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 CITYi CALIFORNIA 94585

Next Resolution No. PC19-14
1. CALL TOORDER.

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

Z. CONTINUED ITEMS:

None



Planning Commission Agenda
December 10, 2019
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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 City Clerk 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. GENERAIL BUSINESS:

None

10. REPORTS BY STAFF AND PLANNING COMMISSION:
A. Staff

B. Planning Commission

11. AGENDA FORECAST / FUTURE AGENDA ITEMS.
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MINUTES
SPECIAL MEETING OF THE CITY OF SUISUN CITY
PLANNING COMMISSION
7:00 P.M., NOVEMBER 19, 2019

COUNCIL CHAMBERS
701 CIVIC CENTER BOULEVARD
SUISUN CITY, CALIFORNIA 94585

Next Resolution No. PC19-11
1. CALL TO ORDER.

2. ROLL CALL:

Chairperson Clemente
Vice-Chair  Ramos
Commissioner Borja
Commissioner Holzwarth

EXCUSED
Commissioner Pal

Commissioner Rowe
Commissioner Thomas

3. APPROVAL OF AGENDA:

Commissioner Borja moved to approve the Planning Commission agenda of November 19, 2019, as is.
Commissioner Ramos seconded the motion. Motion passed 4-0 by roll call vote.

4. APPROVAL OF MINUTES:

Commissioner Ramos moved to approve the Planning Commission minutes of September 24, 2019, as is.
Commissioner Holzwarth seconded the motion. Motion passed 4-0 by roll call vote.

3. PUBLIC COMMENT:

None

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 TINUED ITEMS:

None
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8. PUBLIC HEARINGS:

A. Resolution PC19-__; A Resolution of the Planning Commission of the City of Suisun City
Recommending City Council Approval of a 60" Highway-Oriented Pylon Sign on the Heritage Park
Shopping Center Property (0173-010-380).

Senior Planer John Kearns started with a brief background of the site and the past application that was
approved by the Commission one year ago. He went to talk about the changes that are being proposed for
the sign, including the removal of a few trees for the proposed new location. He went on to state that Staff
has been working closely with various utility agencies to make sure the new sign location wasn'’t hitting any
utilities.

Chairperson Clemente started by asking if the sidewalk would be impacted by the placement of the new sign.
He also asked if any parking stalls were going to be taken away. Ms. Wilson, the applicant, answered by
confirming the sign would not interfere with the walking/bike path, and a few parking stalls would be taken
away.

Commissioner Borja asked specifically how many parking stalls would be lost. Ms. Wilson replied, one
stall would be lost and that there would be restriping of the stalls.

Commissioner Ramos stated that he liked the design of the sign.
Commissioner Holzwarth stated that the sign is needed so people can know what’s in the shopping center.
Chairperson Clemente stated that the trees were blocking Raley’s and Ace Hardware.

Commissioner Ramos moved to approve Resolution PC19-__; A Resolution of the Planning Commission of
the City of Suisun City Recommending City Council Approval of a 60" Highway-Oriented Pylon Sign on
the Heritage Park Shopping Center Property (0173-010-380).

Commissioner Ramos seconded the motion. Motion passed 4-0 by roll call vote.

9. GENERAIL BUSINESS:

A. Resolution PC19-__; A Resolution of the City of Suisun City Planning Commission Making a
Finding of General Plan Conformity for the Proposed Future Sale of City-Owned Real Property
Located at 320 and 322 Merganser Drive (APN’s 0173-010-210 and 220).

Senior Planner John Kearns started with why this item needed to go before the Planning Commission, stating
that any City property that is about to be sold needs to be reviewed by the Planning Commission to make
sure it’s in conformance with the General Plan. Mr. Kearns went on to state that the sale would be in
conformance.

Chairperson Clemente asked, when the Senior Center came to the Planning Commission in the past for its
renovation was it in compliance with the General Plan. To which Mr. Kearns replied it was.

Commissioner Holzwarth wanted clarification that the Senior Housing was going to in fact stay Senior
Housing. City Manager - Mr. Folsom replied, it is, in the contract it extends senior Housing for 25 more



years.

Commissioner Ramos found a typo in numbering and wanted clarification. Mr. Kearns replied that the
numbering should have been the same and it is in fact a typo.

Commissioner Borja asked if any easements would be affected by this sale. Mr. Kearns said the easements
would not be.

Commissioner Ramos moved to approve Resolution PC19-__; A Resolution of the City of Suisun City
Planning Commission Making a Finding of General Plan Conformity for the Proposed Future Sale of City-
Owned Real Property Located at 320 and 322 Merganser Drive (APN’s 0173-010-210 and 220).

Commissioner Borja seconded the motion. Motion passed 4-0 by roll call vote.

B. Resolution PC19-__; A Resolution of the City of Suisun City Planning Commission Making a
Finding of General Plan Conformity for the Proposed Future Sale of Housing Authority-Owned Real
Property Located North of Highway 12 and East of Sunset Avenue (APN’s 0173-390-160 and 180).

Commissioner Holzwarth moved to approve Resolution PC19-__; A Resolution of the City of Suisun City
Planning Commission Making a Finding of General Plan Conformity for the Proposed Future Sale of City-
Owned Real Property Located at 320 and 322 Merganser Drive (APN’s 0173-010-210 and 220).

Commissioner Borja seconded the motion. Motion passed 4-0 by roll call vote.
10. REPORTS BY STAFF AND PLANNING COMMISSION:

A. Staff
a. SB 2 Planning Grant
b. Revised Public Hearing Noticing Procedures
* In an effort to be more transparent, the changes are as follows: 600FT noticing with 2 weeks’
notice, posting signs at said property.
c. 8-Acre Site
* In the process of selling, will be coming to the Planning Commission soon.
d. Cannabis Ordinance / Parking & Paving Ordinance
* Coming to the Planning Commission soon for discussion.

B. Planning Commission

11. AGENDA FORECAST / FUTURE AGENDA ITEMS.

Next meeting scheduled December 10", 2019.

12, ADJOURNMENT
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Planning Commission Agenda Report Meeting Date 12/10/2019

DATE: 12/10/2019 ;I:: ig%?(ﬁ%gll
TO: PLANNING COMMISSION CUP 13/20-001
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

General Plan
Location Existing Use Designation Zoning Classification
Project Site Undeveloped land. Commercial Mixed Use Commercial Retail
Undeveloped land
(unincorporated Solano
North County) Special Planning Area Agriculture
Undeveloped land
(unincorporated Solano
East County) Special Planning Area Agriculture
Lawler Ranch Low-Density Low-Density
South Residential Subdivision Residential 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

e Improvement Plans/Grading Permit for onsite and offsite improvements;
e Sign Permits; and
e 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 Parking
Height Spaces
Project 10’(min) 25’ (min) 8.87* 32°6” 84
Zoning Code | 0 0 10° 45’ 84

e 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

10



TM19/20-001, AR19/20-001, CUP19/20-001
PC Mitg. 12/10/2019
5

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.

11
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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.

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 wouldnot 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:

e Approve the project with conditions of approval;

e Disapprove the project; or

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

External

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

12
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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).

Project Description
Project Plans
Conditions of Approval
Finding of Conformity

SOowy
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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 wouldt 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
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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 made byCommissioner
and carried by the following vote:

and seconded by Commissioner

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

ABSTAIN: Commissioners:

WITNESS my hand and the seal of said City this 10" 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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WALTERS ROAD COMMERCIAL PROJECT
SITE PLAN/ARCHITECTUAL REVIEW SUPPLEMENTAL INFORMATION

PRODUCTS AND SERVICES

7-11 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,
Additional information regarding

juices, financial services, and product delivery services
the c-store will be provided in the conditional use permit application. The
commercial/retail buildings will provide products and services consistent with the approved

commercial use.

OPERATIONS

For the 7-11, 800 customers 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
The c-store and fueling station will operate twenty four(24) hours a day. The

hours.
commercial/retail buildings will operate specific to each use

. OUTDOOR ACTIVITIES

IV.  PRIOR USE OF PROPERTY

V. CONSISTANCY WITH GENERAL PLAN
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vehicle trips, the volume to capacity ratio on roads, or congestion at intersections}? The
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proposed project is consistent with the General Plan land use and does not create an
impact.

b) Exceed, either individually or cumulatively, a level of service standard established by the
county congestion management agency for designated roads or highways? The proposed
project is consistent with the General Plan land use and does not create an impact.

c) Result in a change in air traffic patterns, including either an increase in traffic leveis or a
change in location that results in substantial safety risks? The proposed project will not
have an impact on air traffic. No changes in traffic patterns are proposed.

d) Substantiaily increase hazards due to a design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.qg., farm equipment)? The proposed project will not
include a hazardous design feature. The proposed left turn access and driveway location

have been analyzed and conform to Caltrans design standards.

e} Result in inadequate emergency access? The proposed project access will increase the
access to the project site and have a positive impact.

f) Result in inadequate parking capacity? The proposed project has met the City parking
requirements.

g) Conflict with adopted policies, plans, or programs supporting afternative transportation

fe.g., bus turnouts, bicycle racks)? The proposed project is located on a bus route and there
is an existing bus stop at the Walmart entrance.
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USE PERMIT REQUEST
7-ELEVEN INC, HIGHWAY 12 & WALTERS RD, SUISUN CITY, CA

7-Eleven Inc requests a Use Permit for a new convenience food store and gasoline
station at the northeast corner of Highway 12 and Walters Road.

