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This AGENDA confains a brief general description of each item to be considered, The posting of the recommended
actions does not indicate what action may be taken. If comments come to the Planning Commission without prior
notice and are not listed on the AGENDA, no specific answers or response should be expected at this meeting per
State [aw.

Agenda Items: Those wishing to address the Commission on a scheduled agenda item should fill out a speaker
card and give it to the Secretary. Speaker time [imits for scheduled agenda items are five minutes for designated
spokespersons for a group and three minutes for individuals.

Notice of Availability of Public Records: All public records relating to an open session item, which are not exempt
from disclosure pursuant to the Public Records Act, that are distributed to a majority of the Planning Commission will
be available for public inspection at City Hall, 555 Santa Clara St,, 2™ Floor, or the Vaflejo Public Library, 505 Santa
Clara St. at the same time that the public records are distributed or made available to the Planning Commission.
Such documents may also be available on the City of Vallejo website at www.ci.valleio.ca.us subject to staff's ability
to post the documents prior to the meeting.

Disclosure Reqguirements: Government Code Section 84308 (d) sets forth disclosure requirements which apply to
persons who actively support or oppose projects in which they have a "financial interest”, as that term is defined by
the Political Reform Act of 1974. If you fall within that category, and if you {or your agent) have made a contribution
of $250 or more to any commissioner within the last twelve months to be used in a federal, state or local election, you
must disclose the fact of that contribution in a statement to the Commission.

Appeal Rights: The applicant or any party adversely affected by the decision of the Planning Commission may,
within ten days after the rendition of the decision of the Planning Commission, appeal in writing to the City Council by
filing a written appeal with the City Clerk. Such written appeal shall state the reason or reasons for the appeal and
why the applicant believes he or she is adversely affected by the decision of the Planning Commission. Such appeal
shall not be timely filed unless it is actually received by the City Clerk or designee no [ater than the close of business
on the tenth calendar day after the rendition of the decision of the Planning Commission, If such date falls on a
weekend or City holiday, then the deadline shall be extended until the next regular business day.

Notice of the appeal, including the date and time of the City Council's consideration of the appeal, shall be sent by the
City Clerk to all property owners within two hundred or five hundred feet of the project boundary, whichever was the
original notification boundary.

The Council may affirm, reverse or modify any decision of the Planning Commission which is appealed. The Council
may summarily reject any appeal upon determination that the appellant is not adversely affected by a decision under
appeal.

If any party challenges the Planning Commission's actions on any of the following items, they may be limited to
raising only those issues they or someone else raised at the public hearing described in this agenda or in written
correspondence delivered to the Secretary of the Planning Commission.

Vallejo City Council Chambers is ADA compliant. Devices for the hearing impaired are available

from the City Clerk. Requests for disability related modifications or accommodations, aids or

E\' services may be made by a person with a disability to the City Clerk's office no less than 72 hours

(_/ prior to the meeting as required by Section 202 of the Americans with Disabilities Act of 1990 and
the federal rules and regulations adopted in implementation thereof.

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



AGENDA
City of Vallejo Planning Commission April 29, 2013

1. CALL TO ORDER
2, PLEDGE OF ALLEGIANCE
3. ROLL CALL

4. APPROVAL OF THE MINUTES
None

5. WRITTEN COMMUNICATIONS

6. REPORT OF THE SECRETARY
A. Upcoming Meetings:

May 6, 2013 — Plan Amendments regarding beer and wine manufacturing facilities
with on-site tasting rooms and brewpubs (Tentative); Code Text Amendment
regarding Fast Food establishments (Tentative)

7. CITY ATTORNEY REPORT

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

A Report of the Presiding Officer and Members of the Planning Commission
B. Council Liaison to Planning Commission
C. Planning Commission Liaison to City Council

9. COMMUNITY FORUM

Anyone wishing to address the Commission on any matter for which another opportunity
fo speak is not provided on the agenda, and which is within the jurisdiction of the
Commission to resolve, is requested to submit a completed speaker card to the Secretary.
When called upon, each speaker should step to the podium, state his/her name and
address for the record. The conduct of the community forum shall be limited to a
maximum of fifteen (15) minutes, with each speaker fimited fo three minutes pursuant to
Vallejo Municipal Code Section 2.20.300. The Commission may take information but may
not take action on any item not on the agenda.
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10.

11.

CONSENT CALENDAR AND APPROVAL OF THE AGENDA

Consent Calendar items appear below, with the Secrefary’s or City Attorney’s designation
as such. Members of the public wishing to address the Commission on Consent Calendar
items are asked to address the Secretary and submit a completed speaker card prior to
the approval of the agenda. Such requests shall be granted, and items will be addressed
in the order in which they appear in the agenda. After making any changes to the agenda,

the agenda shall be approved.

All matters are approved under one motion unless requested to be removed for discussion
by a commissioner or any member of the public.

PUBLIC HEARINGS

A. Project Title:

Applicant:

Location:

Project Description:

Environmental
Determination:

Specific Plan (SPA) #10-0001

General Plan Amendment (GPA) #10-0001
Zoning Map Amendment (ZMA) #10-0001

Code Text Amendment (CTA) #10-0004
Development Agreement (DA) #13-0001
Tentative Map (TM) #13-0001

County of Solano, Solano County Fair Association
and City of Vallejo

Solano County Fairgrounds, 900 Fairgrounds Drive
The County of Solano, in coliaboration with the
Solano County Fair Association and the City of
Valiejo, has developed the Solanc360 Specific
Plan, a long-term plan for redevelopment of the
Solano County Fairgrounds. The Specific Plan
establishes land uses and a comprehensive set of
infrastructure and development standards for the
property while retaining the ability to respond to
market conditions and opportunities for private
development. The proposed General Plan and
Zoning Amendments are required for plan
consistency, the Development Agreement provides
assurance to the County that the project may
proceed in accordance with existing policies, rules
and regulations subject to certain conditions of
approval, and the proposed Tentative Map provides
design improvements of the land to facilitate
leasing and financing of future development
projects.

Pursuant to the California Environmental Quality Act
(CEQA), an Environmental Impact Report (EIR) for
the project was prepared, circulated for public review
and certified by the Solano County Board of
Supervisors as the lead agency on February 26,
2013.



AGENDA
City of Valiejo Planning Commission

April 29, 2013

Staff Recommendation;

Project Manager:

12 ADJOURNMENT

Adopt three Resolutions per the following:

(1) Approve the Solano360 Specific Plan,
General Plan Amendment and Zoning
Amendments and recommend forwarding to
City Council for adoption;

(2) Approve the Development Agreement
between the County of Solano and City of
Vallejo for the Solano360 Project and
recommend forwarding to City Council for
execution; and

(3) Approve the Solano360 Tentative Map, subject
to the conditions of approval.

Michelle Hightower, (707) 648-4506,

mhightower@ci.vallejo.ca.us




Staff Reports



City of

VALLEJO

California .

PLANNING COMMISSION
STAFF REPORT

DATE OF MEETING:

PROJECT NUMBERS:

PROJECT LOCATION:

PROJECT
DESCRIPTION:

PROPOSED
ENVIRONMENTAL
DETERMINATION:

RECOMMENDATION:

April 29, 2013 ltem No. 11-A

Specific Plan (SPA) #10-0001

General Plan Amendment (GPA) #10-0001
Zoning Map Amendment (ZMA) #10-0001
Code Text Amendment (CTA) #10-0004
Development Agreement (DA) #13-0001
Tentative Map (TM) #13-0001

900 Fairgrounds Drive, Vallejo, CA 94589
APN 0052-240-550, 560

The County of Solano, in collaboration with the Solano County
Fair Association and the City of Vallejo, has developed the
Solano360 Specific Plan, a long-term plan for redevelopment of
the Solano County Fairgrounds. The Specific Plan establishes
tand uses and a comprehensive set of infrastructure and
development standards for the property while retaining the ability
to respond to market conditions and opportunities for private
development. The proposed General Plan and Zoning
Amendments are required for plan consistency, the Development
Agreement provides assurance to the County that the project may
proceed in accordance with existing policies, rules and regulations
subject to certain conditions of approval, and the proposed
Tentative Map provides design improvements of the land to
facilitate leasing and financing of future development projects.

Pursuant to the California Environmental Quality Act (CEQA), an
Environmental Impact Report (EIR) for the project was prepared,
circulated for public review and certified by the Solano County
Board of Supervisors as the lead agency on February 26, 2013.

Adopt three Resolutions per the following:

(1) Approve the Solano360 Specific Plan, General Plan
Amendment and Zoning Amendments and recommend
forwarding to City Council for adoption;

(2) Approve the Development Agreement between the County
of Solano and City of Vallejo for the Solano360 Project and
recommend forwarding to City Council for execution; and



(3) Approve the Solano360 Tentative Map, subject to the
conditions of approval.
PROJECT DATA

SUMMARY:

Name of Applicant: County of Solano, Solano County Fair Association and City of
Vallejo

General Plan Designation:  Existing — Open Space-Community Park
Proposed - Commercial Recreation

Zoning Designation: Existing - Public and Quasi-Public Facilities (PF)
Proposed — Mixed Use Planned Development (MUPD)

Surrounding Land Use: North: State Route/Highway 37 Freeway
South: Residential (Mobile Home Park)
East: Interstate 80 Freeway
West: Commercial (Amusement Park) and Lake (Chabot)

Project Area: 149.1 Acres

PROJECT DESCRIPTION

Background

The Solano360 Specific Plan (“the Plan®) was developed as a joint effort by the County of
Solano (“County”), City of Vallejo (“City"), and the Solano County Fair Association (“Fair
Association”}, with SWA Group serving as the lead consultant, to facilitate the revitalization of
the Solano County Fairgrounds. The Fair Association has operated the Solano County Fair on
the project site annually during mid-summer since 1949, and has expressed interest in
upgrading the Fairgrounds to create “the Fair of the Future” to address the decline in fair
attendance over the past several years and to increase revenue to support the Fair. As a result,
the Fair Association, County and City engaged in a planning effort to guide the future use of the
property, including activities that would take place throughout the year.

Phase | of the planning effort involved a visioning process which took place from Spring 2007 to
September 2008. The culmination of the first phase was acceptance by the City Council and
Board of Supervisors of the Solano360 Vision Report dated May 28, 2009. The Vision Report
was based on the following Guiding Principles:

» Generate revenues for Solano County and City of Vallejo, create jobs and ensure long-
term economic sustainability.

« Establish a unique place with an unmistakable identity that serves as a destination for
visitors as well as a pedestrian-friendly community gathering place.



s Explore a mix of complementary land uses, including retail, commercial, hospitality,
recreational, residential, and family and youth oriented, educational and civic uses that
seamlessly integrate with the “Fair of the Future”.

» Explore increased physical connectivity and synergy with Six Flags Discovery Kingdom,
downtown Valiejo, the waterfront and other existing commercial operations.

= Provide pedestrian, bicycle, vehicular and transit facilities that foster access to, from and
within the site.

* Incorporate sustainable and green principles in all aspects of the development.

The Vision Report identified a concept plan which integrated a new Public Entertainment Zone
with the Fair of the Future Zone on the Fairgrounds. The Public Entertainment Zone is
envisioned to provide an active, multi-use district with a restored waterway, waterside trails, and
a wide variety of restaurants, public art, shops, terraced seating and other attractions. Other
private uses considered in the Vision Report included offices, hotel/hospitality, and retail. The
Fair of the Future included the traditional annual County Fair, while also proposing year-round
supporting uses such as a demonstration garden, a new exhibition hall and arena, a satellite
wagering facility, multi-purpose fields, and other entertainment and retail activities.

The Vision Report led to Phase Il of the planning process, which commenced in 2009. During
Phase I, the Specific Plan and associated Environmental Impact Report (EIR), a Public
Facilities Financing Plan (PFFP) and the Fiscal Impact Analysis (FIA) were prepared. County
and City staff worked collaboratively on these documents and presented them to the Solano360
Committee, which is comprised of the Mayor and two City Council members, two County
Supervisors, and three Directors from the Fair Association Board of Directors. The Solano360
Committee was established to provide oversight of the planning process during the visioning
process and throughout the development of the Specific Plan. These processes have also
benefited from extensive community outreach and participation, including workshops and
meetings held by the Solano360 Committee that began in early 2009. More recently, a joint City
Council/Planning Commission study session took place in January 2013, and a follow-up public
meeting was held in February 2013 to specifically address the project's financial analysis.

Project Location and Context

The Plan area encompasses approximately 149 acres of County-owned land located in the
southwest corner of the Interstate 80/State Route 37 junction. The site is generally bounded by
Fairgrounds Drive to the west, Coach Lane to the south, Interstate 80 to the east, and State
Route 37 and Sage Street to the north. The property currently contains several buildings,
parking lots, open space areas and other facilities associated with the Solano County
Fairgrounds primarily within the northeast portion of the site. The area also includes an inactive
equestrian racetrack facility adjacent to Interstate 80, a nine-hole public golf course located in
the infield of the racetrack, and vacant stables at the south end of the site. The western portion
of the property is largely unimproved and primarily used as a parking area for the Fair and as an
overflow parking lot for the adjacent Six Flags Discovery Kingdom amusement park located on
Fairgrounds Drive.

Specific Plan Contents









the Private Purpose Area's share of infrastructure. For the City, the Project is projected to
generate net fiscal surpluses at build-out of each of the three phases, and generate an annual
fiscal surplus for all remaining years of the 50-year analysis.

Chapter 2 - Site and Context: This chapter provides a description of the project area and
existing project area conditions. Detailed information regarding property ownership, the area’s
natural features and access are also provided. A key aspect of property ownership is that
although the County owns and controls the entire property, approximately 24 acres of land
located on the east side of the site along I-80 and identified as the Handlery Property, is deed
restricted and can only be used for public or “fair-related” purposes.

Chapter 2 also discusses the market study conducted on the Vision Report to assess the
economic and financial feasibility of the major private uses and the public fairground. The study
concluded that the amount and type of office, retail, and hotel uses initially proposed in the
Vision Report may not be feasible at this time, and recommended instead that the Plan reduce
the land area for these uses and create synergy with the adjacent Six Flags Discovery Kingdom
facility by encouraging a mix of experientiai entertainment, shopping and food uses. These
recommendations are incorporated into the Specific Plan.

Chapter 3 - Land Use: Relying on the recommendations of the Vision Report and associated
market study, the Land Use Plan involves the development of Entertainment Mixed Use (‘EMU”)
venues and facilities that were determined to be more feasible in the near term, and creation of
a larger parcel for a future Entertainment Commercial (“EC”) use as a new, major anchor or
entertainment "gateway”, as shown in Figure 1 above. To facilitate this phased development, a
new internal street system would be created to include new roadways with access from
Fairgrounds Drive (North and South Loop Road and Entry Road) and from Sage Street
(Connector Road).

The Plan designates land use areas as follows:

= Entertainment Mixed Use (EMU): 18.8 acres for entertainment-oriented commercial uses
such as "Family Entertainment Centers” which are businesses that combine eating,
entertainment, small amusement park, gaming, and similar uses within buildings and/or
as outdoor venues, restaurant and retail activities. Up to 50 residential units above
ground floor retail/commercial are allowed in this area.

« Entertainment Commercial (EC): 30 acres for a major entertainment use that requires a
large undivided site. The Plan also allows for smaller attractions for flexibility.

« Fair; 35 acres for the revitalized Solano County Fairgrounds area or Fair of the Future,
including built and open space venues and parking.

= Iransit/North Parking Center; 2.2 acres for a transit and parking facility in the northwest
area of site with surface parking in Phase 1, and a parking structure constructed in
Phase 2.

- Parking and Roads: 24.7 acres for major roadways and shared public parking to support
the continuing viability of entertainment uses within and the near the Plan Area.




- Open Space: 6 acres for Creek Park and its water feature that form the spine of the
"Public Entertainment Core" connecting the Fair of the Future with mixed use
development areas and major roadways.

The entertainment project area would authorize up to 327,571 square feet of retail, commercial,
entertainment and office space, and up to 30 acres of theme park-type uses. Three parking
structures wouid also be constructed on the site as well as several surface parking areas. The
fairgrounds portion of the site would include up to 149,500 square feet of new building space at
the time of full build-out, including a new exposition hall and concert arena/grandstand cover.

A summary of the land use program is provided in Table 1 below.

Table 1 — Land Use Program

Housing Parking
Land Uses Acres Building SF Units Stalls

Public Development Areas 35.2
Fairgrounds 1.1 149,500 775
Transit/North Parking Center Bus 1.1
Docking
Shared Public Parking Structure 5.0 121,600 380
Shared Public Surface Parking 19.7 800,000 2,500
Creek Park (w/water feature) 6.0 1,980
Fairgrounds Channel 17.9
Major roads 14.3
Subtotal 100.3 1,071,100 5,708
Private Development Areas
Entertainment Mixed Use (EMU) 18.8 327,571 804
EMU Parking Structure 320,000
(included in EMU
Residential 50
(included in EMU area)
Entertainment Commercial (EC) 30 750
Subtotal 48.8 647,571 50 2,554

TOTALS 149.1 1,718,671 50 8,262

A list of permitted land uses and uses permitted with a Conditional Use Permit is provided in
Chapter 3. Also included are interim uses that would be allowed prior to full build-out of the

property.

The illustrative land use plan is shown in Figure 2 below.







» Phase 2 (Years 6-16 after bond issuance)

Land Uses: Creation of a larger parcel for a major EC user and additional EMU
development; build-out of the Plan Area at a density supported by surface parking.
Infrastructure: Completion of South Loop Road and the intersection with Fairgrounds
Drive, channel improvements and all shared public parking areas.

+ Phase 3 (Years 16-25 after bond issuance)
Land Uses: Further intensification of the Fairgrounds venues including completion of the
Exposition Hall to approximately 144,000 square feet; further EMU and EC development.
Infrastructure: Construction of the South Parking Garage.

Parcels designated as Private Purpose Area will be governed by the Plan based on the overall
land use policies, policies for the three major categories including Entertainment Mixed Use,
Entertainment Commercial, and Residential, as well as policies related to the project phasing.

Chapter 4 - Urban Design and Guidelines: Chapter 4 of the Plan provides design guidelines
and standards for future development within the Plan Area. The Draft Plan document states
that “more detailed design guidelines would be included in the Development
Agreement/Implementation Agreement between the County and the City”. However, following
the release of the Draft Plan in November 2012, County and City staff acknowledged the need
to incorporate all design guidelines as part of the Plan to be adopted. As such, County Planning
staff in collaboration with City Planning staff developed more detailed design guidelines to
replace Chapter 4 in the November 2012 document, which includes the deletion of the above-
mentioned statement. The Revised Chapter 4 is included in the "Adopted Revisions of the
Solano360 Draft Specific Plan” document attached to this staff report as Exhibit B to Attachment
1.

The revised Guidelines address the proposed urban design concepts, landscape plan, access
and circulation, signage and lighting, streetscape and entries, and other design-related
elements. Most notably, the urban design concepts are intended to create a seamless
integration of public and private uses that addresses the following:

* A Public Entertainment Core with a Creek Park, walkways, promenades, plazas and
bridges; a central water feature that connects public and private areas and provides a
visual amenity as well as onsite storm water hydromodification; a thematic “Main Street”
or Entry Road aligned with Creek Park, terminating at the new Exposition Hall and
offering wide urban sidewalks and a pedestrian friendly frontage for restaurants, retail
associated with entertainment uses, and gathering areas; and within the Fair, a major
Arrival Plaza at the entrance to the Exposition Hall;

» Indoor and outdoor venues for the Fair fostering year-round programming for the facility;

» Strong relationships with nearby entertainment uses via the roadway and pedestrian
connections;

» Pedestrian, bicycle and transit connections integrated into the streets and open space
systems;

s Creation of a Rindler Creek drainage and an adjacent buffer along the boundaries of the
site to alleviate flooding issues;



The Guidelines include character and design principles for the Private Purpose Areas that will
be used to assess future development with regard to urban design, building massing, rooflines,
scale and articulation, site design and entries, and building lighting. The Guidelines also
provide detailed standards regarding the development of the Fair of the Future; however, the
regulatory oversight, design review and permitting of the Public Purpose Areas will be provided
by the County.

Chapter 5 - Transportation: The Transportation chapter provides detailed information, such as
road sections, regarding the proposed on-site and off-site roadways and improvements that will
be needed to support the project. It also includes policies associated with transportation,
parking and circulation systems for vehicular, pedestrian, bicycle and transit travel within the
Pian Area.

As mentioned, new roadways will be constructed to facilitate circulation throughout the Plan
Area. This includes North and South Loop Road, a high capacity roadway connecting
Fairgrounds Drive at two intersections; Entry Road, a lower-capacity but highly visible
secondary access from Fairgrounds Drive; and Connector Road designed primarily for service
and transit vehicles and local traffic from Sage Drive. The roadway design includes 11-foot lane
widths and highly visible crosswalks intended to control vehicular speed, enhance the
pedestrian environment and promote safety. The circulation plan provides a network of
pedestrian and bicycle facilities including multi-use paths, controlled crossings and bicycle
lanes.

Parking facilities are also described in Chapter 5 and include surface lots, on-street parking, and
structured parking garages to meet the demands of the increased development and parking for
the Fair and Six Flags Discovery Kingdom. On-street parking is proposed along both sides of
Entry Road only. A 24-acre surface parking lot is proposed on the east side of South Loop
Road, and three parking structures are proposed at the Transit/North area, the southern end of
the property, and near the North Loop Road/Fairgrounds Drive intersection. In addition to the
parking facilities, the project allows for the use of shuttie connections to the parking facilities, Six
Flags Discovery Kingdom, and Plan Area destinations. Similar to development of the primary
land uses and infrastructure, parking facilities are programmed to be developed within three
phases as defined in Table 5.1 in the Specific Plan. Currently, there are 3,950 spaces on the
site. Based on the parking supply provided for all three project phases, a cumulative total of
8,262 spaces would be provided through the proposed parking facilities.

Lastly, Chapter 5 addresses the off-site transportation improvements required as part of the
future Redwood Parkway/Fairgrounds Drive Improvement Project initiated by the Solano
Transportation Authority (STA). This includes the requirement that the County or its developer
contribute its proportionate fair share funding for future traffic improvements at the Redwood
Parkway/|-80 Westbound Ramps/Fairgrounds Drive intersection, the Fairgrounds Drive/State
Route 37 ramp intersections, and widening the Fairgrounds Drive/State Route 37 off-ramps at
various locations. Both the City and the County recognize that construction of Phase 2 or 3 is
predicated on the construction of the Redwood Parkway/Fairgrounds Drive improvement project
at the two interchanges as identified in STA's Comprehensive Transportation Plan. Although
that project is recommended for funding in the MTC Regional Transportation Plan, a funding
source has not been identified.
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Chapter 6 - Public Infrastructure and Services: Chapter 6 defines the infrastructure and services
needed to meet City standards and integrate with the existing and planned facilities for the
Project without impacting services to existing residents or businesses within the City. The
chapter provides an overview of the major infrastructure improvements to serve full build-out of
the Plan Area with regard to storm drainage, potable and non-potable water, wastewater,
electricity, natural gas, telecommunications, wireless communications and waste management
services. The primary elements include removing the Plan Area from the flood plain which is
caused by high off-site flows from the east and south, and constructing the Creek Park to
manage and reduce peak discharges from the Plan Area. Removing the area from the flood
plain will require widening and deepening the existing Fairgrounds Channel which will also
improve the flooding conditions for the adjacent Newell Mobile Home Park.

Chapter 7 - Implementation: Planned strategies and actions to be undertaken by the County and
City are provided in Chapter 7. The overall development strategy assumes the County will have
property owner responsibilities in addition to compliance with any conditions of approval set
forth in future entitlements. The following represents the key elements for project
implementation:

* The County and City will enter into a Development Agreement (“DA”)Implementation
Agreement.

« The County may issue a Request for Proposals (RFP) for a single Developer or multiple
Developers for the site. Such agreement(s) may include a ground lease of land.

» The County, or its Developer(s}, will have responsibility for constructing all “horizontal
development” (including grading, roads, and utilities) necessary to serve the Plan Area.
Major roads will be built by the County and dedicated to the City of Vallejo once
constructed to City standards.

» The County, or its Developer(s), will have responsibility for the preparation of finished pads
for the EMU and EC parcels.

« The County, or its Developer(s), may seek others to develop the vertical buildings on the
EMU and/or EC parcels, or may “build to suit’ {develop, maintain and manage).

* The County, or its Developer(s}, will sub-lease the EC and EMU parcels.

» EC and EMU end-users will build vertical improvements, or the County, on its own or
through its Developer{(s), will build-to-suit.

City staff shall review all development within the Private Purpose Areas. In general, all new
construction consistent with the proposed Plan will require a Planned Development Unit Plan
(“Unit Plan™) acted upon by the Planning Division. Certain uses in the EMU and EC Districts, as
noted in Section 3.5.2 of the Specific Plan, may be approved with a Minor Use Permit.
Performance of all mitigation measures required by the FEIR will also be required as a condition
of approval.

Additional future actions may include tentative and parcel maps, lot line adjustments, grading
and building permits, improvement plans, landscape and irrigation plans, Will-serve letters for
potable water, Sign Permits, Administrative Permits and any other permits or approvals as
required by the Vallejo Municipal Code (VMC). Other permits from outside agencies such as
the U.S. Fish and Wildiife Service or U.S. Army Corps of Engineers may also be required.
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General Plan Amendment

Amendments to the General Plan are proposed in conjunction with the Plan to ensure
consistency. The amendments consist of the incorporation of the Plan through a new land use
designation, “Commercial Recreation”, and the change of the Plan Area from “Open Space-
Community Park” to that designation. As proposed, the Land Use Element is amended to
include the following designation for the Plan Area:

e Commercial Recreation — The purpose of the Commercial Recreation designation for
the Solano360 Specific Plan Area is to create and establish regulations for a mixed
use district in which recreational land uses such as the fair, entertainment,
commercial and/or office uses are developed as an integral unit. All uses shall
complement and enhance each other and their diversity shall be unified by an overall
design concept. The intent of this district is to implement policies of the Vallejo
General Plan that call for the establishment of specific areas where flexibility of
design and development of diverse land uses is appropriate for the benefit of the city
as a whole.

Amendments to relevant sections of the General Plan document and individual elements, as
described in Appendix C of the Plan and attached to this document as Exhibit C to Attachment 1
are included.

Zoning Amendments

Concurrent with the General Plan Amendment, amendments to the VMC Zoning Ordinance and
Zoning Map are also necessary. Similar to other areas of the City that are regulated by a
specific pian, the proposal is to rezone the property as Mixed Use Planned Development
(MUPD) from Public/Quasi-Public Facilities (PF). Per Section 16.116, development within the
Private Purpose Areas is accomplished through implementation of the Plan’s land use
designations, urban design guidelines, and development standards.

Specific text changes to the Zoning Ordinance acknowledge the adoption of the Plan and
address future project implementation. This includes the requirement for a staff-level Unit Plan
permit for all future construction projects that are consistent with the Plan. The proposed text
changes also address the role of the Solano360 Committee as an Implementation Committee.
As proposed, the Solano360 Implementation Committee will be comprised of two members from
the Solano County Board of Supervisors and two members from the Vallejo City Council. The
scope and authority of the Implementation Committee is specifically provided for in the
Development Agreement. In the event of a dispute arising from the interpretation of the Plan or
related documents, or to report on implementation progress, City and County Staff will first wark
collaboratively, and report to the City Manager and County Administrator as necessary. Should
a dispute continue after staff collaboration, the issue will be submitted to the Implementation
Committee for resoiution. In cases where the Implementation Committee is not able to resolve a
dispute regarding the Private Purpose Areas, decisions of staff or the Implementation
Committee’s decision may be appealed to City Council. To make certain that public input is
allowed, Implementation Committee meetings will be held in accordance with the Brown Act.
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TENTATIVE MAP

To facilitate leasing and future development, the County has submitted an application for a
Vesting Tentative Map prepared by MacKay and Somps to subdivide the Plan Area. (See
Attachment 3) As proposed, the subdivision contains 23 parcels to accommodate public and
private uses in addition to the transit center, open space areas and street right-of-way. The
details are summarized below.

+ Parcels 1-4: Public Purpose - Fair and Shared Public Parking Lots (6.2 acres to 19
acres)
Parcels 5-12: Private Purpose — EMU (.3 acres to 4.1 acres)

* Parcels 13-16: Private Purpose — EC (Four 7.5 acre parcels)
The Plan calls for one large parcel to accommodate a major entertainment anchor:
however, the proposed map includes four parcels to provide flexibility in the event
smaller venues are proposed.

» Parcel 17: Transit/Parking Facility (2.2 acres)

* Parcel 18: Creek Park (6 acres)

« Parcels 19, 20, 23: Open space and Fairgrounds Channel (14.6 acres, 2.4 acres and 1.0
acres)

» Parcel 21, 22: Right-of-Way (.2 acres and .02 acres)

The remaining 13.9 acres is comprised of street right-of-way.

Street and Sidewalk Design: As illustrated in the proposed tentative map, the planned street
pattern contains an internal circulation system consisting of three new public roadways to serve
the project area. This system is consistent with the Plan, as described in Chapter 5. Entry Road
and North and South Loop Road are intended to provide primary vehicular access to the site
from Fairgrounds Drive, while Connector Road will generally serve transit, service vehicles and
local traffic from Sage Street,

The proposed street widths and design are also consistent with Plan. Entry Road at
Fairgrounds Drive will have a right-of-way width of 96 feet comprised of sidewalks with tree
grates/wells, parking lanes, and bike lanes, two travel lanes for two-way traffic, and a center
median up to the mid-point of the street. North Loop Road at Fairgrounds Drive is designed
with a right-of-way width of 102 feet and contains a similar design as Entry Road with four travel
lanes, a parkway or landscape strip separating the sidewalk from the street, no on-street
parking and a drop-off lane at Connector Road. South Loop Road has a right-of-way width
ranging from 76 to 92 feet and includes a multi-use path for bicycles and pedestrians, has no
on-street parking and no median along the bridge area that crosses over Creek Park. Connector
Road provides access from Sage Street and is designed with a right-of-way width of 68 feet that
contains two travel lanes, with bike lanes, sidewalks and parkways on both sides of the
roadway.

The following table provides the proposed street design.
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Table 2 — Proposed Street Design

Street Name ROW
Width Dimensions
Entry Road at 96’ 12’ Center Median, (2) 11’ Travel Lanes, 5" Bike Lane (both sides), 8’
Fairgrounds | Parking Lane (both sides), 18’ Sidewalk with tree grates/wells (both
sides)
North Loop Road at 102’ 12’ Center Median, (4} 11’ Travel Lanes, 5' Bike Lanes (both sides) 8'
Fairgrounds Drive Parkway/Landscape Strip (both sides), 10" Sidewalk (both sides)
South Loop Road 92' 12" Center Median, (4) 11’ Travel Lanes, 8 Parkway/Landscape Strip
{both sides), 10' Multi-purpose Path (both sides)
Connector Road 68’ {2) 11’ Travel Lanes, 5' Bike Lanes (both sides), 7' Parkway/Landscape
Strip (both sides), 5’ Sidewalk (both sides)

Other minor improvements to Sage Street and along Coach Lane are also included as
conditions of approval.

Although not part of the subject Plan, it is expected that Fairgrounds Drive will be widened to
accommodate future traffic volumes generated from cumulative growth in the area. Through the
environmental analysis and required mitigation measures, the County and/or developers will
contribute a proportionate share of funding for this project.

Utility Design: The proposed map provides the site and utility plan to address future water,
sewer, storm water, electrical, gas, cable and telephone facilities for the site. (See Sheet 5 of
the Tentative Map.) The major public "backbone” infrastructure improvements are planned to
provide services to the entire Plan Area. The existing utilities within the Fairgrounds area would
remain in place but will be connected to new "backbone” infrastructure along the new roadways.
To ensure continued water service on the property until all of the streets are constructed, the
tentative map application includes a detailed phasing plan for the water lines. As a condition of
project approval, all utility lines must be located underground.

With regard to storm water and drainage, the majority of the Plan Area is designed to drain to
the Creek Park water feature. The storm water will be treated upstream prior to discharging into
the water feature per MRP Provision C.3 requirements, and the water feature is proposed to
discharge into the existing concrete pipe located in Fairgrounds Drive. Each development parcel
will be required to address water quality "onsite" prior to discharging into the Project's backbone
storm drain system. In addition, future "onsite" water quality improvements are anticipated to
consist of bio-treatment through landscaping. Further details regarding the storm water
treatment and drainage are provided in Sheet 3 of the Tentative Map.

Tree Removal and Grading: Extensive tree removal will be needed as part of the mass grading
of the site for project implementation. As required, the County has provided a Tree Inventory
Report prepared by HortScience, Inc. dated February 2013. Based on the report, the site
contains a total of 1,000 trees that are 6 inches in diameter or greater, and a large number of
the trees are in good condition. The inventory report provides recommendations for
preservation and protection during construction, and approximately 130 trees will be preserved.
New trees will be planted on the site as the property is developed.
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Due to the phased development of the Project, multiple final maps may be filed. The Planning
Commission has final review authority for the Vesting Tentative Maps and the City Council will
consider all Final Maps.

DEVELOPMENT AGREEMENT

Pursuant fo Section 65864 et seq. of the California Government Code and Chapter 7 of the
Plan, the County and City have agreed to enter into a DA. City and County staff have met
regularly for the past three months to develop the DA provided as an Attachment to this report.
The primary elements of the DA are as follows:

The DA vests the County's rights to uses, densities and intensities, and maximum height
and size of buildings, and other development and design standards as described in the
Plan, and clarifies that the Public Purpose Areas are exempt from City land use
authority.

The DA contractually obligates the County to develop the Plan during the term of the
Agreement, which is 50 years, and establishes a schedule for commencement of
construction of infrastructure improvements.

As described above, the DA establishes the Solano360 Implementation Committee,
comprised of two City Council members and two members of the Board of Supervisors
to provide policy oversight and dispute resolution to the respective staff throughout the
implementation of the Project.

The City agrees to work with the County to ciear title to the property of the City's
reversionary interest. In the event that there is no building permit issued on any portion
of the Project within 15 years from the date the City executes a quit claim deed for this
reversionary interest, the County agrees to grant to City its reversionary interest.

The DA establishes a revenue sharing agreement between the City and the County,
whereby the City agrees to share a portion of its revenues from the project area in order
to contribute to the costs of on-site and off-site infrastructure improvements to the
Project and to reimburse the County for a portion of the costs incurred since 2008 for the
preparation of the Project Vision and the Plan.

The intent of the DA is to ensure that the City’s costs of providing services to the Project
be covered and that the City contributes only a portion of its net revenues from the
Project.

The DA requires the County to indemnify the City for any claims and/or litigation arising
out of the Project, existing and future Project approvals, or related decisions, including
the processing and adoption of the EIR, which relate to the approvals.

During the life of the DA, the City will be obligated to process development applications

and charge fees in accordance with the City’'s development-related requirements (e.g.,
laws related to permitted uses, density or intensity of use, the maximum height and size
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of buildings, impact fees, exactions) that exist as of the date the DA goes into effect, with
limited exceptions.

» The DA reserves the City's right to modify and apply: 1) regulations governing
construction standards, including building codes, plumbing codes, mechanical codes,
electrical codes, fire codes, grading codes and other uniform construction codes
applicable at the time of permit application; 2) any procedural ruies that are uniformly
applied on a City-wide basis to all substantially similar types of development projects
and properties; 3) new City laws necessary to protect persons or property from
dangerous or hazardous conditions.

» Finally, the DA provides for an annual review of the Project.

GENERAL PLAN CONSISTENCY

Several General Plan Amendments are required to gain Plan Area consistency with the Vallejo
General Plan. As described above, the proposed amendments involve establishing a new
Commercial Recreation land use designation for the Plan area to replace the existing
Community Park designation, as well as amendments to relevant sections of the General Plan
document and individual elements described in Appendix C of the Plan and attached to this
report as Exhibit B to Attachment 1. Through these text and map changes, the Plan as adopted
will be consistent with the General Pian.

The Plan is consistent with the following existing General Plan Goals and/or Policies:
» Urban Design Goal 1: To establish a strong city identity.
As proposed, the Plan will create a mixed use development with regional exposure at
the crossroads of two freeways and the northern entrance to the City. The successful
development at this location will enhance the city identity.

+ Urban Design Goal 3: To have attractive, exciting shopping areas.
The land use plan includes retail shopping uses and the urban design and guidelines
that will facilitate the development of an attractive, exciting shopping area.

» Land Use and Compatibility Policy 3: Promote the development of a pedestrian-
oriented environment by — Reserving ground level fioors for retail type uses and
upper floors for retail shops, office and residential uses.

The land use plan alfows up to 50 residential uses above ground floor retaif or
commercial space.

» Ptan Circulation and Transportation, Non-Motorized Transportation Goal 1: To have
facilities that encourage greater use of bicycle for recreation, commuting and
shopping.

The circulation plan includes bicycle lanes and multi-use paths within the internal
street system.
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¢ Circulation and Transportation, Non-Motorized Transportation Goal 2: To have safe
and pleasant access for pedestrians throughout the community.
The circulation plan also includes wide sidewalks and mutti-use paths along the
proposed roadways.

» Public Facilites and Other Services Policy 1: Encourage infilling, that is,
development within the urban area already sewer, drainage, and water lines, and
streets.

The Plan Area is located within an area that contains existing facilities.

» Public Facilities and Other Services Policy 2: New development should bear the
costs to extend or upgrade public faciliies to serve the new development
proportionately to the demand generated by the new development.

The Plan includes an infrastructure program that will ultimately be funded by the
development.

+» Water Service: Landscaping of public facilities should feature drought tolerant
species.
Appendix E of the Plan provides a list of recommended plants for the project area
that includes drought tolerant species.

» Economic Development Goal 5, Policy 4: Support expanded and new festivals and
special events, particularly multiple day events, which draw upon the rich diversity of
Vallejo’'s population and physical landscape.

The Plan involves an expansion of the week-long Solano County Fair and
development of facilities to support special events.

¢ Economic Development Goal 6, Policy 2: Enhance quality of-life amenities such as
recreation, arts and culture, and entertainment.
As proposed, the mixed-use development planned for the area includes venues fo
accommodate recreation, arts and cufture and entertainment.

In addition to the above policies and goals, the Plan is consistent with the proposed General
Plan goals and policies as provided in Appendix C.

CONFORMANCE WITH ZONING REGULATIONS

As proposed, the site will be rezoned from PF to MUPD, allowing the Plan to serve as the
Master Plan for the project area per Section 16.116 of the VMC. The Plan provides regulations,
standards, and guidelines that are unique to the site and development envisioned for the area.
Various text changes are also proposed to the VMC Zoning Ordinance that acknowledge the
development of the Plan and provide a process for addressing future development on the site,
including the continued role of the Solano360 Committee.

The Plan is consistent with Section 16.104 Specific Planning Procedure in that;
A. The Plan is forwarded to the Planning Commission for consideration.

B. The Plan will be reviewed by the Planning Commission and City Council in the same
manner as the General Plan and its amendments.
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C. No development permits will be approved unless they are consistent with the Plan.
D. The Plan includes the following elements:

1. The distribution, location, extent, and density of land uses, including open spaces,
within the specific planning area:

2. The proposed distribution, location, extent and intensity of public and private
infrastructure (transportation, sewage, water, drainage, disposal, energy, etc.) to be
located within the specific planning area and needed to support the land uses
described in the plan;

3. Standards and criteria by which development will proceed, and standards for the
conservation, development, and utilization of natural resources, where applicable.

4. Program of implementation measures including regulations, programs, public
improvements and works, and financing necessary to carry out the development
described in the plan; and

5. Statement of the relationship of the Specific Plan to each and every relevant
provision of the Vallejo General Plan.

E. Adoption of the proposed Plan would not be in conflict with the zoning regulations and
provisions set forth in the VMC Zoning Ordinance.

As provided for in the DA, new City laws adopted in conformance with, and in furtherance of, the
Solano360 Specific Plan/Master Plan as part of the City's proposed comprehensive General
Plan and Zoning Code Update will be developed in consultation with the County and agreed
upon in advance by both the City and the County. The City agrees to negotiate in good faith with
the County in adopting regulations to implement the Solano360 Specific Plan/Master Plan.

CONFORMANCE WITH SUBDIVISION REGULATIONS

The County has filed a Vesting Tentative Map to subdivide the 149.1-acre property into 23
parcels. This involves the provision of separate parcels for public and private uses in addition to
the transit center, open space areas and street right-of-way. Given the proposed phasing of the
Project, multiple final maps may be filed. This proposal has been reviewed and found to be in
compliance with Title 15, Subdivisions, of the VMC.

ENVIRONMENTAL DETERMINATION

Pursuant to CEQA, an Environmental impact Report (EIR) was prepared to assess the impacts
of the Plan. The Draft EIR was prepared for Solanc County by Michael Brandman Associates
as a project-level environmental document that analyzes all phases of the proposed
entertainment area, and all phases of the proposed fairgrounds improvements. As the Lead
Agency, the County commissioned the preparation of the Draft EIR to disclose the potential
environmental effects that could result from the construction and operation of the project, in
accordance with the requirements of CEQA. As the jurisdiction with land use authority over the
private purpose areas, the City served as a “Responsible Agency” as defined by CEQA for the
Draft EIR. In this capacity, the City assisted the County in preparing the Draft EIR, commented
on it, and assisted the County in preparing the public Response to Comments.

Water Supply Assessment. California Water Code Section 10910 and Section 15155(b) of the
CEQA Guidelines require a water utility/supplier to prepare a water supply assessment for any
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development project that, among other criteria, includes more than 500,000 square feet of retail
space, 250,000 square feet of office space, or a mixed use development. Given that the
proposed Plan involves a mixed use development project on 149.1 acres, the combination of
land uses and associated water demands on the project site warranted the completion of a
water assessment as part of the EIR for the project.

The County, as the Lead Agency, commissioned Wagner & Bonsignore Consuiting Civil
Engineers under the direction of Michael Brandman and Associates to complete the Water
Supply Assessment (WSA) for the Plan, which is provided as Appendix J of the Draft EIR. The
City as the water supplier was required by State statute to make a determination whether
sufficient water supplies are available to meet the project water demands of the Plan through
the WSA. Based on the WSA, the City’s water utility has sufficient water supplies to meet the
projected water demand for the Plan during normal, single dry years. On February 13, 2013,
the City Council adopted a resolution to approve the WSA.

Draft EIR Conclusions: The Draft EIR concluded that all impacts could be mitigated to a less-
than-significant level, with the exception of impacts to air quality, freeway traffic and cumulative
freeway traffic, intersection operations and cumulative intersection operation as listed below:

* Air Quality Pian Consistency - The Project will exceed the Bay Area Air Quality
Management District's significance thresholds during operation.

+ Freeway Traffic and Cumulative Freeway Traffic: 1-80 Segment south of Redwood
Parkway

« Intersection Operations and Cumulative Intersection Operations: Fairgrounds Drive/SR-
37 EB and WB Ramps, and Redwood Street/1-80 WB Ramps.

The Draft EIR was distributed in November 2012 for public comment with a comment period
ending on January 10, 2013. A Final EIR containing the public comments received on the Draft
EIR, responses to those comments, and corrections to the Draft EIR document was prepared
for the County Board of Supervisors’ consideration. On February 26, 2013, the County Board of
Supervisors certified the Draft EIR which includes the approved WSA, and adopted Findings of
Fact, a Statement of Overriding Considerations for the significant unavoidable impacts, and a
Mitigation Monitoring and Reporting Program (MMRP). As a Responsible Agency, the City will
play a vital role in implementing the MMRP through its authority to require conditions of
approval. These documents can be accessed via the City of Vallejo's web site.

PUBLIC COMMENT

The City and County received considerable input from Vallejo citizens throughout the Plan and
EIR process. Many of the comments addressed the need for a transparent and comprehensive
review process on behalf of City staff and elected officials. All Solano360 Committee meetings
were noticed to the public and public comments were received and compiled by County staff
and the consuitants preparing the documents.

The City Council and Planning Commission held a joint session on the Draft Plan on January 7,
2013. Public comments received during the meeting primarily focused on the financial feasibility
of the project and potential impact of public improvements to the City’s General Fund. This
meeting prompted a subsequent public meeting held on February 7, 2013 to more fully explore
and address comments regarding the project's financial analysis. Similar comments were made
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regarding the financial feasibility of the project; however, the consultants hired to prepare the
PFFP provided evidence indicating that the financial strategy of using a Community Facilities
District (CFD) to fund the improvements would be at no cost to the City’'s General Fund, and
that the City would only serve as the conduit by which the CFD would be formed.

Two long-standing concemns raised by the public relate to the land use plan outlined in both the
Vision Report and Plan with respect to recreational uses and the feasibility of a large anchor
entertainment attraction adjacent to Six Flags Discovery Kingdom. Several members of the
public commented that more consideration should be given to develop large-scale recreational
type uses such as sports fields on the property. Although the financial analysis did not directly
consider this use as a key component of the Plan, the Plan does include "indoor and outdoor
participant sports facilities” as a permitted use. Additionally, the plan to designate the EC
private purpose area for a large entertainment anchor is in response to the market study
recommendation on the Vision Report which concluded that the adjacent amusement park and
Fairgrounds provides an opportunity to create an Entertainment Zone on the property.

As of the public release of the staff report on April 17, 2013, staff has not received any
correspondence on the proposed Plan outside of comments received regarding the Draft EIR
which are included in the Final EIR document. Any correspondence submitted after this date
will be presented to the Planning Commission at the April 29, 2013 public hearing.

STAFF ANALYSIS

The County, City and Fair Association have undertaken an extensive planning process to
facilitate the redeveiopment of the Solano County Fairgrounds site. This unique collaboration
represents a six-year effort initiated in 2007 following the decision to revitalize the Fairgrounds
through a public visioning process. The subject Plan provides the regulatory authority to
implement the Vision and serves as a guide for land use and infrastructure improvements,
public and private investments, and long-term phasing for the Fairgrounds and private
development areas based on the Vision principles. The Plan contains the necessary elements
of a specific plan as required by the VMC and outlines the implementation actions needed to
address future development on the property. Staff believes the Plan is consistent with the
Guiding Principles developed as part of an extensive public visioning process and the
associated financial analyses conducted on the project conclude that the land use plan is
financially feasible.

The proposed General Plan and Zoning Amendments ensure Plan consistency and compliance
with the Vallejo General Plan and VMC. This is accomplished by establishing a new General
Plan land use designation that addresses the desired use on the site, and incorporates policies
and objectives consistent with the Plan. The proposal to rezone the property to MUPD allows
the Plan to serve as the Master Plan for the area, per Section 16.116 of the VMC. Further, the
incorporation of the Solano360 Implementation Committee as part of the VMC allows that
Committee to continue in an oversight capacity.

The County has also filed a vesting tentative map to facilitate the land design and future leasing
of the County-owned property. Given the proposed development phasing, multiple final maps
will be filed. A number of conditions of approval to address the public improvements and future
parcel development are recommended including the incorporation of the EIR mitigation
measures.
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Lastly, the DA between the County and City provides assurance to the County that the project
may proceed in accordance with the zoning designations, densities, design guidelines, and
review process set forth in the Specific Plan and establishes a revenue sharing agreement
whereby the City agrees to share a portion of its revenue from the project, after covering its
costs for service.

CONCLUSION

Staff recommends the adoption of the Solano360 Specific Plan, General Plan Amendment and
Zoning Amendments, approval of the Development Agreement between the County and City
regarding the Solano360 Specific Plan, and approval of the Solano360 Tentative Map based on
the findings contained in the attached Resolutions.

The findings are based upon all evidence in the record including written correspondence and
the staff report, all of which is incorporated by reference.

APPEAL

The applicant or any party adversely affected by the decision of the Planning Commission may,
within ten days after the rendition of the decision of the Planning Commission appeal in writing
to the City Council by filing a written appeal with the City Clerk. Such written appeal shall state
the reason or reasons for the appeal and why the applicant believes he or she is adversely
affected by the decision of the Planning Commission. Such appeal shall not be timely filed
unless it is actually received by the City Clerk or designee no later than the close of business on
the tenth calendar day after the rendition of the decision of the Planning Commission. if such
date falls on a weekend or City holiday, then the deadline shall be extended until the next
regular business day.

Notice of the appeal, including the date and time of the City Council’s consideration of the
appeal, shall be sent by the City Clerk to all property owners within two hundred or five hundred
feet of the project boundary, whichever was the original notification boundary.

The Council may affirm, reverse, or modify any decision of the Planning Commission that is
appealed.

