50

SILTS & CLAYS STRENGTH? BLOWS/FOOT!
Very Soft <500 0-2
Soft 500 -1,000 2-4
Firm 1,000 -2,000 48
Stiff 2,000 —-4,000 §-15
Very Stiff 4,000 - 8,000 15-30
Hard > 8,000 >30

I - Number of blows of 140 pound hammer falling 30 inches to drive a 2-inch O.D. split spoon sampler (ASTM D1586)
2 — Unconfined compressive strength in Ib/f2 as determined by lab testing or approximated by the standard penetration test (ASTM D1586) or pocket penetrometer.

WEATHERING (Bedrock) STRENGTH (Bedrock)
Fresh No visible sign of decomposition or discoloration; rings under Plastic Very low strength
hammer impact Friable Crumbles easily by rubbing with fingers
Slightly Slight discoloration inwards from open fractures; little or no Weak An unfractured specimen will crumble under light
weathered effect on normal cementation; otherwise similar to Fresh hammer blows
Moderately | Discoloration throughout; weaker minerals decomposed; Moderately strong | Specimen will withstand a few heavy hammer blows
weathered strength somewhat less than fresh rock but cores can not be before breaking
broken by hand or scraped with knife; texture preserved; Strong Specimen will withstand a few heavy ringing blows and
cementation little to not affected; fractures may contain filling will yield with difficulty only dust and small flying
Highly Most minerals somewhat decomposed; specimens can be fragments .
weathered broken by hand with effort or shaved with knife; texture Very strong Specimen will resist heavy ringing hammer blows and
becoming indistinct but fabric preserved; faint fractures will yield with difficulty only dust and small flying
Completely { Minerals decomposed to soil but fabric and structure fragments
weathered preserved; specimens can be easily crumbled or penetrated
BEDDING (Bedrock) SPACING (inches) FRACTURING (Bedrock) SPACING (inches)
Very thickly bedded >48 Very little fractured >48
Thickly bedded 24048 Occasionally fractured 12048
Thin bedded 251024 Moderately fractured 6tol2
Very thin bedded 5/8 t02.5 Closely fractured [to6
Laminated 1/8 to 5/8 Intensely fractrured 5/8t0 1
Thinly laminated <1/8 Crushed <5/8
January 2003

f://wordfiles/forms/boringlegend.doc
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CLIENT:

SUBJECT:

M Materials Testing, Inc.

T I / 8798 Airport Road

Redding, California 96002

\\_/ (530) 222-1116, fax 222-1611

ValProp, LLC
200 Rollingwood Drive
Vallejo, CA 94591

Townhome Development

SE Cormner of 9 Street & Solano Avenue

Vallejo, California

865 Cotting Lane, Suite A
Vacarville, California 95688
{707) 4474025, fax 447-4143

CLIENT NO:
REPORT NO:

DATE:

SUBMITTED BY:

VV2499-001

0300-002
05/02/07

KC Engineering

DENSITY OF IN PLACE SOIL BY THE DRIVE TUBE METHOD (ASTM D2937)
LIQUID LIMIT, PLASTIC LIMIT & PLASTICITY INDEX OF SOILS (ASTM D4318)

DATA SHEET
Sample Description Dry | Moisture | Liquid | Plastic | Plastic
# Density | Content | Limit | Limit | Index
p.c.f. % % % %
1-1@ 2.0’ | Yellowish-Brown Sandy Clay | 97.6 20.6 —- --- —
isual)
12@ 7.0° | Yellowish-Brown Sandstone 114.5 16.9 - —- -
(Visual)
2-1@ 1.0° | Brown Clay (Visual) 93.4 21.0 -— — -
2-2@ 5.0 .| Yellowish-Brown Sandy Clay | 110.6 17.0 - - —
(Visual) :
3-1@ 3.0’ | Brown Clay (Visual) 113.9 14.9 - - -
3-2@ 3.0 | Yellowish-Brown Lean Clay 103.7 20.8 47 16 31
3-3@ 8.0° | Yellowish-Brown Sandy Clay | 115.4 15.6 —- -— -—-
(Visual)
4-1@ 1.0° | Brown Clay (Visual) - - 40 15 25

Construction Materials Testing and Quality Control Services
Soil - Concrete - Asphalt - Steel - Masonry
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NATURAL
SAMPLE PLASTIC LIQUID PLASTICITY LIQUIDITY UNIFIED SOIL
KEY SYMBOL NUMBER DEPTH MOISTURE LIMIT, PL, % | LIMIT, LL, % { INDEX, PI, % INDEX CLASSIFICATION SYMBOL
CONTENT. %
[ 3-2 3 feet 20.8 16 47 31 0.15 CL
A 4-1 1 foot 15 40 25 CL

KC ENGINEERING CO.

PLASTICITY CHART AND DATA

Proposed Townhome Development
9th St. & Solano Ave., Vallejo, California

PROJECT

DATE

FIGURE

VV2499

6/4/2007
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PARTICLE SIZE DISTRIBUTION TEST REPORT
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GRAIN SIZE - mm
% + 3" % GRAVEL % SAND % SILT | %cLay
0.0 0.0 11.7 88.3
SIEVE PERCENT SPEC.* PASS? Soil Description
SizE FINER PERCENT | (X=NO) Yellowish-Brown Lean Clay
#16 100.0
#30 100.0
g | .
- Atterberg Limits
#200 §8.3 PL= 16 (L= 47 PI= 31
Coefficients
Dgs5= Dgo= Ds5g=
D30= D15= D1g=
Cu= CC=
_ Classification
USCSs= CL AASHTO= —
Remarks
* (no specification provided)
Sample No.: 3-2 Source of Sample: Townhome Development : Date: 05/02/07
Location: Elev./Depth: 3'
Client: ValProp, LLC
MT Materlals Project: Townhome Development
SE Comer of 9th St. & Solano Ave.-Vallejo

1/ Testing, Inc.

Project No: VV2499-001 Report Number: 0400-001




UNCONFINED COMPRESSION TEST
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Axial Strain, %
SAMPLE NO. : 1
Unconfined strength, psf 4823
Undrained shear strength, psf 2411
Failure strain, % 7.5
Strain rate, %/min
Water content, % {(cuttings after test) 14.9
Wet density, pcf 130.8
Dry density, pcf ' 113.9
Saturation, % g1.1
Void ratio 0.4255
Specimen diameter, in 2.410
Specimen height, in 4.800
Height/diameter ratio 1.99
Description: Brown Clay
| B GS= 2.6 Type: Tube
Project No.: VW249¢ Client: VaiProp, LLC.

Bate: 5-02-07
Project: Townhome Development
29th Street @ Solano Avenue

Location: 3-181'

Remarks:
Type of Failure

Bulge
UNCONFINED COMPRESSION TEST

MATERIALS TESTING, INC.

Report No.: —_
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MT Materials Testing, Inc.
8798 Airport Road 865 Cotting Lane, Suite A
I Redding, California 96002 Vacaville, California 95688
(530) 222-1116, fax 222-1611  (707) 447-4025, fax 447-4143

CLIENT: ValProp, LLC Client No: VV2499-001

200 Rollingwood Drive Report No: 0300-003
Vallejo, CA 94591 Date: 05/02/07
SUBJECT: Townhome Development Submitted by: KC Engineering

SE Corner of 9% Street & Solano Avenue
Vallejo, California

“R” VALUE TEST RESULTS (CTM-301)

Sample: Bulk A @ 0-3°
Description: ~ Brown Clay
Location: ---
SIEVE ANALYSIS
_ _ 27 ©1-1727 1” 3/4” 1727 3/8” #4
Sieve Size
As Received : _—
(% Pass)
As Used -—
(% Pass)
RESISTANCE VALUE
‘Specimen Dry Unit Moisture Exudation Expansion R-Value
Number Weight, PCF (%) Pressure Pressure Dial
(PSDH Reading & PSF
1 110.8 17.1 461 0 0 11
2 105.4 19.1 356 0 0 6
3 100.7 22.7 247 0 0 4

R-Value (@ 300 PSI Exudation Pressure = 5
! R-Value @ Expansion = -

-! Construction Materials Testing and Quality Control Services
ol Soil - Concrete - Asphalt - Steel - Masonry
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Corrosion Potential




Sunland Analytical

11353 Pyrites Way, Suite 4
Rancho Cordova, CA 95670
(916) 852-8557

Date Reported 05/01/2007
Date Submitted 04/27/2007

To: Keith Litts
K.C. Engineering
865 Cotting Lane Suite A
Vacaville, Ca 95758

From: Gene Oliphant, Ph.D. \ Randy Horney }X
General Manager \ Lab Manager

The reported analysis was requested for the following location:
Location : VV2499 Site ID : BULK A.
Thank you for your business.

