
AGENDA 
REGULAR MEETING OF THE CITY OF SUISUN 

CITY PLANNING COMMISSION
7:00 P.M., DECEMBER 10, 2019

COUNCIL CHAMBERS
701 CIVIC CENTER BOULEVARD 
SUISUN CITY, CALIFORNIA 94585

1. CALL TO ORDER.
Next Resolution No. PC19-14 

2. ROLL CALL:

Chairperson Clemente 
Vice-Chair Ramos 
Commissioner Borja 
Commissioner Holzwarth 
Commissioner Pal 
Commissioner Rowe 
Commissioner Thomas

Pledge of Allegiance 
Invocation 

3. APPROVAL OF AGENDA:

Approval of Planning Commission agenda of December 10, 2019 

4. APPROVAL OF MINUTES:

Approval of Planning Commission minutes of November 19, 2019 

5. PUBLIC COMMENT:

This is a time for public comments for items that are not listed on this agenda. Comments should be brief. If 
you have an item that will require extended discussion, please request the item be scheduled on a future 
agenda.

CONFLICT OF INTEREST NOTIFICATION
(Any items on this agenda that might be a conflict of interest to any Commissioner should be identified at 
this time.)

6. CONSENT CALENDAR:

None 

7. CONTINUED ITEMS:

None 
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8. PUBLIC HEARINGS:

For each of the following items, the public will be given an opportunity to speak. After a Staff Report, 
the Chair will open the Public Hearing. At that time, the applicant will be allowed to make a
presentation. Members of the public will then be allowed to speak. After all have spoken, the  applicant 
is allowed to respond to issues raised by the public, after which the Public Hearing is normally closed. 
Comments should be brief and to the point. The Chair reserves the right to limit repetitious or non-
related comments. The public is reminded that all decisions of the Planning Commission are appealable 
to the City Council by filing a written Notice of Appeal with the CityClerk within ten (10) calendar days.

A. PC19-___, A Resolution of the Planning Commission of the City of Suisun City Approving 
Development of a 7-Eleven, Two Pad Buildings, a Fuel Station and Subdivision of the Subject 
Property into Four Parcels (APN: 0174-830-040). 

B. PC19-___, A Resolution of the Planning Commission of the City of Suisun City Recommending 
City Council Approval of the Lawler Mixed Use Project (APN’s: 0173-670-290. 300, 310, 330, 
and 340) 

9. GENERAL BUSINESS:

None 

10. REPORTS BY STAFF AND PLANNING COMMISSION:

A. Staff

B. Planning Commission

11. AGENDA FORECAST / FUTURE AGENDA ITEMS.

12. ADJOURNMENT.
a&m/191210.pca
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Planning Commission Agenda Report          Meeting Date 12/10/2019 

Files: TM 19/20-001, 
AR 19/20-001, and 
CUP 19/20-001

DATE:  12/10/2019 

TO: PLANNING COMMISSION

FROM: John Kearns, Senior Planner (707.421.7337, jkearns@suisun.com)

RE: Northeast Highway 12 and Walters Road Commercial (APN: 0174-830-040) 

SUMMARY

City staff received an application for a commercial development at the northeast corner of 
Highway 12 and Walters Road. The project is proposed in the Commercial Retail (CR) Zoning 
District and is across from (east of) the existing Walmart store. The proposed project consists of 
construction of a 7-Eleven (3,060 square feet), two pad buildings (5,500 and 3,000 square feet), 
and a fuel station (12 dispensers), as well as subdivision of the property into four parcels. A 
Conditional Use Permit has also been submitted for establishment of the 7-Eleven convenience 
market.

Recommendation: Planning staff recommends adoption of Resolution No. PC19-___, A
Resolution of the Planning Commission of the City of Suisun City Approving 
Development of a 7-Eleven, Two Pad Buildings, a Fuel Station and Subdivision of the 
Subject Property into Four Parcels (APN: 0174-830-040). 

Proposed Motion: I move that the Planning Commission adopt Resolution No. PC19-___, 
A Resolution of the Planning Commission of the City of Suisun City Approving 
Development of a 7-Eleven, Two Pad Buildings, a Fuel Station and Subdivision of the 
Subject Property into Four Parcels (APN: 0174-830-040).

BACKGROUND/DISCUSSION

Project Overview
The applicant is proposing to subdivide the subject property into four parcels and develop the site 
into a 7-Eleven with Fuel Station and two pad buildings for which the users have not yet been 
identified. Access will be provided from Walters Road and the applicant is proposing to construct 
a left-turn lane by modifying the existing median island. All appropriate utilities will be brought 
to the site and the site has been proven to provide adequate circulation for all vehicles including a 
fire truck.

7-Eleven Overview
7-Eleven provides a variety of products and services including the following: 7-Select private-
brand products, coffee, fresh-made daily sandwiches, fresh fruit salads, bakery items, hot and 
prepared foods, gasoline, dairy products, carbonated beverages, and energy drinks, juices, financial 
services, and product delivery services. Additional information regarding the c-store will be 
provided in the conditional use permit application. The commercial/retail buildings will provide 
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products and services consistent with the approved commercial use. Additionally, for the 7-Eleven, 
800 customers (as stated by the applicant) are expected on average per day for this area. There will 
be 2-3 employees working at any one time. This may vary during holiday season and peak hours. 
The c-store and fueling station will operate twenty-four (24) hours a day. The commercial/retail 
buildings will operate specific to each use.

Regulatory Setting

In 2015, the City adopted the 2035 General Plan which updated policy guidelines for the overall 
amount, character, and location of urban development, as well as preservation and natural resource 
conservation, economic development, transportation, safety, public facilities and services, and 
housing. The subsequent update of the Zoning Code was prepared to implement the policies of the 
General Plan.

The Project is located within the Commercial Retail Zoning District which is one of two districts 
found to be compatible with the Commercial Mixed Use Land Use Designation of the General 
Plan. A discussion of the Commercial Mixed Use Designation (General Plan) and Commercial 
Retail District (Zoning Code) can be found later in the staff report. 

Table 1: Surrounding Designations and Existing Uses

Location Existing Use
General Plan 
Designation Zoning Classification

Project Site  Undeveloped land. Commercial Mixed Use Commercial Retail

North 

Undeveloped land
(unincorporated Solano 

County) Special Planning Area Agriculture

East 

Undeveloped land 
(unincorporated Solano 

County) Special Planning Area Agriculture

South 
Lawler Ranch 

Residential Subdivision
Low-Density 
Residential

Low-Density 
Residential

West Walmart Commercial Mixed Use Commercial Retail

Required Permits and Regulatory Basis   

Entitlements requested for the proposed Project include a Tentative Parcel Map, A Conditional 
Use Permit (for the Convenience Market) and a Site Plan/Architectural Review.  Each of these 
entitlement is at the discretion of the Planning Commission as they are stated to be the approving 
body in the Suisun City Code. The Project would retain its current General Plan Designation of 
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Commercial Mixed Use and Zoning Classification of Commercial Retail. The Site 
Plan/Architectural Review entitlement ensures the project is consistent with the direction in both 
the 2035 General Plan, as well as the Zoning Code. The Conditional Use Permit is required for the 
Convenience Market and allows the approving body to evaluate such uses on an individual basis 
and often with several conditions drafted by staff. Lastly, the Tentative Parcel Map (also known 
as a minor subdivision) application allows for subdividing property to as many as four parcels and 
such applications are reviewed against the City’s Subdivision Ordinance. 

Permits Required after Approval 

Improvement Plans/Grading Permit for onsite and offsite improvements; 
Sign Permits; and
Building Permit for construction of project and other onsite improvements.

ANALYSIS

General Plan Consistency

Per the City of Suisun City’s General Plan, the Commercial Mixed Use Designation “Provides for 
retail and service commercial operations; research, assembly, fabrication, storage, distribution, 
and processing uses; professional offices; public services and facilities; and other compatible 
uses, such as higher-density dwelling units.” In this case, the primary uses (fuel station and 
convenience market) are retail in nature and the expectation is that the pad buildings will be retail
as well.

Zoning Code Consistency

Per Title 18 “Zoning” of the Suisun City Code, “The Commercial Retail (CR) Zoning District 
is applicable to parcels where the sale of goods and services is the primary intended use. This 
includes large format retail establishments, as well as smaller commercial businesses scaled to 
neighborhood-serving goods and services meeting the density and intensity standards defined in 
Section 18.20.060...” In this case, the proposed project would provide for a location where goods 
and services are sold.

Additionally, the Suisun City Code defines Convenience market as “An establishment with a 
gross floor area of less than 6,000 square feet offering for sale a variety of fresh or prepackaged 
food and beverage products, alcoholic beverages for off-site consumption, household items, and 
similar products. This use may include a market that is combined with another use, such as an 
automobile service station, when the market net floor area is between 500 and 6,000 square feet. 
Includes liquor stores below 6,000 square feet which focus on the sale of alcoholic beverages.”
With the submitted materials, plans and project description, the proposed convenience market is 
consistent with this definition.
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Development Standards

Below is a comparison of the proposed project with the development standards located in the 
Zoning Code to show its compliance.

Side Setback Front Setback Rear Setback Building 
Height

Parking 
Spaces

Project 10’(min) 25’ (min) 8.8’* 32’6” 84
Zoning Code 0 0 10’ 45’ 84

See Condition P-17 of the attached Draft Resolution.

Application Materials

Site Plan.  This exhibit depicts the proposed overall project layout, as well as project data. 

Preliminary Landscape Plans. This combination of plan sheets shows the proposed planting 
of the site, as well as water efficiency compliance and images of the plantings.

Architectural Renderings.  These plans provide for color representations of the exterior 
treatments from each side of each building including sample signage.

Conceptual Grading and Utility Plans. This plan shows contours and grade elevations for 
the project site. These contours and grade elevations reflect the relationship with the 
adjacent properties; show the flow of surface stormwater; and provide for the extent of 
grading necessary to develop the project site. The plan also provides for a plan of bringing 
utilities to the site.

Fire Truck Circulation Plans. These plans provide an illustration of how a fire truck 
(specifications for the Suisun City Ladder Truck were used) would properly circulate 
within the site.

Site Photometrics. This plan shows the result of combining the existing lighting around the 
site with the lighting the project proposes to assure that there is adequate lighting on-site, but 
that the lighting for the project will not spill over to adjacent private properties.

Based upon the analysis of the materials provided for the proposed Project, a review of the goals 
and intent of the General Plan and Zoning Code and the analysis provided herein, the project is 
consistent with the purpose and intent of the Commercial Retail District and all applicable 
requirements of the Suisun City Code. 

CEQA Review 
The California Environmental Quality Act (Section 21000, et. seq. of the California Public 
Resources Code, hereafter CEQA) requires analysis of agency approvals of discretionary 
“projects.” A “project,” under CEQA, is defined as “the whole of an action, which has a potential 
for resulting in either a direct physical change in the environment or a reasonably foreseeable 
indirect physical change in the environment.” The proposed project is a project under CEQA. The 
proposed project is exempt from CEQA under CEQA Guidelines Section 15183 (Consistency with 
a General Plan, Community Plan, or Zoning for Which an EIR was Prepared). This exemption 
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applies to projects that are consistent with the General Plan. Section 15183 (i)(2) of the CEQA 
Guidelines defines “consistency” as “that density of the proposed project is the same or less than 
the standard expressed for the involved parcel in the general plan…or zoning action for which an 
EIR has been certified, and that the project complies with the density-related standards contained 
in that plan or zoning.”   

The subject property is designated Commercial Mixed Use (CMU) in the City’s General Plan and 
Commercial Retail in the Zoning Code. An Environmental Impact Report was prepared for the 
General Plan (SCH# 2011102046) and staff has reviewed the proposed action for consistency with 
the existing allowed development, as described under the CEQA Guidelines. The undeveloped site 
currently has development on two sides with unincorporated Solano County land on the other 
sides. Onsite drainage areas have been designed with the submittal and the project has been 
conditioned to comply with all local and State construction requirements. 

Based on the information above, the project would not result in any new potentially significant on- 
or off-site impacts which includes: cumulative impacts that were not discussed in the General Plan 
EIR and environmental reviews; no aspects peculiar to the project or the parcel that would result 
in new effects; and no new information of substantial importance that would result in significant 
effects not discussed in the previous document or substantially increase the severity of effects 
previously disclosed. Therefore, pursuant to CEQA Guidelines Section 15183, no further analysis 
is required. 

Proposed Findings for Planning Commission Consideration
In order for the Planning Commission to approve the subject entitlements, they must affirm specific 
findings.  Resolution PC 19-__ provides specific findings related to analysis of the Project under the 
California Environmental Quality Act (CEQA) and the approval of subject entitlements:

1. That the establishment, maintenance or operation of a use or building applied for are in 
conformity to the General Plan for the City with regard to circulation, population densities 
and distribution, design, and/or other aspects of the General Plan considered by the 
Development Services Director to be pertinent.

2. That adequate utilities, access roads, pedestrian and bicycle access, drainage, parking, 
and/or other necessary facilities have been or are being provided. 

