AGENDA
REGULAR MEETING OF THE CITY OF SUISUN CITY
PLANNING COMMISSION
7:00 P.M., MAY 23, 2017
COUNCIL CHAMBERS
701 CIVIC CENTER BOULEVARD
SUISUN CITY, CALIFORNIA 94585
Next Resolution No. PC17-05

1. ROLL CALL:
Chairperson Clemente
Vice-Chair Osborne
Commissioner Borja
Commissioner Holzwarth
Commissioner Pal
Commissioner Ramos
Commissioner Thomas
Pledge of Allegiance
Invocation
2. ANNOUNCEMENTS:
None
3. MINUTES:
Approval of Planning Commission minutes of May 9, 2017.
4. AUDIENCE COMMUNICATIONS:
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.)
5. 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. Resolution No. PC17-__ A Resolution of the City of Suisun City Planning Commission Approving
Conditional Use Permit No. UP16/7-004 to Establish a Brewery/Tap Room at 315 Marina Center,
APN 0032-440-010.
•

Adoption of Resolution No. PC17-___-.
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B. Resolution No. PC17-__ A Resolution of the City of Suisun City of Suisun City Planning City
Planning Commission approving a Planned Unit Development Permit, Precise Development Plan
(PD16-7-001) and Vesting Tentative Subdivision Map (SM16-7-001) for the Crystal School/Parcel
14 Project, Assessor Parcel Number 0032-152-180.
•

Adoption of Resolution No. PC17-___-.

6. COMMUNICATION:
A. Staff
B. Commissioners
C. Agenda Forecast
7. ADJOURN.
a&m/170523.pca

MINUTES
REGULAR MEETING OF THE CITY OF SUISUN CITY
PLANNING COMMISSION
7:00 P.M., MAY 9, 2017
COUNCIL CHAMBERS
701 CIVIC CENTER BOULEVARD
SUISUN CITY, CALIFORNIA 94585

Next Resolution No. PC17-04
1. ROLL CALL:
Present
Chairperson Clemente
Vice-Chair Osborne
Commissioner Borja
Commissioner Holzwarth
Absent
Commissioner Pal
Commissioner Ramos
Commissioner Thomas
2. ANNOUNCEMENTS:
None
3. MINUTES:
Commissioner Holzwarth moved to approve the of Planning Commission minutes of April 11, 2017.
Commissioner Borja seconded the motion. Motion passed by roll call vote 4-0-3.
4. AUDIENCE COMMUNICATIONS:
None
CONFLICT OF INTEREST NOTIFICATION
None
5. PUBLIC HEARINGS:
A. Review of and Potential Modification of Conditional Use Permit (UP08/9-012) and Direction for
Further Action for Ovation Ultra Lounge, 700 Main Street #106.
Mr. Kearns introduced additional staff members Police Chief Tim Mattos, Public Works and Building
Director Tim McSorley, and City Attorney Anthony Taylor.
Mr. Kearns gave a brief background. He explained the original entitlement was April 7, 2009 and a
change in operator occurred on July 14, 2015 with the original Conditions of Approval.
Mr. Kearns further explained that on April 25, 2017, Staff and Ovation representatives met to discuss
the Conditional Use Permit, calls for service, occupancy, security, Business Tax Certificate, False
Alarms and an action plan from Ovation.
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Representatives of Ovation Lounge indicated steps they would take to help ensure a safe and clean
environment outside their operation. Highlights includes:


Uniformed staff (with proper designation at “security personnel”) will be assigned to monitor the
outside area of the establishment to ensure public safety.



Purchase and donation of a public safety camera to the City of Suisun City to monitor the outside
areas of the establishment.



Ovation staff will be given voluntary RBS (restaurant beverage service) training.



Employment of an individual to clean up the property surrounding the Lounge on Saturday and
Sunday morning.



Performing artist schedule will be shared with Suisun City staff in advance so that preparations
can be made for any additional crowds or traffic caused by the artist’s presence.

Mr. Kearns stated that following the April 25th meeting proposed modifications to the Conditions of
Approval were suggested. The proposed conditions are as follows:


Final Plans and Use shall be similar in the design of the conceptual plans attached in the staff
report for UP08/9-012.



The operator has expressed that Condition No. 6 relative to “dress code” is outdated. Language
agreeable to staff includes: “Dress code for men shall include slacks, nice jeans, a collared shirt,
button down shirts, designer T-shirt, and no Flip Flops, no shorts, no tank tops, and no
hoodies/sweatshirts. Dress code for women shall be reasonable evening attire.”



The former condition relative to music should be stricken and replaced with “No music or
performance that is likely to incite acts of violence inside or outside of the premises shall be
permitted at any time.”



Operator shall provide a minimum of two uniformed security personnel to monitor the perimeter
of the premises including front and rear parking lots from 30 minutes before opening to 30
minutes after closing.



Operator has volunteered to purchase and donate a public safety camera to the City. For said
camera, Operator agrees to voluntarily donate payment to the City of up to $5,000 for the actual
costs of the camera for purchase by the City and for costs of installation of the same.



Operator shall provide its staff with RBS (Responsible Beverage Service) training.



Operator shall employ an individual to promptly clean up all sidewalks and other exterior areas
surrounding the premises on Saturday and Sunday mornings.



Operator shall provide the name and schedule of all performing artists to the person designated
by the City at least 48 hours in advance of any performance so that preparations can be made for
any additional crowds or traffic caused by the artist’s presence.
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Operator shall pay all business license taxes and false alarm fees within thirty (30) days of notice
of the same.



Operator shall comply with all applicable provisions of the municipal code and all applicable
laws.



Operator shall provide a mailing address that can accept certified and regular mail 6 days a
week.

Mr. Kearns stated that a discrepancy in occupancy was discovered. Staff has requested that Ovation
work with a professional architect to certify the occupancy load, which will then be reviewed/confirmed
by the City. Until this has been done, Ovation has been notified that the permitted occupancy will
remain at 193.
Mr. Kearns stated that he had received one email from Bob & Marsha Pouget stating their concerns for
the continued operation of the Ovation Lounge requesting the Commission pull their permit and the
lounge be closed.
The City Attorney explained conditions are designed to provide more tools to improve public safety and
to address community concerns. In the original conditions it stated there would be no rap music and no
heavy metal music. However, the proposed revisions would comply with US Supreme Court First
Amendment Law which focuses on music and performances that are likely to insight acts of violence.
He clarified further by saying this is subject to the limitations under the Brandenburg US Supreme Court
case.
He further explained in Condition No. 16 that the operator shall comply with all applicable provisions of
the municipal code and applicable laws. Additionally, Ovation would be subject to a 30-day cure period
after a notice of violation by the City given a brief period of time to cure that issue. He further stated an
exemption is in place that if a true public safety issue where to happen immediate action the city would
not have to do the 30-day cure period.
Chairperson Clemente opened the Public Hearing.
Mr. Black explained the written correspondence to Chief Mattos regarding Ovations intentions for
public safety, protecting their patrons and working with the city to clear up those concerns. Mr. Black
stated Condition No. 8 clarifies and gives them a structure to work within. Regarding Condition No. 10
Ovation requests specific hours of 9:45pm to 2:15 am. They would like to readdress Condition No. 10
in the future if the security cameras prove sufficient.
Vice-Chair Osborne asked about the process of the acquisition of the cameras.
Mr. Black explained that Commander White would send Ovation the camera specifications, they would
purchase and donate the camera back to the Police Department.
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Commissioner Holzwarth asked if all the issues were outside the club voiced concern on how the club
would control the outside area.
Chief Mattos stated the club does provide a significant amount of security. He continued to explain that
the two main problem areas are the front and rear parking lots and the Department is requesting two
additional security guards at those locations.
Garry Rowe, 1107 Park Lane, presented the Commission with a performance list of recent Rap artists
and a list of some Yelp/Google reviews. Mr. Rowe stated that he felt the conditions of approval have
not been followed and asked the Commission not to adopt the revised conditions but instead revoke their
use permit.
Kelly Lute, 311 Morgan Street, voiced concerns about resident safety after hearing the gun shots in the
theater parking lot. Mrs. Lute agreed with Mr. Rowe that Ovation should not be allowed to continue
operating and does not feel the club is compatible with downtown Suisun City.
Mr. Black responded to comments relevant to the Yelp/Google comments. He also addressed the recent
shooting.
There being no further comments Chairperson Clemente closed the Public Hearing.
Vice-Chair Osborne asked Chief Mattos if the Department was satisfied with the revised conditions.
Chief Mattos stated that the Department called the meeting and required Ovation to meet to review the
Departments concerns and issues. He stated that staff and Ovation have been working together for the
past two weeks and both sides have agreed to revising the conditions.
Commissioner Borja asked if other businesses had been invited to that meeting. Chief Mattos stated no
additional businesses had been invited. Chief Mattos explained that he will be reaching out to all the
entertainment businesses on Main street to form an “entertainment group” where they will start meeting
and addressing issues that are happening along Main Street.
Chairperson Clemente asked about the Departments policy on bar checks and building capacity. Chief
Mattos stated that they are a good deterrent while they are at the bar. He also stated that the officers do
try to be on Main Street at closing. Mr. McSorley stated that the current capacity is 193 but the new
revised conditions allow for Ovation to hire an architect to certify the occupancy.
Commissioner Borja asked Mr. Black if Ovation had done any decibel readings. Mr. Ramirez stated
that there had been previous complaints when it was Dimitri’s and when Ovation started the decibels
were checked and it was under the allowed readings. He also stated that based on those previous
complaints Ovation changed the entrance to the club to cut down on the noise escaping.
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Commissioner Osborne asked if Ovation had received the camera specifications. Chief Mattos stated
they had not at this time. He further stated the Department was talking with other agencies to possibly
obtain equipment that would be compatible with the City’s existing equipment.
The City Attorney clarified the revisions to the resolution including #8 & #16 as well as the applicants
request to #10 to add the specific times of 9:45 pm to 2:15 am on Fridays and Saturdays. The City
Attorney provided options to the Commission including making a motion to include all of the changes.
Commissioner Holzwarth asked if the Commission had options to review if there were any issues.
The City Attorney explained if there were issues of non-compliance Staff could bring the item back
before the Commission after giving the applicant adequate notice to try work through issues.
Commissioner Holzwarth asked about the timing of bringing the item back for review.
The City Attorney responded with two options: 1) An item can be brought back at any time with
adequate notice to the applicant or 2) A condition could be added with a specific review provision.
Commissioner Holzwarth made a motion to accept the all of the conditions including a review to begin
in 3 months.
The City Attorney clarified the motion to read all of the conditions provided at this meeting including #8
and #16 as well as the changes by requested by Mr. Black in the specific time of 9:45 pm to 2:15 am on
Friday and Saturday for the additional security.
Commissioner Borja seconded the motion. Motion passed by roll call vote 4-0-3.
6. COMMUNICATION:
A. Staff
None
B, Commission
Commissioner Holzwarth asked if future annexations west of the City limits would be appropriate for a
warehousing use including marijuana cultivation/production.
Commissioner Borja asked if the marijuana item would be before the Commission again. Mr. Kearns
stated that Mr. Paul Junker had made presentations to both the Planning Commission and City Council and
he asked Mr. Taylor if the item could be brought back. He also stated that staff had not yet received policy
direction from Council.
Mr. Taylor stated that he would research to see if the item could be brought back.
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Mr. Garben stated that the next step from the staff perspective is going out to the public and doing some
outreach to hold a workshop. Staff is working with the City Manager for dates for the public meetings.
B. Agenda Forecast
Mr. Kearns stated that there would be a meeting on May 23rd and asked the Commission let staff know if
they are not available.
Mr. Kearns reminded the Commission of the Plan Bay Area presentation at City Hall on May 10 at 5:30
pm.
Mr. Kearns stated that our Planning Specialist, Stephan Wen would be moving on. She has accepted a full
time position and would be leaving.
7. ADJOURN.
There being no further comments the meeting was adjourned at 8:15 pm.