* For future reference to this analysis please use SUN # 50425-100620.

EVALUATION FOR SOIL CORROSION

Soil pH 6.75

Minimum Resistivity 1.18 ohm-cm (x1000)

Chloride 40.9 ppm 00.00409 %

Sulfate 36.8 ppm 00.00368 %
METHODS

pH and Min.Resisti\}ity CA DOT Test #643
Sulfate CA DOT Test #417, Chloride CA DOT Test #422



436 14" Street, Suite 1216 @ Oakland, CA 94612 e Tel (510) 625-8175 @ Fax (510) 625-8176 e js@schutze-inc.com

June 13, 2007
Project No. SCS244
Mr. Fred Sessler
Fred Sessler Real Estate
617 Amador Street
Vallejo, CA 94590
(707) 552-5115

Reference: 1401 Solano Avenue and 14 Ninth Street
Parking Lot
Vailejo, Solano County, California

Subject: Executive Summary:
Phase | Environmental Site Assessment (ESA)
Dear Mr. Sessler:

SCHUTZE & Associates, Inc. has completed a Phase | ESA of the following, Vallejo, California
property:

Address Assessor's Parcel (APN) Approximate Parcels Sizes
1401 Solano Avenue and
14 Ninth Street ’ 000535848; :1102%nd Combined 0.50 acres
Vallejo, CA

The property is located on the northeast corner of the intersection of Solano Avenue and Ninth
Street. The site is a 0.5-acre vacant lot consisting of two parcels. Itis currently a paved parking
lot surrounded by a chain-link fence. Adjacent to the north of the property are Solano Avenue
and further north the former car sales and repair facilities of Wilson-Cornelius Ford. To the west
is Ninth Street and further to the west are single-family homes. To the south are singie-family
homes along Rice Street. To the east is a former truck repair facility, which appears to be part
of the Wilson-Cornelius Ford operation.

The subject site has an approximate elevation of 30 ft above msl. The surface gradient was
gently to the northeast. ‘

As part of this assessment, SCHUTZE & Associates, Inc. reviewed historical records for the
subject site. The earliest historical record was an 1889 topographic map. In 1889, Solano
Avenue was a rural road west of the town of Vallejo. Based on a 1944 Sanborn Fire Insurance
Map, first developments on the subject site were two single-family homes—one on each of the
above-mentioned parceis. Adjacent to the east was the wood-planing mill of a construction
company. Based on historical aerial photographs, these two residences remained on the
subject site until the mid-1980s, when they were demolished. At that time, the site apparently
became part of the Wilson-Cornelius Ford operation, which paved the two parcels and used

them as a parking lot.

SCHUTZE & Associates, Inc. visited the subject site on May 15, 2007. At this site visit date, the
property was a paved parking lot, fenced with a chain-link fence and it was not in use. The

SCS244 — Comner Solano



1401 Solano Avenue and 14 Ninth Street, Vallejo
June 13, 2007
Page 2

asphalt pavement was old and some fracturing of the pavement was observed. There were no
indications that USTs existed beneath the pavement. No significant staining or evidence of

spills was observed on the parking lot.

Regulatory Agency Environmental Databases were searched within a one-mile radius of the
subject site, indicating sites with environmental issues. The subject site was not listed in the
agency files. Thirty-two LUSTs and one dry-cleaning facility were listed within a 0.5-mile search
radius of the subject site.

The closest listed LUST site in the Agency files was Jerry Housman’s Body Shop at 1405
Solano Avenue, which is adjacent and up-gradient to the east of the subject site. Apparently,
only minor body and painting work was performed in the building, which mostly served as a
truck and car storage facility. |t is likely that minor amounts of solvents, fuels and paint were
handled at this facility, however, no spills or storage violations were found in the agency files.
Based on the close vicinity of this facility, there is a low to moderate potential that the subject

site has been affected.

Also listed was the Wilson-Cornelius Ford facility at 1301 Georgia Street, directly north of the
subject site. Based on the results of an agency file review, the facility formerly had USTs, which
were removed. Foflow-up subsurface investigations indicated that groundwater contamination
beneath the Wilson-Cornelius Ford facility was minor. Therefore, there is a low potential that
this site has impacted the subject property.

Willard Cleaners is located at 1314 Georgia Street, approximately one block north of the subject
site. The facility is listed as a small-quantity generator with no violations on record. There is a

low potential that this site has impacted the subject property.

Based on the results of this Phase | ESA, it is the opinion of SCHUTZE & Associates, Inc. that
there is no evidence of one-site or off-site recognized environmental conditions (REC), which
could have affected the subject site. No further environmental investigations are recommended.

We have enjoyed working on this project and appreciate the opportunity to be of service.
Please call SCHUTZE & Associates, Inc. at (510) 625-8175 with questions or comments about

this Phase | ESA.

Respectfully submitted,
SCHUTZE & ASSOCIATES, INC.

Jan H. Schutze, R.G., M.Sc¢.
President

S5CS244 — Corner Solano



CITY OF VALLEJO
“SOLANO TOWNHOMES PROJECT”

MITIGATION MONITORING AND REPORTING FORM

PROPOSED PROJECT ACTIONS:

Approve Zoning Map Amendment #07-0003, Tentative Map #07-0009, Planned
Development #07-0008, and Minor Exception 07-0004 .

PROJECT DESCRIPTION:

The applicant is proposing construction of 14 townhome units on two existing vacant
parcels. The 3-4 bedroom unit townhomes would range in size from 1,462 to 1,741
square feet. To facilitate the proposed development, the applicant has petitioned to
change the zoning designations from Linear Commercial/Low Density Residential, to
Mixed Use Planned Development. The applicant is also requesting a minor exception to
provide two of the required three guest parking spaces.

LOCATION:
Southeast corner of 9" Street and Solano Avenue
PROPONENT: Val Properties, LLC
6930 Dume Drive
Malibu, CA 90265

The following mitigation measures have been identified to avoid or lessen to an
insignificant level the adverse environmental effects that could result from these project

actions:

MITIGATION MEASURES

Noise
Mitigation:

Primary noise sources emanate from Solano Avenue traffic. The project, as proposed,
does not meet the acceptable or conditionally acceptable noise levels established in the



City’s noise ordinance, therefore, the following mitigations have been proposed by the
applicant’s noise consultant:

1. All windows and sliding glass doors facing onto Solano Avenue shall be dual
glazed and bear a label applied by the manufacturer indicating that the units meet
the minimum standards for sound attenuation and are approved for installation in
such locations as specified by the State of California Department of Housing and
Development or other agency have such authority.

2. All windows and sliding glass doors facing onto Solano Avenue shall be installed
as per manufacturer’s recommendation and specifications for sound attenuation
units. Including the installation of any special parts, gaskets, sealants or special
caulking that may be recommended or required in order for the units to meet the
specified standards as per the manufacturer’s installation guidelines.

3. All door assemblies consisting of doors and frames, supplied individually or a
packaged units, constructed of wood, metal, other materials or a combination of
materials, other than sliding glass types described above, shall have a sound
attenuation rating greater than, but in no case less than the attenuation rating for
glass doors or windows.