3. That the applicant exhibits proof that such use will not, under the circumstances of the 
particular case, constitute a nuisance or be detrimental to the health, safety, peace, morals, 
comfort or general welfare of persons residing or working in or passing through the 
neighborhood of such proposed use, or be detrimental or injurious to property and 
improvements in the neighborhood or to the general welfare of the city, provided that if 
any proposed building or use is necessary for the public health, safety or general welfare, 
the finding shall be to that effect.

4. That the proposed use conforms with all relevant federal, state, and local laws and 
regulations. 

5. That the Tentative Parcel Map complies with the requirements of the Subdivision Map Act 
and Title 17 of the Suisun City Code. 
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6. The Tentative Parcel Map and resulting parcels configuration are consistent with the City 
Zoning Code. 

7. The resulting lots will not adversely impact existing or planned uses of the properties. 
8. The proposal is consistent with the Suisun City General Plan. 
9. The proposed Project is consistent with the policies, development standards and 

designations of the General Plan and the Suisun City Zoning Code. An Environmental 
Impact Report was prepared for the General Plan (SCH# 2011102046). Analysis of the 
Project has determined: that the Project would not result in any new potentially significant
impacts that were not discussed in the General Plan EIR; no aspects peculiar to the project 
or the parcel would result in new effects; and, the Project would not substantially increase 
the severity of effects previously disclosed. Therefore, pursuant to CEQA Guidelines 
Section 15183, no further analysis is required. 

Planning Commission Options

The Planning Commission has several options in considering this application. Actions that the 
Planning Commission may take within this project review include: 

Approve the project with conditions of approval; 

Disapprove the project; or

Continue the item for further discussion. 

Next Steps

As stated previously, the Planning Commission is the approving body for the subject entitlements. 
If approved, the project would be subject to a 10-day appeal period in which an appeal could be 
filed and ultimately heard by the City Council. Once the appeal period has cleared, the applicant 
can submit a Final Map, Construction Drawings, and Improvement Plan in preparation for site 
construction.

PUBLIC CONTACT

The agenda was posted on the Suisun City website. As of the date of this report, no additional 
inquiries regarding this item had been received by City staff.   

DISTRIBUTION

Internal 

PC Distribution
City Manager Greg Folsom 
Senior Planner John Kearns 
Assistant Planner Joann Martinez 

External

City Website https://www.suisun.com/planning-commission/  
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ATTACHMENTS

1. PC 19-___; A Resolution of the Planning Commission of the City of Suisun City 
Approving Development of a 7-Eleven, Two Pad Buildings, a Fuel Station and Subdivision 
of the Subject Property into Four Parcels (APN: 0174-830-040). 

A. Project Description
B. Project Plans
C. Conditions of Approval
D. Finding of Conformity

13



14



RESOLUTION NO. PC 19- 

A RESOLUTION OF THE CITY OF SUISUN CITY PLANNING COMMISSION 
APPROVING DEVELOPMENT OF A 7-ELEVEN, TWO PAD BUILDINGS, A FUEL 

STATION AND SUBDIVISION OF THE SUBJECT PROPERTY INTO FOUR PARCELS 
(APN: 0174-830-040) 

WHEREAS, Trestle Suisun LLC, (hereinafter referred to as Applicant) filed an application 
with the City of Suisun City for a Tentative Parcel Map, Site Plan/Architectural Review and 
Conditional Use Permit for a 7-Eleven, Two Pad Buildings, a Fuel Station and Subdivision of the 
subject property into Four Parcels (APN 0174-830-040); and

WHEREAS, the applicant has met all applicable requirements under State law and City 
ordinances related to this development plan; and

WHEREAS, the Planning Commission is required to make a determination for final action 
on this Project; and

WHEREAS, the Planning Commission of the City of Suisun City did conduct on December 
10, 2019 a properly noticed public hearing pursuant to Government Code Section 65090 and has 
considered all written and verbal testimony presented during the hearing; and

NOW, THEREFORE, BE IT RESOLVED THE PLANNING COMMISSION OF
THE CITY OF SUISUN CITY does hereby make the following findings:

A. The proposed Project is consistent with the policies, development standards and designations of 
the General Plan and the Zoning Code. An Environmental Impact Report was prepared for the 
General Plan (SCH# 2011102046). Analysis of the Project has determined that: the Project 
would not result in any new potentially significant impacts that were not discussed in the General
Plan EIR; no aspects peculiar to the project or the parcel would result in new effects; and, the 
Project would not substantially increase the severity of effects previously disclosed. Therefore, 
pursuant to CEQA Guidelines Section 15183, no further analysis is required. 

B. The Planning Commission approves the Tentative Parcel Map, Conditional Use Permit, and Site 
Plan/Architectural Review as depicted on plans and exhibits provided as Exhibits A and B of 
this Resolution and subject to Conditions of Approval provided as Exhibit C of this Resolution: 

1. That the establishment, maintenance or operation of a use or building applied for are 
in conformity to the General Plan for the City with regard to circulation, population 
densities and distribution, design, and/or other aspects of the General Plan 
considered by the Development Services Director to be pertinent; 

2. That adequate utilities, access roads, pedestrian and bicycle access, drainage, 
parking, and/or other necessary facilities have been or are being provided; 

3. That the applicant exhibits proof that such use will not, under the circumstances of 
the particular case, constitute a nuisance or be detrimental to the health, safety, 
peace, morals, comfort or general welfare of persons residing or working in or 
passing through the neighborhood of such proposed use, or be detrimental or 
injurious to property and improvements in the neighborhood or to the general 

15



welfare of the city, provided that if any proposed building or use is necessary for the 
public health, safety or general welfare, the finding shall be to that effect. 

4. That the proposed use conforms with all relevant federal, state, and local laws and 
regulations. 

5. That the Tentative Parcel Map complies with the requirements of the Subdivision 
Map Act and Title 17 of the Suisun City Code. 

6. The Tentative Parcel Map and resulting parcels configuration are consistent with the 
City Zoning Code. 

7. The resulting parcels will not adversely impact existing or planned uses of the 
properties. 

8. The proposal is consistent with the Suisun City General Plan. 
9. The proposed Project is consistent with the policies, development standards and 

designations of the General Plan and the Suisun City Zoning Code. An 
Environmental Impact Report was prepared for the General Plan (SCH# 
2011102046). Analysis of the Project has determined: that the Project would not 
result in any new potentially significant impacts that were not discussed in the 
General Plan EIR; no aspects peculiar to the project or the parcel would result in new 
effects; and, the Project would not substantially increase the severity of effects 
previously disclosed. Therefore, pursuant to CEQA Guidelines Section 15183, no 
further analysis is required (Exhibit D). 

The forgoing motion was madebyCommissioner _____ and seconded by Commissioner
______ and carried by the following vote: 

AYES: Commissioners:  
NOES: Commissioners:   
ABSENT: Commissioners:   
ABSTAIN: Commissioners:  

WITNESS my hand and the seal of said City this 10th day of December 2019. 

Joann Martinez, Commission Secretary

Exhibit A: Project Description
Exhibit B: Project Plans
Exhibit C: Conditions of Approval
Exhibit D: Finding of Conformity 
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Exhibit C 
Suisun Pad

Conditions of Approval
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Fairfield-Suisun Sewer District
FSSD-1 Connection fees for this project are due at the issuance of a building permit. 

Fire
F-1 Fire Department will evaluate the number and locations of hydrants during the permitting 

process.
F-2 Fire Department will review and approve parking lot circulation to accommodate fire 

ladder truck during building permit submittal. 
F-3 Fire department approval required prior to construction of underground fueling tanks.  
F-4 The proposed commercial occupancy @5,500sq/ft will require automatic sprinkler 

systems, as well as the proposed 3,000 sq/ft commercial depending on occupancy. 
F-5 The proposed commercial buildings may require fire alarm notification dependent on 

occupancies. 
F-6 7-Eleven and proposed commercial buildings shall have key boxes for fire department 

access (Knox Box).
F-7 Fire Department will review and approve carbon dioxide systems used in beverage 

dispensing. 

General
G-1 The applicant or applicants successor in interest shall indemnify, defend and hold 

harmless the City of Suisun City it’s agents, officers, and employees from any and all
claims, actions or proceedings against the City of Suisun City, its agents, officers, and
employees to attach, set aside, void or annul, any approval by the City of Suisun City 
and its advisory agency, appeal board, or legislative body concerning this application
which action is brought within applicable statutes of limitations. The City of Suisun 
City shall promptly notify the applicant or applicant’s successor in interest of any claim
or proceedings and shall cooperate fully in the defense. If the City fails to do so, the 
applicant or applicant’s successor in interest shall not thereafter be responsible to
defend, indemnify or hold the City harmless. This condition may be placed on any plans,
or other documents pertaining to this application.

G-2 The use shall be constructed in accordance with the information presented (except as 
otherwise identified in the Conditions of Approval) and shall conform to all requirements 
of the City of Suisun City Code including but not limited to the Uniform Building Code 
as adopted by the City of Suisun City.

G-3  The applicant shall participate in the Lawler Ranch Maintenance Assessment District.
G-4  Approval of this permit will be effective, provided no appeals are received within 10 

calendar days of the Planning Commission meeting date of December 10, 2019 and that 
the property owner and the applicant signatures are obtained affirming that they have 
read and understand the Conditions of Approval for the Tentative Parcel Map No.
TM19/20-001, Architectural Review Permit No. AR19/20-001, and Conditional Use 
Permit No. ____CUP19/20-001 and agree to comply with the conditions.  

G-5 The applicant shall comply with all applicable Federal, State, and local codes including, 
but not limited to, the Uniform Building Code, Fire Code and County Health Department 
guidelines as interpreted by the County Health Inspectors. 

G-6 All the proposed improvements, including landscape installation shall be completed prior 
to issuance of any business license or Certificate of Occupancy.
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G-7 New development shall pay development impact fees set forth in Resolution 2017-02. 

Planning
P-1 A sign program is to be submitted to and approved by the Development Services 

Department prior to issuance of any signage permit.  
P-2 The applicant is to provide a final landscape plan for the review and approval of the 

Development Services Director (or his/her designee). 
P-3 Transformers, telephone switching boxes, utility poles, fire valves, trash enclosures, 

service areas as well as other utility or service functions shall be screened with landscape. 
The emphasis shall be on reducing or eliminating negative visual impacts on major public 
areas, high priority buildings, prominent architecture elements, and along primary 
roadways.  

P-4  The final color scheme and materials are to be approved by Development Services 
Director (or his/her designee).  

P-5 Final architectural plans, responding to any comments raised at the December 10, 2019
Planning Commission meeting, need to be submitted and approved by the Development
Services Director (or his/her designee). 

P-6 A final photometric/lighting plan shall be submitted and approved by the Development 
Services Director (or his/her designee) before building permit issuance.  

P-7 All exterior lighting shall be downcast. 
P-8 All future uses of the retail spaces shall follow the allowable and conditionally allowable 

uses shown in the Commercial Retail District of the Zoning Ordinance.  
P-9 A minimum of ten percent of the total off-street parking area shall be landscaped. 

Landscaping shall consist of a minimum of irrigation systems, groundcover (mulch or 
decomposed granite), and a tree program with the approval of the development services 
director. Trees shall be a minimum of 15-gallon size tree. The development services 
director and the chief of police, in considering the landscape plans, shall review for safety 
and security of pedestrian movement within the parking lot. The area shall be computed 
by adding the areas used for access drives, aisles, stalls, maneuvering, and landscaping 
within that portion of the premises that is devoted to vehicular parking and circulation.  

P-10 Planter required every other row of parking stalls of at least three feet in width.  
P-11 Such planters to contain approved trees on 20-foot centers or as permitted by the 

standards below.  
P-12 Each unenclosed parking facility shall provide a perimeter landscaped strip at least five 

feet wide (inside dimension) where the facility adjoins a side property line, unless 
specifically waived by the development services director. The perimeter landscaped strip 
may include any landscaped yard or landscaped area otherwise required, and shall be 
continuous, except for required access to the site or to the parking facility.  

P-13 Planters shall be separated from maneuvering and parking areas by a six-inch raised curb 
or equivalent barriers. The innermost two feet of each parking space (between the curb 
and planter, sidewalk, or bumper) may remain unpaved and planted with low 
groundcover to expand the planting area and reduce impervious surface area. 

P-14 Islands of a minimum area of 60 square feet shall be established at an average separation 
of ten continuous parking stalls. The islands shall be landscaped with groundcovers and 
at least one 15-gallon tree planted with each. Alternatively landscaped tree wells, of a 
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minimum 25 square feet, may be provided with an average separation of five continuous 
parking stalls.  

P-15 Property owner must submit to the City for approval and record Final Parcel Map. 
P-16  Prior to recordation of Final Parcel Map, the Final Parcel Map shall show a shared access 

easement along the Walters Road frontage to each of the resulting parcels.
P-17  The “Pad 2” Building is to be moved to the West to accommodate a minimum setback of 

10’. 
P-18  Construction of the project and use of the property shall be in substantial conformance 

with the approved plans including the project description. Any deviation will need to be 
submitted to the Development Services Director to determine whether further Planning 
Commission consideration is necessary. 