7-Eleven is a global company that operates neighborhood convenience food stores.
The stores provide convenience for everyone in the trade area with a wide variety of products
and services. 7-Eleven’s new format showcases fresh foods (salads, fruits, sandwiches, pastries
and prepared foods) delivered daily. Dairy products are delivered to the store on the day they
are packaged ensuring that 7-Eleven dairy products are fresher than even the best grocery
stores.

7-Eleven is a pioneer in services, offering prepaid phone and internet cards, gift cards,
Green Dot {prepaid debit cards}, ATM/wire transfer, on-location bill pay, and Red Box Video
Rental. In 1962, 7-Cleven was the first retailer to start franchising with a local operator system.
The franchise system provides the benefits of a global brand operated by a local business
person.

7-Eleven stores are undergoing changes. New and remodeled stores are “green” to the
extent possible with building materials and lighting. The electrical systems and HVAC are more
efficient.  7-Eleven’s RIS (Retailer Information System) documents all purchases, transactions,
orders and events within a store and uploads the data to a server. This up-to-the-minute
information provides 7-Eleven with the ability to provide the customer with what it needs that
day.  7-Eleven is often first “to the street” with its introduction of new products in the
marketplace.

The product assortment within a 7-Eleven store is tailored to the needs of the local
community. Detailed studies are completed indicating buying preferences of the local trade
area.

7-Eleven’s commitment to responsible retailing is a core business principle and part of
what makes 7 Fleven a welcome and respected neighbor. More than 25 years ago, 7-Eleven set
the standard for responsible retailing in the convenience industry by being the first retailer to
deveilop and implement a comprehensive training program for the safe and legal sale of age-
restricted products.

7-Eleven considers it a privilege to sell age-restricted products, such as beer and wine,
and ensures that they are sold in a legal and responsible manner. 7-Eleven’s proprietary Come
of Age™ “awareness and personnel-training program” was ariginally designed to prevent the
sale of alcoholic beverages to minors or intoxicated persons and to prevent on-premises
consumption. This U.S. acclaimed initiative was expanded to include all age-restricted products.
7-Eleven has a very rigorous and detailed system for controlling the sale of age-restricted
merchandise, 7-Eleven requires an extensive training and orientation program for all
employees including:
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*  “Operation Alert” and” Come of Age Training” begin on the first day of work
*  Clerk Affidavit - Franchisees, Managers and Sales Associates acknowledge that they
understand the law and their responsibilities (required by law)
¢  A7-Eleven Field Consultant:
o Verifies use of Computer Based Training (CBT) “Come of Age” training
{Monitors certification of all employees (corporate and franchisee) and
requires re-certification every 12 months; enforced in the 7-Eleven agreement)

o Visits each store twice per week {Business consultants that review and advise
Franchisees on operation/training issues and responsibilities)

*  7-Eleven stores’ cash registers automatically prompt sales associates to check
identification when an age-restricted product is scanned for sale and will not
complete the transaction until identification is presented and age verified through
the register.

7-Eleven is recognized in the convenience store industry and by many law enforcement
agencies as the first major retailer to institute a formal crime-deterrence program nationwide.
Store managers, their staff and franchisees receive extensive training in maintaining store
security and deterring potential crimes and violence through a proprietary program called
"Operation Alert." Training includes security procedures, proper store maintenance, violence-
avoidance and steps to take in the event of a robbery.

Research indicates that keeping less than $50 in the cash register deters 80 percent of
potential robbers. 7-Eleven stores keep less than $50 (530 at night} in the cash register. Signs
in the stores reinforce this policy.  All 7-Eleven stores use a time-delay cash-control system,
which dispenses cash in small amounts in two- to 10-minute intervals.

7-Eleven has invested millions of dollars in a high-resolution, surveillance-camera
system, including 24-hour, closed-circuit video cameras with audio capabilities; color monitors
mounted in view of customers; black-and-white monitors in the back rooms; and alarm systems
equipped with fixed- and remote-activator devices.

7-Eleven is a neighborhood convenience food store that sells a variety of products.
The merchandising of a 7-Eleven store is based on the demographics of the nearby residents
resulting in products that meet the needs of the local consumer.  The store will be open every
day of the week, 24 hours a day. Customers of 7-Eleven stores appreciate the ability to shop 24
hours a day, 7 days a week for the wide variety of products sold by 7-Eleven.

Thank you for consideration of this Use Permit request for a new 7-Eleven food store
and gasoline station.  7-Eleven looks forward to serving the Suisun City community with this
new location.

20



6L02/60/¥0 v ‘NNSINS N
D ON gwm> ‘A3an0UddY 6€Z-61#O0L SO b= 3W0S aM SHIALTVM B 2L AMH 938

os0zeam0 10 LNOAV - ¥O ‘NNSINS - SY0¥¥01

31d03d 29

Iviol

ELR424 WOQULSIY
48 8§ 301440
4S6LL WOON XOve /AOVHOLS
48 1oe SIS /NIHOLM
48 6591 JSIANYHOYIW r
NOLLYIND WD AONVdNJ00 “
]
]

VIN
[e:]3

31d03d 0
NOS¥3d |
JdO3d €©
31d03d ¢
31d03d 85

waew non
&
~

RS2 4 IR ORHT O

L ey TN [l TIva d371000

vt TNV 3551

====a
———-

]
s 1
1

.n..".._..m..-.m..m.;..t.ﬁﬂ.u === ea] TIVM LHOITH TVILYVd
TNLIAUHINY

\ e TIVM HORISINI -
NOI

‘B e 187 '

e NINNT00 Cr i) 30144

[——] TIVM HORALXS \
ANIOITIdAL TIVM

i

]

i

i

I

1

]

| SO——

ldee= SIATIHS OO - ™
142¥= SIANIHS AVIHHEINO

—

’&@

z= UIUINOIN SLIXI ~
Z = J3HINDIY SWOOULSIY s . .
= {52>) TAVHL 40 HLVd NOWWOD
Jb2 =(00Z>) JONVLSIA T3AVAL
29 = (6¥<) QvO1 ADNVNID0O " “ %
A

STA 'ENIM S3A ‘Y338
ON ™ONDIN S3ASVO

LBy

4S8/6°t = VAUV IYOOT4 STVS m@ @
48 290°€ = 1408 VLOL

[d Vi0L

00 (H.2L) STIVM HOIH

€0 {H.9€) S1TvM MO
IVLOL NI LON - (80) SONIM ¥IMOd

S0 (H.09) Sdv0 ON3

¢ (H.09) SLINN VIOANOD

8 S73ddvE 33duNTS o .
(o1 ASYD AYINVE . = @ Lot om
ont 3SVO ALTIAON
L S¥00Qd HOW3W 30| 3 ===
2 SH004 dW3L MO muwore G _@m . &
4 SHOOQ L1NVA ==== i

& ASYI HOIMANVS
[4 STHYO ¥3110d

NOLLYNHOZNI LNOAYT

SYOvvoL# L1-1

£9052 xRy "Bual) ‘my Ausqider 00ze

¥2 NnSINs
Qu €131 TVA 9 23 AW 038
"ONI ‘NaAT13-L

e

£y

-

W -AR W WOM DN DD WIT WL 3N



EXHIBIT B

61-C501
woo ™ Woosaau|PuANIDL 2 (weapo] o) soriq suay-Buoj 7,
PRV Q 10[0) 99 Juju_.w_.mu.._»ab_i Baﬁ aﬂuﬂﬂﬂx (Popmord Bunprodjo oz )

3 . (per s soqeq ey pogEQ Surygeng

monusEzprd By CBCEC065E6 6606.CCH20L

Q6CHE VO oD UM COCHO VO PIPHS

. 19ang U 1ON 0501 Ay PO 1))