ATTACHMENTS

1. Resolution to Approve and Recommend Adoption of the Solano360 Specific Plan,
General Plan Amendment and Zoning Amendments with documents attached as follows:
Exhibit A — Ordinance to Adopt the Solano360 Specific Plan w/Specific Plan,
Adopted Revisions to the Solano360 Specific Plan, and Mitigation Monitoring and
Reporting Program (Final EIR is Referenced)
Exhibit B — General Plan Amendment
Exhibit C — Ordinance to Adopt the Zoning Amendments
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Resolution to Recommend Approval of the Development Agreement (DA) with DA as
Exhibit A
Resolution to Approve the Solano360 Tentative Map with documents attached as
follows:

Exhibit A — Conditions of Approval

Exhibit B — Tentative Map dated April 3, 2013 prepared by MacKay and Somps
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ATTACHMENT 1

CITY OF VALLEJO PLANNING COMMISSION
RESOLUTION NO. PC 13-06

A RESOLUTION OF THE PLANNING COMMISSION
RECOMMENDING THAT CITY COUNCIL ADOPT THE SOLANO360 SPECIFIC
PLAN/MASTER PLAN, GENERAL PLAN AMENDMENT AND ZONING
AMENDMENTS FOR THE SOLANO360 PROJECT

LEREEEEEEEREEREEREREEREEREEENEE:

BE IT RESOLVED by the Planning Commission of the City of Vallejo as follows:

WHEREAS, the County of Solano (“County”), the City of Vallejo (“City”), and the Solano
County Fair Association (“Fair Association™) have completed a comprehensive visioning process
for redevelopment of the Soiano County Fairgrounds, a 149.1 acre property owned by Solano
County and located at the crossroads of Interstate 80 and State Route 37 in Vallejo, CA; and

WHEREAS, the County and City entered into a Memorandum of Understanding agreement to
sponsor the creation of the Solano360 Committee for the purposes of guiding redevelopment of
the existing Solano County Fairgrounds; and

WHEREAS, a Vision Report was accepted by the County Board of Supervisors and City Council
in May 2009 providing the Guiding Principles for redeveloping the Solano County Fairgrounds;
and

WHEREAS, Section 65450 et seq. of the California Government Code provides for preparation
and adoption of Specific Plans for the systematic implementation of the General Plan; and

WHEREAS, the Solano360 Specific Plan (“Plan™) was developed as the Planned Development
Master Plan for the area, in accordance with Section 16.116 of the Vallejo Municipal Code, and
as the master plan for the County Fairgrounds to implement the Vision Report; and

WHEREAS, the Plan proposes a mixed use development that includes "Entertainment-Mixed
Use" (EMU) venues and facilities, creation of a larger parcel for a future Entertainment
Commercial" (EC) use, a total of 327,571 square feet of retail, commercial, entertainment and
office space, up to 30 acres of theme park-type uses, three parking structures, and 35 acres for
the revitalized Solano County Fairgrounds area known as the “Fair of the Future, including a new
149,500 square foot Exposition Hall, open space venues, a new water feature, demonstration
farm, arrival plaza and midway/event lawn; and

WHEREAS, revisions to the Plan as documented in the “Adopted Revisions to the Specific Plan”
are hereby incorporated as part of the Plan; and

WHEREAS, the City has complied with the requirements of the Local Planning Law
(Government Code section 65300 et seq.), the current State of California General Plan
Guidelines, and the City’s applicable ordinances and resolutions with respect to approval of the
Plan; and



WHEREAS, the Plan requires a General Plan Amendment and Zoning Text and Map
Amendments for approval from the Vallejo City Council for consistency with the Vallejo General
Plan and Vallejo Municipal Code; and

WHEREAS, the potential environmental effects of the Zoning Amendments and the proposed
Plan have been assessed in the Draft EIR and Final Environmental Impact Report prepared for the
Solano360 Specific Plan (collectively the "FEIR"); and

WHEREAS, the FEIR was certified by the Solano County Board of Supervisors, the lead agency
for the EIR on February 26, 2013; and

WHEREAS, the City of Vallejo Planning Commission conducted a duly noticed public hearing to
consider the Pilan and General Plan and Zoning Amendments on April 29, 2013 at which
testimony and evidence, both written and oral, was presented to and considered by the Planning
Commission; and

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

II. CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDINGS

The Planning Commission finds that on the basis of the whole record before it, the City of
Vallejo, as a local agency, acknowledges that an FEIR for the project has been prepared by the
County and circulated for public review. The FEIR concluded that the project would result in
impacts that can be mitigated to a level of insignificance, and impacts that are significant and
unavoidable. The Solano County Board of Supervisors certified the FEIR and approved the
Mitigation Monitoring and Reporting Program and Statement of Overriding Considerations on
February 26, 2013.

OI. FINDINGS RELEVANT TO SPECIFIC PLAN/MASTER PLAN APPROVAL

1. The Solano360 Specific Plan/Master Plan is consistent with the goals and policies of the
Vallejo general plan and any applicable specific plan.

The Plan is consistent with the following existing goals and policies, as described in the
staff report accompanying this Resolution:

Urban Design Goal 1: To establish a strong city identity.
Urban Design Goal 3: To have attractive, exciting shopping areas.
Land Use and Compatibility Policy 3: Promote the development of a pedestrian-

oriented environment by — Reserving ground level floors for retail type uses and upper
floors for retail shops, office and residential uses.



Circulation and Transportation, Non-Motorized Transportation Goal 1: To have
facilities that encourage greater use of bicycle for recreation, commuting and shopping.

Circulation and Transportation, Non-Motorized Transportation Goal 2: To have
safe and pleasant access for pedestrians throughout the community.

Public Facilities and Other Services Policy 1: Encourage infilling, that is, development
within the urban area already sewer, drainage, and water lines, and streets.

Public Facilities and Other Services Policy 2: New development should bear the costs
to extend or upgrade public facilities to serve the new development proportionately to the
demand generated by the new development.

Public Facilities and Other Services Policy, Water Service: Landscaping of public
facilities should feature drought tolerant species.

Economic Development Goal 5, Policy 4: Support expanded and new festivals and
special events, particularly multiple day events, which draw upon the rich diversity of
Vallejo’s population and physical landscape.

Economic Development Goal 6, Policy 2: Enhance quality of-life amenities such as
recreation, arts and culture, and entertainment.

The Plan is further consistent with the following goals and policies of the General Plan as
proposed herein,

Urban Design Goal 1-Policy 7: Use a specific plan as the guide for re-use and
development of the Solano County Fairgrounds. The Solano360 Specific Plan shall
address and promote the development of mixed-use entertainment, mixed-use
commercial and fair uses to create a thematic entertainment district that caters to
specialty activities not found within the City of Vallejo or the greater region.

Urban Design Goal 3 - Policy 6: The Solano360 Specific Plan Area will serve as a
specialty entertainment and retail district, compatible with Six Flags Discovery Kingdom
and the Solano County Fair. Amenities located in the Plan Area will include unique and
specialty options not found within the region.

Commercial Development Goal 3 - Policy 2: Consider the feasibility of developing
complimentary commercial uses in the Northeast Quadrant with the Solano360 Specific
Plan Area.

Commercial Development Goal 8: To promote the use of the Solano360 Specific Plan
that encourages a mix of commercial entertainment related uses that will become unique
commercial assets for the City of Vallejo.

Commercial Development Goal 8 — Policy 1. Use the Sclano360 Specific Plan to guide
new commercial development in the private parcels of the Solano360 Specific Plan Area
in a manner that emphasizes specialty and thematic entertainment land uses.



Transit Goal, Policy 7: The City shall promote the use of the Solano360 Transit Center
as a viable option for regional commuter transit use,

Non-Motorized Transportation Goal — Policy 7: The City shall integrate the existing
Vallejo Bicycle Route Plan with the Solano360 bicycle route system and parking
facilities as a viable option for Plan Area access.

Urban Design Goal: The Solano360 Specific Plan Area will create a unique place with
an unmistakable identity that serves as a destination for visitors as well as a pedestrian-
friendly, community gathering places. The Solano360 Specific Plan Are will combine a
mix of complementary land uses, including retail, commercial, hospitality, recreational,
residential, family and youth oriented, educational and civic uses that seamlessly
integrate with the “Fair of the Future”. The Specific Plan Area will generate revenues for
Solano County and the City of Vallejo, creating jobs and ensure long-term economic
sustainability.

Urban Design Goal 3 - Policy 8: The Solano360 Plan Area is designed as a destination
entertainment center for specialty retail, restaurant and thematic entertainment uses.

Commercial Development Goal 8: To promote the use of the Entertainment Mixed-Use
and Entertainment Commercial Parcels in the Solano360 Specific Plan Area as unique
commercial assets for the City of Vallejo.

Commercial Development Goal 8 — Policy 1: Use the Solano360 Specific Plan to guide
new commercial development in the Solano360 Specific Plan Arca in a manner that
emphasizes specialty and thematic entertainment land uses.

Commercial Development Goal 8 — Policy 2: Utilize the unique entertainment and
thematic land use patterns adjacent to and within the Solano360 Specific Plan Area in
evaluating new commercial development.

Commercial Development Goal 8 — Policy 3: Develop development standards and
flexible land use guidelines for commercial development in the Solano360 Specific Plan
Area,

Transit Goal - Policy 7: The City shall promote the Solano360 Transit Center as a
viable alternative for park and ride commuter transit and as alternative transit access for
visiting the Solano360 Plan Area and Six Flags Discovery Kingdom.

Economic Development Goal 5 - Policy 9: The City shall promote the Solano360
Transit Center as a viable alternative for park and ride commuter transit and as alternative
transit access for visiting the Solano360 Plan Area and Six Flags Discovery Kingdom.

Economic Development Goak 10: The Solano County Fairgrounds will be redeveloped
as part of the Solano360 Specific Plan Area. The existing Fairgrounds will undergo a
phased renovation and development of new facilities and structures to achieve economic
self-sufficiency. The City, through its land use jurisdiction over the site, will collaborate
with Solano County to assist in the phased redevelopment of private portions of the
Fairgrounds site in efforts to maximize the economic return to Vallejo and it residents.



Iv.

The Plan is further consistent with the General Plan land use designation “commercial
recreation”, as proposed herein.

The Solano360 Specific Plan/Master Plan furthers the stated purpose of the planned
development district.

The Plan creates and establishes regulations for a mixed use district in which commercial
and residential uses, including office, retail, recreation, entertainment, and open space
will be developed as an integral unit. All uses are complementary and will enhance each
other and their diversity will be unified by an overall design concept, as provided in the
Urban Design and Guidelines Chapter of the Plan. The Plan calls for flexibility of design
and development of diverse land use involving a mix of uses involving regional
entertainment that is appropriate for the benefit of the city as a whole.

The Solano360 Specific Plan/Maser Plan is in conformity with public convenience, the
general welfare and good land use practice.

The Plan is consistent with Section 16.104 of the Vallejo Municipal Code Zoning
Ordinance and is therefore in conformity with public convenience, the general welfare
and good land use practice.

The Solano360 Specific Plan/Master Plan will not be detrimental to health, safety and
general welfare.

The Plan includes a transportation system and infrastructure plan that meets the City’s
requirements to ensure that improvements will not be detrimental to health, safety and
general welfare.

The Solano360 Specific Plan/Master Plan will not adversely affect the orderly
development or the preservation of property values.

The Plan promotes mixed use development within an underutilized area and incorporates
urban design guidelines to ensure orderly development and preservation of property
values.

FINDINGS RELEVANT TO GENERAL PLAN AMENDMENT, ZONING MAP
AMENDMENT AND CODE TEXT AMENDMENT APPROVALS

1. Notice of the public hearing was given for the time and in the manner as prescribed
by law.

2. The potential impacts of the proposed amendments have been assessed and an FEIR
has been certified for the Project.

RESOLUTION APPROVING THE SOLANQ360 SPECIFIC PLAN/MASTER
PLAN, GENERAL PLAN AMENDMENT AND ZONING AMENDMENTS

NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF VALLEJIO
HEREBY RESOLVES TO:



(1) APPROVE AND RECOMMEND THAT CITY COUNCIL ADOPT an Ordinance
provided herein as Exhibit A to Attachment 1, adopting the Solano360 Specific
Plan/Master Plan (SPA #10-0001).

(2) APPROVE AND RECOMMEND THAT CITY COUNCIL ADOPT the Solano360
General Plan Amendment provided herein as Exhibit B to Attachment 1 (GPA #10-
0001).

(3) APPROVE AND RECOMMEND THAT CITY COUNCIL ADOPT an Ordinance
provided herein as Exhibit C to Attachment 1, adopting the Solano360 Zoning Map
Amendment (ZMA #10-0001) and Code Text Amendment (CTA #10-0004).

VL VOTE

PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City of
Vallejo, State of California, on the _29th day of April 2013, by the following vote to-wit:



EXHIBIT A TO ATTACHMENT 1

ORDINANCE NO.

AN ORDINANCE OF THE CITY OF VALLEIO ADOPTING
THE SOLANO360 SPECIFIC PLAN

THE COUNCIL OF THE CITY OF VALLEJO DOES ORDAIN AS FOLLOWS:

SECTION 1. General Findings.

The City Council hereby finds and determines that:

A.

The Solano360 Specific Plan, as defined and described in City Council Resolution No.

and attached to this Ordinance as Exhibit A-1, includes the “Adopted Revisions to the
Specific Plan” attached to this Ordinance as Exhibit A-2, is the Planned Development Master
Plan for the Selano360 Project, pursuant to Section 16.116 of the Vallejo Municipal Code.

As required by Government Code Section 65358(a), the proposed Solano360 Specific
Plan/Master Plan is in the public interest of the people of the City of Vallejo.

The Solano360 Specific Plan/Master Plan is consistent with the objectives, goals, policies and
general land uses specified in the City’s General Plan, as amended by the General Plan
Amendment adopted by Resolution No,

The Solano360 Specific Plan/Master Plan was circulated for public review by Solano County
and adopted as the master plan for the Solano County Fairgrounds site by the Solano County
Board of Supervisors on February 26, 2013.

SECTION 2. Master Plan Adequacy.

The City Council hereby finds that the Solano360 Specific Plan/Master Plan meets the
requirements of Vallejo Municipal Code Section 16.116.060 in that:

a.) The Solano360 Specific Plan/Master Plan is consistent with the goals and policies of the
Vallejo General Plan.

b.) The Solano360 Specific Plan/Master Plan is consistent with the stated purpose of the
Planned Development District.

¢.) The Solano360 Specific Plan/Master Plan is in conformity with public convenience, the
general welfare and good land use practice.

d.) The Solano360 Specific Plan/Master Plan will not be detrimental to the health, safety and
general welfare.

e.) The Solano360 Specific Plan/Master Plan will not adversely affect the orderly
development or the preservation of property values.

SECTION 3. Compliance with the California Environmental Quality Act.



The potential environmental effects of the proposed Plan have been assessed in the Draft EIR and
Final Environmental Impact Report prepared for the Solano360 Specific Plan Project
(collectively the "FEIR"). The FEIR concluded that the project would result in impacts that can
be mitigated to a level of insignificance, and impacts that are significant and unavoidabie. The
Solano County Board of Supervisors certified the FEIR and approved the Mitigation Monitoring
and Reporting Program provided herein as Exhibit A-3 to Attachment 1, and Statement of
Overriding Considerations on February 26, 2013.

SECTION 4 Adoption of the Solano360 Specific Plan/Master Plan

Based on the findings herein and in the Resolution approved concurrently with this action, the
City Council hereby adopts the Solano360 Specific Plan/Master Plan (SPA#10-0001), as
specified above, holding on first reading of this ordinance.

SECTION 5. Severability.

If any section, subsection, sentence, clause, phrase, or word of this Ordinance is for any reason
held to be invalid by a court of competent jurisdiction, such decision shall not affect the validity
of the remaining portions of this Ordinance. The City Council hereby declares that it would have
passed and adopted this Ordinance, and each and all provisions hereof, irrespective of the fact
that one or more provisions may be declared invalid.

SECTION 6. Effective Date.

This Ordinance shall take effect and be in full force and effect from and after (30) days after its
final passage.

FIRST READ at a regular meeting of the Council of the City of Vallejo held the day of
and finally passed and adopted at a regular meeting of the Council held the
day of by the following vote:

we-112410



EXHIBIT A-2 TO ATTACHMENT 1

ADOPTED REVISIONS TO THE

SOLANO360 SPECIFIC PLAN

FINAL ADOPTION OF THESE REVISIONS WILL BE
MADE BY THE VALLEJO CITY COUNCIL



Proposed revisions to Solano360 Public Draft Specific Plan

Section

Existing text

Proposed revision

Proposed Text

2.3 MARKET
FACTORS (p. 11)

As part of the Plan process, the
County commissions a market
study to evaluate and focus the
Vision Report assumptions,

Added the “land use”.

As part of the Plan process, the
County commissions a market
study to evaluate and focus the
Vision Report land use
assumptions.

New section 3.1.1

Add new section:

Land use Changes from the Vision Report
As previously described in Section 2.3, Market Factors of the Plan, a market study was conducted to evaluate the land
use assumptions described in the Vision Report. Based on the evaluation, the land use program for the Plan has been
changed from the Vision Plan as shown below:

VISION PLAN SPECIFIC PLAN
USE Acres  Subtotals Acres Subtotals
PRIVATE DEVELOPMENT
Entertainment Commercial 14.2 30
Entertainment/Mixed Use 4.8 18.8
Mixed Use Commercial/Hospitality 254
Office/Flex Parking 16
Hotel {250 room) 10.9
Open Space/Drainage/Wetlands 19.7
Subtotal 91.0 48.8
PUBLIC DEVELOPMENT
Fairgrounds 44.9 35.2
Transit/North Parking Center 2.5 2.2
Shared Public Parking 24.7
Creek Park & Water Features 6
Fairgrounds Channel 17.9
Major Roads 10.7 14.3

58.1 100.3

TOTALS 149.1 149.1

3.4.5
Entertainment-
Mixed Use{EMU)

{p. 23)

This land use is expected to
include “Family Entertainment
Centers” (FEC's) as well as
associated restaurant and retail
activities. Examples of FEC anchor
uses within the EMU area include
John’s Incredible Pizza, Dave &
Buster’s, and other businesses
that combine eating,
entertainment, small amusement
park, gaming, animatronic shows,
and similar uses, either within
buildings and/or as outdoor
venues,

Clarification as to the
meaning of “gaming”.

This land use is expected to
include “Family Entertainment
Centers” (FEC's) as well as
associated restaurant and retail
activities. Examples of FEC
anchor uses within the EMU area
inciude John's Incredible Pizza,
Dave & Buster’s, and other
businesses that combine eating,
entertainment, small amusement
park, non-casino related gaming,
animatronic shows, and similar
uses, either within buildings
and/or as outdoor venues,




3.5 PERMITTED
USES (p.24)

Whiie the list described below is
intended to be inclusive,
additional uses may be proposed
provided they meet the general
intention of the Plan and are
approved by the City
Development Services Director.

Changed title of City
Development Services
Director to City
Economic Development
Director.

While the list described below is
intended to be inclusive,
additional uses may be proposed
provided they meet the general
intention of the Plan and are
approved by the City Econamic
Development Director.

3.5.1 Permitted
Useas — Fair
{p. 24)

* Recreation facilities, including
parks, recreation areas and
buildings for recreation use.

Include libraries as a
permitted use,

- Recreation facilities, including
parks, recreation areas, libraries,
and buildings for recreation use.

3.5.1 Interim Uses
for Fairgrounds

(p. 25)

Prior to full buildout of the Plan
Area, the Fair may operate
interim uses on parcels not slated
for development until later
phases.

Add the word “any”.

Prior to full buildout of the Plan
Area, the Fair may operate
interim uses on any parcel not
slated for development until later
phases.

3.5.2 Permitted
Usas -
Entertainment-
Mixed Use and
Entertainment

- Commercial Office including but
not limited to establishmants that
provide financial, real estate,
legal, medical services, marketing
management, architectural and

Include libraries as a
permitted use.

- Commercial Office including but
not limited to establishments
that provide financial, real estate,
legal, medical services, marketing
management, architectural and

Commercial engineering design, and other engineering design, and other

{p. 25-26) comparable professional services comparable professional services
and support services; also and support services; also
Business Services including Business Services including
administrative and professional administrative and professional
services, business support services, business support
services, research services, sarvices, research services,
telecommunications facilities, gas telecommunications facilities, gas
and electric services, and alectric services,
carrespondence schools and correspondence schools and
vocational schools, educational vocational schools, educational
services, public administrative services, libraries, public
services, and research and administrative services, and
development. Business Services research and development,
and Commercial offices are Business Services and
permitted up to a maximum of Commercial offices are permitted
220,000 square feet; these uses up to a maximum of 220,000
would substitute for other EMU square feet; these uses would
uses. substitute for other EMU uses.
. Recreational Vehicles (Rv) | Delete RVs as a Use deleted

parks and storage permitted use on EMU
or EC parcels.
Chapter 4 Current chapter Refine proposed design | New chapter attached

guidelines.













Solano360 Draft Specific Plan Chapter Four; Urban Design and Guidelines
Solano County City of Vallejo

Sections through Creek Park & Water Feature (at Fair and at Entry Road)
Figure 4.2: lllustrative Section

Figure 4.3: Urban Design Elements
Building areas depicted here are conceptual only.

Figure 4.4: Public Entertainment Core






















































































































































Solano360 Draft Specific Plan Appendix-E:-PlantRalette
Chapter Four: Urban Design and Guidelines

Solano County City of Vallejo

Developer of projects within the Plan Area should be encouraged to pursue LEED
certification and other green building credits and awards, as such recognition will
physically and symbolically represent the sustainability values of Solano36o.

Energy

The following measures are in addition to the photovoltaic arrays / solar hot water
heating panels planned for the Exposition Hall roof, as described previously. All proposals
should be developed in coordination with the County Operations Manager.

A Public Private Partnership (PPP) with a solar partner may be pursued to provide
some of the infrastructure costs associated with the site development. The Plan
allocates extensive areas for parking, including approximately 24.7 acres for Shared
Public Parking. These large-scale facilities could include photovoltaic arrays to
provide onsite energy, shade for cars, cost savings and a possible revenue source (as
excess energy could be sold).

A district energy system, or cogeneration, could be evaluated to provide on-site
energy and reduce building water heating and cooling requirements. The water
feature in the Creek Park could be utilized to provide cooling via a heat
transfer/cooling tower device for adjacent buildings.

Photovoltaic arrays should be considered for all new and retrofitted buildings,
including structures within the EMU and EC areas.

Wind turbine and other alternative energy technologies could be incorporated into
the Demonstration Farm to test and provide educational examples for families and
visiting school groups.

Waste Management

L

A construction waste management plan could be developed that would identify
salvage, recycling or donation of construction materials.

Materials, Operations and Maintenance

No wood from threatened tree species should be used in construction or finishing.
Certified wood should be used wherever practical.

Building and landscape materials should contain recycled content wherever practical.

Materials that are produced and sold locally, including soils, should be used wherever
practical.

Any adhesives, sealants, paints and coatings used should be those with reduced VOC
emissions.

54



EXHIBIT A-3 TO ATTACHMENT 1

MITIGATION MONITORING AND REPORTING PROGRAM FOR THE
ENVIRONMENTAL IMPACT REPORT

SOLANO360 SPECIFIC PLAN
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EXHIBIT B TO ATTACHMENT 1

PROPOSED GENERAL PLAN AMENDMENT FOR
THE SOLANO360 SPECIFIC PLAN PROJECT

The following amendments are proposed for the Vallejo General Plan:

(1) The land use designation for Assessor’s Parcel Numbers 0052-240-550 and 0052-240-560
shall be changed from Open Space-Community Park to Commercial Recreation, and as illustrated
in Exhibit B-1 to Attachment 1.

(2) Various text changes shall be made as described below: (New text is shown in bold italic, deleted

text shown in strike-through-
I. Scope and Use of the Plan
Page I-1, amend fourth paragraph to recognize Solano360 Specific Plan Area:

The existing Solano County Fairgrounds will be redeveloped as the Solano360 Specific Plan Area.
References to the Solano360 Specific Plan Area in this document include both the public land uses
specific to the Solano Fair of the Future and private land uses targeted for market development. Fair
parcels are subject fo the City of Vallejo General Plan but are owned and operated by Solano County
and Solano County Fair Association.

Part II — Summary of Goals and Objectives

Page II-1, amend Urban Design Goal 1, by adding Urban Design Policy 7 to recognize the Solano360
Specific Plan:

7. Use a specific plan as the guide for re-use and development of the Solano Connty Fairgrounds.
The Solano360 Specific Plan shall address and promote the development of niixed-use
enfertainment, mixed-use commercial and fair uses to create a thematic entertainment district
that caters to specialty activities not found within the City of Vallejo or the greater region,

Page II-2, amend Urban Design Goal 3, by adding Urban Design Policy 6:
6. The Solano360 Specific Plan Area will serve as a specialty entertainment and retail district,
compatible with Six Flags Discovery Kingdom and the Solano County Fair. Amenities located

in the Plan Area will include unique and specialty options not found within the region.

Page II-7: Commercial Development Goals; delete Commercial Development Goal 3, Policy 2 and add
new Policy 2:

2. Consider the feasibility of developing complimentary commercial uses in the Northeast
Quadrant with the Selano360 Specific Plan Area.

Page II-8, Commercial Development Goals; add new Commercial Development Goal 8 and associated
policy:



Comunercial Development Goal 8: To promote the use of the Solano360 Specific Plan that
encourages @ mix of commercial entertainment related uses that will become unique
commercial assets for the City of Vallejo.

Policy

1. Use the Solano360 Specific Plan to guide new commercial development in the private parcels
of the Solano360 Specific Plan Area in a manner that emphasizes specialty and thematic
entertainment land uses.

Page II-11, Transit Goal: To have a transit system that results in a significant increase in transit usage
especially Page II-11, Transit Goal: To have a transit system that results in a significant increase in transit
usage especially among commuters and better service for transit dependent residents; add new Policy 7

7. The City shall promote the use of the Solano360 Transit Center as a viable option for regional
commuter transit use.

Page 11-12, Non-Motorized Transportation Goal: To have facilities that encourages greater use of bicycles
for recreation, commuting and shopping; add new Policy 7:

7. The City shall integrate the existing Vallejo Bicycle Route Plan with the Solano360 bicycle
route system and parking facilities as a viable option for Plan Area access.

Part III - Land Use Element
Page 111-5: B. Urban Design, add fourth bullet: 4. Solano360 Specific Plan Area and associated language.

The Solano36¢ Specific Plan Area will create a unigue place with an unmistakable identity
that serves as a destination for visitors as well as a pedestrian-friendly, connunity gathering
places. The Solano360 Specific Plan Area will combine a mix of complementary land uses,
including retail, commercial, hospitality, recreational, residential, family and youth oriented,
educational and civic uses that seamlessly integrate with the “Fair of the Future”. The Specific
Plan Area will generate revenues for Solano County and the City of Vallejo creating jobs and
ensure long-term economic sustainability.

Page III-6: Urban Design Goal 1: To establish a strong city identity; add new Policy 6
6. Use the Solano360 Specific Plan to evaluate projects proposed within this area.
Page III-6: Urban Design Goal 3: To have attractive, exciting shopping areas; add new Policy 8

8. The Solano360 Plan Area is designed as a destination entertainment center for specialty retail,
restaurant and thematic entertaininent uses.

Page IlI-15, F. Commercial Development: 1. Major Commercial Areas; edit introductory paragraph; add
Solano360 Specific Plan Area definition.

There are six-seven major commercial sites on the Plan Map: 1) Downtown; 2) Northeast Quadrant along
I-80 between Columbus and Redwood Parkways; 3) Vallejo Plaza area; 4) Tennessee Strect between
Mare Island Way and Tuclumne Street intersection; 5) Springs Road between I-80 and Columbus
Parkway; 6) Mare Island and 7) Solano360 Specific Plan Area.



It is proposed that the six-seven major commercial areas described above be delineated as follows:

SOLANO360 SPECIFIC PLAN AREA: The existing Solano County Fairgrounds will be redeveloped
to include uses for the “Fair of the Future” and parcels intended for Entertainment Mixed-Use and
Entertainment Commercial uses providing specialty retail and shopping experiences. These
commercial uses will also be compatible with the existing Fair and Six Flags Discovery Kingdom.

Page I1I-19, Commercial Development Goals; edit existing Commercial Development Goal 3 Policy 2:

2. Consider the feasibility of developing complimentary commercial uses in the Northeast
Ouadrant with the Solano360 Specific Plan Area.

Page I1I-20, Commercial Development Goals; add new Commercial Development Goal 8 and associated
policies:

Commercial Development Goal 8: To promote the use of the Entertainment Mixed-Use and
Entertainment Commercial Parcels in the Solano360 Specific Plan Area as unique conmercial
assets for the City of Vallejo.

Policies

1. Use the Solano360 Specific Plar to guide new comnercial development in the Solano360
Specific Plan Area in a manner that emphasizes specialty and thematic entertainment land
uses.

2. Utilize the unique entertainment and thematic land use patterns adjacent to and within the
Solano360 Specific Plan Area in evaluating new commercial development.

3. Develop development standards and flexible land use guidelines for commercial development
in the Solano360 Specific Plan Area.

Page I11-29: add a Commercial Recreation designation for the Solano360 Specific Plan Area including the
land use designations and standards:

Amend the General Plan Land Use Map replacing the Open Space — Community Park designation with
Commercial Recreation.

This designation is for the Solano360 Specific Plan Area:
Commercial Recreation

The purpose of the Commercial Recreation designation for the Solano360 Specific Plan Area is to
create and establish regulations for a mixed use district in which recreational land uses such as the
JSair, as well as entertainment, commercial and/or office uses are developed as an integral unit. All uses
shall complement and enhance each other and their diversity shall be unified by an overall design
concept. The intent of this district is fo implement the policies of the Vallejo General Plan that call for
the establishment of specific areas where flexibility of design and development of diverse land use is
appropriate for tiie benefit of the city as a whole.

Clearly compatible zoning classifications:
Mixed Use Planned Development




IV. Circulation and Transportation FElement

Page IV-9, Transit Goal: To have a transit system that results in a significant increase in transit usage
especially among commuters and better service for transit dependent residents; add Policy 7:

7. The City shall promote the Solano360 Transit Center as a viable alternative for park and ride
connnuter trausit and as alternative transit access for visiting the Solano360 Plan Area and Six
Flags Discovery Kingdon.

XII. Action Program
Page XII-1, Action Program, B. Specific Area Plans and Special Studies; amend language as follows:

Beside the five area plans completed in the late 1970’s, specific plans have been prepared for Sky Valley,
Northgate, White Slough, Downtown, Mare Island, and the Solano360 Specific Plan Area.

XITI. Economic Element
Page 10, Citywide Goals and Policies, Goal 4: Increase Workforce Preparedness of Vallejo Residents,
amend last paragraph to include text specific to Solano360; amend as follows:

Create Citywide First Source Hiring Program Building Upon Mare Island Program: Creation of a First
Source Hiring program to prioritize and assist in hiring Valiejo citizens was called for in the Economic
Vision. Developers and tenants on Mare Island are already obligated to target Vallejo residents for job
openings. The City could support diverse First Source hiring programs and other programs targeting
geographic, linguistic, and culturally diverse populations or create a centralized City-sponsored program
that could be implemented citywide. The City shall promote financial incentives for prospective
developers of the Solano360 Specific Plan Area that support First Source liiring programs of Vallejo
citizens. Some cities have initiated this type of effort by tying it to receipt of City financial subsidies, with
great success.

Page 11, Citywide Goals and Policies, Goal 5: Expand Visitor Attractions and Services, add new Policy
9.

Policy 9: Support developmient of recreation, specialty entertainment retail, commercial and restanurant
uses in the Solano360 Specific Plan Area.

Page 12, Citywide Goals and Policies, Goal 5: Expand Visitor Attractions and Services, add new
language to Implementation Strategies.

Increase Physical and Transportation Links between Key Sites, add new last sentence: Promote
public transit and bicycle access routes to the Solano360 Specific Plan Area.

Provide Vallejo Specific Visitors Guide - Create a visitors guide that provides for one-day and multiple
day tours of historic features, waterfront, and local museums (including emerging attractions on Mare
Island and in the Solano360 Specific Plan Area). Police and visitor docents can distribute these, as well
as shops display them.

Page 23, Goals and Policies for Focused Page 23, Goals and Policies for Focused Economic Activity
Areas, Goal 10: Develop North Vallejo as a Premier Visitor and Resident Gateway, edit Policy 2 to
include language specific to Solano360 Plan Area.



Policy 2: Encourage and support year-round utilization of the fairgrounds—property-Solano360 Specific
Plan Area to enhance visitor attraction, support a gateway image, and provide highest economic return to
Vallegjo.

Page 23, Goals and Policies for Focused Economic Activity Areas, Goal 10: Develop North Vallejo as a
Premier Visitor and Resident Gateway, edit Policy 2 to include language specific to Solano360 Plan
Area;

Policy 2: Encourage and support year-round utilization of the fairgrounds—property Solano360 Specific
Plan Area to enhance visitor attraction, support a gateway image, and provide highest economic return to
Vallgjo.

Page 23, Goals and Policies for Focused Economic Activity Areas, Goal 10: Develop North Vallejo as a
Premier Visitor and Resident Gateway, edit language in third paragraph under Background section:

The Solano County Fairgrounds is-mevingforward-with-the-preparation-of-a—master—plan for-will be
redeveloped as part of the Solano360 Specific Plan Area reuse-and-economicself-sufficiency—with-a
preferred-alternative-being-developed—The existing Fairgrounds will undergo a phased renovation and

development of new facilities and structures to aclueve economic self-suffi czency The City, through its
land use jurisdiction over the site,

Vallejo-and-itsresidents will collaborate with Selane County to assist in tlze phased redevelopment of
private portions of the Fairgrounds site in efforts to maximize the economic return to Vallejo and it
residents.

Page 24, Goals and Policies for Focused Economic Activity Areas, Goal 10: Develop North Vallejo as a
Premier Visitor and Resident Gateway, edit first bullet under Potential Implementation Strategies
section:

Potential Implementation Strategies

The City has key roles to play in directing development in North Vallejo, including:

= Active partnership with Solano County and the Solano County Fair Board and private developers to
reuse redevelop the fairgrounds as the Solano360 Specific Pan.
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EXHIBIT C TO ATTACHMENT 1

ORDINANCE NO. N.C. (2d)

AN ORDINANCE OF THE CITY OF VALLEJO AMENDING
TITLE 16 (ZONING ORDINANCE) OF THE VALLEJO
MUNICIPAL CODE AND ZONING MAP REGARDING

THE SOLANO360 PROJECT

THE COUNCIL OF THE CITY OF VALLEJO DOES ORDAIN AS FOLLOWS:

New text shown in hold italic, deleted text in strike-through:

SECTION I: Section 16.80.106 of the Vallejo Municipal Code is hereby added as follows:

16.80.106 Solarno360 exception permits,

Exception permits for the projects within the Solano360 specific plan shall be prepared
consistent with the policies, standards and implementation program in the Solano360 specific
plan and shall be reviewed for approval by either the development services director or the
Solano360 Implementation Comumittee per Section 16.116.080 herein, as set fortlt in said plan.

SECTION 2: Section 16.116.078 of the Vallejo Municipal Code is hereby added as follows:
16.116.078 Solano360 unit plans.

Unit plans for the projects within the Solano360 specific plan shall be prepared
consistent with the policies, standards and implementation program in the Solano360 specific
plan and shall be reviewed for approval by either the Solano360 Implementation Committee
per Section 16,116,080 herein or planning manager as set forth in said plan,

SECTION 3: Section 16.116.079 of the Vallejo Municipal Code is hereby added as follows:
16.116.079 Solano360 project unit plans.

Unit plans for the projects within the districts specified in the Solano360 planned
development master plan shall be prepared consistent with the Solano360 Specific Plan and
the development agreement (the "DA") between the city and Solano County. Pursuant to the
DA, the city and Solano County are obligated to timely dispates regarding unit plans for major
projects to the Solano360 Implementation Conumittee, per Section 16.116.080 herein.

SECTION 4: Section 16.116.080 of the Vallejo Municipal Code is hereby added as follows:
16. 116. 080 - Solano360 Inmiplementation Commmittee.

a. Solano360 implementation committee. The Solano360 Implementation Committee shall be
comprised of two members from the Solano County board of supervisors and two members
Jfrom the city council.



b, Scope of Authority. The Solano360 Implementation Committee will consider, provide direction
on, and attempt fo resolve minor disputes arising from the Solano360 Specific Plan,

¢. Staff coordination meetings. City and county staff shall work cooperatively and establish
support comittees throughout the project, as needed, comprised of staff members with special
expertise as required and available from its engineering, maintenance, operations, land use
planning, economic development, legal, or other teclhinical group to meet regularly to assist in
the successful advancement of the project. These support committees will repore to the city
manager and county administrator, who in turn, will report fo the Solano360 Implementation
Commiltee,

d. Solano360 Implementation Commitfee meetings. At a minimum, the Solano360
implementation committee shall meet quarterly during the implementation of phase 1 of the
Selano360 specific plan and not less than annually during Solano360 specific plan phases 2 &
3. All such meetings of the Solano360 implementation committee will be held in accordance
witl the Brown Act.

SECTION 5. Zoning Map Amendment.

Assessor’s Parcel Numbers 0052-240-550 and 0052-240-560 shall be rezoned from Public/Quasi-Public
District to Mixed-Use Planned Development District, as described in Exhibit C-1 to Attachment 1.

SECTION 6. Compliance with the California Environmental Quality Act.

The potential environmental effects of the Code Text Amendment and the proposed Plan have been
assessed in the Draft EIR and Final Environmental Impact Report prepared for the Solano360 Specific
Plan Project (collectively the "FEIR"). The FEIR was certified by the Solano County Board of
Supervisors (Board) as the lead agency on February 26, 2013. Based on the FEIR, the project would
result in impacts that can be mitigated to a level of insignificance, and impacts that are significant and
unavoidable. A Mitigation Monitoring and Reporting Program and Statement of Overriding
Considerations and were also approved by the Board on February 26, 2013,

SECTION 7: Severability.

If any section, subsection, sentence, clause, phrase, or word of this Ordinance is for any reason held to be
invalid by a court of competent jurisdiction, such decision shall not affect the validity of the remaining
portions of this Ordinance. The City Council hereby declares that it would have passed and adopted this
Ordinance, and each and all provisions hereof, irrespective of the fact that one or more provisions may be
declared invalid.

SECTION 8: Effective Date.

This Ordinance shall take effect and be in full force and effect from and after (30) days after its final
passage.

FIRST READ at a regular meeting of the Council of the City of Vallejo held the day of
and finally passed and adopted at a regular meeting of the Council held the day of
by the following vote:
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EXECUTIVE SUMMARY

Purpose and Scope

This Solano360 Specific Plan (the “Plan”) is a product of a joint effort by the County of Solano {“County”),
City of Valiejo (“City"}, and the Solano County Fair Association (“Fair Association”) to develop a flexible,
long-term framework for redevelopment of the Solano County Fairgrounds, a 149-acre County-owned
property located at the crossroads of Interstate 80 (I-80) and State Route 37 (SR-37) within the City of
Vallejo.

The Plan provides a flexible guide for land use and infrastructure improvements, public and private
investments, and long-term, phased revitalization over the next 25 years. In addition, the Plan ensures
consistency with the City of Vallejo General Plan, provides the basis for environmental review and
subsequent entitlements, and supports County and City future actions as follows:

*  County of Solano - this document serves as a master plan for development of Public Purpose
Areas consisting of a new “Fair of the Future,” an iconic, landmark destination that renews
the 63-year heritage of the Solano County Fair, along with associated open space, parking,
transit, and roadways. The Public Purpose Areas are proposed for primarily public purposes
associated with the Solano County Fair and will be exempt from the City’s land use authority.

+ City of Vallejo - this document serves as a Specific Plan and Master Plan that satisfies
requirements under the Vallejo Municipal Code (VMC), Title 16. It will provide flexible planning
and design provisions for proposed mixed-use development to be undertaken for private,
revenue-generating purposes, subject to the City's land use authority. The Private Purpose
Areas of the Specific Plan are proposed for private development and will require a General
Plan Amendment and Zoning Map Amendment, processed concurrently with this Plan.

The Solano360 Committee, a joint County-City-Fair Association group comprised of representatives
from Solano County Board of Supervisors, City of Vallejo City Council, and 5olano County Fair Association
Board, provided direction for community outreach, planning and design principles, and implementation.
Preparation of the Plan included a market study, a Public Facilities Financing Plan, a Fiscal Impact Analysis,
a City of Vallejo General Plan Amendment, and technical evaluation of the proposed water feature,

Since 1949, the Solano County Fair Association has operated the annual County Fair on the property.
Year-round activities include satellite wagering and a robust and diverse calendar of public and private
events. Parking utilizes significant portions of the overall site, and drainage corridors form the eastern,
southern and western boundarles. The 27-acre “Handlery Parcel” is limited by deed restriction to use
for Fair and public purposes. Fairgrounds Drive provides primary access. Neighboring uses include Lake
Chabot, the Six Flags Discovery Kingdom theme park, the Newell Mobile Home Park, and the 1-80 and
SR-37 corridors.

in conformance with CEQA, the Solano360 Environmental Impact Report (EIR) evaluated impacts
associated with the project. The Plan and EIR were prepared concurrently so that project design could
address and mitigate environmental conditions and constraints.
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Solano360 Vision

The proposed Solano360 project aims to redevelop the Plan Area by integrating a revitalized County
Fairgrounds—the “Fair of the Future’, an iconic, region-serving public entertainment destination—with
private mixed-use development. A public Visioning Process, conducted in 2008-2009, established the
following Guiding Principles, which were jointly adopted by the Board of Supervisors, the City Council
and the Fair Association Board to govern the development of the Solano360 project:

*  Generaterevenues for Solano County and the City of Vallejo, create jobs and ensure long-term
economic sustainability.

*+ Establish a unique place with an unmistakable identity that serves as a destination for visitors
as well as a pedestrian-friendly, community gathering place.

* Explore a mix of complementary land uses, including retail, commercial, hospitality,
recreational, residential, family and youth oriented, educational and civic uses that seamlessly
integrate with the the Fair of the Future,

* Explore increased physical connectivity and synergy with Six Flags Discovery Kingdom,
downtown Vallejo, the waterfront and other existing commercial operations.

*  Provide pedestrian, bicycle, vehicular and transit facilities that foster access to, from and within
the site.

* Incorporate sustainabie and green principles in all aspects of the development.

Land Use and Phasing

The Plan proposes a mix of region-serving entertainment and amusement attractions, along with
complementary restaurant, retail and hospitality uses, that builds on the presence of the existing Six Flags
Discovery Kingdom facility and Solano County Fairgrounds. The intent is to create a seamless integration
of public and private areas, including Fairgrounds facilities and private mixed use development.

The land use mix allows a range of entertainment options and supporting commercial and residential
uses that support the heritage of the Solano County Fair and facilitates logical and cost-effective
implementation, The Plan targets opportunities for revenue generation and job creation; project
amenities that establish an appealing visitor destination; a circulation system that manages parking
demand and encourages pedestrian connections; and sustainable principles for landscape, infrastructure
and building systems.

The Plan designates land use areas, as follows:

»  Fair: 35 acres for the revitalized Solano County Fairgrounds area, or Fair of the Future, including
built and open space venues and parking. In Phase 1, the new Exposition Hall provides
approximately 50,000 net square feet of exposition space (approximately 72,000 gross square
feet) to replace the existing Exposition Hall building. Phase 3 expansion would double the size
of that facility. Site improvements include a new water feature, demonstration farm, arrival
plaza and midway/event lawn. Parking facilities expand on a phased basis to serve events and
activities at the Fair.

+  Transit/North Parking Center: 2.2 acres for a transit and parking facility in the northwest area
of site, with surface parking in Phase 1 and a parking structure constructed as part of Phases 2.

* Parking and Roads: 24.7 acres for major roadways and shared public parking to support the
continuing viability of entertainment uses within and near the Plan Area. Phase 1 makes use of
existing surface parking areas, Phase 2 improves surface parking lots to serve approximately
2,600 cars. In Phase 3, a multi-level parking structure replaces the southern portion of the
shared public surface parking to support higher intensity development.
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*  Open Space: Six acres for the Creek Park and its water feature that form the spine of the “Pubiic
Entertainment Core” connecting the Fair of the Future with mixed use development areas,
Entry Road, and Fairgrounds Drive. The water feature provides a visual amenity and water
quality feature for onsite stormwater. In addition, the 17.9-acre Fairgrounds Channel alleviates
existing flooding problems within the Plan Area and provides opportunities for riparian/
wetland habitat and trails.

* Entertainment-Mixed Use (EMU): 18.8 acres for entertainment-oriented commercial uses,
such as “Family Entertainment Centers’, and associated restaurant and retail activities. EMU
parcels are clustered in the northern portion of the site near the Creek Park water feature
and Entry Road. Buildings are expected to consist primarily of ground-floor commercial (retail,
restaurant, or entertainment) uses with possible incidental office and/or residential space
occupying upper stories. Parking is provided within the EMU areas and on major roads. In
Phase 3, a parking structure allows intensification of EMU uses from 0.2 to 0.4 FAR.

* Entertainment Commercial (EC): 30.0 acres for a major entertainment use that requires a
large undivided site. The Plan locates this parcel on the west side of the site, with primary
vehicular access from the South Loop Road/Fairgrounds Drive intersection. Entertainment
Commercial structures, outdoor rides, and other entertainment attractions are expected to
be concentrated in the northern portion of the parcel in order to increase visibility and make
best use of the Creek Park amenity. In Phase 2, parking is expected to be located within the
southern portion of the parcel. In Phase 3, the EC venues could expand by making use of the
shared public parking structure.

Land Use Program

Public Development Areas

Fairgrounds 35.2 149,500 775

Transit/Narth Parking Center Bus Docking 1.1

Transit/North Parking Center Parking Structure 1.1 121,600 380

Shared Public Parking Structure 5.0 800,000 2,500

Shared Public Surface Parking 19.7 1,980

Creek Park (w/water feature) 6.0

Fairgrounds Channel {peripheral drainage} 17.9

Major Roads 14.3 73

SUBTOTAL FOR PUBLIC DEVELOPMENT AREAS 100.3 1,071,100 5,708

Entertainment Mixed Use (EMU} 18.8 327,571 804

EMU Parking Structure {(included in EMU area) 320,000 1,000

Residenttal {included in EMU area)’ 50

Entertainment Commercial {EC}* n/a 750
SUBTOTAL FOR PRIVATE DEVELOPMENT AREAS : -'-'647,571 2,554

TOTAS T e L7861 82620

Table Notes:
1. Housing is allowed within EC or EMU as a Conditional Use Permit from the City of Vallejo (see land use poficies).

2. Square foot totals do not include Entertainment Commercial uses, which may include both outdoor venues and buildings. EC parking assumes 750 onsite
surface spaces and 1,250 Shared Public Parking spaces at build-out {see parking program).

3. Shared Public Parking serves the Fair and other entertainment venues; includes 19.7 acres of surface parking and a 5-acre {2,500 car} parking structure
{see parking program}.

4, Square footages include parking structures as noted.
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Within the private development areas (EMU and EC parcels), the Plan allows up to 220,000 square feet of
office space as a permitted use and up to 50 housing units as a conditionally permitted use. These uses
would substitute for other private development uses on a square foot basis.

Project phasing is designed to be flexible while establishing a strong initial character for the project,
providing logical and cost-effective infrastructure investments, supporting development of the Fair of
the Future and enhancing marketability. Phase 1 projects establish a strong and appealing sense of
place through construction of the Creek Park, Entry Road, and Exposition Hall with outdoor venues.
Project phasing coordinates levels of development intensity with required infrastructure including
improvements to the SR-37/Fairgrounds Drive interchange,

The proposed phasing of major uses may be summarized as follows:

* Phases 1aand 1b (years 1-5): Upgrading and expansion of the Fairgrounds including the new
Exposition Hall, outdoor venues, and public amenities in the Entertainment Core; creation of
Entertainment-Mixed Use venues and facilities that may be feasible in the near term.

* Phase 2 (years 6-15): Creation of a larger parcel for a major Entertainment-Commercial user
and additional Entertainment-Mixed Use development; build-out of the Plan Area at a density
supported by surface parking.

* Phase3 (years 16-25): Further intensification of Fairgrounds venues and Entertainment-Mixed
Use and Entertainment-Commercial development along with expanded structured parking
facilities.
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Design Character

The Plan sets forth urban design concepts and guidelines to shape and facilitate redevelopment of the
Plan Area, consistent with the Guiding Principles and land use provisions described above,

Key to overall character is the Public Entertainment Core, envisioned as a lively, mixed use entertain-
ment corridor. The Core includes the Creek Park with its water feature, promenades, plazas and pedes-
trian bridges; the thematic “Main Street” or Entry Road aligned with Creek Park; and the Fair of the Future
with arrival plaza and midway/event lawn with terraced seating.

The Plan proposes tree-shaded sidewalks and streets to reinforce a pedestrian-friendly character and
complement a system of trails within the Creek Park, along Fairgrounds Channel, and within the Fair. The
Creek Park forms a new open space corridor with waterfront promenades, picnic areas, lawn terraces,
water view plazas, wetlands, and bridges. Consistent treatment of landscape, street character including
plazas and paving, site drainage, parking, signage and lighting, walls and fencing, and loading/service
areas reinforce a strong and appealing environment for both public and private uses.

The Fair of the Future is a focus for design, due to the impact of Phase 1 facilities on the image of So-
lano360 as a whole. The Plan replaces the existing Expo Hall with a new Exposition Hall offering approxi-
mately 50,000 net square feet of exhibition space in a highly marketable venue integrated with the ex-
isting fair concourse and other facilities, This flexible space can be subdivided to accommodate a range
of events including conventions, consumer shows, festivals, large parties, and other special events,

RN - . 3

<0 SOUTHFAIR
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PARKING

Fair lllustrative Plan - Phase 1
Building areas depicted here are conceptual only,
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The Exposition Hall also provides lobbies, circulation, meeting rooms, kitchen, storage of movable wall
panels, and restrooms for a total of 72,000 square feet, The building’s conceptual design represents a
functional, economical building design that provides an architecturally distinct and compelling land-
mark facility.

New outdaor spaces reinforce the Fair as an event and recreational destination. These Include an arrival
plaza at the eastern terminus of the Entry Road, with portable ticket booths and a major gateway fea-
ture; rain gardens and plazas around the Exposition Hall; a four-acre midway/event lawn between the
hall and the water feature; and a demonstration farm at the eastern end of the waterway. With expan-
sion of the Exposition Hall in Phase 3, a new amphitheater replaces the existing outdoor concert hall,

The Plan describes fencing and gates to secure the Fairground perimeter during events while maintain-
ing an open, park-like appearance. It provides guidelines for private purpose areas to ensure a high
quality, unified character between the “Fair of the Future” and thefor Entertainment Mixed Use and En-
tertainment Commercial development, with sustainable measures for site and buitding design, health,
water quality, transportation, and energy.

9Bays @30 =230

e s s oo g

FHTRY {OBMY

Exposition Hall -Schematic Floor Plan
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South Lobby Perspective

Transportation and Infrastructure

The Plan Area gains access from adjacent freeways {I-80 and SR-37) via Fairgrounds Drive. To minimize
traffic impacts, project phasing is tied to Solano Transportation Authority (STA) plans for Redwood Park-
way/Fairgrounds Drive Improvement Project. As a result, the Phase 1 level of development is configured
to avoid the need for off-site transportation improvements; subsequent phases are also linked to the
capacity of off-site facilities.