___________________________________________________
Anita Skinner, Commission Secretary
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AGENDA TRANSMITTAL
MEETING DATE: May 23, 2017
PLANNING COMMISSION AGENDA ITEM: Resolution PC17-___; A Resolution of the City
of Suisun City Planning Commission Approving Conditional Use Permit No. UP16/7-004 to
Establish a Brewery/Tap Room at 315 Marina Center, APN 0032-440-010.
ENVIRONMENTAL REVIEW: This project is categorically exempt from the California
Environmental Quality Act (CEQA), under Section 15303, New Construction or Conversion of
Small Structures.
BACKGROUND: The subject property at 315 Marina Center is part of the Marina Shopping
Center which is designated as Downtown Mixed Use (DMU) in the Waterfront District Specific
Plan. The applicant, Jason Ledford, approached staff about opening a brewery/tap room several
months ago. As part of the Waterfront District Specific Plan Update, “Shops selling age-restricted
goods or providing age-restricted services” is considered a use subject to a Conditional Use Permit
in the DMU District.
STAFF REPORT: As stated previously, the applicant contacted City staff several months ago about
potentially opening a brewery in the downtown area. Since that time, he has been seeking out a space
that would meet his needs. He has chosen to locate in the Marina Shopping Center, 315 Marina
Center, which is the location being considered through the subject application. The
applicant/operator has also met with the Suisun City Police Department to discuss his business plan
and talk about any issues up front. Below is a summary of the proposed business as provided by the
operator/applicant (see also Attachment 2).
Use Description
Proposed Production and Services Offered
True Symmetry Brewing Company Plans to open a brewery/tap room in Suisun City at 315 Marina
Center. The premises will be used for production, manufacturing and distribution of beer as a retail
space to include on-site beer consumption in a tasting room and sales for off-premises consumption
of growlers and packaged beer, and provide visitor tours of the brewery to the general public. The
attached “schematic floor plan” (see Attachment 3) shows how the applicant/operator intends to use
the space.
Operation Description
The taproom will be family-friendly with operating hours 7 days a week, 12pm to 10pm, with
occasional special events until midnight. Upon opening the planned hours are: Thursday 3pm to
9pm; Friday/Saturday 12pm to 9pm; and Sundays 12pm to 6pm, with the intent to extend these hours
in the future as the business matures. There will be 3 to 5 employees working at any given time, and
customers will range up to approximately 150 (depending on allowed occupancy load).
PREPARED BY:
REVIEWED BY:

John Kearns, Associate Planner
Jason Garben, Development Services Director

Outdoor activities will include a fenced-in patio area with tables; which will be located either near
the front door or to the side in the breezeway. The applicant plans to have a non-lit sign on the front
of the tenant space with the brewery name. All loading, delivery, etc. will be done at the front of the
business inside the shopping center. All vehicle traffic and parking will be done in the shopping
center in the existing parking areas.
The brewing equipment will consist of a 7-barrel brewhouse (217 gallons) with four 14-barrel
fermenters and two 14-barrel conditioning tanks. The fermenters and conditioning tanks are
temperature controlled by food grade glycol. There glycol storage tank, and a glycol chiller placed
and secured outside the building. There will also be a 14-barrel hot water tank and a 14-barrel cold
water tank. The water will be filtered through a small filtration system prior to going into these
tanks. Product (wort/beer) will go from the brewhouse to fermenters and then conditioning tanks.
From the conditioning tanks kegs will be filled and served in the tap room and off-site at bars and
restaurants. There will be a central cold box, approximately 24' x 12', with taps affixed to the cold
box for serving. The bar will be built around the cold box.
During the brewing process, there will be some odors, which would consist of bread or potatoes
cooking, and would only be omitted during the active brewing process which is approximately 1
hour. Noise is likely to minimal. During the brewing process there is little noise and most will be
contained to the inside of the space. During open hours, there will be some noise from the patrons
coming to and from the parking lot to the brewery. The brewery patrons will be solely located in the
brewery or the patio area. There will be occasional live music which will be contained inside and
will either be acoustic or have low levels of amplified sound.
Waterfront District Specific Plan –Downtown Mixed Use Zone
Per the Waterfront District Specific Plan – Downtown Mixed Use Zone, Section 3.1.2.D (Page 313), the intent of the zone is described as “This DMU zone is proposed as a new commercial mixeduse zone, intended to replace the General Commercial and Commercial Service zone designations
that were phased out in both the General Plan Update, adopted in 2015 and the Zoning Code Update,
adopted earlier this year. This zone allows a mix if retail, commercial service, civic, office, and other
complementary non-residential uses…” Attachment 3 is Table 3.7: Downtown Mixed Use Zone
Allowed Uses which provides “Permitted Uses”, “Administrative Review”, and “Conditionally
Permitted” uses in the DMU zone.
Approval/Permits
It is anticipated that at the least, the applicant/operator will need to obtain permits/approvals from
the following agencies:
 Suisun City
o Building permit, Tenant Improvements
o Business License Tax
 Solano County Health Department
 California Alcohol and Beverage Control
 U.S. Department of the Treasury, Alcohol and Tobacco Tax and Trade Bureau

Required Findings for Conditional Use Permit
1. That the proposed location of the use is consistent with the goals, objectives, and policies
of this Plan and the purposes of the zone in which the site is located;
2. That the proposed location of the conditional use and the proposed conditions under which
it would be operated or maintained will be consistent with the General Plan.
3. That the proposed use will not be detrimental to the public health, safety or welfare of
persons residing or working in or adjacent to the neighborhood of such use, nor detrimental
to properties or improvements in the vicinity or to the general welfare of the City.
4. That the project is categorically exempt from the requirements of the California
Environmental Quality Act (CEQA) pursuant to Section 15303, new construction or
conversion of small structures.
Proposed Conditions of Approval
1. Final Plan and use shall be similar in the design of those conceptual plans attached in the
staff report for Conditional Use Permit No. UP16/7-004.
2. The owner/operator shall ensure that the business does not cause excessive noise outside
the Premises which would be deemed a nuisance. 90 (ninety) decibels (dB) shall be used
as a threshold in determining if such noise constitutes a nuisance. Should the City receive
complaints from occupants of neighboring properties concerning excessive noise generated
by the business, the City shall measure the levels of such noise emanating from the
Premises by using a professional noise metering device. The readings shall be measured
at the location of the property from which the complaint was received while the doors to
the Premises are closed. If the noise generated by the business is found to be above 90dB
as measured by means of the above manner, then the owner/operator shall take appropriate
measures to mitigate the noise to levels below 90dB. Should the owner/occupant fail to
mitigate the noise to levels below 90 dB, then the City may review this use permit and add
or change conditions to abate the nuisance.
3. The operator shall keep the immediate area outside the building, including the sidewalks
clean and litter free.
4. This use permit shall be reviewed by the Planning Commission upon a change in the
owner/operator.
5. No music or performance that is likely to incite acts of violence inside or outside of the
Premises shall be permitted at any time, subject to the limitations of Brandenburg v. State
of Ohio, 395 U.S. 44 (1969) and subsequent law.
6. Operator shall provide its staff with RBS (Responsible Beverage Service) training.
7. Operator shall comply with all applicable provisions of the municipal code and all
applicable laws, subject to a 30-day cure period after a notice of a violation by the City,
except where there are exigent circumstances.
8. Operator shall comply with all applicable provisions of the municipal code and all
applicable laws.
9. Operator shall provide a mailing address that can accept certified and regular mail 6 days

a week.
10. Operator shall apply for and receive licensing from California Alcoholic Beverage Control
(ABC) and U.S. Department of the Treasury, Alcohol and Tobacco Tax and Trade Bureau
(TTB) before operating.
11. Operator shall obtain all local permits including but not limited to a Suisun City Building
Permit, Solano County Health Department Permit, and Suisun City Business License Tax.
12. The operator will participate in the Suisun City Alcohol Control Committee.
STAFF RECOMMENDATION: Staff recommends that the Planning Commission adopt
Resolution No. PC17-___; A Resolution of the City of Suisun City Planning Commission Approving
Conditional Use Permit No. UP16/7-004 to Establish a Brewery/Tap Room at 315 Marina Center,
APN 0032-440-010.
ATTACHMENTS:
1. Resolution No. PC17-___: A Resolution of the City of Suisun City Planning Commission
Approving Conditional Use Permit No. UP16/7-004 to Establish a Brewery/Tap Room at 315
Marina Center, APN 0032-440-010.
2. Application Materials.
3. Table 3.7: Downtown Mixed Use Zone Allowed Uses.