FHOHRARLT URAS[T-), (47 servposey 5 Youg WOy seomBuT A1) VY
opesIPY gV weypry edwospue] reouGuy 1ar) oo o B8 o
nemojan oy v} sofum juely fuvupnesg <1 qeeg Y =
g BuBivi) A sy
BT eReEID Pl Aoquery gy wojgewossphy krvupmary  F] oA omor@PAYq meoajewm@Uof ko RIS
wasof asqjHY SN IR ZHY Perpegpesded

G# WOPUORNMYPRIL AN gy weigedvspuefummienesy [ 0606006526 006C0080C0
00GH6 VO TSI WuIPA WCHBVI IV o ol ot
WD SORSERI PO L woEg v BOB e s R GG 10org RopOATA 615 St ]

Ry i} woneo, ] e 1 f
el AN QBupRD fouumay D WGy gy - sﬁi&«.ﬁ S~E§._L1§Oz£ S .=<w.§..“
Xapu] 199YQ wes] joolox d Eﬂﬁﬁﬂm joeloz d ndz hraror A
BIWIOHR)) unsm

962510 d nonno—. WX} MBI A

Vg

peJ unsmg




61¢&0l gE wﬂ.mm ’

IV

N
0C=.1 souarejoy
ue — AH 931 m
QYN .
IS00CG
aPid
syt o iy romermsony:
2
4
ot
st
ey
— SIIIrLOC &
- - ro=n
Ay - Cg=umparodaid o) 1* "y
" R S
oo anpa prsaiery ! t
la @t
ﬁD—dQﬂm ~W!ﬂ—
! Ty
— . .ﬂ. [} 1 ——
s —aef o La ol
- .u.!..M 14...._.!!1:\‘-
mmar
B ° ﬁ APpraay
-

AVMOIVA NOSJHSL / QVOY STHLTVM

G0 e

(v Sopge]

AVO4 VISIAON / 3l AVMHOIH ALVIS

e
SIDHLIHDAY |
NVIWK
NOSNHO! |



o%0  gopyadeospue fuvnruypar ] VO'NNSINS - TR i

I . ERSTEE6'ST6 ud
F6ST6 ¥ "N INuEM.
ﬂ—ﬂ AN "RONG WHEW GUON (291
.H.H m w w . soongasy adeospus
d11 ! YEEE SEWOYL zcmEo

'SIOVINI LNV HOd €704 ¥343y
SOV ANV NVId SNOZONUAAH HOd 21 0L 343y

W Op = Wou T
G ) e {
- .
/ )
o !
TIV.) OHJVYD e
) 2
“IVIRELLYIW 3811 HILVA MO STONILNYTd M3N 0 %08 NVHL JHON 'S ) -
*14 *0S E¥9'0Y S1 V3HY 3dVOSANYI MIN TWLOL ¥
“ONISSTUA TAAVHO V3d 40 MIAV 2 V JAIFOTY OL SHV SUILNVT INTNLVERL UZIVMNHOLS €
"DNISSIHA HUVE 40
YLV OL 3uY (SUAUNVId L ) SVIMY ONLINYId M3N TIV 2 s
“"NOLLYOFIddY QVIHIAO ON ONY ‘NOLLYYIHO U3 TIONLNOD G3SVEUIHLYIM 0 E0uvd
‘NIISAS ETL ATV OL DMLY MAN TV %
‘S3LON TVHINIO
mo1 %IVO b JOVS NVISSI VIOHONRILY VDISAONI SR
MO R0ZVO 4 SSVHO NIVINNOA Tddnd JNYENY. '8 ANBASINNId o
Mo1 %52 VO b SSV2D TITFIN Tetind VHHOINd VelLS
#0T %SE VO SSVNY IWAT 3N 3ONIHS NOANYO, SANATY
Mol %51 VO ) 39038 A31DREY VIOOMNANL X3UVO B .
{00 .9¢ LV):S1NVId NISVE ‘NOLLVRLNANFOI .
MOT DOLEBVO L ANVINISON VMO ANIH. 'O SNIYIISOY D T P
a3 voLsBve L 3S0Y L3duvD QLAY DDV VSOH _U .I._“ -
MOT ‘JOLEDVE L HSMY LY \3ZI3NE V2S5, VIIO-IONO') YHANYINO _H_ =
i g
am voseBvDL A e var [ o] ) 2
=, =
MO 00058V L VANVZNYIW JHVMA A3YD GIING SOTHIVLSOUDUY D ‘E M
E MM N
BUIN0D GHincHO . NURENOR  (mfe  sfal ~
=] ¥ol AMNOLSOS VAVGIdSNORIL SNSSIOONSHINYG UL ivd : PR
SAMA . [e]
Mol vo s AHVWISOH NvOSNL 3078 NYOSNL SINISVWISOY ST S0 =
MOT vOs§ NAOHLMVH NVIGNI JiNNjed SNVAD YOVT. SId3T0HAVHY  OVT VHY vk el sfe] o
MO vos ILVNVHOIAO ANV WNVN, NALLVAVRO VOINNd  YHO NNd Ginmiets JHon ¥ W.
MO vos XV JHVMa 3AVM MOTIEA RNINRIOH]  T3A OHd
Mol Yo§ XV14 ONVIVEZ MIN FOIL ANIL WNINHOHd  NIL OHd 813V )
M0 Ak XVH JHVMa ASYS IZNOHE, NNIARIOHd 048 OMd HLNVI o
Mmoo o9 UIAANVIIO DAVMG NONTYS 211134, HSONVI IO WIHEN TS 3N NOUNILTrOlE {mle o] >
MO} v9§ UIANVINO0 M VONVIEVEVO. HIANVIIO WNINAN  T10 M3N HALYMRIOLE =
MO Vo5 NOAOL VINOAUNGNY STISNOHILIH UV LIH o - et
Mol Vol 3n0s343n1a ANBHVITMA. VOIS Es3d '
el volL AW LHOINLYOA ¥01001853130 O30 . 1 nosinawmon v
an vos NIAVEHHOHIVIHE 0709 L3SNNS, WNXHO NG VWANOFIOD  NNS 100 3 DAY GO
MO vos HSNEBIILLOE JHYMa NHOP 1L, NOWILSITIVD IR WD
M01 vos AMNISHUVE SSINVAVE IOYIENNHL SIHIEN3E  NHL¥3E
GENNHS 9
MOl vos INId INOLS NVITIV.L VIMASNNIG Nk Nd ' $
Q3N %08 .6T AL ANV MISWNI00. VIOSINIOY SNNVUYTd 10D Vid .
M1 vosi FUHAN Fdvao NHOHVOSTIL VINIONISHIOV]  SNL OV ARG AMING 2V, " onvas 1s00
Mol vesi FUHAW FdviD Z3HOLYN. VINZOULSHIOVT  LVN OV1 . "INV 0N @RS
MOT  v9gL AUHAN 3dvied NBMVIVO, INZONLSHIOVT  1v0 OV1 -
gamn vasi AMUIENOVH SISNANISSUTEO  NIS T30 o - AV dYd NOS 3r/Qvoy SH3ILivm
N ¥OSsH TN O ANO4OIY, W H3OY  3H IOV w \\1\'1.?:!\1\][ 1
'eEANL P — -
38N H3LYM THYN NOWNOD FAVNWOINVION  T0SRAS =
§1000M 1SN SWRELYW INVTd it ¥

— L] - & ' - '



00 ueJouozoip mﬂ m:onmﬂ.:mum

61

"SIOVIL LNV HOd €1 04 ¥343y
¥ g = om 1
(1av4 )
y
ai
JHAVYD
e $v18 AU
Fyo HRAY JAYIEONY N0,
[N VEHY e J¥LE yann
o . R SYIBY AVIRANYT T
Vv P
AL NI ot A O3 O Y38 5D 50 3 ONY SVENY 5O 195 Tovednr
IVLNDDEE MO AOTIE B0 45 0 30 L9 SYTY wiss ¥3RY IRYIS0UVT D,
e THEYISTNE HVWIONA 1O 3 Se4) SDVRIAY HOK. EC0 O VaURT VA3 N0,
VAW JIVIRANEI N INDIY
THATTIND w9 VP
“oay JeMW BONYMOTIVULYM OIMOVIVRONON e
TSy BT E ] .

o e

B X L T Rl T

s st T Py 5

et s - ‘o

U o 'SVRUY 24VISONVINVINGY
nwi3rasn | e i i Ta I —

MRV L0 _cuﬁ.ua._:.u““wmuﬂ .w-.h_w&;u..yu.%uhxﬂcy_a:wx‘ﬁ .-sunm“wf DN
Guwdd (L PSSEREL T . <. BNGZoU LR