Three intersections on Fairgrounds Drive and one on Sage Street provide access into the Plan Area. The
Entry Road connects from the existing signalized intersection, located on Fairgrounds Drive opposite
the entrance to Six Flags Discovery Kingdom, to the Fair's new arrival plaza. This establishes the Entry
Road as a thematic “main street” with wide sidewaiks and retail frontages. The Loop Road provides pri-
mary site circulation, connecting to Fairgrounds Drive at two locations. The Sage-Loop Connector Road
serves service and transit vehicles,

A system of traffic calming, pedestrian, and bicycle features encourages non-vehicular circulation. Park-
ing includes Phase 1 surface lots and interim parking; Phase 2 construction of the Transit/North Park-
ing Center structure and paved surface lots within Shared Public Parking, the Fairgrounds, and private
development areas; and Phase 3 construction of parking structures within both the Shared Parking and
EMU areas. A Parking Operations Management Plan will be developed by the County to address parking
facilities, joint-use, and scheduling. Travel Demand Management measures and a Fairgrounds Events
Management Program will define strategies to avoid traffic congestion on peak event days.

In addition to transportation, the Plan proposes cost-effective infrastructure improvements for storm
drainage (including grading}, potable and non-potable water, wastewater, electricity, natural gas, tele-
communications, wireless communications, and waste management, Existing utilities within the fair
concourse area will remain in-place, but will be connected to new infrastructure along the Sage-Loop
Connector Road.

Proposed drainage improvements will remove the Plan Area from the flood plain and address high off-
site flows from the east and south by placing fill material in the northern end of the Plan Area and
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enlarging the existing Fairgrounds Channel. These measures will also alleviate flooding at the Newell
Mobile Home Park.

Sustainable infrastructure measures include harvesting runoff for onsite irrigation, installation of a non-
potable water system within backbone roadways, and possible installation of wastewater facilities un-
der surface parking areas.

Implementation and Administration

The Plan includes strategies and actions to be undertaken by the County and City to achieve high quality
Private Purpose Area and Public Purpose Area development. These measures include definition of Public
Purpose Areas, which are owned by the County and utilized for a public purpose, and are exempt from
City land use authority.

The S0lano360 development strategy assumes that the County will have the following Property Owner
responsibilities in addition to any set forth in the Conditions of Approval.

*  The County and City will enter into a Development Agreement/Implementation MOU,

* The County may issue an RFP for a single Developer or multiple Developers for the site. Such
agreement(s) may include a ground lease of land.

* The County, or its Developer(s), will have responsibility for constructing all "horizontal
development” (including grading, roads, and utilities) necessary to serve the Plan Area. Major
roads will be built by the County and dedicated to the City of Vallejo once constructed to City
standards.

* The County, or its Developer(s), will have responsibility for the preparation of finished pads for
the EMU and EC parcels.

* The County, or its Developer(s), may seek others to develop the vertical buildings on the EMU
and/or EC parcels, or may “build to suit” (develop, maintain and manage).

* The County, or its Developer(s), will sub-lease the EC and EMU parcels.

+  ECand EMU end-users will build vertical improvements, or the County, on its own or through
its Developer(s), will build-to-suit.

The County/Fair Association and the City will enter into agreements necessary for successful implemen-
tation, including the Implementation Memorandum of Understanding (MOU), Development Agree-
ment, and Cost and Revenue Sharing Agreement.

The Plan is consistent with the land use policies and objectives contained in the City of Vallejo's General
Plan, as amended to incorporate the Land Use Map and specifications. The Plan converts the property
to the City of Vallejo Zoning Designation of Mixed-Use Planned Development (MUPD), Development
within Private Purpose Areas will be subject to the City’s regulatory and review process including prepa-
ration of Unit Plans, Subdivision Maps, and additional actions. Implementation of Public Purpose Area
projects will be the primary responsibility of the County and will require full compliance with applicable
building codes, ordinances and other requlatory authorities.

The Solano360 Specific Plan EIR has been prepared in accordance with the California Environmental
Quality Act (CEQA) and provides environmental clearance on County and City approvals. Proposed pri-
vate and / or public development may require additional environmental review and documentation in
accordance with CEQA depending on the extent of consistency of the specific proposed development
to the type and extent of development analyzed in the Specific Plan EIR.
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CHAPTERTWO: SITE AND CONTEXT

2.1 INTRODUCTION

The following represents a brief summary of site characteristics and key issues related to
opportunities for redevelopment of the Plan Area. Additional background information is available
in the Solano360 Specific Plan EIR.

2.2 SITE CONTEXT

The Plan Area consists of 149.1 acres bounded by Interstate 80 (1-80) to the east, State Route 37
(5R-37) and Sage Street to the north, Fairgrounds Drive to the west and Coach Lane to the south.
Approximately 265,000 cars pass the Fairgrounds each day on the I-80/ SR-37freeway system,
providing high visibility and easy access to both greater San Francisco Bay and Sacramento
areas. The presence of Six Flags Discovery
Kingdom, the County Fair, and existing
hotel uses have established the site as a
well-known venue for entertainment and
special events within the region.

In addition to Six Flags Discovery
Kingdom located to the west, the site is
bordered by the Newell Mobile Home
Park immediately to the south. Other
residential neighborhoods are located
acrass Fairgrounds Drive to the southwest
and across SR-37 to the north. The Gateway
Plaza shopping center is located east of
[-80.

2,21 Land Use and Ownership

The Solano County Fairgrounds is
owned by the County, subject to certain
reversionary interests owned by the
City of Vallejo, and is located within the
Vallejo city limits. The property provides
a fairgrounds and events site operated
by the Solano County Fair Association.
It also has supplied overflow parking for
the adjacent Six Flags Discovery Kingdom,
The Plan Area includes four parcels, all of
which are owned by Solano County. The
27-acre "Handlery Parcel” is limited by
deed restriction to use for Fair and public
purposes (see Figure 2.1).

Since 1949, the Solanc County Fair
Association has operated Fair Week on
the project site, a one to two week mid-
summer event offering a traditional
program of entertainment, midway,
livestock demonstration, and crafts. In
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Figure 2.1: Site Aerial

2012, the Fair drew a crowd of 42,613 people,

In addition to Fair Week, year-round activities include satellite wagering, a robust and diverse
calendar of public and private events including facilities rental, and a public-use 9-hole golf
course jocated in the infield of the former horse racetrack. Cutdoor venues include the carnival/
midway area, paved and lawn areas, and the concourse. Parking utilizes significant portions of the
overall site, with peak use of approximately 3,500 cars through the course of one weekend day
during Fair Week,

The primary existing Fairgrounds facilities include a total of approximately 425,000 square feet
of building space concentrated in northeast portion of site adjacent to an east-west landscape
concourse. Horse racing, whichformerly occupied alarge portion of the property, was discontinued
after the 2009 season; vacant secondary stables and horse racing facilities occupy the eastern and
southern portions of the site. Surface parking and overflow parking occupy western portions of
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Figure 2.4: Existing Site Access
the site. Drainage corridors form the eastern, southern and western boundaries.

2.2.2 Access

The Solano County Fairgrounds site is located adjacent to the junction of I-80) and SR-37. Key
transportation conditions are summarized below:

+  Direct site access to the Plan Area is provided only via Fairgrounds Drive.

+ Access to adjacent neighborhoods is limited. Sage Street provides an entry to the
Courtyard by Courtyard by Marriott Hotel and a route to residential areas located
north of SR-37, but currently does not connect to the Plan Area, Access from the Plan
Area to Coach Lane is blocked by the existing drainage channel along the southern
property boundary, and the freeway corridors form access barriers to the east and
north,

The site is highly visible from both freeways {I-80 and SR-37). Access from the freeway
to the local street network serving the site is provided by two existing interchanges:

» The SR-37 / Fairgrounds Drive interchange provides the closest {less than a quarter-
mile) and most visible access to the site via Fairgrounds Drive.

+  The -80 / Redwood Parkway interchange provides less direct access to the site via
Redwood Parkway and Fairgrounds Drive.

+ Solano Transportation Authority (STA) is currently developing plans for the widening
of Fairgrounds Drive and SR-37/ Fairgrounds Drive interchange improvements (see
Chapter Five: Transportation},

Existing traffic congestion at SR-37/ Fairgrounds Drive interchange related to Six Flags
Discovery Kingdom and Fairgrounds events may exceed acceptable levels of service

10
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during certain peak hours.

- Existing intersections on Fairgrounds Drive provide access to Six Flag Discovery
Kingdom and Solano County Fairgrounds, and their respective parking areas.
Pedestrians currently cross Fairgrounds Drive from the Courtyard by Marriott Hotel to
the Six Flags Discovery Kingdom entry.

+ Public transit service and access is very limited to the site. The Solano County
Fairgrounds is currently served by Vallejo Transit, which operates one bus route (#85)
along Fairgrounds Drive. Two stops are located within a quarter-mile of the site: one at
the Six Flags Discovery Kingdom entrance and one on Sereno Drive south of the site,

2.2.3 Natural Features

The Plan Area ranges in elevation from approximately 106 feet above mean sea level in the
northeastern portion of the Fairgrounds concourse/building area to 83 feet in the southwest area,
with a gentle slope from northeast to southwest. Four existing creeks (North Rindler Creek, Center
Rindler Creek, South Rindler Creek and Blue Rock Springs) have been diverted into a combination
of underground pipes and open channels (see Figure 2.4: Existing Drainage Pattern).

Issues associated with existing hydrology and flooding include:

- Some western and southern portions of the site are located within the 100-year flood
zone as identified by the FEMA maps, calling for the need to widen existing channels
and/or create new waterways. Via an existing storm drain system, Lake Chabot receives
storm water runoff from the creeks as well as runoff from the Fairgrounds property.

+ Existing water quality issues result from off-site watershed flowing through the site
and from previous horse stabling on fairgrounds.

Off-site flooding issues have been identified on Coach Lane/Newell Mobile Home
Parks located south of the site.

- Shallow existing ground water limits the potential deepening of the peripheral
channel and constrains options for water quality improvements.

- Seasonal and perennial wetlands exist within the site.
- Undocumented fill and soft compressible materials exist within the site,

A berm currently separates the racetrack from the peripheral drainage.

2.3 MARKET FACTORS

The Solano360 Vision Report (2009) set forth a conceptual program of entertainment, commercial
and mixed-use development. This conceptual program established a starting point for planning,
in accordance with the Guiding Principles for the project.

As part of the Plan process, the County commissioned a market study to evaluate and focus the
Vision Report assumptions. The market study concluded that it would be challenging for the
amount and type of retail, office and hotel uses previously proposed in the Solano360 Vision
Report to be feasibly supported in the foreseeable future, given current and projected economic
and real estate market conditions. In addition, the market study indicated that market demand
for convention, trade shows, corporate meetings and other events is unlikely to supporta 100,000
square foot exposition building and additional fairgrounds facilities in the near future,

As a recommended direction for the Plan, however, the market study identified an opportunity to
create a synergetic mix of region-serving entertainment and amusement attractions, along with
complementary restaurant, retail and hospitality uses, that would build on the presence of the
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existing Six Flags Discovery Kingdom facility and Solano County Fairgrounds. These opportunities
would include experiential entertainment (including education and recreational), shopping, and
food uses.

Entertainment uses are particularly well-suited to this particular site, given its excellent freeway
visibility and access, relatively limited local and neighborhood access, large single ownership
pattern and adjacency to existing major entertainment attractions. In the mid-term and long-
term of approximately the next 10 years (2012-2022), entertainment uses will likely generate
demand for support uses such as restaurants, retail stores, and hotels. Office use and a {imited
quantity of residential development may also be considered for portions of the site.

The market study informed the subsequent planning efforts in the following ways:

+ The Plan land use mix emphasizes themed entertainment park and family
entertainment uses, with flexibility to accommodate retail, restaurant, office, housing,
and/or hospitality uses as demand arises.

- Instead of demolition/rebuilding of the entire Fairgrounds, the Plan proposes
replacement and upgrading of facilities along the existing concourse, and construction
of a new Exposition Hall that will initially provide 50,000 net square feet of exposition
space with possibilities for expansion in later phases.

The Plan provides for continuation of public parking available to lease to nearby
existing major entertainment uses, in order to support viability of those uses,

- Subsequent research into the functional requirements and industry standards for
themed entertainment uses focused on development types that would build on the
site’s regional freeway visibility and the presence of the Fairgrounds and Six Flags
Discovery Kingdom. These included:

- Entertainment park-type uses requiring approximately 20 to 40 acres in a single parcel
(including parking); these could consist of a water park, amusement park, commercial
recreation or an entertainment center offering outdoor and outdoor venues and
attractions. [deally, sites should accommodate opportunity for expansion. Parking can
either be contained within the parcel or provided nearby.

Family entertainment centers (FEC's) requiring smaller sites of approximately one to
seven acres (including parking). These uses typically provide activities located within
buildings (e.g., combined video game/restaurant attraction} or outside (e.g., go-kart
or miniature golf}. They can provide some street-oriented retail frontage and require
parking in close proximity.

Limited retail and restaurant uses, such as a “restaurant row” connecting the
Fairgrounds with the Six Flags Discovery Kingdom entry.

These entertainment-oriented uses can enhance year-round programming possibilities for the
Fairgrounds, with increased opportunities for traveling exhibitions and events that encourage
repeat visitation and offer diverse, multi-generational attractions.

The co-location of the uses presents the opportunity for shared parking and linked trips; a
single trip in the family car, for example, might lead to visits to multiple destinations within the
project area. Initiaily, the project should provide for surface parking in close proximity to each
entertainment attraction. In the long-term, however, increased demand may lead to the need for
increased public transit, shuttles connecting through the Plan Area and to nearby entertainment
attractions, and structured parking solutions.

Other requirements for these uses include design of backbone infrastructure, parking and ingress/
egress, and installation of phased infrastructure to encourage prospective end-users.
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CHAPTER THREE: LAND USE

3.1 INTRODUCTION

This chapter establishes land use objectives, plan and program, phasing, and policies for the Plan
Area. The provisions of this chapter shall be used to regulate all land uses for both private and
public areas. The Plan is intended to provide flexibility for a range of entertainment options and
supporting commercial uses, in a way that supports the heritage of the Solanc County Fair and
creates synergy with existing major entertainment uses and lodging.

3.2 LAND USE POLICIES

The following land use pelicies provide consistency with the Solano360 Guiding Principles and
establish a basis for the plans, programs, and policies of the Plan.

The project should be structured to maximize opportunities for revenue generation,
job creation, and long-term economic sustainability.

- Establish Solano360 as an entertainment site with multiple attractions, including a
varied set of destinations for family activities, a year-round program of events for the
Fair of the Future, and a pedestrian-oriented Public Entertainment Core as the defining
feature,

+  Provide a flexible and synergistic mix of uses that can be phased over time,

+ Emphasize entertainment-oriented commercial, recreational, and civic uses, with
flexibility to allow incidental residential uses and office and hote! development.

Define land uses that will complement the Fair of the Future, with opportunities for
a“critical mass” of entertainment-related activities and destinations in the Plan Area.

Provide flexibility in parcel sizes and land use relationships to help attract the types of
commercial enterprises identified by the market analysis.

- Define land uses that will generate net positive fiscal impacts for the County, City and
Fair.

Define land uses that will create job opportunities for City and County residents,

Project amenities and features should be designed to establish a unique and appealing
destination for visitors.

- Initiate an early program of site amenities and Fair of the Future improvements
to establish strong initial character, including a Public Entertainment Core that
encourages social gathering and fosters a strong sense of place,

Design the Public Entertainment Core to encompass the Entry Road and a Creek Park
thatincludes a central east-west water feature and pedestrian promenades connecting
from Fairgrounds Drive to the Fair of the Future (see Figure 3.1).

Establish the Fair of the Future as a community gathering area, with a variety of open
spaces for recreational and civic engagement as well as enhanced commercial and
entertainment functions.

- Establish the Plan Are as a regional attraction and destination.

The project’s circuiation systems should be designed to increase pedestrian and
vehicular connections with existing major entertainment uses, downtown Vallejo, and
other destinations.
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+  Provide efficient access and ample parking to attract and support entertainment
commercial uses.

+  Emphasize direct access to parking areas, with primary circulation along a Loop Road
and a pedestrian character for the Entry Road and promenade, including wide urban
sidewalks for trees and outdoor seating as well as trails along the water feature.

Align the Main Entry Road with Six Flags Discovery Kingdom's main gate.

- Designate locations for transit and shuttle facilities that link the Plan Area with existing
major entertainment uses, Downtown Vallejo, the waterfront, and other destinations;
serve commuters; and augment the parking supply for events on weekends,

+  Provide pedestrian and bicycle routes along roadways and within a comprehensive
trails system, including along the Fairgrounds Channel if possible.

+  Allow for shared parking facilities that provide the capacity to accommodate full
development of the Plan Area.

+ The project should incorporate sustainable and green principles in its landscape,
infrastructure, and building systems.

Create an enduring place that fosters a strong sense of community while contributing
to the positive well-being of the environment.

+ Reduce the use of energy, water and materials by making best use of existing facilities,
creating multi-use buildings and open spaces, and integrating measures for onsite
energy generation and energy savings.

Protect and restore the existing habitat while solving flooding and drainage issues,

»  Provide shared parking, transit, bicycle-pedestrian, and shuttle systems to reduce
vehicular impacts.

- Create opportunities to build housing above commercial locations in an effort to limit
commuter trips to and from the Plan Area.

LAND USE PLAN AND PROGRAM

The land use plan, program and phasing incorporate a comprehensive analysis of the Plan Area’s
physical conditions, the results of public outreach and visioning, and research into the needs of
the Solano County Fair and the prospects for near and long-term development over the next 25
years.

Figure 3.1: Land Use Plan illustrates the distribution of uses within the Plan Area, Parcel acreages,
as defined by the colored and labeled areas on Figure 3.1, are exclusive of major roadways, Table
3.1: Land Use Summary provides an overall summary of land uses, and Table 3.4: Phasing Program
provides additional detail including proposed phasing of development and on-site parking.

The proposed mix of development, open space, and infrastructure is intended to fadlitate the
following principle actions:

Phases 1a and 1b (years 1-5): Upgrading and expansion of the Fairgrounds and
associated public amenities in the Entertainment Core; creation of “Entertainment-
Mixed Use” (EMU) venues and facilities that may be feasible in the near term. {Note:
References in this Plan to “Phase 1" assumes Phases 1a and 1b together.

Phase 2 (years 6-15): Creation of a larger parcel for a future“Entertainment-Commercial”
(EQ) user, such as a theme park anchor, and additional EMU development
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Table 3.1: Land Use Program

Publ;c Development Areas
Fairgrounds 35.2 149,500 775
Transit/North Parking Center Bus Docking 1.1
Transit/North Parking Center Parking Structure 1.1 121,600 380
Shared Public Parking Structure 5.0 800,000 2,500
Shared Public Surface Parking 19.7 1,980
Creek Park {w/water feature) 6.0
Fairgrounds Channel {peripheral drainage} 17.9
Major Roads 14.3 73
SUBTOTAL FOR PUBLIC DEVELOPMENT AREAS 100.3 1,071,100 . - 5,708

Entertainment Mixed Use (EMU) 18.8 327,571 804
EMU Parking Structure {included in EMU area} 320,000 1,000
Residential (included in EMU area)’ 50
Entertainment Commergial (EC) 30.0 n/a

SUBTOTAL FOR PRIVATE DEVELOPMENT AREAS - 48.8 : '647,571

Table Notes:
1. Housing is allowed within EC or EMU as a Conditional Use Permit from the City of Vallejo (see land use policies},

2. Square foot totals do not include Entertainment Commercial uses, which may inciude both outdoor venues and buildings, EC parking assumas 750 onsite
surface spaces and 1,250 Shared Public Parking spaces at build-out (see parking program).

3. Shared Public Parking serves the Fair and other entertainment venues; includes 19,7 acres of surface parking and a 5-acre (2,500 car} parking structure
{see parking program).

4, Square footages include parking structures as noted.

Table 3.2: Public-Private Acreages

LAND USE
Public Areas
Fairgrounds (Facilities, Waterway,
Parking} 35.2
Creek Park 6.0
Open Space/Channel 17.9
Transit/North Parking Center 2.2
Shared Public Parking 24.7
Major Roads 14.3
Subtotol Public Areas 100.3
Private Development Areas
Entertainment-Mixed Use (EMU} 18.8
Entertainment-Commercial {EC) 30.0
Subtotal Private Areas 48.8
TOTAL 149.1 149.1
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Table 3.3: Parcel Acreages

SR AR . : Subtotals
Parcel # | . " Land Use | Acres ] (acres)

1 Fair 28.97

2 Fair 6.21 35.2

3 Shared Parking 24.75 24.8

4 EMU 2.59

5 EMU 4.11

6 EMU 4.96

7 EMU 4.81

8 EMU 2.00

9 EMU 0.32 18.8

10 EC 30.00 30.0

11 Transit/N. Parking 2.21 2.2

12 Creek Park 5.99 6.0

13 Open Space 7.45

14 Open Space 7.01

15 Open Space 3,45 17.9

16 Right-of-Way 2.95

17 Right-of-Way 3.65

18 Right-of-Way 0.71

19 Right-of-Way 6.76

20 Right-of-Way 0.19

21 Right-of-Way 0.02 14.3
145.11 149.1

Phase 3 (years 16-25): Further intensification of Fairgrounds venues and EMU and EC
development along with expanded parking facilities.

The parcelization indicated in Figure 3.1 and Table 3.3 is intended to be illustrative, The land use
plan envisions a flexible framework for development, and parcels within the Private Development
areas may be combined or adjusted in size to fit a proposed building program, Fach phase includes
adequate parking to maintain a successful entertainment district.

This development program will be implemented in accordance with the policies contained in this
section and Chapter Four: Urban Design and Guidelines.

34 LAND USE DESCRIPTIONS

3.4.1 Fair of the Future

Referred to as the“Fair of the Future;'the Solano County Fairgrounds areawill include approximately
35 acres of built and open space venues and parking. The Fair of the Future is intended to continue
the 60-year tradition of the annual Selano County Fair, offering a world-class Exposition Hall and
other buift and open space venues to support a variety of events and gatherings.

As envisioned, the existing Fair facilities will remain generally in their current locations along
the existing landscape concourse, with upgrades and building replacement planned through a
program of cost-effective, incremental, and phased improvements over time, New buildings and
open spaces will relate to the existing concourse as well as the new Midway/Events Lawn and
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the Creek Park with its water feature (see Section 3.4.4, below). As illustrated in Chapter Four,
proposed Fairgrounds improvements include:

Anew Phase 1a Exposition Hall with approximately 50,000 net square feet of exposition
space (approximately 72,000 gross square feet including meeting rooms, lobbies,
restrooms and other support space) that will replace the existing Exposition Hall
building; potential for expansion in Phase 3 to 100,000 net square feet (approximately
144,000 gross square feet),

Improvements to the grounds, including a new Arrival Plaza and Midway/Event Lawn
adjacent to the new Exposition Hall.

Continuation of the east-west Creek Park including a water feature, trails and a
pedestrian bridge.

- A family and student-oriented demonstration farm at the eastern terminus of the
Creek Park.

»  New promenades and plazas, an amphitheater, and other flexible open spaces.

Parking facilities in the north {North Fair Parking) and south (Shared Public Parking)
with separate gates that can serve multiple activities; additional parking, loading and
vehicular circulation around the outer perimeter of the area.

Phased upgrading and modification of existing buildings, as needed, with in-kind
replacement of buildings that are no longer usable in their current physical condition.

Permitted uses are described in Section 3.5 of this chapter. Chapter Four provides additional
descriptions of design concepts and phasing.

3.4.2 Transit/ North Parking Center

The Plan proposes 2.2 acres for a transit/parking facility in the northwest area of site, with access
from Sage Street and the North Loop Road. In Phases 1A and 1B, this site is expected to serve as
surface parking. Phase 2 is proposed to include development of approximately half the site for
a bus docking facility to serve commuters, with the balance of the site utilized for a multi-level
parking garage that would serve commuters during the weekdays and provide overflow parking
for entertainment uses on weekends.

3.4.3 Parking and Roads

The Plan allocates 24.7 acres for Shared Public Parking to support the continuing viability of
entertainment uses within and near the Plan Area. Phase 2 includes proposed improvemenits to
this area for surface parking of approximately 2,600 cars. In Phase 3, approximately five acres
in the southern portion of the Shared Public Parking area is anticipated to be converted to a
multi-level parking structure to support a higher intensity of entertainment and / or supporting
commercial uses within the Plan Area.

The large-scale surface parking areas could include solar arrays to provide for onsite energy
generation and a possible revenue source, Parking facilities are described further in Chapter Five.

The Plan proposes major roadways for access to all parcels and parking areas {see Chapter
Five). These roadways have been sized and located to accommodate projected traffic demands
generated by the build-out of the Plan Area. Major roadways would also include site infrastructure
as described in Chapter Six.

Chapter Four provides additional descriptions of roads and parking areas.
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3.4.4 OpenSpace

Figure 3.1: Land Use Plan indicates the location of open space proposed by the Plan. Chapter Four
provides additicnal detail on the Creek Park, Fair-related outdoor areas, streetscape and other
open space elements.

Creek Park, Water Feature and Public Entertainment Core

The Creek Park and its central water feature would extend east-west through the central portion
of the Plan Areg, forming the spine of a “Public Entertainment Core” that connects the Fair of the
Future with the mixed use development areas, Entry Road, and Fairgrounds Drive (see Figure
4.4: Public Entertainment Core}. The Public Entertainment Core is intended to provide an active
gathering place with a waterside pedestrian trail, restaurants, public art, shops, and terraced
seating. Rental of small pedal boats may be possible within the Fair portion of the Creek Park.

The Creek Park water feature is envisicned as a multi-purpose amenity that provides the key visual
amenity within the Public Entertainment Core. The water feature is also designed to provide:

+  Onsite stormwater hydro-modification (matching pre- and post-development runoff
rates) will likely be required to meet water quality permit requirements,

The ability to collect and use stormwater for onsite irrigation, which reduces potable
water use (capture and reuse).

- Improve onsite stormwater quality prior to discharging water into downstream
systems that lead to Lake Chabot.

+  Cut material to fill the northwest portion of the Plan Area to alleviate existing flood
plain issues.

»  High“onsite lake” water quality by incorporating wetland planters, biofilters, aeration
and circulation in addition to maintaining an appropriate water temperature through
depth and water volume,

Onsite stormwater will be routed through the Creek Park water feature that will discharge into
an existing storm drain system and then into Lake Chabat. Offsite stormwater flows from Rindler
Creek and/or Blue Rock springs will not be diverted through the onsite water feature but will
continue to flow through the Fairgrounds Channel.

Chapter Six (see Section 6.2 and Appendix F) describes the hydrological functions of the water
feature in more detail. Chapter Four provides additional guidelines for landscape (see Section 4.4).

Fairgrounds Channel

Along the eastern, southern, and western boundaries of the site, the Plan sets aside acreage
for the Rindler Creek drainage and adjacent buffer. The size and configuration of this area are
designed to addresses area-wide storm drainage and flooding issues as described in Chapter Six.
To improve habitat values and aesthetic appearance of this significant channel, the Plan proposes
landscape and grading measures as described in Chapter Four.

In summary, the Fairgrounds Channel design provides:

»  Alleviation of flood plain problems at the south end of the Plan Area, on Coach Lane,
on Fairgrounds Drive and within the Newell mobile home park caused by the 3,300+
acre upstream watershed.

«  Amuiti-level channel to provide riparian habitat and wetland benefits as well as flood
protection (meandering low flow level, frequent storm event level and 100-year storm
event level).
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+ A corridor for pedestrian trails,

« The ability to allow for a future creek restoration project (potentially with grant funds
or other funding sources).

3.4.5 Entertainment-Mixed Use (EMU)

This land use is expected to include “Family Entertainment Centers” (FEC's) as well as associated
restaurant and retail activities, Examples of FEC anchor uses within the EMU area include John's
Incredible Pizza, Dave & Buster’s, and other businesses that combine eating, entertainment, small
amusement park, gaming, animatronic shows, and similar uses, either within buildings and/or as
outdoor venues.

FEC's typically require parcels of one to seven acres, including surface parking provided within
each parcel or nearby. Some parking lots may be available for joint use, according to the provisions
of a Parking Operations Management Plan to be prepared separately by the County.

The Entertainment-Mixed Use parcels are clustered in the northern partion of the site in association
with the Creek Park water feature and the Entry Road. Parcels may be combined or adjusted to
respond to requirements of future users. As described in Chapter Four, EMU uses should orient
entries and amenities to public streets, namely the Entry Road and Loop Road.

Initially, this land use is expected to develop at a density of 0.2 Floor Area Ratio (“FAR"), with
limited higher density development proposed adjacent to the Creek Park. In Phase 3, a higher
density of 0.4 FAR is proposed for the entire EMU area. A multi-level parking structure within the
EMU area will be needed to accommodate this higher intensity of development,

A Iimited number of housing units may be permitted above the ground floor of FEC's or other
permitted uses (see Section 3.6.4).

Permitted uses are described in Section 3.5 of this chapter.

3.4.6 Entertainment-Commercial (EC)

The Entertainment-Commercial land use provides for a major entertainment use that requires a
large single, undivided site of up to 30 acres in size. The Plan locates this parcel an the west side
of the site, with major vehicular access from the South Loop Road/Fairgrounds Drive intersection,
and with proximity to adjacent parking. This land use parcel provides the opportunity to create
a future entertainment venue with a common entry or identity, with expanded and coordinated
parking. The concept provides sufficient acreage for one large venue or multiple smaller venues to
develop facilities over time. The EC use can include pedestrian gates at the northern and southern
ends of the parcel, as suggested in Figure 4.3: Urban Design Elements.

Surface parking is proposed for the southern portion of the parcel through Phase 2. In Phase 3,
joint use of the South Parking Garage {located within the Shared Public Parking area) would allow
a portion of the EC surface parking to be replaced by expansion of the EC entertainment venues,

3.5 PERMITTED USES

Theimplementation of the Selano360 project will resultin the conversion of existing Salana County
Fairgrounds property to the City of Vallejo zoning designation, Mixed-Use Planned Development
(MUPD}. The intent and purpose of the MUPD Zoning designation for the Solanc360 Plan Area is
to allow flexibility for the entirety of the site, consistent with the Plan.

Under this proposed zoning designation, the following public uses will be allowed by right: Fair,
public transit centers, parking facilities, drainage facilities, reclaimed wastewater facilities, and
other infrastructure, roadways, and recreational open space.
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3.5.1

Private uses allowed in the MUPD zoning include Entertainment Mixed-Use and Entertainment
Commercial. The Entertainment Mixed-Use and Entertainment Commercial areas are designed to
allow for a range of uses consistent with the amusement park and entertainment uses envisioned.
In addition, office uses are allowed within private purpose development areas up to a total of
220,000 square feet of office space.

While the list described below is intended to be inclusive, additional uses may be proposed
provided they meet the general intention of the Plan and are approved by the City Development
Services Director.

Whenever the development regulations for private purpose areas contained herein conflict with
those contained in the City of Vallejo Municipal Code, the development regulations contained
within this Plan shall take precedence. When any issue, condition or situation arises or occurs for
private purpose areas that are not specifically covered or provided for by these standards, those
provisions in the Zoning Ordinance that are most similar to the issue, condition, or situation, as
determined by the City Development Services Director, shall apply.

Permitted uses for the three primary land use areas (Fair, Entertainment Mixed-Use, and
Entertainment Commercial) are as follows.

Permitted Uses - Fair

The area designated as“Fair” on Figure 3.1: Land Use Plan shall be used for fair and/or fair-related
uses including, but not limited to, public gatherings, midway and thematic ride activities, trade
and display shows, competitions and pageants, music and theater performances, trade industries
and other organizational conferences. The parcels with a Fair designation will be limited to fair
and fair-related activities, and may include commercial activities that generate rental income
from Fair buildings and/or are associated with Fair activities, such as continuation of existing uses
(e.g., day care facility, satellite wagering) and new uses {e.g., boat rentals for the water feature,
operation of a theater venue at the future amphitheater).

Permitted Uses for the Fair area are:

Fairgrounds and fair related uses, including thematic rides and mid-way entertainment.
- Exhibition and Expasition Halls.

Amphitheaters.

Natural resource areas, water channels, preserves and protective buffer areas.

Public water features and trails.

Public/private utility buildings, structures and facilities (as needed for infrastructure
services).

Recreational facilities, including parks, recreation areas and buildings for recreational
use,

Picnic facilities.
+  Playgrounds and play apparatus.
Playing fields and courts; participant sports and facilities.
Public Transit Centers, park and ride lots, and related surface or structured parking.
Surface and/or structured parking.
»  Reclaimed wastewater facilities (under surface parking).

Loading and servicing for fair-related events.
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Recreation Vehicles {RV) parks and storage.

Private food or beverage concessions.

Photovoltaic arrays or other energy-generating facilities.
+  Agricultural uses, including demonstration farms.

+  Other uses similar in nature that benefit the public and reinforce the viability of the
Fair, as recommended by the Solano County Fair Association Board and approved by
the Solano County Board of Supervisors.

Interim Uses for Fairgrounds

Prior to full buildout of the Plan Area, the Fair may operate interim uses on parcels not slated for
development until later phases. These interim uses are expected to be limited in duration and
may include the following:

Commercial recreation activities such as go-carts or other land-intensive activities,

Outdoor performances or events utilizing the existing grandstand or other existing
facilities.

+ Temporary signage and billboards.
+ Parking.
+Any use permitted for the Fair, as described above.

Reconfiguration of Phase 1 parking and access will be allowed to accommodate these uses if
determined practicable by the County.

3.5.2 Permitted Uses - Entertainment-Mixed Use and Entertainment Commercial

While the permitted uses for Entertainment-Mixed Use and Entertainment-Commercial areas are
the same, the end users are expected to be different, EMU is expected to attract the smaller FEC-
type businesses and associated retail activity described in Section 3.4.5, while the 30-acre EC site
is intended to accommodate a larger destination amusement or theme park.

Permitted Uses are as follows:
Amusement Park Recreation.
Amusement Park Retail.

+  Specialty Entertainment Restaurants.

- Eating Establishments: restaurants and bars, fast food outlets (drive- through
restaurant facilities and services are prohibited), delicatessens and snack bars.

Specialty Retail stores,
+  Qutlet Retail stores.

Entertainment including theaters; amusement centers, and indoor and outdoor
participant sports facilities,

Commercial Offices including but not limited to establishments that provide financial,
insurance, real estate, legal, medical services, marketing management, architectural
and engineering design, and other comparable professional services and support
services; also Business Services including administrative and professional services,
business support services, research services, telecommunications facilities, gas and
electric services, correspondence schools and vocational schools, educational services,
public administrative services, and research and development. Business Services and
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Commercial offices are permitted up to a maximum of 220,000 square feet; these uses
would substitute for other EMU uses,

Surface and/or structured parking: public and private. Parking facilities may include
photovoltaic arrays.

Photovoltaic arrays or other energy-generating facilities
Other compatible uses as approved by the City Development Services Director.
Conditional Uses for EMU and EC

The following uses are allowed with approval of a Conditional Use Permit by the City
of Vallejo:

Lodging: hotels and motels (transient habitation) and bed and breakfast inns.
Wholesale trade.

Amphitheaters.

Recreation Vehicles (RV) parks and storage.

Up to 50 housing units.

LAND USE POLICIES

The Plan land use regulations and policies provide for the orderly and efficient development of
the Plan Area and create a flexible range of uses while avoiding land use conflicts, Chapter Four:
Urban Design and Guidelines provides additional criteria.

Overall Policies

-

Development within the Plan Area shall be consistent with the Land Use Objectives of
this chapter and the design provisions of Chapter Four.

Development standards for Private Purpose Areas, including building heights and
setbacks, shall be determined during subsequent entitlements as described in Chapter
Seven: Implementation. Development standards will reflect the guidelines and other
provisions of Chapter Four: Urban Design and Guidelines.

The Plan shall permit the maximum amount of development in the Plan Area allowed
by implementation of required mitigations, including onsite and offsite infrastructure.

Onsite and offsite infrastructure shall be developed concurrently with project
development, so that requirements for transportation, water, and other facilities are
provided with each phase of development (see Section 3.7.4 for phasing policies).

A total of up to 222,000 square feet of office uses is permitted within private purpose
parcels and will substitute for other EMU development. Proposals for additional office
space must be reviewed by the City and may be subject to additional environmental
review.

Within the Private Purpose Area, permanent surface parking may not be located
adjacent to the water feature or Creek Park in order to maintain the open space
character of these features. Within EMU parcels located between Entry Road and Creek
Park, parking shouid be limited to handicapped and emergency parking and set back
a minimum of 40 feet from Creek Park. Within the Entertainment Commercial parcel,
vehicular parking and service areas should be set back a minimum of one hundred
feet from Creek Park.
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+  The Plan shall permit adjustments to and flexibility within the phasing of development
in the Plan Area, subject to required mitigations, including onsite and offsite
infrastructure,

3.6.2 Entertainment Mixed Use Policies

-+ EMU buildings are intended to consist primarily of ground-floor commercial (retail,
restaurant, or entertainment) uses with possible incidental office and/or residential space
occupying upper stories of multi-level buildings. The primary retail/restaurant activity
zone is intended for the Public Entertainment Core along the Entry Road and Creek Park,
with a wider range of uses encouraged along the North Loop Road.

To reinforce a walkable character, minor amounts of neighborhood-serving retail, such as
food, grocery or drug stores, are encouraged within the EMU area to provide for the needs
of potential Plan Area residents, employees, and/or hotel guests as well as visitors in need
of such services.

Development rights may be transferred between EMU parcels, provided that adequate
parking is provided for the overall EMU area (including provisions for shared use) and
the total Plan development program and infrastructure capacities are not exceeded. In
addition, buildings should be oriented with entries and primary facades facing the Entry
Road and Loop Road as indicated by Figure 4.1: lllustrative Plan.

The Phase 3 parking structure may be located within any EMU parcel adjacent to the
North Loop Road and/or Sage-Loop Connector Road, but should not be located south
of the Entry Road or adjacent to the water feature. Primary access into the parking
structure should be from the North Loop Road or Connector. The parking structure
should contain ground-level retail/commercial development along North Loop Road
in order to avoid the appearance of a stand-alone parking garage.

Development of additional EMU development beyond the thresholds identified
by the Plan and EIR would be subject to the appropriate environmental review and
certification, including any required mitigation measures,

3.6.3 Entertainment Commercial Policies

+  Entertainment Commercial structures, outdcor rides, and other entertainment
attractions are encouraged to be concentrated in the northern portion of the EC parcel,
inorder to make use of high visibility from adjacent streets and create attractive views
from project gateways and the Creek Park,

- Parking is anticipated to be located in the southern portion of the parcel, with easy
access to the South Loop Road entrance from Fairgrounds Drive. No parking will be
located adjacent to the Creek Park.

In Phase 2, the Entertainment Commercial parking is proposed to be provided
within the EC parcel. This is assumed to require approximately 40% of the 30-acre
site, reflecting typical surface parking ratios derived from evaluation of similar
entertainment venues.

In Phase 3, the built venues may expand into the EC parking areas providing that
adequate parking is available within the Plan Area, either within the Shared Public
Parking area or within the EC parcel itself (see Section 5.3).

+ Taller structures should be concentrated in the center of the EC parcel, as described by
the design guidelines (see Section 4.5).

Should the EC area be developed as a multi-parcel, mixed-use commercial center with
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new roads, the land use and design provisions for EMU areas will apply. Conversion
of the EC area to more intensive mixed-use development shall not permitted if such
conversion exceeds the infrastructure capacities described in this document and in
the Solano360 EIR.

+  Development of additional EC development beyond the thresholds identified by the
Plan and EIR would be subject to the appropriate additional environmental review
and certification, including any required mitigation measures.

Residential Policies

- Residential use of the Plan Area is intended to be subordinate to, and integrated with,
the principal and conditionally permitted EC and EMU uses.

Residential development requires Conditional Use Permit approval by the City of
Vallejo,

+  Approximately 50 dwelling units are allowed under this Plan.

- If more than 50 dwelling units are proposed, the additional units over 50 will be subject
to the appropriate additional environmental review and certification, including any
required mitigation measures.

+ Residential units will displace an equivalent square footage of allowed commercial
development.

- To avoid potential health risks associated with freeway emissions, as identified by
Bay Area Air Quality Management District (BAAQMD) air quality modeling, residential
uses should be located in the western portion of the project site. Additional air quality
studies should accompany proposals to develop residences within the Plan Area.

PHASING

Phasing plays a key role in the programming and physical development of this long-term, multi-
use project. Each phase must be flexible yet stand on its own, while accommodating future
expansion and intensification of development activities.

Figures 3.2 to 3.5 illustrate the potential phasing for full buildout of Solano360 land uses (Phases
1A and 1B, 2 and 3). Figure 3.6 illustrates the related phasing for infrastructure and preparation of
graded pads with utilities. Table 3.4 provides a tabulation of land uses by phase. Chapter Five and
Table 5.1 provide additional information on phasing of parking facilities,

Phasing is contemplated according to the following approximate timeline, which is subject to
change depending on market conditions and development opportunities.

Phases 1a and 1b: 1 to 5 years.
+ Phase 2:6 to 15 years.
Phase 3: 16 to 25 years,

The Jand use and site development program for the project phases is dictated by the desire to
establish a strong initial character for the project, provide logical and cost-effective investments
in infrastructure, support development of the Fair of the Future and enhance the marketability of
private purpose areas. Each phase proposes a level of development that can be accommodated
by the associated onsite and offsite infrastructure capacity. The intent of proposed phasing is
to establish the ability to intensify land uses over time through structured parking and transit
solutions that allow for higher floor area ratios in the later phase of build-out.

Phasing of development uses and related infrastructure is summarized as follows. The information
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is this chapter is informed by the Plan's conceptual site plans and may be subject to change as
more detailed plans and specifications are developed as part of the design and development
process.

Phases 1a and 1b

For purposes of establishing more detailed phasing and costing, Phase 1 has been divided into
two sub-phases (Phases 1a and 1b) as detailed helow, in Table 3.4, and in Figures 3.2 and 3.3.
References in this Plan to“Phase 1”assumes Phases 1a and 1b together.

Fair of the Future
Phase 1a:

First phase of Exposition Hall, including approximately 50,000 net square feet of
exhibition space combined with meeting rooms, lobbies, café, circulation space and
restrooms for a total of 72,000 square feet,

Fair open space venues, including the Midway/Events Lawn with Terrace Steps,
Arrival Plaza/Main Gate, East Plaza, Creek Park and water feature, South Gate and
Demonstration Farm {see Figure 4.11: Fair lllustrative Plan - Phase 1),

Minor perimeter road improvements.
+ Interim North and South Fair Parking.
+  Demoalition of existing Expo Hall, concourse restrooms, and other site/utility features.

Mass grading and drainage improvements (including placing fill material to raise the
ground elevations above the existing floodplain elevation).

Roads and Other Public Purpose Areas
Phase 1a:
Entry Road, streetscape and intersection with Fairgrounds Drive.

» Surface parking at Transit/North Parking Center, with a new bus stop along Sage-Loop
Connector Road.

Creek Park and water feature within public development area
Phase 1b:
- Northern segments of the Loop Road and intersections with Fairgrounds Drive.

+  Sage-Loop Connector Road including permanent bus stop and intersection with Sage
Street.

On-site intersections and streetscape.

+  Creek Park including the water, trails, and open space within private development
area.

Both Phases 1a and 1b:

Retention of existing road access opposite the Six Flags Discovery Kingdom parking
lot, with continued use of existing undeveloped parking.

+ Retention of existing grandstand (to postpone demolition costs and support possible
interim Fair activities)

Site, utility and building demolition, mass grading, drainage improvements and
backbone utilities for the above (including placing fill material to raise the ground

November 9, 2012

29




'SOLANO COUNTY

CITY OF VALLEJO

3.7.2

elevations above the existing floodplain elevation).

Relocation of existing public utilities (sewer, water and gas transmission).
Temporary parking south of the creek park/water feature area

Private Purpose Areas

Phase 1a:

Preparation of nearly all Entertainment Mixed Use (EMU) parcels as graded parcels
with roadway access and utilities.

Initial 9.8 acres of EMU development.

Balance of EMU parcels available for overflow parking as needed.
Site and utility demolition for the above.,

Phase 1b:

Two additional acres of EMU development.

Construction of Creek Park and water feature.

Phase 2

Phase 2 includes buildout of the entire Plan Area with designated uses at an intensity permitted
by surface parking.

Fair of the Future

Construction of expanded North Fair Parking and associated demolition of
Administrative Office, Security Office, and Directors Trailer (relocation of these uses
to portables if not accommodated in Phase 1 Expo Hall) and demolition of County
Building.

Continuing minor upgrades to existing facilities.

Site and utility demolition, mass grading, and drainage improvements for the above,

Roads and Other Public Purpose Areas

+

Transit Center Bus Docking and Parking Structure,

Fairgrounds Channel improvements to address site floodplain issues.
Completion of South Loop Road and intersection with Fairgrounds Drive,
Shared Public Parking (surface parking lots and possible photovoltaic arrays).

Site, utility and building demolition, mass grading, drainage improvements and
backbone utilities associated with the above.

Relocation of existing public utilities (sewer, water and gas transmission).

Private Purpose Areas

Preparation of Entertainment Commercial (EC) parcel and Shared Public Parking parcel
as graded parcels with roadway access and utilities.

Additional EMU development to utilize all EMU parcels with onsite surface parking.

Development of Entertainment Commercial (EC) 30-acre parcel with onsite surface
parking.
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»  Site and utility demolition for the above.

Phase 3

Phase 3 assumes the further intensification of the Plan Area with the addition of structured
parking to allow more intensive infill and expansion of uses, including the enlargement of the
Exposition Hall to approximately 100,000 net square feet of exposition space. See Section 5.3 for
further discussion of parking.

Fair of the Future

-+ Additional 50,000 net square foot expansion of Exposition Hall.

+ Associated outdoor promenades and connections.

+  Demolition of existing concert venue; construction of new amphitheater.
Democlition of Civic Building; new parking and maintenance area,

- Site and utility demolition, mass grading, and drainage improvements associated with
the above,

Roads and Other Public Purpose Areas
+ South Parking Garage (in Shared Public Parking),

Private Purpose Areas
Intensification of EMU development with addition of EMU Parking Garage.

- Expansion of EC venues and joint use of Shared Pubtic Parking/South Parking Garage.
Phasing Policies

Overall Phasing
»  Project phasing should:

- Establish the Public Entertainment Core, including the Creek Park and Entry Road,
in the initial stages of development in order to create a strong and appealing
sense of place,

- Prioritize upgrade of Fairgrounds facilities, including a new Exposition Hall and
complementary outdoor venues,

- Allow logical and cost-effective construction and extension of infrastructure,
- Continue to provide parking opportunities for nearby major entertainment uses,

- Make best use of existing infrastructure, including maximizing the capacity of the
existing Fairgrounds Drive/SR-37 interchange, and

- Prepare parcels and site improvements to accommodate near-term market
opportunities, while maintaining flexibility for later phase development,

» The phasing plans shown in Figures 3.2 to 3.6 are intended to guide efficient
staging of development that makes best use of infrastructure and creates a strong
initial character for the Plan Area. However, phasing may be modified to respond to
changing market conditions and development opportunities, provided that adequate
onsite and offsite infrastructure improvements are made available to accommodate
the pace of development, and the impacts of the project do not exceed the levels
analyzed by the EIR.
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- Development of the Plan Area in excess of thresholds identified by the Plan and EIR
would be subject to the appropriate additional environmental review and certification,
including any required mitigation measures.

Any changes to the phasing program must be approved by the County and City to
ensure that the provisions of financing, fiscal, and cost sharing agreements are not
adversely affected.

+Phasing should facilitate the replacement and upgrading of older fairgrounds facilities
that no lenger provide a competitive advantage for attracting users.

Infrastructure improvements, including transportation, site drainage, and utilities,
should be provided before or as part of development uses within the Plan Area in
order to ensure a safe and orderly development process for each phase. The provision
of infrastructure should be reviewed as part of subsequent entitlements through the
County or City, with coordination between agencies to insure adequate services for
each phase of development (see Chapter 7).

Parking facilities and parking management/transportation management strategies
should be phased to serve the needs of development areas within the Plan Area
and the nearby major entertainment uses. Phasing of parking is addressed further
in Section 5.3. Usage and financial terms will be defined by a Parking Operations
Management Plan to be prepared by the County and by parking agreements between
the County and Six Flags Discovery Kingdom.

Phase 1 Priorities

The first phase of the project {Phases 1a and 1b) should be designed and implemented
to provide a high level of amenity features to establish an appealing, highly marketable
setting. These features include the landscape and site improvements proposed for the
Entry Road, Creek Park and water feature, Fair of the Future, and other public areas.

+  Tothe extent possible, the first phase should be concentrated in the northern portion
ofthe Plan Area in order to a) establish a“critical mass”that builds on the concentration
of existing and proposed Fair buildings and facilities, b) create cost efficiencies in the
extension of roads and utilities, c) make best use of the proposed water feature and
other amenity features, and d) integrate with existing nearby uses.

« To attract family entertainment and similar users, the first phase should include
installation of horizontal improvements and backbone infrastructure and creation of
parcels that are readied for vertical deveiopment.
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CHAPTER FOUR: URBAN DESIGN AND GUIDELINES

4.1 INTRODUCTION

Thischapter setsforth urban design concepts and guidelines to shape and facilitate redevelopment
of the Plan Area, consistent with the Guiding Principles and land use provisions described above.
The intent is to create an exciting, synergistic fusion of entertainment, fairgrounds, and mixed
use destinations that builds on the regional visibility of the Plan Area and supports the ongoing
success and long-term viability of the Solano County Fair, new Entertainment Mixed Use and
Entertainment Commercial uses, and nearby major entertainment uses.