Public Works
PW-1 All work performed shall conform to these conditions as well as to all City ordinances, 

rules, standard specifications and details, design standards, and any special requirements 
imposed by the City Engineer.  The Public Works Department will provide inspection to 
ensure conformance.  Any deviation from the aforementioned documents shall require 
review and written approval by the City Engineer.  Deviations or exceptions to the design 
requirements in the listed documents for private improvements must be identified in the 
design guidelines, or submitted to the City Engineer for approval.

PW-2 The Applicant shall agree, with respect to the new public improvements on this project, to 
either establish a community facilities district (CFD) or annex such property to an existing 
community facilities district, as deemed appropriate by the Applicant and the City, for the 
purpose of financing the cost of providing the following public services to the project 
property(ies):  maintenance of public street lighting, median island improvements, roadway 
improvements, sanitary sewer force main and storm drains. The rate and method of 
apportionment of special tax applicable to the property shall establish a special tax designed 
to offset public services per City Council Resolution 2005-70. The City shall not be 
obligated to issue certificates of occupancy with respect to the property until formation of 
the new community facilities district or annexation to an existing community facilities 
district is completed. 

PW-3 The City Engineer may approve and/or negotiate minor changes or exceptions to Public 
Works Department conditions of approval. 

PW-4 The Applicant shall designate a design professional as the main point of contact in 
submitting plans, reports and other documents to the City during the design and plan 
review phase.  Submittals from any other person will not be accepted by the City. 

PW-5 The Improvement Plans shall include a General Note that: any revisions to the approved 
Improvement Plans and/or City Standards, including those due to field conditions, shall 
require review and written approval by the City Engineer.  The Applicant shall have the 
revised plans prepared by the Project Professional Designer and shall have the revised plans 
submitted for review and approval by the City Engineer.  Any revisions to the Improvement 
Plans resulting from these or other conditions contained herein shall be subject to written 
approval of the City Engineer.

PW-6 The Improvement Plans shall include a Site Improvement Plan prepared by a registered 
Civil Engineer and shall comply with the requirements of the soils report for the project. 

PW-7 The Improvement Plans shall include and demonstrate successful turning movements for 
all City fire trucks.
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PW-8 Building foundations shall comply with Suisun City’s Ordinance No. 729 and the most 
current Building Code. 

PW-9 The Applicant shall pay all Public Works fees, including plan review and inspection fees, 
as established by the City Public Works Fee Schedule at the time of submittal of 
Improvement Plans.  

PW-10 The Applicant shall pay Suisun-Solano Water Authority (SSWA) plan check and inspection 
fees within 30 calendar days upon receipt of invoice from the Solano Irrigation District 
(SID).  The invoice will be for actual expenses incurred by SSWA for providing plan 
checking and inspection services for the project.  

PW-11 Developer shall submit his Faithful Performance Bond and Labor & Materials Bond 
prior to the approval of Improvement Plans.  Developer shall submit his One-Year 
Warranty Bond prior to the City’s acceptance of the improvements.  The amounts of the 
Faithful Performance Bond and Labor & Materials Bond shall each be 100% the cost 
estimate of the civil and landscape improvements, while the amount of the One-Year 
Warranty Bond shall be 20% of the cost estimate of the civil and landscape 
improvements. 

PW-12 The Applicant shall obtain all necessary permits from all applicable agencies prior to start 
of construction. 

PW-13 The Applicant shall dedicate any required right-of-way by Final Map or approved 
instrument prior to start of construction.

PW-14 The Applicant shall dedicate, as required, on-site easements for new public utilities by Final 
Map or approved instrument prior to start of construction.

PW-15 If not already existing, the Applicant shall dedicate ten-foot (10’) minimum utility service 
easements along all roadways by Final map or approved instrument prior to construction.

PW-16 Dumpsters to be used on this project shall be dumpsters supplied by Republic Services.  
This is pursuant to the agreement between the City and Republic Services for all areas 
within Suisun City.  Dumpsters shall be screened from public view by a City-approved 
method and shall be covered at all times after work hours. 

PW-17 All work within the public right-of-way, which is to be performed by the Applicant, the 
general contractor, and all subcontractors shall be included within a single City 
Encroachment Permit issued by the City Public Works Department.  Issuance of the 
Encroachment Permit and payment of all appropriate fees shall be completed prior to 
commencement of work, and all work under the permit shall be completed prior to 
issuance of occupancy permit. 

PW-18 The Applicant shall have a superintendent present at all times at the job site.  
Superintendent shall provide the quality control for the Applicant; respond to the City’s 
concerns; coordinate inspections with the City Inspector; make construction decisions 
on behalf of the Applicant; and coordinate work of the Applicant’s subcontractors. 

PW-19 A sign shall be posted on the property in a manner consistent with the public hearing 
sign requirements, which shall identify the address and phone number of the Applicant 
and/or Applicant’s representative for the purposes of responding to questions and 
complaints during the construction period.  Said sign shall also indicate the hours of 
permissible construction work.   

PW-20 Prior to start of construction, a security fence with privacy screening, the height of which 
shall be the maximum permitted by the Zoning Ordinance, shall be installed and 
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maintained around the perimeter of the lot.  The lot shall be kept clear of all trash, weeds, 
and unusable construction material throughout the construction activity. 

PW-21 Unless otherwise approved by the City Engineer, all existing sidewalks shall be kept 
clear and passable during all phases of the project.

PW-22 Any existing wells shall be abandoned per County of Solano Health Department 
standards prior to development of the property.  Owner shall submit documentation to 
the Public Works Director that this condition has been satisfied prior to any construction 
on this project. 

PW-23 If any archaeological resources are found during the grading of the site or during 
performance of any work, work shall be halted, the City Engineer shall be notified and a 
certified archaeological firm shall be consulted for advice at Applicant’s expense.

PW-24 Any relocation or modification of any existing facilities necessary to accommodate 
subject project shall be at the Applicant’s expense.  It shall be the responsibility of the 
Applicant to coordinate all necessary utility relocations with the appropriate utility 
company.

PW-25 Any existing frontage, or street, improvements, which in the opinion of the City 
Engineer, are currently damaged or become damaged as a part of the work shall be 
removed and replaced as required to the current City Standards, or as directed.  Prior to 
start of construction, Developer shall perform a walk-through with the Public Works 
Department staff and take date-stamped photos of existing conditions. 

PW-26 Visual obstructions over three feet in height will not be allowed within the driver's sight 
triangle near driveways and corners in order to allow an unobstructed view of oncoming 
traffic.  Improvements at driveways and corners are subject to the review and approval 
of the City Engineer. 

PW-27 The project shall comply with the requirements of the most current Municipal Regional 
Permit (MRP) issued to the Fairfield-Suisun Urban Runoff Management Program and to 
the City’s Stormwater C.3 Guidebook.  This includes, but is not limited to, construction 
and post-construction Best Management Practices (BMPS); obtaining all necessary 
permits for storm water discharges; entering into a Stormwater Treatment Measures 
Maintenance Agreement; preparing a long-term maintenance plan for the Applicant’s 
maintenance of the post-construction stormwater facilities; and contracting with a 
Qualified SWPPP Practitioner (QSP) to inspect and to ensure the implementation of all 
elements of the Storm Water Pollution Prevention Plan (SWPPP), including non-
stormwater and stormwater visual observations, sampling, and analysis and preparation 
of Rain Event Action Plans (REAP).  As part of the improvement plans, the ponding 
depths, pipe sizing, time of release, and storage for the bioretention facilities shall be 
calculated.  The project shall not introduce any ponding nuisance and shall eliminate the 
possibility of flooding in the bioretention facilities. 

PW-28 The fueling area shall comply with Detail SW-4 of the City’s Stormwater C.3 
Guidebook. 

PW-29 The proposed trash enclosures are to comply with Detail SW-3 of the City’s Stormwater 
C.3 Guidebook.  Additionally, trash enclosures serving food service facilities, the drain 
shall be connected to a properly sized grease removal device and/or treatment devices 
prior to discharging to the sanitary sewer. 
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PW-30 The project shall install full capture trash devices within the proposed on-site drain inlets.  
These full trash capture trash devices shall be monitored and maintained by the 
Applicant. 

PW-31 The maximum allowable slope in landscape areas shall be 2:1, or as approved by City 
Engineer. Slopes steeper than the allowable slope would require the installation of 
retaining wall.

PW-32 Dust control shall be in conformance with City Standards and Ordinances.  Vehicles 
hauling dirt or other construction debris from the site shall cover any open load with a 
tarpaulin or other secure covering to minimize dust emissions. 

PW-33 All relocated facilities shall meet state and local separation standards.  Separation 
between proposed water and sanitary sewer pipes shall meet the latest Suisun-Solano 
Water Authority (SSWA) Design Standards, Standard Specifications, and Standard 
Drawings.

PW-34 Direct tapping of City or SSWA water mains is not permitted.  Applicant shall install the 
required fittings in the existing or new main lines to accommodate the proposed water 
system.  No existing water mains shall be shut down without specific permission of the 
City Engineer and the Solano Irrigation District.

PW-35 The Improvement Plans shall show the installation of any necessary street signage and 
pavement markings and striping along the frontage of the development.  All pavement 
markings and striping shall be thermoplastic or as required by City Engineer. 

PW-36 The landscaping and irrigation shall comply with the City’s water efficient landscaping 
ordinance.  

PW-37 No structures such as trees and building foundations shall be installed within easements.  
Civil and landscape plan sheets shall show the easements.

PW-38 Street sweeping shall be regularly performed such that no evidence of tracking dirt shall 
be present on the public street.

PW-39 Project improvements shall comply with ADA requirements.  
PW-40 The Applicant shall provide phasing schedule and traffic circulation plan for each phase.  

Each phase shall provide provisions for adequate fire trucking movement and access.
PW-41 Fueling truck parking during fill up of fuel vaults shall not impede fire truck movement.  

The project shall provide a fire truck turning movement study for this situation.
PW-42 The Applicant shall provide a turning movement study for commercial trucks.   
PW-43 The project shall install four (4) cobra head street lights with LED lights along the 

Walters Road frontage, two at the main driveway as well as on each end of the frontage 
for a total of four street lights.  Also, the project is to comply with Caltrans’ requirement 
for street lighting along Highway 12 frontage. 

PW-44 The project shall construct a bus turnout with a bus shelter along Walters Road, along 
the triangle at the north end of the parcel.  Moreover, the Applicant shall dedicate to the 
City the necessary right-of-way for this bus turnout and bus shelter. 

PW-45 The remains of the sculpture on the Walters Road raised median island shall be salvaged 
and delivered to the City’s corporation yard. 

PW-46 The median island noses at the proposed left turn pocket on Walters Road shall be 
painted yellow and reflective pavement markings installed on them.  Also, the 
appropriate object markers complying with Caltrans standards shall be installed. 

PW-47 The left turn arrows within the proposed left turn pocket shall comply with Caltrans 
standards.   
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PW-48 The project shall coordinate schedule and activities with SSWA’s future water mainline 
project.   

PW-49 The property owner shall operate and maintain the private proposed lift station. If a 
parcel map is created, the Final Map shall include sufficient easements for access to the 
sewer facilities. 

PW-50 The proposed sanitary sewer force main is to comply with the Fairfield-Suisun Sewer 
District’s standard specifications and details.  Also, the force main shall be centered in 
the #2 northbound lane of Walters Road (vehicle lane closest to curb line).  The 
Applicant shall dedicate a sanitary sewer easement for the proposed force main segments 
within the private parcels.

PW-51 The project shall slurry seal the northbound #2 lane of Walters Road between Highway 
12 and the proposed driveway.  Also, from proposed driveway to Petersen Road, the 
project shall grind and provide 2” overlay in the #2 northbound lane.  

PW-52 The project shall install pedestrian barrier at the proposed driveway. 
PW-53 The sidewalks proposed to connect to the existing sidewalk along Walters Road shall be 

widened at the connections to address foot traffic cut-through at the corners.  
PW-54 The Applicant shall provide access easement and improvements to enable access to 

Parcel D.  Also, the Applicant shall provide storm drain, sanitary sewer, and access 
easement for all three project parcels.

PW-55 Maintenance of on-site lighting, landscaping, paving, and other on-site improvements 
shall be the responsibility of all project parcels.  The Applicant shall form a Property 
Owners Association to address these responsibilities. 

PW-56 The Applicant shall arrange for the videotaping of the existing storm drain pipelines.  
Pipelines and catch basins that are damaged in the opinion of the City Engineer shall be 
repaired by the project at the satisfaction of the City Engineer.

PW-57 The project shall protect bioretention areas by installing 4-foot tall metal fence (or other 
barrier acceptable to the City Engineer) around them.  Metal fence shall have trash 
capture screening at the base.

PW-58 The project shall install metal fence along Highway 12 and around Parcel D.  Metal fence 
shall have trash capture screening at the base.