RESOLUTION NO. PC17-___
A RESOLUTION OF THE CITY OF SUISUN CITY PLANNING COMMISSION
APPROVING CONDITIONAL USE PERMIT NO. UP16/7-004 TO ESTABLISH A
BREWERY/TAP ROOM AT 315 MARINA CENTER, APN 0032-440-010.
WHEREAS, the Planning Commission considered and reviewed Conditional Use Permit
Application No. UP16/7-004 at its regular meeting of May 23, 2017; and
WHEREAS, a report by City staff was presented and made a part of the record of the May
23, 2017 meeting; and
WHEREAS, Conditional Use Permit Application No. UP16/7-004 was noticed as a Public
Hearing and published in the Daily Republic on May 13 as well as posted in three public places and
on the Suisun City website; and
WHEREAS, based on evidence presented at the meeting by City staff, the applicant, the
Public and Commissioners, the following Findings are hereby made:
1. That the proposed location of the use is consistent with the goals, objectives, and policies of
this Plan and the purposes of the zone in which the site is located;
2. That the proposed location of the conditional use and the proposed conditions under which it
would be operated or maintained will be consistent with the General Plan.
3. That the proposed use will not be detrimental to the public health, safety or welfare of
persons residing or working in or adjacent to the neighborhood of such use, nor detrimental
to properties or improvements in the vicinity or to the general welfare of the City.
4. That the project is categorically exempt from the requirements of the California
Environmental Quality Act (CEQA) pursuant to Section 15303, new construction or
conversion of small structures.
NOW, THEREFORE, BE IT RESOLVED THAT the Planning Commission of the City of
Suisun City does hereby adopt Resolution PC17 - __; A Resolution of the City of Suisun City Planning
Commission Approving Conditional Use Permit No. UP16/7-004 to Establish a Brewery/Tap Room
at 315 Marina Center, APN 0032-440-010, including the following conditions of approval:
1. Final Plan and use shall be similar in the design of those conceptual plans attached in the
staff report for Conditional Use Permit No. UP16/7-004.
2. The owner/operator shall ensure that the business does not cause excessive noise outside the
Premises which would be deemed a nuisance. 90 (ninety) decibels (dB) shall be used as a
threshold in determining if such noise constitutes a nuisance. Should the City receive
complaints from occupants of neighboring properties concerning excessive noise generated
by the business, the City shall measure the levels of such noise emanating from the Premises
by using a professional noise metering device. The readings shall be measured at the
location of the property from which the complaint was received while the doors to the
Premises are closed. If the noise generated by the business is found to be above 90dB as
measured by means of the above manner, then the owner/operator shall take appropriate
measures to mitigate the noise to levels below 90dB. Should the owner/occupant fail to
mitigate the noise to levels below 90 dB, then the City may review this use permit and add
or change conditions to abate the nuisance.

3. The operator shall keep the immediate area outside the building, including the sidewalks
clean and litter free.
4. This use permit shall be reviewed by the Planning Commission upon a change in the
owner/operator.
5. No music or performance that is likely to incite acts of violence inside or outside of the
Premises shall be permitted at any time, subject to the limitations of Brandenburg v. State
of Ohio, 395 U.S. 44 (1969) and subsequent law.
6. The operator shall provide its staff with RBS (Responsible Beverage Service) training.
7. The operator shall comply with all applicable provisions of the municipal code and all
applicable laws, subject to a 30-day cure period after a notice of a violation by the City,
except where there are exigent circumstances.
8. The operator shall comply with all applicable provisions of the municipal code and all
applicable laws.
9. The operator shall provide a mailing address that can accept certified and regular mail 6
days a week.
10. The operator shall apply for and receive licensing from California Alcoholic Beverage
Control (ABC) and U.S. Department of the Treasury, Alcohol and Tobacco Tax and Trade
Bureau (TTB) before operating.
11. The operator shall obtain all local permits including but not limited to a Suisun City Building
Permit, Solano County Health Department Permit, and Suisun City Business License Tax.
12. The operator will participate in the Suisun City Alcohol Control Committee.
The forgoing motion was made by Commissioner ____ and seconded by Commissioner
____ and carried by the folowing vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

Commissioners:
Commissioners:
Commissioners:
Commissioners:

WITNESS my hand and the seal of said City this 23rd day of May 2017.

Anita Skinner
Commission Secretary

Chapter 3 | Land Use Regulations

D.

Downtown Mixed Use (DMU) Zone

This DMU zone is proposed as a new commercial mixed-use zone,
intended to replace the General Commercial and Commercial Service
zone designations that are proposed to be phased out in both the
General Plan Update, adopted in 2015 and the Zoning Code Update,
planned for adoption in 2016. This zone allows a mix of retail, commercial
service, civic, office, and other complementary non-residential uses, as
well as higher-density residential development. Allowed uses permitted
within the DMU zone are indicated in Table 3.7.
TABLE 3.7: DOWNTOWN MIXED USE ZONE ALLOWED USES
Permitted Uses























Administrative Review and Conditionally
Permitted Uses
Administrative Review:
 Public/quasi-public use (e.g., community center,
school, fire station, library, church)
Conditionally Permitted:
 Commercial amusement or entertainment
 Commercial retail or services greater than 40,000
square feet
 Drive-through facilities
(only north of Driftwood Drive)
 Entertainment (i.e., nightclub and bar/lounge)
 Furniture stores
 Hospital
 Reupholstery and furniture repair; antique
refinishing
 Convenience market
 Shops selling age-restricted goods or providing
age-restricted services

Antique shop
Art, modeling, music, and/or dance studio
Artist studios; art supply stores
Bed and breakfast inn
Business services
Clothing and costume stores
Commercial services
Communication services
Community social services
Eating and drinking places
Educational services
Finance, insurance, and real estate offices
Food and grocery stores
General merchandise and hardware store
Medical health care facility
Theater (i.e., motion picture or live)
Optical shop or optometrist
Personal services
Professional or medical offices
Specialty retail shops1
Residential dwellings2
Any other retail, service, public/quasi-public, or residential uses that are similar in nature, function, and
operations to the permitted, administrative review clearance, and conditionally permitted uses listed
above.

Notes:
1.

Specialty retail shops are defined as small retail stores with distinctive merchandise, often supplied locally or with
a local theme, not including sale of age-restricted goods or providing age-restricted services.

2.

Permits the same type of residential dwellings permitted in the RHD zone.
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Waterfront District Specific Plan

AGENDA TRANSMITTAL
MEETING DATE: May 23, 2017
PLANNING COMMISSION AGENDA ITEM: Resolution PC17-06; A Resolution of the City
of Suisun City Planning Commission approving a Planned Unit Development Permit, Precise
Development Plan (PD-16-7-001), and Vesting Tentative Subdivision Map (SM 16-7-001) for the
Crystal School/Parcel 14 Project, Assessor Parcel Number 0032-152-180.
ENVIRONMENTAL REVIEW:
The proposed Project is consistent with the policies, development standards and designations of
the General Plan and the Waterfront District Specific Plan (WDSP). 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, would not substantially increase the severity of effects previously
disclosed. Therefore, pursuant to CEQA Guidelines Section 15183, no further analysis is
required. Additional details of the Project’s CEQA analysis are provided on page beginning on
page 11 of this report.
BACKGROUND:
Project Overview:
The former Crystal School/Main Street West Parcel 14 Project (Project) proposes 78 single
family residential dwellings on the site of the former Crystal Middle School. Additional features
of the Project include a central park area that combines small plazas, children’s play areas and a
meandering water quality feature. The project also extends West Street to connect with Cordelia
Street, providing a key circulation connection called for in the City’s General Plan and the
Waterfront District Specific Plan.
The Project has been the subject of both staff review and community input, beginning in early
2016. Provided below are summaries of community meetings held to discuss the Project and the
following figures demonstrate the evolution of the project design.
June 30, 2016 – Community Outreach Meeting Hosted at Harbor Theater – Developer presented
conceptual site plan alternative that provided local residents and the general public an
opportunity to provide input. In very general terms, the comments centered around concerns
regarding park location, project density, architecture, lack of single-story product, parking, and
circulation.
August 23, 2016 – The City Council acting as the Successor Agency to the former Suisun City
Redevelopment Agency approved the Final Development Plan pursuant to requirements of
Disposition and Development Agreement (DDA) between Suisun City and Main Street West
Partners (Developer). The DDA required the Developer to obtain an approval of a “Final
Development Plan” to ensure the concept developments are consistent with the Agency’s vision
for the property, and are consistent with the project description provided at the commencement
______________________________________________________________________________
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of the project as part of the DDA. The approved Final Development Plan serves as the basis for
the Developer’s applications for all necessary governmental approvals. The Final Development
Plan includes preliminary site layout; roads, parking and pedestrian path locations; building
elevations; and landscaping amenities. The Agency’s approval of the Final Development Plan
did not constitute entitlement approvals that are necessary from the City’s Planning Commission,
City Council, and any other governmental agencies from whom the developer may be required to
obtain formal entitlement approvals.
Figure 1 - Preliminary Project Layout (June 2016)

The above plan (Figure 1) was one of three scenarios that were presented to the community on
June 30, 2016. Based on the input received from the community, the applicants incorporated a
number of changes to improve the overall design of the Project and to improve how the Project
interfaces with the surrounding community.
Figure 2 below presents the land plan that was reviewed and approved by the Successor Agency
as the Final Development Plan on August 23, 2016. It is important to note that the title Final
Development Plan refers to a term that is part of the DDA, and that refinement of the project has
continued on the project.
Key improvements to the Project incorporated in the August 23, 2016 plan include:
• Relocation of the park to a location more accessible to surrounding residents.
• Change of orientation of homes to provide better interface with existing Morgan Street
residents.
• Provision of new on-street parking spaces on Morgan Street.
Figure 2 – August 23, 2016 Final Development Plan

The proposed Project, as presented in the exhibits of attached Resolution PC-17-06, has been
further refined. Additional enhancements in the currently proposed plan include:
• Improved connectivity of alley road adjacent to Southern Pacific Rail Co. yard.
• Elimination of Project parking on west side of School Street and restoration of on-street
parking on east side of School Street.
• Additional larger lots that accommodate single-story homes in key locations.
• Continued refinement of proposed architect.
• Landscape planter along length of proposed sound wall.
Regulatory Setting:
The Project is located within the Waterfront District Specific Plan (WDSP). Detailed planning
for this area began with the adoption of the Downtown Waterfront Specific Plan in 1983. That
Specific Plan implemented policies of the 1979 Suisun City General Plan, which called for
special treatment of the historic downtown and waterfront through preparation and adoption of a
Specific Plan for Old Town and the waterfront. Most recently, this specific plan was amended in
November 2016 and retitled the Waterfront District Specific Plan (WDSP).
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 WDSP adjusted development standards and
land use policies to better implement the City’s vision for the downtown waterfront area.

Figure 3: Project Site (Existing Conditions)
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Table 1: Surrounding Designations and Existing Uses
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Designation
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So. Pacific rail lines
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Open Space (OS)

Required Permits and Regulatory Basis

Entitlements requested for the proposed Project include a Planned Unit Development (PUD) and
a Vesting Tentative Subdivision Map. The Project would retain its current zoning designation of
Residential Medium Density as established under the WDSP 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 clearly 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 of a
Vesting Tentative Subdivision Map (VTSM). The VTSM allows the division of land into
individual residential lots, street right of way, and public facilities (park and water quality
basins). Exhibits associated with the VTSM include the Subdivision map itself, a Preliminary
Grading Plan, a Preliminary Utility Plan and a Storm Water Control Plan. Detailed Conditions
of Approval have been prepared to guide the Project through the process of Final Map
recordation and ultimate construction. These Conditions of approval are provided as Exhibit C
of Resolution PC17-06 for the proposed Project.
Permits Required after Approval:
• Improvement Plans/Grading Permit for onsite and offsite improvements.
• Final Map to record new lots for sale and dedication.
• Building Permit for construction of homes and other onsite improvements.