These design guidelines address both overall issues of site development and detailed issues
of landscape, building form, walls and fences, and signage. Illustrative plans, photos and other
materials are intended as guidelines and examples for review of future building approvals. Lastly,
sustainability guidelines are included that both summarize sustainable project elements and
provide suggestions for future development,

To assist future users of these design  SKEECSmeme
provisions, the following chapter contains g s
separate sections for: : T s

The overall Plan Area,
+  The Fair of the Future (Fairgrounds},

+  Other Public Purpose Areas {(Major
Roads, Creek Park, Fairgrounds
Channel, Transit/North  Parking
Center, and Shared Public Parking),

and

Private Purpose Areas
(Entertainment Mixed Use and
Entertainment Commercial
parcels).

The information is this chapter is informed
by the Plan’s conceptual studies and may
be subject to change as more detailed
plans and specifications are developed
as part of the design and development
process. More detailed design guidelines
will be incorporated into a Development/
Implementation Agreement between the
County of Solano and the City of Vallejo.

4.2 PLAN AREA DESIGN

4.2.1 Urban Design Concepts

The Land Use Plan (Figure 3.1) establishes
a framework for the Plan’s proposed urban
design features. The intent is to create a
seamless integration of public and private
areas, including Fairgrounds facilities and
private mixed use development.
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Guidelines are as follows:

The Public Entertainment Core, the defining feature of Solano360, encompassing a
lively, mixed use entertainment corridor connecting from the gateway at Fairgrounds
Drive in the west to the demonstration farm at the Fair's eastern edge. The Public
Entertainment Core includes:

- The Creek Park with its walkways, promenades, plazas and bridges,

- The Creek’s Park’s central water feature that connects public and private area and
provides multiple benefits including visual amenity, wateredge promenades,
onsite stormwater hydromodification, capture and reuse of stormwater for
irrigation, and water guality treatment,

- The thematic “Main Street” or Entry Road aligned with Creek Park, terminating
at the new Exposition Hall and offering wide urban sidewalks and a pedestrian-
friendly frontage for a “restaurant row", retail associated with entertainment uses,
and gathering areas, and

- Within the Fair, a major Arrival Plaza at the entrance to the Exposition Hall, a
Midway/Event Lawn with terraced seating, the water feature and Creek Park with
pedestrian bridge, and a demonstration farm oriented toward families and school
groups.

Indoor and outdoor venues for the Fair of the Future, fostering a year-round program
of activities within a variety of active and passive spaces.

- Transformative Phase 1 project that includes the Creek Park with its water feature and
creates a new Exposition Hall iocated as a focal point for the Entry Road.

+ Strong relationship to nearby major entertainment uses via roadway and pedestrian
connections, including integrated design elements and synergistic land use
opportunities.

Pedestrian, bicycle and transit connections integrated into streets and open space
systems.

- Creation of a Rindler Creek drainage and adjacent buffer along the eastern, southern
and western boundaries of the site to alleviate floodplain issues, establish riparian
habitat and wetland benefits, and provide the opportunity for pedestrian trails.

These features are described further in this chapter and in Chapters Five and Six.
4.2,.2 Access and Circulation

Connections to the Plan Area
Figure 4.7 illustrates key features relating to site access, parking, and entries.

The configuration of roads, entries and parking is intended to facilitate efficient access to parking
facilities while focusing views on the Creek Park and other destinations, with attractive streets
defined by buiidings.

Because the Plan Area has a direct, physical connection to Six Flags Discovery Kingdom, the
project has also been designed to establish a strong pedestrian character to encourage walking
between the theme park and the Fair of the Future. Visitors to the Plan Area will be able to park,
shop, dine, refax and visit Fair programs with the option of walking or taking a shuttle.
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Connections within the Plan Area

The Plan proposes an integrated system of internal connections that encourages shared use,
walking, bicycling and transit, Features include:

- Walkable grid of tree-shaded sidewalks, including special Entry Road streetscape (see
Figures 4.24 to 26).

«  Pedestrian trails within the Creek Park, connecting to continuous perimeter trail along
the Fairgrounds Channel.

Muiti-use paths along the South Loop Road, connecting parking areas with the Public
Entertainment Core.

» Continuous perimeter trail for the south area of the Plan Area as shown on Figure 5:10.
+ New promenades and plazas within the Fair of the Future,

+ Raised intersection and pedestrian crosswalks at the Entry Road/Loop Road to calm
traffic and provide safe pedestrian crossings.

A potential parking shuttle serving internal destinations and connecting to Six Flags
Discovery Kingdom and the Transit/North Parking Center (see Figure 5.15: Transit and
Shuttle Routes).

Accessibility

According to the Americans with Disabilities Act of 1990 "ADA” standards, new facilities
constructed by, on behalf of, or for the use of a public entity must be designed and constructed in
such manner that the facility or part of the facility is readily accessible to and usable by individuals
with disabilities.

Public purpose areas within Solano360
will be designed to provide for ADA access
according to applicable ADA Standards for
Accessible Design.

Landscape Plan and Guidelines

Figure 4.8: Landscape Character illustrates
the location and variety of landscape areas
and public spaces envisioned for the Plan
Area, including:

Streetscape planting.

+  Buffer/riparian planting along the
Fairgrounds Channel, using species
that are compatible with the flood
control function of the channel.

+  Planting along soft or earthen water
edges.

Park landscape.

+ Turf, both reqular and reinforced
(such as with mesh reinforcement
material}.

Rain gardens.
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Demonstration Farm,
Hardscape and plaza areas (including the Fairgrounds Concourse).

Terrace seating at grade changes along the Creek Park water feature and in the Fairgrounds
amphitheater.

Surface parking areas.

Specific guidelines for Fair property landscape features as well as for the Fairgrounds Channel
and Creek Park are included in Section 4.3: Fair of the Future and Section 4.4: Other Public Areas,
respectively. The following general guidelines apply to the Plan Area as a whole.

Street Character

+

Hardscape and plazas should be paved attractively, with paving patterns and materials
conducive to pedestrian circulation and gathering.

Tree planting should be designed to create shaded areas, especially in public areas
such as sidewalks, parking lots, roadways, courtyards, plazas and parks.

Trees along the Entry Road and at the Arrival Plaza should be of a different character
than the streetscape trees on the other roads, and should be planted in tree grates.

Street trees should be placed in park strips between the curb and sidewalk as shown
by Figures 4.24 to 4.26.

Parkway strips and medians should be planted with a variety of drought-tolerant
species.

Contrasting tree species should be used for perimeter trees and trees along pedestrian
corridors and hardscape areas to clearly identify paths of travel,

Street trees should be spaced at approximately one tree per 25 feet, or less if smaller
trees are used.

Trees for major streets should be a minimum of 24-inch box container size. Fifteen-
gallon container size may be used for minor streets and buffers.

Planting Criteria

Plant materials should be selected from the plant palette in Appendix E: Solano360
Plant Palette. Substitutions or additions may be considered based on the suitability of
the species in terms of similarity of form, adaptability, tolerance to site soils, climatic
conditions or water quality, or other pertinent characteristics. The plant list is not
intended to be exhaustive but to provide a clear guide for selection. Additional plants
may be used that are compatible with this list and are consistent with the intent of
these guidelines.

In order to establish a unique and cohesive image for the Plan Area, a limit range of
plant material should be used for public roads, park and common areas, commercial
sites, and the Fairgrounds. For these areas, the intent is to employ a limited number of
plant species for the majority of the planting in each identified area.

Plant materials should be selected to be at an appropriate scale for the surrounding
area when at mature size. Larger, more dramatic species should be utilized for
important public areas such as the Public Entertainment Core, major entries, and
Loop Road.

Plant materials should be selected to meet the criteria listed below.
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Figure 4.1: Hlustrative Plan
Building areas depicted here are conceptual only.
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Figure 4.3: Urban Design Elements
Building areas depicted here are conceptual only,
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Building areas depicted here are conceptual only.
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Figure 4.5: Site Relationships
Building areas depicted here are conceptual only.
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View from [-80

View from S.R, 37

Figure 4.6: Perspective Views
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- Emphasize the planting of drought-tolerant, long-lived plant species that are
native and/or well adapted to the climatic and soils conditions of the Plan Area
and require minimal maintenance.

- Avoid planting tree species with invasive root systems near utility lines, concrete
and other paving. Such species may be utilized in setback areas adjacent to
roadways or in transition areas, provided there is adequate clearance.

- Avoid the use of non-native, invasive species that may spread into areas of
permanent, undeveloped open space.

+ Landscaping is required where development is visible from major public roadways
and publicfacilities including trails. Tree planting should consider the need to preserve
solar access and views and maintain fire safety requirements,

All plants should be carefully selected to avoid toxic species that could be harmful to
children cor cause allergic reactions.

+  Planting design should consider year-round interest and seasonal character through
the careful use of flower and leaf =
color.

+ Landscape design should provide
effective screening of parking areas,
retaining walls, utility enclosures,
utility cabinets, service areas, or
service corridors to reduce negative
visual impacts. Screen landscaping
should incorporate evergreen plant
species in order to maintain year-
round leaf cover.

Plant materials along water edges
at the water feature and in the
fairgrounds channel should be
native vegetation capable of
filtering water, preventing erosion,
and providing habitat and food to
native species.

+ Landscaping within the Plan Area
will be subject to any special
requirements identified by future
soils or drainage investigations.

+ Landscape plans should be
prepared by a landscape architect
registered to practice in the State of
California.

Irrigation and Maintenance

The use of potable water for
landscape should be minimized.
It is anticipated that non-potable
water from the onsite water feature
will serve as the irrigation source
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(refer to Chapter Six for additional details). If reclaimed water becomes available,
it may be utilized as well. Any water-intensive planting should be concentrated in
shaded areas, where natural runoff occurs, or at highly visible locations, such as
within the Public Entertainment Core and at the Arrival Plaza.

+  Groundcovers, grasses, or drought-tolerant turf should be used in place of
standard lawn where possibie,

Existing vegetation is limited within the Plan Area; however, healthy existing
vegetation along drainage ways or other areas should be retained to the extent
feasible, with replacement provided where removal is unavoidable. In Phase 1,
existing {and healthy) parking lot trees should be retained within parking areas if
such trees do not interfere with site development.

All public areas, rights-of-way and commercial project landscaping should have
high efficiency, automatic irrigation systems. Low volume spray heads and drip
irrigation systems should be utilized, Landscape improvements should be installed
and maintained with a sustainable landscape maintenance plan that uses toxin-
free organic or biclogical fertilizers and weed/pest control products.

+ Landscape plans should be submitted to the City to insure water-efficient irrigation
systems according to City requirements.

Transition Areas and Buffers
Grade transition areas between development and site edges are subject to the following:

+ Transition areas should be landscaped to create a visually pleasing transition
between development and common areas, and provide filtered views both from
and toward the Plan Area. Landscaping of transition areas is required where
development is visible from major public freeways or roadways and from public
facilities.

Landscaping of transition areas should emphasize trees and shrub planting and
grasses. lrrigation should be provided for plant establishment.

+  Site Drainage

All site stormwater runoff must be treated consistent with the San Francisco Bay
Region Municipal Regional Stormwater NPDES Permit (MRP) prior to discharging
into an offsite drainage system. Treatment should utilize Best Management
Practices {BMPs) and Low Impact Development {LID} principles as specified in
MRP Provision C.3.

Acceptable treatment measures within the Plan Area may include:
- Infiltration
- Evapotranspiration

- Biotreatment (e.g, rain gardens, bioswales, biotreatment units, planter/tree
boxes)

- Minimizing impervious areas
- Constructed riparian channel (see Section 4.4.3: Fairgrounds Channel)
+  BMP’ should be incorporated into parking lots, medians, and street/parcel edges.

Sub-drains should be provided unless a percolation test shows such drains are
unnecessary.
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Building areas depicted here are conceptual only.
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Building areas depicted here are conceptual only.
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Erosion and Sedimentation

Grading operations should be planned and implemented to efficiently control erosion
and sedimentation.

Berms, Channels and Swales
Berms, channels, and swales should:

Be shaped to appear as an integral part of the graded or paved surface,
- Have smooth transitions between changes in slopes.

- Be designed so as to appear a natural part of the site topography.

Slopes and Retaining Walls
Landscapes should incorporate smooth transitions between changes in siope.

+ The maximum slope for a landscaped area should be 2:1 if the area is planted with a
ground cover and 3:1 if planted with lawn.

«  Where space constraints exist, terracing with retaining walls will be allowed.

Retaining walls should not exceed three feet in height. For grade changes that exceed
three feet, walls should be stepped in equal increments with three foot-wide planted
terraces between.

- Retaining walls should be constructed of a low-maintenance, durable material
compatible with nearby architecture.

4.2.4 Parking Areas

This section addresses design of parking facilities, located per Figure 5:14: Land Use and Parking.
Chapter Five provides additional information on phasing of parking facilities.

Overall Guidelines

+ In general, parking should be located and designed to ailow buildings to be located
directly along street frontages, with parking areas to the rear, while providing adequate
parking facilities to serve commercial and public uses.

- During peak use periods, such as Saturdays and Sundays during Fair Week, parking
may be augmented by shuttles to offsite locations.

- Parking facilities (including surface lots and structured parking) with pedestrian or
vehicle access from Entry Road should be screened at the street level by buildings or
significant amenity features to maintain an active street character and well-defined
street edge.

Signs indicating routes to parking should be displayed clearly along the Entry Road,
Loop Road and Sage-Loop Connector Road in order to guide visitors.

-+ Shared parking between the Fairgrounds, nearby major entertainment uses, private
development, and other parking users should be maximized and will be defined by a
Parking Operations Management Pian to be prepared by the County and by parking
agreements between the County and Six Flags Discovery Kingdom,

Parking should not be located adjacent to the Creek Park or water feature in order to
maintain the open space character of those areas (see Section 3.6.1).
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Surface Lot Design and Landscaping

As described in Chapter Six, a majority of the Plan Area, including parking lots, will be designed to
drain to the Creek Park water feature. The water feature will provide water quality treatment, but
it is likely that bio-treatment will need to ke integrated into the parking lot design as well,

Surface parking lots should be planted with trees to minimize their visual impact,
reduce heat gain, and create a more comfortable pedestrian setting.

For private areas (EMU and EC development), trees should be planted at a rate of one
tree per six parking stalls.

Larger scale parking areas, such as Shared Public Parking, require more flexible
landscape guidelines in order to serve multiple purposes such as temporary fairs and
festivals; therefore, tree planting may be concentrated along perimeters, entries, and
key pedestrian corridors.

Parking lots may be developed with photovoltaic arrays (in place of trees) as described
in Section 4.6.2 Next Step Sustainability Measures.

Ample, well-lit and shaded (either by trees or solar collectors) pedestrian routes should
be provided from parking areas to main destinations and building entries. Where
possible, pedestrian circulation should be separated from vehicular areas.

For interior parking lots, smaller trees should be selected to allow adequate visibility
beneath mature tree canopies to building entries and storefronts.

All surface lots should have landscape buffers at street or other public area edges.
Landscape buffers should consist of trees and low plantings (to provide views into
lot interiors) interrupted with regular pavers or other walkways for ease of pedestrian
access.

All major surface lots should incorporate bicycle parking facilities.

Passenger loading areas for ridesharing vehicles and preferred parking for carpools
and/or certified pure zero emission vehicles (100% battery electric and hydrogen fuel
cell) and compressed natural gas (CNG) vehicles should be located near main building
entrances.

Two way parking lot drive aisles should be a minimum 24 feet wide.

Parking lot fandscape islands should be a minimum of eight feet wide at the aisle ends
and a minimum of six feet wide elsewhere,

Tree wells and planting strips should be a minimum of six feet diameter/ width and
should be located between all doubled-loaded parking rows.

Parking lots should incorporate handicapped spaces per ADA guidelines; such spaces
should be located near entry points.

Design of Parking Structures

As parcels develop and land use intensifies, structured parking may replace surface lots in the
southern end of the Plan Area (South Parking Structure), within the Transit/North Parking Center,
and within the Entertainment Mixed Use area. These structures will support anticipated Phase
3 development including expansion of the Exposition Hall and expansion of the Entertainment
Mixed Use and Entertainment Commercial development.

Parking structures should be screened with planting of suitable scale and species.

Parking structures located in the EMU area should be wrapped by ground floor retail
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4.2,5 Signage and Lighting Guidelines

or entertainment uses along the
North Loop Road or other public
roads, and retail/commercial uses
are encouraged for the ground floor
of parking structures to activate
streets and pedestrian corridors.

- The wupper floors of parking
structures should utilize planters,
trellises, vegetated walls or other
decorative screens along vertical
wails at street frontages or other
public area and open space
frontages.

Parking structures should he
designed to complement nearby
architecture in terms of style,
massing, color and detailing, and
should be located to prevent
shadowy, windy canyons.

See Secticn 4.3.6 for Fair of the Future

signage, lighting and site furnishing

guideline; see Section 4.4.6 for guidelines addressing electronic reader board signage on the
Fairgrounds adjacent to |-80 and SR-37.

Figures 4.22 and 4.23 provide examples of site furnishings and lighting.

Signage

Signs will aid in establishing the sense of quality and character for the Plan Area, in addition to
conveying critical wayfinding information for visitors,

- Comprehensive signage programs should be developed for both the Private and
Public Purpose Areas. These programs should be prepared together or, if prepared
separately, should be coordinated to convey a unified identity for Solano360 including
the Fair of the Future, Creek Park, and the entertainment and retail development.

+  Permanent signs prepared as part of comprehensive signage programs should
include entry signs, area signs, directional signs for vehicles, bicyclists/pedestrians,
street signs, interpretive and educational signage within the Creek Park and Fair, and
signs identifying businesses in the EMU and EC areas.

+ Temporary signs may include special event signs, temporary signage during
construction or at the opening of a new venue or business, real estate information
signs, and parking cantrols for major events,

In general, signs should be utilized only where necessary, emphasizing an image
of permanence and quality; however, signs should offer adequate visibility and
reflectivity, where appropriate, to provide for safety and orientation at night. The
purpose of permanent signage is to convey information, to aid in identifying visitor
destinations and to add an element of consistency.

Entry signs may be integrated into entry pylons, arches, or other features.

All permanent signs and monuments should be constructed of durable, high quality
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materials.

Freestanding signs should be limited to directory-type signs with information limited
to the name of the project for multi-parcel developments and building or address
numbers.

- Access to parking should be adequately signed to guide visitors to parking facilities.

- All free-standing parcel or project signs along streets and common access drives
should be designed as a ‘family’ of signs, consistent with the architectural style of
related buildings.

Small, free standing signs for individual buildings may be allowed near building
entries; such signs should be consistent with the architectural style of the building.
Other signs for individual buildings or tenants should be located on the building in a
manner consistent with the architectural style,

- A digital kiosk or marquis sign at the Entry Road entry or other appropriate location
may be allowed for use by the Fair Association for Fair and other Solano360 events.

- With the exceptions noted above, all signs within Private Purpose Areas should
conform to the City Zoning Ordinance Chapter 16.64,

Lighting

Street-level and pedestrian lighting are important
for safety and will also contribute to site identity
and character within the Plan Area, Lighting
elements should adhere to the following.

+ Lighting should be designed to differentiate
use areas, emphasize amenities and
landscape features, provide continuity
along street corridors and promote safety.

Lighting may be combined with banners
or incorporated into other pageantry and
wayfinding features to create a festive
setting.

+ Ingeneral, lighting should provide sufficient
levels of ambient light to create a safe and
pleasant environment without causing light
pollution or glare into adjacent properties.

- Low-level, cut-off, pedestrian-scale fixtures
should be utilized to the degree possible,

- Street lighting should be directionally
shaded to reduce off-site fugitive light and
glare.

»  Exteriorbuildinglighting should be shielded
to minimize direct glare and reflections.

Lighting should utilize LED or other energy-
efficient fixtures with pleasing light color.
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« Materials for lighting fixtures should be durable and Jow maintenance. Natural finishes
like bronze, and nickel steel are recommended.

+ Spacing and illumination levels should be calibrated to achieve IESNA standards (e.g.,
a 0.5 foot candle level for sidewalks in medium pedestrian activity areas), and local
requirements, based on photometric studies prepared as part of design submittals for
each street,

+ Intersection lights should be on 22-foot tall poles.
»  Pedestrian lighting along sidewalks should not exceed 15 ftin height.

Parking lot lights should be no higher than necessary to provide efficient lighting of
the area, but should not exceed 28 feet, including the base.

4,26 Walls and Fences

Walls and fences may be used to define public and private boundaries and spaces, as described
below. See additicnal guidelines for Fairgrounds fencing and entries in Section 4.3.

+ Where used, walls and fences should be open and/or low to maintain an inviting,
attractive appearance and provide adequate sight distance for entries. Materials
should be compatible with and complementary to principal buildings. Fence and wall
panels may be divided into regular modules that reflect the module of the principal
building.

« Thick and thin elements should be used, with thicker pieces for supports and panel
divisions. Fence posts and support columns should be emphasized and/or built-up.

- Screen walls are intended to screen uses such as loading, service areas, and utilities,
while maintaining a common architectural language with the buildings surrounding
them. All screen walls connected to buildings should match the building style.
Maximum height of a screen wall should be six inches higher than the object being
screened,

- Masonry walls should have a base
and coping.

Fences visible from public areas
should be wrought iron, cast iron,
and welded steel ornamental
fences or wood. Metal fences may
be mounted on a low masonry wall,
and/or spanning masonry piers.
Wooden fences should be painted,
preferably a light color.

+  Security fences should not be
visually prominent. Black, vinyl-clad
chain link fencing (with matching
posts) may be used for security
fencing with a maximum height
of seven feet; taller fences may
be allowed along freeway edges.
Evergreen hedges, flowering vines
and/or trees should be planted
along the base of all security fences.

November 9, 2012 57




IREEEEN

SOLANO COUNTY

CITY OF VALLEJO

4.2.7

4.3

4.3.1

Black, vinyl-clad chain link fencing (with matching posts) may be utilized for storage or
service areas that are not visible from public areas, including public roads.

Plywood, un-clad chain link, barbed wire or razor wire fence are prohibited.

Loading and Service Areas

Loading areas should be sited to the rear building or sides of buildings not visible from
public areas, including streets.

All service, ioading, trash, storage areas, and utility equipment should be screened
from public view utilizing a combination of planting and architectural elements that
are compatible with the building architecture,

Loading/garage doors are prohibited on building facades facing a public street,

Service loading from public streets is prohibited except for parcels where other
configurations are not feasible, such as adjacent to the Creek Park.

No refuse or storage areas may be located between the front of a building and a
primary road right-of-way except for parcels where other configurations are not
feasible, such as adjacent to the Creek Park,

Refuse collection and storage should be located to the rear and sides of buildings,
covered with a roof, and sized to contain all refuse generated on site between
collections,

Common recycling bins should be provided for all commercial uses and must be
readily accessible to all tenants/employees, and be screened in the same manner as
refuse collection areas.

Transformers and other utility equipment should not be placed in the public street
setback area.

All rooftop equipment shouid be fully screened with the same or similar materials of
which the building is constructed,

FAIR OF THE FUTURE

Fairgrounds Programming

Throughout the planning process, Solano County Fair Assodiation representatives provided input
regarding near-term and mid-term plans to establish a new Fair of the Future that could offer a
broad array of year-round activities while maintaining the traditions and community connections
of the existing Fair.

Qutdoor spaces, including lawn and hardscape plazas, are of critical importance to the Fair.

Following are the identified program uses for the Fair of the Future;

.

Establishment of a new, flexible event hall of approximately 50,000 net square feet of
exposition/event space, with potential for expansion to 100,000 net square feet in the
future when demand warrants such an expansion.

Ability to provide an array of event and entertainment venues to respond to market
opportunities and region serving demand.

Selective update, expansion and/or replacement of existing Fair facilities.

Desire to have complementary program to Six Flags Discovery Kingdom and adjacent
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mixed-use development.

Convenient and proximate
transitions from indoor to outdoor
venues.

+ Branding and image to focus on
local culture and heritage of the Fair,
with consideration of the County
Fair  roots/heritage: Livestock,
Agriculture, Food and Community.

» Reinforcement  of  important
County Fair themes including (1)
heritage of Solano County Fair;
{2) sustainability; (3} agricultural
demonstration.

- Expression of the diverse character
of Solano County, {urban / rural,
ethnic/cultural  diversity, lifestyle
diversity) and effective use of the
site’s key location at the crossroads
of major roads.

in addition to current events and activities
at the Fair, specific new attractions and
programming could include:

+  AFerris wheel or similar feature visible from |-80.
- "Mini-midway", or small amusement park, with year-around operation.

"Festival-on-the-green” program of activities within a new event open space;
consideration of an outdoor inflatable movie screen.

+  Demonstration Farm that could attract school groups and take advantage of interests
in micro-sustainability and urban farming,

Wedding events with location for wedding ‘photo op!
Tractor pulls, livestock shows and similar agriculture-related events and activities.
Running or walking races.

+ Flea markets and farmer’s markets,

Complementary operational relationships with Six Flags Discovery Kingdom, local
hotels, and other businesses, such as providing exhibit or meeting space to help
hotels attract larger scale meetings or convention business.

4.3.2 Fairgrounds Design Objectives
Figures 4.11 and 4.12 illustrate the conceptual plans for the Fair's outdoor and building venues for
Phases 1 and 3. As envisioned, the Fair of the Future plan upgrades the Fairgrounds in its current
location, with long-term flexibility to expand southward into parking areas as additional space for
event venues is required beyond the scope of this Plan.

The overall objectives of this conceptual-level design are as foliows:
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Figure 4.9: Existing Fairgrounds Facilities
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Gibson Hall
Sutellite Wagering

McCormack Hall

Expositions

Existing
Concourse

Maintenance Area

South
Concourse

Arrival Plaza

Arrival Lawn

PROPOSED FACILITIES (Sq.Ft.)

At Buildout/Phase 3 &=

Building Area 233,060
New Hardscape Venue Area 59,102
Lawn Venue Area 60,000
Concert Amphitheater 60,700
Midway/Multi-Purpose 164,621
Concourse (Existing) 55,000
Demonstration Farm 90,770
Gardens/Courtyards 48,768

Figure 4.10: Proposed Fairgrounds Facilities
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Provide new, multi-functional event facilities that expand the Fair’s abilities to market
to a wide variety of entertainment, educational, commercial, and civic programs on a
year-round basis.

Create new outdoor venues adjacent to and in association with the new Exposition
Hall to support the Fair's program of outdoor events and create appealing and durable
outdoor public spaces. For maximum usability, these venues should include both turf
and paved spaces and should be designed as “outdoor rooms” with simple, outdoor
areas framed by trees and/or buildings.

- Distribute parking areas and entry gates, with clear wayfinding signage to enable
flexible event programming and allow the Fair facilities to serve multiple, concurrent
events.

Develop options for year-round uses and products at the Fair; require that events
and attractions stay relevant and relate to contemporary preferences for food,
entertainment and education.

- Consider the selective update, expansion, and/or replacement of existing Fair facilities
in a phased program that allows each incremental stage to function effectively.

For intermediate/interim enhancements to Fair facilities, consider “facelifts” to key
buildings and enhancements to the grounds.

4.3.3 Fairgrounds Phasing

Flexibility is a critical objective for the Fair of the Future. The phased upgrade of structures and
open spaces is intended fo allow multiple and shared uses, allowing the Fair to operate and
generate revenue throughout the year and providing for maximum synergy with non-public and
public uses on the overall site.

ey -Phase 1 (Phases 1a and 1b} includes the

demolition of the existing Expo Hall and
construction of the new Exposition Hall
providing approximately 50,000 net square
feet (approximately 72,000 to 77,000
gross square feet, depending on whether
Administrative and Security Offices are
included). Associated outdoor venues,
including Arrival Plaza and Midway/Event
Lawn and Creek Park with water feature, are
scheduled for Phase 1. If funds are available,
Phase 1 could include relocation of the
existing Administrative and Security Offices
into the building; alternatively, this may
occur in Phase 3.

+In Phase 2, in order to provide for North
Fair Parking expansion, the existing County
Building will be demolished. The Fair’s
Administrative and Security Offices will
also be demolished and housed in portable
buildings, if not already located within the
Expaosition Hall in Phase 1.
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. InPhase 3, orif sufficientdemand arises in Phase 2 and if supported by onsite and offsite
infrastructure and mitigations, the Exposition Hall will be expanded to approximately
double the Phase 1 footprint and program. The Phase 3 expansion will require
demolition of the existing concert arena and construction of a new amphitheater for
concerts and theater events as shown in Figure 4.12. If Administrative and Security
Offices are still housed in portables, they would be relocated into permanent space
within the expanded Exposition Hall.

Together with the existing facilities that will continue to function (including Gibson, McCormack,
the fivestock and sheep buildings), this phased approach provides essential facilities that will
allow for the efficient operation and financial sustainability of the Fair of the Future,

Table 4.1: Fair Building Program & Phasing

acilities to be demolished and/or replaced by huildout
Facilities to Remain

EXISTING BUILDINGS AT CONCOURSE EXISTING | \cE1  PHASE2  PHASE3

[Note: does not include facilities for horse racing or QUANTITY

golf course) : (sq. ft.) {sq. ft.) (sq. ft.)" (sq. ft.)!

% dmin/Directors Trailer/Security Office 5,110
= County Bldg 17,170 17,170
Gibson Hall 13,325 13,325 13,325 13,325
"’ﬁ; oncourse Restroom 1,650
McCormack Half 22,000 22,000 22,000 22,000
| Civic Bldg 12,325 12,325 12,325
Trash Shed 2,000 2,000 2,000 2,000
Maintenance Shed 4,550 4,550 4,550 4,550
Livestock Bldg 32,400 32,400 32,400 32,400
Sheep Barn 13,285 13,285 13,285 13,285
oncert Arena/Grandstand Cover 5,200 5,200 5,200
wilight Patio Office/Concessions/Storage 1,800
xisting Exposition Hall 23,730
uard Shack (adjacent to diractor's trailer) 1
TOTAL Existing 154,545 122,255 105,085 87,560

© PHASE 2°

NEW BUILDINGS {based on project description) "PHASE 1

New Exposition Hall* 72,000 72,000 144,000
Temporary Administrative Offices (Phase 2) 5,000

New Concert Arena/Grandstand Caver 5,500
TOTAL New 72,000 77,000 149,500
TOTAL Existing and New 154,545 194,255 182,085 237,060
Notes

1. Totals are cumulative and includé prior phases

2. The Exposition Hall replaces existing Expo Hall and concourse restrooms; also adds lohby, tirculation, kitchen, and meeting
rooms. In Phase 2, existing Admin offices would be demolished to provide North Fair parking; if not provided in Phase 1 Expo
Hall, Admin office would be housed in portahles until Expo Hall expansion in Phase 3 provides permanent admin space.
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Figure 4.11: Fair Hlustrative Plan - Phase 1
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Figure 4.12: Fair lllustrative Plan — Phase 3
Building areas depicted here are conceptual only.
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Figure 4.13: Aerial View - Phase 1
Building areas depicted here are conceptuaf only.

Figure 4.14: Aerial View - Phase 3
Building areas depicted here are conceptual only.
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4.3.4 Exposition Hall

As part of Phase 1a, the Plan proposes to replace the existing Expo Hall with a new Exposition
Hall that offers 48,600 net square feet of exhibition space in a flexible, highly marketable
venue integrated with the existing fair concourse and other facilities. This flexible space can be
subdivided in |ogical increments, as described below, in order to accommodate a wide range of
events including conventions, consumer shows, festivals, large parties, and other special events.

In addition to exhibition space, the Exposition Hall provides support space for lobbies, circulation,
meeting rooms, kitchen, storage of movable wall panels, and restrooms for a total of 72,000
square feet,

Figure 4.15 to 4.19 illustrate the layout and architectural concepts for this important event
building, which is envisioned as follows.

The following descriptions refer to the initial building proposed for construction in Phase 1a and
anticipated to serve the Fair through Phase 2, Possible expansion in Phase 3 will approximately
double this space and also provide for office space for Fair Administration and Security services.

Building Concept

Conceptual design for the Exposition Hall represents a functional, economical and flexible
building design that also provides an architecturally distinct and compelling landmark facility for
the Plan Area. In addition to its style and massing, a range of contemporary building materials
were selected to reflect a forward-looking vision for the “Fair of the Future”. The conceptual design
for the Exposition Hall includes the following key elements:

In addition to serving as interior circulation and gathering spaces, the entry lobby and
lounge areas (located on the south side of the building) have been organized to open
directly onto a covered exterior terrace and multi-purpose lawn/event space, with
views and direct access to the water feature beyond.

+ The simple, yet geometrically expressive roof shape of the main Exposition Hall
provides an iconic and easily identified building element within the overall site.
With its inclined roof surfaces—reminiscent of the hillsides that surround the site—
and exposed wall surfaces at both the east and west ends, the building’s height and
orientation provide a highly visible signage/graphic opportunity when viewed from
both 5R-37 and I-80.

The conceptual design embodies a commitment to environmental responsibility, and
sustainable goals and practices through proposals for a variety of material selections,
features, and elements (see below).

Central Exposition Space

Nominally, a 270’ long by 180" wide (48,600 net square feet), column-free exposition
space for each phase, with 30 feet clear to the underside of the structural grid above,

+ The space will likely be constructed as a system of steel columns and roof trusses at 15
feet on center, which will clear span the entire (180 feet) width of the hall.

Theinterior layoutforeach phaseaccommodatesthe following programfunctionalities.
- Upto 235 vendor booths, {at 10'x 10’ each)

- Approximately 1,823 people for banquet-type events, (assuming 20 s.f/person)

- Approximately 3,645 people for live concerts and shows, (assuming 10 s.f./person)

+  Movable, full-height wall panels allow the main space to be subdivided into multiple
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configurations and a broad range of sizes, including: 48,600; 32,400; 16,200; 10,800;
8,100; and 5,400 square foot options.

Windows provide natural daylight at upper levels of exterior walls, and along east
elevation of building, which can be fully blacked out (with movable drapes).

The floor finish will be natural concrete, with painted interior gypsum board walls,
with painted roof trusses and metal deck ceiling/roof.

+  Electrical power will be provided at: the perimeter of the main space; the upper level
grid/catwalk; and distributed locations across the floor (via floor boxes).

«  Provisions will be made to accommodate audio/visual presentations in any of the
various room configurations. Room lighting controls will be integrated with the A/V
presentation systems,

A system of catwalks (accessed by an interior caged ladder) will be provided at the
bottom chord of roof trusses, to accommodate special event lighting and rigging
systems (by others).

+  HVAC and lighting systermns will be separately zoned and controlled to accommodate
the various room configurations,

Event load-in and load-out will be achieved through on-grade access doors (including
standard and high-bay doors) distributed around the perimeter of the building,

Entry Lobby/Café/Lobbies

These areas serve as the primary arrival/entrance point to the facility. The Entry Lobby has been
positioned to be easily viewed from the main Entry Road and Arrival Plaza, yet can be easily
accessed from secondary entry points. Features include;

»  Two exterior walls of the Entry Lobby will be fully glazed to bring natural light into the
building interior.

+  Interior finishes will include either a carpet tile or quarry tile floor; painted gypsum
board or wood paneled accent walls; and a decorative wood slat ceiling below
acoustically absorptive materials,

- Secondary Lobbies and Corridors will be finished in a similar manner, and will include
glass doors and windows, and a system of movable glass walls to open Lobby spaces
directly to the exterior.

A small café has been located along one wall of the Entry Lobby, to provide snacks and
beverages to visitors.

Meeting Rooms

Four break-out meeting rooms have been provided with movable wall partition systems, allowing
a variety of room sizes and configurations to serve larger and smaller group needs. Features
include:

- Each Meeting Room will be provided with separately controlled lighting and audio/
visual presentation systems

Interior finish materials will include: carpet tile floors; painted gypsum board walls;
and suspended acoustical tile ceilings (+12 high), which accommodate fluorescent
room and display/accent lighting.

- Natural daylight will be provided through a glazed exterior wall system, (including
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configurations and a broad range of sizes, including: 48,600; 32,400; 16,200; 10,800;
8,100; and 5,400 square foot options.

- Windows provide natural daylight at upper levels of exterior walls, and along east
elevation of building, which can be fully blacked out (with movable drapes).

The floor finish will be natural concrete, with painted interior gypsum board walls,
with painted roof trusses and metal deck ceiling/roof,

+  Electrical power will be provided at: the perimeter of the main space; the upper level
grid/catwalk; and distributed locations across the floor (via floor boxes).

+ Provisions will be made to accommodate audio/visual presentations in any of the
various room configurations. Room lighting controls will be integrated with the A/V
presentation systems.

A system of catwalks (accessed by an interior caged ladder) will be provided at the
bottom chord of roof trusses, to accommodate special event lighting and rigging
systems (by others).

+  HVACand lighting systems will be separately zoned and controlled to accommodate
the various room configurations,

Event load-in and load-out will be achieved through on-grade access doors (including
standard and high-bay doors) distributed around the perimeter of the building.

Entry Lobby/Café/Lobbies

These areas serve as the primary arrival/entrance point to the facility. The Entry Lobby has been
positioned to be easily viewed from the main Entry Road and Arrival Plaza, yet can be easily
accessed from secondary entry points. Features include;

»  Two exterior walls of the Entry Lobby will be fully glazed to bring natural light into the
building interior.

- Interior finishes will include either a carpet tile or quarry tile floor; painted gypsum
board or wood paneled accent walls; and a decorative wood slat ceiling below
acoustically absorptive materials.

Secondary Lobbies and Corridors will be finished in a similar manner, and will include
glass doors and windows, and a system of movable glass walls to open Lobby spaces
directly to the exterior.

A small café has been located along one wall of the Entry Lobby, to provide snacks and
beverages to visitors.

Meeating Rooms

Four break-out meeting rooms have been provided with movable wall partition systems, allowing
a variety of room sizes and configurations to serve larger and smaller group needs. Features
include:

Each Meeting Room will be provided with separately controlled lighting and audio/
visual presentation systems

Interior finish materials will include: carpet tile floors; painted gypsum board walls;
and suspended acoustical tile ceilings (+12" high), which accommodate fluorescent
room and display/accent lighting.

- Natural daylight will be provided through a glazed exterior wall system, (including

November 9, 2012

67




SOLANO COUNTY
CITY OF VALLEJO

provisions for drapes to fully black-out the room during presentations), with doors to
access a landscaped exterior patio/garden.

Kitchen

The plan provides space for an approximately 1,800 sf, commercial grade kitchen in the northeast
corner of the building, immediately adjacent to the main Exhibition Hall, (and future Phase Il
expansion). The Kitchen, as currently sized, will be able to prepare and serve sit down meals to
approximately 350-500 diners, in one or more of the exhibition halls or meeting rooms.

To serve larger events, the Kitchen will be optimized to also function as a “catering kitchen” (with
food preparation/cooking done off-site, and delivery in warming ovens). For such events, plating
and set up will likely need to be provided in temporary exterior space, or utilize a portion of one
of the sub-divided exhibition halls,

Features include:

Interior finishes will be commercial grade, durable and washable and able to meet
stringent public health codes and sanitation standards,

«  All kitchen appliances wili bhe standard commercial grade.

Administrative Offices

In Phase 3 {or in Phase 1 or 2, if funds are available), the Fair's administrative offices should be
located within the Exposition Hall to optimize operational efficiencies and enhance the market
appeal of the new facility. Approximately 5,000 square feet will provide for fair management,
security, and parking management, with areas for small staff meetings. Larger groups, such as
the Fair Association Board, could make use of the Exposition Hall meeting rooms during non-paid
events.

Ifincorporated into the building in Phase 1, the administrative offices may be situated
as second floor uses over the meeting rooms and hallway; this approach may be the
most cost effective as it makes use of building elements {walls and roof) already in
place and requires only the addition of stairs, a one-story elevator, and flooring.

If incorporated into the expanded Phase 3 building, the administrative offices would
occupy the portion of the building designated as “Meeting Rooms” in the Phase ]
structure.

Restrooms
Restrooms have been provided in strategic locations around the Exposition Hall.

Positioned on the exterior of the building, restroom entrances have been organized to allow
direct access from either interior or exterior events, (and administratively controlled), The new
restrooms on the north side of the building will replace the existing restrooms currently located
aleng the concourse.

Exterior Elevations, Materials and Features

+ Based on a system of pre-manufactured, insulated metal panels, exterior walls will
include a variety of additional finish options (alternate colors, textures, or metal
finishes; cement plaster; or stone veneer at select locations).

Similar to the exterior walls, the main Exposition Hall roof structure will be based on
a system of pre-manufactured, insulated metal panels, with a pre-finished standing
seam metal roof finish.
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Figure 4.15: Exposition Hall -Schematic Floor Plan
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North Elevation

South Elevation

East Elevation

West Efevation
Figure 4.16: Exposition Hall —Elevations
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»  Lower (single-story} roofs will be designed with open-web roof trusses, metal decking,
and a built-up or single-ply roofing system over rigid insulation.

- Glazing at the main and secondary entrance locations will be designed around a pre-
finished (either natural or painted), aluminum storefront system. Additionally, large
sections of the exterior glazing system will be designed as operable walls, to increase
the inter-connection between interior and exterior spaces.

As conceived, portions of the main Exposition Hall roof will receive photovoltaic and/
or solar hot water heating panels.

- Gutters and roof drains will be also be piped to a series of landscaped “rain garden”
areas, where rainwater can be collected and filtered before draining to the central
water feature,

Sustainable Building Features and Goals

The south-facing half of the Expaosition Hall is proposed for installation of photovoltaic
arrays and/or solar water heaters. With a total roof surface of approximately 50,000
square feet, this south-facing portion would provide an area of approximately 25,000
square feet. Additional roof areas over the entry lobby, meeting rooms, and/or south-
facing shade canopy could also be utilized, depending on the results of more detailed
studies in conjunction with overall energy programs for the Plan Area,

- Pre-manufactured exterior wall and ceiling panels should be selected to provide high
insulation values, with metal support framing and finish surface options containing
up to 85% recycled material content.

Concrete slabs and foundations shouid include reinforcing steel with recycled content
(typically ranging between 45% and 70%) and fly-ash, as part of a recycled waste
diversion program,

- High efficiency water fixtures should be utilized to conserve water and offset high
peak loads within the faciiity.

+  To minimize the use of artificial light, south-facing yet shaded lobby/lounge spaces (as
well as smail meeting roorns) should have access to natural daylight through operable
windows and exterior doors that open directly onto landscape areas. Additionally,
skylights or light tubes should be included wherever practical.

Operable windows should be provided at the upper (clerestory) level of the main
Exposition Hall to provide natural daylight, as well as naturally ventilate the space.

- Efficient interior lighting and control systems should be provided, and occupancy
sensors utilized wherever practical.

Phase 3 Expansion

Phase 3 assumes a doubling in size of the Exposition Hall from approximately 50,000 net square
feet (72,000 gross square feet) to approximately 100,000 net square feet (144,000 gross square
feet). If the administrative offices are already accommodated within the Phase 1 building, these
uses would be accommodated. At full build out, the Exposition Hall will be a contiguous, column-
free space that is sub-dividable into multiple smaller halls, as in Phase 1.

A second Entry Lobby will be “mirrored” at the opposite end of the building, to provide another
primary entry point into the expanded facility. Similar in layout to Phase 1, additional lobbies,
meeting rooms, restrooms, and an expansion of the Kitchen are also proposed in Phase 3.
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‘ 4.3.4 OutdoorVenues

Arrival Plaza

At the eastern terminus of Entry Road, a new Arrival Plaza at the Exposition Hall entry
is envisioned for Phase 1a as a location for congregation, ticketing and entry, and a
paved outdoor venue for art exhibitions, car shows, or similar events.

The Arrival Plaza would create aflexible spaceincorporating movable bollards, planters,
or other barriers to accommodate primarily pedestrians, but also occasional vehicles,
according to the scheduled event. The width of the plaza should aliow for turnaround
of passenger vehicles (approximately 80-foot diameter) and drive-through of safety
and service vehicles that need to access the west or south sides of the Exposition Hall,
with exits to the landscape concourse,

Portable ticket booths may be integrated into a dramatic entry efement. The plaza
design and ticket booth location should create spaces for pedestrian gathering
and orientation both outside and inside a secured perimeter. Ticket booths may be
integrated with signage, banners, and other elements celebrating the Fair of the
Future,

+  The Arrival Plaza would also be a suitable area for Farmer’s Markets or other similarand
temporary events,

Exposition Hall Gardens

Rain gardens constructed as part of the Phase 1a and Phase 3 Expaosition Hall should
surround the building in order to capture, filter, and retain stormwater draining from
the large roof surface. The rain gardens should be installed with suitable soil and
drainage measures, and planted with species that tolerate rain garden conditions and
provide visual appeal.

Midway/Event Lawn and South Concourse

South of the Exposition Hall, a new Midway/Event Lawn of approximately four acres
is proposed for Phase 1a to accommodate the midway during Fair week(s) and other
major events throughout the year such as dog shows, festivals, and other activities
where a turf surface is desirable. Between events, this area could serve as an extension
of the Creek Park, with public access for strolling, picnicking, painting, and other
passive recreation,

The Midway/Event Lawn is intended as a simple grassy area sloping gently toward
the water feature, with walks and ramps that provide accessibility. The slope should
be approximately two percent in order to provide positive drainage and allow a wide
range of activities,

Mesh-reinforced turf should be used for the Midway in order to accommodate vehicles
and temporary structures. A recommended surface material is reinforced turf (such
as Grasspave or Advanced Pave Tech Turf) incorporating a root zone mesh or other
system that provides a free draining natural grass surface with high load-bearing
capability.

+  The south-facing edge of the Exposition Hall is intended to include a South Concourse;
this pedestrian promenade should be a minimum of 10 feet in width to accommodate
service vehicles. The promenade could include terraced steps that lead to the Event
Lawn, providing a location of seating and viewing the Midway and water feature,
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East Plaza

- In Phase 1, the East Plaza would
provide a paved venue for outdoor
events adjacent to the expanded
portion of the Exposition Hall.
It could also serve as a staging
area and meeting place near the
amphitheater.

+  This area would also be suitable for
art installations, either permanent
or temporary.

Amphitheater

In Phase 3, with expansion of the
Exposition Hall, a new amphitheater
is proposed to replace the Fair’s
existing  6,000-person  concert
venue. The new amphitheater
is intended as a series of grassy
terraces with concrete seat walls
and steps for flexibility and visually
appeal. A portion of the terraces
may be designed to accommodate
tables and chairs, so that the
amphitheater can accommodate
dinner concerts, weddings, and
similar events.

To protect the amphitheater from freeway noise, the upper areas should include
berms and/or walls as suggested by Figure 4.20: Amphitheater Section.

Mesh turf should be considered for amphitheater terraces.

Damonstration Farm

The Demonstration Farm is envisioned for Phase 1a or 1b. Modeled after the popular Centennial
Gardens in Orange County, the Demonstration Farm pays homage to Solano County’s rich
agricultural heritage and provides an outdoor living classroom for children and families to learn
about new techniques in urban agriculture, horticulture, composting, food preparation, healthy
living and solar energy or other alternative energy technologies (for example, biofuel production).

Located at the eastern terminus of the Creek Park, the Demonstration Farm celebrates and carry
forward the traditions of the Solano County Fair while allowing for exploration and year-round
visits from families and schoo! groups.

- The farm should be located close to parking areas to allow easy access for school
groups, visitors and service vehicles, The farm should be secured by permanent
fencing as needed for security and operations.

The Demonstration Farm should be planted with rotating crops in all seasons to
provide year-round visual interest.

4.3.5 Fairgrounds Fencing, Walls and Gates

Figure 4.21 illustrates the locations of proposed fencing and gates for the Fair of the Future,
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Figure 4.18: Arrival Plaza Perspective
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SECTION 4
Figure 4.20: Amphitheater Section
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Entries are planned for;

North Gate at the existing concourse to serve the Exposition Hall and buildings
including the satellite wagering facility and McCormack Hall.

Main Gate at the Arrival Plaza to serve the Exposition Hall, overall Fairgrounds, Creek
Park, and pedestrian traffic along the Entry Road.

South Gate at the Creek Park to link from Shared Public Parking into the Midway and
central areas.

Farm Gate to also link from Shared Public Parking and serve school groups coming to
visit the Demonstration Farm.

Service gates at the north and south ends of the perimeter service road.

In general, the Fairgrounds should appear open and welcoming to visitors throughout
the year. A fortified, “closed for business” appearance should be avoided.

While providing an open, park-like appearance, the Fait’s edges and entry points should be
designed to provide flexible solutions for safety, security and controlled access to a variety of
ticketed venues, with separate gates for concurrent events,

.

Attractive, permanent frontage fencing of six to eight feet in height should be used
along the more public and visible edges of the Fair, as defined by Figure 4.21. Such
fences should be combined with landscape planting and constructed of wrought iron
or similar high quality materials. Metal fences may be mounted on a low masonry wall,
and/or spanning masonry piers.

Movable barriers used at the Arrival Plaza for Fair Week and other special events
should be designed to create an attractive, festive appearance. Portable ticket booths
and other gateways elements should likewise be designed to be compatible with the
Exposition Hall architecture and convey an image of quality befitting the Fair of the
Future,

Black, vinyl-clad chain link fencing (with matching posts) may be used to provide
security and safety along the north and eastern edges of the Fair and for less visible
storage or service areas within the Fair. Evergreen hedges, flowering vines and/or
trees shouid be planted along the base of all security fences. Security fences should
be approximately seven feet in height or as needed for security.

Walls may be used to accommodate grade transitions and provide informal seating
areas along the water feature, amphitheater, or other areas, Walls should provide
an image of permanence and quality, and may be used as locations for signage and
permanent graphics.

Plywood, un-clad chain link, barbed wire or razor wire fence are prohibited.