PW-59 Runoff shall not drain onto the adjacent private parcels.   
PW-60 The Applicant shall provide stormwater drainage calculation per Section 4 of the City 

standard specifications.
 The diversion of natural drainage will be allowed only within the limits of a proposed 

improvement.  All natural drainage must leave the improved area at its original 
horizontal and vertical alignment unless a special agreement, approved by the City 
Engineer, has been executed with adjoining property owners. 
All proposed storm drain facilities shall include provisions for future upstream 
development and no development shall discharge at a rate, which exceeds the capacity 
of the existing downstream system.  In the event that the downstream storm drain system 
(pipes and channels) is insufficiently sized to carry the design flow, the project applicant 
shall prepare a storm water routing analysis, acceptable to the City Engineer.  In the 
event that storm waters cannot be contained within acceptable public rights-of-way, the 
project applicant shall either replace downstream constrictions or attenuate the 
developed discharge through construction of detention facilities.  Calculations for storm 
drainage design within a development as well as calculations for runoff generated by 
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upstream areas within the contributing watershed shall be submitted to the City Engineer 
for approval.   

PW-61 The project shall connect driveway aisle to parcel east of the project site.  Said
connection shall be provided in this project. 

PW-62 The left turn pocket proposed in this project is considered temporary and is not 
acceptable for permanent application. At the time the adjacent parcel is developed and 
the fourth leg of the current Walters Road/Walmart t-intersection is under construction, 
it is understood that the left turn pocket on Walters Road into this project shall be 
removed by reconstructing the median island to its current/original condition.  As a 
condition of this temporary configuration, this project shall prepare a cost estimate for 
reconstruction and provide 100% funding to the City for the median island 
reconstruction. The cost shall include engineering, construction and construction 
management. Prior to plan approval the developer shall provide funds to the City. The 
future project will be administered by the City.

PW-63 The project shall provide accessible on-site walk path connections to all buildings. 
PW-64 Prior to the issuance of Certificate of Occupancy, the Applicant shall submit to the Public 

Works Department “as-built” Improvement Plans in PDF format.

Solano Irrigation District 
SID-1 The SSWA Engineer, to the extent of existing records, will identify existing SSWA 

facilities within the scope of a project. Any existing stubs not needed for this 
development must be removed. 
A. Any extension and/or connection to the existing stubs or water main shall be in 

accordance with the Standard Specifications of the SSWA, and at the developer’s 
expense. A service lateral may not be located within a driveway approach. 

SID-2 Per the SSWA Cross-Connection Control Resolution No. 99-01, all types of commercial 
buildings and landscape irrigation services are required to include an approved backflow 
prevention assembly, at the developer’s expense. The desired location, service size and 
flow-rate for the backflow prevention assembly must be submitted for approval. Based 
on the proposed commercial use, a Reduced Pressure Principle (RPP) Assembly will be 
required on each of the domestic water services.

SID-3 Per the SSWA Cross-Connection Control Resolution No. 99-01, fire protection systems 
are required to include an approved backflow prevention assembly, at the developer’s 
expense. The desired location, service size and flow-rate for the fire protection system 
must be submitted for approval. Based on the proposed commercial use, a Double Check-
Detector Check (DCDC) Assembly will be required on each of the fire protection 
systems.

SID-4 The developer is required to provide and install freeze protection for all RPBFP’s and 
DCDC’s at the developer’s expense.

SID-5 At the time the Building Permit is issued, the developer will be required to pay the 
appropriate SSWA Connection Fee and Meter Installation Fee at the City of Suisun City. 
These fees are determined by the size of meter requested. All domestic water services 
will be metered.

SID-6 We require that the District (on behalf of SSWA) review, approve and sign all Final 
and/or Parcel Maps, and that SSWA review, approve and sign the Improvement Plans of 
this development. 
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SID-7 The SSWA Plan Review Fee applies and is due upon submittal of the maps and plans for
review.

SID-8 Electronic AutoCAD files and scanned .tif images at 300 dpi (of all improvement plan 
sheets) are required upon the completion of the project showing “as-builts” for electronic
archiving.
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CEQA Determination: Finding of Consistency
City of Suisun City 

SUISUN PAD
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PROJECT DESCRIPTION

The applicant is proposing to subdivide the subject property into four parcels and develop the site into a 
7-Eleven with Fuel Station and two pad buildings (3,000 and 5,500 square feet) for which the users have 
not yet been identified. Access will be provided from Walters Road and the applicant is proposing to 
construct a left-turn lane by modifying the existing median island. All appropriate utilities will be brought 
to the site and the site has been proven to provide adequate circulation for all vehicles including a fire 
truck. 

The impacts associated with the types of development proposed citywide including land use designations, 
development density, and the locations where development would occur, were previously analyzed in the 
2035 General Plan EIR. Therefore, pursuant to CEQA and the CEQA Guidelines, the City, as the lead 
agency, intends to use the 2035 General Plan EIR as the CEQA document for the environmental impacts 
associated with the updated WDSP. The 2035 General Plan EIR is available for review from the City’s 
website: http://www.suisun.com/departments/development-services/planning/general-plan/.   The 2035 
General Plan EIR may also reviewed in person at the City Development Services Department offices, 
located at 701 Civic Center Boulevard, Suisun City, CA.  

1.1 IMPLEMENT THE 2035 GENERAL PLAN

In 2015, the City adopted a comprehensively revised General Plan. The 2035 General Plan provides an 
updated set of policy guidance for the overall amount, character, and location of urban development, as 
well as preservation and natural resource conservation, economic development, transportation, safety, 
public facilities and services, and housing.  

For developed uses within the Commercial Retail (CR) District of the Zoning Ordinance (code), the 
allowable floor area ratio (FAR) is 0.25 to 1.0. As a part of preparation of the Zoning Ordinance Update, 
the minimum allowable FAR and the upper end of the FAR range for non-residential and mixed-
development within the Zoning Ordinance Update are consistent with the General Plan land use 
designations. The assumed location, type, and density/intensity of development under the Zoning Code
and the General Plan are the same. The proposed project helps implement both the Zoning Code and 
General Plan’s policy direction.  

1.2 ALLOWABLE LAND USE

The Zoning Map (see Section 18.06.050 of the Zoning Code) identifies the Commercial Mixed Use zone 
in certain specified areas. The CMU zone has different allowable land uses, development standards, and 
other guidelines.  

Commercial Retail (CR).
The Commercial Retail (CR) zoning district is applicable to parcels where the sale of goods and 
services is the primary intended use. This includes large format retail establishments, as well as smaller 
commercial businesses scaled to neighborhood-serving goods and services meeting the density and 
intensity standards defined in Section 18.20.060. The CR zone is consistent with the Commercial land 
use designation in the General Plan.  
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2 CEQA REVIEW AND FINDINGS

The City of Suisun City (“City”) is the lead agency for purposes of compliance with the requirements of 
the California Environmental Quality Act (CEQA, Public Resources Code Section 21000 et seq.). 
Pursuant to CEQA Guidelines section 15060, the City has performed a preliminary review and determined 
that the Zoning Ordinance Update (also known as “the project”) is subject to CEQA. 

2.1 THE LAWLER MIXED USE IS EXEMPT FROM CEQA PURSUANT TO PUBLIC 
RESOURCES CODE SECTION 21083.3.  

Public Resources Code section 21083.3 provides a limited statutory exemption from CEQA (the 
“Statutory Exemption”) pursuant to which projects may proceed without additional CEQA analysis.  

Public Resources Code Section 21083.3 (b) provides that, where a development project is consistent with 
the general plan of a local agency, and an environmental impact report was certified for the zoning or 
planning action or the general plan, the examination of environmental effects shall be limited to those that:

“…are peculiar to the parcel or to the project and which were not addressed as significant effects 
in the prior environmental impact report, or which substantial new information shows will be more 
significant than described in the prior environmental impact report.” 

Public Resources Code Section 21083.3(d) further defines that an effect of a project upon the environment 
shall not be considered peculiar to project if uniformly applied development policies or standards have 
been previously adopted, with a finding based upon substantial evidence that the development policies or 
standards will substantially mitigate the environmental effect when applied to future projects.

2.2 ADOPTION OF GENERAL PLAN AND CERTIFICATION OF GENERAL PLAN EIR

The Planning Commission hereby finds and determines that on May 5, 2015, the City Council of the City 
of Suisun City certified the City of Suisun City 2035 General Plan Final Environmental Impact Report 
(General Plan EIR, State Clearinghouse Number #2011102046, consisting of the Draft Environmental 
Impact Report (DEIR), revisions to the DEIR, comments on the DEIR, and responses to comments, and
subsequently adopted the City of Suisun City 2035 General Plan (General Plan).

The General Plan EIR declared the City’s intent to make use of the limited statutory exemption from 
CEQA described in Public Resources Code Section 21083.3:1

“The City intends to use the 2035 General Plan EIR to streamline environmental review and 
approval of private and public projects that are consistent with the 2035 General Plan. The City 
will make full use of existing streamlining provided by CEQA …The material provided under 
Public Resources Code 21083.3 and CEQA Guidelines 15183 is sometimes called the ‘partial 
exemption.’ Under this provision, CEQA only applies to issues ‘peculiar to the site.’…CEQA 
Guidelines Section 15183 (f) establishes that impacts are not peculiar to the project if uniformly 
applied development policies or standards substantially mitigate that environmental effect. The 
determination of whether or not uniformly applied development policies or standards would 
substantially mitigate each environmental effect shall be based on substantial evidence, but not 
necessarily presented in an EIR… In order to maximize the value of the General Plan EIR to future 

                                                      
1  City of Suisun City. 2035 General Plan EIR, page 1-2. 
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projects that promote the 2035 General Plan’s objectives, the City has strategically integrated the 
General Plan and the environmental review. The policy development process has been used to vet 
potential mitigation strategies. The General Plan Update process was used to investigate policies 
and programs that can serve as uniformly applied standards and substantially limit the scope of 
analysis for projects consistent with the 2035 General Plan.” 

The Planning Commission determines that the Project has been adequately analyzed under the provisions 
of the California Environmental Quality Act (CEQA) and that no further review of the Project under CEQA 
is required or appropriate. 

2.3 THE PROJECT IS CONSISTENT WITH THE GENERAL PLAN

The proposed Project is consistent with the policies, development standards and designations of 
the General Plan and Suisun City Zoning Code. An Environmental Impact Report was prepared 
for the General Plan (SCH# 2011102046). Analysis of the Project has determined that: the Project 
would not result in any new potentially significant impacts that were not discussed in the General
Plan EIR; no aspects peculiar to the project or the parcel would result in new effects; and, the 
Project wouldnot substantially increase the severity of effects previously disclosed. Therefore, 
pursuant to CEQA Guidelines Section 15183, no further analysis is required. 

2.3.1 GENERAL PLAN LAND USE DESIGNATIONS AND ZONING DISTRICTS

Allowable land uses: Provides for a wide range of uses allowed by the Zoning Ordinance, including 
commercial businesses scaled to neighborhood-serving goods and services. 

Allowable intensity: 0.25 to 1.0 FAR 

Guidance for development standards for projects in the Commercial Retail District can be found on 
Table 18.20.01 of the Zoning Code. 

The Zoning Ordinance also describes allowable land use, density, and development intensity. However, 
instead of broad policy guidance provided in the General Plan, the Zoning Ordinance provides more 
detailed development standards and regulations.  

The Planning Commission finds and determines that the proposed building intensity of the Suisun Pad 
Project is consistent with the allowable uses, density, and development intensity in the General Plan.  

2.4 FINDINGS RELATIVE TO EFFECTS ON THE ENVIRONMENT PECULIAR TO THE 
PROJECT 

Public Resources Code section 21083.3 provides that since the project is consistent with the General Plan 
and the General Plan EIR was certified with respect to the General Plan, the application of CEQA to the 
approval of the project shall be limited to significant effects on the environment which are peculiar to the 
project (in this case Suisun Pad) and which were not addressed as significant effects in the prior General 
Plan EIR, or which substantial new information shows will be more significant than described in that 
environmental impact report. 
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The General Plan EIR analyzed the impacts of development anticipated under the Suisun Pad. The impacts 
associated with the types of development of the proposed project were previously analyzed in the General 
Plan EIR.  

2.5 FINDINGS RELATING TO UNIFORMLY APPLIED DEVELOPMENT POLICIES

The Planning Commission finds and determines that the development standards and guidelines contained 
in the Zoning Code, along with the uniformly applied development policies will serve to substantially
mitigate impacts of the project and, thus, the effects of the project upon the environment shall not be 
considered peculiar.