4. All mechanical HVAC or other air handling equipment, including exhaust fans,
shall be provided with a “baffle” device, approved for use by the equipment
manufacturer, installed on supply ducts or other openings facing onto Solano
Avenue. Such devices shall be installed per manufacturer’s recommendations and
shall be in working order prior to occupancy of the unit(s) in which they are
located.

5. All roof top mounted mechanical HVAC or other air handling equipment, where
located within 20 linear feet perpendicular to the exterior wall line facing Solano
Avenue and where the exterior roof wall parapet is less than the height of the
highest air intake point of the of the equipment, shall be provided with a “baffle”
device similar to that described above and shall meet all other requirements as
noted in that condition.

6. All exterior walls facing onto Solano Avenue shall have a continuous single layer
of fiberglass batt insulation or similar material, a minimum of 3.5 inches in
thickness, and approved for use in sound rated wall assemblies. In addition, all
void spaces in walls, floor or other framed construction assemblies facing Solano
Avenue on the exterior side and having a habitual space on the interior side shall
also be completely filled with a single layer of fiberglass insulation or similar
material of 3.5 inches in thickness. All joints between exterior surface finish
materials shall be fully caulked and completely sealed with an approved acoustic
grade caulking or material assembly to prevent the infiltration of air-born

sounds.”

Short-term construction-relate noise levels may be in excess of the standards established
in the General Plan; however, short-term noise impacts are not considered significant
impacts. Nevertheless, the following mitigation measures shall be implemented to lessen

construction-related noise impacts:

J\PL\Marcus\2007permits\PD\solanoave@9™\mitigationmonitorform . 2



1. Locate stationary noise generating equipment as far as possible from sensitive
receptors, including residential uses to the south and west of the site. Acoustically
shield stationary noise sources when located in areas adjoining sensitive receptors.

Utilize “quiet” air compressors and other “quiet” equipment where technology exists.
. Prohibit unnecessary idling of construction equipment.
. Properly maintain and muffle all internal combustion-driven construction equipment.

The contractor shall prepare a detailed construction plan identifying the schedule for
noise-generating construction activities. The construction plan shall identify a
procedure for coordination with the adjacent noise-sensitive residential uses so that
construction activities can be scheduled to minimize noise disturbances.

6. Designate a “disturbance coordinator” who would be responsible for responding to
any local complaints about construction noise. The disturbance coordinator will
determine the cause of the noise complaint (e.g., starting too early, bad muffler, etc.)
and will require that reasonable measures warranted to correct the problem be
implemented. Conspicuously post a telephone number for the disturbance
coordinator at the construction site and include it in the notice sent to neighbors
regarding the construction schedule. (The City shall be responsible for designating a
noise disturbance coordinator and the project sponsor shall be responsible for posting
the phone number and providing construction schedule notices).

7. Noise-generating construction activities shall be limit to the hours of 7:00 a.m. to 6
p-m. Monday through Friday. No construction shall occur on weekends or public
holidays.

oA W N

Signature of Property Owner Date

J\PL\Marcus\2007permits\PD\solanoave@9"™\mitigationmonitorform



TRANSPACIFIC ARCHITECTS
ARCHITECTURE

505 FRANCONIA STREET, SAN FRANCISCO, CA %0291 Tel. 415-970-033 Fax. 415-824-1760

July 03, 2008

Mr. Don Hazen

Planning Manager

City Of Vallejo Planning Division
Vallejo City Hall - Second Floor
555 Santa Clara Street

Vallejo, California 94590

Subject: Solano Village Town Homes Application & Noise Element

Dear Mr. Hazen,

| have personally reviewed the Noise Element of 2006 in detailed and engaged the
services of Ms. Cristina L. Miyar, Vice President of Architectural Acoustics at the
-acoustical engineering firm of Charles M. Salter of San Francisco, to consult on project
related acoustics and to advise on implementing construction industry best practices,
state-of-the-art sound attenuation features and acoustic mitigation in the project design.

Per the General Plan Noise Element Appendix A, Table 1: Existing Noise Contours,
page 2 of 3, the existing Lgn Contour Distance at the face of the proposed 6 unit building
fronting onto Solano is 74 L4, (dB). Conventional 2x stud and stucco construction has
minimum STC rating of 50 dB which would produce an interior noise rating of 24 dB.
which exceeds the Title 24 requirement of 45 dB. Due to current Title 24 Energy
requirements all new construction must utilize duel glazed or double paned windows
with a typical 35 STC rating. On this project it would render an interior rating of 39 dB
which is still within the allowable code performance range. It is therefore, my
professional opinion, that given the sound contours in the Noise Element, it is
reasonable to assume that conventional residential construction will provide adequate
sound attenuation.

The attached “Possible Mitigation Measures” outlines potential attenuation construction
known to diminish excessive noise at urban residences and are used statewide. The list
is not exhaustive as generation of final acoustic attenuation protocols is best when done
concurrent with construction documentation. As a group, the concepts illustrate the
range of acoustic mitigation used in similar residential urban infill developments
adjacent to transit corridors.



Solano Town Homes Noise Element Compliance
Page 2

To expedite entittement processing acoustic performance standards should be included
as a condition of the commission’s and council’s project approval. Mandatory
engineering and detailing verification of a system’s acoustical performance should be a
condition met prior to issuance of permits or start of construction.

As Architect of Record, this letter and attachment are acknowledgement that any
designs for new construction shall meet the acoustical performance standards in the
City of Vallejo Noise Element and Policies 1A and 1B, Noise Standards of Title 24,
California Code of Regulations, Part 2. and/or any other jurisdictional requirement.

Sincerely yours,

Raymond E. Hege, AlA

Raymond E. Hege, AlA




Solano Town Homes Noise Element Compliance
Page 3

SOLANO VILLAGE TOWN HOMES POssIBLE MITIGATION MEASURES

. All windows and sliding glass doors facing onto Solano Avenue shall be dual
glazed and bear a label applied by the manufacturer indicating that the units
meet the minimum standards for sound attenuation and are approved for
installation in such locations as specified by the State of California Department of
Housing and Development or other agency have such authority.

. All windows and sliding glass doors facing onto Solano Avenue shall be installed
as per manufacturer’s recommendation and specifications for sound attenuation
units. Including the installation of any special parts, gaskets, sealants or special
caulking that may be recommended or required in order for the units to meet the
specified standards as per the manufacturer’s installation guidelines.

. All door assemblies consisting of doors and frames, supplied individually or a
packaged units, constructed of wood, metal, other materials or a combination of
materials, other than sliding glass types described above, shall have a sound
attenuation rating greater than, but in no case less than the attenuation rating for
glass doors or windows.

. All mechanical HVAC or other air handiing equipment, including exhaust fans,
shall be provided with a “baffle” device, approved for use by the equipment
manufacturer, installed on supply ducts or other openings facing onto Solano
Avenue. Such devices shall be installed per manufacturer’'s recommendations
and shall be in working order prior to occupancy of the unit(s) in which they are
located. ‘

. All roof top mounted mechanical HVAC or other air handling equipment, where
located within 20 linear feet perpendicular to the exterior wall line facing Solano
Avenue and where the exterior roof wall parapet is less than the height of the
highest air intake point of the of the equipment, shall be provided with a “baffie”
device similar to that described above and shall meet all other requirements as
noted in that condition.

. All exterior walls facing onto Solano Avenue shall have a continuous single layer
of fiberglass batt insulation or similar material, a minimum of 3.5 inches in
thickness, and approved for use in sound rated wall assemblies. In addition, all
void spaces in walls, floor or other framed construction assemblies facing Solano
Avenue on the exterior side and having a habitual space on the interior side shall
also be completely filled with a single layer of fiberglass insulation or similar
material of 3.5 inches in thickness. All joints between exterior surface finish
materials shall be fully caulked and completely sealed with an approved acoustic
grade caulking or material assembly to prevent the infiltration of air-born sounds.”
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Driving Directions from 555 Santa Clara St, Vallejo, CA to 1401 Solano Ave, Vallejo, CA Page 1 of 2

o P u * S Sorry! When printing directly from the browser your directions
y o . il s OF map may not print correctly. For best results, try clicking

the Printer-Friendly button.