STAFF REPORT:
This section includes a general discussion of the Project’s adherence to all applicable local
requirements, as well as detailed descriptions the requested Project approvals and a review of key
issues that have been addressed through the Project review.
General Plan Consistency
The General Plan designates the Project site as Downtown Waterfront District Specific Plan
(DWSP) and the General Plan defers to that document for development standards. Subsequent to
the adoption of the General Plan, the Downtown Waterfront Specific Plan was amended in 2016
and renamed the Waterfront District Specific Plan (WDSP).
General Plan guidance for the Project site is relatively limited. The overall vision of the General
Plan includes residential, employment and recreational uses. The General Plan sets a target of
adding 1,200 dwellings to the City’s Priority Development Area (PDA), an area that includes the
entire WDSP and additional lands. The proposed Project would assist with meeting this General
Plan objective.
The General Plan Transportation Element provides classifications for major roads within the City.
West Street is designated as a Collector. Collector streets are two-lane roads intended to allow
movement between neighborhoods and activity centers. The provision of separated sidewalks, a
14-foot-wide combined vehicle and bicycle lane, and enhanced pedestrian crossings provide a
balance of vehicle connectivity and preservation of the character of the surrounding neighborhood.

The General Plan designates Cordelia Street as an Arterial and specifies that this would be a fourlane road. Staff has reviewed the surrounding road network and anticipated future traffic levels
and questions whether four lanes will ultimately be required. At this time, a two-lane Cordelia
serves current and at least near term traffic demands. As such, the Project proposes interim
Cordelia improvements that include two traffic lanes as well as a bike lane and on-street parking on
the Project frontage. To ensure flexibility in the future, the City has required the applicant to also
develop an ultimate improvement scenario that would allow Cordelia to be expanded to four lanes
in the future should traffic volumes require additional lanes in the future.
Based upon the above analysis and evidence, it has been determined that the proposed Project is
consistent with the goals, objectives and policies of the General Plan.
Zoning Code Consistency
The WDSP establishes the land use designations and the development standards for this district of
the City and the proposed Project site. Figure 3-1: Land Use Map of the WDSP identifies the land
use designation for the Project site as Residential Medium Density (RMD) which provides for a
wide variety of residential development with an allowed density range of 12.1-24 dwelling units
per acre. Allowed dwelling types include detached and attached single-family and multi-family
dwellings. The WDSP encourages placing residential uses in close proximity to downtown
commercial uses. The project has a net density of 12.7 units/acre and is therefore consistent with
the allowed density for the RMD zone. The Project’s 78 new units would be located within
walking distance of the downtown waterfront shopping area.
Chapter 2, Existing Uses + Regulating Plans of the WDSP identifies expectations for development.
With regard to residential development, the WDSP provides the following guidance:
Neighborhood Vitality
Suisun City will ensure that neighborhoods maintain their character and vitality.
• Maintain complete, well-designed, and walkable neighborhoods, with places to
gather, nearby services, and multi-modal access to jobs, recreation, and community
and regional services.
• Create policies and programs to maintain the character and vitality of
neighborhoods.
The proposed Project is consistent with the WDSP’s vision for residential development as follows:
• The Project maintains and completes the historic grid of streets within the waterfront
district.
• The Project provides a combination of sidewalks, bike lanes and off street paseos that will
create a highly walkable neighborhood.
• The Project proposes architecture that incorporates many qualities and characteristics of the
existing historic structures of the surrounding neighborhood.
• The Project provides a central green that includes two small plazas, each with a child’s play
structure, patio space and picnic tables that will provide for and promote social gathering.
• The Project is located within walking distance of commercial and recreational uses within
the WDSP area.

Based upon the above analysis and evidence, it has been determined that the proposed Project is
consistent with both the development standards and the overall intent of the Waterfront District
Specific Plan.
Planned Unit Development/Precise Development Plan
All new construction within the WDSP must adhere to the Specific Plan’s Design Guidelines to
ensure that development is attractive and integrates into the surrounding environment. The overall
design for the small lot single family homes is a Paseo style development with alley access.
The PUD package is the collection of plans and exhibits that demonstrate how the proposed Project
meets the expectations of the WDSP. This plan set is comprised of a series of exhibits that define
the character of the proposed project, including architecture, site improvements and landscaping.
The PUD exhibits noted below are provided as Attachment B of the Resolution PC-17-06.
Specific exhibits include:
Precise Development Plan. This exhibit depicts the overall project layout and identifies model of
home (Plans 1 through 4) for each proposed lot. This sheet also notes the setbacks applicable to
residential structures and notes the site triangle areas that ensure safe visibility for drivers.
Preliminary Landscape Plan. This plan set includes: Conceptual Street Tree Master Plan;
Conceptual Park Landscape Plan; Conceptual Paseo and Water Quality Basin Landscape Plan;
and, Residential Front Yard Landscape Plan.
Architectural Renderings. This plan set provide detailed architectural renderings for the four
proposed house plans. Plans 1 through 3 are two story homes and each is presented with three
optional elevations. Plan 4 is a single story home and is presented with two optional elevations.
Color and Material Cut Sheets. These sheets identify the colors and materials that the applicant
proposes for the various home models/elevations.
Typical Lotting Plan. This exhibit depicts the functional arrangement of proposed homes. Due to
the density of this project, careful coordination is required to create quality spaces within the small
proposed lots.
Key Features of the PUD Exhibits
Park Design: The proposed Neighborhood Park serves numerous functions that include passive
gathering spaces for adults with patio area, seating and picnic tables; two play structures designed
for different age groups; attractively landscaped open space; and, a meandering swale area that
provides for a portion of the required on-site water quality requirements. Trails meander through
the park and provide access to the front entries of adjacent homes. The park is generally aligned
with Line Street, creating a visual corridor into the project.

Figure 4 – Neighborhood Park Design

Landscape Plans: The landscape plans prepared for the Project are conceptual and will be subject
to refinement as Project improvement plans are prepared. While some refinement of these plans
are anticipated, the plan set establishes a high standard of quality for landscaping that will both
enhance the Project, but will also contribute to an overall improvement for the surrounding
neighborhood.
Roadway Design: The Project would provide various improvements to the existing local roads.
The most significant change would be the extension of West Street to connect to Cordelia Street.
This street section is designed to accommodate vehicle, bicycle and pedestrian circulation. Bulbouts are provided along this road to allow tree plantings, to slow traffic and to facilitate
pedestrian circulation. Other features include new parking along the south side of Morgan
Street, new frontage along the west side of School Street, and new frontage with parking and
bulb-outs along Cordelia Street. The proposed design balances the competing goals of providing
community connectivity and maintaining the residential character and traffic levels of
surrounding neighborhoods.
Residential Architecture: The proposed architecture has been developed to reflect many of the
qualities of the historic architecture within the surrounding neighborhood, while still responding to
the needs and desires of today’s home buyers. All homes within the proposed Project are alleyloaded, resulting in pleasing frontages to Morgan, West and Cordelia Streets. Single story homes
have been sited at key corner lots to reduce the overall massing of homes in prominent locations
The homes will be primarily Craftsman and Victorian in their architectural style and have been
designed to be compatible with the surrounding historic homes in the area by providing similar
siding, color scheme, and vertical window treatment. The proposed elevations provide architectural
diversity fronting the streets and open space areas. All street facing elevations incorporate shutters
and/or the enhanced window trim. A selection of home plans/elevations is provided below and the
full set of architectural renderings are provided within Exhibit A of Resolution PC17-06.

Figure 5 – Proposed Architecture

Plan 1, Elevation C

Plan 3, Elevation B

Plan 4, Elevation B

Based upon the analysis of the materials provided by for the proposed Project, a review of the
goals and intent of the WDSP and the analysis provided herein, the Project is consistent with the
purpose and intent of the WDSP and the City’s PUD and Precise Development Plan standards
and requirements.
Vesting Tentative Subdivision Map:
The Vesting Tentative Subdivision Map (VTSM) and associated exhibits (provided as Attachment
B of Resolution PC 17-06) provides the basis for the subdivision of land into individual lots.
Ultimately, the recordation of a Final Map results in the creation of lots and the conveyance of land
for public purposes such as roads, parks and drainage features. Once a Tentative Map is approved,
the City is obligated to approve the subsequent Final Map as long as it is consistent with the
approved Tentative Map. Therefore, issues of design, layout and consistency with City standards
must be addressed prior to Tentative Map approval.

The applicant is proposing a 78 unit small lot single family subdivision, one 0.45 acre (19,521 sq.
ft.) park with onsite amenities and water quality feature (Parcel A), West Street right of way that
totals 20,974 sq. ft. (Parcel B), and three additional drainage basins that total 7,823 sq. ft. (Lot C).
Roadway Design. The Project proposes to extend West Street to Cordelia Street, consistent with
the General Plan Transportation Element. Designated as a Collector street, the West Street
extension provides two traffic lanes that accommodate vehicle and bicycle circulation, separated
sidewalks and enhanced pedestrian crossings.
Cordelia Street is designated an Arterial and the Project proposes an interim improvement scenario
with two travel lanes, bike lane, on-street parking and frontage sidewalks and landscaping. The
applicants have provided an ultimate improvement scenario that would allow Cordelia to be
expanded to four lanes in the future as required based on future traffic levels.
Interior project roadways are intended only for residents, are 20-feet in width, and provide access
to garages of the proposed homes. No parking would be allowed on these streets as the full road
width is required for emergency access. These roads have been evaluated to ensure road width is
adequate to allow emergency vehicle access.
Table 2: Development Standards
Subject
Uses
Density
Potential Units
Height

Permitted/Required
Residential Medium
Density
10.1-20 du/gross ac
(12.1-24 du/net ac)
130 units
35ft Max
2 spaces per home (one
covered, one uncovered)

Parking
0.2 guest spaces per unit.

Proposed
Medium density residential
12.7 units/net acre
78 units
25ft (peak)
2 garage spaces per dwelling
11 off-street guest spaces
49 on-street guest spaces
(0.76 guest spaces per unit).

Tentative Map Technical Plans.
The Vesting Tentative Subdivision Map plans include several technical sheets that depict features
of the Project such as utilities, grading and drainage, and stormwater quality plans. As proposed,
the project site would remain relatively flat. Fill soils would be imported to raise building pads to
ensure homes are above flood elevations. Gentle grades will direct stormwater into the Project
drainage system. As required under local and state regulations, stormwater will be directed to
water quality basins within the Project site prior to exiting the site.
All Project utilities will be installed underground. Existing homes on the north side of Morgan
Street are served by existing overhead power lines that are located on the south side of Morgan
within the Project. These lines will be undergrounded, but new above ground power poles will be
installed in the approximate locations of existing poles. Utilities will daylight at these poles and
cross Morgan overhead to continue to provide service to existing homes and to avoid the disruption
of installing lines and/or power poles on the north side of Morgan Street.