2.6 FINDINGS RELATING TO ENVIRONMENTAL EFFECTS

The Planning Commission hereby finds and determines, based upon substantial evidence, including the 
studies and uniformly applicable development policies and standards set out above, that:  

(1) there are no environmental effects peculiar to the Project that warrant further environmental
examination and analysis; 

(2) there are no environmental effects of the Project were not analyzed as significant effects in the 
General Plan EIR; 

(3) there are no potentially significant off-site impacts and cumulative impacts that were not discussed 
in the General Plan EIR that may be caused by the Project; and  

(4) there are no previously identified significant effects that could have a more severe adverse impact 
than discussed in the General Plan EIR. (14 Cal. Code Regs. Section 15183[b]) 

2.7 FINDINGS UNDER SECTION 21083.3(C) OF THE PUBLIC RESOURCES CODE

As required by section 21083.3(c) of the Public Resources Code, the Planning Commission, following a 
public hearing, finds that all mitigation measures included in the General Plan EIR that are relevant to the 
Project (as set forth in more detail above) shall be undertaken. 
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Planning Commission Agenda Report          Meeting Date 12/10/2019 

Files: PUD 18/19-001
AR18/19-001 

 
 
 
 
 

DATE:  12/10/2019 

TO: PLANNING COMMISSION

FROM: John Kearns, Senior Planner (707.421.7337, jkearns@suisun.com)

RE: Lawler Mixed Use Development Project (APN’s: 0173-670-290, 300, 310, 330, and 
340) 

SUMMARY

City staff received an application for a mixed use project (Lawler Mixed Use) on vacant land south 
of Anderson Drive, North of McCoy Creek Way and East of Lawler Center Drive. The project is 
proposed in the Commercial Mixed Use Zone (CMU) and is between the existing Suisun Seafood 
Center and a commercial development consisting of two buildings at the intersection of Anderson 
Drive and McCoy Creek Way. The project is comprised of 73 market rate apartments and 
approximately 7,200 square feet of retail space. The Planning Commission is being asked to 
consider making a recommendation to the City Council regarding the subject application. 

Recommendation: Planning staff recommends adoption of Resolution No. PC19-___, A
Resolution of the Planning Commission of the City of Suisun City Recommending City 
Council Approval of the Lawler Mixed Use Project (APN’s: 0173-670-290. 300, 310, 330, 
and 340). 

Proposed Motion: I move that the Planning Commission adopt Resolution No. PC19-___, 
A Resolution of the Planning Commission of the City of Suisun City Recommending City 
Council Approval of the Lawler Mixed Use Project (APN’s: 0173-670-290. 300, 310, 330, 
and 340).

BACKGROUND/DISCUSSION

Project Overview
The proposed project is a request for a 73-room/4-story apartment complex in conjunction with 
approximately 7,200 square feet of retail space (two twin retail buildings consisting of 3,600 
square feet each) on 2.8+ acres of vacant land. The project as submitted will include both covered 
and uncovered parking spaces, tenant amenities, landscaping and pedestrian access in and around 
the site.

This project seeks to exceed the similar luxury apartments in neighboring cities by highlighting 
Suisun City’s environmental assets and combining them with stylish amenities and maximum 
convenience. The apartments will feature a welcoming entrance and enclosed lobby, a fitness 
center, and a secure temperature-controlled environment. Residents will also have access to 
elevators, which are an important feature of this project because of the tremendous convenience 
they provide occupants and their guests. 
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Regulatory Setting
In March 2017, the City Council adopted an updated Zoning Code to come into compliance with 
the 2035 General Plan which was adopted in May 2015. In both the General Plan and Zoning 
Code, the subject property was designated “Commercial Mixed Use” (formerly designated 
“General Commercial”). The premise behind establishment of such a land use and zoning 
designation was to allow for more flexibility in the development of applicable parcels. 

The Project is located within the Commercial Retail Zoning District which is one of two districts 
found to be compatible with the Commercial Mixed Use Land Use Designation of the General 
Plan. A discussion of the Commercial Mixed Use Designation (General Plan) and Commercial 
Retail District (Zoning Code) can be found later in the staff report. 

Table 1: Surrounding Designations and Existing Uses

Location Existing Use
General Plan 
Designation Zoning Classification

Project Site  Undeveloped land. Commercial Mixed Use Commercial Mixed Use

North Undeveloped land Commercial Mixed Use Commercial Mixed Use

East 
Two Commercial 

Buildings Commercial Mixed Use Commercial Mixed Use

South 
Crescent Elementary

School Civic Public/Quasi Public

West Suisun Seafood Center Commercial Mixed Use Commercial Mixed Use

Required Permits and Regulatory Basis   

Entitlements requested for the proposed Project include a Planned Unit Development (PUD) and 
a Site Plan/Architectural Review.  The Project would retain its current zoning designation of 
Commercial Mixed Use as established under the Zoning Code and the PUD would further define 
the qualities and character of the Project.  Under City regulations, a detailed Precise Development 
Plan is required to implement the Project’s PUD designation.  In this case, the applicant has 
prepared and is including for Planning Commission consideration, the Precise Development Plan.  
The PUD and its associated plans and exhibits visibly define the character and design details of 
the Project and provide the City assurance regarding the ultimate form and character of the Project.

In addition to the PUD and its associated plans, the applicant is also seeking approval for Site 
Plan/Architectural Review.  This approval ensures the project is consistent with the direction in 
both the 2035 General Plan, as well as the Zoning Code. Exhibits associated with the entitlements 
include, but are not limited to: Site Plan, Floor Plan, Landscaping Plan, Civil Plans, and 
Architectural Elevations. Detailed Conditions of Approval have been prepared to guide the Project 
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through construction.  These Conditions of approval are provided as a part of Resolution PC19-__ 
for the proposed Project. 

Permits Required after Approval 

Improvement Plans/Grading Permit for onsite and offsite improvements; 
Building Permit for construction of project and other onsite improvements; and
Signage Plan.

ANALYSIS

General Plan Consistency

Per the Suisun City General Plan, the Commercial Mixed Use Land Use Designation “Provides 
for retail and service commercial operations; research, assembly, fabrication, storage,
distribution, and processing uses; professional offices; public services and facilities; and other 
compatible uses, such as higher-density dwelling units.” This project provides both retail and 
higher-density dwelling units. Further, the proposed project meets many of the goals of the General 
Plan such as Economic and Fiscal Sustainability. The mixed use nature of the proposed project 
aligns with the guidance provided in the General Plan. 

Zoning Code Consistency

Per the Zoning Code, “The purpose of the Commercial Mixed Use (CMU) Zoning District is to 
allow a mix of land uses that may include commercial retail, service, or office and housing to 
support a variety of uses that effectively respond to changes in the market and promote economic 
vitality. The CMU Zoning District is intended to be comprised of predominantly retail or service 
uses, in combination with other secondary and complementary uses (i.e., residential, office, or 
civic uses).” Although the exact users of the commercial space have not yet been identified, the 
expectation is the uses will be retail in nature. The proposed project appears to meet each of the 
development standards except for the following provisions per Section 18.22.040 “Mixing of 
Uses” and an exceedance of the maximum height of a building by 3’6” (from 45’ to 48’6”):

A. Each development project must include at least 50 percent minimum retail and up to 
a maximum of 100 percent retail gross leasable area, where 100 percent retail is 
permitted only in the early phases of the project (unless part of a larger commercial 
mixed-use development area that will contain a varied mix of commercial uses).

B. Each development may include up to 50 percent residential, office, and civic uses.

For these reasons, the project is required to go through a Planned Unit Development process which 
is discussed below.

Per Section 18.72 of the Zoning Code: “The Planned Unit Development (PUD) permit is designed 
and intended to provide for the orderly development of land in conformance with the 
comprehensive scheme contemplated by the land use element and other elements of the general 
plan of the city and specific plan, where applicable. The permit would allow a flexible design 
approach to the establishment of a community environment equal to or better than that resulting 
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from the application of the minimum standards of this title. The permit is designed and intended 
to accommodate various types of development, such as neighborhood and district shopping 
centers, professional and administrative office areas, multi-family housing developments, 
single-family residential developments, commercial service centers, and light industrial parks, 
or any other use or combination of uses which can be made appropriately a part of a planned 
development.” Since the proposed project application is seeking deviation from both the 
percentage of residential development and the maximum height allowed, it is necessary for the 
Planning Commission and ultimately the City Council to weigh the project’s design and overall 
value against the adopted standards.

Application Materials

Site Plan.  This exhibit depicts the proposed overall project layout as well as project data. It 
also overlays information the shows turning movements for the Fire Department ladder truck 
as requested by City staff.

Floor Plans (and Roof Plan).  These plans are comprised of floor plans for each of the four 
floors, as well as a roof plan (including details).

Architectural Renderings.  These plans provide for color representations of the exterior 
treatments from each side of the proposed project.

Conceptual Grading Plan. This plan shows contours and grade elevations for both existing 
and proposed ground surface elevations for the project site. Those contours and grade 
elevations reflect the relationship with the adjacent properties; show the flow of surface 
stormwater; and provides the extent of grading necessary to develop the project site.

Conceptual Utility Plan. This plans provides a graphic layout of the proposed utilities and 
shows their relationship to each other, to other proposed improvements and to existing 
utilities and structures.

Preliminary Landscape Plans. These plans provide proposed choices of plant materials as 
well as an enlargement of certain features.

Based upon the analysis of the materials provided for the proposed Project, a review of the goals 
and intent of the General Plan and Zoning Code and the analysis provided herein, the project is 
consistent with the purpose and intent of the Commercial Retail District and all applicable 
requirements of the Suisun City Code.

Next Steps

Following Planning Commission action, the project will be required to go before both the Solano 
County Airport Land Use Commission (ALUC), as well as the Suisun City Council before 
entitlements are considered secured. The City Council is the final decision making body relative 
to entitlements.
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Travis Air Force LUCP
Adoption of a PUD is considered a zoning action and, therefore, must be reviewed by the Solano 
County Airport Land Use Commission (ALUC) for consistency with the Travis Air Force Base 
Land Use Compatibility Plan (LUCP).  City staff is confident that the ALUC will find the project 
consistent with the LUCP given the proposed Project and associated PUD is consistent with the 
Suisun City General Plan and Suisun City Zoning Code and both have been found to be consistent 
with the Travis AFB LUCP.  The Project will be presented to the Solano County ALUC following 
the Planning Commission’s review of the Project and prior to City Council consideration of the 
Project. The date for ALUC review is tentatively scheduled for January 9, 2020.

City Council  
Due to the request for a Planned Unit Development Permit/Precise Development Plan, the City 
Council is required to consider the development application. As stated previously, the City Council 
cannot consider the item until both the Planning Commission and ALUC have done so. 

CEQA Review 
The California Environmental Quality Act (Section 21000, et. seq. of the California Public 
Resources Code, hereafter CEQA) requires analysis of agency approvals of discretionary 
“projects.” A “project,” under CEQA, is defined as “the whole of an action, which has a potential 
for resulting in either a direct physical change in the environment or a reasonably foreseeable 
indirect physical change in the environment.” The proposed project is a project under CEQA. The 
proposed project is exempt from CEQA under CEQA Guidelines Section 15183 (Consistency with 
a General Plan, Community Plan, or Zoning for Which an EIR was Prepared). This exemption 
applies to projects that are consistent with the General Plan. Section 15183 (i)(2) of the CEQA 
Guidelines defines “consistency” as “that density of the proposed project is the same or less than 
the standard expressed for the involved parcel in the general plan…or zoning action for which an 
EIR has been certified, and that the project complies with the density-related standards contained 
in that plan or zoning.”   

The subject property is designated Commercial Mixed Use (CMU) in the City’s General Plan and 
Zoning Code. An Environmental Impact Report was prepared for the General Plan (SCH# 
2011102046) and staff has reviewed the proposed action for consistency with the existing allowed 
development, as described under the CEQA Guidelines. The undeveloped site is currently 
surrounded by existing development to the east and west, vacant land to the north, and Crescent 
Elementary School to the south. Onsite drainage areas have been designed with the submittal and 
the project has been conditioned to comply with all local and State construction requirements. 

Based on the information above, the project would not result in any new potentially significant on- 
or off-site impacts which includes: cumulative impacts that were not discussed in the General Plan 
EIR and environmental reviews; no aspects peculiar to the project or the parcel that would result 
in new effects, no new information of substantial importance that would result in significant effects 
not discussed in the previous document or substantially increase the severity of effects previously 
disclosed. Therefore, pursuant to CEQA Guidelines Section 15183, no further analysis is required.
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Proposed Findings for Planning Commission Consideration
In order for the Planning Commission to recommend approval of the subject PUD/Precise 
Development Plan the Planning Commission must affirm specific findings.  Resolution PC 19-__ 
provides specific findings related to analysis of the Project under the California Environmental 
Quality Act (CEQA) and the approval of the Planned Unit Development Permit and Precise 
Development Plan. See below for specific findings:

1) Pursuant to Government Code section 65454, the proposed Project is consistent 
with the goals, objectives, general land uses, programs and policies of the General 
Plan and Suisun City Zoning Code. The Project will provide infill development, 
at an allowable intensity, that will support the City.

2) The proposed Project would not be detrimental to the public interest, health, safety, 
convenience, or welfare of the City, as it has been reviewed by all applicable 
departments and agencies and has been conditioned to comply with all Federal, 
State, and local standards. 

3) The proposed Project is consistent with City standards and has been designed to 
integrate with the surrounding community. The project will provide sufficient 
parking, infrastructure, landscaping, and amenities to serve future residents.