555 Santa Clara St 1401 Solano Ave
Vallejo, CA 94590-5922 Vallejo, CA 94590-5719
Total Estimated Time: 3 minutes Total Estimated Distance: 1.28 miles

¥ Directions from A to B:
1: Start out going SOUTH on SANTA CLARA ST toward GEORGIA ST. 0.1 mi

MAPQUEST. @ =5

© 2008 MapGuest Inc. i i Map Data D@E&NJ\VYEQ or TgieAtias

2 Turn LEFT onto GEORGIA ST. 1.1 mi
MAPGUEST. - o BOE g s

0.1 mi

e
© 2008 Mai :@ﬁﬁc, Map Data © 2008 NAVTEQ or TeleAbas
FENT 4; End at 1401 Solano Ave Vallejo, CA 94590-5719
MAPQUEST 8

— '}
o——4n
T

92008 k@gpQ/u;esl’lfncA Map Data. D 2008 NAVTEQ or TeleAttas

Estimated Time: 3 minutes Estimated Distance: 1.28 miles
Total Estimated Time: 3 minutes Total Estimated Distance: 1.28 miles

http://www.mapquest.com/maps?1c=Vallejo& 1s=CA&1a=555+Santa+Clara+St&1z=9459... 7/29/2008



Driving Directions from 555 Santa Clara St, Vallejo, CA to 1401 Solano Ave, Vallejo, CA Page 2 of 2

uts,lanaMS'tAE

Bivd

Sonema B

S0

I

i @2008 MapQuest Inc:Map Data D 2004

Mobile | Intemational | Toolbar | MapQuest AP| | Business Solutions | Advertise | Site Map | Help | Settings
About MapQuest | Privacy Policy [ Terms of Use | ©2008 MapQuest, Inc. Alf rights reserved.

All rights reserved. Use subject to License/Copyright Map Legend

Directions and maps are informational only. We make no warranties on the accuracy of their content, road conditions or
route usability or expeditiousness. You assume all risk of use. MapQuest and its suppliers shall not be liable to you for
any loss or delay resulting from your use of MapQuest. Your use of MapQuest means you agree to our Terms of {se

http://www.mapquest.com/maps?1c=Vallejo& 1s=CA&1a=555+Santa+Clara+St& 1z=9459... 7/29/2008
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Attachment 13

August 11, 2008

Mr. Marcus Adams
Vallejo Planning Division
City Hall

555 Santa Clara St.
Vallejo, Ca. 94590

RE: PRO’JECT AT 1401 SOLANO AVE.
Dear Mr. Adams:

This letter is regarding the Mitigated Negative Declaration for
construction of 14 town home units on two existing vacant
parcels at 1401 Solano Avenue at 9" Street within the city of
Vallejo.

We have seen the plans for this proposal and feel that the
architecture could indeed be improved upon. It is a major
corner area which will significantly impact the entire
neighborhood. In addition, we are sincerely hoping that you
will demand proper landscaping and drip systems .
accordingly. As a property manager in the immediate area in
question, I can assure you that four bedroom properties are
difficult to rent in this neighborhood. In my overall
experience, larger families tend to want more secure and



better neighborhoods. If the proposed owners are planning to
rent these properties at any future time, three bedroom units
would be far more desirable. Larger units may well engender
multiple person situations which can potentially cause
increased destruction, and potential criminal and drug
activity. I am very concerned about the negative impact such
a large scale unit will have upon the neighborhood in general.

Furthermore, we urge you to take a very hard look at this
proposal with respect to parking. There is already very
limited parking in this area as many of the older homes either
do not have garage space, or that garage space is already
taken up by storage. We request that you make certain the
developer proposes adequate parking for said units.

Thank you for your consideration. Again, we ask you to send
these concerns to the developer, and to any other necessary
entity that might have jurisdiction over this matter.

Sincerely, |

Concerned neighbor of above named project.
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4 - DUPLEX UNITS ON 9TH. STREET
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STAFF REPORT — PLANNING
CITY OF VALLEJO
PLANNING COMMISSION

DATE OF MEETING: September 15, 2008

PREPARED BY: Doug Zanini, Contract Planner DW

PROJECT NUMBER: UP #08-0008

PROJECT

DESCRIPTION: The Use Permit application is a request to establish a

1,280 square foot massage therapy business using
existing facilities. Requested hours of operation are 9 a.m.
to 7 p.m. seven days a week. The applicant proposes to
have three full time employees. The project site is located
at 1776 Solano Ave. APN: 0057-172-011.

RECOMMENDATION: Approve with Conditions

CEQA : Categorically Exempt (Section 15301) (Class 1)

PROJECT DATA SUMMARY

Name of Applicant: Ming Qing Lin

Date of Completion: July 18, 2008

General Plan Designation: Retail

Zoning Designation: Linear Commercial (CL)
Site/Surrounding Land Use: Site: Commercial

North: Commercial
South: Commercial
East: Commercial
West: Commercial

Parking Required/Provided: 20-24 required, 9 provided (on-site) (Legal non-
conforming)

BACKGROUND SUMMARY
The applicant is proposing to establish a 1,280 square foot, massage therapy business

using existing facilities (i.e. no significant tenant improvements). The applicant proposes
to have a maximum of three full time employees on duty at any given time. Requested
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hours of operation were originally proposed to be from 9 am. to 10 p.m. seven days a
week but based on the Police Department recommendation the applicant has agreed to
comply with 9 am to 7 p.m., seven days a week.

The applicant originally submitted a Preliminary Review application (PR08-0002) to get
preliminary responses for the business. At that time, Planning Division responded that
based on the site plan, which indicated 33 parking spaces, there was adequate parking
for the use and since no construction was proposed, that no building or fire issues were
anticipated.

However, since the Preliminary Review was completed, it came to light that many of the
parking spaces that were shown on the plan are not on-site but on an adjacent parcel.
Also, the Fire Department submitted conditions as part of the Use Permit process. As
this is a discretionary permit, agencies provided responses to bring the site into
conformance with current development standards. Specifically, the permit is conditioned
to modify the parking lot, record a joint parking agreement, and meet fire code
requirements.

This Use Permit was submitted on June 18, 2008 and was deemed complete on July 18,
2008. The applicant submitted revised plans and clarification of the parking arraignment
on July 30, 2008 and submitted reduced sets of the revised plans on August 13, 2008.

ANALYSIS

Massage businesses fall within the “Personal Services: General” zoning classification.
In the Linear Commercial (CL) zoning district, the Personal Services: General zoning
classification is a permitted use subject to limitation “M”. (Section 16.22.030.B-5).
Limitation “M” in Section 16.57.020 of the zoning code states:

“Personal Services: General. The following uses are subject to a Major Use Permit,
as prescribed in Chapter 16.82: any practice of massage, alcohol rub, or similar
freatment, fomentation, bath, or electric or magnetic treatment; except when such
offices are an integral part of and operated by a hospital, convalescent home,
sanitarium, medical clinic, medical laboratory, medical education facility, or other
medical facility licensed as such by the state or other competent and lawful
authority.”

The proposed business is not an integral part of and operated by a hospital,
convalescent home, sanitarium, medical clinic, etc., therefore it is subject to a Major Use
Permit. In the past, the city had problems with illegal activities at massage
establishments and massage therapy businesses. Massage businesses therefore
require a Major Use Permit or equivalent type permit (such as a Unit Plan Permit) in all
zoning districts that permit them. The project site is surrounded by a variety of
commercial uses. One reason for the Use Permit requirement is for the Planning
Commission to have discretion to review these permits with regard to compatibility with a
neighborhood location.