13THSHBOM IdVISANYY INFIOI343 HILVA

4S 890'L¥ TTVLOL

R (45 281'2)
] WNIG3W = dia
77 (s eiz'se)
\& MOT-diia
Wnia3w - sy3igang

(45 8¥9) S33ML

‘AN39371 INOZOMAAH

VO 'NNSINS

T

)

¥ 1B0Hvd

I

EUST'EI6ST6 “Ud

D Eouvd

(CTDTD
C=>

L]
t=k dst

a7139uvd -
I ga]

AV idvd NOS 3/ AvOy SH3LIVM
[

AVOX ViSIA ORS /2L AVMHOIH 31ViS



6 <E 0l soBewm] yue] J fureuymrez I VO'NNSINS s m

¢l SAVd NIISIN]S e =

HSNY LV

SSVHO NIVANNOH Iddnd SSVY9 IT033N I1ddNd 3903S A313x438 AUYNISON uwm?b
A : X =\ § X T

" S¥IACIANNOYD
XV ONVTVEZ M3N H3OLLANLL

‘SANYUHS

VHOMVOSAL STLHAW 3dVHO ZIHDLVN, TLUAN 3dVHO

=




RO EYMATCERROATS. e

61 ca 0l SHOT}RAST] | PPJ VO'NOSINS R

6V SAVJINNSINS T

071=8/1 [P Q71=8/1 1Ped
uorjvAS[ 152 M ROfjRAS[T Yyimog

R e smquymyg

perm]y s

0°1=.8/1 IPed 01=.8/1 1Ped
uorjeaayy 3se woijeAa[g Y3ioN
esvq 2y
_ [ootdiy wajshs oo
R ¥ ™ Vsl




61-¢2-01

94

SUOTJLAS[] UaAS]~].

VO'NOSINS

SAVJ NIISINS

O1=8/1 L

WOI}VAS[T IO M

se[Papjs nonroduwory

woReIg N

pustiequaPung nonoduory

01=8/1 e
uorjvaa[yg isey

profeqss(Burgs ropmoduiey

01=8/1

gﬁl N

uoryeas[y yinog

oo ‘apg.
RO KO AV

EEIN.

UOoIj}eAS[Y YIION

[rordta st
oty iy hypwwisiu

woBogs o)




rge SUONRAST] 2 Pod VO 'NASINS S

v SAVd NIISIS e

071=.8/1 &Ped 01=8/1 &Ped
ﬂo.m#.ﬂbw_”m “—nW;. ﬂOm#ﬂb.@.—m ﬁ—“—n..om
fudomz eo1d6y ‘woyshs eatdhy washs
souconsanuas(] szl e Twotpaials ssv(f puv wmumARy

5 S
5 _r 1] | _ V%
Vs - = .
e 3 = weua) [Esey X M } d
hl e = %
Yo-m — _ b..Eﬂ
ammly eodiy wn eoKify sBuny
0 0¢ o) ue KoL payvuTII ooy
sefFuys vonpodmory
01=8/1 apred 071=.8/1 &P°d

uorjeasyy ysey worjeAa[g YIION




61c301 S[OHSIE ) SIO]
a0 =

O 1=4/1
.Ho.mﬂﬂurm.a ﬂ.m-mm Lt gﬂOﬁUﬂm Uu.—.-.*um
ﬂ
bJN/ ouj ooy
o— e oveboiy
0-01
O1=4/1
ﬂogﬂga #ﬂONuH - WN&O.—UQM gm@“

VO 'NNSINS

SAVJNNSINS

O1=91/€

a%i

uorvAS[y /Yy UOId2Q

omes}1adgs
o i joar
Ol.l [ pajeiixior)
£0-01
S[eHoIR| R 200
fruag) disfeoqiiog LEIMO mvay
261030 "Prompg TR Shvnﬂ-?é:ﬁﬁ PunyBryemp Sapay)
futouw?) ppoig MG PM TPITio Suppieg

-—EU A |
190 upmwfusg 0F202a n—ﬁgaﬂ..d
wey L7

i s
S1LAq Prepa Mg
oweld

——
)

.

a L g

aactaty AT

B .

Fopopigpropumg  opan) sdooph
SPEORVIqENE)  SpEITD) UIgEm(o)
spoyeng Pryong

S

TN -
1. .— =




DROE M AT AR NTIARNGINE

wms L L b % % 3 % % % 3 3 3

OF=~G81~¥Li0 N'dY * % Y

ko]
oM YO
rva
e
i1 A
-—vo
L
avo

“ONI SHINIEYd SITIINON ¥03

‘Nnging 4O ALID

¥ '®d Nd 09 M8 NI G3QHOD3H ¥ 130HVd
SONIGTINE TVIOHIWWNOO NV FHOLS 11/Z d380dOHd

NYId ALILA ONV ONIGVHD AHVNINIISHD

[
>
c
g
m
HATHS LA 100 WL SNG 050d08d  (BD)
. HAOHS SV M3AZS AUVIINYS i < 3 HEINAR BOLOVE
OL SNVA0 “dval. 25200 GRV WY VANV 3uTSOAG vl (i) -3 .. - o
SHOHS SV NS AVLNVS
0L 2OVHIHD ADNYD 230N 1330 GL NIV V3UY G0 ) s m Ha mva
© I LGN LY TV MBS Lamaiswo B i ADESSY Demvet R
VD F 0 X0V INUSIA K D) o » » 1A i
= lity m IO ALBIOB LY 30VD SNUSOG R (D) a @ioN SV 108 AUUA
! - Towen
3 UGN KOLYLS RS -t 03000k ) ‘<SSO ROUINELSNGD ONNG N 3L O Y Y o .
" SdvL N3G 344 ONY JUSINO0 AveNals G3souosd G MW AoYe0dol QT ALY SUCKIGHIR OYOY SILA d P - LT
n SN HONYEE JUSIND e ML NI I Sy N = L 35VED
o oY s ABES L MW A0 0l ol TN 0t () WY 0L USONOD ¥ 1Y AUYGHI00 N AHAVAS00A 358 HL '\ - e vawy
b YR ALD 035000%d QL dvL HIM ANVHOAH 3a14 03500084 D) - - -
z 0% oS 310N N *
n | 012 1y 3075 Tis v 3003 ONY 393 VA GROAE | 30 . e SINOND ORI
mu ity SSOW0 (HLNI W00 KN HOWI 38° 1Y 2408 SSom nvas  (B) - .
-.___ ____ HAGHS SY 30V HSING Wik 2UTAYG 1 308 TR 12 3v () _ _ 240 v
m TI¥ BN LIS OMISHA 0L SAOM ANV MISAS M s (D) _ _ |H s s s
K Y N g ho
w ~ PH 0 LTVS MO NOLD3S 34 NSYE NOLNALIN-08 10ISH00 MW | . .
20 LTS N0 NOLOZS 3 NSYE NOLNILIY-08 1MISHG S0
~13§ 20 e o e 7 —mem— 4 —{E— 3 BV
w. Y8R jommnor oo om0 _ OO e
now SIMUVIS LN Y INOJ SHL Ol AW A ms avows ) 0 S, S N R e s - 2dd N0
z m ‘SONWVS QLA GHY Q3ACHAY NO CSYB St NAOHS —_— ey
a WVl—.V N INL SHI LY TN NI3S LON SVH NADHS NIVIW 2G0YAL ONLSHG @ . e 3N LGSV
NHOKS 3W1 :
mﬁx QL X5 ¥ dN S30TS AVNIAMD L0 ATTIVA HIM AVKIARK ——— 0 oW
LN CNHLY 1AUISHOY ONY XIVASDS ¥ 43U ‘B0 wonsy  (B) s
m ET] WG RN QNS SR LDO0d KL LT Lonaskd () a srons
s% N ISR
SALON NOLLONYLSNOD