Project Specific Issues
Within the review of the project a variety of issues have been identified and addressed. Key Issues
include:
Noise. Located adjacent to the Southern Pacific Rail Co. yard and tracks, the Project site is
subject to noise levels that could exceed the City’s adopted noise standards. In order to address
this concern, the firm J.C. Brennan was retained to analyze noise level and identify measures as
required to reduce noise levels to acceptable levels. Based on the findings of this study, an eightfoot-tall soundwall will be required along the western boundary of the project and certain homes
within the project will receive enhanced treatments. These measures will assure the Project
meets both interior and exterior noise standards.
Contamination. The former Crystal Elementary School utilized an underground tank for storage
of heating oil. This tank became degraded over time and resulted in soil contamination within
the project. In order to identify proper clean up procedures, the firm Raven Research prepared
the Remedial Action Workplan Former Crystal Middle School Suisun City, California report
prepared by Raven Research and dated August 12, 2010. This plan identifies specific actions
regarding excavation and removal of contaminated soils to ensure that hazards associated with
contamination are appropriately addressed.
Drainage Features. Under local and state regulations, various aspects of storm water detention
and water quality must be addressed within the Project site. The Project applicant has proposed
three smaller water quality basins near the west edge of the site and one larger basin within the
proposed park. All basins are to be designed and approved to be attractive as well as functional.
The basin within the park incorporates a meandering form that is similar to a natural swale. This
basin will have gentle side slopes and naturalized vegetation. The maximum depth of this
feature will be two feet, but most of the basin will be no more than 18 inches deep.
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 WDSP and the WDSP has previously 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.
ENVIRONMENTAL 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 Waterfront District Specific Plan (WDSP) in the City’s
General Plan and zoned Residential Medium Density (RMD) within the WDSP. 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 density,
as described under the CEQA Guidelines. The undeveloped site is currently surrounded existing
residential development and the Southern Pacific Co. rail yard to the west. The site consists of
hard packed soils and rocks and remnants of landscape plantings from previous uses. Potential
impacts from traffic, ground disturbances from grading, noise, and light were found to have
impacts consistent with the area’s previous analyses for medium density residential 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.
The project site is located immediately adjacent to the Southern Pacific Co. rail yard and is
subject to rail noise. A project-specific noise study, titled “Crystal School Site Residential” and
dated February 1, 2017 was prepared by J.C. Brennan & Associates. This study found that with
inclusion of an eight (8) foot sound wall and specific structure construction features, the project
would be in compliance with both interior and exterior noise level standards. 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. General Plan
Program PHS-1.1 requires projects that could expose noise-sensitive uses to potentially
significant noise to incorporate feasible mitigation to address those noise effects. To comply with
that program, the sound wall and construction measures recommended in the noise study have
been incorporated as project conditions of approval. Compliance with General Plan Program
PHS-1.1 will ensure the project will not result in any significant impacts associated with noise.
Based on the above, the Crystal School/Parcel 14 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 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 Crystal School PUD/Precise Development Plan,
the Planning Commission must affirm specific findings. Resolution PC 17-06 provides specific
findings related to analysis of the Project under the California Environmental Quality Act (CEQA),
the approval of the Planned Unit Development Permit and Precise Development Plan, and approval
of the Vesting Tentative Subdivision Map.
Planning Commission Options
The Planning Commission has several options in considering this application. Actions that the
Planning Commission may take within this project review include:

•

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

•

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

•

Recommend the City Council disapprove the submitted application;

•

Continue the item for further discussion.

STAFF RECOMMENDATION: Adopt Resolution PC17-06; A Resolution of the City of Suisun
City Planning Commission recommending that the City Council determine the proposed Project has
been adequately analyzed subject to the provisions of CEQA and further recommending that the
City Council approve the Crystal School/Parcel 14 Project consistent with all plans and exhibits
provided as the Crystal School PUD/Precise Development Plan (Exhibit A), Vesting Tentative
Subdivision Map (Exhibit B) and subject to the Conditions of Approval (Exhibit C) of Planning
Commission Resolution PC 17-06.
ATTACHMENTS:
1. Resolution PC17-06; A Resolution of the City of Suisun City Planning Commission
approving a Planned Unit Development Permit, Precise Development Plan (PD-16-7-001),
and Vesting Tentative Subdivision Map (SM 16-7-001) for the Crystal School/Parcel 14
Project, Assessor Parcel Number 0032-152-180.

RESOLUTION NO. PC 17-06
A RESOLUTION OF THE CITY OF SUISUN CITY PLANNING COMMISSION
APPROVING A PLANNED UNIT DEVELOPMENT PERMIT, PRECISE
DEVELOPMENT PLAN (PD 16-7-001), AND VESTING TENTATIVE SUBDIVISION
MAP (SM 16-7-001) FOR THE CRYSTAL SCHOOL/PARCEL 14 PROJECT,
ASSESSOR PARCEL NUMBER 0032-152-180
WHEREAS, Main Street West, LLC. (hereinafter referred to as Applicant) filed an
application with the City of Suisun City for a 78 lot Tentative Subdivision Map with a Planned
Unit Development Permit and Precise Development Plan for the Crystal School/Parcel 14 project
(hereinafter referred to as Project) located on along Cordelia Street and the western city limit line
(Assessor’s Parcel Number: 0032-152-180); and
WHEREAS, the applicant has met all applicable requirements under State law and City
ordinances related to this development plan and tentative subdivision map; 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 May 23,
2017 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 the Waterfront District Specific Plan (WDSP). An
Environmental Impact Report was prepared for the General Plan (SCH# 2011102046).
Analysis of the Project has determined that: the Project would not result in any new
potentially significant impacts that were not discussed in the General Plan EIR; no aspects
peculiar to the project or the parcel would result in new effects; and, the Project would not
substantially increase the severity of effects previously disclosed. Therefore, pursuant to
CEQA Guidelines Section 15183, no further analysis is required.
B. The Planning Commission recommends that, based on the following findings, the City
Council approve the Crystal School/Parcel 14 Planned Unit Development Permit and
Precise Development Plan, as depicted on plans and exhibits provided as Exhibit A of
this Resolution and subject to Conditions of Approval provided as Exhibit C of this
Resolution.

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 Waterfront District Specific Plan. The Project will provide infill
development, at allowable densities, that will support the Waterfront District. The
Project will also improve the diversity the City’s housing stock.
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 into the surrounding community’s historic architecture. The project will
provide sufficient parking, infrastructure, landscaping, and park amenities to serve
future residents.
C. The Planning Commission recommends that, based on the following findings, the City
Council approve the Crystal School/Parcel 14 Vesting Tentative Subdivision Map, as
depicted on plans and exhibits provided as Exhibit B of this Resolution and subject to
Conditions of Approval provided as Exhibit C of this Resolution.
Findings:
1) The proposed project is consistent with the General Plan and the land use
designation as amended specified for this parcel. There are currently no buildings
on site. All lots are consistent with the existing development standards of the
General Plan designation of Residential Medium Density (RMD) and the zoning
designation as proposed.
2) The 78 new lots will have a net density of 12.7 units per acre which is within the
Residential Medium Density (RMD) standards. The site is designated as “vacant”
in the General Plan Housing Element and was intended to provide housing units for
moderate and above moderate income levels.
3) The proposed improvements associated with the Project are consistent with City
standards and no public health concerns will result from approval of the Vesting
Tentative Subdivision Map.
4) The proposed improvements included within the proposed Project are consistent
with and meet the City’s standards. The project has been conditioned to protect any
unforeseen onsite resources should they be found during the construction process.
5) The Stormwater Control Plan submitted in conjunction with the Project will assure
that all stormwater discharge will be properly regulated and controlled during both
construction and future occupancy of the Project site.

The forgoing motion was made by Commissioner ___ and seconded by Commissioner ___
and carried by the folowing vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

Commissioners:
Commissioners:
Commissioners:
Commissioners:

WITNESS my hand and the seal of said City this ___ th day of ____ 2017

Anita Skinner
Commission Secretary
Exhibit A: Planned Unit Development Permit Exhibits
Precise Development Plan
Proposed Architectural Plans
Color and Material Board
Typical Lotting Plan
Conceptual Landscape Plans
Exhibit B: Vesting Tentative Subdivision Map Exhibits
Vesting Tentative Subdivision Map
Preliminary Grading Plan
Preliminary Utility Plan
Stormwater Control Plan
Turning Radii Movement Exhibit
Cordelia Street Corridor Plan
Exhibit C: Crystal School/Parcel 14 Project Conditions of Approval

Exhibit A
Crystal School/Parcel 14 Project
Planned Unit Development Permit Exhibits
•
•
•
•
•

Precise Development Plan
Proposed Architectural Plans
Color and Material Board
Typical Lotting Plan
Conceptual Landscape Plans
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4

COLOR AND MATERIAL BOARD
ROOF MATERIAL

GAF TIMBERLINE HD
Slate

BODY COLOR 1

LAP SIDING, CORNER TRIM
Arcade White SW 7100 by Sherwin Williams

BODY COLOR 2

BOARD AND BATT SIDING, CORNER TRIM
Arcade White SW 7100 by Sherwin Williams

TRIM COLOR

DOOR & WINDOW TRIM, GARAGE DOOR, TRIM ACCENTS,
FASCIA & EAVE DETAILS, GUTTERS, BAY WINDOW,
PORCH COLUMNS & PORCH RAILING
Grayish SW 6001 by Sherwin Williams

ACCENT COLOR

FRONT DOOR, FRENCH DOORS, SHUTTERS, & POTSHELVES
Cloak Gray SW 6278 by Sherwin Williams

Note:

Downspouts: paint to match adjacent wall color
Trim: Paint all exposed sides trim color
Vinyl Windows and Door Frames: White (factory finish)

CRYSTAL SCHOOL SITE
SUISUN CITY, CALIFORNIA

SCHEME A

JOB NO. 354.009
DATE
03-28-17
5865 Owens Drive
Pleasanton, CA 94588
925-251-7200

COLOR AND MATERIAL BOARD
ROOF MATERIAL

GAF TIMBERLINE HD
Charcoal

BODY COLOR 1

LAP SIDING & CORNER TRIM
Bracing Blue SW 6242 by Sherwin Williams

BODY COLOR 2

BOARD AND BATT SIDING & CORNER TRIM
White Flour SW 7102 by Sherwin Williams

TRIM COLOR

DOOR & WINDOW TRIM, GARAGE DOOR, TRIM ACCENTS,
FASCIA & EAVE DETAILS, GUTTERS, BAY WINDOW,
PORCH COLUMNS & PORCH RAILING
White Flour SW 7102 by Sherwin Williams

ACCENT COLOR

FRONT DOOR, FRENCH DOORS, SHUTTERS, & POTSHELVES
Cyber Space SW 7076 by Sherwin Williams

Note:

Downspouts: paint to match adjacent wall color
Trim: Paint all exposed sides trim color
Vinyl Windows and Door Frames: White (factory finish)