Several existing requirements are in place in the Vallejo Municipal Code to help ensure
that applicants for a permit and business license for a massage business are lawful.
Section 5.04.205 (Business Licenses and Regulations) of the Vallejo Municipal Code

Page 2 of 9
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(See Attachment 3), provides a very specific procedure by which City Treasurer’s Office
and the City Police Department maintain records of practitioners, and conduct
background checks of applicants. The section requires that the applicant file with the
City Treasurer a sworn, written application in duplicate on a form furnished by the City
Treasurer. Since there is no City Treasurer’'s Office, therefore, the responsibility for
implementation of Section 5.04 would fall upon the City Finance Department and the
Chief of Police. In lieu of the Police Chief portion of the process in Section 5.04.205 the
Police Department has performed a standard background check. According to the
Police Department the applicant has passed the background check. The Police
Department also recommendsthat each employee performing massages be required to
pass a background check in addition to the applicant/business owner.

Since Section 5.04 is an out-dated section of the Municipal Code, the following
requirements are a more current method, used by other cities, which the City may use
to help in ensuring the protection of the public health, safety and welfare. The required
background checks shall be denied if any one of the following standards are met:

1. Proof that the applicant or any massage establishment personnel has been
convicted of a violation of Penal Code Section 266i, 314, 315, 316, 318, 647(b) or
the Sections in Part 1, Title 9, Chapter 7.5 or 7.6 (currently, Sections 311 through
313.5) of the Penal Code, or proof that the applicant or any proposed massage
establishment personnel has been convicted in any other state of any offense
which, if committed or attempted in this state, would have been punishable as one
or more of the above-mentioned offenses.

2. Proof that the applicant or any massage establishment personnel has been
convicted of any felony offense involving the sale of a controlled substance
specified in Section 11054, 11055, 11056, 11057, or 11058 of the Health and
Safety Code or proof that the applicant or any massage establishment personnel
has been convicted in any other state of any offense which, if committed or
attempted in this state, would have been punishable as one or more of the above-
mentioned offenses.

3. Proof that the applicant or any massage establishment personnel has been
subjected to a permanent injunction against the conducting or maintaining of a
nuisance pursuant to Sections 11225 through 11235 of the California Penal Code,
or any similar provisions of law in a jurisdiction outside the state of California.

4. Proof that the applicant or any massage establishment personnel has been
convicted of an act involving dishonesty, fraud, deceit or moral turpitude or an act
of violence and which act or acts are related to the qualifications, functions or
duties of the business operator.

General Plan Consistency

The General Plan land use designation for the project site is Retail. The Retail land use
designation includes a variety of commercial land uses. To determine land use
consistency for commercial land uses the General Plan states:

Page 3 of 9
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“Location of each individual use should be evaluated in relation to its
compatibility with surrounding lands uses, particularly for those uses that require
Conditional Use Permit by the Zoning Ordinance.” (pg. IlI-5)

Discussion: A properly run massage business, is similar in impact to surrounding land
uses as other commercial uses such as a dentist office, a law office, an accounting
office, or a doctor’s office. The outward signage, building character, traffic, and land use
intensity are very similar to those businesses. As long as the business is conducted in a
lawful manner, there should be no more criminal activity in the area than with other
commercial areas. One potential difference is that office uses are not typically open to
customers past evening hours. As such, this use is limited to be open no later than 7
p.m.

Traffic Safety Goal: to have street and highway system that is safe to use. (pg.
1V-6)

Discussion: The City Engineer has placed conditions on the project to ensure sight
distance and eliminate cars backing out onto Solano Ave.

Staff did not identify any other goals or policies in the General Plan that address the
conditional use of a massage business. Therefore, the project, as conditioned, is
consistent with the General Plan.

Police Department Conditions

The Use Permit application was referred to the City Police Department for comments
and conditions. The Police Department recommended that the project be conditioned to
require that the street address be illuminated and visible along the street (and be painted
on the roof to be viewed by helicopter. This requirement is to aid in site location in case
of police action.

The Police Department recommends that the permit be conditioned to limit the business
hours from 9 a.m. to 7 p.m. and that security cameras be installed to monitor and record
activity inside and outside of the business, including the cash register, entrance door,
and parking lot area.

Educational/Certificate Requirements

Improperly trained massage practitioners may cause serious injury to unsuspecting
clients. in order to protect the public health, safety and welfare, the City should require
that the practitioners be experienced and qualified body workers.

In California, massage therapists are not certified, licensed or registered by the state.
Instead, the State permits local governments to regulate massage establishments Many
agencies require permits issued by planning departments, health departments, police, or
the finance departments.

The City of Benicia has recently approved a new ordinance regulating massage
businesses. As part of Benicia’s research it summarized massage business
requirements in jurisdictions surrounding the Vallejo/Benicia area (See Attachment 4).
Many of the surrounding jurisdictions require some form of certification, education, or

Page 4 of 9
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training. These include anywhere from 70 to 550 hours of training and/or a certificate
from a recognized school of massage, or certification from the Therapeutic Massage
Board. Of the 21 surveyed cities, 15 require training hours. The average number of
hours required by cities that require training is 264 hours. Eleven of the cities require
some form of certification.

The City of Valiejo, however, does not have certification or training requirements for
massage practitioners in its ordinances. In spite of this, since a Use Permit is a
discretionary permit, the Planning Commission may add any conditions that it deems
appropriate to, among other goals, protect the health, safety and welfare of the
community, including a certification requirement.

Since any requirement for certification and/or training may be considered for any future
massage business use permits as well, this is a policy decision as to whether the City
wants to apply such a requirement. Staff has provided suggested wording in the
conditions of approval to require proof of 250 hours of training or proof of certification for
all massage employees. The Planning Commission may modify this condition or
eliminate it as deems appropriate.

As a note, the State legislature is in the final phases of passing Senate Bill 731, which
would provide for a statewide certification of massage practitioners and massage
therapists. While this bill would not require certification, it would preempt local
governments from placing “special” restrictions/requirements on certified massage
practitioners or therapists. As a result, Section 5.04.205 of the V.M.C. would most likely
no longer be applicable to certified practitioners and therapists. Non-certified
practitioners, however, could still be restricted by local governments.

Number of Parking Stalls

The 6,995 square foot building on the project site currently has a recording studio, a
tattoo parlor, and a realty company upstairs and an insurance business and accounting’
business downstairs. (The insurance business replaced the optometrist workshop shown
on the site plan). A new commercial building of this size would require 20-24 parking
spaces depending on the type of businesses occupying the spaces. The project, site
however, only has nine on-site parking spaces.

A massage business requires less parking than other typical commercial uses that could
occupy the building. Uses such as a real estate office, administrative and professional
services, insurance, or financial services would all require one parking space for each
250 square feet of first floor space whereas the massage business requires one space
for each 350 square feet of floor space. Since the project does not propose to expand
the building or the building’s use beyond historical levels, the number of parking spaces
would be considered a legal nonconforming and additional spaces are not required for
the massage use, therefore lack of parking cannot be a basis for denial.

According to the property owner, the spaces between the China Barn Restaurant/law
offices (to the west) and massage therapy center are shared between all the businesses
on the two properties. The two properties have a total of 40 spaces. The restaurant
owner concurs that the parking is shared. In addition, the owner of the restaurant states
that parking is adequate to serve the two properties (See Attachment 6).

Page 50f9
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Parking Safety

The City Traffic Engineer has conditioned the permit on the removalof one parking space
(space #4 on the east side) and reorientation of the parking spaces on the eastern side
of the building to a ninety degree angle to the driveway to reduce potential safety
conflicts with cars backing out onto City roadways. While parking space #4 on the east
side of the building would be removed, reorienting the spaces to be perpendicular to the
driveway should provide enough area to re-establish an additional parking space.
Therefore, there would be no net loss in on-site parking. The City Engineer has also
recommended that directional arrows be installed on the driveways, that any shrubs be
trimmed to 3.5 feet in height adjacent to parking stall #4. A standard condition is also
included to remove and replace the broke curb, gutter and sidewalk fronting the
property.