4.3.6 Fairgrounds Signage, Lighting and Site Furnishings

Signage for the Fair of the Future should be designed as a comprehensive “family” of
elements to:

- announce arrival at entry gates,
- provide schedule of current and upcoming events,
- direct service vehicles and pedestrians to their destinations, and

- supply information on the Fair's history and current features.
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Signage may beincorporated into gateway features such as the Arrival Plaza's turnstile/
security check point.

- Signage should be considered in conjunction with other site furnishings including
lighting and seating.

+  All site furnishings should be selected to be low-maintenance, durable and attractive
elements that harmonize with and complement the Exposition Hall architecture.

- Fairgrounds lighting fixtures should provide attractive, low-level lighting that
promotes a safe environment for all users, but remains pedestrian-oriented,

« Lighting should utilize LED or other energy-efficient fixtures that provide pleasing
light color,

+  Materials for lighting fixtures should be durable and low maintenance, Natural finishes
|like bronze and nickel steel are recommended.
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Figure 4.21: Fairgrounds Fencing and Gates
Building areas depicted here are conceptual only.
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Figure 4.22: Site Furnishing Images
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Figure 4.23: Signage Images
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4.4 GUIDELINES FOR RIGHT-OF-WAY AND OTHER PUBLIC AREAS
44,1 Streetscape and Entries

Streetscape

- Streetscape should conform to the street sections provided in Figures 4.24 to 4.26 and
the provisions of Chapter Five.

Regularly-spaced street trees should be installed as part of roadway construction to
along all new roadways to visually unify street edges, establish an identity with the
Plan Area, provide a sense of visual enclosure along corridors and perimeters, and
generate shade for pedestrian comfort.

Special street sections include the following:

- The North Loop Road includes a passenger drop-off lane along Parcel 6,
northwest of the Exposition Hall Arrival Plaza. This drop-off serves visitors to the
Exposition Hall and also helps to activate a small entry plaza within the Parcel 6
EMU development.

- The South Loop Road segment between the Entry Road and the bridge includes
the same travel [ane dimensions as the North Loop Road, with 10-foot wide
monolithic sidewalks and no landscape area. Tree wells may be included in the
sidewalk, but any additional landscaping would be located within the adjacent
Fair or EMU parcels.

- At the bridge itself, the South Loop Road sidewalks are 12 feet wide to serve
bicycles and pedestrians. This segment does notinclude any street side landscape.

- Streetscapes should reflect the hierarchy
and identity of the roadway system. Taller
trees should define the Entry Road and
Loop Road, with the most impressive tree
type marking the Entry Road. Medium-
sized trees may articulate the Sage-Loop
Connector Road and secondary onsite
roads.

+  Major streets should be planted with single
species of trees to establish gracious and
distinctive corridors. Trees should be used
to enclose the street, create a comfortable
pedestrian scale, and contribute to the
identity of the street. Plant selection should
consider City of Vallgjo guidelines and be
limited to hardy species that are drought-
tolerant and will thrive in local climate and
soil conditions.

+ In general, street trees should at maturity
be medium or large canopy trees, equal
to or greater than the height of adjacent
buildings. The planting pattern and species
may vary at intersections to provide a
flowering or contrasting tree.
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Trees should be planted between the curb and the sidewalk to protect pedestrians and
reduce the scale of the street. Large street trees should be regularly spaced, typically
25 feet on center, but spacing may vary to accommodate street lights, driveways and
utility boxes, or other conditions. Smaller scale trees may be spaced more closely.

For street promenades along the Entry Road and at the pedestrian drop-off near the
Arrival Plaza, trees should be provided within minimum five-foot wide tree grates.

Parkway strips between sidewalks and the curb should be a minimum of seven feet
in width, measured from sidewalk to face of curb. Parkways should be planted in low
maintenance shrubs, groundcovers or lawn, grasses or wild flowers. Plant material
should be selected to be well-suited to [ocation; for example, lawn is preferred to
shrubs in areas where foot traffic is expected.

Parkway strips should not be compacted as part of road bed preparation, or if
compacted should be properly amended to support healthy root development and
plant growth.

Non-fruiting street trees species are preferred. If fruiting trees or vines are utilized, they
should be located so as not to overhang sidewalks or otherwise create maintenance
problems.

Where bump-outs are provided, trees may be shifted into the enlarged planter area
provided sight safety distances are maintained.

Design of the Solano 360 public open space and street areas should create a consistent
character and environment conducive to entertainment and urban activities, with a
festive and colorful atmosphere,

Site furnishings (including lighting, seating, wayfinding and waste/recycling
receptacles} throughout the Plan Area should be designed and selected to establish
a unified vacabulary of related forms and materials to reflect a sense of unity and
identity.

Bike lanes and pedestrian multi-use spaces will characterize the street environmentin
the Plan Area. As such, lighting, signalization and signage should be pedestrian-scale
and should facilitate easy pedestrian and bicycle movement.

Seating should be provided at frequent areas throughout the Plan Area in the form
of benches, movable tables and chairs and seat walls to encourage walking while
providing rest opportunities.

Low road speeds throughout the Plan Area should be defined to foster pedestrian and
bicycle-friendly streets (see Section 5.2.1 for traffic calming features).

Entries and Intersections

Roadway entries into the Solano360 Plan Area should provide a sense of arrival and
celebration. The primary pedestrian and “ceremonial” entry at the Entry Road should
be designed to welcome pedestrians and orient views toward the water feature. The
Loop Road entries should likewise provide a strong sense of place, with clear signage
indicated vehicular routes to parking areas.

The Sage Street entry should emphasize clear signage for service vehicles, buses, and
Transit/North Parking Center access.

Entry plans should be prepared for each project entry prior to development of
adjacent improvements. These plans should address landscape, pedestrian access,
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grading, drainage, monuments, signage, lighting and other public amenities,

The design of the intersection of the Entry Road and Loop Road should include
special features for traffic calming and pedestrian comfort. As envisioned, this stop
sign-controlled intersection will be raised six inches to alert vehicles and provide
continuous, level crossings for pedestrians from the Entry Road promenade through
to the Arrival Plaza.

+  Other intersections along the Entry Road and Loop Road should also include traffic
calming, bulb-outs to narrow the crossing distances for pedestrians, high-visibility
striping, and special paving or textured crosswalks to enhance pedestrian safety.
Up lighting may be considered to enhance safety at night and provide a festive
atmosphere,

4.4.2 Creek Park and Water Feature
The Creek Park is a critical project
component, not only because of its
ecologic and hydrologic function, but also
because it will provide an important public
open space and recreational amenity for
visitors and future residents.

The Creek Park forms a new open space
carridor through the site with waterfront
promenades, picnic areas, lawn terraces,
water view plazas, wetlands, and bridges.
This example of sustainable design
addresses drainage, flooding and water
quality issues while providing an iconic
feature that visually enhances the project's
entries and activities within the central
area.

Appendix F provides additional design
critetia addressing water balance, water
qualitymanagement, creation of wetlands,
shoreline conditions, and shoreline safety.

Landscape and Amenity Features

+  Creek Park should be a comfortable
and beautiful multi-use space,

The Creek Park should be planted
with  native and low-water
vegetation to minimize irrigation
needs.

Plantings on flat, upland areas
should vary from garden-like and
decorative to more hardy species
conducive to play, but requiring
little maintenance.

Pedestrian amenities within the
park, including lighting, seating,

Movember 9, 2012 85



SOLANO COUNTY
CITY OF VALLEJO

wayfinding and waste/recycling receptacles should be designed and selected to
establish a unified character for the park.

+ TheSouthLoopRoad crossing over the water feature should be designed economically,
while creating the appearance of a continuous waterway.

-+ Avariety of edge conditions along the waterfront should be established to provide a
safe and visually intriguing waterfront with opportunities for enjoyment of the water.

Figure 4.27; Water Feature Section describes how the water feature could incorporate
awall or bulkhead in some areas, with riparian vegetation in other areas (see Appendix
F for further details).

Recreation Opportunities

The park should accommodate a wide-range of passive and active recreational uses
including strolling, jogging, people watching, enjoying views, picnicking, meeting
with friends, kite-flying and similar activities.

- Pedal boat rental could be considered as a concession in the Fairgrounds portion of
the Creek Park so that visitors can interact with the park via the water feature.

Hydrological Function

Onsite stormwater will be routed through the Creek Park water feature which will discharge
into an existing storm drain system and then into Lake Chabot. Offsite stormwater flows from
Rindler Creek and/or Blue Rock springs will not be diverted through the onsite water feature but
will continue to flow through the Fairgrounds Channel {Chapter Six provides additional detailed
information).

+  The water feature will capture, treat and store onsite stormwater runoff for water
quality improvements and re-use (see Chapter Six).

The minimum surface area and depth
should be based on flood control and water
quality requirements. The surface area is
planned to be approximately 5.4 acres and
the depth will be eight feet with a shallow
shelf for wetland planting and safety (see
Chapter Six and Appendix F for additional
details).

Sufficient freeboard should be provided
between the normal water surface
elevation and adjacent development,
taking into account the varying typas of
land uses. Freeboard should be designed
to accommodate fluctuations in the water
elevation for water quality and flood control
purposes.

The minimum distance between shorelines
should provide sufficient space for sides
slopes taking into account the varying types
of edge conditions. The maximum distance
between shorelines should take the bridge
designs into consideration. The
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maximum bridge span is currently planned to be no greater than 100 feet.

+  Side slopes may vary depending on the edge conditions, safety considerations and
liner requirements. In general, slopes should not exceed 4:1 in most locations. The
bottom surface should be sloped at 2% minimum toward the middle of the water
feature.

Access

Plaza and hardscape areas along the west side of the park are associated with retail,
shopping and dining uses along Entry Road and should engage pedestrian activity as
follows:

- Amain plaza should be estabiished along the north waterfront, visible from Entry
Road.

- Plaza and hardscape areas along the waterfront should provide ample room for
dining and viewing.

- WestCreek Park and all plaza and hardscape areas shouid be publically accessible,
year round.

+ The east portion of Creek Park is associated with the Fair of the Future programming.
With the exception of facilities operated by private companies, for example a Ferris
wheel, these portions of the park should be publically accessible except during major
ticketed Fair events and as needed for maintenance and security of Fair facilities.

4.4.3 Fairgrounds Channel

To the extent possible within the designated Fairgrounds Channel area as shown by
Figure 3.1: Land Use Plan, the channel should be defined in a natural-appearing

manner, with a meandering horizontal alignment and banks that vary in slope. If
meandering or varied side slope angles are not possible within the Fairgrounds Channel
area, the channel bottom should be constructed to undulate as much as is feasible, without
creating undesirable ponding.

The final design of the drainage corridor must meet the hydrological requirements
for flood control and conform to the space limitations of the designated Fairgrounds
Channel area.

¢ 5 w ] SLOPING SHORELINE

Figure 4.27: Water Feature Section
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To increase the biotic value of the drainage channel, planting benches should be
incorporated into the channel design. The banks of the creeks should be stabilized
with native vegetation such as willow, and other native riparian plants adapted to the
climate of Vallejo.

+ Where feasible, the native tule at the bottom of the current channel may be left and
will recruit naturally, as will sedges and rushes that could be planted on the channel
benches. Side slopes should be planted with a variety of riparian plants adapted to
the local climate; these include willows, coyote bush, wild rose, and native grasses.
The overstory may be planted with larger, native trees such as sycamore and oak to
provide shade and provide a visual buffer from adjacent freeways.

+ Invasive species, such as arundo, tamarisk, or star thistle, should be eradicated if
present along the drainage corridor.

+ Preconstruction surveys should be carried out for special-status species, nesting
raptors, nesting song birds and for roosting bats if mature trees will be removed along
riparian area. To prevent direct take of a special-status species, under provisions of
a Section 7 permit, any special-status species should be moved to a safe location or
appropriately mitigated for, according to the requirements of the permitting process.

+ Best Management Practices should be used to avoid siltation of the drainage channels
from any onsite stormwater runoff.

A SWPPP should be prepared specifically for the conditions of the site in compliance
with the NPDES permit. Examples of BMPs include:

- Conduct all in-channel construction activities
during the regional "dry” period as approved
by the RWQCB. Ali efforts should be made
to perform all channel work potentially
impacting surface waters during periods
when surface water flows are at their lowest
point.

No diversion of surface waters should occur
during migration periods for special-status
species.

- The re-vegetation of banks should follow
guidelines and specifications as outlined
by environmental review for the Solano 360
project.

- |If creek flow is from Rindler Creek and/or
Blue Rock Springs Creek is determined to be
perennial, work should be conducted during
the lowest flow portion of the year. Stream
flow should be diverted around the work
area using temporary bypass pipes, flumes, or
excavated channels that temporarily re-route
water around construction area(s). A qualified
biologist should be present documenting the
conditions and the impact of the construction
activity, and assist in relocating stranded

wildlife, where necessary.
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- Erosion control blankets and/or mats should be used to control erosion of banks
and offer bank stabilization.

+  Project construction should comply with all terms and conditions of a Streambed
Alteration Agreement. Depending on the results of the Phase 1 ESA, and in coordination
with the RWCQB, borrow materials should be examined for potential contaminants
{e.g,, mercury).

- The channel design should incorporate a walking/jogging trail as indicated in Figure
5.10: Pedestrian Circulation. To avoid adding extra width to the channel, this trail
should make use of maintenance driveways if possible,

444 Transit/North Parking Center

The Plan proposes 2.2 acres for a transit/parking facility in the northwest area of site. The Transit/
North Parking Center will provide bus access and parking through all phases of the project. In
Phase 1, this consists of a bus stop and surface parking. Starting in Phase 2, a three-level parking
garage will replace surface parking to serve commuters during the weekdays and parking for the
Fair on weekends and at night.

Guidelines are as follows:

+  The Transit/North Parking Center access should be from Sage Street and the North
L.oop Road.

Buses, shuttles (to/from local hotels, nearby major entertainment uses and the
Vallejo Ferry Terminal}, taxis, Paratransit (and similar services for disabled individuals),
personal electric vehicles and bicycles should be encouraged to use the Transit/North
Parking Center.

+ Secure bicycle parking should be provided and a bicycle repair and rental facility
should also be included.

Priority parking should be available for disabled persons and car-share services.

Priority parking should be available for certified pure zero emission vehicles {100%
battery electric and hydrogen fuel cell) and compressed natural gas (CNG) vehicles.

4.4,5 PublicParking

Public parking will be provided in parking lots and garages as shown in Figure 5.14: Land Use and
Parking, and on the Entry Road.

Parking facilities should adhere to the guidelines in Section 4.2.4: Parking Areas.

+ Parking structures in Public Purpose Areas are not required to incorporate retail uses
or other non-parking uses at street level.

To provide screening from public view, landscape plans for parking structures should
include planting, trellises, vegetated walls or other decorative screens, both at the
ground level and along vertical walls at street frontages or other public area and open
space frontages.

4.4.6 Electronic Reader Boards

Electronic reader boards are planned along the freeway edges, in the locations shown on Figure
4.5: Site Relationships. These signs are intended to provide a revenue source for the Fair and
indude a new electronic reader board along SR-37, an upgraded electronic reader board along
I-80, and two static electronic signs along 1-80.
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- Design and siting of electronic reader boards should not impede Fair programming or
detract from the overall visual and aesthetic character of the Plan Area.

+ Electronic reader boards should be oriented away from the Plan Area and toward
freeways.

- Electronic reader boards should not contribute to light pollution that would affect
nearby residences and should not adversely impact highway travel safety.

4,5 GUIDELINES FOR PRIVATE PURPOSE AREAS

Private Purpose Areas consist of the Entertainment Mixed Use (EMU) parcels, totaling 18.8 acres,
and the Entertainment Commerdial (EC) parcel of 30 acres. These uses are distinct, as follows:

+ EMU development is envisioned to create a connected, walkable area of family
entertainmentcommercial (FEC) businesses and associated restaurants and retail, with
buildings oriented to Entry Road, Creek Park, and North Loop Road. As the intensity of
this area increases through Phases 2 and 3, development will include vertically mixed
uses that contribute to a vibrant, pedestrian-oriented Public Entertainment Core.

- EC development is envisioned to be a single destination theme park or amusement
park with outdoor rides and venues visible from adjacent freeways and public roads,
contributing to the visibility and identity of Solano360 as an entertainment district.
Should the EC area be deveioped as a multi-parcel, mixed-use commercial center, the
land use and design provisions for EMU areas will apply.

Section 3.6 provides land use policies for these areas.

Section 4.2 establishes guidelines applicable to all portions of the Plan Area, including the Private
Purpose Areas. The following guidelines address additional site and architectural standards for
EMU and EC development.

4.5.1 Entertainment Mixed Use (EMU)
Guidelines

Urban Design

+  Primary intersections, particularly those
along Entry Road and Creek Park, should
be reinforced with high quality landmark
buildings or gateway elements to support
the identity of the Plan Area. Such buildings
should exhibit thoughtful, imaginative
architectural design to welcome visitors and
promote a pedestrian-oriented character.

The Entry Road should provide an urban,
pedestrian-oriented corridor of specialty
shops and services, restaurants, tree-shaded
sidewalks, and art illustrating the history of
Vallejo and Solano County, all developed at
an appealing pedestrian scale.
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Design ofbuildingsand outdoorspacesalong EntryRoad should utilize complementary
color, special materials, signage, furnishings and landscaping to promote a unique
identity and active commercial heart for the Plan Area.

Buildings and entries should be located primarily at the back of road rights-of-way.
Where building entries are set back in courtyards, paseos, or arcades, landscape
features such as vertical planting treatments, trellises, or decorative walls should
define and clearly mark such openings at the street edge.

To create a “restaurant row” and active pedestrian promenade along the Entry Road,
blocks that include FEC's or large retail stores are envisioned to include smaller
footprint storefronts along the primary road right-of-way (see Figure

4.28: Entertainment-Mixed Use Building Prototype}.

«  Entriesto large footprint buildings, such as FEC's or large retail stores, may be recessed,
emphasized with architectural elements, or otherwise articulated to identify entry
points to primary FEC uses.

- Development along North Loop Road in Phase 3 may also include large footprint
buiidings, but should also incorporate smaller, street-oriented retails shops with
recessed entries or entries off of an interior courtyard or arcade,

All buildings should provide a clearly articulated pedestrian entrance, either via
storefront, recessed storefront, arcade or courtyard, with direct pedestrian access to
either North Loop Road or Entry Road.

« Parking should be located to the rear of parcels. By Phase 3, no surface parking lots
should front on either Entry Road or North Loop Road.

Open spaces for recreation, gathering and visual relief should be designed to appear
deliberate and not as “left over” space between buildings.

Outdoor dining should be encouraged along sidewalks and promenades to promote
street activity.

Architectural Design

Buildings should reflect the vibrant, urban mixed-use nature of the Solano360 Plan Area,
supporting the pedestrian character of streets and contributing to an overall identity for the
project,

Massing and Articulation

Buildings should establish continuous storefronts and courtyard openings along Entry
Road and, in Phase 3, North Loop Road. Buildings should maintain a distinctive urban
character with storefronts oriented to streets.

Building frontages should contribute to an active street life by providing ample seating,
gathering places, and exterior protection from sun and rain in the form of recessed
walkways, awnings, canopies, or trellises along primary pedestrian traffic areas.

- Building facades longer than 200 feet should be designed to appear as more than
one building, aggregated on the block with variation in massing, eave/parapet, color,
material and balcony depth.

Buiidings should incorporate vertical height variety to break the monaotony of long
un-interrupted building facades of matching height.

»  Building floor plans should be designed with flexibility to accommodate changes in
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Building areas depicted here are conceptual only.
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commercial tenants over time.

Sun angles should be considered in the design and placement of structures to allow
suniightinto deep spaces and provide for both shaded and sunlit public spaces.

Mechanical equipment should be hidden or screened by architectural elements that
match the architecture of the rest of the building.

Windows and Doors

- Wall openings should show depth of the wall, without use of flat or tacked-on window
trims.

Windows and doors should be simple in both design and placement. Use of mullions
that divide window into panes of glass is encouraged.

Building doors and windows facing street frontages should be fully functional.

Porches and Patios

Upper level patios (either recessed or extended) or French balconies are encouraged,
but should be usable and not merely decorative,

Coflors and Materials

- Rich materials such as stone, brick, and wood are encouraged. Material mixture must
be in accord with the simplicity of building massing.

Brick and stone should be detailed in proper corner-turning and load-bearing
proportions,

Local materials and vendors are preferred.

Lighting and Signage for Buildings
- Materials for lighting and signage fixtures should be durable and weather well.

Natural finishes like bronze, nickel steel and sustainably-treated wood are
recommended.

» Lighting and signage should be integrated into building design.

- Lighting, where appropriate for convenience and safety, should not cause light
pollution or glare into adjacent properties.

Energy-efficient LED lighting is highly encouraged.

In addition to wall signs, pedestrian scale signage such as blade signs, awning signs,
and window decal signs are encouraged throughout the project to contribute to an
active, vibrant pedestrian experience. Signage that clutters pedestrian environments
is discouraged.

4,5.2 Entertainment Commercial (EC) Guidelines

In addition to the general guidelines provided in Section 4.2, the following guidelines areincluded
to address the Entertainment Commercial (EC) area.

Design of the northern portion of the EC parcel should address the Creek Park by
incorporating a pedestrian gateway connected to trails and promenades along Entry
Road and Creek Park. Design of venues and structures along this northern edge should
Create appealing, festive views for visitors traveling southbound on Fairgrounds Drive.

+ ECentries should be reinforced with high quality, highly visible landmark structures
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or gateway elements to support the identity of the Plan Area as an entertainment hub
for Vallejo and the greater Solano County. Such elements should exhibit thoughtful,
imaginative architectural design to welcome visitors.

- Any security barriers along Creek Park should consist of high quality, ornamental
fencing with low vegetation that allows filtered views. Visually impermeable barriers
along the Creek Park should be avoided.

- Taller rides and venues, up to 250 feet in height, should be concentrated within the
central and eastern portions of the EC parcel in order to maximize visibility from 1-80
and provide transitions to Fairgrounds Drive and the Creek Park. Along the EC parcel’s
northern, western, and southern boundaries, maximum heights should be limited to
approximately 150 feet.

+  Parking areas should be concentrated in the southern portion of the EC parcel, with
active venues concentrated to the north along the Creek Park and the west along
Fairgrounds Drive (see Section 3.6: Land Use Policies). Design of venues should
consider creation of exciting views from freeways.

EC development should incorporate locations for shuttle stops along the Loop Road.

4.6 SUSTAINABILITY AND RESOURCE MANAGEMENT

4.6.1 Solano360 Sustainable Design Attributes

The Plan incorporates sustainable design and development within the fand use, transportation,
infrastructure, and design provisions described in this document. The following section
summarizes those measures and provides cross-references to relevant sections. In addition, this
section provides “next step” measures for sustainability that can be incorporated into subsequent
design proposals and project implementation.

§§§§ = a8 The following measures incorporate aspects of
' national guidelines and standards for sustainability,
including the United States Green Building Coundil
(USGBC} Leadership in Energy & Environmental
Design — Neighborhood Development (LEED-ND)
rating system and the Guidelines and Performance
Benchmarks identified under the Sustainable Sites
Initiative (SSI).

Sustainable Site and Building Design

Location and Facility Reuse; The Plan makes
use of areas that have been previously
developed, including significant portions
of the existing Fairgrounds facilities,
Approximately 87,000 square feet of
existing Fair building area will beretained as
well as the concourse itself (@approximately
83,300 square feet.) and associated outdoor
{paved and lawn) venue areas totaling over
30,000 square feet, This approach recycles
previously disturbed land and reduces the
need for construction of buildings and
infrastructure. Reusing buildings, materials
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and existing paved surfaces also
reduces waste, debris, and air
guality impacts that would be
generated during demaolition.

»  Compact Development: The Plan
land use mix emphasizes the
phased development of themed
entertainment park and family
entertainment uses, with flexibility
to accommodate office and
residential uses. Higher density
development helps to conserve
land and preserve open space
and, when provided alongside a
mix of uses, promotes livability,
transportation  efficiency and
walkability.

Diversity of Uses: The housing
allowed in the Private Purpose
Areas would be located within a
guarter-mile (five minute) walk
of onsite uses including shops,
restaurant, entertainment and
offices. As mentioned in Section
3.6.2, estahlishing a small grocery
store onsite would deter some =
vehicle trips for residents and workers.

- Open Space: Open space areas can provide habitat, reduce urban heat island effects
and allow for enhanced stormwater management. The Plan establishes a variety of
open spaces that encourage walking, physical activity and time spent outdoors. New
open space uses inciude six acres of Creek Park within Private Development Area and
three acres within the Fair, two acres of Demonstration Farm, four acres of Midway/
Event Lawn, one and a half acres of concert amphitheater, three acres of paved plazas
and promenades, and one acre of other gardens and courtyards around the new
Exposition Hall (acreages are approximate).

+ Sustainable Building Design: The proposed conceptual design for the Exposition Hall
incorporates sustainable features, such as natural ventilation and photovoltaic roof
panels, that will partially enable the building to obtain LEED Silver certification or
meet equivalent performance standards, as required by County General Plan policy.
The Plan will comply with the Solano County General Plan requirement relative to
energy efficiency and green construction policies.

Health and Well-Being

» Bicyde and Pedestrian System: In addition to the open space described above, the
Plan proposes pedestrian and bicycle routes as illustrated by Figures 5.10 and 5.11.1In
addition, a jogging circuit is

proposed along the Fairgrounds Channel. These public trails, promenades, bike lanes and
paths encourage residents and visitors to get out of their cars and walk, bike or jog from
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destinations within and near the Plan Area.

Walkable Streets: Walking is key to providing healthy and sustainable communities.
The major roads (Entry Road and Loop Road) provide a minimum of 10-foot wide, tree-
shaded sidewalks or multi-purpose paths on each side. Controlled intersections, bulb-
outs, and high-visibility crosswatks are provided at onsite intersections to enhance
pedestrian safety; this includes the raised intersection at the Fairgrounds Arrival Plaza
(see Figure 4.17).

Bicycle Facilities: The Plan proposes bicycle facilities along the Entry Road and Loop
Road, connecting to proposed bike lanes on Fairgrounds Drive between SR 37 and
Redwood Parkway and allowing easy bike connections to onsite destinations. These
facilities consist of bike lanes on Entry Road and North Loop Road, multi-purpose
paths along South Loop Road, and secure bicycle parking at key activity nodes
including the Fairgrounds and private purpose development (EMU and EC) parcels.
The Transit/North Parking Center will also provide a secure bicycle parking area and
may include other bicycle amenities such as a bicycle repair facility (see Figure 5.11:
Bicycie Circulation).

Noise: To the extent possible, the Plan provides buffers and provisions for onsite uses
that may be particularly sensitive to noise impacts. The amphitheater, located in the
eastern portion of the Fairgrounds near the I-80 freeway, is buffered by an earthen
berm as shown by Figure 4.20: Amphitheater Section. Within the Fairgrounds, the
amphitheater is separated from the future midway to avoid noise impacts during
multiple events or Fair Week. Possible housing is restricted to the western portions
of the Plan Area in order to avoid impacts from noise and air quality. Impacts by the
project on offsite uses are mitigated by the distance between noise-generating uses,
such as the amphitheater or midway, and sensitive offsite areas such as residential
neighborhoods.

Equitable Site Use: Site uses will provide economic or social benefits to the local
community, with public access to recreational and civic facilities such as the Creek
Park, renovated Fair of the Future and outdoor spaces, and Demonstration Farm.

- Sustainability Awareness and Education: The proposed Demonstration Farm provides
opportunities to celebrate the historic agricultural character of the area and provide
educational programming. Other environmental education programs may be
provided through the Fair. Educational and interpretive signs describing restored
habitat and water conveyance systems will be located throughout the Creek Park.

Water Quality and Management

Flood Control: The Plan proposes removing the western and southern portions of the
Plan Area from the floodplain, alleviating flooding in the offsite mobile home park to
the extent possible, and improving the quality of onsite storm runoff. As described
in Chapter Six, these improvements involve enlarging the Fairgrounds Channel and
adding improving the existing crossing under Fairgrounds Drive.

Stormwater Collection and Re-use: The new multi-purpose water feature within Creek
Park will retain and improve runoff from the Plan Area, which can then be re-used onsite
for irrigation. It also functions as a recreational amenity and water quality BMP (see
Chapter Six). Capture and reuse is consistent with Low Impact Development practices
and the San Francisco Bay Area NPDES stormwater quality permit. As described in
Chapter Six, a majority of the Plan Area will be designed to drain to the Creek Park
water feature for water quality treatment. Portions of the southern Plan Area may

96



CHAPTER FOUR: URBAN DESIGN AND GUIDELINES SOLANO360 SPECIFIC PLAN
PUBLIC DRAFT

drain to the Fairgrounds Channel
depending on the storm drain
system hydraulic limitations.

- PotableWater Demand:Captureand
reuse of stormwater for irrigation
within the water feature will reduce
potable water demand. Use of
drought-tolerant and local plant
species will further reduce potable
water demand (see Section 4.2.3:
Landscape Plan and Guidelines). In
addition, a "purple-pipe” (recycied
water) system is planned within
each backbone roadway (see Figure
6.3: Non-Potable Water Exhibit).
The “purple-pipe” system will be
instalted in accordance with Title 22
standards for recycled water use in
the event recycled water becomes
available on a municipal scale.

+  Low Impact Design (LID): Structural
LIDs proposed by the Plan include
the water feature bioswales and rain
gardens to collect water from the
Exposition Hall roof, Non-structure
LID’s include minimization of paved
parking areas through creation of shared parking strategies and multi-purpose turf
areas, such as the midway, that can accommodate overflow parking.

- Wastewater: The Plan’s water reduction and conservation measures also result in
reduced generation of wastewater due to recycling and reduced flows.

Chapter Six provides additional measures (see Sections 6.2.4, 6.3.4, and 6.4.4).

Transportation

« Transit: The Plan provides a multi-modal Transit/North Parking Center where
commuters can park their vehicles and board buses bound for job centers or other
destinations such as the Vallejo Ferry Terminal. Frequent local bus service will provide
a better option for bringing people to the project, reducing the overall traffic impact.
TheTransit/North Parking Center can also be used for parking during weekend events,

+  Linked Trips: The project is designed to include a variety of complementary venues
and attractions within easy walking distance of each other, resulting in a 33% rate of
linked vehicular trips and a corresponding reduction of transportation impacts.

- Parking: The Plan designates paved parking areas to serve development uses as
the project builds out, but minimizes the extent of parking through phased and
shared parking strategies and multi-purpose turf areas, such as the midway, that can
accommodate overflow parking when it is not in use for outdoor events, Within the
Entertainment Mixed Use areas, parking is allocated to the side and/or rear of blocks,
creating more pedestrian-oriented streets. Larger surface lots will have landscape
buffers at the street and channels edges and will incorporate shade trees or, as
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described below, solar arrays for an onsite source of renewable energy.

Energy

Solar Arrays at Exposition Hall: As described in Section 4.3.3, the main Exposition
Hall roof is proposed for a photovoltaic array and/or solar hot water heating panel
installation of approximately 24,300 or more square feet. Other buildings and parking
facilities are also available for installation of photovoltaics.

Natural Cooling: The Exposition Hall incorporates a shade canopy to mitigate the
effects of solar glare along the south-facing facade.

4.6.2 Next Step Sustainability Measures

In addition to the sustainable provisions embodied in the Plan as described above, additional
“next step” measures are proposed for consideration during implementation of projects within
the Plan Area,

Green Building

- Other green building and low impact design (LID) measures should be considered for
more detailed stages of building and site design. These may include:

- cisterns to capture rain water,

- recycled water facilities for flushing toilets and other uses where potable water is
not required,

- high efficiency fixtures and appliances within buildings,

- vegetated roofs and photovoltaic arrays on roofs,

- use of recycled and locally available materials,

- maximizing opportunities for natural shading and ventilation,

- orientation of buildings to maximize energy efficiency and provide natural
cooling and ventilation,

- deciduous trees next to buildings and along streets to reduce ambient
temperature, reduce heat gain, allow for cooler natural ventilation, and provide a
more pleasant pedestrian environment,

- deciduous trees and vines in front of south-facing walls and windows to further
cool buildings by intercepting sunlight during summer months, yet allow direct
sunlight during the winter,

- greenscreens (metal lattices planted with vines and/or climbing flowers) to shade
south- and west-facing walls to reduce interior heat gain and beautify buitdings,

- trees of appropriate heights and spreads to provide ample shade in the summer
months for outdoor spaces such as patios and plazas, pedestrian walkways,
roadways, and parking lots,

- structuressuch astrellises and porticoes incorporated into the building/landscape
edge, especially on south- and west-facing exposures, to provide shade in the
summer and allow solar penetration when the sun is at a low angle in the winter,

- landscape buffers, screens, and windrows to permit facilitate cooling by prevailing
breezes in summer months and to reduce interior heat gain, and

- site lighting minimized to reduce light pollution and minimize energy usage,
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using full cutoff luminaries,
low-reflectance surfaces, and
low-angle spotlights.

+  Non-structural LID  measures
should be established where
practical. These may include,
but are not limited to, programs
to monitor pavement cleaning
(street sweeping), illicit discharge
elimination, and parking lot design
and management.

+  Developer of projects within the
Plan Area should be encouraged to
pursue LEED certification and other
green building credits and awards,
as such recognition will physically
and symbolically represent the
sustainability values of Solano360.

Energy

The following measures are in addition to
the photovoltaic arrays / solar hot water
heating panels planned for the Exposition
Hali roof, as described previously, All
proposals should be developed in
coordination with the County Operations Manager.

+ A Public Private Partnership (PPP) with a solar partner may be pursued to provide
some of the infrastructure costs associated with the site development. The Plan
aliocates extensive areas for parking, including approximately 24.7 acres for Shared
Public Parking. These large-scale facilities could include photovoltaic arrays to provide
onsite energy, shade for cars, cost savings and a possible revenue source (as excess
energy could be sold).

Adistrict energy system, or cogeneration, could be evaluated to provide on-site energy
and reduce building water heating and cooling requirements. The water feature in
the Creek Park could be utilized to provide cooling via a heat transfer/cooling tower
device for adjacent buildings.

Photovoltaic arrays should be considered for all new and retrofitted buildings,
including structures within the EMU and EC areas.

Wind turbine and other alternative energy technologies could be incorporated into
the Demonstration Farm to test and provide educational examples for families and
visiting school groups.

Waste Management

- A construction waste management plan could be developed that would identify
salvage, recycling or donation of construction materials.

Materials, Operations and Maintenance

No wood from threatened tree species should be used in construction or finishing.
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Certified wood should be used wherever practical,
- Building and landscape materials should contain recycled content wherever practical.

- Materials that are produced and sold locally, including soils, should be used wherever
practical.

+  Any adhesives, sealants, paints and coatings used shouid be those with reduced VOC
emissions.
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CHAPTER FIVE: TRANSPORTATION

5.1 INTRODUCTION

This chapter addresses circulation and transportation within the Plan Area, including off-site
and on-site roadways, It describes the existing roadway system, identifies likely improvements
needed to support Plan Area development, and establishes policies for transportation, parking
and circulation systems within the Plan Area.

The information is this chapter is informed by the Plan’s conceptual site plans and may be subject
to change as more detailed plans and specifications are developed as part of the design and
development process.

54 OFF-SITE HIGHWAYS AND ROADS

The Plan Area is bounded by Fairgrounds Drive to the west, Sage Street and SR-37 to the north,
I-80 to the east, and Coach Lane to the south. The site is currently directly accessed via Fairgrounds
Drive and Sage Street,

- SR-37is an east-west four-lane freeway that connects |-80 to US 101 in Marin County.
A diamond interchange is provided at SR-37/Fairgrounds Drive. East of 1-80, SR-37
connects to Columbus Parkway, providing a route through eastern Vallejo to Benicia.

+  |-80 is an interstate freeway that runs in a north~south direction directly east of the
site. Between three and five travel lanes are provided in the northbound {(eastbound)
and southbound (westbound) direction, as lanes are added and dropped between
interchanges adjacent to the project site.

- Fairgrounds Drive is a north-south arterial road that provides four lanes along most
of the project frontage, transitioning to two lanes south of the Six Flags Discovery
Kingdom exit driveway.

- Sage Street is an east-west two-lane roadway that connects Fairgrounds Drive to the
neighborhood north of SR-37, via an underpass.

The Solano Transportation Authority (STA) is planning the Redwood Parkway/
Fairgrounds Drive Improvement Project that will improve Fairgrounds Drive to a
continuous four lanes between SR-37 and Redwood Parkway, plus a third northbound
through lane between the Six Flags Discovery Kingdom Exit Driveway/Fairgrounds
Drive intersection and SR-37, and improve the configuration and capacity of the SR-
37/Fairgrounds Drive interchange and the Redwood Parkway/I-80 interchange, The
project is in the Project Approval/Environmental Document (PA/ED) phase.

5.2 ON-SITE CIRCULATION

5.2.1 Vehicular Circulation
The Plan Area will be accessed via:

Two higher-capacity intersections along Fairgrounds Drive at the North and South
Loop Road,

- A lower-capacity but highly visible secondary access from Fairgrounds Drive at the
Entry Road, and

- Another secondary intersection on Sage Street {see Figure 5.1} serving primarily
service and transit vehicles.
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Figures 5.2 and 5.3 show theroadway and intersection configurationsin the northernand southern
parts of the Plan Area, respectively. Figure 5.4 highlights the turning movements for intersections
along Fairgrounds Drive, Figures 5.5 to 5.8 show street sections for the primary roadways.

Major Roads

Entry Road - The Entry Road aligns with the current Fairgrounds entry road, opposite the Six
Flags Discovery Kingdom exit. The intersection is currently signalized.

The Fairgrounds Drive/Redwood Parkway Improvement Project is currently designed to provide
a second southbound left-turn lane and a third northbound through lane at the intersection.
However, in order to create a more pedestrian-oriented character for the Entry Road, the Plan
proposes a narrower Entry Road street section of one 11-foot lane and a parking lane in each
direction, with a wide urban sidewalk on the north and south sides. Therefore, the intersection
with Fairgrounds Drive will only require a single southbound left-turn lane to feed into the single
inbound travel lane onto the Entry Road. A center median will extend approximately 250 feet
east from Fairgrounds Drive, opening to provide space for a 150-foot left-turn lane into the EMU
Parcels 7 and 8,

The Entry Road will intersect with the Loop Road at the Exposition Hall Arrival Plaza, with a raised
intersection to provide traffic calming and pedestrian safety. East-bound traffic will turn right
or left onto the Loop Road, with a drop-off area located north of the Arrival Plaza where only
limited vehicular access will be possible for special purposes such as emergencies or access for
the disabled.

Loop Road - The Loop Road is intended to provide the primary circulation through the site,
connecting to Fairgrounds Drive at two locations. The Plan proposes that the northerly connection
include two left-turn lanes for southbound traffic on Fairgrounds Drive; this would require a
revision to the Fairgrounds Drive/Redwood Parkway Improvement Project design.

North Loop Road is planned to provide two right turn [anes northbound onto Fairgrounds Drive,
with no southbound left turning movement allowed. The intersection would be signal-controlled
for all movements except for the southbound through traffic along Fairgrounds Drive, which
would be a free-flow movement, with no change to access into Six Flags Discovery Kingdom.
Additionally, the direct access from the Courtyard by Marriott Hotel onto Fairgrounds Drive would
need to be modified to prohibit outbound left turns, Al other turning movements would remain.

The South Loop Road intersection connection is located between the Entertainment Commercial
(EC) parcel and the southerly parking area. This intersection would be signalized and would serve
as the main access for the EC uses (although all trips to the site would have the option of using
other intersections). At the planned intersection focation, Fairgrounds Drive currently includes
two travel [anes; in the future, the STA project is expected to provide a four-lane cross-section that
includes two southbound lanes and two northbound lanes.

The Loop Road has a different design to the north and the south of the Entry Road. To the north,
the configuration would consist of four 11-foot through lanes with a center median/left-turn lane
and bike lane on both sides. This design would serve as the “urban street” function desired for the
adjacent Entertainment Mixed Use (EMU) and Fair uses. Along the EMU Parcel 6 frontage, north of
the Exposition Hall Arrival Plaza, the north side of the street would include a passenger drop-off
lane.

To the south of the Entry Road, the proposed South Loop Road configuration consists of four 11-
foot lanes, a center median/left turn lane, and a multi-purpose path on both sides. This section is
expected to serve higher traffic volumes generated by a combination of Fair and EMU trips, along
with most or all of the EC trips. The multi-purpose paths would provide pedestrian promenades
connecting from the southern parking facilities to destinations located at the Fair and Public
Entertainment Core.
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Sage-Loop Connector Road - This short north-south roadway will provide access to the
site from Sage Street, connect to the North Loop Road, and provide access to the Transit/North
Parking Center, adjacent EMU parking areas, and North Fair parking lot. The street section is
planned to be three 11-foot lanes (one in each direction and a center two-way left-turn lane),
with bike lanes. As this roadway will provide the most direct route between points north and
the northerly fair parking lots, it will be a desirable route, potentially overloading the single
southbound left-turn fane on Fairgrounds Drive at Sage Street. Therefore, on peak-attendance
days, such as the County Fair weekend, access management may be needed on Fairgrounds
Drive to distribute traffic appropriately to the Sage-Loop Connector Road entrance; the North
Loop Road entrance, at which the southbound left-turn capacity s twice that at Sage Street; and
the Main Entry Road entrance, !

In-Tract Minor Roads and Driveways

Other vehicular roadways would provide circulation within individual land use parcels. These
routes will be determined at a later stage of the site development process, but are expected to
include;

+  Loop-Main Entry Connector—The Phase 1 lllustrative Concept {Figure 4.11) indicates
an in-tract {within the parcel) driveway from the Entry Road into the two large EMU
parcels #6 and #7, connecting to the North Loop Road. This minor connector may
also function as a storm drainage easement (see Chapter Six).

- Perimeter Road — The northerly and southerly parking lots would be connected via a
perimeter road to allow maximum parking and circulation efficiency. The perimeter
roadway would likely have a minimal two-lane cross-section between the lots, and
would run along the northern and eastern edges of the Fair parcels, providing intra-
lot circulation and travel between designated parking areas. The roadway will be
gated at both ends of the Fairgrounds to provide for security.

Traffic Calming Features

The Plan Area roadways and intersections would be designed for slow speeds to enhance the
pedestrian envirenment and promote safety. Proposed traffic calming features include:

« Narrow (11-foot) lane widths

+ Curved roadway alignments and short blocks {northern portion)
Traffic control at primary intersections (all-way stops)
Curb extensions at intersections

+  High-visibility crosswalks

- Raised intersection design at certain intersections, including the intersection of the
Entry Road and the Loop Road

Speed humps, while not cutrently envisioned, may be considered for the long straight section of
South Loop Road, should speeds become a problem in this section.

5.2.2 Pedestrian Circulation

Figure 5.10 shows the pedestrian circulation plan. The Plan provides a comprehensive network of
pedestrian facilities, including sidewalks, multi-use paths, and controlled crossings to promote
walking to the site and within the site. All of the primary and secondary roadways on the site

1 Note that Sage Street/Fairgrounds Drive is not currently signalized, but is
programmed to be signalized by the City of Vallejo.
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Figure 5.5: Entry Road Sections

have 10-feot minimum wide sidewalks or multi-use paths on both sides.

Controlled crossings (i.e. regulated by a traffic signal) will be provided across Fairgrounds Drive
at the Main Entry Road intersection and at the Sage Street intersection {(when signalized). High
visibility crosswalks will be provided on afl approaches at the on-site intersections, including Main
Entry Road/Loop Road, Loop Road/Sage-Loop Connector, and Main Entry Road/Main Entry-Loop
Connector.

The Plan proposes a continuous trail loop around the southern area including a along the west
and southern boundaries of the Plan Area along Fairgrounds Channel, along the Fairground Drive
buffer, and through Creek Park. Along with other subsequent permits, the trail along Fairgrounds
Channel will need to be confirmed by relevant agencies,

5.2.3 Bicycle Circulation

Figure 5.11 shows the bicycle circulation plan. Fairgrounds Drive currently has bicycle lanes along
most of the project frontage, although there is a gap in the lanes as shown on Figure 5.3. The STA
project will provide continuous bike lanes on Fairgrounds Drive between SR-37 and Redwood
Parkway. The Plan provides bike lanes or a multi-purpose path on all the primary roadways, Secure
bicycle parking areas will be provided on the Fairgrounds site and on all EMU parcels as they
develop, and on the EC site, The Transit/North Parking Center will also provide a secure bicycle
parking area, and may include other bicycle amenities such as a bicycle repair facility.

5.3 PARKING

5.3.1 Plan Area Parking
Figures 5.12 to 14 illustrate the distribution and phasing of parking within the Plan Area, and

November 9, 2012 107



SOLANO COUNTY

CITY OF VALLEJO

i W FJ
E 7 5
109 ) B 54 g \ " [ e [ w4 J 114 54 8 W0 .
ENTERTAMNMENT.| SIDEWALK ° PARWWAY | OKE * TRAVELLANE ' TRAVELLANE | STREETMIDUN | TRAVELLANE | TRAVELLANE ) BIE | PARKWAY ©  SICEWAX | ENTERTANMENT.
MIXED-USE LE LAk HIXED-USE
50"
1024°
RIGHT OF /AY
SECTION AT NORTH LOOP ROAD Se——,
-
Figure 5.6: North Loop Road Section
it
N i s A e -
4 ; . it [ ;
war [ g4 F-D'l iy’ ) u 12740 \, 1wy ’ o oo
ENTERTANMENT. | SOZWALK | PARMWAY | BKE ' TRAVELLANE ' TRAVELLANE | STREETMEDAN | TRAVELLAME | TRAVELLANE | BKE ) DROPOFF | SIEWALK | ENTERTARVENT.
HINED-USE LAKE . LAME M:XED-USES
wy PLAZA
1oz
RIGHT OF WAY

SECTION AT NORTH LOOP ROAD / FAIRGROUNDS DROP-OFF = = 2
-

b, 1" | 5 e ‘ 1 g \‘ W 1 sy L3 s \»
ENTERTAINYENY  © LANDSCASE BUFFER | WULTIRURPCSE' PARKWAY | TRAVELLANE T TRAVELLANE | STREETWEDIAN ° TRAVELLARE ' TRAVELLAKE PARKYAY * KULTI-PURPOSE]  LAKDSCAPE SUFFER
COMMERCAL PATH PATH
£
24
RIGHT OF WAY
47 4 o [

Figure 5.8: South Loop Road Section

Table 5.1 shows the parking totals by phase and land use type.

In Phase 1, parking facilities would include the existing surface lots and interim parking within
graded pads and other areas that are not yet fully developed with buildings or other uses. Phase
2 parking would be provided by surface lots and the Transit/North Parking Center’s parking
structure. In Phase 3, additional structured parking is proposed to meet parking demand for the
increased development density (see discussion below).

The parking supply is calculated based on the projected demand for the various uses at each
phase of buildout. These parking provisions are subject to a Parking Operations Management
Plan to be prepared by the County and parking agreements between the County and Six Flags
Discovery Kingdom.

The Plan provides parking as follows.

OTHER
PARIGHG
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Public Development Areas Parking

+ Solano County Fairgrounds currently requires parking at levels that vary through the
year, peaking during the County Fair week at about 3,500 spaces accommodated
within on-site lots, most of which are in unpaved parking areas.

+ ThePlan proposes Fairgrounds parking within the North Fair Parking lots and additional
parking, service and loading areas along the northern and eastern perimeter of the Fair
area. In Phase 1, the Fair would also utilize an interim parking area of approximately
seven acres located at the northern portion of the existing golf course. In Phases 2 and
3, the Fair would also utilize Shared Public Parking (see below).

- Shared Public Parking would be used by the Fair and others under the terms of the
County’s Parking Operations Management Plan and parking agreements between
the County and Six Flags Discovery Kingdom. This 24.7-acre area would be developed
as surface parking in Phase 2, replacing the existing goif course and Phase 1 interim
parking. In Phase 3, approximately five acres of the surface parking lot is intended to
be converted to a multi-level parking structure.

The Transit/North Parking Center would provide interim surface parking in Phase 1
and, starting in Phase 2, a parking structure.

»+  On-street parking would be available along both sides of the Entry Road; these
parking lanes can be converted to travel fanes to accommodate heavier traffic during
peak events,

Private Development Areas Parking

+  Entertainment Mixed Use Development should be supplied with parking at five spaces
per thousand square feet for each phase as shown in Table 5.7. Parking would consist
of surface parking within parcel areas. In Phase 3, a parking structure is planned to
allow intensification of development. The parking structure may be located in any
EMU parcel that is not adjacent to the Creek Park.

- This phased increase in parking is intended to provide for buildout and intensification
of uses within the EMU area, with the goal of providing retail-type parking supplies.

»  Entertainment Commercial Development would include surface parking within the
EC parcel for Phase 2, transitioning to a combination of on-site surface parking within
the EC parcel and joint use of Shared Public Parking facilities in Phase 3 (either within
the proposed parking structure or in surface lots) as shown in Table 5.1, These parking
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5.3.2

5.3.3

334

requirements are based on surveys of similar theme park uses indicating that such
parking typically accounts for approximately 40 percent of the site’s acreage.

Structured Parking
Structured parking is proposed as follows:

+  Athree-level parking structure at the Transit/North Parking Center, accommodating
approximately 380 parking stalls (assume 300'x 135'footprint, three levels, 320 square
feet/stall).

A four-level parking structure in the southern end of the Plan Area within the Shared
Public Parking area, accommodating approximately 2,500 parking stalls (assume 400’
x 500 footprint, four levels, 320 square feet/stall).

+ A three-level parking structure integrated into the Entertainment-Mixed Use area,
accommodating approximately 1,000 parking stalls (assume 300'x 360'footprint, three
levels, 320 square feet /stall). Figure 5.14 Land Use and Parking indicates this parking
structure focated at EMU Parcel 6 near the intersection of Fairgrounds Drive and the
North Loop Road; however, it could be located within any EMU parcel(s) located along
North Loop Road (Parcels 4, 5, 6 or 7) but shouid not be located in Parcels 8 or 9 or
adjacent to the Creek Park. The parking structure would allow for intensification of
EMU development from 0.2 to 0.4 FAR and could contain ground-level development
along North Loop Road.