T VEGREY O Nty Y LIGEOH 6102 THSEACD ©

K praprayma e rsarped SUSINIONT TIAID
000087 LI TOI_UOOASY UBT N

oy L = 5=-== £
‘ONI ‘83LVIOO8SY ¥ =
NYY) ¥V LHIgOH =5 & ==

feet

: 850

: 8.50

: 8.0
37.8

.00
8,00 24.00
Pumper Fire Truck

Lock to Lock Time

Steering Angle

Width
Track

“ONI SHININVY STTIININ 04
VINHOAITYD ‘NNSING 40 ALD

¥ 'Bd Nd 09 'ME NI 030HOD3H ¥ 130WVd

SONIQTING TVIOHIANWNOD ANV JHOLS H/L G380dOHd
LIGIHX3 NOLLVINOHND MONHL 34

-

\
\
1
st
!
]
!
i
1
i
i}
it

>

90

60

30

8 55 20 U

GRAPHIC SCALE

A13029

§ svmemoscenan ceworves mom ek SN



DU YDOSEY ¥ NUYX ¥ LG BIDE ANDRAICT ON) SHININYA SITIINOM MO A

T saret e ey AYOTNIONT T1410 VINHOSIIVD 'NNSING 40 ALID

¥ '©d WNd 09 M8 NI G30HOO3H ¥ 130HVd

SONITTING TVIOHINWOS OGNV JHOLS 11/ QI80d0Hd
% LIBHX3 NOLLVTNOHND MONuL Suid

‘ON! '831LVIO08SY ¥
NEY) ¥ LlH380H

GRAPHIC SCALE

50

]
. £
¥ &
x:":, §§ , ¥ /
§ ‘g- 3:’ & ! /
E s3 :
: §Hl . ' y

S VIXRIAGUVREN LAY TRICK R 3



m‘:;."xiﬂ;%::;mmu'w"’ a2 VINBOZITVO 'NABING 20 ALD :'::;'3:‘ co)§
N 3 S ¥ 'Dd Wd 09 'Mg NI 03GHODIM ¥ 130HVd Ty O g
i = SONICTING TVIOHINNOD ONV SHOLS W/L OIBOdOUd #+v ] H
NevXY v LH3g0H LIBHX3 NOILVTINONNO YONHl 38VEHVD o =
£ ! / :
&_383.% .
gy s , / s
(L] g :
- Fe / I
S i < R
1 2g . / °
§ siat )
o ¥ES5 5 / )
7
7/
N ’ /
—_ N —_
AN \\
. N o
*
AN
N \\\\ “ }
R N |
W% |
\Q\ \\ !
1
% :
, : Nt , ;i
%‘” Lg k /
1 7
\ ’ \Y‘%\?\ 4 RN i
NRCWN s N7 N e
N & \ \\ \\\\\\\ ’/
\ £ %@
/7 / N N, '4 » AN \ ¢
’ / &
) , \ ,,"2\ fg‘j
o A NEE R ¥
, &
~ ¢ &
© \ N P
p \ & ",
{A\
\ N
AN N \\
AN
N AN
AN
AN 8
H
i
g
=
i
h E
N E
3
AT SE S0 2w J0uy



Fm geemw HUON
S0Em.l
sty NV1d ORIHNOLOHJ F1IS
nivg| .
ongor Aanaa o
AsAaAn s A /U GRS . e -
To§ ananaanA A Fan naffninnen i
HM K] AR AR A g " AR RRnaanamans s N v
Qo m L LT RPN Ty CORRA AammasmARAARAAARARA NS oA -
= ARAAAANANARARm AR ARNY T AR AR ARAR AR AR AR A KA RN ~n
[«] AARAARARAARAR LR AR AR AN AR A B L L TS Sy AR, aans
= L A N A NP D N L A N A NPT
E L e L R R R R S R A A Y R N ] B R N R
ARANARAANARANSARARAR AL AR AR AN ARG A N MR AR AL, A RAARR AN AR AR,
) ARAAAARERRRA AAAARRNA LR ARAGARANKNAR AANNRA A RAN QAR AN AAR RN G D N R R L N N N AP AT Y
m ANARARNARARRAR N RN L AN R RN R R A R AN “n LS N Y B N N N N
ARAARARAARRAAARAAAAAAARRAAAARARNGARAA AR RN BARA AR LA ARRER AR ACAALGL ARG ANARCA AN A
MAANANARARAARARANRARARAL R ARAANARATL RN AR AN F D A N A PP R .
AR AMAGABRAARR R AR K RO RN AN AANANLA KA NN A ABRARRARRRRERAAARNANRASRGAR R A AR Ans AR >

MARARGAAARAANAAARNKAANAARNARTARALRARARANA 2 3 Bt WA R A A AR KM AR SRR A R A AR AT AN A N
H L] T N ARARARGANORARAALANARARRGAAAR NN KSR L T A PP LA A A
m ARRARA LA AANRRAAR SR AARN A AR ARARG AN y :;));25::%)3::3;3): ~n
] AAA AR AR AAR AR RNARAARARARAN AR N A RS anaAmanmnn PR S AOAN S e
B AB AR KRN AR AN AA KD ARG A RN A AA L RmL A AR AN AN AR, AR AR
§ B D O P P AP PAAARY T P P R i Oy
mum.ﬂ :w?;::;;:;:az,:!ea;a;a;;»p:a>, S anananmanananaa .,
153! _ﬁ.\ R AR A B ARG ARNAN AR RN QAN A S AAARARRARA AR AR AR RN
,_.n—_‘ o TS ARAAAAALMLAARARARGAMARARLRAARA  por L) M NARAARAAR AN AR AARNA
Y :)))1:::a;:}a::s,;;;)}aaﬁ));‘gneﬁg AmAARAAALARRLS AR AR ARR R ArnmAnnAnfAR AR ARG RS A
L 4 NARMARARNRRARS L RARALANSCASA Y ANAARARAR AR AR AR AR AR RN L N A A R Ry
AARANBRANAICAAANAAAALARSR AR AN AR AR AR AN AARAAAAAAAAR AR N R R Y
R A L L L L L R L T AnnnaanAA AR A 2 a AAMRALAANLALAARARRRAR R L RN s
AR ANR AR A AN NG AN AR AN AR & R L .Y b ALARM A AAAARRI S RN AN e
w8 ARAARSAR AR AARASL R AL A AR SRS g PPN B R A D )
m E ARAAAAARAAALANARARAAARS | Aan L N TRAARAAROARARNAARKRAKARSAASHRARS
27 w ARARARGTKARNARANKA NGNS NN RN ~ L R T N O e R
; ARRNAARAANRNG R AR L AR AR, PN ARAAAA MO L AARAALANN AR A RN ER N
B R e e el R e e e e R e Y amanann [ .;aa;;;xsa;;»aagaaa.,..;?...),
(@] AGANEANANS A ARAN NGB AR AR o AnmnnnnARmn arnannWRann g
A A I annm e S T N e -
... o T A AARSR AR R RN RN . AAARRAR N KA AR A
..ap.,.,.,.:;;a...aaa:.a:;klm;;l)e.@ MrnaAnm Tt anmamAnname PN ONON
AnAAAAARARR AR AR AmAR SN noramn o PURPOpPptglahgn ety e igiphaie
AMRARAMAMARRRAANAALKEANNA o nan AaansanARAR aanaan
e L A A o
AARARANAANR A AN R A AR mnn mmm AN, AR s
AAAARARRANAARANRA LA AR RN RS T ma A e Y
AR AN R R AR AR P R .
S non A
Annmanai s AAn ARG gAY er/é P
ANAARC R AR AL LA R AR A AR AR

B P it
B S .
PRSP OANRAAN AP A S
A LARARA A LA AR ANANS AN AN
S5 5% LAt A8 o A RIRTR o S5 fatatoraraisy
SUAN B L L R R Y
t L ot e I s e
TIIVNIANT IOT ONDRIVd S N A AP
e e anaamanmanaaARARARARRRY
e 172U AR ANA N AARAR AR KA A AR A
MEAR AR AR AL RAK A NS
PARA N AG A NN AN AN R,
A ARAARANAAA AR AN
ALAAAARNARA AR AN
AABARRANNRRAANNA R AN
ey T o Ay N e e
AT O
AR A A
MAARARR R AT
INAPATPPO
PR
PPN
Nt
N