Off-Site Parking Agreement

According to the property owner and the owner of the restaurant, there is an informal
agreement to share the parking area on the adjacent property. (See Attachments 5 & 6)
The zoning code however, for new buildings or intensification of use requires a more
formal joint use parking agreement to be recorded for off-site parking use:

16.62.190 Joint use of parking areas.

A. Conditions. The Planning Commission may approve the joint use of off-street
parking facilities when:

1. The need by different uses for such off-street facilities will not occur at the
same time;

2. If the proposed joint use parking space ownership is separate, the right
conferred on the applicant shall be recorded as an encumbrance; and

3. An attested copy of an agreement between the parties and their heirs,
successors, lessee or assignees concerned, setting forth the agreement
regarding such joint use, shall be filed with the Planning Division prior to
the issuance of any required permit or license.

Since the on-site parking is considered to be legal non-conforming, off-site parking
agreement is not a requirement and is not included in the conditions of approval.
Practically speaking, however, the on-site building relies on the off-site parking to
support the use of the building. If during the public hearing, the Planning Commission
determines that the required findings cannot be made without formalizing the agreement
to retain the supplemental parking, then the following condition may be added:

“Prior to start of business, a joint parking agreement pursuant to Section
16.62.190 of the Vallejo Zoning Code shall be recorded. A copy of the recorded
document shall be submitted to the Planning Division for verification.”

If the adjacent property owner does not cooperate with recording an agreement, the
applicant may not be able to comply with this condition. Therefore as an alternative, this
condition may be made voluntary and dependent on the adjacent owners’ cooperation:
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I PLDoug Z Major Use Pormits Massage Business UPOS-0008- 17760 Solano Ave, UPOR-G00N stall report draft [V



UP 08-0008
September 15, 2008

“If the property owner desires to insure that the off-site parking remains available
for this and future uses, and the agreement is acceptable to all parties, then prior
to start of business, a joint parking agreement pursuant to Section 16.62.190 of
the Vallejo Zoning Code shall be recorded. A copy of the recorded document or
written statement from the property owners rejecting the agreement shall be
submitted to the Planning Division for verification.”

If the Planning Commission determines that the informal agreement is adequate to make
the required findings, then the above condition(s) need not be applied.

ENVIRONMENTAL DETERMINATION

The proposed project is categorically exempt since the proposed use would involve no
expansion or new construction (CEQA Section 15301, Existing Facilities).

CONCLUSION/RECOMMENDATION

The proposed project is consistent with the City’s General Plan and Municipal Code, and
all applicable ordinances, standards, guidelines, and policies. Therefore, staff
recommends that the Planning Commission approve the Conditional Use Permit,
number UP 08-0008, based on the findings and subject to the attached Conditions of
Approval.

FINDINGS

The Planning Commission finds, based on the facts contained in this staff report
attached herein and incorporated herein by this reference, and given and the evidence
presented at the public hearing, and subject to the conditions attached to this resolution
that:

1. The location, size, design and operating characteristics of the proposed
conditional use of a massage therapy business will be compatible with adjacent
uses, buildings or structures, with consideration given to harmony in scale, bulk,
coverage, and density; to the availability of civic facilities and utilities, to the
harmful effect, if any, upon desirable neighborhood character; to the generation
of traffic and the capacity and physical character of surrounding streets; and to
any other relevant impact of the proposed use.

The proposed massage business commercial use is located within an existing
commercial building in a commercially zoned area of the City. Traffic would not increase
beyond other commercial uses that could locate within the building. The physical
character of the neighborhood would not change as a result of the business. Conditions
of approval have been added to the permit to ensure the protection of the public health,
safety and welfare and desirability of the non-physical aspects of the. neighborhood
character.

2. The impacts, as described in finding #1 above and the location of the proposed
massage therapy business are consistent with the City’s General Plan.

Page 7 of 9
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The massage business use is consistent with the Retail General Plan land use
designation. As conditioned, the use will be compatible with the surrounding land uses
and neighborhood character. In addition, the conditions of approval to improve the safety
of the parking area comply with the Traffic Safety Goal in the General Pian.

3. The training and certification requirement, the hours of operation, video
surveillance, and background checks are necessary to protect the health, safety
and welfare of the general public by increasing the probability that the business
will continue in a safe and legal manner and in compliance with the conditions of
approval.

There is a significant risk of injury to massage clients by improperly trained and/or
uneducated massage therapists and massage practitioners. The conditions of approval
are designed to provide a safe environment for massage services and to ensure that
individuals who provide massage services are properly qualified and trained and will
conduct their work in a lawful and professional manner. This Use Permit provides
reasonable safeguards against injury to massage clients. The means utilized in this
permit to protect massage clients bear a reasonable and rational relationship to the
goals sought to be achieved.

EXPIRATION

Approval of a Use Permit shall expire automatically twenty-four months after its approval
unless the authorized use has commenced prior to the expiration date.

REVOCATION

The planning Commission may revoke or suspend a Use Permit in any case where the
permit was obtained by fraud; or where the conditions of such use permit have not been
or are not complied with; or in any case where a person, firm, partnership, association,
or corporation holding a use permit, directly or indirectly, conducts or carries on the use
in a manner as to materially and adversely affect the health, safety, or welfare of
persons residing or working in the vicinity or neighborhood of the property subject to
such use permit; or directly or indirectly conducts or carries on the use in a manner that
is materially detrimental to the public health, safety or welfare, or injurious to property or
improvements in the vicinity of the neighborhood of the property subject to such use
permit.

APPEAL

The applicant or any party adversely affected by a decision of the Planning Commission
may within ten days after the rendition of the decision of the Planning Commission
appeal in writing to the City Council by filing a written appeal with the City Clerk and
Planning Division. 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
Planning Commission. 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 Planning Commission. If such date falls on a
weekend or city holiday, then the deadline shall be extended untif the regular business
day.
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Prepared by: ,1);// %

Doug Zayv‘%mtract lanner

Don Hazen, Planning Manager

Reviewed by:

ATTACHMENTS

1. Resolution/Conditions of Approval

2. Site/floor plan/elevations

3. Section 5.04.205 of the Vallejo Municipal Code
4. Summary of Massage Ordinances by City

5. Letter from property owner re: Parking

6. Letter from restaurant owner re: Parking
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CITY OF VALLEJO PLANNING COMMISSION

RESOLUTION NO. PC 08-
A RESOLUTION OF THE PLANNING COMMISSION
APPROVING A CONDITIONAL USE PERMIT APPLICATION
USE PERMIT #08-0008

1776 Solano Ave. Massage Therapy Center

APN# 0057-172-011

k %k sk ok sk sk ok ok ok sk ok ko ok sk k osk sk ok sk ok ok ok ok ok

I. GENERAL FINDINGS

WHEREAS an application was filed by Ming Qing Lin seeking approval for a
conditional use permit to legally establish a massage therapy center; and

WHEREAS the City of Vallejo Planning Commission conducted a duly noticed public
hearing to consider the application for the Conditional Use Permit on September 15, 2008
at which testimony and evidence, both written and oral, was presented to and considered
by the Planning Commission; and

WHEREAS based on evidence received at the public hearing, the Planning Commission
makes the following factual findings:

II. CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDINGS

Section 1. The Planning Commission finds that on the basis of the whole record before
it there is no substantial evidence that the project will have a significant effect on the
environment per Section 15301, Class 1 Categorical Exemption, “Existing Facilities” of
the California Environmental Quality Act.

III. FINDINGS RELEVANT TO USE PERMIT AND FINDINGS FOR PROJECT
APPROVAL AND FOR DETERMINATION OF PROJECT CONSISTENCY
WITH APPLICABLE GENERAL PLAN

Section 2. The Planning Commission finds that applicant submitted Major Use Permit
application for a massage therapy center pursuant to the City of Vallejo Municipal Code
Chapters 16.22.030 B-5, 16.57.020, and 16.82 Conditional Use Permit Procedure.