CRYSTAL SCHOOL SITE
SUISUN CITY, CALIFORNIA

SCHEME B

JOB NO. 354.009
DATE
03-28-17
5865 Owens Drive
Pleasanton, CA 94588
925-251-7200

COLOR AND MATERIAL BOARD
ROOF MATERIAL

GAF TIMBERLINE HD
Mission Brown

BODY COLOR 1

STUCCO
White Hyacinth SW 0046 by Sherwin Williams

TRIM COLOR

DOOR & WINDOW TRIM, GARAGE DOOR, TRIM ACCENTS,
FASCIA & EAVE DETAILS, GUTTERS, BAY WINDOW,
PORCH COLUMNS & PORCH RAILING
Silver Gray SW 0049 by Sherwin Williams

ACCENT COLOR

FRONT DOOR, FRENCH DOORS, SHUTTERS, & POTSHELVES
Spiced Cider SW 7702 by Sherwin Williams

Note:

Downspouts: paint to match adjacent wall color
Trim: Paint all exposed sides trim color
Vinyl Windows and Door Frames: White (factory finish)

CRYSTAL SCHOOL SITE
SUISUN CITY, CALIFORNIA

SCHEME C

JOB NO. 354.009
DATE
03-28-17
5865 Owens Drive
Pleasanton, CA 94588
925-251-7200

COLOR AND MATERIAL BOARD
ROOF MATERIAL

GAF TIMBERLINE HD
Barkwood

BODY COLOR 1

STUCCO
Palisade SW 7635 by Sherwin Williams

TRIM COLOR

DOOR & WINDOW TRIM, GARAGE DOOR, TRIM ACCENTS,
FASCIA & EAVE DETAILS, GUTTERS, BAY WINDOW,
PORCH COLUMNS & PORCH RAILING
Moderate White SW 6140 by Sherwin Williams

ACCENT COLOR

FRONT DOOR, FRENCH DOORS, SHUTTERS, & POTSHELVES
Grizzle Gray SW 7068 by Sherwin Williams

Note:

Downspouts: paint to match adjacent wall color
Trim: Paint all exposed sides trim color
Vinyl Windows and Door Frames: White (factory finish)

CRYSTAL SCHOOL SITE
SUISUN CITY, CALIFORNIA

SCHEME D

JOB NO. 354.009
DATE
03-28-17
5865 Owens Drive
Pleasanton, CA 94588
925-251-7200

COLOR AND MATERIAL BOARD
ROOF MATERIAL

GAF TIMBERLINE HD
Mission Brown

BODY COLOR 1

SHINGLE SIDING, LAP SIDING & CORNER TRIM
Chelsea Gray SW 2850 by Sherwin Williams

TRIM COLOR

DOOR & WINDOW TRIM, GARAGE DOOR, TRIM ACCENTS,
FASCIA & EAVE DETAILS, GUTTERS, BAY WINDOW,
PORCH COLUMNS & PORCH RAILING
Futon SW 7101 by Sherwin Williams

ACCENT COLOR

FRONT DOOR, FRENCH DOORS, SHUTTERS, & POTSHELVES
Indian White SW 0035 by Sherwin Williams

Note:

Downspouts: paint to match adjacent wall color
Trim: Paint all exposed sides trim color
Vinyl Windows and Door Frames: White (factory finish)

CRYSTAL SCHOOL SITE
SUISUN CITY, CALIFORNIA

SCHEME E

JOB NO. 354.009
DATE
03-28-17
5865 Owens Drive
Pleasanton, CA 94588
925-251-7200

COLOR AND MATERIAL BOARD
ROOF MATERIAL

GAF TIMBERLINE HD
Charcoal

BODY COLOR 1

SHINGLE SIDING, LAP SIDING & CORNER TRIM
Mink SW 6004 by Sherwin Williams

TRIM COLOR

DOOR & WINDOW TRIM, GARAGE DOOR, TRIM ACCENTS,
FASCIA & EAVE DETAILS, GUTTERS, BAY WINDOW,
PORCH COLUMNS & PORCH RAILING
Venetian Lace SW 7119 by Sherwin Williams

ACCENT COLOR

FRONT DOOR, FRENCH DOORS, SHUTTERS, & POTSHELVES
Silverplate SW 7649 by Sherwin Williams

Note:

Downspouts: paint to match adjacent wall color
Trim: Paint all exposed sides trim color
Vinyl Windows and Door Frames: White (factory finish)

CRYSTAL SCHOOL SITE
SUISUN CITY, CALIFORNIA

SCHEME F

JOB NO. 354.009
DATE
03-28-17
5865 Owens Drive
Pleasanton, CA 94588
925-251-7200

COLOR AND MATERIAL BOARD
ROOF MATERIAL

GAF TIMBERLINE HD
Weathered Wood

BODY COLOR 1

STUCCO
CityScape SW 7067 by Sherwin Williams

TRIM COLOR

DOOR & WINDOW TRIM, GARAGE DOOR, TRIM ACCENTS,
FASCIA & EAVE DETAILS, GUTTERS, BAY WINDOW,
PORCH COLUMNS & PORCH RAILING
Amazing Gray SW 7044 by Sherwin Williams

ACCENT COLOR

FRONT DOOR, FRENCH DOORS, SHUTTERS, & POTSHELVES
Peppercorn SW 7674 by Sherwin Williams

Note:

Downspouts: paint to match adjacent wall color
Trim: Paint all exposed sides trim color
Vinyl Windows and Door Frames: White (factory finish)

CRYSTAL SCHOOL SITE
SUISUN CITY, CALIFORNIA

SCHEME G

JOB NO. 354.009
DATE
03-28-17
5865 Owens Drive
Pleasanton, CA 94588
925-251-7200

COLOR AND MATERIAL BOARD
ROOF MATERIAL

GAF TIMBERLINE HD
Barkwood

BODY COLOR 1

STUCCO
Classical White SW 2829 by Sherwin Williams

TRIM COLOR

DOOR & WINDOW TRIM, GARAGE DOOR, TRIM ACCENTS,
FASCIA & EAVE DETAILS, GUTTERS, BAY WINDOW,
PORCH COLUMNS & PORCH RAILING
Wordly Gray SW 7043 by Sherwin Williams

ACCENT COLOR

FRONT DOOR, FRENCH DOORS, SHUTTERS, & POTSHELVES
Homburg Gray SW 7622 by Sherwin Williams

Note:

Downspouts: paint to match adjacent wall color
Trim: Paint all exposed sides trim color
Vinyl Windows and Door Frames: White (factory finish)

CRYSTAL SCHOOL SITE
SUISUN CITY, CALIFORNIA

SCHEME H

JOB NO. 354.009
DATE
03-28-17
5865 Owens Drive
Pleasanton, CA 94588
925-251-7200

Exhibit B
Crystal School/Parcel 14 Project
Vesting Tentative Subdivision Map Exhibits
•
•
•
•
•
•

Vesting Tentative Subdivision Map
Preliminary Grading Plan
Preliminary Utility Plan
Stormwater Control Plan
Turning Radii Movement Exhibit
Cordelia Street Corridor Plan
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Exhibit C
Crystal School/Parcel 14 Project
Conditions of Approval
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Crystal School/Parcel 14 Conditions of Approval
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The Crystal School/Parcel 14 Vesting Tentative Subdivision Map, located within the Waterfront District Specific Plan of the City of Suisun City,
Assessor’s Parcel Number 0032-152-180 is approved subject to the following conditions of approval:

Condition

Timing

Responsible
Party

ONGOING THROUGH CONSTRUCTION
1.

2.

3.

4.

All references herein to “Applicant” shall mean the current project applicant, any successors
in interest and any contractors, subcontractors or other parties engaged by the current
applicant or the applicant’s successor in interest in the future implementation and
development of the project.
Future development within the Crystal School/Parcel 14 Project (Project) site shall be
consistent with the plans and exhibits as reviewed by the City Council of the City of Suisun
City on (date) and as included and referenced in City Council Resolution ______. Any
revisions that, in the opinion of the Development Services Director, alter the purpose and
intent of proposed improvements, shall require City Council approval and amendment of the
Project Planned Unit Development Permit and/or the Project Precise Development Plan.
The Applicant 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 any claim or proceedings and shall
cooperate fully in the defense. If the City fails to do so, the Applicant 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 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.

Ongoing through
Construction

NA

Ongoing through
Construction

Development
Services

Ongoing through
Construction

NA

Ongoing through
Construction

Public Works
and
Development
Services

Status

Exhibit C
Crystal School/Parcel 14 Conditions of Approval
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Condition

Timing

Responsible
Party

5.

The Applicant shall fund and be responsible for the implementation of all conditions relating
to the Crystal School “Parcel 14” Development including but not limited to the conditions
established for the Tentative Subdivision Map and Preliminary Development Plan Approval.

Ongoing through
Construction

Public Works
and
Development
Services

6.

The Development Services Director (or designated person), following consultation from the City
Engineer, may approve minor modifications to the project and implement the project and
mitigation measures as deemed appropriate.
Pursuant to the City of Suisun City Resolution No. 2017-02 dated January 3, 2017, new
development shall pay development impact fees set forth in Resolution 2017-02.

Ongoing through
Construction

Development
Services

Ongoing through
Construction

Public Works

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

Ongoing through
Construction

Public Works

Ongoing through
Construction

Public Works

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.
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.

Ongoing through
Construction

Public Works

Ongoing through
Construction and
Prior to Issuance of
Building Permit for
first home

Public Works

Certain limited corrections to the various plans provided by the applicant shall be revised prior
to the presentation of the Project to City Council for final approval. Such corrections include:

Prior to City
Council review

Development
Services

7.
8.

9.
10.

11.

12.

Status

Exhibit C
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Condition










Timing

Responsible
Party

Provide concrete walkway to gate from drive aisle/alley access.
Delineate access and use of shared yards where homes are sited “back-to-back.”
Provide typical lot to depict setbacks from back of sidewalk to fence for a side yard facing
to School Street.
Provide detail for retaining walls used along West Street and School Street – materials and
height.
Provide construction detail for proposed soundwall.
Provide construction detail for proposed wood privacy fences.
Confirm widths of PUE’s and show on street sections. None shown on School, Morgan,
West or Private Residential Street sections.
Clarify what landscaping is proposed adjacent to the sound wall.
Establish 10-foot-wide PUE’s on the paseos (for walkway and associated lighting).

PRIOR TO APPROVAL OF IMPROVEMENT PLANS
13.

During construction of this project, a designated contact person with phone number shall be
posted on the project site.

Prior to approval of
Improvement Plans

Public Works

14.

Prior to the approval of improvement plans, the Applicant shall submit a phasing plan if so
desired. Approval of the phasing plan shall be concurrent with the approval of the
construction plans and made a part thereof.
All development shall comply with the Travis Air Force Base Land Use Compatibility Plan
compatibility policies and criteria. This shall be accomplished through the review of project
improvements plans.
Concurrent with the submittal of Improvement Plans, the Applicant shall submit final
landscape plans that includes park and open space areas, street frontages, shared paseos and
detailed typical front and side yard landscape plans to the Development Services Department
which comply with Title 20, Water-Efficient Landscaping, of the City of Suisun City Municipal
Code and the then current State Model Water Efficient Landscape Ordinance as applicable.
This plan will include all fencing locations and proposed material and must be approved by the
City prior to installation.