TR IEEHATE

D0 4 @01 OL WM 08

T o R e

G QEWASIE  WOLLS - G402 N2 10 SeeI-COTBNIMTS Wk




BLOZ "Bl OGN Av0 1074

il -BEOCIY
62084V v ot 1om
o
SL3s 40 P .
g 20 3,IS,£0.L5N -
—- 8
ON L3S ~ 8, QWQJ . sa P
9V ¥69T0 = @ T30¥Vd QISOdONd B0 @ A< S E
3 OV ¥EE60 = 9 TI)UVd 03SOdONd .S % a. . TIVOS JIHAVED
w 2.8 0V F8L6'0 = B T30uvd 03SOdONd s 12 v o om om =3 N
am mm Eid m. 'OV F628°0 = ¥ 1308vd QISOJONd B w0 st .W/!.ia o
L3 . o LT
§ 8 'STHONVA ¥ OLNI ¥ T30Mvd ONILSIX3 JANIGBNS AL Anﬂ«._.@hun(%wﬁ o
TIVSOI0Na 30 ROLJIEIST %02 E e a4 Gaouvd”
Q - e
@ B et o T " e
‘SVINV QALVAO VINNOAITYD * . o w -
E o ONYI0S 04 dvi QMVZYH 0073 TYNOLVN VW3 q e § ST Ngiv 85,685
e o QUVZVH 000 WHININ 40 VIRV X 3NOZ
b m U v o o - s w -
2 a (40) L34 WIONINNC
- o - o . - o o P
=< o “BNINOZ TRESUTDS . .
o U W ] ANV LNVOYA e W 8..&«._ pz«o.“>v
> -~ L <OV F8860
ISRV T IR
op B3 R AN
>pms sauov ¥90°T . a3s0dodd
z P
° o £ SBSYE VD "ALD z“.m_sm @ 3
K o 2 i
o W 3 SS3UAAY SALIS ON o w om 8 - S e e T an
o P13 . P
clho (14 SNV K05 2 (aNV1 INVOVA)
£ r o W 0V F8L6°0
> 0v0-0c8-£L1 - =~ ¥werw ™ ™  § 13%%vd
<Tox gl 350408d
: ~EZEATN 30874 SHOSSISSY .
a v o ?
g .7 INVOMddY SY VS - - .....,\o..M\
c = “ETNBNI = ‘
c e
M @ OLL34u3d ANOL ST e
3 (23 NAY) LY3E0Y GLOVINOD ”
2 X WOD'SYTINIONDIVEONVY TIYAI @ .
= 8686—SE¥(L0L) ‘ANOHJ O
> g 17 Tmm 287 ot i
"ONI 0SSV @ Ny 'V 1M380M ac (a1 L A A 4
\eczE—t102 ° 2 “Ov_¥628'0 o,
¥OS 'IGEZ6—L10T "LNAWISYI @ b atd epin &
IRV INMYIALYM YMSS Si ONLLSDA oo~ Mm..mwwwo“m [ A f
m SITIENGN NHOP :LOVLNOD ir Wd 05 ‘INIASSVA @ Em o o B
< woosypudwguyel TV ALMILN OMignd 0F ONUSIX3 o ..n/v_ o
~ $06€—£58(0S8) ANOHd Ot R
~ 100P6 VD ‘Ol OTvd ¥0S _‘v60IS—¥E6) ‘LNIVESYI @ P '8
LIS ATWIAVA 6iv T8 0lIOVd 01 INILSBI 3 wom
N o e = ~INIRISVI DNIISIRT L
6= T ="
2
m : “NOIIVAHOINT 3IIS SQH0034 ALNNGO ONVI0S %08 o
am 1% SdvN TIONVd 0 ¥3d QN0 ) o
§a n_<w‘=om>.ﬁ_..p_§zo_ A ¥3S ‘0% S¥ 81 ¥3d 135 o o e o
z® oL SI191Z 308 ‘dvD ¥ VB ONMOA i
m ¥0S ‘I Wd 06 ¥3d 135 o S
z w o O, SLISC 308 ‘dvD ¥ uVER QNNOA © i
"l
H m.. » W RENE = ¥0S '68 SdVA £€ ¥3d 135 o -
v m 3 ® % a B ~ ANIACNON TIW ALID GHVONYLS ONNO3 . —_— A
wm S - ¥0S '¥65-126 ¥3d oy
m m ox SLHOM S,H3LINGY 40 OV NN NN "
_ ¢ PO ;
u m ~ ws~ & T T T
] 1 > o 3NN AVM—40—LHOM G RN
' ol e —— e e “ s e '
L EMx &4 a M T T SONI¥Y3E 40 Sisva _
maw W & 7 oL N TIOUV QISO0Hd o e e W oor - (6986 M.00,22.685) o
82 3 = avoy ERVCE-Y N AMYONAOR SNUSPE = = = = M.9%.25.88 ).a avod Nasy3lid 2E
m 13 mm N30T m>



37



Sl

"NOIANEERS

Project No. A13029
November 19, 2019

CLOSURE CALCULATIONS FOR A SUBDIVISION
OF PARCEL 4, BOOK 50 PARCEL MAPS PAGE 41,
SUISUN CITY, SOLANO COUNTY, CALIFORNIA

PARCEL A (beginning at the most Northerly comer of Parcel 4)

North: 1849757.826  East: 6565044.485
Course: S 00-09-49 E Distance: 385.72
North: 1849372.108  East: 6565045.586
Course: S 80-50-11 W Distance: 62.06
North: 1849371931  East: 6564983.527
Course: N 44-08-00 W Distance: 176.07
North: 1849498.300  East: 6564860.924
Course: N 45-49-15 E Distance: 12.96
North: 1849507.332  East: 6564870218
Arc Length: 307.03 Radius: 800.00 Delta: -21-59-22
Tangent: 155.43 Chord: 305.15  Ch Course: N 34-49-34 E
Course In: N44-10-45W  Out: S 66-10-07E
Ctr North: 1850081.063  East: 6564312.695
End North: 1849757.826  East: 6565044.485

Perimeter: 943.84

Area: 3610647 (.83 acres
Error of Closure: 0.001 Course: N 43-46-45 W
Precision 1: 1323436.32

PARCEL B (beginning at the Southwest corner of Parcel 4)

North: 1849302.083  East: 6564706.524
Course: N 1549-16 E Distance: 66.24
North: 1849365.813  East: 6564724.583
Course: N 45-49-15 E Distance: 190.11
North: 1849498302  East: 6564860.923
Course: S 44-08-00 E Distance: 176.07
North: 1849371.933  East: 6564983.526
Course: S 45-49-04 W Distance: 247.19
North: 1849199.656  East: 6564806.260
Course: N 44-14-13 W Distance: 142,96
North: 1849302.081  East: 6564706.527

Perimeter: 822.57

Page 1 of 3
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Project No. A13029
November 19, 2019

CLOSURE CALCULATIONS FOR A SUBDIVISION
OF PARCEL 4, BOOK 50 PARCEL MAPS PAGE 41,
SUISUN CITY, SOLANO COUNTY, CALIFORNIA

Area: 42601.89 0.98 acres
Error of Closure: 0.004 Course: N 55-10-06 W
Precision 1:232237.39

PARCEL C {beginning N00°09°49”W, 160.96° from the Southeast comner of Parcel 4)

North: 1849113.603  East: 6565046.324
Course: S 89-59-41 W Distance: 156.26
North: 1849113.588  East: 6564890.064
Course: N 44-14-13 W Distance: 120.13
North: 1849199.657  East: 6564806.258
Course: N 45-49-04 E Distance: 247.19
North: 1849371.934  East: 6564983.525
Course: N 89-50-11 E Distance; 62.06
North: 1849372.111  East: 6565045.585
Course: S ()-09-49 E Distance: 258.51
North: 1849113.602  East: 6565046.323

Perimeter: 844.15
Area: 43052.70 0.99 acres
Error of Closure: 0.001 Course: N 73-22-46 E
Precision 1: 566894.35
PARCEL D (beginning at the Southeast corner of Parcel 4)
North: 1848952.637  East: 6565046.784
Course: N 44-14-13 W Distance: 224.650
North: 1849113.590  East: 6564890.062
Course: N 89-59-41 E Distance: 156.260
North: 1849113.604  East: 6565046.322
Course: S 00-09-49 E Distance: 160.960
North: 1848952.645  East: 6565046.782
Perimeter: 541.870

Area: 12576.196 0.289 acres

Page 2 of 3
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Project No. A13029
November 19, 2019

CLOSURE CALCULATIONS FOR A SUBDIVISION

OF PARCEL 4, BOOK 50 PARCEL MAPS PAGE 41,
SUISUN CITY, SOLANG COUNTY, CALIFORNIA

Error of Closure: 0.0083 Course: S 16-13-35E
Precision 1: 65060.92

Page 3 of 3
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Exhibit C

Exhibit C

Suisun Pad
Conditions of Approval

42



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 SuisunCity.

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

P-2

P-3

P-5

P-6

P-7

P-9

P-12

P-13

P-14

A sign program is to be submitted to and approved by the Development Services
Department prior to issuance of any signage permit.

The applicant is to provide a final landscape plan for the review and approval of the
Development Services Director (or his/her designee).

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.

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

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).

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

All exterior lighting shall be downcast.

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.

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.
Planter required every other row of parking stalls of at least three feet in width.

Such planters to contain approved trees on 20-foot centers or as permitted by the
standards below.

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.

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.

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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P-17

P-18

minimum 25 square feet, may be provided with an average separation of five continuous
parking stalls.

Property owner must submit to the City for approval and record Final Parcel Map.

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.

The “Pad 2” Building is to be moved to the West to accommodate a minimum setback of
10°.

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

PW-2

PW-3

PW-4

PW-5

PW-6

PW-7

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.

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.

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

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.

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.