Planning Commission Options

The Planning Commission has several options in considering this application. Actions that the 
Planning Commission may take within this project review include: 

Recommend the City Council approve the project subject to the submitted application and 
the proposed Conditions of Approval; 

Recommend the City Council approve the project with modifications to either the project 
submittal or the proposed Conditions of Approval; 

Recommend the City Council disapprove the submitted application; 

Continue the item for further discussion. 

PUBLIC CONTACT

The agenda was posted on the Suisun City website. As of the date of this report, no additional 
inquiries regarding this item had been received by City staff.

DISTRIBUTION

Internal 

PC Distribution
City Manager Greg Folsom 
Senior Planner John Kearns 
Assistant Planner Joann Martinez 
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External

City Website https://www.suisun.com/planning-commission/

ATTACHMENTS

1. PC 19-___; A Resolution of the Planning Commission of the City of Suisun City 
Recommending City Council Approval of the Lawler Mixed Use Project (APN’s: 0173-
670-290. 300, 310, 330, and 340).

A. Project Description
B. Project Plans
C. Conditions of Approval
D. Finding of Conformity
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RESOLUTION NO. PC 19- 

A RESOLUTION OF THE CITY OF SUISUN CITY PLANNING COMMISSION
RECOMMENDING CITY COUNCIL APPROVAL OF THE LAWLER MIXED USE 

PROJECT (APN’S: 0173-670-290. 300, 310, 330, AND 340).

WHEREAS, Ashria, LLC. (hereinafter referred to as Applicant) filed an application with 
the City of Suisun City for a Planned Unit Development Permit, Precise Development Plan, and Site 
Plan/Architectural Review for a 73-unit apartment complex and 7,200 square feet of retail space
(hereinafter referred to as Project) located North of McCoy Creek Way, East of Lawler Center Drive 
and South of Anderson Drive (Assessor’s Parcel Numbers: 0173-670-290. 300, 310, 330, and 340); 
and

WHEREAS, the applicant has met all applicable requirements under State law and City
ordinances related to this development plan; and

WHEREAS, the Planning Commission is required to review and make a recommendation to 
the City Council for final action on this Project; and

WHEREAS, the Planning Commission of the City of Suisun City did conduct on December 
10, 2019 a properly noticed public hearing pursuant to Government Code Section 65090 and has 
considered all written and verbal testimony presented during the hearing.

NOW, THEREFORE, BE IT RESOLVED THE PLANNING COMMISSION OF
THE CITY OF SUISUN CITY does hereby make the following findings and recommendations. 

A. The Planning Commission recommends that, based on the following findings, the City 
Council determine that the Project has been adequately analyzed under the provisions of the 
California Environmental Quality Act (CEQA) and that no further review of the Project under 
CEQA is required or appropriate. 

Finding. The proposed Project is consistent with the policies, development standards and 
designations of the General Plan and Suisun City Zoning Code. An Environmental Impact 
Report was prepared for the General Plan (SCH# 2011102046). Analysis of the Project has 
determined that: the Project would not result in any new potentially significant impacts that
were not discussed in the General Plan EIR; no aspects peculiar to the project or the parcel 
would result in new effects; and, the Project wouldnot substantially increase the severity of 
effects previously disclosed. Therefore, pursuant to CEQA Guidelines Section 15183, no 
further analysis is required. 

B. The Planning Commission recommends that, based on the following findings, the City 
Council approve the Lawler Mixed Use Planned Unit Development Permit, Precise 
Development Plan, and Site Plan/Architectural Review as depicted on plans and exhibits 
provided as Exhibits A and B of this Resolution and subject to Conditions of Approval 
provided as Exhibit C of this Resolution. 

Findings: 
1. That the establishment, maintenance or operation of a use or building applied for are 

in conformity to the General Plan for the City with regard to circulation, population 
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densities and distribution, design, and/or other aspects of the General Plan 
considered by the Development Services Director to be pertinent; 

2. That adequate utilities, access roads, pedestrian and bicycle access, drainage, 
parking, and/or other necessary facilities have been or are being provided; 

3. That the applicant exhibits proof that such use will not, under the circumstances of 
the particular case, constitute a nuisance or be detrimental to the health, safety, 
peace, morals, comfort or general welfare of persons residing or working in or 
passing through the neighborhood of such proposed use, or be detrimental or 
injurious to property and improvements in the neighborhood or to the general 
welfare of the city, provided that if any proposed building or use is necessary for the 
public health, safety or general welfare, the finding shall be to that effect. 

4. That the proposed use conforms with all relevant federal, state, and local laws and 
regulations. 

5. The resulting project will not adversely impact existing or planned uses of the 
properties. 

6. The proposal is consistent with the Suisun City General Plan. 
7. The proposed Project is consistent with the policies, development standards and 

designations of the General Plan and the Suisun City Zoning Code. An 
Environmental Impact Report was prepared for the General Plan (SCH# 
2011102046). Analysis of the Project has determined: that the Project would not 
result in any new potentially significant impacts that were not discussed in the 
General Plan EIR; no aspects peculiar to the project or the parcel would result in new 
effects; and, the Project would not substantially increase the severity of effects 
previously disclosed. Therefore, pursuant to CEQA Guidelines Section 15183, no 
further analysis is required (Exhibit D). 

The forgoing motion was made by Commissioner ______ and seconded by Commissioner
______ and carried by the following vote: 

AYES: Commissioners:  
NOES: Commissioners:   
ABSENT: Commissioners:   
ABSTAIN: Commissioners:  

WITNESS my hand and the seal of said City this 10
th

day of December 2019. 

  Joann Martinez, Commission Secretary

Exhibit A: Project Description, Submitted by ACE Design LLC 

Exhibit B: Planned Unit Development and Site Plan/Architectural Review Exhibits

Exhibit C: Lawler Mixed Use Project Conditions of Approval 

Exhibit D: Finding of Conformity 
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Exhibit C 
Lawler Mixed Use 
Conditions of Approval
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Fairfield-Suisun Sewer District
FSSD-1 Connection fees for this project are due at the issuance of a building permit. 

Fire
F-1 Fire Department will evaluate the number and locations of hydrants during the permitting 

process.
F-2 Fire Department will review and approve parking lot circulation to accommodate fire 

ladder truck during building permit submittal.
F-3 The proposed apartment dwelling will require automatic sprinkler systems, including the 

exterior decks, as well as the proposed retail 1 and retail 2 (occupancy dependent).
F-4 The proposed apartment dwelling will require fire alarm notification, as well as the 

proposed retail 1 and retail 2 (occupancy dependent). 
F-5 The proposed apartment dwelling, retail 1, and retail 2 shall have key boxes for fire 

department access (Knox Box).
F-6  The elevators in the proposed apartment dwelling shall meet minimum standards regarding 

operation, maintenance, and fire service keys. 
F-7  The proposed apartment dwelling shall have standpipes installed at each of the stairwells 

for firefighting and rescue purposes.

General
G-1 The applicant or applicants successor in interest shall indemnify, defend and hold harmless 

the City of Suisun City it’s agents, officers, and employees from any and all claims, actions 
or proceedings against the City of Suisun City, its agents, officers, and employees to attach, 
set aside, void or annul, any approval by the City of Suisun City and its advisory agency, 
appeal board, or legislative body concerning this application which action is brought within 
applicable statutes of limitations. The City of Suisun City shall promptly notify the 
applicant or applicant’s successor in interest of any claim or proceedings and shall 
cooperate fully in the defense. If the City fails to do so, the applicant or applicant’s 
successor in interest shall not thereafter be responsible to defend, indemnify or hold the 
City harmless. This condition may be placed on any plans, or other documents pertaining 
to this application.

G-2 The use shall be constructed in accordance with the information presented (except as 
otherwise identified in the Conditions of Approval) and shall conform to all requirements 
of the City of Suisun City Code including but not limited to the Uniform Building Code 
as adopted by the City of Suisun City.

G-3  The applicant shall participate in the Lawler Ranch Maintenance Assessment District.
G-4  Approval of this permit will be effective, provided no appeals are received within 10 

calendar days of the Planning Commission meeting date of December 10, 2019 and that 
the property owner and the applicant signatures are obtained affirming that they have read 
and understand the Conditions of Approval for Planned Unit Development No. PUD18/19-
001 and Site Plan/Architectural Review No. AR18/19-001 and agree to comply with the 
conditions.

G-5 The applicant shall comply with all applicable Federal, State, and local codes including, 
but not limited to, the Uniform Building Code, Fire Code and County Health Department 
guidelines as interpreted by the County Health Inspectors. 
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G-6 All the proposed improvements, including landscape installation shall be completed prior 
to issuance of any business license or Certificate of Occupancy.

G-7  New development shall pay development impact fees set forth in Resolution 2017-02.
Planning
P-1 A sign program is to be submitted to and approved by the Development Services 

Department prior to issuance of any signage permit.  
P-2 The applicant is to provide a final landscape plan for the review and approval of the 

Development Services Director (or his/her designee). 
P-3 Transformers, telephone switching boxes, utility poles, fire valves, trash enclosures, 

service areas as well as other utility or service functions shall be screened with landscape. 
The emphasis shall be on reducing or eliminating negative visual impacts on major public 
areas, high priority buildings, prominent architecture elements, and along primary 
roadways.  

P-4  The final color scheme to be approved by Development Services Director (or his/her 
designee).  

P-5 Final architectural plans, responding to any comments raised at the _____ Planning 
Commission meeting, need to be submitted and approved by the Development Services 
Director (or his/her designee).  

P-6 A final photometric/lighting plan shall be submitted and approved by the Development 
Services Director (or his/her designee) before building permit issuance.  

P-7  All exterior lighting shall be downcast.
P-8 All future uses of the retail spaces shall follow the allowable and conditionally allowable 

uses shown in the Commercial Mixed Use District of the Zoning Ordinance.  
P-9 A minimum of ten percent of the total off-street parking area shall be landscaped. 

Landscaping shall consist of a minimum of irrigation systems, groundcover (mulch or 
decomposed granite), and a tree program with the approval of the development services 
director. Trees shall be a minimum of 15-gallon size tree. The development services 
director and the chief of police, in considering the landscape plans, shall review for safety 
and security of pedestrian movement within the parking lot. The area shall be computed by 
adding the areas used for access drives, aisles, stalls, maneuvering, and landscaping within 
that portion of the premises that is devoted to vehicular parking and circulation.  

P-10 Planter required every other row of parking stalls of at least three feet in width.  
P-11 Such planters to contain approved trees on 20-foot centers or as permitted by the standards 

below.  
P-12 Each unenclosed parking facility shall provide a perimeter landscaped strip at least five 

feet wide (inside dimension) where the facility adjoins a side property line, unless 
specifically waived by the development services director. The perimeter landscaped strip 
may include any landscaped yard or landscaped area otherwise required, and shall be 
continuous, except for required access to the site or to the parking facility. 

P-13  Planters shall be separated from maneuvering and parking areas by a six-inch raised curb 
or equivalent barriers. The innermost two feet of each parking space (between the curb and 
planter, sidewalk, or bumper) may remain unpaved and planted with low groundcover to 
expand the planting area and reduce impervious surface area.  

P-14  Islands of a minimum area of 60 square feet shall be established at an average separation 
of ten continuous parking stalls. The islands shall be landscaped with groundcovers and at 
least one 15-gallon tree planted with each. Alternatively landscaped tree wells, of a 
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minimum 25 square feet, may be provided with an average separation of five continuous 
parking stalls.  

P-15  A lot merger application is to be submitted to and approved by the Development Services 
Director and City Engineer prior to issuance of any permit for the site. 

P-16 Construction of the project and use of the property shall be in substantial conformance with 
the approved plans including the project description. Any deviation will need to be 
submitted to the Development Services Director to determine whether further Planning 
Commission consideration is necessary. 

P-17 All future users of the retail spaces must comply with the allowable and conditionally 
allowable uses of the Commercial Mixed Use Zoning District.

Public Works
PW-1 All work performed shall conform to these conditions as well as to all City ordinances, 

rules, standard specifications and details, design standards, and any special requirements 
imposed by the City Engineer.  The Public Works Department will provide inspection to 
ensure conformance.  Any deviation from the aforementioned documents shall require 
review and written approval by the City Engineer.  Deviations or exceptions to the design 
requirements in the listed documents for private improvements must be identified in the 
design guidelines, or submitted to the City Engineer for approval.

PW-2 The Applicant shall agree, with respect to the new public improvements on this project, to 
either establish a community facilities district (CFD) or annex such property to an existing 
community facilities district, as deemed appropriate by the Applicant and the City, for the 
purpose of financing the cost of providing the following public services to the project 
property(ies): maintenance of public street lighting, sanitary sewer, storm drains and public 
infrastructure. The rate and method of apportionment of special tax applicable to the 
property shall establish a special tax designed to offset public services per City Council 
Resolution 2005-70. The City shall not be obligated to issue certificates of occupancy with 
respect to the property until formation of the new community facilities district or annexation 
to an existing community facilities district is completed. 