Parking for Nearby Major Entertainment Areas

Parking facilities proposed for the Plan Area are designed to support the viability of the overall
entertainment district, including the sustained operations and potential growth of Six Flags
Discovery Kingdom. The usage and financial terms for parking will be subject to a Parking
Operations Management Plan to be prepared by the County and by parking agreements between
the County and Six Flags Discovery Kingdom.

In addition to parking within Six Flag Discovery Kingdom's own property, parking is available,
subject to a Parking Operations Management Plan and parking agreements between the County
and Six Flags Discovery Kingdom, within the Solano360 Plan Area through each phase, as follows:

- Phases 1a and 1b: Existing surface parking and additional overflow parking within
undeveloped portions of the site.

Phase 2: Shared Public Parking (surface parking)
+ Phase 3: Shared Public Parking (surface parking and South Parking Garage)

In addition to these parking facilities, the project proposes shuttle connections linking parking
facilities, Six Flags Discovery Kingdom, and Plan Area destinations {(see Figure 5,15).

Parking Operations Management Plan

In order to maximize the flexibility of parking throughout the build-out of the project, the County
should develop a Parking Operations Management Plan to provide a mechanism for coordinating
events, facilitating joint-use parking, and addressing offset of scheduling to make full and efficient
use of the planned onsite parking facilities.

A parking management plan would include the following elements:

+ A cooperative use agreement outlining the parking requirements for each use/
operator, including an annual schedule with days and times of day for minimum
parking requirements.
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Designation of parking management staff for each user/operator, along with County
and City liaisons.

+ A process by which the parking management staff and liaisons would meet and
update the parking management plan on a regular basis, including assessing past
performance of the plan and adjusting the pfan to improve operation going forward.

Provision of changeable message signs on-site and at the project entrances to direct
drivers to the appropriate parking area.

» Regular monitoring of parking usage and traffic approach and departure patterns on
peak days, to allow fine-tuning of site wayfinding, traffic management, and parking
management strategies.
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5.4 TRANSIT AND ONSITE SHUTTLE

The Solano360 Vision Report included a 2.5-acre Transit/North Parking Center that incorporates
a structured parking facility (scheduled for Phase 2}. The Plan locates this use in the northern
portion of the site, with access from Sage Street and North Loop Road.

Public transit is promoted as a viable transportation mode choice for those traveling to the Plan
site for employment or entertainment, for the following reasons:

The Plan land uses, along with Six Flags Discovery Kingdom across the street, will
generate high traffic volumes on summer weekends, as well as on summer weekdays
and to a lesser extent on non-summer weekends and weekdays. Transit use can reduce
passenger vehicular traffic approaching and departing the site;

Several transit routes operate in the Plan vicinity and in greater Vallejo, making transit
a reasonable option for a good portion of the potential employment base and visitor
market;

+  As regional travel demand and corresponding congestion grows over time, transit
may become a more desirable choice for travelers, with the growing system of
High-Occupancy Vehicle (HOV) lanes and higher funding levels for sustainable
transportation systems at the state and federal levels.

The Transit/North Parking Center would serve as a bus hub, with pedestrian and bicycle
connections to the rest of the site, The Transit/North Parking Center is located south of Sage Street
and would be accessed directly frem the Sage — Loop Connector Road. Potential bus circulation
routes are shown in Figure 5.15: Transit and Shuttle Routes. Prior to the construction of the Transit
Center (expected in Phase 2), bus service can be accommodated with a stop on the Entry Road or
the North Loop Road.

TheTransit Center could also serve an on-site shuttle that could potentially be coordinated with Six
Flags Discovery Kingdom operations to serve both sites. Figure 5.15 indicates possible routes for
onsite shuttles that could pick up passengers at parking facilities and deliver them to destinations
within the Plan Area and Six Flags Discovery Kingdom.

5.5 OFFSITE TRANSPORTATION IMPROVEMENTS

The off-site roadway and intersection improvements, by phase, are summarized below.

Phase 1

» Contribute funding, based on the Plans proporticnal share of total future traffic,
toward the provision of an exclusive right-turn lane at the intersection of Redwood
Street/I-80 Westbound Ramps/Fairgrounds Drive; alternatively, contribute the same
funds toward the provision of the ultimate improvements planned at this location as
part of the Redwood Parkway/Fairgrounds Drive Improvement Project currently being
planned by the STA.

Phase 2

+ Contribute funding, based on the Plan's proportional share of total future traffic, toward
the provision of improvements at the Fairgrounds Drive/SR 37 Ramps intersections,
which are part of the Redwood Parkway/Fairgrounds Drive Improvement Project,
including:

- Widening the SR 37 Westbound Off-ramp to a four-lane cross section

- Widening Fairgrounds Drive between the two ramp intersections to allow two
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fuli-length southbound left turns at the eastbound ramps intersection and one
full-length northbound left turn at the westbound ramps intersection (including
a transition on southbound Fairgrounds Drive north of the westbound ramps
intersection)

-  Widening the northbound approach to the eastbound ramps intersection to
provide a third northbound lane that feeds directly into a right-turn lane onto the
eastbound on-ramp

Contribute funding, based on the Plan’s proportional share of total future traffic,
toward the construction of the re-configured I-80/Redwood Parkway interchange,
which is part of the Redwood Parkway/Fairgrounds Drive Improvement Project.

Phase 3

+  Contribute funding, based on the Plan’s proportional share of total future traffic,
toward the widening of Fairgrounds Drive along the Plan frontage, which is part of
the Redwood Parkway/Fairgrounds Drive Improvement Project. Specifically, the
improvements include widening the northbound direction to two lanes, with a third
northbound through lane added just south of the South Loop Road intersection,
widening the southbound direction to two lanes; bicycle lanes on both sides, and
sidewalk along the east side of the roadway.

+ Modify the Fairgrounds Drive/SR 37 Eastbound Ramps intersection to add a second
northbound right-turn lane feeding the eastbound on-ramp.

5.6 TRAVEL DEMAND MANAGEMENT

Travel Demand Management refers to strategies to reduce single-occupant vehidle use for trips
to/from the site, which in turn reduces traffic congestion and parking demand. Both of these
effects would significantly benefit the site. Traffic congestion on peak days could be a deterrent to
visitation at all the uses on the site - the Fairgrounds, the Entertainment Mixed Use uses, and the
Entertainment Commerdial uses. Similarly, inability to find a parking space, or back-ups resulting
from the parking being close to fully occupied, wouid also deter visitation, as well as exacerbate
traffic congestion on Fairgrounds Drive. The following travel demand management strategies are
therefore included in the Plan to minimize the traffic and parking generated by the site:

»  Provision of a commuter check benefit to all employees of the Fair, EMU and EC uses,
allowing them to use pre-tax dollars to purchase discounted bus passes;

Designation of separate employee and visitor parking areas, and limitation of the
number of parking spaces available to employees;

+Advertisernent of transit options on the County Fair website and the websites of all
users/operatots in the Plan Area;

Provision of brochures detailing transit options, bicycle routes, and on-site bicycle
parking facilities, at all venues in the Plan Area;

Provision of a use agreement for an off-site parking supply, with shuttie service, for use
by site employees during the peak-use days, for example during the County Fair and
other high-attendance events.

- Discounted tickets to events and venues for off-peak hour admission and/or parking.

- Advertised incentives for weekend use of the downtown Vallejo Ferry and Parking
Garage, with direct shuttle service to the Plan Area.
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EVENTS MANAGEMENT PROGRAM

A Fairgrounds Events Management Program is proposed as part of this Plan to allow an increased
amount of Entertainment Mixed Use development in Phase 1 of the project, without incurring the
need for offsite transportation improvements, The Events Management Program pertains to the
Fair oniy and does not restrict private development uses within the project. The program will be
developed and implemented by the Solano County Fair Association.

The Events Management Program is designed to reduce automobile trips at the summer weekend
late morning peak hour, when the capacity of the existing offsite transportation infrastructure
(especially the SR-37/Fairgrounds Drive interchange) would otherwise be exceeded, resulting in
undesirable traffic congestion. The objective is to insure that automobile trips do not exceed 498
peak hour trips.

Under the Events Management Program, the Fair would stagger starting and ending times for
activities held during the peak summer weekend hours, spreading them out over time in order
to keep trafficimpacts at a baseline condition, For example, a major summertime weekend event
at the Expaosition Hall could not be scheduled at the same time as an event at other Fair facilities.

The following measures apply to summer weekends, from May to October.

+ When Banquet Seating, Assembly Seating, or Trade Show events with estimated
attendance at 75% or higher occupancy are scheduled on weekend days starting
by 1 PM, all other events on-site should have start times staggered by a minimum of
two hours (fater than the Exposition Hall event start time). End times for those events
should also be staggered by at least two hours.

When Banquet, Assembly or Trade Show events with estimated attendance from 50%
-75% occupancy are scheduled on weekend days starting by 1 PM, all other events on-
site should have start times staggered by at least one hour (later than the Exposition
Hall event start time). End times should also be staggered by at least one hour.

+ Non-seated concert events with estimated attendance at 50% or higher occupancy
should not be scheduled to start before 1 PM on weekend days.

- Whennon-seated concert events with estimated attendance below 50% are scheduled
for weekend days starting by 1 PM, all other events should have start times staggered
by at least two hours (later than the concert). End times should also be staggered by
two hours,

In addition to the above guidelines, when multiple venues including the Exposition
Hall are scheduled on summer Saturdays and Sundays, ail events should be staggered
by a minimum of one hour.
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CHAPTER SIX: PUBLIC INFRASTRUCTURE AND
SERVICES

6.1 INTRODUCTION

The construction of onsite and offsite infrastructure improvements will be required to
accommodate proposed development within the Plan Area. The Plan is intended to provide
infrastructure and services that meet City standards and integrate with existing and planned
facilities and connections, without diminishing services to existing residents or businesses within
the City.

This chapter provides an overview of the major utility infrastructure improvements and the
public services needed to serve full build-out of the Plan Area. Utilities addressed include storm
drainage (including grading), potable and non-potable water, wastewater, electricity, natural gas,
telecommunications, wireless communications, and waste management, Services include police
and fire protection. (Transportation and parking infrastructure requirements are addressed in
Chapter 5.)

The major public "backbone” infrastructure improvements are planned to provide services to the
entire Plan Area including both public purpose and private purpose development.

The existing utilities within the fair concourse area will remain in-place, but will be connected to
new “backbone” infrastructure along Sage-Loop Connector Road (water, sewer, storm, electric,
gas, phone, cable). In addition, new utility stubs to the fair parcels will be provided along North
and South Loop Road. The new Exposition Hall, for example, can connect to new utility stubs at the
intersection of North Loop Road and Entry Road and/or to existing utilities within the concourse.
Improvements to existing utilities within the concourse area are not included with this plan.

Major objectives for infrastructure include:
+ Develop practical cost effective solutions that can be constructed in phases.
Provide flexible options that can adapt to market conditions.

Implement solutions that minimize impacts to the environment and maximize
sustainability.

- Details relating to phasing and financing are included in Chapter Seven:
Implementation.

The information is this chapter is informed by the Plan’s conceptual site plans and may be subject
to change as more detailed plans and specifications are developed as part of the design and
development process.

6.2 STORM DRAINAGE AND GRADING

6.2.1 Background and Existing Conditions

Vallejo Sanitation and Flood Control District (VSFCD) provides public stormwater and flood
control protection services for the Plan Area. The City of Vallejo administers stormwater quality
protection through the San Francisco Bay Region Municipal Regional Stormwater National
Pollution Discharge Elimination System (NPDES) permit (the permit is generally referred to as the
MRP),

The Plan Area is located within a 4,600+ acre watershed identified in the VSFCD master plan as
the Lake Chabot watershed. Drainage systems from approximately 3,300 acres of the watershed
converge on the Fairgrounds property and discharge into the “Fairgrounds Channel”. The channel
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6.2.2

wraps around the eastern, southern and western periphery of the Plan Area as shown in Figure
6.1.

Approximately 62 of the 149+ acres within the Plan Area are currently developed with impervious
surfaces including buildings and paved parking lots. Approximately 33 additional acres are
developed with a golf course and equestrian racetrack. The remaining 57 acres are generally
undeveloped. Portions of the undeveloped land are utilized as unpaved parking facilities for fair
events and for overflow parking from Six Flags Discovery Kingdom.,

There are several components related to the existing drainage system within the Plan Area. Major
components include four creeks (North, Central and South Rindler Creek and Blue Rock Springs),
a manmade open channel (Fairgrounds Channel} and Lake Chabot. Other components include
both public and private underground pipe systems,. Public facilities are owned and maintained by
the VSFCD and are located both onsite and offsite, Private facilities are owned and maintained by
the County / Fairgrounds Association and are generally located onsite, The private facilities are not
well documented, but appear to discharge into public facilities.

An understanding of the historical creek systems is important as it relates to the drainage system
and causes of flooding in the Plan Area. The existing public drainage facilities within the Plan Area
revolve around the creek systems that collect water from the much larger watershed to the north,
east and south of the site. The creeks are known as North Rindler Creek, Central Rindler Creek,
South Rindler Creek and Blue Rock Springs. The creeks converge near the Plan Area and discharge
into Fairgrounds Channel prior to discharging into Lake Chabot (see Figure 2.4: Existing Drainage
Pattern and Figure 6.1; Stormwater Exhibit}.

- North Rindler Creek has been diverted into an underground pipe system that crosses
under SR-37 and discharges into Lake Chabot.

Central Rindler Creek has been diverted into a combination of underground pipes, box
culverts and manmade open channels. A pipe/culvert system crosses under 1-80 near
the north end of the existing racetrack and discharges into the Fairgrounds Channel
{the channel flows south along the east property line; then flows west along the south
property line; then flows north along the west property line and eventually crosses
under Fairgrounds Drive and discharges into Lake Chabot).

+ South Rindler Creek has been diverted into a combination of underground pipes,
box culverts and manmade open channels. A pipe system crosses under I-80 near the
south end of the racetrack and discharges into the Fairgrounds channel that connects
to Lake Chabot as described above.

- Blue Rock Springs has been diverted into a combination of pipes, box culverts and
manmade open channels. South of the Fairgrounds property it is an open channel
that flows north through the Newell Mobile Home Park and discharges into the
Fairgrounds Channel {(near the middle of the southern Plan Area).

The Fairgrounds Channel is not capable of containing 100-year flood flows from the offsite creeks
as identified in the VSFCD Storm Drain Master Plan and illustrated on the FEMA flood map (Panel
Number 06095C0440E). Flows overtop the banks and spill onte pertions of the Fairgrounds
property, Rairgrounds Drive, Coach Lane and into the Newell Mobile Home Park. Proposed
improvements to alleviate flooding impacts within the Plan Area are described in Section 6.2.2
of this chapter.

Proposed Stormwater Collection and Conveyance

In conjunction with the preparation of this Plan, VSFCD was consulted to determine existing
system operation, capacity and future infrastructure needs. VSFCD reported that;
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Drainage improvements within the Plan Area should be based on hydrology and
hydraulic calculations documented in the VSFCD Master Plan. The Master Plan contains
an analysis of the upstream watershed including estimates of the peak 100-year flow
rates for North, Central and South Rindler Creek and Blue Rock Springs.

»  Drainage improvements within the Plan Area should lower the maximum hydraulic
grade line (HGL) to elevation 86.0 (NAVDSS) at the confluence of Blue Rock Springs
and the Fairgrounds Channel. Lowering the HGL to elevation 86.0 would be consistent
with recommendations in the VSFCD Master Plan and would help alleviate flooding
along Coach Lane and within the Newell Mobile Home Park area.

The main drainage infrastructure improvements for the project are designed to remove the Plan
Area from the flood plain. The site is currently in the flood plain due to high offsite flows from the
east and south as described in Section 6.2.1. Newell Mobile Home Park to the south of the Plan
Area also has flooding problems due in part to the existing channel conditions. It is therefore
desirable to also improve the flood conditions for the mobile home park. Proposed floodplain
improvements include placing fill material at the northern end of the Plan Area to raise the
ground elevation and enlarging the existing Fairgrounds Channel to contain flood flows at the
southern end of the Plan Area.

Fairgrounds Channel

In order to remove the southern portion of the Plan Area {Phase 2) from the flood plain the existing
Fairgrounds Channel will be widened and deepened, and the existing crossing will be improved
under Fairgrounds Drive. The channel improvements will improve the flooding conditions for the
mobile home park although additional improvements within the park may be required that wiil
not be a part of this project (a separate VSFCD Capital Improvement Project has been identified in
the VSFCD Master Plan far that work).

The proposed cross-section of Fairgrounds Channel includes an eight-foot wide, one-foot deep
meandering low flow “notch”; a 40 to 50-foot wide, two-foot deep low flow channel section; and
a 20 to 50-foot wide, five to seven-foot deep upper level bench. Side slopes are planned at a
minimum of 3:1, but may be flattened to 4:1 where possible. Some slopes may be constructed at
2:1 if approved by VSFCD. The overall depth of the channel varies from 5 to 15 feet. The channel
ranges in overall width from 100+ to 180+ feet at the top of bank as shown on Figure 6.1. Refer to
Chapter Four for design guidelines associated with the channel improvements.

As an option, particularly as it relates to Phase 1 development, the existing levee along the
channel and adjacent to the racetrack may be utilized to protect portions of the Plan Area from
flooding. In order for the levee to be taken into account in its “as-is” condition it wouid need to be
able to be accredited / certified through the Army Corps of Engineers. As of the preparation of this
Plan itis not known if the levee in its current “as-is” condition would meet the design standards. If
the levee cannot meet the design standards it would need to be reconstructed. In any event, the
ievee would not be sufficient to remove the entire Plan Area from the floodplain and the above
described improvements to Fairgrounds Channel would still be required. The [evee in combination
with channel improvements may also be considered as a viable solution, which could potentially
avoid some jurisdictional wetland impacts, but at the same time would make the Plan Area a
“levee protected community”,

The design of the Fairgrounds Channel should be closely coordinated with VSFCD and other
permitting agencies.

Creek Park and Water Feature

Aside from the proposed channel improvements, the multi-purpose water feature within the
Creek Park would be constructed onsite to manage and reduce peak discharges from the Plan
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Area. It would effectively function as a recreational amenity providing a visual focus for the Creek
Park and assoclated trails, a water quality Best Management Practice feature, a detention basin,
and an irrigation source, The water feature would connect to an existing 84" underground pipe
near the northwest corner of the Plan Area,

A primary objective of the water feature is to provide water quality benefits for the project and
improve the water quality of site runoff before that water leaves the Plan Area and enters Lake
Chabot. Some of the potential water quality measures that may be implemented include:

«  Provide sufficient depth and volume of water to control temperature

Construct a flow and depth control device where water leaves the onsite water feature
and connects to a pipe that connects to Lake Chabot

- Line the water feature to avoid impacts associated with the existing high water table
condition. The water feature should be designed to maintain a high quality of water
and the liner should minimize any existing poor groundwater quality water from
mixing with the water feature. In addition, the water feature should be designed to
maintain a minimum depth of water and the liner should minimize fluctuations in
water elevation due to changes in groundwater elevation.

+  Construct sediment control systems
+  Construct trash/debris collection systems
+ Install aeration system in water feature
Connect Plan Area irrigation systems to the water feature to circulate water

+ Provide a make-up water system to maintain water volume due to evaporation losses

Other Improvements

Additional water quality improvements would be constructed throughout the Plan Area such as
biotreatment facilities in order to meet the MRP requirements.

Onsite drainage systems within the streets would be designed in accordance with City and VFSCD
standards. Underground pipes would be designed to accommodate 15-year storm events. Surface
flow in the streets would be designed to accommodate 100-year storm events by directing runoff
toward the water feature or Fairgrounds Channel.

New stormwater pipelines would be constructed in each backbone roadway providing service to
each parcel. Existing public pipelines that traverse the Plan Area would be relocated as necessary
to avoid conflicts with development, Existing pipes with the Fair concourse will remain in use.

Refer to Figure 6.1: Stormwater Exhibit for drainage calculations.

Grading and Seil Conditions

Preliminary geotechnical studies have determined that undocumented fills and soft compressible
materials exist within the Plan Area. The “fill" is associated with the partial filling of Lake Chabot,
which previously extended from its existing eastern bank to the west side of the existing
Fairgrounds racetrack. The undocumented fill may require remedial grading and/or deep
foundations. Additional geotechnical studies to determine the extent and condition of the fill and
the required remediation should be required with future design phases of development.

Groundwater within the area is shallow; therefore, dewatering should be included in the
construction process to allow for deep excavations.

The onsite water feature as described in Section 6.2.2 should be lined to avoid impacts associated
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6.2.4

with shallow groundwater.

Sustainable Practices for Storm Drainage

The onsite water feature would serve to"harvest runoff”to be used onsite for irrigation. Harvesting
and reuse is consistent with Low Impact Development (LID) practices as specified in the San
Francisco Bay Region Municipal Regional Stormwater National Pollution Discharge Elimination
System permit (MRP).

The MRP requires "regulated projects’, of which Solano360 qualifies, to implement at least one
“site design and stormwater treatment requirement”from a specific list of options (MRP Provision
C3.c(}(2)a)). As an example, option (v}, as specified is to “minimize stormwater runoff by
implementing one or more of the following site design measures™

Direct roof runoff into cisterns or rain barrels for reuse.
Direct roof runoff onto vegetated areas.

- Direct runoff from sidewalks, walkways, and/or patios onto vegetated areas,
Direct runoff from driveways and/or uncovered parking lots onto vegetated areas.
Construct sidewalks, walkways, and/or patios with permeable surfaces.

Construct driveways, bike lanes, and/or uncovered parking lots with permeable
surfaces.

The Solano360 project would implement these measures to the extent practical and as required
by the MRP. In particular the Solano360 onsite water feature would effectively function to harvest
stormwater runoff for reuse similar to a cistern or rain barrel.

MRP Provision C.3.c(i)(1) requires “regulated projects” to implement “source control measures” as
follows:

(a) Minimization of stormwater pollutants of concern in urban runoff through measures that may
include plumbing of the following discharges to the sanitary sewer, subject to the local sanitary
sewer agency’s authority and standards:

Discharges from indoor floor mat/equipment/hood filter wash racks or covered
autdoor wash racks for restaurants.

Dumpster drips from covered trash, food waste and compactor enclosures.
+ Dischargesfrom covered outdoor wash areas for vehicles, equipment, and accessories.
+ Swimming pool water, if discharge to onsite vegetated areas is not a feasible option,
Fire sprinkler test water, if discharge to onsite vegetated areas is not a feasible option.

(b) Properly designed covers, drains, and storage precautions for outdoor material storage areas,
loading docks, repair/maintenance bays, and fueling areas;

(c} Properly designed trash storage areas;

(d) Landscaping that minimizes irrigation and runoff, promotes surface infiltration, minimizes
the use of pesticides and fertilizers, and incorporates other appropriate sustainable landscaping
practices and programs such as Bay-Friendly Landscaping;

{e) Efficient irrigation systems; and

{f} Storm drain system stenciling or signage.
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6.3 POTABLE AND NON-POTABLE WATER

6.3.1 Background and Existing Conditions

Public water service for the Plan Area is provided by the City of Vallejo and managed by the City of
Vallejo Public Works Department — Water Division. Private systems located within the Fairgrounds
property are owned, operated and maintained by the County. Under current conditions, adequate
water service is provided. New construction in the Plan Area will result in increased demand for
water service,

Existing public pipelines are located underneath Fairgrounds Drive, Sage Street and Coach Lane.
There are two public water connections and meters to the site. The first is located at the north end
of the site off of Sage Street. The second is located at the south end of the site off of Coach Lane.
Private pipelines exist throughout the Fairgrounds property.

Two non-potable (raw) water systems exist within the vicinity of the Plan Area. One system is
public and is owned, operated and maintained by the City of Vallejo. The pipeline is referred to by
the City as the “Cal-Pac”line. The other system is privately operated and maintained by the County
/ Fairgrounds Association. The pipeline is referred to by the Fairgrounds Association as the “Lake
Chabot”line.

The supply source for the Cal-Pac system is the North Bay Aqueduct (NBA). The NBA is also one
of the City’s potabte water supply sources. The Cai-Pac pipeline runs along the northern property
line of the Fairgrounds site and currently delivers irrigation water to Blue Rock Springs golf course.
The system has been utilized in the past to provide irrigation water to the Fairgrounds Joe Motara
golf course and racetrack. A turnout in the system exists near the north end of the racetrack which
could be utilized for future development on the Fairgrounds property.

The supply source for the Lake Chabot system is Lake Chabot itself and the tributary watershed
area that drains to it. The Lake Chabot system currently provides water to the Joe Motara golf
course through a lease agreement between the City of Vallejo and the Vallejo Golf Club.

The Lake Chabot pipeline extends from Lake Chabot to the Joe Motara golf course near the middle
of the Fairgrounds property. A pump station is located on the southeast shore of Lake Chabot that
delivers water into the pipeline,

6.3.2 Potable and Non-Potable Water Supply and Demand

The City of Vallejo will provide water to the site for domestic use, fire protection, irrigation purposes
and make-up water for the onsite water feature. The total average water demand estimate for
the Plan Area is approximately 97.7 million gallons per year including potable use, irrigation and
evaporaticn losses from the water feature,

6.3.3 Water Treatment, Storage and Distribution

The City of Vallejo will provide treated water to the Plan Area. Non-potable sources may be
available for irrigation and make-up water purposes. Depending on the non-potable water
quality, it is possible that a chlorination and/or filtration system may be required.

A 12" public water pipe currently exists within Fairgrounds Drive, Public water connections aiso
exist at the north end of the project off of Sage Street and at the southern end of the project off
of Coach Lane,

Based on information provided by the City Water Division, development of the Plan Area may
trigger the need for a new 24" pipeline in Fairgrounds Drive from Sage Street to Coach Lane. Water
maodeling should be required with future design stages of the development to determine if the
new 24" pipe is required and when.
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6.4
6.4.1

6.4.2

6.4.3

Water storage tanks exist throughout the City of Vallejo. Based on information provided by the
City Water Division, development of the Plan Area is not expected to trigger the need for any
additional storage.

New potable water and non-potable water pipelines should be constructed in each backbone
roadway providing service to each parcel. The non-potable pipelines should be constructed in
conformance with Title 22 recycled water standards (also sometimes referred to as“purple” pipe).
Existing potable water pipelines with the Fair concourse area will remain in use.

Sustainable Practices for Potable and Non-Potable Water

Measures for water reduction, efficiency and conservation are recommended for development
in the Plan Area as required by the California Green Building Code and recommended in the City
of Vallejo's Urban Water Management Plan. This Plan includes guidelines that are intended to
incorporate water-conserving measures in the design of new development and infrastructure
{see Chapter Four).

Harvesting and reusing stormwater for irrigation along with non-potable water sources are
intended to be used throughout the Plan Area. A non-potable water system is planned within
each backbone roadway. The non-potable system should be installed in accordance with Title 22
standards for recycled water use in the event recycled water becomes available.

The VSFCD prepared a wastewater treatment and reclaimed water feasibility study in 2003. The
study concluded that constructing a city-wide reclaimed water system was not economically
feasible, However, the VSFCD has long term goals of implementing such as system sometime in
the future, Benefits of the system include a reduction in potable water demand as well as reducing
water quality impacts on the Bay associated with wastewater discharge.

WASTEWATER

Background and Existing Conditions

The wastewater conveyance and treatment system for the Plan Area is owned, operated and
maintained by the VSFCD. Public conveyance pipelines are located within public right-of-way or
easements. Private systems are located within the Fairgrounds property and are operated and
maintained by the County / Fairgrounds Association.

The VSFCD treatment plant is permitted to treat up to 15 million gallons per day {mgd), but is
currently only treating approximately9 mgd. Based on discussions with the District Engineer there
is sufficient capacity to treat wastewater generated by future development within the Plan Area.

Based on discussions with the District Engineer it is not likely that any offsite improvements will
be required to convey wastewater to the treatment plant. The VSFCD system model should be
updated to verify pipeline capacity is sufficient during the design stage of the infrastructure.

Wastewater Generation & Treatment

The total average wastewater generation estimate for the Plan Area is approximately 53.0 million
gallons per year (0.15 mgd).

VSFCD has adequate treatment capacity to accommodate development of the Plan Area.

Wastewater Collection and Conveyance

New wastewater pipelines should be constructed under each backbone roadway providing
service to each parcel. New facilities located within the public right-of-way or within public
easements should be owned and operated by VSFCD. Existing public pipelines that traverse the
Plan Area should be relocated as necessary to avoid conflicts with development.
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6.4.4 Sustainable Practices for Wastewater

6.5

6.5.1

6.5.2

6.5.3

6.6

Water reduction, efficiency and conservation measures should be implemented throughout the
Plan Area in order to save potable water and reduce wastewater generation. Reducing wastewater
flows improves water quality in the Bay by reducing the amount of discharge into the Bay and
helps reduce energy requirements associated with treatment and pumped conveyance.

Reclaimed wastewater facilities may be installed under surface parking areas within the Plan
Area; this use is included as a permitted use in Section 3.5.

ENERGY AND TELECOMMUNICATIONS

Background and Existing Conditions

Primary power to the Plan Area is currently provided by Pacific Gas & Electric (PG&E) at the
north end of the site. An overhead PG&E power line crosses Highway 37 and connects to PG&E
transformers behind the “County Building". The power system leaving the transformers is a private
system maintained by the County / Fairgrounds Assaciation. The system consists of both averhead
and underground facilities.

An additional power source is located at the south end of the site that provides power to the
highway signs along I- 80.

Underground joint trench facilities exist in Fairgrounds Drive. It is anticipated that power will be
provided to the proposed development from these facilities.

AT&T telephone facilities exist both underground and overhead throughout the site,

A 12"steel gas transmission pipe runs through the site. A gas regulation station is located near the
existing Administration Building, which reduces the transmission pressure down to distribution
pressure. Distribution pipes are located throughout the site. It is anticipated that a majority of the
transmission pipe will need to be relocated as part of the proposed development.

Etectricity and Natural Gas

Natural gas and electricity will be provided to the Plan Area by PG &E. Additional development
and build-out of the project as envisioned in this Plan will increase the demand for natural gas
and electricity. As noted above it is anticipated that a majority of the existing gas transmission
pipe that traverses the Plan Area will need to be relocated.

Telecommunications

Telecommunication and cable service for the Plan Area will be provided by AT&T and CableCom.
Additional development and build-out as envisioned in this Plan will increase the demand for
telecommunication and cable service.

PUBLIC SAFETY

Police and fire protection will be provided by the City of Vallejo. A separate Fiscal Impact Analysis
has been prepared by Goodwin Consulting Group for the Solano360 Plan. The Fiscal Impact
Analysis indicates that the Plan Area will generate sufficient revenue in each Phase to cover Police
and Fire Protection costs.
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CHAPTER SEVEN: IMPLEMENTATION AND
ADMINISTRATION

7.1 INTRODUCTION

This chapter sets forth the planned strategies and actions to be undertaken by the County and
City in order to achieve the proposed high quality Private Purpose Area and Public Purpose Area
development envisioned in the Plan.

7.1.1 Purpose of the Plan
As described in Chapter One, this document serves a dual purpose:

For the County, this document serves as a master plan to guide improvements to
the Public Purpose Areas, as shown on Figure 1.2. These areas, consisting of the Fair,
Major Roads, Shared Public Parking, Creek Park, Fairgrounds Channel, and Transit/
North Parking Center, will be exempt from the City’s land use authority as long as they
are utilized for a public purposes, These areas will be subject to the provisions of the
County’s process for development review, as well as approvals required from other
agencies as described below,

For the City, this document serves as a Specific Plan and Planned Development Master
Plan within the meaning of Vallejo Municipal Code (VMC) Chapters 16.104 and 16.116
to guide development of the Plan Area. Private Purpose Areas, consisting of the
Entertainment Mixed Use and Entertainment Commercial parcels (as shown on Figure
1.2: Public & Private Purpose Areas), are subject to the provisions of this Plan and must
be consistent with all City codes, regulations, policies and guidelines.

7.1.2 Definition of Public Purpose Areas

Public Purpose Areas, which are owned by the County and utilized for a public purpose, are
exempt from City land use authority. Upon adoption of this Plan, the City and County shall enter
into an agreement that will establish a process to categorize future uses not contemplated in this
Plan into Public Purpose ar Private Purpose Areas.

The County intends to construct the Major Roads according to City standards and dedicate them
to the City as public rights-of-way when complete,

Requirements and procedures for development of publicand private areas, as well as coordination
between the agencies, are outlined below.

7.2 DEVELOPMENT STRATEGIES FOR PUBLIC AND PRIVATE AREAS

The County and City intend to take actions to create an environment that is conducive to private
investment through by:

(1) Establishing land use regulations through adoption of the Specific Plan and Master Plan
and amendments to the General Plan and City of Vallejo Municipal Code, including specific
development standards;

(2) Certifying environmental review for the proposed project; Approving a financing plan for
public infrastructure, and financing /implementing initial public facilities and infrastructure
in order to create the high quality character of the area and a sense of place; and

(3) Vesting of development rights and entitlements through Development Agreement and
land use process;
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(4) Establishing a simple and expeditious project approval process for proposed private
development consistent with the adopted Plan.

The County and City will also undertake actions outlined in this section to assure that there is an
implementation process in place that provides for certainty and consistency related to approval
of proposed public and private development actions consistent with the adopted Plan.

Insummary, the Solano360 development strategy assumes that the County will have the following
Property Owner responsibilities in addition to any set forth in the Conditions of Approval.

The County and City will enter into a Development Agreement/Implementation MOU.

- The County may issue an RFP for a single Developer or multiple Developers for the
site. Such agreement(s) may include a ground lease of land.

The County, or its Developer(s), will have responsibility for constructing all "horizontal
development” (including grading, roads, and utilities) necessary to serve the Plan
Area. Major roads will be built by the County and dedicated to the City of Vallejo once
constructed to City standards.

« The County, or its Developer(s), will have responsibility for the preparation of finished
pads for the EMU and EC parcels.

The County, or its Developer{s), may seek others to develop the vertical buildings on
the EMU and/or EC parcels, or may “build to suit” (develop, maintain and manage).

+ The County, or its Developer(s), will sub-lease the EC and EMU parcels.

EC and EMU end-users will build vertical improvements, or the County, on its own or
through its Developer(s), will build-to-suit.

COUNTY-CITY AGREEMENTS

Subsequent to or concurrent with the certification of the EIR and adoption of the Plan, the County/
Fair Association and the City will enter into agreements necessary for successful implementation
of the Solano360 Project, including the respective authorities, responsibilities and coordination
among the parties regarding proposed public facilities and infrastructure, proposed public and
private development and project management responsibiities. It is the intent of the County and
City to have these agreements finalized prior to proactively seeking interest from prospective
private development interests.

These agreements are expected to include, but are not necessarily limited to the following, which
may be combined into one master agreement between the City and the County.

Implementation Memorandum of Understanding (MOU)
The Implementation MOU will address;

+  Planning, design, financing, installation, and maintenance of public facilities and
infrastructure,

Public and private development approval processes, including applicable design
review,

Provision and financing of public services to serve the proposed public and private
development,

Process for solicitation and selection of a private developer (Master Developer) for
the Private Purpose Area development, including the disposition of County-owned
property.
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- Execution of necessary deeds between the City and the County necessary to clear title
for the Private Purpose Areas.

Resolution of disputes between the City and County regarding whether a proposed
land use is a private or public use.

Construction, inspection, maintenance, operation, repair, and process for dedication
of public rights-of-way.

- Ongoing project management.

7.3.2 Development Agreement

The County and the City intend to enter into a Development Agreement regarding the Plan Area.
The terms of that Agreement would be binding upon any Developer with whom the County
subsequently contracts.

Section 65864 et seq. of the California Government Code empowers a public agency to enter
into a Development Agreement with any entity having control over real property if that entity
has an intention to develop that property. Development agreements are contracts established
between the agency that approves entitlements for private development (in this case, the City)
and the entity proposing the project (in this case, the County). In most situations, a developer
or similar interested party negotiates an agreement with the City where both sides commit to
a series of actions directly related to a proposed development intended to be implemented or
accomplished over a stipulated period of time. Under development agreements, changes in
policies governing land uses, intensity of development and the like which occur after approval
of a development agreement typically do not affect the property which is the subject of the
development agreement, The property owner therefore has a vested right to develop its property
in accordance with the provisions of its development agreement.

Development Agreements with property owners and developers may be used to implement
the Plan, assure financing and construction of needed public utilities and infrastructure, assure
dedication of land for public street right-of-way, public open space and other public purposes,
assure compliance with requirements for development pursuant to development constraints,
and provide for continuity of implementation of the Plan. Development agreements also may
include project phasing and completion schedules, plans for financing of public infrastructure
improvements, including any anticipated public financing, adjustments and credits to regulatory
fees and development impesitions to account for the making of dedications or improvements in
excess of the project’s “fair share”,

Development agreements for projects within the Plan Area must be consistent with the Plan. As
required by State Law, the Specific Plan/Master Plan is consistent with the City's General Plan and
therefore the development agreements will also be consistent with the General Plan.

Development agreements are subject to approval by an ordinance of the City Council because
they are a legislative act, Accordingly, development agreements are subject to the public hearing
process, including review and recommendation by the City Planning Commission, prior to being
adopted by the City Council.

The Development Agreement between the County and the City may address:

- Vesting of development rights consistent with the provisions of the adopted Plan for
the designated Private Purpose Areas. This will provide assurances to the County and
end-users that the type and extent of development envisioned in the Plan is vested
so that the County can pursue development of the designated Private Purpose Areas
consistent with the provisions of the adopted Plan.
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Creation and adoption of specific design standards for the Plan Area.

+ Phasing, timing and financing for installation of public infrastructure necessary to
serve build-out of the Plan Area.

Type and extent of development impact fees and other fees to be assessed on
proposed Private Purpose Area and Public Purpose Area development,

Cost and Revenue Sharing Agreement

A cost and revenue sharing agreement will be executed by the City and County. The agreement
will address:

Revenues that will be generated by the Plan Area for the benefit of the County, City
and Fair Association.

Costs that will be incurred by the County, Fair and City for public services related to
the Plan Area,

+  Funding for the Plan Area infrastructure.
Responsibility for provision of public services to serve the Plan Area.

Other Plan Area cost and revenue matters.

REGULATORY AND REVIEW PROCESSES - PRIVATE PURPOSE AREAS

The Plan sets forth the areas which are currently planned to be used for Public Purpose uses as
well as those which are planned to be for Private Purpose uses. The Plan sets forth these areas as
well as the entitlement process that applies to implementation of Private Purpose uses within the
currently planned Private Purpose Areas by the City of Vallejo. In the future, if new or additional
uses that have not been considered in this Plan are proposed, City staff and County staff will
collaborate in determining whether the proposed use is consistent with this Plan or whether it
requires a minor amendment or amajor amendment (See VMC 16.116.140). Private uses proposed
within an area currently designated as ‘public’ by this Plan will be subject to the City's land use
authority. Any disputes between the County and City will be addressed hy a dispute resolution
process established in the Implementation MOU,

Relationship to General Plan

The Solano360 Plan establishes policies that will govern future uses and development in the
Plan Area and further implement the policies of the City’s General Plan. As required by California
Government Code section 65454, Plan is consistent with the land use policies and objectives
contained in the City of Vallejo's General Plan, as amended to incorporate the Land Use Map and
specifications included in this plan.

The following represents a summary of General Plan Amendments required for Solano360 Plan
approval by the City of Vailejo. The complete version of the text amendments can be found in
Appendix C.

+ Amendment to the General Plan Land Use Element and Land Use Map establishing
a new Commercial Recreation land use designation for the Plan Area to replace the
existing Community Park designation.

Amendments to the summary section of the General Plan text pertinent to the
Solano360 Plan.

+  Amendments to various elements of the General Plan text establishing new goals
and policies specific to the Solano360 Plan Area for Urban Design, Commercial
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Development, Transit, Non-Motorized Transportation, and Economic Development.

Zoning

This Plan serves to convert the existing Solano County Fairgrounds property to the City of Vallejo
Zoning Designation of Mixed-Use Planned Development (MUPD). The City’s Planned Development
(PD} s both a zening district and project development process that allows for flexible application
of zoning regulations. The PD process facilitates the development or redevelopment of land
which, because of special circumstances, would be difficult to develop through conventional
zoning ordinance regulations.

Where there are conflicts between the Plan and the Vallejo Municipal Code, the Plan policies and
regulations will apply. Where the Plan is silent, the VMC will apply.

To ensure consistency between the VMC and this Solano360 Plan, the following will be added to
VMCTitie 16 - Zoning:

16.116.036 — Solano360 Spacific Plan/Master Plan,

A Specific Plan for the existing Solano County Fairgrounds shall be prepared to serve as
the zoning ordinance for these properties. The Specific Plan shall serve as a Master Plan
and shall contain the elements described in Section 16.116.040 applicable to the reuse of
these properties as well as an implementation program for subsequent zoning actions.
Where the Specific Plan is silent, the Vallejo Municipal Code shall apply

16.116.078 - Solano360 Unit Plans,

Unit plans for reuse and development projects shall be prepared consistent with the
policies, standards and implementation program in the Solano360 Specific Plan.

Specific Plan Amendments

The City's Charter authorizes the City to amend a Specific Plan or Master Plan as often as deemed
necessary by the legislative body. Plan amendments will be processed in the same manner as a
General Plan amendment pursuant to Title 16 of the Vallejo Municipal Code,

The City may amend the Plan by exercising their land use authority at any time pursuant to
16.116.140 of the City’s Code in consultation with the County and as needed for successful
implementation of development projects within the Private and Public Purpose Areas. The City
and the County may choose to contractually limit this authority by executing a Development
Agreement as referenced in Section 7.3.2 above.

Subsequent Project Entitlements

The Plan has been prepared to include basic land use entitlements and development standards
for the Plan Area. Once the Plan has been approved, development of the Plan Area will proceed
and further development approvals and design guidelines will be provided as described below.

Unit Plans

As set forth in Section 16.116.030 of the City of Vallejo's Zoning Ordinance, the Plan serves as a
“Master Plan” for each parcel. The Master Plan represents the overall concept for the proposed
project and is intended to give the City a comprehensive illustration of the intent and purpose of
the Plan Area development.

Master Plans are implemented through Unit Plans which describe the specific design and uses
for the project as proposed conceptually in the Master Plan and give the City a more refined and
detailed description of structures, landscaping, design features and uses within a particular part
of the project.
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Accordingly, future private development within the Plan Area will be processed through the City
of Vallejo consistent with the following provisions,

Per Section 16,116 of the City of Vallejo’s Zoning Ordinance, a Unit Plan for the
development within the Plan Area shall be prepared consistent with this Plan.

Upon a finding by the Planning Manager that the uses contemplated by a Unit Plan
application are substantially consistent with the provisions of the Plan and provided
that no subdivision map or major use permit is required for the Unit Plan, such Unit
Plan application will be acted upon by the Planning Division All property owners
within 200 feet of a project under administrative review (staff-level} will be notified.
The applicant or any party adversely affected by the decisions of the Planning Manager
shall have the right of appeal from such decisions within the time and in the manner
prescribed by Chapter 16.102 of the City of Vallejo's Zoning Ordinance.

With respect to Unit Plan applications for parcels that also require action on a tentative
or vesting tentative subdivision map or that include action on a major conditional
use permit, the Planning Division shall forward the Unit Plan application to the
Planning Commission {PC) for final action. All property owners within 500 feet of a
project under PC review will be notified of the pending PC action. The applicant or
any interested party shall have aright to appeal as prescribed by Chapter 16.102 of the
City of Vallejo's Zoning Ordinance.

Subdivision Maps

Any proposed subdivision of property within the Private Purpose Area will be subject
to applicable City of Vallejo subdivision ordinance provisions, requirements and
procedures,

Tentative Maps or Vesting Tentative Maps for subdivision of property wil! be reviewed
by staff and approved by the Planning Commission.

Final Maps for subdivision of property will be reviewed by staff and approved by the
City Council.

Additional Actions
Additional future actions may include, but not be limited to, the issuance of:
Grading and building permits
Improvement plans
Landscape and irrigation plans
Will-serve letters for potable water
Minor Use Permits
Sign Permits
Administrative Permits (accessory structures and temporary activities)

Any other permits or approvals as required by the VMC.

7.5 REGULATORY AND REVIEW PROCESSES - PUBLIC PURPOSE AREAS

The provisions that apply to implementation of Public Purpose Areas will be the primary
responsibility of the County.
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County Approvals

Upon certification of the Solano360 Specific Plan EIR discussed in Section 7.7 below, no further
environmental review of the Public Purpose Areas will be needed, except as may be required
under CEQA (see Section 7.7.1).

County will engage the services of necessary design professionals to prepare the plans and
specifications for the Public Purpose Areas, including the Fair, Major Roads and Fairgrounds
Channel in full compliance with applicable building codes, ordinances and other regulatory
authorities. The County’s Department of Resource Management - Building Division will oversee
plan review and applicable building and grading permits. The County’s Building Division will
ensure compliance with all applicable laws, codes, ordinances, rules or regulations of affected
governmental agencies, such as the City of Vallejo Fire Marshall and Vallejo Flood & Sanitation
District, affecting the construction.

Any future modifications to the land use plan contained in this Plan will be presented
to the City for determination of conformity to the City’s General Plan in accordance
with California Government Code section 65402,

Other Agencies

A number of other agencies in addition to the City of Vallejo will serve as Responsible and Trustee
Agencies. The EIR will provide environmental information to these agencies and other public
agencies, which may be required to grant approvals or coordinate with other agencies, as part of
project implementation.

As described in more detail in the EIR, these agencies may include but are not limited to the
following.

U.S. Fish and Wildlife Service (USFWS)

U.S. Army Corps of Engineers (USACE)

California Department of Fish and Game (CDFG)

California Department of Transportation (Caitrans)

San Francisco Regional Water Quality Control Board (RWQCB)
Bay Area Air Quality Management District (BAAQMD)
Greater Vallejo Recreation District (GVYRD)

Vallejo Sanitary and Flood Control District (VSFCD)

INFRASTRUCTURE FINANCING

The Plan studies include a Public Facilities Financing Plan (PFFP) and a Fiscal Impact Analysis.
Executive summaries of these reports are provided as Appendices B and C. Full reports are
available separately, In summary:

PFFP: The Solano360 Specific Plan Public Facilities Financing Plan (PFFP) evaluated the ability
of Plan land uses to fund required public facilities. It identified appropriate financing tools and
aligned them with those public facility needs, providing a long-term forecast of the financial
burdens associated with providing infrastructure to the Solano360 project. The PFFP serves as a
blueprint to guide subsequent individual development applications and will ensure that future
development conforms to the financial strategies outlined in this plan.

Fiscal Impact Analysis: The Solano360 Specific Plan Fiscal Impact Analysis evaluated the potential
recurring fiscal impacts to the City and County resulting from devefopment of the Solano360
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project. The fiscal impact analysis compared the annual costs associated with providing public
services against the annual revenues that will be generated by the proposed development to
determine the net fiscal impact.

7.7 COMPLIANCE WITH CEQA

The Solano360 Specific Plan EIR has been prepared in accordance with the California
Environmental Quality Act (CEQA) to evaluate the potential environmental impacts associated
with implementation of the Specific Plan (State Clearinghouse No. 2011092067). The purpose of:
the EIR is to inform decision makers, representatives of affected and responsible agencies, the
public, and other interested parties of the potential environmental effects that may result from
implementation of the proposed project.

The County served as Lead Agency for the EIR. The Solano360 Specific Plan EIR serves for
environmental clearance on County and City approvals.