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.
The Improvement Plans shall include and demonstrate successful turning movements for
all City fire trucks.
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PW-8

PW-9

PW-10

PW-11

PW-12

PW-13

PW-14

PW-15

PW-16

PW-17

PW-18

PW-19

PW-20

Building foundations shall comply with Suisun City’s Ordinance No. 729 and the most
current Building Code.

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.

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.

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.

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

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

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

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.
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.

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.

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.

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.

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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PW-21

PW-22

PW-23

PW-24

PW-25

PW-26

PW-27

PW-28

PW-29

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.

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

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.

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.

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.

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.

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.

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.

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

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

PW-31

PW-32

PW-33

PW-34

PW-35

PW-36

PW-37

PW-38

PW-39
PW-40

PW-41

PW-42
PW-43

PW-44

PW-45

PW-46

PW-47

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.

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.

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.

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.

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.

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.

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

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

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

Project improvements shall comply with ADA requirements.

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.
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.

The Applicant shall provide a turning movement study for commercial trucks.

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.

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.

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

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.

The left turn arrows within the proposed left turn pocket shall comply with Caltrans
standards.
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PW-56

PW-57
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PW-59
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The project shall coordinate schedule and activities with SSWA’s future water mainline
project.

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.

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.

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.

The project shall install pedestrian barrier at the proposed driveway.

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.

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.

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.

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.

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.

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

Runoff shall not drain onto the adjacent private parcels.

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.

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

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 1s 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.

The project shall provide accessible on-site walk path connections to all buildings.
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

SID-2

SID-3

SID-4

SID-5

SID-6

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.

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.

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.

The developer is required to provide and install freeze protection for all RPBFP’s and

DCDC’s at the developer’s expense.

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.

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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Exhibit D

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.

Suisun Pad City of Suisun City
City of Suisun City 2-1 CEQA Exemption Finding of Consistency
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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:"

“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

' City of Suisun City. 2035 General Plan EIR, page 1-2.

City of Suisun City Suisun Pad
CEQA Finding of Consistency 2-2 City of Suisun City
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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.

23 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.

Suisun Pad City of Suisun City
City of Suisun City 2-3 CEQA Exemption Finding of Consistency
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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.

City of Suisun City Suisun Pad
CEQA Finding of Consistency 2-4 City of Suisun City
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CITY OF SUISUN CITY, 701 Civic Center Blvd., Suisun City, California 94585

NOTICE OF EXEMPTION

oo X Office of Planning and Research From: City of Suisun City
P.O. Box 3044, 1400 Tenth Street, Room 22 701 Civic Center Blvd.
Sacramento, CA 95812-3044 Suisun City, CA 94585

( County Clerk-Recorder

Solano County

675 Texas Street, Suite 2700

Fairfield, CA 94533-6338

Project Title:

Project Location:

Assessor’'s Parcel Number(s):

Project Description:

Lead Agency:

Lead Agency Contact Person
and Phone Number:

Applicant:

Exemption Status:
Ministerial

Emergency Project
General Rule

|| [

Statutory Exemption

Suisun Pad

3.08 Acres of Vacant Land at the Northeast Intersection of
Highway 12 and Walters Road.

0174-830-040
The proposed Project consists of a Convenience Market, Fueling

Station, Two Pad Buildings (5,500 and 3,000 square feet) and
Subdivision of the Property into Four Parcels.

City of Suisun City

John Kearns, Senior Planner, 707 421-7337

Trestle Suisun, LLC
419 Waverly Street

Palo Alto, CA 94301

Consistent with a Community Plan or Zoning [CEQA Guidelines §15183; PRC §21083.3]

Categorical Exemption [CEQA Guidelines §15301; PRC §21084]
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REASONS WHY THIS PROJECT IS EXEMPT:

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 project site is designated Commercial Mixed Use in the City's General Plan and zoned
Commercial Retail within the Zoning Code. An EIR was prepared for the General Plan (SCH#
2011102046). The proposed project is consistent with the existing allowed development density.
Based on the existing conditions on the site and project vicinity, potential impacts from traffic,
ground disturbances from grading, noise, and light were found to have impacts consistent with
the area’s previous analyses for Commercial Mixed Use at the project site. Onsite drainage
basins have been added as the project has been conditioned to comply with all local and
State construction requirements.

Based on the above, the Lawler Mixed Use project would not result in any new potentially
significant on- or off-site impacts and cumulative impacts that were not discussed in the General
Plan EIR and environmental reviews and no aspects peculiar to the project or the project site
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.

By

John Kearns, Senior Planner Date
City of Suisun City
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Planning Commission Agenda Report Meeting Date 12/10/2019

Files: PUD 18/19-001

DATE: 12/10/2019 AR18/19-001

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

General Plan

Location Existing Use Designation Zoning Classification
Project Site Undeveloped land. Commercial Mixed Use | Commercial Mixed Use
North Undeveloped land Commercial Mixed Use | Commercial Mixed Use

Two Commercial
East Buildings Commercial Mixed Use | Commercial Mixed Use
Crescent Elementary

South 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

e Improvement Plans/Grading Permit for onsite and offsite improvements;
e Building Permit for construction of project and other onsite improvements; and
e 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:

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

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

e Recommend the City Council disapprove the submitted application;
e 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
e PC Distribution
e (City Manager Greg Folsom
e Senior Planner John Kearns
e Assistant Planner Joann Martinez
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External
e (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 madeby Commissioner and seconded by Commissioner
and carried by the following vote:

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

ABSTAIN: Commissioners:

h
WITNESS my hand and the seal of said City this 10t 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 A

May 4, 2019

John Kerns

City of Suisun City
701 Civic Center Blvd.
Suisun City, CA 94586

Re: Lawler Residences, Suisun City, CA
Dear Mr. Kearns,

Lawler Mixed-Use will be located on the corner of Lawler and Anderson Drive. After
this property has remained vacant for decades, the proposed project will introduce 73-unit
high-quality residential apartments accompanied by 7200 SF of upscale commercial buildings
posed to attract commercial uses that will serve the Suisun community and beyond.

Lawler Mixed-Use will be the first high-quality luxury apartment complex to be
introduced in Suisun City. This project seeks to exceed the similar luxury apartments in
neighboring cities by highlighting Suisun’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 and expensive feature of this
project because of the tremendous convenience they provide occupants and their guests.

The projeclt will feature a four-story residential building and two 3600 SF retail buildings
on a 2.81-acre lot accompanied by 153 parking spaces. The 73 apartments are comprised of 25
one-bedroom, 40 two-bedroom, and 8 three-bedroom luxury apartments with floor plans ranging
from one-bedroom, one-bathroom to three-bedroom, two-bathroom. These units will be 660 SF
to 1260 SF and will rent for $1800 to $2350, a new market price point for Suisun City. The
commercial buildings on either side of the main entrance to the apartments will create immediate
easy access from these residential units to the commercial space.

Mixed use projects have gained popularity and redefined the way buildings are designed
in many urban cities throughout the country. Projects like Lawler Mixed-Use capitalize on the
desire to reduce expenses and increase social interaction by providing common facilities for both
residential and commercial use. In highly urbanized cities, commercial, residential, and parking
facilities are stacked on top of each other. This style, though efficient in land use, is much more
expensive than can be born in a suburban area such as Suisun City’s.

Lawler’s residential units, though an integral and economically vital component of this
project, are physically stepped back by approximately 15 feet to avoid the construction pitfalls of
placing midrise residential above commercial uses like restaurants. Lawler’s unique integration

' Commercial Mixed-Use Zoning Code §18.20.030 - residential density of 25.8 (du/ac) is compliant with
requiring “10 to 40 dwelling units per gross acreage’.
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of commercial and residential units is a more suitable and economically attainable alternative for
the Fairfield-Suisun market.

This project is 48’6 at its highest point. The four-story residential building was designed
to provide residents on the third and fourth floors with rich views of the Suisun wildlife amongst
a backdrop of Mt. Diablo’s silhouette. The views are considered a marketing attraction for this
project. The provision of elevators is considered an uncompromising advantage over the
competition. Elevators are expensive to build and to maintain, as such, the number of units and
floors were designed to absorb this cost.

Additionally, a few architectural features are added to the top of the parapet that are
necessary to cover the roof top mechanical equipment and the solar panels. This project will be
equipped with the latest technology in lighting, heating, and cooling systems that are
environmentally friendly and will significantly benefit the residents. The finalized plans will also
relocate the storm drain easement from its current location to the eastern portion of the property
within the project parking lot.

The project will have onsite management and leasing office, which will manage and
maintain the building and the grounds. However, this Project will also join the Lawler Ranch
Lighting and Landscape Maintenance District.