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans

Development
Services

Prior to approval of
Improvement Plans

Development
Services

15.

16.

Status

Exhibit C
Crystal School/Parcel 14 Conditions of Approval
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Condition
17.

18.

19.
20.
21.

22.

23.

The Applicant shall provide passive recreation opportunities consistent with the Crystal
School Park Conceptual Plan as included within the Crystal School Planned Development
Permit. Minor variations to the approved Conceptual Design may be approved by the
Development Services Director. Plans for this area shall be reviewed and approved by the
Development Services Director.
The proposed bioretention within the proposed park shall be designed to: maximize aesthetic
qualities of the park; ensure that park features are not inundated during storm events; and,
minimize potential hazards related to storm water. Construction of this joint facility shall be
completed prior to issuance of building permits for lots 47 through 78 (homes east of West
Street).
All bioretention areas shall be designed and landscaped in an aesthetically pleasing manner
with perimeter plantings of trees, shrubs and groundcovers.
No chain link fencing shall be utilized within the project.
The residential project shall comply with the Suisun City Municipal Code by providing an area
in private yards, as noted on the Project Precise Development Plan, for refuse containers. A
concrete pad of adequate size for the garbage and recycling containers shall be provided
behind the side fence of each parcel. Furthermore, the pathway in the side yard shall be wide
enough so that there is enough room for foot traffic to pass by parked garbage and recycling
containers.
The developer shall construct a barrier for privacy along the west boundary to separate the
community from the rail yards. Minimum barrier heights shall be 8’ high above surrounding
grade consistent with details provided within the Crystal School Planned Development Permit.
The face of wall that faces toward the rail yard shall incorporate an anti-graffiti surface and
surveillance cameras shall be installed to monitor the west face of the sound wall.
Each unit must have fire sprinklers. This includes garage, attic, and concealed spaces. The
system may be approved to run off the domestic water supply. If the domestic water supply

Timing

Responsible
Party

Prior to approval of
Improvement Plans

Development
Services

Prior to approval of
Improvement Plans

Development
Services

Prior to approval of
Improvement Plans

Development
Services

Prior to approval of
Improvement Plans

Development
Services

Prior to approval of
Improvement Plans

Development
Services

Prior to approval of
Improvement Plans

Development
Services

Prior to approval of
Improvement Plans

Fire
Department

Status

Exhibit C
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Condition

24.

25.

is used the water meter must be rated to continuously support the fire sprinkler flow
requirements. SID consultation and approval will be needed.
Fire hydrants locations will be reviewed and approved by the Fire Department prior to
approval of improvement plans. Fire hydrants shall meet city and SID standards with 1-4 ½”
and 2- 2 ½” connections. The water mains need to be looped to prevent sand and gravel from
collecting in dead end runs. Hydrant placement must be spaced no more than 300’ apart. With
no more than 150’ from any property. Normally, the first hydrant will be positioned at the
right hand corner of a street dictated by the direction the fire engine will respond to the fire.
The private streets between garages shall be designated as “Fire Lane” and posted “FIRE LANENO PARKING.”

Timing

Responsible
Party

Prior to approval of
Improvement Plans

Fire
Department

Prior to approval of
Improvement Plans

Fire
Department

26.

Streets, private roads, and driving surfaces must be designed to support the weight of fire
apparatus as specified in City Standards.

Prior to approval of
Improvement Plans

Fire
Department

27.

All buildings must be given an address and be marked on the fire lane side with 6” numbers
visible from the road.

Prior to approval of
Improvement Plans

Fire
Department

28.

All roads must be named. Road names shall be submitted to the Fire Department for review Prior to approval of
and approval prior to approval of improvement plans.
Improvement Plans

Fire
Department

29.

30.

31.

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.
When submitting Improvement Plans, the engineer’s estimate of costs for the public improvements
necessary to complete the project shall be included. This estimate shall show quantities as well as
unit prices used to obtain the final cost of each item and is subject to City review and approval.
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.

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans

Public Works

Status
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Condition
32.

33.
34.

35.

36.

37.

Timing

Responsible
Party

The Applicant shall pay Suisun-Solano Water Authority (SSWA) for plan check and inspection fees Prior to approval of
within 30 calendar days upon receipt of invoice from the Solano Irrigation District (SID). The invoice Improvement Plans
will be for actual expenses incurred by SSWA for providing plan checking and inspection services
for the project. At the time of submittal of Improvement Plans, Applicant shall pay a deposit of
$2,500 to be applied towards SSWA fees.
The Applicant shall obtain all necessary permits from all applicable agencies prior to development. Prior to approval of
Improvement Plans

Public Works

The Applicant shall prepare a notice, subject to the review by the City Engineer, that lists all
construction mitigation requirements, permitted hours of construction, and identifies a contact
person as well as the Applicant who will respond to complaints related to the proposed
construction. The notice shall be mailed to property owners and residents within a 300-foot
radius from the subject site, at least ten (10) calendar days prior to the start of construction.
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.

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans
and Prior to
Issuance of
Building Permit for
first home

Public Works

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.
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 work, Developer shall
perform a walk-through with the Public Works Department staff and take date-stamped photos
of existing site conditions.

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans
and during
construction

Public Works

Public Works

Status
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Condition

Timing

Responsible
Party

38.

Measures to remediate on-site contamination as identified in the Remedial Action Workplan
Former Crystal Middle School report prepared by Raven Research and dated August 12, 2010
shall be incorporated into Project Improvement Plans. Such remediation shall be completed
prior to issuance of first dwelling building permit.

Prior to approval of
Improvement Plans
and Prior to
Issuance of
Building Permit

Public Works

39.

Improvement Plans shall show the installation of concrete curb, gutter, sidewalks, curb ramps and Prior to approval of
driveway improvements on all street frontages. The Typical Street Sections must include aggregate Improvement Plans
base material under all concrete and all asphalt improvements per City of Suisun City Standards.
The driveways and curb ramps shall comply with the State and Federal accessibility regulations.
The minimum longitudinal slopes of gutter flow lines shall be 0.0054.
Prior to approval of
Improvement Plans

Public Works

The Improvement Plans shall show the installation of street signage and pavement markings
and striping. All pavement markings and striping shall be thermoplastic or as required by City
Engineer.
Separation between proposed water and sanitary sewer pipes shall meet the latest Suisun-Solano
Water Authority (SSWA) Design Standards, Standard Specifications, and Standard Drawings.

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans

Public Works

The proposed waterline is to be looped. The water facilities are to comply with the latest SuisunSolano 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.
Storm drain design shall comply with the City’s Design Standards, standard specifications, and
details.
The Applicant shall obtain all necessary permits for storm water discharges.

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans
and during
construction

Public Works

Prior to approval of
Improvement Plans

Public Works

40.
41.

42.
43.

44.

45.

Public Works

Status
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Condition
46.

47.

48.
49.

50.

51.

Timing

Responsible
Party

Applicants whose projects disturb one or more acres of soil or whose projects disturb less than one
acre but are part of a larger common plan of development that in total disturbs one or more acres,
shall obtain coverage under the General Permit for Discharges of Storm Water Associated with
Construction Activity (State Water Resources Control Board Construction General Permit, Order
No. RS-2015-0049 ). Construction activity subject to this permit includes clearing, grading and
disturbances to the ground such as stockpiling, or excavation.
The project’s Stormwater Control Plan shall comply with the City’s Municipal Regional Permit
(MRP) and Stormwater C.3 Guidebook. 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
within the proposed park adjacent to the bioretention facility. The City Engineer reserves the
right to institute stringent measures above and beyond the MRP and the Stormwater C.3
Guidebook for the bioretention facility at the proposed park.
During the preparation of Improvement Plans, Applicant’s civil engineer shall provide flow
calculations for the proposed storm drains.

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans

Public Works

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 and the City’s Ordinance
prior to approval by the City Engineer. In addition, the Site Development Plan shall be prepared
to the satisfaction of the City Engineer, and is to reflect a positive drainage to existing drain
inlets as well as to proposed drain inlet.
Where feasible, parking lots and other impervious areas shall be designed to drain stormwater
runoff to vegetated drainage swales, filter strips, and/or other treatment devices that can be
integrated into required landscaping areas and traffic islands prior to discharge into storm drain
systems.
The maximum allowable slope in landscape areas shall be 3:1, or as approved by City Engineer.
One-foot concrete mow strips for public landscaping shall be provided as required by the City
Engineer. Drainage runoff to adjacent property shall not be allowed.

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans

Public Works

Status
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52.

Timing

Responsible
Party

The project shall install on-site decorative street lighting (acorn type) and the Applicant shall
submit a photometric analysis to the City for review and approval with the Project Improvement
Plans. Photometric performance shall comply with the City’s standard specifications.
On-site driveways/roadways shall be minimum 3” asphalt concrete over a minimum 15” Class 2
aggregate base with road stabilization fabric. The Applicant shall construct driveways/roadways
in accordance with the KC Consultants, Geotechnical Engineering Report dated July 10, 2016
prepared for the project.
Landscaping and automatic irrigation for all areas other than fenced private yards shall be
installed by the Applicant. The Applicant shall utilize Calsense irrigation controller(s) and Hunter
irrigation heads.
The private streets shall provide for easements for the construction, operation, maintenance
and repair of the roadway improvements and utilities.

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans
and Prior to
recordation of Final
Map

Public Works

56.

All finish floor elevations shall be in accordance with FEMA regulations.

Prior to approval of
Improvement Plans

Public Works

57.

The Applicant shall construct an 8-foot soundwall along the westerly side of the proposed
project. Applicant shall install video camera(s) at the soundwall in such a manner to mitigate
the possibility of soundwall vandalism. The video camera must be compatible with the existing
video camera system used by the Suisun City Police Department.
During the preparation of the Improvement Plans, Applicant shall videotape and inspect the
existing sanitary sewer lines, storm drain lines, and manholes fronting the development.
Damaged sanitary sewer and storm drain facilities shall be shown in the Improvement Plans for
replacement and shall be replaced as part of the Applicant’s project.
Because of the use change from a school to single family homes, Applicant shall demonstrate
with calculations that the sanitary sewer flows from this proposed project will not adversely
impact the collection system.

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans

Public Works

53.

54.

55.

58.

59.

Status
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60.

61.
62.

63.
64.

65.

66.
67.