Section 3. Planning Commission finds, based on the facts contained in the staff report
attached herein and incorporated herein by this reference, and given and the evidence
presented at the public hearing, and subject to the conditions attached to this resolution
that:
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1. The location, size, design and operating characteristics of the proposed
conditional use of a massage therapy business will be compatible with adjacent
uses, buildings or structures, with consideration given to harmony in scale, bulk,
coverage, and density; to the availability of civic facilities and utilities, to the
harmful effect, if any, upon desirable neighborhood character, to the generation
of traffic and the capacity and physical character of surrounding streets; and to
any other relevant impact of the proposed use.

The proposed massage business commercial use is located within an existing commercial
building in a commercially zoned area of the City. Traffic would not increase beyond
other commercial uses that could locate within the building. The physical character of
the neighborhood would not change as a result of the business. Conditions of approval
have been added to the permit to ensure the protection of the public health, safety and
welfare and desirability of the non-physical aspects of the neighborhood character.

2. The impacts, as described in finding #1 above and the location of the proposed
massage therapy business are consistent with the City’s General Plan.

The massage business use is consistent with the Retail General Plan land use designation.
As conditioned, the use will be compatible with the surrounding land uses and
neighborhood character. In addition, the conditions of approval to improve the safety of
the parking area comply with the Traffic Safety Goal in the General Plan.

3. The training and certification requirement, the hours of operation, video
surveillance, and background checks are necessary to protect the health, safety
and welfare of the general public by increasing the probability that the business
will continue in a safe and legal manner and in compliance with the conditions of
approval.

There is a significant risk of injury to massage clients by improperly trained and/or
uneducated massage therapists and massage practitioners. The conditions of approval are
designed to provide a safe environment for massage services and to ensure that
individuals who provide massage services are properly qualified and trained and will
conduct their work in a lawful and professional manner. This Use Permit provides
reasonable safeguards against injury to massage clients. The means utilized in this permit
to protect massage clients bear a reasonable and rational relationship to the goals sought
to be achieved.

IV. RESOLUTION APPROVING THE CONDITIONAL USE PERMIT
APPLICATION FOR A MASSAGE THERAPY CENTER LOCATED AT 1776
SOLANO AVENUE

NOW, THEREFORE, LET IT BE RESOLVED that the Planning Commission hereby
APPROVES the Conditional Use Permit application (UP# 08-0008) for the Massage
Therapy Center based on the findings contained in the staff report attached hereto and
incorporated herein and subject to the Conditions of Approval attached to this resolution.
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V.VOTE

PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City
of Vallejo, State of California, on the 15" day of September, 2008, by the following vote
to-wit:

AYES:
NOES:
ABSENT:

KENT PETERMAN, CHAIRPERSON
City of Vallejo PLANNING COMMISSION
Attest:

Don Hazen
Planning Commission Secretary
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CONDITIONS OF APPROVAL
MAJOR USE PERMIT #08-0008
(APN# 0057-172-011)

CONDITIONS OF APPROVAL:

Planning

1.

Prior to providing massage services, all massage practitioners and therapists
employed at the project site shall provide evidence to the Planning Division that
they have a minimum of 250 hours of training from a recognized massage
school or evidence of certification from an approved massage school or
through the Therapeutic Massage Board.

Prior to issuance of a business license and commencement of operations, the
applicant shall comply with Section 5.04.205 of the Vallejo Municipal Code,
including but not limited to filing an application with the City Finance
Department and obtaining clearance from the Chief of Police, which shall be
based on the standards outlined in the staff report.

Prior to the installation of signage, the applicant shall obtain a sign permit for
any regulated signs.

Police Department

1.

Prior to the start of business, the street numbers shall be displayed in a
prominent location on the street side of the property in such a position that
the number is easily visible to approaching emergency vehicles. The
numbers shall be no less than four inches in height and shall be of a
contrasting color to the background to which they are attached. The numbers
shall be illuminated during darkness.

Prior to the start of business, the street numbers shall be displayed on the
roof so as to be visible to law enforcement aircraft at an altitude of 1500 feet.
Numbers to be no less than 48” in height and run parallel to the street.

Prior to the start of business, the applicant shall install a digital camera
system to monitor and record activity inside and outside of the business.
System to include at a minimum, the cash register, entrance door and parking
lot area. Recordings are to be readily accessible to law enforcement and shall
be maintained for a minimum of 72 hours.

Hours of operation from no earlier than 9 a.m. to no later than 7 pm. Seven
days a week.

The applicant and all massage practitioners employed by the applicant at the
project site shall submit to a background check and obtain approval by the
City of Vallejo Police Department prior to providing massage services. Said
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background check shall be denied by the Police Department if proof of any of
the following is uncovered:

a. Proof that the applicant or any massage establishment personnel has
been convicted of a violation of Penal Code Section 266i, 314, 315, 316,
318, 647(b) or the Sections in Part 1, Title 9, Chapter 7.5 or 7.6 (currently,
Sections 311 through 313.5) of the Penal Code, or proof that the
applicant or any proposed massage establishment personnel has been
convicted in any other state of any offense which, if committed or
attempted in this state, would have been punishable as one or more of
the above-mentioned offenses.

b. Proof that the applicant or any massage establishment personnel has
been convicted of any felony offense involving the sale of a controlled
substance specified in Section 11054, 11055, 11056, 11057, or 11058 of
the Health and Safety Code or proof that the applicant or any massage
establishment personnel has been convicted in any other state of any
offense which, if committed or attempted in this state, would have been
punishable as one or more of the above-mentioned offenses.

c. Proof that the applicant or any massage establishment personnel has
been subjected to a permanent injunction against the conducting or
maintaining of a nuisance pursuant to Sections 11225 through 11235 of
the California Penal Code, or any similar provisions of law in a jurisdiction
outside the state of California.

d. Proof that the applicant or any massage establishment personnel has
been convicted of an act involving dishonesty, fraud, deceit or moral
turpitude or an act of violence and which act or acts are related to the
gualifications, functions or duties of the operator.

City Engineer

Specific conditions are as following:

1.

2.

Remove the first angled parking space (Number four).

Install directional arrows on the pavement at the back of driveway
approaches along Solano Avenue and Capital Street fronting the property.
(Traffic Engineer)

Trim/cut the existing shrubs height to less than 3.5 feet located adjacent to
parking stall number four fronting Solano Avenue. (Traffic Engineer)

Prior to the start of business, the applicant/owners shall reorient parking stalls
on the east side of the building to be perpendicular to the driveway.

Prior to required work, submit a plan showing the above required
improvements for review and approval.
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Standard Comments/Requirements:

6.

Remove and replace broken curb, gutter and sidewalk fronting the property
as determined in the field by City Engineer. (VMC, Section 10.04).

Additional standard comments that may apply are:

PW1.

PW2.

PW3.

PWS5.

PW10.

PW11.

PwW12.

PW13.

HOW PROJECT CONDITIONS SATISFIED. Prior to Prior to the start of
business, submit a numbered list to the Planning Division stating how each
condition of project approval contained in this report will be satisfied. The list
should be submitted to the project planner who will coordinate development
of the project.

PUBLIC IMPROVEMENT STANDARDS. All public improvements shall be
designed to City of Vallejo standards and to accepted engineering design
standards. The City Engineer has all such standards on file and the
Engineer's decision shall be final regarding the specific standards that shall
apply. (COV, Regulations & Standard Specifications, 1992).

IMPROVEMENT PLANS. Prior to building permit submittals, submit three
sets of plans to the Department of Public Works for plan check review and
approval. (Improvement or civil plans are to be prepared by a licensed civil
engineer.) Plans are to include, but may not be limited to, grading and
erosion control plans, improvement plans, joint trench utility, street light plans,
and landscaping, irrigation and fencing plans and all supporting
documentation, calculations and pertinent reports. (COV, Regulations &
Standard Specifications, 1992 Section 1.1.7-A).

LINE OF SIGHT CRITERION. In design of grading and landscaping, line of
sight distance shall be provided based on Caltrans standards. Installation of
fencing, signage, above ground utility boxes, etc. shall not block the line of
sight of traffic and must be set back as necessary. (VMC, Section 10.14).