7.7.1 Additional Environmental Review

Proposed private and / or public development may require additional environmental review and
documentation in accordance with CEQA depending on the extent of consistency of the specific
proposed development to the type / extent of development analyzed in the Specific Plan EIR. The
determination as to the need for additional environmental review will be made by the City in the
context of the regulatory review process for Private Purpose Area development, and the Countyin
the context of the regulatory review process for Public Purpose Area development.
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ATTACHMENT 2

CITY OF VALLEJO PLANNING COMMISSION

RESOLUTION NO. 13-07

RESOLUTION OF THE VALLEJO PLANNING COMMISSION RECOMMENDING THAT
CITY COUNCIL APPROVE A DEVELOPMENT AGREEMENT BETWEEN THE CITY OF
VALLEJO AND THE COUNTY OF SOLANO FOR THE SOLANO360 PROJECT

BE IT RESOLVED by the Planning Commission of the City of Vallejo as follows:

WHEREAS, the County of Solano (“County™) owns the property commonly referred to as the
Solano County Fairgrounds located wholly within the City of Vallejo, comprising approximately
149.1 acres of land; and

WHEREAS, on July 11, 2003, the County, City, and the Solano County Fair Association entered
into a Memorandum of Understanding acknowledging that the three entities share a common
vision for the revitalization of the Property and recognizing the need to reach agreement
regarding the planning and permitting process for the redevelopment of the Fairgrounds project;
and

WHEREAS, pursuant to the 2003 MOU, the Parties agreed that the primary focus of the Project
was the renovation and revitalization of the County Fair but the location of the Property also
afforded the Parties with an opportunity of developing new, supportive commercial,
entertainment and recreation-related uses; and

WHEREAS, the Parties agreed to develop the Project Vision based on the following jointly-
adopted Guiding Principles:

a. Generate revenues for Solano County and the City of Vallejo, create jobs
and ensure long-term economic sustainability;

b. Establish a unique place with an unmistakable identity that serves as a
destination for visitors as well as a pedestrian-friendly, community gathering place;

C. Explore a mix a complementary land uses, including retail, commercial,
hospitality, recreational, residential, family and youth-oriented, educational and civic uses that
seamlessly integrate with the “Fair of the Future”;

d. Explore increased physical connectivity and synergy with Six Flags
Discovery Kingdom, downtown Vallejo, the waterfront and other existing commercial
operations;

e. Provide pedestrian, bicycle, vehicular and transit facilities that foster
access to, from and within the site;



, £ Incorporate sustainable and green principles in all aspects of the
development; and

WHEREAS, on March 10, 2009 the parties concurrently terminated the 2003 MOU and entered
into a new Memorandum of Understanding (“2009 MOU™) that established the respective roles
of the County and the City with regards to their cooperative effort to develop a Project Vision for
the redevelopment of the County Fairgrounds; and

WHEREAS, since 2009, the parties amended and restated the 2009 MOU twice to articulate the
parties’ shared commitment to implement the Project Vision in an expeditious manner and
further clarify the respective roles as such relates to the private development areas of the Project;
and

WHEREAS, in order to successfully develop a coordinated Project Vision, the parties
established the Solano360 Committee which included two representatives from the Board of
Supervisors and the Mayor and two members from the City Council to provide policy direction
throughout developing the Project; and

WHEREAS, the Project has culminated in the Solano360 Specific Plan/Master Plan, as approved
by the County on February 26, 2013 as its master plan for the coordinated development of the
Property pursuant to its authority as landowner and project proponent; and

WHEREAS, the Project was the subject of an environmental impact report (EIR) prepared under
the California Environmental Quality Act (CEQA) (set forth in Public Resources Code §§ 21000
et seq.) which was certified by the Board of Supervisors, acting as the lead agency, on February
26, 2013. The City acted as a responsible agency as defined by Public Resources Code § 21069.
‘The EIR analyzed the identified environmental impacts for significance as associated with the
incremental change in intensity and distribution of land uses pursuant to the Project. The County
also adopted a Mitigation Monitoring and Reporting Program (MMRP) for the Project; and

WHEREAS, pursuant to California Government Code Section 65864 et seq. and Title 17, Part II
of the City of Vallejo Municipal Code, the City is authorized to enter into an agreement for the
development of real property with any person having a legal or equitable interest in such
property in order to establish development rights in such property. The purpose of the
Development Agreement Statutes is to authorize municipalities, in their discretion, to establish
certain development rights in real property for a period of years regardless of intervening
changes in land use regulations; and

WHEREAS, the complexity, magnitude and long-term build out of the Solano360 Project and
site area would not be feasible if the Parties had not agreed to work cooperatively to provide a
sufficient degree of certainty in the land use regulatory process to justify the County’s and/or
City’s substantial financial investment associated with development of the Private Purpose Areas
of the Project; and

WHEREAS, the Planning Commission recommends that the City enter into this Agreement to
establish development rights for the Private Purpose Areas, as authorized by the Development
Agreement Statutes and to facilitate the process of planning, financing and proceeding with



construction of the Project and promote the achievement of the private and public objectives of
the Project; and

WHEREAS, as a material inducement for City to enter into this Agreement, County has agreed
to construct or cause the construction of certain on site Infrastructure Improvements and
participate in the funding of certain off-site Infrastructure Improvements described in this
Agreement within the time set forth herein; and

WHEREAS, County plans to develop the Project in multiple phases, as described in the
Solano360 Specific Plan/Master Plan and EIR; and

WHEREAS, the County intends that the cost of providing City services to the Project, including
police, fire, parks and streetscape, landscape and lighting maintenance, repair and replacement,
be fully recouped from City taxes and fees generated from the Project. County agrees that City
would not enter into this Agreement if City’s reasonable costs in providing services were not
covered in full by the revenues generated by the Project; and

WHEREAS, the Parties recognize and acknowledge that the Solano360 Specific Plan Public
Facilities Financing Plan contemplates and recommends that the County issue six Certificates of
Participation and three Capital Appreciation Bonds to fund the Public Use Area share of facilities
and infrastructure and to initially fund a portion of the Private Use Area share of facilities; and

WHEREAS, the City and the County wish to enter into a revenue sharing agreement, whereby
the City will contribute a portion of its revenue from the Project area to the County to assist with
the County’s financing of the Project; and

WHEREAS, except for the potential creation of a Community Facilities District, the
Development Agreement does not require the City to make any commitment to issue debt, or be
liable to a third party, including a Certificate Holder on any Project Financing issued by the
County, for debt service payments; and

WHEREAS, as proposed, the Agreement will not be detrimental to the health, safety and general
welfare, nor will it adversely affect the orderly development of the Solano County Fairgrounds
or the preservation of property values in the Fairgrounds area, in that the Development
Agreement will: (a) require that development of the Private Purpose Areas of the Fairgrounds
conform with the all ordinances, resolutions, regulations, standards, and specifications existing at
the time of approval of the Agreement and applicable to the Project, including the Vallejo
General Plan, Zoning Ordinance, and Solano360 Specific Plan; (b) allow new City laws and
regulations which are reasonably necessary to protect the public health and safety to be applied
to the project; (c) result in development that will eliminate blighted conditions in the project
areas; (d) result in the extension of public infrastructure to support the planned uses; (e) provide
for the development of the Fairgrounds according to the principles of the Vision Plan; (f) provide
revenues to the City in the form of taxes and fees; and (g) provide the public benefits set forth
above.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission hereby
recommends that the City Council approve Development Agreement # , as presented



in the Development Agreement By and Between the City of Vallejo and the County of Solano,
for the Solano360 Project provided herein as Exhibit A to Attachment 2.
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DEVELOPMENT AGREEMENT
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AND
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DEVELOPMENT AGREEMENT

THIS DEVELOPMENT AGREEMENT ("Agreement') dated for reference
purposes as of , is entered into between COUNTY OF SOLANO, a
political subdivision of the State of California ("County"), and the CITY OF VALLEJO, a
California municipal corporation ("City'"). County and City are sometimes referred to
individually as a "Party" and collectively as " Parties."

RECITALS

A. County represents that it owns the property commonly referred to as the
Solano County Fairgrounds located wholly within the City, comprising approximately
149.1 acres of land (“Property)”.

B. On July 11, 2003, the County, City, and the Solano County Fair Association
(“SCFA”) entered into a Memorandum of Understanding (the “2003 MOU)
acknowledging that the three entities share a common vision for the revitalization of the
Property (“Project Vision™) and recognizing the need to reach agreement regarding the
planning and permitting process for the redevelopment of the Fairgrounds project
(“Project™).

C. Pursuant to the 2003 MOU, the Parties agreed that the primary focus of the
Project was the renovation and revitalization of the County Fair but the location of the
Property also afforded the Parties with an opportunity of developing new, supportive
commercial, entertainment and recreation-related uses.

D. The Parties agreed to develop the Project Vision based on the following
jointly-adopted Guiding Principles:

(1) Generate revenues for Solano County and the City of Vallejo, create
jobs and ensure long-term economic sustainability;

(2)  Establish a unique place with an unmistakable identity that serves as
a destination for visitors as well as a pedestrian-friendly, community gathering
place;

(3) Explore a mix a complementary land uses, including retail,
commercial, hospitality, recreational, residential, family and youth-oriented,
educational and civic uses that seamlessly integrate with the “Fair of the Future™;

(4)  Explore increased physical connectivity and synergy with Six Flags
Discovery Kingdom, downtown Vallejo, the waterfront and other existing
commercial operations;

(5)  Provide pedestrian, bicycle, vehicular and transit facilities that foster
access to, from and within the site;



(6) Incorporate sustainable and green principles in all aspects of the
development.

E. On March 10, 2009 the parties concurrently terminated the 2003 MOU and
entered into a new Memorandum of Understanding (“2009 MOU™) that established the
respective roles of the County and the City with regards to their cooperative effort to
develop a Project Vision for the redevelopment of the County Fairgrounds.

F. Since 2009, the parties amended and restated the 2009 MOU twice to
articulate the partnership between the member agencies and the shared commitment to
implement the Project Vision in an expeditious manner and further clarify the respective
roles as such relates to the private development areas of the Project.

G. In order to successfully develop a coordinated Project Vision, the parties
established the Solano360 Committee which included two representatives from the Board
of Supervisors and the Mayor and two members from the City Council to provide policy
direction throughout developing the Project.

H. The term of the 2009 MOU was for a period of five years from the date of its
execution or upon the execution of a mutually acceptable development agreement between
the County and a developer, whichever was to have occurred first.

L The Parties have agreed that approval of this Agreement satisfies the
development agreement contemplated in the 2009 MOU, as subsequently amended, and
with its execution of this Agreement, the 2009 MOU is terminated and any outstanding
obligations are incorporated in this Agreement.

J. The Project has culminated in the Solano360 Specific Plan/Master Plan, as
approved by the County on February 26, 2013 ("Solano360 Specific Plan/Master Plan")
as its master plan for the coordinated development of the Property pursuant to its authority
as landowner and project proponent, and as adopted by the City on May 14, 2013 pursuant
to City’s land use and regulatory authority, and as more particularly shown in Exhibit “A”,

K. Areas of the Project that are proposed to be used for primarily County or
fairgrounds related, public, governmental purposes are referred to as “Public Purpose
Areas.” Areas of the Project that are used for public and/or governmental purposes are
exempt from the City’s land use authority. Public Purpose Areas do not include easements,
facilities, public rights-of-way, or other areas controlled by the City, public utilities, or
agencies other than the parties once dedicated for such use.

L. Areas of the Project that are proposed to be used for primarily private,
proprietary, or revenue-generating purposes are referred to “Private Purpose Areas.”
Private Purpose Areas are subject to the City’s land use regulations and authority. Private
Purpose Areas include those areas of the Property that will be leased by the County to
private entities for primarily private, revenue generating purposes and are subject to the
City’s land use authority regardless of their geographical location in the Project.



M. The Project was the subject of an environmental impact report ("EIR")
prepared under the California Environmental Quality Act ("CEQA") (set forth in Public
Resources Code §§ 21000 ef seq.) which was certified by the Board of Supervisors, acting
as the lead agency, on February 26, 2013 (“FEIR”). The City acted as a responsible agency
as defined by Public Resources Code § 21069. The EIR analyzed the identified
environmental impacts for significance as associated with the incremental change in
intensity and distribution of land uses pursuant to the Project. The County also adopted a
Mitigation Monitoring and Reporting Program ("MMRP”} for the Project. On or about
April 29, 2013, the Vallejo City Planning Commission reviewed and considered the
Solano360 Specific Plan/Master Plan governing the land use policy and development
process in accordance with Vallejo Municipal Code (“VMC™), Title 16.

N. On or about May 14, 2013, the City Council adopted the Solano360 Specific
Plan/Master Plan governing the land use policy and development process as an ordinance in
accordance with VMC, Title 16.

0. The City, acting as a responsible agency, and in connection with the
adoption of the Specific Plan/Master Plan, relied upon the FEIR for purposes of CEQA
review for the approvals granted for development of the Private Purpose Area.

P. Prior to or concurrently with approval of this Agreement, City has approved
various legislative and/or discretionary actions in connection with the development of the
Project on the Private Purpose Areas. These approvals include:

(1)  the General Plan Amendment

(2)  the Zoning Ordinance Amendment

3) the Vesting Tentative Map

(4)  the Specific Plan/Master Plan and Design Guidelines

The approvals and development policies described in this Recital P are collectively
referred to herein as the "EXxisting Project Approvals®.

Q. Subsequent to approval of this Agreement, certain future applications
("Future Project Administrative Applications") will be required by the City in order to
facilitate the development of the Private Purpose Areas. The Future Project Applications
are ministerial or administrative, and may include, without limitation, design review
approvals, building permits, unit plans that are consistent with the Specific Plan/Master
Plan, grading permits, sewer and water connection permits, certificates of occupancy, any
other ministerial or administrative applications, and any amendments to, or actions
repealing of, any of the foregoing. To the extent there are additional discretionary, non-
administrative applications required by the City, such as lot line adjustments, or rezonings,
such applications as are referred to collectively as the "Future Project Discretionary
Applications."



R. In addition, certain other applications to or agreements by other agencies
may be necessary to facilitate the development of the Project which may include, without
limitation, Vallejo Sanitation and Flood Control District ("VSFCD"); orders, permits,
requirements and approvals of BCDC, DTSC and/or the Regional Water Quality Control
Board; or any amendments to any of the foregoing.  Subsequent applications for project
approvals from other agencies are referred to collectively as "Other Agency Future Project
Applications."

S. The Future Project Administrative Applications, Future Project
Discretionary Applications, and the Other Agency Future Project Applications are referred
to collectively as the "Future Project Applications" which, upon final approval shall be
deemed “Subsequent Project Approvals” Subsequent Project Approvals together with
Existing Project Approvals shall be deemed “Project Approvals”.

T. California Government Code Section 65864 etseq. ("Development
Agreement Statute") and Title 17, Part II of the City of Vallejo Municipal Code authorize
the City to enter into an agreement for the development of real property with any person
having a legal or equitable interest in such property in order to establish development rights
in such property.

U. The City Council has found that development agreements will strengthen the
public planning process, encourage private participation in comprehensive planning by
providing a greater degree of certainty in that process, reduce the economic costs of
development, allow for the orderly planning of public improvements and services, allocate
costs to achieve maximum utilization of public and private resources in the development
process, and assure that appropriate measures to enhance and protect the environment are
achieved.

V. The complexity, magnitude and long-term build out of the Solano360 Project
and site area would not be feasible if the Parties had not agreed to work cooperatively to
provide a sufficient degree of certainty in the land use regulatory process to justify the
County’s and/or City’s substantial financial investment associated with development of the
Private Purpose Areas of the Project.

W. To strengthen the public planning process, encourage private participation
in comprehensive planning and reduce the economic risk of development, the Legislature of
the State of California enacted the Development Agreement Statutes, authorizing
municipalities to enter into development agreements in connection with the development of
real property within their jurisdiction with persons having a legal or equitable interest in
such real property.

X. The purpose of the Development Agreement Statutes is to authorize
municipalities, in their discretion, to establish certain development rights in real property
for a period of years regardless of intervening changes in land use regulations.

Y. The parties desire to enter into this Agreement to establish development
rights for the Private Purpose Areas, as authorized by the Development Agreement Statutes



and to facilitate the process of planning, financing and proceeding with construction of the
Project and promote the achievement of the private and public objectives of the Project.

Z. The City Council has found that this Agreement is consistent with the City’s
General Plan and the Specific Plan/Master Plan and it has been reviewed and evaluated in
accordance with Section 17.14.010 of the City of Vallejo Municipal Code.

AA.  City has determined that by entering into this Agreement, City will promote
orderly growth and quality development in accordance with the goals and policies set forth
in the General Plan and the Specific Plan/Master Plan, and City will benefit from increased
employment and commercial opportunities created by the Project for residents of City.

BB.  As a material inducement for City to enter into this Agreement, County has
agreed to construct or cause the construction of certain on site Infrastructure Improvements
and participate in the funding of certain off-site Infrastructure Improvements
(“Infrastructure Improvements”) described in this Agreement within the time set forth
herein.

CC.  County has determined that by entering into this Agreement, County will be
able to facilitate the integrated iconic development of both the Public Purpose Areas and
Private Purpose Areas that will benefit all citizens of Solano County.

DD.  As a material inducement for County to enter into this Agreement, the City
has agreed to establish an expedited approval process to ensure a coordinated
implementation of the Specific Plan/Master Plan as envisioned for the discretionary and
ministerial permits under the City’s purview.

EE.  The Parties intend that the Project will fully cover the cost of providing
municipal services to the Project as well as generate revenue to fund the infrastructure
necessary to serve the build-out of the Project as set forth in Article 8 below

FE.  County plans to develop the Project in multiple phases, as described in the
Solano360 Specific Plan/Master Plan and FEIR. The Parties recognize that construction for
Phase 2 or 3 is predicated on the construction of the Redwood Parkway/Fairgrounds Drive
improvement project at the two interchanges as identified in the STA's Comprehensive
Transportation Plan. Although that project is recommended for funding in the MTC
Regional Transportation Plan, it is currently unfunded. The Parties acknowledge that to the
extent that funding is not available for the off-site improvements that this Agreement may
need to be modified to address the Project’s implementation.

GG,  The Parties agree that revenue generated from the Project will also reimburse
the County for costs incurred for the Project Vision as previously agreed to by the Parties in
the 2009 MOU as set forth in Article 8.

HH. The terms and conditions of this Agreement have undergone review by City
staff, its Planning Commission and the City Council at publicly noticed meetings and have
been found to be fair, just and reasonable and in conformance with the Vallejo General Plan
and Specific Plan/Master Plan and, further, the City Council finds that the economic



interests of City’s citizens and the public health, safety and welfare will be served by
entering into this Agreement.

| I On April 29, 2013, the Planning Commission of the City of Vallejo
recommended approval of this Agreement. On May 14, 2013, the City Council of the City
of Vallejo adopted Ordinance No. , approving this Agreement
AGREEMENT
NOW, THEREFORE, the parties agree:
ARTICLE 1. DEFINITIONS

Section 1.01. Definitions.

“2003 MOU” in defined in Recital B.

“2009 MOU” in defined in Recital E.

“Advance Payments” is defined in Section 8.02.

"Agreement” means this Development Agreement.

"Applicable Law" is defined in Section 6.04.

"Assignee" is defined in Section 12.01.

“Available City Revenue” is defined in Section 8.02.

“CAB?” is defined in Section 8.01.

"CEQA" is defined in Recital M.

"CFD" is defined in Section 8.05.

"Changes in the Law" is defined in Section 6.12.

"City" means the City of Vallejo, a California municipal corporation.
“City Annual Project Gross Revenue” is defined in Section 8.01.
“City Annual Revenue Sharing Payment” is defined in Section 8.02.
"City Impact Fees" is defined in Section 7.01.

"City Law" is defined in Section 6.04.

"City Indemnitees” is defined in Section 14.01.



"Claims" means liabilities, obligations, orders, claims, damages, fines, penalties and
expenses, including attorneys' fees and costs.

“COP” is defined in Section 8.01.
“County” means County of Solano, a political subdivision of the State of California.
“County Annual Project Net Revenue” is defined in Section 8.01.
“County Entitlement Costs” is defined in Section 8.04.
"County Indemnitees” is defined in Section 14.02.
“Debt Service” is defined in Section 8.01.
"Default" is defined in Section 1301.
“Design Guidelines” is defined in Section 6.01
"Development Agreement Statute” is defined in Recital T.

"Environmental Laws" means all federal, state and local laws, ordinances, rules and
regulations now or in force, as amended from time to time, relating to or regulating human
health or safety, or industrial hygiene or environmental conditions, or protection of the
environment, or pollution or contamination of the air, soil, surface water or groundwater,
and includes, but is not limited to, the Comprehensive Environmental Response,
Compensation and Liability Act of 1980, 42 U.S.C. §9601 ef seq., the Solid Waste Disposal
Act, 42 1J.8.C. §6901 ef segq., the Hazardous Substance Account Act, California Health and
Safety Code, §25300 ef seq., the Hazardous Waste Control Law, California Health and
Safety Code, §25100 ef seq., and the Porter-Cologne Water Quality Control Act, California
Water Code, §13000 ef seg, the Global Warming Solutions Act of 2006, California Health
and Safety Code, §38500 ef seq., and the California Endangered Species Act (CESA)
California Fish & Game Code, §2050, et seq.

“Lifective Date" is defined in Section 2.01.

"EIR" is defined in Recital M.

“Estimated City Annual Revenue Sharing Payment” is defined in Section 8.02.
"Existing Project Approvals” is defined in Recital P.

"Federal/State Compliance Fees" is defined in Section 7.01.

“FEIR” is defined in Recital M.

“Future Profect Applications” is defined in Recital S.

“Future Project Administrative Applications” is defined in Recital Q.



“Future Project Discretionary Applications” is defined in Recital Q.
“Ground Lease” is defined in Section 3.01

"Infrastructure Improvements” is defined in Recital BB.

"Initial Term" 1s defined in Section 2.02.

“Issuing Party” is defined in Section 8.05.

"LEED" is defined in Section 9.04.

"MMRP" is defined in Recital M.

“Measure B” means the City of Vallejo’s Sales and Use Tax measure, adopted by
the voters on November 8§, 2011.

"Optional Extended Term" is defined in Section 2.02.
"Other Agency Future Project Applications" is defined in Recital R.
"Other Local Agency Compliance Fees" is defined in Section 7.01.

"Party/Parties” is defined in the introductory paragraph preceding the Recitals of
this Agreement.

“PFFP” is defined in Section 8.01.

“Phase I Project Financing” is defined in Section 8.01.
"Prevailing Wage Laws" is defined in Error! Reference source not found..
"Processing Fees'" is defined in Section 7.01.

"Project" is defined in Recital A.

"Project Approvals” is defined in Recital S.

“Project Financing” is defined in Section 8.01.
“Project Vision” is defined in Recital B.

"Property” is defined in Recital A.

"Private Purpose Area” is defined in Recital L.

"Public Purpose Area” is defined in Recital K.

“Reversionary Interests” are defined in Section 3.02.



"Solano360 Specific Plan/Master Plan” is defined in Recital J.
"Subsequent Project Approvals" is defined in Recital S.
"Term" is defined in Section 2.02.

"VSFCD" is defined in Recital R.

"Water Fees” is defined in Section 7.01.

ARTICLE2. EFFECTIVE DATE AND TERM

Section 2.01. Effective Date. This Agreement shall become effective following
execution of the Parties and upon the date that the ordinance approving this Agreement
becomes effective ("Effective Date").

Section 2.02. Term. The term of this Agreement shall be the Initial Term with the
Extended Term, if any (" Term').

A, Initial Term. The initial term of this Agreement shail commence
upon the Effective Date and expire on the date which is fifty (50) years after the Effective
Date ("Initial Term'). The Initial Term has been established by the Parties as a reasonable
estimate of the time required to develop the Project, including the Infrastructure
Improvements, and obtain the public benefits of the Project.

B. Optional Extended Term. The parties agree that this Term may be
extended, by mutual agreement, beyond the Initial Term to the extent that Infrastructure
Financing is needed to extends beyond the Initial Term ("Optional Extended Term').
Notwithstanding any other provision of this Agreement, the parties agree that no debt will
be issued for the Project that may be due after the end of the Initial Term without written
mutual agreement.

C. Termination Following Expiration. Following the expiration of the
Term, or the earlier completion of development of the Project and all of City's and County’s
obligations in connection with this Agreement, this Agreement shall be deemed terminated
and of no further force and effect.

Section 2.03. County Representations and Warranties. County represents and
warrants to City that, as of the Effective Date:

A, No approvals or consents of any persons are necessary for the
execution, delivery or performance of this Agreement by County, except as have been
obtained;

B. The execution and delivery of this Agreement and performing the
obligations of County have been duly authorized by all necessary action, including the
submission and approval of this Agreement by County’s Board of Supervisors;



C. This Agreement is a valid obligation of County and is enforceable
under its terms; and

D. County has not (i) made a general assignment for the benefit of
creditors, (ii) filed any voluntary petition in bankruptey or suffered filing any involuntary
petition by County creditors, (iii) suffered the appointment of a receiver to take possession
of all, or substantially all, of County assets, (iv) suffered the attachment or other judicial
seizure of all, or substantially all, of County's assets, (v) admitted in writing its inability to
pay its debts as they come due, or (vi)made an offer of settlement, extension or
composition to its creditors.

During the Term of this Agreement, County shall, upon learning of any fact or
condition which would cause the warranties and representations in this Section 2.03 not to
be true, immediately give written notice of such fact or condition to City.

Section 2.04. City Representations and Warranties. City represents and warrants to
County that, as of the Effective Date:

A. No approvals or consents of any persons are necessary for the
execution, delivery or performance of this Agreement by City, except as have been
obtained;

B. The execution and delivery of this Agreement and performing the
obligations of City have been duly authorized by all necessary action, including the
submission and approval of this Agreement by the City Council;

C. This Agreement is a valid obligation of City and is enforceable under
its terms; and

D. Subsequent to its Chapter 9 Action in U.S. Bankruptcy Court for the
Northern District (entitled /n Re City of Vallejo, debtor, Case No. 2008-26813), City has
not (i) made a general assignment for the benefit of creditors, (ii) filed any voluntary
petition in bankruptcy or suffered filing any involuntary petition by City creditors,
(1ii) suffered the appointment of a receiver to take possession of all, or substantially all, of
City assets, (iv) suffered the attachment or other judicial seizure of all, or substantiaily all,
of City’s assets, (v) admitted in writing its inability to pay its debts as they come due, or
{(vi) made an offer of settlement, extension or composition to its creditors.

During the Term of this Agreement, City shall, upon learning of any fact or
condition which would cause the warranties and representations in this Section 2.04 not to
be true, immediately give written notice of such fact or condition to County.

ARTICLE 3. OWNERSHIP OF PROPERTY

Section 3.01. County as Landowner. County owns the Property and will retain fee
title of the Property throughout the development of the Project. County intends to enter into
a ground lease(s) (“Ground Lease”) with a private developer(s) for the development of the
Private Purpose Areas.
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Section 3.02. Reversionary Interests. As described in the 2009 MOU, the County
executed and recorded a quit claim deed transferring back to the City certain Reversionary
Interests, namely, (i.e., all interests described in the Quitclaim Deed (Document No.
200900021838) dated July 9, 2003 and further described as follows: "Any and all
reversionary interest, rights of reentry and/or powers of termination identified in the deed to
the County of Solano dated January 16, 1947, recorded in Book 387, Page 108 of the
Official Records of the County of Solano subject to the Memorandum of Understanding
entered into by and between the County of Solano, City of Vallejo, and the Solano County
Fair Association on July 11, 2003 (the “Reversionary Interests").

A. Upon Existing Project Approvals and the expiration of all appeal
periods but, in any event, no later than the first issuance of Project Financing, the City
agrees to take all steps necessary to clear title of any reversionary interests, rights of reentry
and/or powers of termination it has in the Property as set forth in the 2009 MOU. -

B. In the event that no building permit is issued for any portion of the
Project within 15 years of the date of recordation of the City’s Quit Claim Deed, the County
shall grant to the City the Reversionary Interests previously conveyed.

C. This Section 3.02 shall survive the termination of this Development
Agreement.

D. Notwithstanding any other clause herein, County shall defend,
indemnify and hold City harmless in any claim, complaint or cause of action brought by
any person or entity regarding these Reversionary Interests.

ARTICLE 4. ESTABLISHMENT OF SOLANO360 IMPLEMENTATION
COMMITTEE

Section 4.01. Solano360 Implementation Committee. Recognizing the guiding role
of the Solano360 Committee during the visioning and entitlement phases of the Project, the
Parties desire to establish a new oversight committee, named the Solano360
Implementation Committee, which is comprised of two members from the Board of
Supervisors and two members from the City Council, to provide policy direction and
dispute resolution during the term of this Agreement.

Section 4.02. Scope of Authority. The Solano360 Implementation Committee’s
purpose is to provide policy oversight to the respective staffs and dispute resolution
throughout the implementation of the Project. To the extent that disputes between the
Parties regarding the implementation or interpretation of the Solano360 Specific
Plan/Master Plan or this Agreement cannot be resolved first at the respective staff level and
then between the City Manager and County Administrator, a dispute arising out of this
Agreement or an interpretation of it or the Solano360 Specific Plan/Master Plan will be
presented to the Solano360 Implementation Committee for resolution.

Section 4.03. Staff Coordination Meetings. City and County staff shall work
cooperatively and establish support committees throughout the Project, as needed,
comprised of staff members with special expertise as required and available from its
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engineering, maintenance, operations, land use planning, economic development, legal, or
other technical group to meet regularly to assist in the successful advancement of the
Project. These support committees will report to the City Manager and County
Administrator, who in turn, will report to the Solano360 Implementation Committee.

Section 4.04. Solano360 Implementation Committee Meetings. At a minimum, the

Solano360 Implementation Committee shall meet quartetly during the implementation of
Phase 1 of the Solano360 Specific Plan/Master Plan and not less than annually during
Solano360 Specific Plan/Master Plan Phases 2 & 3. All such meetings of the Solano360
Committee will be held in accordance with the Brown Act.

ARTICLE S. DEVELOPMENT OF PROPERTY FOR PUBLIC PURPOSES

Section 5.01. County Approvals for Public Purpose Areas. Public Purpose Areas,
as defined by this Agreement and the Solano360 Specific Plan/Master Plan, are not subject
to Future Project Administrative Applications or Future Project Discretionary Applications
to the extent they are used for public, governmental uses. Any disputes between the Parties
regarding whether a proposed use is a “public use” or a “private use,” as defined by this
Agreement, shall be addressed pursuant to Article 4 of this Agreement. The County will
engage the services of necessary design professionals to prepare the plans and
specifications for the Public Purpose Areas in full compliance with applicable County
building codes, ordinances and other regulatory authorities. The County’s Department of
Resource Management - Building Division will oversee plan review and applicable building
and grading permits. The County’s Building Division will ensure compliance, with all
applicable laws, codes, ordinances, rules or regulations of affected governmental agencies,
such as the City Fire Marshall and Vallejo Sanitation and Flood Control District
(“VSFCD?), affecting the construction. Except as provided in Section 7.01, Public Purpose
Areas and facilities are exempt from any impact fees levied by any public agency, which
shall include, but not be limited to, City, County, schools, and VSFCD.

Section 5.02. Future Modifications of Public Purpose Areas. In accordance with
California Government Code section 65402, any future modifications to the Public Purpose
Areas the Solano360 Specific Plan/Master Plan will be presented to the City for
determination of conformity to the City’s General Plan.

ARTICLE 6. DEVELOPMENT OF PROPERTY FOR PRIVATE PURPOSES

Section 6.01. Vested Rights for Expedited Processing. The Private Purpose Areas,
as defined by this Agreement or the Solano360 Specific Plan/Master Plan, are subject to
this Agreement and shall follow the expedited entitlement process established in the
Solano360 Specific Plan/Master Plan and this Agreement. County shall have the vested
and expedited right and obligation to develop the Private Purpose Areas within the Project
and use the Private Purpose Areas as specified in the Specific Plan/Master Plan and for no
other uses or purposes except as otherwise expressly provided in this Agreement and the
Solano360 Specific Plan/Master Plan. Developing the Private Purpose Areas, or any
portion, shall be undertaken only in compliance with the Project Approvals, Applicable
Law, and this Agreement and the Specific Plan/Master Plan. County shall have a vested
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and expedited right to develop the Private Purpose Areas on the Property under the Project
Approvals, Applicable Law and this Agreement. The Project shall be subject to all Future
Project Applications (which, upon final approval, shall be deemed Subsequent Project
Approvals, and part of the Project Approvals). The City approves the proposed uses of the
Private Purpose Areas, the density and intensity of use, and all other conditions as set forth
in the Solano360 Specific Plan/Master Plan and its Design Guidelines (“Design
Guidelines”™).

Section 6.02. Consistency with Specific Plan/Master Plan.

A. For purposes of the Private Purpose Areas, the City’s City Manager,
or designee, shall determine consistency with the policies, standards and implementation in
the Solano360 Specific Plan/Master Plan. Changes in intensity or density from the
permitted uses in the Solano360 Specific Plan/Master Plan will require an amendment to
this Agreement.  To the extent the County disputes City staff’s determination of
consistency with the Solano360 Specific Plan/Master Plan, the determination may be
referred to the Solano360 Implementation Committee which shall attempt to resolve the
dispute pursuant to Article 4 of this Agreement.

B. In order to maintain the consistency with the Solano360 Specific
Plan/Master Plan, all ground leases for Private Purposes Areas will incorporate the design
standards of the Solano360 Specific Plan/Master Plan, unless otherwise agreed to in writing
in advance by the County and City.

Section 6.03. Integration of Private and Public Purpose Areas. Notwithstanding
the designations of Private and Public Purpose Areas, the parties acknowledge that the
development of the Project may include the coordination of both public and private uses in
a single building. To the extent that such combination of public/private use does occur in a
single structure, the parties agree that the City shall exercise land use authority over the
private uses but not the public uses. Where a dispute arises as to whether a particular use or
mix of uses is private or public, the issue will be referred to the Solano360 Implementation
Committee, which shall attempt to resolve the dispute pursuant to Article 4 of this
Agreement.

Section 6.04. Applicable Law. In recognition of the extraordinary investment and
commitment in planning and engineering developing the Property, the Parties agree that
except as otherwise expressly set forth in this Agreement, the rules, regulations, official
policies, standards and specifications applicable to developing the Private Purpose Areas
shall be those in force and in effect on the Effective Date and as set forth in the Existing
Project Approvals, Subsequent Project Approvals and this Agreement, and, regarding
matters not addressed by these documents, those laws, rules, regulations, official policies,
standards and specifications (including any ordinance, resolution, rule, regulation, standard,
official policy, condition, or other measure established by the City (each, individually, a
"City Law")), governing permitted uses, building locations, timing of construction,
densities, design, infrastructure, affordable housing, parks and recreation and heights in
force and effect on the Effective Date (collectively, the "Applicable Law'), with the
exception of regulations which are adopted in conformance with and in furtherance of the
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Solano360 Specific Plan/Master Plan, as part of the City’s proposed comprehensive
General Plan and Zoning Code Update adopted pursuant to Section 6.05(B)(5) below. Prior
to the Effective Date of this Agreement, the Parties shall prepare two (2) sets of the Project
Approvals and Applicable Laws applicable to the Project as of the Effective Date, one (1)
set for City and one (1) set for County, to which shall be added from time to time,
Subsequent Project Approvals, so that if it becomes necessary in the future to refer to the
Project Approvals or Applicable Law, there will be a common set available to the Parties.
Failure to include in the sets of Project Approvals and Applicable Law any rule, regulation,
policy, standard or specification within the Applicable Law and Project Approvals as
described in this provision shall not affect the applicability of such rule, regulation, policy,
standard or specification. Except as otherwise set forth in this Agreement, no amendment
or repeal of the Applicable Law shall apply to the Project, and County is vested with the
right to develop the Private Purpose Areas under this Agreement and the Applicable Law.

Section 6.05. Reservations of Authority.

A. The parties acknowledge and agree City is restricted in its authority
to limit its police power by contract and that the limitations, reservations and exceptions in
this Agreement should reserve to City all of its police power which cannot be so limited.
This Agreement shall be construed to reserve to City all such power and authority which
cannot be restricted by contract.

B. Notwithstanding any other provision to the contrary, the following
regulations and provisions shall apply to developing the Private Purpose Areas:

(1) Processing fees and charges of every kind and nature usually
and uniformly imposed by City on substantially similar development projects and properties
to cover the actual costs to City of processing applications for Project Approvals or for
monitoring compliance with any Project Approvals granted or issued, as such fees and
charges are adjusted from time to time,

2) Procedural regulations relating to hearing bodies, petitions,
applications, notices, findings, records, hearings, reports, recommendations, appeals and
any other matter of procedure, provided such procedures are usually and uniformly applied
on a city-wide basis to all substantially similar types of development projects and
properties.

(3) Regulations governing construction standards and
specifications including building code, plumbing code, mechanical code, electrical code,
fire code and grading code, and all other uniform construction codes then adopted, or
amended by City at the time of permit application.

(4)  New City Laws which may be in conflict with this Agreement
or the Project Approvals, but only if such New City Laws are necessary to protect the
public health and safety and are uniformly applied on a City-wide basis to all substantially
similar types of development projects and properties related to property maintenance
standards and nuisance abatement/code enforcement provisions.
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(5)  New City Laws which are adopted in conformance with and
in furtherance of the Solano360 Specific Plan/Master Plan, as part of the City’s proposed
comprehensive General Plan and Zoning Code Update which are developed in consultation
with the County and agreed upon in advance by the County. County acknowledges that
City is in the process of updating its General Plan and Zoning Code and agrees to negotiate
in good faith with City to adopt New City Laws that shall be in conformance with and in
furtherance of the Solano360 Specific Plan/Master Plan.

(6) New City Laws applicable to the Private Purpose Areas,
which do not conflict with this Agreement or the Project Approvals, provided such New
City Laws are uniformly and usually applied on a City-wide basis to all substantially
similar types of development projects and properties.

{7 City Impact Fees or other monetary and non-monetary
exactions, connection fees and other fees and exactions of every kind and nature imposed
by the City and adopted and in effect as of the Effective Date of this Agreement, with any
increases or modifications to those existing City Impact Fees and exactions, provided such
increases or modifications are uniformly and usually applied on a City-wide basis to all
substantially similar types of development projects and properties subject to a development
agreement.

Section 6.06. Regulation by Other Public Agencies. City and County acknowledge
and agree that other public agencies not within the control of City possess authority to
regulate aspects of developing the Private Purpose Areas separately from or jointly with
City, and this Agreement does not limit the authority of such other public agencies. County
shall, at the time required by County under County's construction schedule, apply for all
such other permits and approvals as required by other governmental or quasi-governmental
entities, including without limitation VSFCD, for the development of, or the provision of
services to, the Project. County, or its assignee, shall also pay all required fees when due to
such public agencies for the Private Purpose Areas. County acknowledges that City does
not control the any such fees. City shall cooperate with County in County's effort to obtain
such permits and approvals; provided, however, City shall have no obligation to incur any
costs, without compensation or reimbursement, or to amend any City policy, regulation or
ordinance in connection therewith.

Section 6.07. Life of Project Approvals. The term of any and all Project Approvals
shall automatically be extended for the longer of the Term of this Agreement or the term
otherwise applicable to such Project Approvals.

Section 6.08. Vesting Tentative Maps. If this Agreement, or any part of it, is
determined by a final judgment to be invalid or unenforceable and a tentative map has been
approved for development of the Property as a vesting map as defined under the
Subdivision Map Act, Government Code §§ 66410 ef seq. where it grants a vested right to
County for development of the Project, then and to that extent all rights and protections
afforded County under the laws and ordinances applicable to vesting maps shall survive.
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Section 6.09. County's Right to Rebuild. City agrees that County may renovate or
rebuild portions of the Project within the Term of this Agreement should it become
necessary due to natural disaster, damage, casualty or changes in seismic requirements.
Such renovations or reconstruction shall be processed consistent with Project Approvals.
Any such renovation or rebuilding shall be subject to all design, density and other
limitations and requirements imposed by this Agreement, and shall comply with the Project
Approvals, the building codes existing at the time of such rebuilding or reconstruction, and
the requirements of CEQA and other Applicable Law.

Section 6.10. Initiatives and Referenda. If any City Law is enacted or imposed by
a citizen-sponsored initiative or referendum, which City Law would conflict with the
Project Approvals, Applicable Law or this Agreement or reduce the development rights or
assurances provided by this Agreement, such City Law shall not apply to the Private
Purpose Areas or Project; provided, however, the Parties acknowledge City's approval of
this Agreement is a legislative action subject to referendum. Without limiting the
generality of the foregoing, no moratorium or other limitation (whether relating to the rate,
timing, phasing or sequencing of development) affecting subdivision maps, building
permits or other entitlements to use approved or to be approved, issued or granted by City
shall apply to the Project or Private Purpose Areas. County agrees and understands that
City does not have authority or jurisdiction over any other public agency's ability to grant
governmental approvals or permits or to impose a moratorium or other limitations that may
affect the Project. City shall cooperate with County and, at County’s expense, shall
undertake such actions to ensure this Agreement remains in full force and effect. City,
except to submit to vote of the electorate initiatives and referendums required by law to be
placed on a ballot, shall not support, adopt or enact any City Law, or take any other action
which would violate the express provisions or spirit and intent of this Agreement or the
Project Approvals.

Section 6.11. Environmental Mitigation. The Parties understand that the EIR is
intended to be used not only for the Existing Project Approvals, but also for the Subsequent
Project Approvals needed for the Project. Consistent with the CEQA streamlining policies
applicable to specific plans, City and County acknowledge City's obligation, for Subsequent
Project Approvals, not to require a supplemental or subsequent EIR, mitigated negative
declaration, or negative declaration, unless required by Public Resources Code section
21166, and CEQA section 15161 or 15162. Further, City shall rely on the exemption
referenced in CEQA sections 15182 to the fullest extent permitted by law. To the extent
supplemental or additional environmental review is required with Subsequent Project
Approvals, County may choose to continue in its role as the Lead Agency.

Section 6.12. State and Federal Law. As provided in Government Code
section 65869.5, this Agreement shall not preclude the applicability to the Project of
changes in laws, regulations, plans or policies, if such changes are mandated and required
by changes in State or Federal laws or by changes in laws, regulations, plans or policies of
special districts or other governmental entities, other than the City, created or operating
under the laws of California ("Changes in the Law"). If Changes in the Law prevent or
preclude compliance with one or more provisions of this Agreement, the Parties shall meet
and confer in good faith to determine whether such provisions of this Agreement shall be
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modified or suspended, or performance delayed to comply with Changes in the Law, and
City and County shall agree to such action as may be reasonably required. Nothing in this
Agreement shall preclude County from contesting by any available means (including
administrative or judicial proceedings) the applicability to the Project of any such Changes
in the Law.

Section 6.13. American with Disabilities Act (ADA) Compliance. County shall

comply with the ADA and all other requirements of applicable Federal and State laws
regarding the development of the Project.

Section 6.14. Timing of Development. The parties acknowledge that County or
City cannot predict when or the rate at which the Property will be developed. Such
decisions depend upon numerous factors which are not within the control of County, such
as market orientation and demand, interest rates, absorption, completion of necessary traffic
improvements by Caltrans, and other similar factors. Without any limitation of the
foregoing, since the California Supreme Court held in Pardee Construction Co. v. City of
Camarillo, 37 Cal.3d 465 (1984), that the failure of the parties to consider and expressly
provide for the timing of development resulted in a later-adopted initiative restricting the
timing of development prevailing over such parties' agreement, it is the parties' desire to
avoid that result by acknowledging County shall have the vested right to develop the
Project in such order and at such rate and at such times as County deems appropriate in
exercising its business judgment, subject to the terms, requirements and conditions of the
Project Approvals and this Agreement, except that failure to begin any construction of
Phase 1 of the Project within 5 years after the issuance of any project financing for the
Project shall constitute a default pursuant to Section 13.03 of this Agreement provided all
necessary permits have been obtained.

Section 6.15. City Obligations.

A. City's Good Faith in Processing. In consideration of County entering
into this Agreement, and provided that County exercises due diligence and good faith and
files full, accurate and complete applications with timely payment of all fees, City agrees it
will accept, process and review, in good faith and in a timely manner, all applications
related to the Project filed by County or those with rights to lease or otherwise obtain rights
to develop any portion of the Private Purpose Areas consistent with the Project Approvals,
under this Agreement and the Applicable Law. City agrees that the scope of its review of
requests for Subsequent Project Approvals shall be exercised consistent with this
Agreement and the Applicable Law as such scope of review relates to those services and
permits under the City’s jurisdiction.

B. City Commitment to Grant or Cooperate to Cause_Others to Grant

Easements to County. City agrees to assist County and use good faith, diligent efforts to
ensure that County is granted all easements and rights of way required to develop the
Project during the term of this Agreement, including but not limited to ingress/egress,
utilities, demolition/construction, flood control, support, slope, and rights of way, whether
from City, or third parties.
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C. Acceptance of Public Rights of Way, Roads, Public Improvements,
Water, Sewer, Storm Drain and Other Utility Systems and Landscaping. Subject to Section
6.15(E) of this Agreement below, City shall accept dedication of the public rights of way,
roads, public improvements, water, sewer, storm drain and other utility systems and
landscaping identified in the Project Approvals once completed by County in conformance
with City/ VSFCD requirements and standards.

D. Maintenance of Public Rights of Way, Roads, Public Improvements.
Water, Sewer, Storm Drain and Other Public Utility Systems and Landscaping. Subject to
Section 6.15(E) of this Agreement below, City shall maintain and operate, either directly or
by contract, upon acceptance pursuant to Section 6.14(C) above, the public rights of way,
roads, public improvements, water, sewer and storm drain systems and other public utility
systems and landscaping in public rights of way under Applicable Law in the manner
required to serve the Project to be paid from Project revenue and/or permit fees.

E. Lrrigation and Landscaping. City will provide non-potable water for
landscaping irrigation to the Property, in an amount consistent with County’s historical
irrigation use of approximately 35 million gallons annually, for the existing golf course
and/or public landscaping throughout the Project, subject to a separate agreement between
the parties. Maintenance of private on-site landscaping will be provided through a benefit
assessment district or at County’s option as a performance obligation under the ground
lease(s). Upon acceptance of public rights of way, City will provide maintenance to
landscaped areas therein.

Section 6.16, Undergrounding of Utilities. All existing above-ground utilities on
the Property shall be placed underground, and all new utilities on the Property will be
placed underground, at County's sole cost and expense and under City development
standards and permits/inspections and the applicable utility companies and to the extent
feasible. Notwithstanding the foregoing, County, with approval by the City Building
Official, in his or her reasonable discretion, may install temporary above-ground utility
installations to the extent necessary to serve the Property.

ARTICLE 7. FEES AND INFRASTRUCTURE IMPROVEMENTS

Section 7.01. Taxes. Assessments, Fees and Exactions.

Al Public Purpose Areas. The Parties agree that the Public Purpose
Areas are not subject to nor will the County pay any existing, increased or modified fees,
taxes, assessments, impact fees, and other monetary and non-monetary exactions, including
Federal/State Compliance Fees, Other Local Agency Compliance Fees, Processing Fees,
City Impact Fees, and other City fees as provided in this Section 7.01, excepting those fees
related to capacity charges such as sewer or potable water which are in force and effect on a
City-wide basis at the time those Water Fees, as defined in Section 7.01B(4) below, are
payable at the rates then in effect and only in such amount equal to the net capacity used by
the Public Purpose Areas.
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B. Private Purpose Areas

(I)  The Parties agree that the uses in Private Purpose Areas are
subject to any existing, increased or modified fees, taxes, assessments, impact fees, and
other monetary and non-monetary exactions, including Federal/State Compliance Fees,
Other Local Agency Compliance Fees, Processing Fees, City Impact Fees, Consultant Fees,
Architect Fees and other City fees as provided in this Section 7.01. Except for the
foregoing fees and except as otherwise provided by this Agreement, City may impose no
new impact fees or other monetary or non-monetary exactions on the Project or the uses in
Private Purpose Areas except pursuant to a general increase in sales tax or other tax as may
be mandated through voter approval. For convenience of reference, the fees, taxes,
assessments, impact fees in effect as of the Effective Date are identified on the attached
Exhibit G. The parties acknowledge and agree that failure to include any fee, tax,
assessment, or impact fee within Exhibit G shall not affect the applicability of such fee, tax,
assessment, or impact fee and the parties agree to supplement Exhibit G from time to time
to maintain a comprehensive and complete list of such fees, taxes, assessments, and impact
fees in effect as of the Effective Date. Notwithstanding the foregoing, the Parties agree to
discuss deferral of the timing payment of such fees if requested by a third-party developer.

(2) City may charge and County agrees to pay any new, increased
or modified taxes, assessments, impact fees or other monetary and non-monetary exactions,
whether imposed as a condition of or for any Subsequent Project Approvals or otherwise,
which are uniformly imposed and reasonably necessary to comply with the requirements of
any Federal or State statute or regulation enacted or adopted after the Effective Date of this
Agreement (" Federal/State Compliance Fees").

(3) City may charge and County agrees to pay any new, increased
or modified taxes, assessments, impact fees or other monetary and non-monetary exactions,
whether imposed as a condition of or for any Subsequent Project Approvals or otherwise,
which are uniformly imposed and reasonably necessary to comply with the requirements of
other local governmental agencies ("Other Local Agency Compliance Fees").

(4) City may charge and County agrees to pay all water
connection fees ("Water Fees'), which are in force and effect on a City-wide basis at the
time those Water Fees are payable at the rates then in effect.

(5) City may charge and County agrees to pay all processing fees,
including application and inspection and monitoring fees ("Processing Fees'™), for land use
approvals, grading and building permits, general plan maintenance fees, and other permits
and entitlements, which are in force and effect on a City-wide basis at the time those
permits, approvals or entitlements are applied for on any or all portions of the Project, and
which are intended to cover the actual costs of processing the foregoing.

(6) City may charge and County agrees to pay all City impact
fees ("City Impact Fees") which are in force and effect as of the Effective Date and any
subsequent increases in the same, provided such increases are usually and uniformly
applied on a City-wide basis to similar development projects and properties, including,
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without limitation, City-assessed park fees allocated to Greater Vallejo Recreation District,
transportation impact mitigation fees, property development excise taxes, general plan
update fees or other governmental fees such as VSFCD sewer fees. City represents and
warrants that, as of this Agreement City is not planning, considering or contemplating any
increase in City Impact Fees, except as otherwise authorized by the City's fee schedule,
resolutions or ordinances adopted as of this Agreement. Notwithstanding the above, City
Impact fees shall not be charged upon any public use in the Public Purpose Area unless
otherwise agreed to by the Parties.

C. Pursuant to Government Code section 51350, City may contract with
the County to perform all or any portion of the monitoring, inspection, testing and
evaluation services and to process applications, construction and development of the Project
by the County Building Official.

ARTICLE 8. SHARING OF REVENUE GENERATED AND COSTS INCURRED

Section 8.01. Project Financing,

A. The Parties intend that the cost of providing City services to the Project,
including police, fire, parks and streetscape, landscape and lighting maintenance, repair and
replacement, will be fully recouped and/or funded from City taxes and fees generated from
the Project. County agrees that City would not enter into this Agreement if City’s
reasonable costs in providing services were not covered in full by the revenues generated by
the Project.

B. The Parties recognize and acknowledge that the Solano360 Specific Plan
Public Facilities Financing Plan (“PFFP”) (Goodwin Consulting Group, November 9,
2012), contemplates and recommends that the County issue six Certificates of Participation
(“COP”) and three Capital Appreciation Bonds (“C4AB”) to fund the Public Use Area share
of facilities and infrastructure and to initially fund a portion of the Private Use Area share
of facilities.

The Parties recognize and acknowledge that other debt financing mechanisms in lieu
of COP and CAB may be utilized during the build-out of the Plan Area. The Parties intend
that any other debt financing mechanism would involve interest rates, terms and other
provisions substantially similar to what would have been involved in a COP or CAB
issuance.