PW-3 The City Engineer may approve and/or negotiate minor changes or exceptions to Public 
Works Department conditions of approval. 

PW-4 The Applicant shall designate a design professional as the main point of contact in 
submitting plans, reports and other documents to the City during the design and plan 
review phase.  Submittals from any other person will not be accepted by the City. 

PW-5 The Improvement Plans shall include a General Note that: any revisions to the approved 
Improvement Plans and/or City Standards, including those due to field conditions, shall 
require review and written approval by the City Engineer.  The Applicant shall have the 
revised plans prepared by the Project Professional Designer and shall have the revised plans 
submitted for review and approval by the City Engineer.  Any revisions to the Improvement 
Plans resulting from these or other conditions contained herein shall be subject to written 
approval of the City Engineer.

PW-6 The Improvement Plans shall include a Site Improvement Plan prepared by a registered 
Civil Engineer and shall comply with the requirements of the soils report for the project. 

PW-7 The Improvement Plans shall include and demonstrate successful turning movements for 
all City fire trucks.

PW-8 Building foundations shall comply with Suisun City’s Ordinance No. 729 and the most 
current Building Code. 
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PW-9 The Applicant shall pay all Public Works fees, including plan review and inspection fees, 
as established by the City Public Works Fee Schedule at the time of submittal of 
Improvement Plans.  

PW-10 The Applicant shall pay Suisun-Solano Water Authority (SSWA) plan check and inspection 
fees within 30 calendar days upon receipt of invoice from the Solano Irrigation District 
(SID).  The invoice will be for actual expenses incurred by SSWA for providing plan 
checking and inspection services for the project.  

PW-11 Developer shall submit his Faithful Performance Bond and Labor & Materials Bond 
prior to the approval of Improvement Plans.  Developer shall submit his One-Year 
Warranty Bond prior to the City’s acceptance of the improvements.  The amounts of the 
Faithful Performance Bond and Labor & Materials Bond shall each be 100% the cost 
estimate of the civil and landscape improvements, while the amount of the One-Year 
Warranty Bond shall be 20% of the cost estimate of the civil and landscape 
improvements. 

PW-12 The Applicant shall obtain all necessary permits from all applicable agencies prior to start 
of construction. 

PW-13 The Applicant shall dedicate any required right-of-way by Final Map or approved 
instrument prior to start of construction.

PW-14 The Applicant shall dedicate, as required, on-site easements for new public utilities by Final 
Map or approved instrument prior to start of construction.

PW-15 If not already existing, the Applicant shall dedicate ten-foot (10’) minimum utility service 
easements along all roadways by Final map or approved instrument prior to construction.

PW-16 Dumpsters to be used on this project shall be dumpsters supplied by Republic Services.  
This is pursuant to the agreement between the City and Republic Services for all areas 
within Suisun City.  Dumpsters shall be screened from public view by a City-approved 
method and shall be covered at all times after work hours. 

PW-17 All work within the public right-of-way, which is to be performed by the Applicant, the 
general contractor, and all subcontractors shall be included within a single City 
Encroachment Permit issued by the City Public Works Department.  Issuance of the 
Encroachment Permit and payment of all appropriate fees shall be completed prior to 
commencement of work, and all work under the permit shall be completed prior to 
issuance of occupancy permit. 

PW-18 The Applicant shall have a superintendent present at all times at the job site.  
Superintendent shall provide the quality control for the Applicant; respond to the City’s 
concerns; coordinate inspections with the City Inspector; make construction decisions 
on behalf of the Applicant; and coordinate work of the Applicant’s subcontractors. 

PW-19 A sign shall be posted on the property in a manner consistent with the public hearing 
sign requirements, which shall identify the address and phone number of the Applicant 
and/or Applicant’s representative for the purposes of responding to questions and 
complaints during the construction period.  Said sign shall also indicate the hours of 
permissible construction work.   

PW-20 Prior to start of construction, a security fence with privacy screening, the height of which 
shall be the maximum permitted by the Zoning Ordinance, shall be installed and 
maintained around the perimeter of the lot.  The lot shall be kept clear of all trash, weeds, 
and unusable construction material throughout the construction activity. 
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PW-21 Unless otherwise approved by the City Engineer, all existing sidewalks shall be kept 
clear and passable during all phases of the project.

PW-22 Any existing wells shall be abandoned per County of Solano Health Department 
standards prior to development of the property.  Owner shall submit documentation to 
the Public Works Director that this condition has been satisfied prior to any construction 
on this project. 

PW-23 If any archaeological resources are found during the grading of the site or during 
performance of any work, work shall be halted, the City Engineer shall be notified and a 
certified archaeological firm shall be consulted for advice at Applicant’s expense.

PW-24 Any relocation or modification of any existing facilities necessary to accommodate 
subject project shall be at the Applicant’s expense.  It shall be the responsibility of the 
Applicant to coordinate all necessary utility relocations with the appropriate utility 
company.

PW-25 Any existing frontage, or street, improvements, which in the opinion of the City 
Engineer, are currently damaged or become damaged as a part of the work shall be 
removed and replaced as required to the current City Standards, or as directed.  Prior to 
start of construction, Developer shall perform a walk-through with the Public Works 
Department staff and take date-stamped photos of existing conditions. 

PW-26 Visual obstructions over three feet in height will not be allowed within the driver's sight 
triangle near driveways and corners in order to allow an unobstructed view of oncoming 
traffic.  Improvements at driveways and corners are subject to the review and approval 
of the City Engineer. 

PW-27 The project shall comply with the requirements of the most current Municipal Regional 
Permit (MRP) issued to the Fairfield-Suisun Urban Runoff Management Program and to 
the City’s Stormwater C.3 Guidebook.  This includes, but is not limited to, construction 
and post-construction Best Management Practices (BMPS); obtaining all necessary 
permits for storm water discharges; entering into a Stormwater Treatment Measures 
Maintenance Agreement; preparing a long-term maintenance plan for the Applicant’s 
maintenance of the post-construction stormwater facilities; and contracting with a 
Qualified SWPPP Practitioner (QSP) to inspect and to ensure the implementation of all 
elements of the Storm Water Pollution Prevention Plan (SWPPP), including non-
stormwater and stormwater visual observations, sampling, and analysis and preparation 
of Rain Event Action Plans (REAP).  As part of the improvement plans, the ponding 
depths, pipe sizing, time of release, and storage for the bioretention facilities shall be 
calculated.  The project shall not introduce any ponding nuisance and shall eliminate the 
possibility of flooding in the bioretention facilities. 

PW-28 The proposed trash enclosures are to comply with Detail SW-3 of the City’s Stormwater 
C.3 Guidebook.  Additionally, trash enclosures serving food service facilities, the drain 
shall be connected to a properly sized grease removal device and/or treatment devices 
prior to discharging to the sanitary sewer. 

PW-29 The project shall install full capture trash devices within the proposed on-site drain inlets.  
These full trash capture trash devices shall be monitored and maintained by the 
Applicant. 

PW-30 The maximum allowable slope in landscape areas shall be 2:1, or as approved by City 
Engineer. Slopes steeper than the allowable slope would require the installation of 
retaining wall.
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PW-31 Dust control shall be in conformance with City Standards and Ordinances.  Vehicles 
hauling dirt or other construction debris from the site shall cover any open load with a 
tarpaulin or other secure covering to minimize dust emissions. 

PW-32 All relocated facilities shall meet state and local separation standards.  Separation 
between proposed water and sanitary sewer pipes shall meet the latest Suisun-Solano 
Water Authority (SSWA) Design Standards, Standard Specifications, and Standard 
Drawings.

PW-33 Direct tapping of City or SSWA water mains is not permitted.  Applicant shall install the 
required fittings in the existing or new main lines to accommodate the proposed water 
system.  No existing water mains shall be shut down without specific permission of the 
City Engineer and the Solano Irrigation District.

PW-34 The Applicant shall provide phasing schedule and traffic circulation plan for each phase
of the project.  Each phase shall provide provisions for adequate fire trucking movement 
and access  

PW-35 The Applicant shall provide a turning movement study for commercial trucks.   
PW-36 Street sweeping shall be regularly performed such that no evidence of tracking dirt shall 

be present on the public street. 
PW-37 The landscaping and irrigation shall comply with the City’s water efficient landscaping 

ordinance.  
PW-38 Project improvements shall comply with ADA requirements.  
PW-39 The project shall provide accessible on-site walk path connections to all buildings. 
PW-40 The project shall replace the curb ramp at the northeast corner of McCoy Creek Way and 

Lawler Center Drive, as well as the curb ramp at the southeast corner of Anderson Drive 
and Lawler Center Drive, with ADA-complaint curb ramps. 

PW-41 The Improvement Plans shall show the installation of any necessary street signage and 
pavement markings and striping along the frontage of the development.  All pavement 
markings and striping shall be thermoplastic or as required by City Engineer.  At the 
minimum, the project shall remove and replace the pavement markings and striping on 
segments of Lawler Center and Anderson Drive fronting the project site. 

PW-42 The project shall provide on-site directional and wayfinding signs to guide shoppers to 
the commercial parking lot/spaces.

PW-43 Each project driveway shall be controlled by STOP signs, bars and legends. 
PW-44 The proposed driveway on McCoy Creek Way shall be a shared driveway with the parcel 

abutting the project site.  The Applicant shall secure a shared driveway easement from
the Property Owner of said parcel.  The project shall provide a raised median at this 
shared driveway to channelize incoming and outgoing vehicles. 

PW-45 The proposed driveway on Lawler Center Drive shall be centered/aligned with the 
existing driveway on the other side of the street. 

PW-46 No structures such as trees and building foundations shall be installed within easements.  
Civil and landscape plan sheets shall show the easements.

PW-47 Trees shall not be planted within bioretention areas. 
PW-48 The project shall protect bioretention areas by installing 4-foot tall metal fence (or other 

barrier acceptable to the City Engineer) around them.  Metal fence shall have trash 
capture screening at the base. 

PW-49 The project shall provide a photometric analysis for on-site courtyards and parking lots 
as well as for the public street segments fronting the project site.  The project shall 
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comply with the City standards for illumination, and shall install, at the minimum, three 
cobra head street light with LED lights along McCoy Creek Way and two along Lawler 
Center Drive.

PW-50 Runoff shall not drain onto the adjacent private parcels. 
PW-51 The Applicant shall dedicate to the City a storm drain easement for the existing north-

south public storm drain that the Applicant is proposing to be relocated within the project 
site.  Moreover, the Applicant shall provide the City with the legal description and plat 
map of the existing storm drain easement for the abandonment of the easement.  Said 
documents shall be prepared by a Professional Land Surveyor. 

PW-52 The Applicant shall arrange for the videotaping of the existing north-south storm drain 
pipeline fronting the project site on McCoy Creek Way. If the pipeline segment and
catch basins are damaged in the opinion of the City Engineer, the project shall repair or 
replace the facilities to the satisfaction of the City Engineer

PW-53 The Applicant shall provide stormwater drainage calculation per Section 4 of the City 
standard specifications.
The diversion of natural drainage will be allowed only within the limits of a proposed 
improvement.  All natural drainage must leave the improved area at its original 
horizontal and vertical alignment unless a special agreement, approved by the City 
Engineer, has been executed with adjoining property owners. 
All proposed storm drain facilities shall include provisions for future upstream 
development and no development shall discharge at a rate, which exceeds the capacity 
of the existing downstream system.  In the event that the downstream storm drain system 
(pipes and channels) is insufficiently sized to carry the design flow, the project applicant 
shall prepare a storm water routing analysis, acceptable to the City Engineer.  In the 
event that storm waters cannot be contained within acceptable public rights-of-way, the 
project applicant shall either replace downstream constrictions or attenuate the 
developed discharge through construction of detention facilities.  Calculations for storm 
drainage design within a development as well as calculations for runoff generated by 
upstream areas within the contributing watershed shall be submitted to the City Engineer 
for approval.   
The north-south storm drain within the project site as well as the existing north-south 
storm drain segment on McCoy Creek Way that fronts the project site shall be analyzed, 
and upsized as necessary to convey peak flow rates. 

PW-54 With the exception of the north-south public storm drain within the parcel, all new on-
site storm drain pipelines and facilities shall be private and maintained by the Property 
Owners Association.  Property Owners shall be responsible for the maintenance of 
private storm drains up to the public catch basins located within the public streets. 

PW-55 The on-site sanitary sewer pipelines and facilities shall be private and maintained by the 
Property Owners Association.  Property Owners shall be responsible for the maintenance 
of the private sanitary sewers up to the street side cleanouts, which are to be installed at 
the back of public sidewalk. 

PW-56 The sanitary sewer connection by the southeast corner of the project site shall be to the 
existing sanitary sewer manhole on McCoy Creek Way.

PW-57 Maintenance of on-site lighting, landscaping, paving, utilities and other on-site 
improvements shall be the responsibility of all project parcels.  The Applicant shall form 
a Property Owners Association to address these responsibilities. 
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PW-58 The project shall slurry the north half of McCoy Creek Way from Lawler Ranch Parkway 
to the extension of the project site’s easterly property line. 