STREET EXCAVATION PERMIT. Obtain a street excavation permit from the
Department of Public Works prior to performing any work within City streets
or rights-of-way, or prior to any cutting and restoration work in existing public
streets for utility trenches. All work shall conform to City standards. (VMC,
Section 10.08).

ENCROACHMENT PERMIT. Prior to building permit issuance, obtain an
encroachment permit from the Department of Public Works for all work
proposed within the public right-of-way. (VMC, Section 10.186).

TRAFFIC CONTROL PLAN. Prior to start of construction, submit a traffic
control plan to the Department of Public Works for review and approval.
(Caltrans Traffic Manual).

COORDINATION OF CONSTRUCTION INSPECTION. Construction
inspection shall be coordinated with the Department of Public Works and
no construction shall deviate from the approved plans. (COV, Regulation &
Standard Specification Sections 1.1.4 & 1.1.5).



PW15.

PW17.
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BONDS AND FEES. Prior to approval of construction plans, provide bonds
and pay applicable fees. Bonding shall be provided to the City in the form of
a "Performance Surety" and a separate "Labor and Materials Surety" in
amounts stipulated by City ordinance. (VMC, Section 15.12.090, Resolution
Nos. 84-554 N. C. and 02-55 N. C.)

SIDEWALK REPAIR. Prior to occupancy/final building inspection, remove
and replace any broken curb, gutter, sidewalk or driveway approach as
directed in the field by the City Engineer. (VMC, Section 10.04).

Fire Department

1.

FIRE CODE CONFORMANCE. The project shall conform to ali applicable
requirements of Title 19- Public Safety, 1998 CFC and all VMC
Amendments.

FIRE EXTINGUISHERS. Prior to final sign off, install 3A-40BC portable fire
extinguishers as required by the Fire Prevention Division. (1998 CFC
Standard 10-1; NFPA10)

ADDRESSING. Prior to final sign off, install approved numbers or
addresses on all buildings in such a position as to be clearly visible and
legible from the street. Commercial occupancies shall have numerals or
letters not less than 6 inches in height of contrasting background, and
iluminated at night. (1998 CFC Section 901.4.4; added VMC Section
12.28.170)

FIRE LANES. Prior to occupancy, install “No Parking/Fire Lane” signs along
interior access roadways, in locations where vehicle parking would encroach
on a 20-foot clear width of roadway (CVC Section 22500.1; CalTrans Traffic
Manual, sign #R26F).

FIRE PREVENTION FEES AND INSPECTION. Prior to final sign off, all
applicable fees shall be paid and a final Fire Prevention inspection shall be
conducted. All meetings and inspections required a minimum of 24-hour
advance request.

ADDITIONAL FIRE HYDRANTS MAY BE REQUIRED. Provide a site plan
with hydrant location for review and approval. All fire hydrants are to have
“blue dot” highway reflectors installed on the adjacent street or the driveway
to clearly identify the fire hydrant locations. (1998 CFC Section 903,
Appendix 111-B)
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5.04.205 Massage and related establishments--Permit and license requirements. ATTACHMENT 3

5.04.205 Massage and related establishments--Permit and license requirements.

A. Application. Applicants for a permit and license for the practice of massage, alcohol rub, or similar
treatment, fomentation, bath or electric or magnetic treatment under this chapter must file with the city
treasurer a sworn, written application in duplicate on a form to be furnished by the city treasurer, which
shall give the following information:

1. Name and description of the applicant;

2. Address; both business and residence,

3 A brief description of the nature of the business or profession to be conducted,

4. If employed, the name and address of the employer, together with credentials or sworn statements
establishing the exact relationship,

5. The length of time for which the right to do business is desired,

6. A photograph of the applicant, taken within sixty days immediately prior to the date of the filing of
the application, which picture shall be two inches by two inches showing the head and shoulders of the
applicant in a clear and distinguishing manner,

7. Evidence as to the good character and business responsibility of the applicant as will enable an
investigator to properly evaluate such character and business responsibility,

8. A statement as to whether or not the applicant has been convicted of any felony, misdemeanor, or
violation of any municipal ordinance, the nature of the offense and the punishment or penalty assessed
therefor,

9. At the time of filing the application, a fee of five dollars shall be paid to the city treasurer to cover the
cost of investigation.

B. Investigation and Issuance.

1. Upon receipt of such application, the original shall be referred to the chief of police who shall cause
such investigation (including the fingerprinting of applicant) of business and moral character to be made
as he deems necessary for the protection of the public good.

2. If as a result of such investigation the applicant’s character or business responsibility is found to be
unsatisfactory, the chief of police shall endorse on such application his disapproval and reasons for the
same, and return the application to the city treasurer who shall notify the applicant that his application is
disapproved and that no permit and license will be issued.

3. If as a result of such investigation, the character and business responsibility of the applicant are found
to be satisfactory, the chief of police shall endorse on the application his approval, execute a permit
addressed to the applicant for the carrying on of the business or profession applied for and return said
permit, along with the application to the city treasurer, who shall, upon payment of the prescribed
license fee, deliver to the applicant his permit and issue a license. Such license shall contain the
signatures of the issuing officer and shall show the name, address and photograph of said licensee, the
class of license issued, the amount of fee paid, the date of issuance and the length of time the same shall
be operative. The city treasurer shall keep a permanent record of all licenses issued.

C. Exemptions. The foregoing provisions of this chapter shall not be applicable to any person who is the
holder and in possession of valid, unexpired license issued by the state of California under the Physical
Therapy Practice Act as set forth in Chapter 5.7 (commencing at Section 2600, et seq.), Division 2 of the
Business and Professions Code of the state of California. (Ord. 98 N.C.(2d) § 1, 1972: Ord. 685 N.C. §
3.12,1965.)

<<

http://municipalcodes.lexisnexis.com/cgi-bin/hilite.pl/codes/vallejo/ DATA/TITLE05/Cha... 8/11/2008



ATTACHMENT 4

aseasp b mm‘_w\.ﬁm.o.w .
Jopun 23e1s 3N/ ON*

R X

S pieog.
L abessap] onnadeay) -

000°000'1$" _ON’ woy u

RS
ok .,“.&%wﬁv o
2 > B

.

o . popwod uopedyRiad mnRWm.
000°00S . Jjeudordde

RSy




. joouds paaoidde
uioy

2 = ~
% me.nv,

) . B afiesseyy sanadessy
abessap ub:mn.m._m_t,.,
W04 UORESUNISD .



ATTACHMENT 5

August 1, 2008

China Barn Restaurant
320 Tuolumne Street
Vallejo, CA 94590

RE: Application for Major Permit
Massage Therapy Center
1776 Solano Ave.

Vallejo, CA 94590

Dear Mr. Doug Zanini:
We are pleased to learn that there will be a new business in our neighborhood.

Ever since we opened our business, “The China Barn Restaurant” the parking spaces are
not a problem. The clients at 1776 Solano Ave or 1817 Capitol Street, as the legal
address, are sharing the parking and so do we. This has been the agreed practice, and we
are happy about it.

I hope this letter will resolve your concern regarding the issuance of their permit for their
Massage Therapy Center operation.

Yours truly,
P

tephen Cdo, Manager



ATTACHEMENT 6

August 1, 2008

To: Doug Zaﬁini
City of Vallejo Planning Department

RE: Application of Massage Therapy Center
1776 Solano Ave.
Vallejo, CA 94590

We, the owners of the building at 1776 Solano Ave., in which the legal description is
1817 Capitol Street,Vallejo, CA 94590, hereby notify you that the parking spaces
between the China Barn Restaurant and the proposed Massage Therapy Center are being
shared mutually. This has been going on in the past up to the present time.

Hope this information will expedite the issuance of the needed permit of the Massage
Therapy Center in order to operate business.

Sincerely,
Rizalino Ganzzon
Cecilia Ganzon, Owners

153 Roundhill Court
Vallejo, CA 94591