Timing

Responsible
Party

The existing overhead utility lines on the south sides of Morgan Street and California Street
fronting the development shall be placed underground. However, the existing overhead lines
crossing Morgan Street between School Street and West Street can remain overhead. The wood
posts shall be replaced at these overhead crossings with a decorative street light (“acorn type”)
with an overhead power pole attachment. Undergrounding of Morgan Street utilities shall be
completed prior to issuance of building permits for lots 47 through 54 (dwellings east of West
Street). Undergrounding of California Street utilities shall be completed prior to issuance of
building permits for lots 1 through 4.
The improvement plans shall be submitted to the Fairfield-Suisun Sewer District (FSSD) for
review and approval, with respect to work on the District facilities.

Prior to approval of
Improvement Plans
and Prior to
Issuance of
Building Permit for
first home

Public Works

Prior to approval of
Improvement Plans

Public Works

The District’s signature block shall be provided on title sheets of improvement plans containing
District facilities. The signature block must be signed and dated by the FSSD prior to bid and/or
commencement of construction of any District facilities.
The improvement plans shall comply with the latest FSSD standard specifications, standard
details, design standards, standard General Notes, dewatering requirements, and regulations.

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans

Public Works

The Applicant shall submit satisfactory evidence of insurance to the FSSD. Also, the FSSD, its
officers, directors, agencies and employees shall be named as an additional insured. All
insurance required of the Applicant and its contractors by the City of Suisun City shall be
afforded to the FSSD as well.
Prior to commencing construction, submittals related to the FSSD’s facilities shall be submitted
to the District for review and approval. Construction work involving these items and the District
facilities shall not commence until the District has approved the submittals in writing.
The improvement plans, Final Map and Parcel Maps shall be submitted to the Solano Irrigation
District (SID) for review, approval and signature.

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans

Public Works

The Applicant shall pay SSWA Plan/Map Review Fees upon submittal of the plans and maps for
review.

Prior to approval of
Improvement Plans

Public Works

Status
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Timing

Responsible
Party

68.

The water improvements will be looped to ensure adequate flow and designed to the Prior to approval of
satisfaction of the Suisun-Solano Water Authority.
Improvement Plans

Public Works

69.

Any extension and/or connection to the existing stubs or water main shall be in accordance with Prior to approval of
the Suisun-Solano Water Authority (SSWA) Standard Specifications, and at the Applicant’s Improvement Plans
expense.
Water service laterals shall not be located within driveway approaches.
Prior to approval of
Improvement Plans

Public Works

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 Applicant’s expense. Prior to commencing construction work, the proposed
location, service size and flow-rate for the backflow prevention assembly shall be submitted to
SID for review and approval. Based on the proposed commercial use, a Reduced Pressure
Principle (RPP) Assembly will be required for each of the domestic water services.
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. Prior to
commencing construction work, the proposed location, service size and flow-rate for the fire
protection system shall be submitted to SID for review and approval. Based on the proposed
commercial use, a Double Check-Detector Check (DCDC) Assembly will be required for each of
the fire protection systems.

Prior to approval of
Improvement Plans

Public Works

Prior to approval of
Improvement Plans

Public Works

Prior to Final Map approval, the Applicant shall either establish a community facilities district (CFD) Prior to
and/or associated tax zone and/or maintenance assessment district (MAD) or annex such property recordation of Final
to an existing CFD and/or MAD and establish associated tax zone(s), as deemed appropriate by the Map
City, for the purpose of financing the cost of providing the following public services to the property:
police; fire; paramedical; operation, maintenance and repair of new improvements such as, but
not limited to, roadway pavement, sidewalks, concrete pathways, landscaping, irrigation,
bioretention facilities, parks, play structures and associated site furnishings, retaining walls,
street lights, entrance monuments, video cameras, and soundwall, street sweeping and

Public Works

70.
71.

72.

Public Works

PRIOR TO RECORDATION OF FINAL MAP
73.

Status
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Condition

74.

Timing

dredging of the Suisun Turning Basin/Marina. 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. Applicant shall pay all costs associated with establishing and/or
annexing into an existing or a new CFD and /or MAD. All costs for establishing such funding
mechanisms shall be paid by the Applicant.
The Applicant shall offer for dedication required street right-of-way for West Street through the Prior to
Project on the Final Map or other City approved instrument.
recordation of Final
Map

Responsible
Party

Public Works

75.

The Applicant shall dedicate, as required, on-site easements for new utilities and streets, including Prior to
private streets, by means of Final Map or other City approved instrument.
recordation of Final
Map

Public Works

76.

If existing easements and utilities are located within the proposed lots, the utilities shall be Prior to
relocated within the public streets or into appropriate easements, as required by the City Engineer. recordation of Final
Map

Public Works

77.

Developer shall submit his Faithful Performance Bond and Labor & Materials Bond prior to the
Final Map recordation. 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 Final Map and Parcel Maps shall be submitted to the Solano Irrigation District (SID) for
review, approval and signature.

Public Works

78.

Prior to
recordation of Final
Map

Prior to
recordation of Final
Map

PRIOR TO ISSUANCE OF BUILDING PERMIT FOR FIRST HOME
79.

Placement of homes (floorplan models) shall be consistent with the approved Crystal School
Planned Development Permit, Resolution PC17-06, Exhibit A.

Prior to Issuance of
Building Permit

Development
Services

Status
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Timing

Responsible
Party

80.

The project contains 0.47 acres of park land and has a park land obligation of 0.90 acres. The
developer shall pay park in lieu fees in an amount equivalent to 0.43 acres of park land.

Prior to Issuance of
Building Permit

Development
Services

81.

Applicant shall pay all applicable fees that are required on a per unit basis prior to issuance
of building permits. City will consider previous uses, existing public services serving the
project site, and associated fees for such uses and services and will adjust development
impact fees as appropriate.

Prior to Issuance of
Building Permit

Public Works

82.

The eaves of each unit shall be soffitted to prevent embers and fire from entering the attic
spaces. Ventilation of soffit is allowed, but should be designed to minimize potential for fire
hazards.
The exterior materials shall be fire rated. Stucco or a fire rated hardy plank is recommended
but other materials that have a high fire resistive rating may be considered, with the approval
of the Fire Chief. Non-fire rated wood trim is acceptable.
The roofs shall have a non-combustible covering.

Prior to Issuance of
Building Permit

Fire
Department

Prior to Issuance of
Building Permit

Fire
Department

Prior to Issuance of
Building Permit

Fire
Department

Prior to building permit issuance, Applicant shall obtain approval from
fire and police department for a parking/no parking plan, including enforcement provisions,
for all private roads, permanent or temporary, to be constructed as part of the project.
A road map with names will be provided to the Fire Department prior to issuance of first
dwelling building permit.

Prior to Issuance of
Building Permit

Fire
Department

Prior to Issuance of
Building Permit

Fire
Department

87.

All floor plans shall have a side access to the main residence without going through the garage Prior to Issuance of
or around to the front door. Plan for of applicant’s submittal shall be modified accordingly.
Building Permit

Fire
Department

88.

A water supply and fire hydrant system must be functional prior to delivery of combustible
materials to the project site. If not constructed in a single phase, the hydrant system shall be
expand such that fire suppression water is available at lots under construction prior to the
framing stage of construction.

Fire
Department

83.

84.
85.

86.

Prior to Issuance of
Building Permit

Status
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89.

90.

91.

92.

Prior to issuance of any dwelling building permit, the Building Department shall review and
ensure compliance with the project noise study, title “Crystal School Site Residential” prepared
by J.C. Brennan & Associate and dated February 1, 2017. Lots 5-7, 10, 16, 23 and 31 have the
greatest noise exposure and are subject to specific construction requirements. Additionally,
lots 1-4 and 39-41 have lesser noise exposure but still require specific construction measures to
reduce noise exposure.
Prior to first dwelling building permit, the Applicant shall construct all civil improvements,
including but not limited to drainage improvement, West Street through the project and
reconstruction of the project frontages of California Street, West Street, Morgan Street, School
Street and Cordelia Street as depicted on the Crystal School Site Precise Development Plan.
Provide pavement treatment that includes crack filling and base failure repairs, grinding high
spots, leveling course in low spots, and cape seal for the full-width of California Street, Morgan
Street, West Street, Cordelia Street and School Street fronting the development. Applicant is to
provide photos of the conditions prior to beginning any treatments. Pavement treatments for
these roadways shall be completed prior to issuance of first dwelling building permit.
At the time the Building Permit issued, the Applicant shall pay the appropriate SSWA Connection
Fee and Meter Installation Fee at the City of Suisun City. These fees shall be based on the latest
SSWA fee schedule at time of payment, and are determined by the size of meter requested. All
domestic water services shall be metered.

Timing

Responsible
Party

Prior to Issuance of
Building Permit

Public Works

Prior to Issuance of
Building Permit

Public Works

Prior to Issuance of
Building Permit

Public Works

Prior to Issuance of
Building Permit

Public Works

DURING CONSTRUCTION
93.

During project construction, the Applicant shall notify The Fire Department shall be notified
when the water system or hydrants are shut down.

During
Construction

Fire
Department

94.

During construction, adequate roads made of an all-weather material must be installed before
each framing phase is started. Adequate parking enforcement must be maintained to allow fire
suppression vehicles access to buildings under construction.
An adequate fire lane to each construction site must be maintained. Fire lanes must be posted
“FIRE LANE- NO PARKING.” Construction materials shall be staged outside of the fire lane.
Construction equipment and tradesmen vehicles shall not park in the fire lanes.

During
Construction

Fire
Department

During
Construction

Fire
Department

95.

Status
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96.

97.

98.

99.
100.

101.

102.

103.

Timing

Responsible
Party

All work within the public right-of-way, which is to be performed by the Applicant 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.
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.
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.
Unless otherwise approved by the City Engineer, all existing sidewalks shall be kept clear and
passable during all phases of the project.

During
Construction and
Prior to Certificate
of Occupancy

Public Works

During
Construction

Public Works

During
Construction

Public Works

During
Construction

Public Works

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.
During construction a security fence, 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 litter throughout the construction activity.
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.
Dumpsters and trash receptacles 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.

During
Construction

Public Works

During
Construction

Public Works

During
Construction

Public Works

During
Construction

Public Works

Status

Exhibit C
Crystal School/Parcel 14 Conditions of Approval
Page16

Condition

Timing

Responsible
Party

PRIOR TO CERTIFICATE OF OCCUPANCY FOR FIRST HOME
104.

All required soundwalls shall be constructed prior to issuance of first Certificate of Occupancy.

Prior to Certificate
of Occupancy

Public Works

105.

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

Prior to Certificate
of Occupancy

Public Works

106.

The Applicant shall provide and install freeze protection for all RPBFP’s and DCDC's at the
Applicant’s expense.

Prior to Certificate
of Occupancy

Public Works

107.

Prior to the issuance of Certificate of Occupancy, the Applicant shall submit to SID the electronic
AutoCAD files and scanned .tif images at 300 dpi of the “as built” Improvement Plans.

Prior to Certificate
of Occupancy

Public Works

Status