PW-59 Prior to the issuance of Certificate of Occupancy, the Applicant shall submit to the Public 
Works Department “as-built” Improvement Plans in PDF format.

Solano Irrigation District
SID-1 The SSWA Engineer, to the extent of existing records, will identify existing SSWA 

facilities within the scope of a project. Per the Lawler Ranch Commercial improvement 
plans, there are currently 8- inch water mains located on Anderson Drive, Lawler Center 
Drive and McCoy Creek Way with two (2) stubs to each of the current parcels. The 
existing stubs should be used for this development. Any existing stubs not needed for 
this development must be removed. 

A. Any extension and/or connection to the existing stubs or water main shall be in 
accordance with the Standard Specifications of the SSWA, and at the developer’s 
expense. A service lateral may not be located within a driveway approach. 

SID-2 Per the SSWA Cross-Connection Control Resolution No. 99-01, all types of commercial 
buildings and landscape irrigation services are required to include an approved backflow 
prevention assembly, at the developer’s expense. The desired location, service size and 
flow-rate for the backflow prevention assembly must be submitted for approval. Based 
on the proposed commercial use, a Reduced Pressure Principle (RPP) Assembly will be 
required on each of the domestic water services.

SID-3 Per the SSWA Cross-Connection Control Resolution No. 99-01, fire protection systems 
are required to include an approved backflow prevention assembly, at the developer’s 
expense. The desired location, service size and flow-rate for the fire protection system 
must be submitted for approval. Based on the proposed commercial use, a Double Check-
Detector Check (DCDC) Assembly will be required on each of the fire protection 
systems.

SID-4 The developer is required to provide and install freeze protection for all RPBFP’s and 
DCDC’s at the developer’s expense.

SID-5 At the time the Building Permit is issued, the developer will be required to pay the 
appropriate SSWA Connection Fee and Meter Installation Fee at the City of Suisun City. 
These fees are determined by the size of meter requested. All domestic water services 
will be metered. 

SID-6 We require that the District (on behalf of SSWA) review, approve and sign all Final 
and/or Parcel Maps, and that SSWA review, approve and sign the Improvement Plans of 
this development. 

SID-7 The SSWA Plan Review Fee applies and is due upon submittal of the maps and plans for
review.

SID-8 Electronic AutoCAD files and scanned .tif images at 300 dpi (of all improvement plan 
sheets) are required upon the completion of the project showing “as-builts” for electronic
archiving.
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CEQA Determination: Finding of Consistency
City of Suisun City 
Lawler Mixed Use
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PROJECT DESCRIPTION

The proposed project is a request for a 73-room/4-story apartment complex in conjunction with 
approximately 7,200 square feet of retail space (two twin retail buildings consisting of 3,600 square feet 
each) on 2.8+ acres of vacant land. The project as submitted will include both covered and uncovered 
parking spaces, tenant amenities, landscaping and pedestrian access in and around the site. This project 
seeks to exceed the similar luxury apartments in neighboring cities by highlighting Suisun City’s 
environmental assets and combining them with stylish amenities and maximum convenience. The 
apartments will feature a welcoming entrance and enclosed lobby, a fitness center, and a secure 
temperature-controlled environment. Residents will also have access to elevators, which are an important 
feature of this project because of the tremendous convenience they provide occupants and their guests. 
The impacts associated with the types of development proposed citywide including land use designations, 
development density, and the locations where development would occur, were previously analyzed in the 
2035 General Plan EIR. Therefore, pursuant to CEQA and the CEQA Guidelines, the City, as the lead 
agency, intends to use the 2035 General Plan EIR as the CEQA document for the environmental impacts 
associated with the updated WDSP. The 2035 General Plan EIR is available for review from the City’s 
website: http://www.suisun.com/departments/development-services/planning/general-plan/.   The 2035 
General Plan EIR may also reviewed in person at the City Development Services Department offices, 
located at 701 Civic Center Boulevard, Suisun City, CA.  

1.1 IMPLEMENT THE 2035 GENERAL PLAN

In 2015, the City adopted a comprehensively revised General Plan. The 2035 General Plan provides an 
updated set of policy guidance for the overall amount, character, and location of urban development, as 
well as preservation and natural resource conservation, economic development, transportation, safety, 
public facilities and services, and housing.  

For developed uses within the Commercial Mixed Use (CMU) District of the Zoning Ordinance (code),
the allowable floor area ratio (FAR) is 0.25 to 1.0. As a part of preparation of the Zoning Ordinance 
Update, the minimum allowable FAR and the upper end of the FAR range for non-residential and mixed-
development within the Zoning Ordinance Update are consistent with the General Plan land use 
designations. The assumed location, type, and density/intensity of development under the Zoning Code
and the General Plan are the same. The proposed project helps implement both the Zoning Code and 
General Plan’s policy direction.  

1.2 ALLOWABLE LAND USE

The Zoning Map (see Section 18.06.050 of the Zoning Code) identifies the Commercial Mixed Use zone 
in certain specified areas. The CMU zone has different allowable land uses, development standards, and 
other guidelines.  

Commercial Mixed Use (CMU).
The Commercial Mixed Use (CMU) zoning district is applicable to parcels where a variety of 
commercial uses are desired as the primary use, with residential uses permitted as a secondary use. 
Commercial and other nonresidential uses in this zone may be within the 0.25 – 1.0 floor area ratio 
range, with residential uses to be developed within the 10-40 dwelling units per acre range.  Residential 
uses are not required on any given parcel, but if included, must be above or behind ground floor 
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commercial uses in this zone. All uses must meet development standards, as defined in Section 18.32. 
The CMU zone is consistent with the Mixed Use land use designation in the General Plan.   

2 CEQA REVIEW AND FINDINGS

The City of Suisun City (“City”) is the lead agency for purposes of compliance with the requirements of 
the California Environmental Quality Act (CEQA, Public Resources Code Section 21000 et seq.). 
Pursuant to CEQA Guidelines section 15060, the City has performed a preliminary review and determined 
that the Zoning Ordinance Update (also known as “the project”) is subject to CEQA. 

2.1 THE LAWLER MIXED USE IS EXEMPT FROM CEQA PURSUANT TO PUBLIC 
RESOURCES CODE SECTION 21083.3.  

Public Resources Code section 21083.3 provides a limited statutory exemption from CEQA (the 
“Statutory Exemption”) pursuant to which projects may proceed without additional CEQA analysis.  

Public Resources Code Section 21083.3 (b) provides that, where a development project is consistent with 
the general plan of a local agency, and an environmental impact report was certified for the zoning or 
planning action or the general plan, the examination of environmental effects shall be limited to those that:

“…are peculiar to the parcel or to the project and which were not addressed as significant effects 
in the prior environmental impact report, or which substantial new information shows will be more 
significant than described in the prior environmental impact report.” 

Public Resources Code Section 21083.3(d) further defines that an effect of a project upon the environment 
shall not be considered peculiar to project if uniformly applied development policies or standards have 
been previously adopted, with a finding based upon substantial evidence that the development policies or 
standards will substantially mitigate the environmental effect when applied to future projects.

2.2 ADOPTION OF GENERAL PLAN AND CERTIFICATION OF GENERAL PLAN EIR

The Planning Commission hereby finds and determines that on May 5, 2015, the City Council of the City 
of Suisun City certified the City of Suisun City 2035 General Plan Final Environmental Impact Report 
(General Plan EIR, State Clearinghouse Number #2011102046, consisting of the Draft Environmental 
Impact Report (DEIR), revisions to the DEIR, comments on the DEIR, and responses to comments, and
subsequently adopted the City of Suisun City 2035 General Plan (General Plan).

The General Plan EIR declared the City’s intent to make use of the limited statutory exemption from 
CEQA described in Public Resources Code Section 21083.3:1

“The City intends to use the 2035 General Plan EIR to streamline environmental review and 
approval of private and public projects that are consistent with the 2035 General Plan. The City 
will make full use of existing streamlining provided by CEQA …The material provided under 
Public Resources Code 21083.3 and CEQA Guidelines 15183 is sometimes called the ‘partial
exemption.’ Under this provision, CEQA only applies to issues ‘peculiar to the site.’…CEQA 
Guidelines Section 15183 (f) establishes that impacts are not peculiar to the project if uniformly 
applied development policies or standards substantially mitigate that environmental effect. The 

                                                      
1  City of Suisun City. 2035 General Plan EIR, page 1-2. 
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determination of whether or not uniformly applied development policies or standards would 
substantially mitigate each environmental effect shall be based on substantial evidence, but not 
necessarily presented in an EIR… In order to maximize the value of the General Plan EIR to future 
projects that promote the 2035 General Plan’s objectives, the City has strategically integrated the 
General Plan and the environmental review. The policy development process has been used to vet 
potential mitigation strategies. The General Plan Update process was used to investigate policies 
and programs that can serve as uniformly applied standards and substantially limit the scope of 
analysis for projects consistent with the 2035 General Plan.” 

The Planning Commission recommends that, based on the following findings, the City Council determine 
that the Project has been adequately analyzed under the provisions of the California Environmental Quality
Act (CEQA) and that no further review of the Project under CEQA is required or appropriate. 

2.3 THE PROJECT IS CONSISTENT WITH THE GENERAL PLAN

The proposed Project is consistent with the policies, development standards and designations of 
the General Plan and Suisun City Zoning Code. An Environmental Impact Report was prepared 
for the General Plan (SCH# 2011102046). Analysis of the Project has determined that: the Project 
would not result in any new potentially significant impacts that were not discussed in the General
Plan EIR; no aspects peculiar to the project or the parcel would result in new effects; and, the 
Project wouldnot substantially increase the severity of effects previously disclosed. Therefore, 
pursuant to CEQA Guidelines Section 15183, no further analysis is required. 

2.3.1 GENERAL PLAN LAND USE DESIGNATIONS AND ZONING DISTRICTS

Allowable land uses: Provides for a wide range of uses allowed by the Zoning Ordinance, including 
“horizontal” (same site) and “vertical” (same building) mixed retail, commercial service, professional 
office, public services and facilities; research, assembly, fabrication; low-, medium-, and higher-
density dwelling units; and other compatible uses.  

Allowable density: 10 to 45 units per gross acre 

Allowable intensity: 0.25 to 1.0 FAR 

Guidance for mixed-use projects: Mixed-use projects may use FAR to regulate intensity of combined 
residential and nonresidential sites or may use the FAR and density (units per acre) separately for the 
nonresidential and residential portions of the project. 

The Zoning Ordinance also describes allowable land use, density, and development intensity. However, 
instead of broad policy guidance provided in the General Plan, the Zoning Ordinance provides more 
detailed development standards and regulations.  

The Planning Commission finds and determines that the proposed building intensity of the Lawler Mixed 
Use District is consistent with the allowable uses, density, and development intensity in the General Plan. 
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2.4 FINDINGS RELATIVE TO EFFECTS ON THE ENVIRONMENT PECULIAR TO THE 
PROJECT 

Public Resources Code section 21083.3 provides that since the project is consistent with the General Plan 
and the General Plan EIR was certified with respect to the General Plan, the application of CEQA to the 
approval of the project shall be limited to significant effects on the environment which are peculiar to the 
project (in this case the Lawler Mixed Use Project) and which were not addressed as significant effects in 
the prior General Plan EIR, or which substantial new information shows will be more significant than 
described in that environmental impact report. 

The General Plan EIR analyzed the impacts of development anticipated under the Lawler Mixed Use 
Project. The impacts associated with the types of development of the proposed project were previously 
analyzed in the General Plan EIR. 

2.5 FINDINGS RELATING TO UNIFORMLY APPLIED DEVELOPMENT POLICIES

The Planning Commission finds and determines that the development standards and guidelines contained 
in the Zoning Ordinance Update, along with the uniformly applied development policies will serve to 
substantially mitigate impacts of the project and, thus, the effects of the project upon the environment 
shall not be considered peculiar.

2.6 FINDINGS RELATING TO ENVIRONMENTAL EFFECTS

The Planning Commission hereby finds and determines, based upon substantial evidence, including the 
studies and uniformly applicable development policies and standards set out above, that:  

(1) there are no environmental effects peculiar to the Project that warrant further environmental
examination and analysis; 

(2) there are no environmental effects of the Project were not analyzed as significant effects in the 
General Plan EIR; 

(3) there are no potentially significant off-site impacts and cumulative impacts that were not discussed 
in the General Plan EIR that may be caused by the Project; and  

(4) there are no previously identified significant effects that could have a more severe adverse impact 
than discussed in the General Plan EIR. (14 Cal. Code Regs. Section 15183[b]) 

2.7 FINDINGS UNDER SECTION 21083.3(C) OF THE PUBLIC RESOURCES CODE

As required by section 21083.3(c) of the Public Resources Code, the Planning Commission, following a 
public hearing, finds that all mitigation measures included in the General Plan EIR that are relevant to the 
Lawler Mixed Use Project (as set forth in more detail above) shall be undertaken. 
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