This developer has been involved in the development of commercial centers for the past
two decades commencing with Chevron and Popeyes on Anderson Drive followed by the Grey
Hawk Mixed-Use subdivision. The developer has taken a tiered strategy to deliver increasingly
higher quality residential projects toed with commercial units to boost the area’s marginal
commercial success and to evolve the city over time.

The McCoy Creek Mixed-Use Apartments was constructed in 2018 as another
component of the development projects that aim to push the outer limit of the market in Suisun.
This 10-units high-quality mixed-use apartment project is fully occupied and has established a
new rent benchmark in the multi-unit residential market in Suisun City. The success of this
Project hints the viability of high-end mixed-use projects in Suisun City.

Lawler Mixed Use is designed to elevate the new market price point that is crucial to the
economic viability of larger luxury developments in Suisun. Initially, the absorption of these
units as well as the commercial units will be slow — an expense that can be very burdensome to
the project — however, we understand that the city shares the importance of achieving the
socio-economic goals that accompany this project for the City as a whole.

Lawler Mixed-Use will diversify the housing options and income levels in Suisun City
and fill a long-existing void. The attraction of the higher income families that choose the remedy
the lack of upper scale apartments, making Suisun a prime option for high-income Bay Area
migrants and Travis Airforce Base families. As the population density and housing demand
increases in the Bay Area, the cost of living along with the scarcity of options are pushing
residents toward Solano County. Ultimately, Lawler will put Suisun City in equal footing with
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more prestigious residences in the neighboring cities. High income levels would be able to better
support the local businesses and elevate Suisun’s profile within the region.

In addition, the residential units are toeing 7200 SF of commercial space.2 The
commercial space will be constructed concurrently with the residential units and are open to all
allowable uses in the CMU zone. While the ratio of commercial space versus residential can be
the subject of discussion, it is noteworthy to emphasize the stated purpose of the CMU zoning
code, which is to provide retail an3d services that “effectively respond to changes in the market
and promote economic viability.” This proposal does just that. It infuses high end commercial
space into Lawler Commercial Center by leveraging the market demand for housing.

Commercial developments in Lawler commercial have proven to be very slow-coming
over the years. The proposed project attempts to accelerate commercial development two elegant
commercial buildings that capitalize on the influx of residents and high-visibility to bolster
commercial appeal. The allowed uses for these buildings will be typical of those required for the
mixed zoning code and complement existing businesses. As a result, apartments and commercial
tenants will be a significant contribution to local businesses and expand the economic base in the
area.

We believe that Lawler Mixed-Use will be an overall benefit for both the residential and
commercial markets. This project will also mark the beginning of an exciting new era for Suisun
City.

2 Commercial Mixed-Use Zoning Code §18.22 requires minimum of 50% of the site reserved for retail
use. Expected minimum square footage of retail = 15,409 SF.
* Commercial Mixed-Use Zoning Code §18.22.010
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Exhibit C

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.

F-6

F-7

Fire Department will evaluate the number and locations of hydrants during the permitting
process.

Fire Department will review and approve parking lot circulation to accommodate fire
ladder truck during building permit submittal.

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).

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

The proposed apartment dwelling, retail 1, and retail 2 shall have key boxes for fire
department access (Knox Box).

The elevators in the proposed apartment dwelling shall meet minimum standards regarding
operation, maintenance, and fire service keys.

The proposed apartment dwelling shall have standpipes installed at each of the stairwells
for firefighting and rescue purposes.

General

G-1

G-3
G-4

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.

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 SuisunCity.

The applicant shall participate in the Lawler Ranch Maintenance Assessment District.
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.

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

G-7

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

Planning

P-1

P-2

P-3

P-4

P-12

P-14

A sign program is to be submitted to and approved by the Development Services
Department prior to issuance of any signage permit.

The applicant is to provide a final landscape plan for the review and approval of the
Development Services Director (or his/her designee).

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.

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

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).

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

All exterior lighting shall be downcast.

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.

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.

Planter required every other row of parking stalls of at least three feet in width.

Such planters to contain approved trees on 20-foot centers or as permitted by the standards
below.

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.

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.

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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P-15

P-16

P-17

minimum 25 square feet, may be provided with an average separation of five continuous
parking stalls.

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.

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.

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

PW-2

PW-3

PW-4

PW-6

PW-7

PW-8

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.

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.

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

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.

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.

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

Building foundations shall comply with Suisun City’s Ordinance No. 729 and the most
current Building Code.
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PW-9

PW-10

PW-11

PW-12

PW-13

PW-14

PW-15

PW-16

PW-17

PW-18

PW-19

PW-20

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.

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.

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.

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

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

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

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.
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.

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.

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.

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.

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

PW-22

PW-23

PW-24

PW-25

PW-26

PW-27

PW-28

PW-29

PW-30

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

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.

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.

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.

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.

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.

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.

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.

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.

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

PW-32

PW-33

PW-34
PW-35
PW-36
PW-37
PW-38

PW-39
PW-40

PW-41

PW-42

PW-43
PW-44

PW-45
PW-46
PW-47
PW-48

PW-49

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.

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.

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.

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

The Applicant shall provide a turning movement study for commercial trucks.

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

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

Project improvements shall comply with ADA requirements.

The project shall provide accessible on-site walk path connections to all buildings.

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.

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.

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

Each project driveway shall be controlled by STOP signs, bars and legends.

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.

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

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

Trees shall not be planted within bioretention areas.

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.

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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PW-50
PW-51

PW-52

PW-53

PW-54

PW-55

PW-56

PW-57

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.

Runoff shall not drain onto the adjacent private parcels.

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.

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

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.

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.

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.

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

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

PW-59

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.

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

SID-2

SID-3

SID-4

SID-5

SID-6

SID-7

SID-8

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.

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.

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.

The developer is required to provide and install freeze protection for all RPBFP’s and

DCDC’s at the developer’s expense.

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.

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.

The SSWA Plan Review Fee applies and is due upon submittal of the maps and plans for

review.

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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Exhibit D

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

Lawler Mixed Use City of Suisun City
City of Suisun City 2-1 CEQA Exemption Finding of Consistency
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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:"

“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

' City of Suisun City. 2035 General Plan EIR, page 1-2.

City of Suisun City Lawler Mixed Use
CEQA Finding of Consistency 2-2 City of Suisun City
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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.

Lawler Mixed Use City of Suisun City
City of Suisun City 2-3 CEQA Exemption Finding of Consistency
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24 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.

City of Suisun City Lawler Mixed Use
CEQA Finding of Consistency 2-4 City of Suisun City
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CITY OF SUISUN CITY, 701 Civic Center Blvd., Suisun City, California 94585

NOTICE OF EXEMPTION

oo X Office of Planning and Research From: City of Suisun City
P.O. Box 3044, 1400 Tenth Street, Room 22 701 Civic Center Blvd.
Sacramento, CA 95812-3044 Suisun City, CA 94585

X County Clerk-Recorder
Solano County
675 Texas Street, Suite 2700
Fairfield, CA 94533-6338

Project Title: Lawler Mixed Use

Project Location: 2.81 Acres of Vacant Land South of Anderson Drive, East of
Lawler Center Drive, and North of McCoy Creek Way.

Assessor's Parcel Number(s): 0173-670-290, 300, 310, 330, and 340.
Project Description: The proposed Project consists of a 73-unit apartment complex

and approximately 7,200 square feet of retail in the Commercial
Mixed Use Zoning District.

Lead Agency: City of Suisun City

Lead Agency Contact Person John Kearns, Senior Planner, 707 421-7337
and Phone Number:

Applicant: Ashria LLC
9700 Village Center Drive Ste. 120
Granite Bay, CA 95746
Exemption Status:
Ministerial
Consistent with a Community Plan or Zoning [CEQA Guidelines §15183; PRC §21083.3]
Emergency Project
General Rule

Categorical Exemption [CEQA Guidelines §15301; PRC §21084]
Statutory Exemption

|| [
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REASONS WHY THIS PROJECT IS EXEMPT:

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 project site is designated Commercial Mixed Use in the City's General Plan and zoned
Commercial Mixed Use within the Zoning Code. An EIR was prepared for the General Plan (SCH#
2011102046). The proposed project is consistent with the existing allowed development density.
Based on the existing conditions on the site and project vicinity, potential impacts from traffic,
ground disturbances from grading, noise, and light were found to have impacts consistent with
the area’s previous analyses for Commercial Mixed Use at the project site. Onsite drainage
basins have been added as the project has been conditioned to comply with all local and
State construction requirements.

Based on the above, the Lawler Mixed Use project would not result in any new potentially
significant on- or off-site impacts and cumulative impacts that were not discussed in the General
Plan EIR and environmental reviews and no aspects peculiar to the project or the project site
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.

By

John Kearns, Senior Planner Date
City of Suisun City
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