C. Together, COP and CAB and other similar financing mechanisms are
defined as Project Financing (“Project Financing”). All such Project Financing must be
reasonably related to development of the Plan Area. The Parties recognize and acknowledge
that the PFFP is non-binding, representing one option for financing the Project, and that
other financing mechanisms may be determined to be appropriate when financing is
required to implement the Project. The Parties agree that a portion of the Project Financing
will also fund oversizing for infrastructure required for the Public Use Area the Private Use
Area of the Plan Area and this cost for oversizing infrastructure will be reimbursed at a
future time when other financing is in place, as set forth in Section 8.03 below.
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D. “County Annual Project Net Revenue” is defined as all new annual County
General Fund revenue and ground lease revenue resulting from developing the Plan Area,
less new annual County operating expenses incurred for public services related to the Plan
Area, plus new annual Fair net revenue resulting from development of the Plan Area, as
described, for information purposes only and to inform the County and City as part of the
Existing Approvals, in the Solano360 Specific Plan Fiscal Impact Analysis (“FI4”)
(Goodwin Consulting Group, November 9, 2012),

E. “City Annual Project Gross Revenue” is defined as all new annual City
General Fund revenue resulting from developing the Plan Area, including Property Tax,
Sales Tax, Utility Users Tax, Transient Occupancy Tax, and any other source of revenue
actually received and related to the Plan Area as described in the FIA, for information
purposes only and to inform the County and City as part of the Existing Approvals.

F. The Parties acknowledge that the FIA assumes that each Party will retain a
project manager to facilitate implementation of the Project and this Agreement. It is the
City’s intent to not retain the City’s project manager until the end of Phase 1.

G. The Parties acknowledge that the FIA assumes, and this Agreement
confirms, that the City will maintain the public roads, right-of-way landscaping and signals
proposed to be installed in the second year of the Project, in Phase la. County agrees to
require any contractors whe construct such improvements to provide a one-year
maintenance warranty, to eliminate the City’s obligation to maintain, and cost to maintain,
such improvements for the duration of the one-year warranty period.

H. “Debt Service” is defined as the principal and interest payments due on
Project Financing issued by the County as described in this Article.

L. The Parties agree that County Annual Project Net Revenue and City Annual
Revenue Sharing as defined in Section 8.02 below, are intended to be pledged as Debt
Service on Project Financing issued for the Project and that the highest priority for County
Annual Project Net Revenue and City Annual Revenue Sharing from the Plan Area will be
for servicing the debt on any outstanding Project Financing.

J. Except as provided in Section 8.05 of this Agreement, City makes no
commitment to issue debt, or be liable to a third party, including a Certificate Holder on any
Project Financing issued by the County, for debt service payments.

K. During Phase 1 of the Project, as such phase is described in the Solano360
Specific Plan/Master Plan, County shall issue Project Financing, estimated in the PFFP to
be $40,600,000 in 2012 dollars, with terms and interest rates similar to those described in
the PFFP, but in an amount to be determined by the Parties at the time of issuance to
complete the Phase 1 facilities and infrastructure contemplated in the PFFP to be funded by
the Project Financing (“Phase 1 Project Financing”).
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L. County shall pay all Project Financing Debt Service payments in a timely
manner and on or before the date Project Financing Debt Service payments are due to the
trustee of the Project Financing.

M. In the event that development of the Private Use Area or that Project
Financing does not proceed as contemplated in the PFFP and this Agreement, the
Solano360 Implementation Committee may consider County or City proposals regarding
Project Financing and provisions of this Article, and may recommend amendments to the
Agreement.

Section 8.02. City Annual Revenue Sharing Payment

A, City shall provide an annual payment to County representing City’s
contribution to the Project, including City’s contribution toward infrastructure
improvements and reimbursement to County for City’s one-half share of County’s
entitlement costs as stated in the 2009 MOU (“City Annual Revenue Sharing Payment”)
as defined in this Section 8.02.

B. The City Annual Revenue Sharing Payment shall be calculated as a
percentage of the City’s receipt of Secured and Unsecured Property Tax, Property Tax in
Lieu of Vehicle License Fee (“VLF”), Sales Tax (exclusive of “Measure B”), Utilities
User’s Tax and Business License Tax generated from the Plan Area each fiscal year
through Fiscal Year (FY) 2062-62. These five revenue sources constitute the “Available
City Revenue”. The percentage of Annual City Revenue will change throughout the term
of the Project and has been calculated based on the projected revenue in the FIA. In the
event that State legislation changes the formula by which any component of Available City
Revenue is calculated, or for any other reason such formulas are changed, the parties agree
to adopt alternate methodologies that will result in City Annual Revenue Sharing Payments
similar to those that would occur under formulas in effect as of the date of this Agreement.

The parties agree that the percentage used in each fiscal year to calculate the City Annual
Revenue Sharing Payment will be as follows:

CITY ANNUAL REVENUE SHARING PERCENTAGE
Fiscal Years OF AVAILABLE CITY REVENUES
2013-14 through 2015-16 63%
2016-17 through 2021-22 97%
2022-23 through 2042-43 55%
2043-44 through 2062-63 24%
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C. An estimate of the City Annual Revenue Sharing Payment (“Estimated City
Annual Revenue Sharing Payment”) and the annual revenue sharing percentage by fiscal
year is included in Exhibit C for the purpose of calculating Advance Payments as described
in this Article 8.

D. . To the extent Measure B is renewed or any subsequent City fee or tax is
adopted that results in a new source of revenue from the Plan Area, the parties agree that
the intent of this Agreement is that the percentages in Section 8.02B above will apply to the
new source of City revenue and agree to meet and confer regarding any necessary revision
to the definition of Available City Revenue

E. City shall make two advance payments (“ddvance Payments”) toward the
City Annual Revenue Sharing Payment during each fiscal year. One-half of the Estimated
City Annual Revenue Sharing Payment shall be due on December 31 of the applicable
fiscal year, and one-half of the Estimated City Annual Revenue Sharing Payment shall be
due on June 30 of the applicable fiscal year.

F. Not later than 180 days following the end of a fiscal year, City shall provide
to County a calculation of the prior year’s City Annual Revenue Sharing Payment as
specified in Section 8.02B. Within sixty days of receipt of the calculation of the City
Annual Revenue Sharing Payment, County shall provide written acceptance or rejection of
the calculation of the City Annual Revenue Sharing Payment. If so rejected, the matter
shall be referred to the Solano360 Implementation Committee, whose decision shall be
final.

G. Within thirty days of the County’s acceptance of the calculation of the City
Annual Revenue Sharing Payment, or within thirty days of a final decision by the
Solano360 Implementation Committee, the City shall provide payment to County for any
amount due for the prior year, or the County shall provide payment to City for any amount
overpaid for the prior fiscal year.

Section 8.03. Project Financing - Phase 2 and Phase 3

A. County shall inform City whenever it begins a process to issue a Project
Financing in Phase 2 and Phase 3 of the Project (or for any Project Financing issued after
the Phase 1 Project Financing described in Section 8.01). If, prior to issuance of a Phase 2
or Phase 3 Project Financing, City Annual Revenue Sharing Payments or County Annual
Project Net Revenue, as defined in this Agreement, are estimated to be insufficient to pay
Phase 2 or Phase 3 Project Financing Debt Service, the Parties agree to review the proposed
financing and negotiate, prior to the issuance of any new Project Financing, how the Debt
Service will be paid by the Parties, which may include all or any combination of the
following, or other mechanisms mutually agreed to by the Parties: revise City Annual
Revenue Sharing Payment percentages, secure other sources of funding for the facilities
and/or infrastructure proposed to be financed by Project Financing, or pledge other revenue
sources to pay Debt Service. The mechanism for financing and payment of Debt Service
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and/or City Annual Revenue Sharing Payments will be agreed upon in advance of the
issuance of Phase 2 or Phase 3 Project Financing.

B. Prior to issuance of additional Project Financing after Phase 1, the parties
shall review actual cash flow and updated market conditions and confirm revenue sharing
ratios. Prior to Phase 2 commencing, the Parties agree to review market conditions,
including current land uses defined in the Solano360 Specific Plan/Master Plan and updated
financial analyses, to secure the most feasible and prudent debt financing for facilities and
infrastructure, which may trigger the need for the Parties to review, confirm and agree to
revised debt and revenue sharing prior to issuance of new Project Financing.

C. Prior to Phase 2, the Parties agree they will work cooperatively and support
each other to seek grant and other funding sources to fund the offsite improvements to
enable the Solano360 Project to proceed as anticipated in the Solano360 Specific
Plan/Master Plan, and to improve traffic circulation for the neighboring area.

D. Any Project Financing proposed to be issued with Debt Service payments
beyond the initial term (50 years) of this Agreement must be mutually agreed upon in
writing by the Parties.

Section 8.04. City Reimbursement of a Proportionate Share of County Entitlement

Cost

A. Beginning in fiscal year 2008/09 and continuing through fiscal year 2012/13,
County incurred certain costs in the planning, entitlement and development of the Project
(“County Entitlement Cost”). City and County agree that the County Entitlement Cost,
including interest at 5% per annum on the prior years’ cumulative costs, is $4,265,000 as of
June 30, 2013.

B. It is the intent of this Agreement that the City Annual Revenue Sharing
Payments are calculated to include City’s reimbursement to County for one-half of the
County Entitlement Cost, as stated in the 2009 MOU ($2,132,500).

Section 8.05. Community Facilities District Financing

A. City and County will confer to determine which Party shall issue conduit
debt financing through Mello-Roos Community Facilities District (“CFD”) bonds, or other
similar conduit financing mechanisms, to finance the Private Area share of facilities and
infrastructure. Under a CFD, special taxes would be collected from the Private Use Area
parcels and shared public parking parcels to pay Debt Service on the CFD bonds and to
reimburse the County, or to reduce the Debt Service on the portion of the Project Financing
that is used to fund oversizing for infrastructure required for the Private Use Area of the
Plan Area.

B. City, County or an alternate entity (“Issuing Party”) may establish an
infrastructure financing CFD under the Mello-Roos Act on its own, acting under its own
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authority under the Mello-Roos Act to finance all or a portion of the costs of designing and
constructing the Infrastructure Improvements or any other improvement which may
lawfully be financed under the Mello-Roos Act and other applicable law, subject to (i) the
Issuing Party reserves full and complete discretion regarding legally required findings that
must be made with formation of any such proposed infrastructure financing CFD, (ii)
nothing in this Agreement is intended to or shall limit the Issuing Party’s ability to adopt
legally required findings regarding formation of a proposed CFD, and (iii) nothing in this
Agreement is intended to or shall prejudge or commit to the Issuing Party regarding the
findings and determinations to be made with respect thereto. County shall inform City
whenever a CFD bond is required to fund the Private Area share of facilities and
infrastructure. City shall use its best effort to issue CFD bonds, and shall consult with
County on the terms of CFD bonds. If City or County determine, based on the opinion of
qualified Bond Counsel, Financial Advisor, and/or Underwriter that City issuance of CFD
bonds is infeasible or not advisable, the Parties agree to work cooperatively to form a CFD
and issue the CFD bonds through an alternative entity, such as the Association of Bay Area
Governments or a Joint Powers Authority.

C. County and City recognize that other conduit debt financing mechanisms
may be utilized during the build-out of the Plan Area, and the principles for conduit
financing described shall apply to any conduit debt financing mechanism that may be
utilized.

D. The Parties recognize and acknowledge security for CFD financing is the
Private Use Area parcels, including any leasehold interest, and not the full faith and credit
of County and City, and any other conduit financing should have similar property-based
recourse and security.

E. City and County recognize that CFD bonds or other types of conduit bonds
may not need to be issued if Private Area developer(s) elect not to utilize such financing
and other sources of private financing are instead secured.

Section 8.06. Reporting and Auditing.

The Parties shall make their records available upon reasonable notice and report
annually to the Solano360 Implementation Committee regarding the status of Performance
of Article 8 of this Agreement.

Section 8.07 Severability.

If any term, provision, covenant, or condition of this Agreement is held by a court of
competent jurisdiction to be invalid, void, or unenforceable or the subject of a referendum,
the Parties’ financial obligations shall continue in full force and effect until the County has
been fully reimbursed.
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ARTICLE 9. DEVELOPMENT STANDARDS AND REQUIREMENTS

Section 9.01. Compliance with State and Federal Law. County, at its sole cost and
expense, shall comply with requirements of, and obtain all permits and approvals required
by local, State and Federal agencies having jurisdiction over the Project.

Section 9.02. Construction of the Project. It is the County’s intent to commence
and complete the construction and installation of the Infrastructure Improvements within
the time in the Project Infrastructure Schedule attached as Exhibit D. Such construction is
dependent upon the development of Private Purpose Areas and therefore, shall commence
in accordance with the availability of private financing. For this Section 9.02, the term
"commence construction" means commencement of construction of the Project building
foundation or the Infrastructure Improvements.  City and County staff shall have regular
meetings during the term of this Agreement to discuss the progress of the development and
construction of the Project as set forth in Section 4.03 above. Such meetings shall be
attended by representatives of the Parties with experience and expertise in the relevant
disciplines to the stage of the development and construction process.

Section 9.03. Prevailing Wage Requirements.

A. County agrees that development of the Public Purpose Areas,
including the Infrastructure Improvements will constitute construction, alteration,
demolition, installation, or repair work done under contract and paid for in whole or in part
out of public funds under California Labor Code Section 1720(a) and (b)(3). County shall
comply and shall ensure its contractors and subcontractors comply with all California Labor
Code requirements, including implementing regulations of the Department of Industrial
Relations, applicable to public works and payment of prevailing wages, and all Federal
prevailing wage laws, including the Davis-Bacon Act of 1931, as amended, and
implementing regulations (collectively, "Prevailing Wage Laws"™) for construction and
development of the Project. Without limiting the generality of the foregoing, County shall
(1) require its contractors and subcontractors to submit certified copies of payroll records to
County; (ii) maintain complete copies of such certified payroll records; and (iii) make such
records available to City and its designees for inspection and copying during regular
business hours at the County.

B. County shall defend, indemnify and hold harmless City and its
officers, employees, volunteers, agents and representatives against any and all present and
future Claims, arising out of or connected with County's obligation to comply with all
Prevailing Wage Laws for construction of the Project and the Infrastructure Improvements,
including all Claims that may be made by contractors, subcontractors or other third party
claimants under Labor Code sections 1726 and 1781.

Section 9.04. Leadership in Energy and Environmental Design. The Leadership in
Energy and Environmental Design ("LEED") Green Building Rating System is the
nationally accepted benchmark for the design, construction, and operation of high
performance green buildings. County shall use commercially reasonable efforts to design
the Project in a manner to meet and achieve LEED "platinum" certification. County shall
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submit a complete application for LEED certification of the Project within sixty (60) days
following completion of construction and provide copies of any and all LEED certifications
to City within ten (10) business days following receipt. If County utilizes commercially
reasonable efforts but cannot design the Project to meet LEED "platinum" certification or
otherwise fails to receive LEED platinum certification, City staff shall inform the City
Council of such failure and County shall utilize commercially reasonable efforts to meet
and achieve LEED "gold" certification. Notwithstanding the foregoing, if County utilizes
commercially reasonable efforts but cannot design the Project to meet LEED “gold”
certification or otherwise fails to receive LEED gold certification, County shall not be in
Default under this Agreement, and shall be permitted to proceed with all design,
construction and operation of all such buildings.

Section 9.05. Periodic Review.

A. The annual review date for this Agreement shall be conducted by the
City Manager, or designee, and initiated during the month of January of each year of the
Term of this Agreement, commencing with January, 2014 in accordance with Government
Code section 65865.1 and Chapter 17.20 of the Vallejo Municipal Code. County shall
provide all documentation necessary to effectuate an annual review. If the City Manager,
or designee, requests any documentation from County in furtherance of an annual review,
County shall provide such documentation within ten (10) days of County's receipt of such
request, unless otherwise mutually agreed upon by City and County.

B. The City Manager, or designee, shall provide County with notice of
the annual review no less than twenty (20) days prior to the City Manager’s, or designee,
anticipated commencement date of the annual review. If the City Manager, or designee,
finds good faith compliance by County with this Agreement, the City Manager, or designee,
shall so notify County and the Solano360 Implementation Committee in writing.

C. The City Manager, or designee, shall provide written notice to the
County if the County is not performing under the material terms and conditions of this
Agreement, or if the City Manager, or designee, has any reasonable doubts concerning
County's performance. The City Manager, or designee, shall first meet and confer with
County to discuss the matter and attempt resolution of the dissatisfaction or doubts that the
City Manager, or designee, may have. If, after meeting and conferring with County, the
City Manager, or designee, still has reasonable doubts concerning County's performance,
the City Manager, or designee, shall refer the matter to the Solano360 Implementation
Committee for review.

D. If after review and consideration by the Solano360 Implementation
Committee, the City Manager remains in reasonable doubt regarding the County
performing under the material terms and conditions of this Agreement, the City Manager
shall present the review to the City Council. The City Council shall notify County in
writing of its intention to conduct a hearing on whether County has complied in good faith
with the material terms and conditions of this Agreement and whether the Agreement
should be modified or terminated. The notice shall include the time and place of the
hearing, a copy of the Solano360 Implementation Committee’s recommendation, and any
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other information the City Council considers necessary to inform County of the proceeding.
County shall be given an opportunity to submit evidence and to be heard. If the City
Council determines that County has compiied in good faith with the material terms and
conditions of this Agreement, the review for that period shall be concluded. If, however,
the City Council determines, based upon substantial evidence in the record, there are
significant questions whether County has complied in good faith with the material terms
and conditions of this Agreement, the City Council may continue the hearing and shall
notify County of the City's intent to meet and confer with County within thirty (30) days of
such determination, prior to taking further action. Following such meeting, the City
Council shall resume the hearing to further consider the matter and to make a
determination, regarding County's good faith compliance with the material terms and
conditions of the Agreement and to take those actions it deems appropriate, including but
not limited to, modification or termination of this Agreement, under California Government
Code section 65865.1 and Vallejo Municipal Code Chapter 17.22.

E. Failure of City to conduct an annual review shall not constitute a
waiver by the City of its rights to otherwise enforce this Agreement nor shall County have
or assert any defense to such enforcement by any such failure to conduct an annual review.

ARTICLE 10. AMENDMENT OF AGREEMENT AND EXISTING PROJECT
APPROVALS

Section 10.01. Amendment of Agreement By Mutual Consent. This Agreement

may be amended in writing from time to time by mutual written consent of the Parties or
their successors-in-interest or assigns and under Vallejo Municipal Code Chapter 17.10.

Section 10.02. Requirement for Writing. No modification, amendment or other
change to this Agreement or any provision shall be effective for any purpose unless set
forth in a writing which refers expressly to this Agreement and is signed by duly authorized
representatives of both Parties and/or successors.

Section 10.03. Amendments to Development Agreement Statute. This Agreement

has been entered into in reliance upon the Development Agreement Statute as those
provisions existed at the date of execution of this Agreement. No amendment or addition to
those provisions which would materially affect the interpretation or enforceability of this
Agreement shall apply to this Agreement, unless such amendment or addition is required by
the California State Legislature, or is mandated by a court of competent jurisdiction. If
such amendment or change is permissive (as opposed to mandatory), this Agreement shall
not be affected by same unless the parties mutually agree in writing to amend this
Agreement to permit such applicability.

ARTICLE 11. COOPERATION AND IMPLEMENTATION

Section 11.01. Future Project Applications. County and City acknowledge and
agree that County intends to submit Future Project Applications. For any Future Project
Application, the City shall exercise its discretion under Applicable Law, the Project
Approvals and this Agreement, including the reservations of authority in Section 6.05.
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County acknowledges that City's approval of and entering into this Agreement does not
constitute City's approval of County's applications for Future Project Applications.

A. Future ministerial applications are permits or approvals that are
required by Applicable Law and that are to be issued upon compliance with uniform,
objective standards and regulations. They include applications for road construction
permits or authorizations; grading and excavation permits; demolition permits; building
permits, including electrical, plumbing, mechanical, Title 24 Electrical, and Title 24
Handicap permits or approvals; certificates of occupancy; encroachment permits; and other
similar permits required for the development and operation of the Project. City agrees to use
its best efforts to expedite processing of future ministerial applications to the extent the
submittals are in substantial accordance as envisioned in the Solano360 Specific
Plan/Master Plan and pursuant to requirements of the VMC and Applicable Law.

Section 11.02. Processing Applications for Future Project Applications.

A. County acknowledges that City cannot begin processing Future
Project Applications until County submits complete applications on a timely basis. County
shall use diligent, good faith efforts to (i) provide to City in a timely manner any and all
documents, applications, plans, and other information necessary for City to carry out its
obligations; and (ii) cause County's planners, engineets, and all other consultants to provide
to City in a timely manner all such documents, applications, plans and other materials
required under Applicable Law. It is the express intent of County and City to cooperate and
diligently work to obtain any and all Future Project Applications.

B. Upon submission by County of all appropriate applications and
processing fees for any pending Future Project Application, City shall, to the full extent
allowed by law, promptly and diligently, subject to City ordinances, policies and procedures
regarding hiring and contracting, commence and complete all steps necessary to act on
County's pending Future Project Applications including: (i) expedited planning and
processing of each pending Future Project Applications; (ii) if legally required, providing
notice and holding public hearings; and (iii) acting on any such pending Future Project
Application.

C. With the Existing Project Approvals, City has made a final policy
decision that the Project is in the best interests of the public health, safety and general
welfare. Applications for Future Ministerial Applications consistent with this Agreement
and the Existing Project Approvals shall be processed and considered in a manner
consistent with the vested rights granted by this Agreement and shall be deemed tools to
implement those final policy decisions, and shall be approved by City so long as they are
consistent with this Agreement, Existing Project Approvals, and Applicable Law,

D. Nothing shall limit the ability of City to require the necessary reports,
analysis or studies to assist in determining the requested Future Ministerial Application is
consistent with this Agreement and the Existing Project Approvals. If the City reasonably
determines a Future Ministerial Application is not consistent with this Agreement or the
Existing Project Approvals and should be processed as a Future Discretionary Application
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rather than a Future Ministerial Application, the City shall notify the County in writing.
County shall then either modify the application to conform to this Agreement and the
Existing Project Approvals or process the application as a Future Discretionary Application.

Section 11.03. Other Agency Subsequent Project Approvals: Authority of City.

A. City shall cooperate with County, to the extent appropriate and as
permitted by law, in County’s efforts to obtain, as required, approvals on Other Agency
Future Project Applications.

B. Notwithstanding the issuance to County of Other Agency Subsequent
Project Approvals, County agrees that City shall have the right to review, modify, approve
and/or reject any and all submissions subject to the Other Agency Future Project
Applications which, but for the authority of the other governmental or quasi-governmental
entities to approve the Other Agency Future Project Applications, would otherwise require
City approval.

C. To the extent that other public agencies having jurisdiction over the
Project require modifications to the Solano360 Specific Plan/Master Plan for purposes of
implementing or constructing any improvement, the Parties agree to work cooperatively to
seek such necessary approvals to effectuate the intent of this Agreement.

Section 11.04. Vallejo Sanitation and Flood Control District. VSFCD provides
sanitary sewer and flood control services for the Project. County, at its sole expense, shall
work cooperatively with VSFCD to provide sanitary and flood control services needed in
whole or in part to serve the Project or to mitigate the impacts and to pay its fair share of
the costs of such improvements in accordance with the Solano360 Specific Plan/Master
Plan and the EIR.

Section 11.05. Utilities. Pacific Gas and Electric is a private utility company
providing electricity and natural gas services under a franchise with the City. County shall,
at its sole expense, work with Pacific Gas and Electric and/or other applicable utility
provider(s), to provide all electricity and natural gas utilities needed to serve the Project.

Section 11.06. Implementation of Necessary Mitigation Measures. The County has

adopted certain mitigation measures and approved a MMRP for the Project. County shall, at
its sole cost and expense, comply with all MMRP requirements applicable to the Project,
and Infrastructure Improvements.

ARTICLE 12. ASSIGNMENT, TRANSFER AND NOTICE

Section 12.01. Assignment. To the extent that County enters into an agreement
with a developer(s) to construct the horizontal and/or vertical developmental of Project as
envisioned in the Solano360 Specific Plan/Master Plan, the County may request that all or
portion of this Agreement relating to the Private Purpose Areas is assigned or transferred to
the developer(s) (“Assignee”). The transfer or assignment of any right or interest of the
Private Purpose Area shall be made only after consultation with the Solano360
Implementation Committee,
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Section 12.02. Conditional Release of Transferring Party. Notwithstanding any
transfer or assignment of its obligations under this Agreement, County shall continue to be
obligated under this Agreement as to all or the portion so transferred unless City in its sole
discretion is satisfied that the Assignee is fully able to comply with County's obligations
under this Agreement (both financially and otherwise) and County is given a release in
writing. County shall provide to City all information reasonably necessary for City to
determine the financial and other capabilities of Assignee. City shall, execute such consent
only if:

A. County is not then in Default under this Agreement and has received
no notice of breach under Section 13.01.

B. County has provided City with notice and the fully executed
assignment and assumption agreement.

C. Assignee provides City with security necessary to secure
performance of its obligations, including the Infrastructure Improvements.

ARTICLE 13. DEFAULT; REMEDIES; TERMINATION

Section 13.01.  Breach: Default.

A. Subject to extensions of time under Section 13.04 or by mutual
consent in writing, the failure or delay by either Party to perform any term or provision
shall constitute a breach of this Agreement. If alleged breach of this Agreement occurs, the
Party alleging such breach shall give the other Party notice in writing specifying the breach
and the manner in which said breach or default may be satisfactorily cured, and the Party in
breach shall have sixty (60) days following such notice to cure such breach, except that if a
breach of an obligation to make a payment occurs, the Party in breach shall have thirty (30)
days to cure the breach. If the breach is of a type that cannot be cured within sixty (60)
days, the breaching Party shall not be in Default (defined below) provided the breaching
Party (i) commences to cure the breach within such 60-day period, (ii) notifies the non-
breaching Party within the initial 60-day period of the time it will take to cure such breach
which shall be a reasonable period under the circumstances, and (iii) diligently and
continuously prosecutes such cure to completion. If the breaching Party has not cured the
breach or default within the applicable time specified above, such Party shall be in default
("Default”), and the non-breaching Party, at its option, may terminate the Agreement,
institute legal proceedings pursuant to this Agreement and shall have such remedies as are
set forth in Section 13.03 below.

B. Other circumstances constituting a Default shall be:

(1)  The discovery that a representation or warranty made by
cither of the Parties proves to have been incorrect when made;

(2)  Either Party being made the subject of an order for relief by a
bankruptcy court, or is unable or admits its inability to pay its debts as they mature, or
makes as assignment for the benefit of creditors;
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3 Sale or other transfer of the Property or the Project, or any
portion thereof, by the County, without compliance with the applicable provisions of this
Agreement;

(4)  Issuance of debt by the County beyond what is contemplated
by this Agreement or without compliance with the applicable provisions of this Agreement;

(5 Failure by the County to begin construction of Phase 1 of the
project within 20 years of the Effective Date unless a later time is agreed to in writing by
City;

(6)  Failure of either Party to pay proportionate share of Debt
Service after reasonable notice and opportunity to cure.

C. In the event of the occurrence of a Default listed in Section B above,
no additional cure period shall be provided and the non-breaching Party shall be excused
from further performance under this Agreement and may, at its option, terminate the
Agreement, institute legal proceedings pursuant to this Agreement and shall have such
remedies as are set forth in Section 13.03 below, or any remedy at law or in equity.

Section 13.02. Withholding of Permits. If a Default occurs by County, City shall
have the right to refuse to issue any approvals on Future Project Applications. This
provision is besides and in addition to any other allowable actions that City may take to
enforce the conditions of the Project Approvals.

Section 13.03. Remedies.

A. If County is in Default in its performance, City shall provide notice
and an opportunity to cure pursuant to Section 13.01 of this Agreement. If the City wishes
to terminates the Agreement, the City shall notify the County of its intent to terminate under
Government Code § 65868 and the VMC.

B. City and County agree that if Default occurs by either Party, the
Parties intend that the primary remedy shall be specific performance of this Agreement. A
claim by a Party for actual monetary damages may only be considered if specific
performance is not granted by the Court.

C. Besides any other rights or remedies, either Party may institute legal
action to cure, correct or remedy any Default, to enforce any covenants or agreements, to
enjoin any threatened or attempted violation, or to obtain any other remedies consistent
with the purpose of this Agreement. Any such legal action shall be brought in the Superior
Court for Solano County, California.

Section 13.04. Enforced Delay; Extension of Time of Performance. Subject to the

limitations set forth below, performance by either party shall not be deemed in default, and
all performance and other dates specified in this Agreement shall be extended, where delays
are due to: war; insurrection; strikes; lockouts; riots; floods; earthquakes; fires; casualties;
acts of God; acts of terrorism; acts of the public enemy; epidemics; quarantine restrictions;
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freight embargoes; governmental restrictions or priority; litigation; unusually severe
weather; acts or omissions of the other Party; or acts or failures to act of any other public or
governmental agency or entity (other than the acts or failures to act of City which shall not
excuse performance by City). An extension of time for any such cause shall be for the
period of the enforced delay and shall run from the time of the commencement of the cause
(but shall not exceed a cumulative total of two (2) years), if notice by the party claiming
such extension is sent to the other party within thirty (30) days of the commencement of the
cause. The Parties agree that the commencement of any litigation concerning this
Agreement, the Ordinance approving this Agreement or the Existing Project Approvals
shall constitute cause for an extension of time for performance of obligations under this
Agreement up to a maximum of two (2) years, and that the Initial Term of this Agreement
shall be automatically extended for the period such litigation is pending (subject, however,
to the two (2) year maximum extension).

Section 13.05. Resolution of Disputes. Regarding any dispute involving the
Project, resolution of which is not provided for by this Agreement or Applicable Law,
County shall, at City's request, meet with City. The parties to any such meetings shall
attempt in good faith to resolve any such disputes. Nothing in this Section 13.05 shall be
interpreted as requiring County and City and/or City's designee agree regarding those
matters being addressed, nor shall the outcome of these meetings be binding on City or
County unless expressly agreed to by the parties to such meetings.

ARTICLE 14. INDEMNITY AND INSURANCE

Section 14.01. County to indemnify City.

A. County agrees to defend, indemnify, and hold harmless the City of
Vallejo, its officers, agents, employees, and independent contractors (collectively, “Cigy
Indemnitees”) from any and all claims, actions or proceedings brought against any of the
foregoing individuals or entities, seeking to attack, set aside, void or annul any Existing
Project Approvals, Future Project Approvals, or related decision, or the processing or
adoption of the EIR which relate to the approvals. This indemnification shall include, but is
not limited to, all damages, costs, expenses, attorney fees or expert witness fees that may be
awarded to the prevailing party arising out of or in connection with the approval(s) of the
application or any related decisions, whether or not there is concurrent, passive or active
negligence on the part of the City Indemnitees.

B. County shall also indemnify and hold the City Indemnitees free and
harmless from any liability whatsoever, (i) based or asserted upon any negligent or
intentional act or omission of the County, its officers, agents, employees, subcontractors
and independent contractors, for property damage, bodily injury, or death (the Developer’s
employees included) or any other element of damage of any kind or nature, relating to or in
any way connected with the Property or arising from the activities contemplated under this
Agreement, save and except claims for damages arising through the gross negligence or
willful misconduct of the City, or (ii) arising out of an event of Default by County. The
County shall defend, at its expense, including attorneys’ fees, the City Indemnitees in any
legal action based upon such alleged acts or omissions.

33



C. County shall also shall indemnify and hold the City, its officers,
agents, and employees free and harmless from any liability, based or asserted, upon any act
or omission of the County, its officers, agents, employees, subcontractors and independent
contractors for any violation of any federal, state or local law, ordinance or regulation
relating to hazardous or toxic materials, industrial hygiene, or environmental conditions
created by the County or its officers, agents, employees, contractors, subcontractors and
independent contractors on, under or about the Property, including, but not limited to, soil
and groundwater conditions, and the County shall defend, at its expense, including
attorneys’ fees, the City, its officers, agents and employees in any action based or asserted
upon any such alleged act or omission.

D. City agrees to act reasonably to promptly notify the County of any
claim, action, or proceeding arising out of County’s obligations pursuant to this Section
14.01 and provide County access to City records and/or files to defend against such claims,
actions or proceedings. At its sole discretion, the City may participate at its own expense in
the defense of any such claim, action or proceeding, but such participation shall not relieve
the County of any obligation imposed by this Section.

Section 14.02.  City to Indemnify County. City agrees to defend and indemnify the
County, its agents, officers and employees (collectively referred to in this paragraph as
“County Indemnitees”) from any claim, action or proceeding against the County
Indemnitees, arising out of the acts or omissions of the City in the performance of this
Agreement or (ii) arising out of an event of Default by City. At its sole discretion, the
County may participate at its own expense in the defense of any such claim, action or
proceeding, but such participation shall not relieve the City of any obligation imposed by
this Section. The County shall notify the City promptly of any known claim, action or
proceeding and cooperate fully in the defense. For purposes of this Section, City’s
performance under this Agreement includes Future Project Applications or related
decisions, but only to the extent the City Council unilaterally modifies or imposes
additional conditions on County-initiated applications prior to approving Future Project
Application, after the County has protested the modification or condition in writing.

Section 14.03. Insurance Requirements.

A. During any period of construction of public improvements within the
City right-of-way, the County shall procure and maintain, or cause its contractor(s) to
procure and maintain, for the duration of this Agreement commercial general liability
insurance, workers compensation, and other types of insurance in limit amounts and on
such forms that may be required by the City in its reasonable discretion and then commonly
available in the commercial insurance marketplace. County’s insurance shall be placed
with insurers with a current A.M. Best's rating of no less than A-:VII or a rating otherwise
approved by the County Counsel in his or her sole discretion. County shall furnish at City’s
request appropriate certificate(s) of insurance evidencing the insurance coverage required
by City, and the City Parties shall be named as additional insured parties under the required
policies. The certificate of insurance shall contain a statement of obligation on the part of
the carrier to notify City of any material change, cancellation or termination of the coverage
at least thirty (30) days in advance of the effective date of any such material change,
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cancellation or termination (ten (10) days advance notice in the case of cancellation for
nonpayment of premiums) where the insurance carrier provides such notice to the County.
Coverage provided by the County shall be primary insurance and shall not be contributing
with any insurance, self-insurance or joint self-insurance maintained by City, and the policy
shall contain such an endorsement. The insurance policy or the endorsement shall contain a
waiver of subrogation for the benefit of City and its insurers, if such waiver is available in
the commercial insurance marketplace. County shall include or cause its contractor(s) to
include all subcontractors as insureds under its policies or shall furnish separate certificates
and endorsements for each contractor and subcontractor. All coverage for contractors and
subcontractors shall be subject to all the requirements stated above.

ARTICLE 15. MISCELLANEOQUS PROVISIONS

Section 15.01. Incorporation of Recitals, Exhibits and Introductory Paragraph. The
Recitals in this Agreement, the introductory paragraph preceding the Recitals and the
attached Exhibits are incorporated into this Agreement as if fully set forth.

Section 15.02. Severability. If any term or provision, or applying any term or
provision to a situation, is held by a court of competent jurisdiction to be invalid, void or
unenforceable, the remaining terms and provisions of this Agreement, or applying this
Agreement to other situations, shall continue in full force and effect unless amended or
modified by mutual consent of the Parties. Notwithstanding the foregoing, if any material
provision, or applying such provision to a situation, is held to be invalid, void or
unenforceable, the Party adversely affected may (in its sole and absolute discretion)
terminate this Agreement by providing written notice of such termination to the other Party.

Section 15.03. Construction. Each reference in this Agreement to this Agreement
or the Existing Project Approvals or Subsequent Project Approvals shall be deemed to refer
to the Agreement, Existing Project Approvals or Subsequent Project Approval as it may be
amended from time to time, whether or not the reference refers to such possible
amendment. Section headings in this Agreement are for convenience only and are not
intended to be used in interpreting or construing the terms, covenants or conditions of this
Agreement. This Agreement has been reviewed and revised by legal counsel for both City
and County, and no presumption or rule that ambiguities shall be construed against the
drafting party shall apply to the interpretation or enforcement of this Agreement. Unless
the context clearly requires otherwise, (i)the plural and singular numbers shall each be
deemed to include the other; (ii) the masculine, feminine, and neuter genders shall each be
deemed to include the others; (iii) "shall," "will," or "agrees" are mandatory, and "may" is
permissive; (iv) "or" is not exclusive; (v) "include," "includes" and "including" are not
limiting and shall be construed as if followed by the words "without limitation," and
(vi) "days" means calendar days unless provided otherwise.

Section 15.04. Covenants Running with the Land. All of the provisions in this
Agreement shall be binding upon the parties and their respective heirs, successors and
assigns, representatives, lessees, and all other persons acquiring all or a portion of the
Property or Project, or any interest, whether by operation of law or in any manner. All of
the provisions in this Agreement shall be enforceable as equitable servitudes and shall

35



constitute covenants running with the land under California law including California Civil
Code section 1468. Each covenant to act or do not act benefits or a burden upon the Private
Purpose Areas runs with the Private Purpose Areas and is binding upon County and each
successor or assign of County during developing such Private Purpose Areas of the Project.

Section 15.05. Entire Agreement, Counterparts and Exhibits. This Agreement may

be executed in multiple counterparts, each of which shall be deemed an original. This
Agreement, with the attached Exhibits, constitutes the final and exclusive understanding
and agreement of the Parties and supersedes all negotiations or previous agreements of the
Parties regarding all or any part of the matter.

Section 15.06. Recordation of Agreement. Under California Government Code
section 65868.5, no later than ten (10) days after City enters into this Agreement, the City
Clerk shall record an executed copy of this Agreement in the Official Records of the
County of Solano.

Section 15.07. No Joint Venture or Partnership. It is understood and agreed to by and
between the parties that: (i) City has no interest or responsibilities for, or duty to, third parties
concerning any public improvements until such time, and only until such time, that City accepts
the same under this Agreement or for the various Existing Project Approvals or Subsequent
Project Approvals; (ii) County shall have full power over and exclusive control of the Project
described, subject only to the limitations and obligations of County under this Agreement, the
Existing Project Approvals, Subsequent Project Approvals, and Applicable Law; and (iv) City
and County renounce the existence of any form of agency relationship, joint venture or
partnership between City and County except as set forth in this Agreement.

Section 15.08. Waivers. All waivers of this Agreement shall be in writing and
signed by the appropriate authorities of City and County.

Section 15.09. California Law. This Agreement shall be construed and enforced
under the laws of California.

IN WITNESS WHEREOF, this Agreement has been entered into by and between
County and City as of the day and year first above written.

[SIGNATURES ON FOLLOWING PAGE]
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APPROVED AS TO FORM:

By:

County Counsel

APPROVED AS TO FORM:

By:

Claudia Quintana, City Attorney
ATTEST:

By:

. City Clerk

APPROVED AS TO INSURANCE
REQUIREMENTS

By:

Darrell Handy, Risk Manager

COUNTY:

County of Solano, a political subdivision of the
State of California

By:

Birgitta Corsello, County Administrator

Date Signed:

CITY:
City of Vallejo, a municipal corporation

By:
Daniel E. Keen, City Manager

Date Signed:
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EXHIBIT B

List of Taxes, Assessments, Fees and Exactions
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EXHIBIT C

City Annual Revenue Sharing Percentage of City Available Revenue (Property Taxes (including
Secured and Unsecured) Property Tax In-Lieu of VLF), Sales and Use Taxes (excluding
Measure B), Utility Users Taxes, and Business License Taxes; Estimated City Annual Revenue

Sharing Payments

FISCAL YEAR CITY ANNUAL REVENUE SHARING PERCENTAGE ESTIMATED CITY ANNUAL REVENUE SHARING
OF AVAILABLE CITY REVENUES PAYMENT
2013-14 63% $ -
2014-15 63% $ .
2015-16 63% 5 155,076
2016-17 97% S 452,417
2017-18 97% [ 493,258
2018-19 97% g 632,080
2019-20 97% $ 630,066
2020-21 97% $ 1,020,606
2021-22 97% S 1,171,242
2022-23 55% $ 681,583
2023-24 55% 5 691,865
2024-25 55% 5 696,123
2025.26 55% $ 704,024
2026-27 55% $ 702,407
2027-28 55% $ 753,477
2028-29 55% $ 764,171
2029-30 55% $ 876,834
2030-31 55% S 915,679
2031-32 55% $ 1,016,142
2032-33 55% 5 1,135,902
2033-34 55% S 1,209,165
2034-35 55% $ 1,292,669
2035-36 55% $ 1,315,306
2036-37 £5% $ 1,315,087
2037-38 55% $ 1,367,233
2038-39 55% $ 1,377,657
2039-40 55% $ 1,376,054
2040-41 55% $ 1,374,663
2041-42 55% $ 1,373473
2042-43 55% $ 1,372,476
2043-44 24% S 598,544
2044-45 24% 5 598,266
2045-46 24% 5 598,060
2046-47 24% 5 597,925
2047-48 24% 5 597,857
2048-49 24% $ 597,852
2049-50 24% $ 597,909
2050-51 24% $ 598,026
2051-52 24% 5 598,198
2052-53 24% $ 598,425
2053-54 24% $ 598,704
2054-55 24% 5 599,034
2055-56 24% 5 599,412
2056.57 24% 5 599,838
2057-58 24% 5 600,308
2058-59 24% $ 600,823
20556-60 24% $ 601,380
2060-61 24% $ 601,978
2061-62 24% S 602,616
2062-63 24% $ 603,293
Total Estimated City Payments $38,905,684
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EXHIBIT D

Project Infrastructure Schedule

Infrastructure Schedule

INFRASTRUCTURE IMPROVEMENT PHASE | ESTIMATED COMMENCE
COST CONSTRUCTION!

Initiate demolition 1A/1B | $888,000/315.,000 5 years/10 years

Initiate remedial grading 1A/1B | $1,140,000/$120,000 | 5 vears/10 years

Initiate mass grading IA/IB | $738,000/8353,000 5 years/10 years

Begin construction of water feature IA/IB i $758,000/$1,009,000 | 5 vears/10 years

Begin construction of Entry Road - Fairgrounds Drive to | 1A 51,954,000 10 years

North Loop Road

Begin construction of South Loop Road — Entry Roadto | 1A $243,000 10 years

Phase 1A limit (intersection improvements)

Begin construction of North Loop Road - Entry Road to | 1A $1,683,000 10 years

Fairgrounds Drive

Begin construction of South Loop Road —Phase 1A limit | 1A $392,000 10 years

to Phase 1B limit

Begin construction of Connector Road - North Loop to iB $688,000 10 years

Sage Street

Phase 2 and Phase 3 infrastructure schedules will be determined at the time Phase 2 and Phase 3
financing is determined by the Parties pursuant to the terms of the Development Agreement,

! Commence Construction refers to the number of years following the first Phase 1 Project Financing provided all

necessary permits have been obtained.
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ATTACHMENT 3

CITY OF VALLEJO PLANNING COMMISSION
RESOLUTION NO. PC 13-08

RESOLUTION OF THE VALLEJO PLANNING COMMISSION
CONDITIONALLY APPROVING VESTING TENTATIVE MAP #13-0001
FOR THE SOLANO360 PROJECT

LR S B

BE IT RESOLVED by the Planning Commission of the City of Vallejo as follows:
L GENERAL FINDINGS

WHEREAS, the County of Solano (“County”), the City of Vallejo (“City™), and the Solano
County Fair Association (“Fair Association™) have jointly prepared the Solano360 Specific Plan
(“Plan™) to facilitate the redevelopment of the Solano County Fairgrounds, a 149.1 acre property
owned by Solano County and located at the crossroads of Interstate 80 and State Route 37 in
Vallgjo, CA; and

WHEREAS, the County has submitted an application for a Vesting Tentative Map, prepared by
MacKay and Somps, dated April 3, 2013 to subdivide the Plan Area into 23 parcels to facilitate
physical improvement and future leasing of the property consistent with the Plan; and

WHEREAS, City staff has reviewed the Vesting Tentative Map and has determined that the map
is in conformance with Title 15 Subdivisions of the Vallejo Municipal Code; and

WHEREAS, staff recommends that the proposed Vesting Tentative Map be approved subject to
the attached conditions of approval, herein provided as Exhibit A to this Resolution; and

WHEREAS, on April 29, 2013, a duly noticed public hearing was held by the Planning
Commission on the project; and

WHEREAS, after hearing all qualified and interested persons and receiving and considering all
relevant evidence, the Planning Commission finds and determines as follows:

II. CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDINGS

The Planning Commission finds that on the basis of the whole record before it, the City of
Vallejo, as a local agency, acknowledges that a Final Environmental Impact Report (FEIR) for
the project has been prepared by the County and circulated for public review. The FEIR
concluded that the project would result in impacts that can be mitigated to a level of
insignificance, and impacts that are significant and unavoidable. The Solano County Board of
Supervisors certified the FEIR and approved the Mitigation Monitoring and Reporting Program
and Statement of Overriding Considerations on February 26, 2013.

IIL FINDINGS RELEVANT TO APPROVING THE VESTING TENTATIVE MAP



Section 1. The Planning Commission finds that the County has submitted an application for a
Vesting Tentative Map, pursuant to the City of Vallejo Municipal Code Chapter 15.10 Vesting
Tentative Maps for the creation of legal parcels.

Section 2. The Planning Commission finds, based on the facts contained in the staff report
incorporated herein by this reference, and given the evidence presented at the public hearing, and
subject to the conditions attached to this resolution, that:

1. The Vesting Tentative Map is consistent with the Solano360 Specific Plan and is
therefore consistent with the goals and policies of the Vallejo General Plan

2. 'The Vesting Tentative Map is consistent with the Solano360 Specific Plan and therefore
in conformance with the zoning ordinance.

3. The Vesting Tentative Map is consistent with Title 15 of the Vallejo Municipal Code and
is therefore consistent with the Subdivision Map Act.

IV. RESOLUTION APPROVING VESTING TENATIVE MAP #13-0001 FOR THE
SOLANOQO360 SPECIFIC PLAN

NOW, THEREFORE, LET IT BE RESOLVED that the Planning Commission hereby
APPROVES Tentative Map #13-0001 for a Vesting Tentative Map, herein provided as Exhibit B
to Attachment 3, that would allow the creation of 23 parcels of property identified as the
Solano360 Specific Plan Area, based on the findings contained in this Resolution and subject to
the Conditions of Approval herein provided as Exhibit A to Attachment 3.



EXHIBIT A TO ATTACHMENT 3

SOLANO360 TENTATIVE MAP #13-0001

CONDITIONS OF APPROVAL/PROJECT REQUIREMENTS

The following conditions of approval/project requirements shall apply to Tentative Map #13-0001,
the “Solano360 Vesting Tentative Map” prepared by MacKay & Somps, dated April 3, 2013.
Development has not been considered or approved as part of this Tentative Map. Such
development will be considered and conditioned, if at all, as part of future development permits
or other appropriate entittement. Conditions of approval related to future parcel development
shall only apply to those parcels designated for private purpose identified as Parcels 5-16 on the
Tentative Map, and shall not apply to parcels designated for public purpose identified as Parcels

1-4.

Due 1o the proposed phasing of the project, multiple Final Maps may be filed.

A. PLANNING DIVISION

1.

Submit a numbered list to the Planning Division stating how each condition of project
approval contained in this report will be satisfied. The list should be submitted to the
Planning Manager who will coordinate the Project.

All future development projects and proposals are subject to the requirements of the
Solano360 Specific Plan including but not limited to a Planned Development Unit Plan.

Improvement projects inconsistent with the Solano360 Specific Plan may require a
Specific Plan Amendment and shall be referred to the Solanc360 Committee for
interpretation.

Certified Environmental Iimpact Report (EIR) Mitigation Measures for the Solano360
Specific Plan, pursuant to the California Environmental Quality Act (CEQA), are
incorporated by reference as a condition of approval for this Project.

The approval of the Vesting Tentative Map or Final Map shall not constitute the
approval of the construction of any improvements on the private parcels within the
Project area boundaries.

B. BUILDING DIVISION

6.

All improvements, repairs, and new construction shall require a building permit as
required by the 2010 California Building Code.

C. PUBLIC WORKS

Prior to Final Map(s) Approval

7.

Solano County or any subsequent Master Developer (“Solano County”) shall submit a
final map prepared by a qualified registered civil engineer or Land Surveyor that is in
compliance with the Subdivision Map Act and Vallejo Municipal Code (VMC) for review



10.

11.

12.

13.

14.

15.

16.

17.

and approval. Submit preliminary fitle report and all pertinent documents for map
review.

Solano County shall dedicate on the Final Map at no cost to the City all of the required
additional right of way for the construction of offsite Fairgrounds Drive improvements
as part of the Project’s fair share contribution to the Redwood Parkway Improvement
Project.

Solano County shall submit master address map for review and approval by the City
Engineer.

Solano County shall dedicate on the Final Map or by separate deed at no cost to the
City all of the required public utility easements required for public improvements.

Solano County shall establish, financing mechanisms for funding the construction of
public improvements for the Project.

City or Solano County may establish an improvement district in accordance with
Chapter 14.44 of the VMC or a similar funding mechanism, including but not limited to
a Community Facilities District.

Solano County shall comply with the Certified Environmental Impact Report (EIR)
Mitigation Measures-Transportation and shall provide evidence of compliance
consistent with the terms of Transportation including the timing as established by the
improvement Phasing Schedule and type of improvements.

Solano County shall submit a mass grading plan together with a comprehensive
geotechnical investigation report for this project for review. An independent soils and
geotechnical review of the Project may be required by the City Engineer. The City and
County agree to jointly select the soils engineer with the cost of the review to be borne
by Solano County. Mass grading plan shall show dirt distribution, cut and fili, over
excavation import and export quantities and any other details needed for mitigation of
soft underlain materials, liquefaction, expansive scil, ete. for further review.

Solano County shall submit with the Final Map of the subdivision grading and erosion
control plans, street improvement plans and trench utility and street light plans, and
landscaping, irrigation and fencing plans. The Final Map submittal must be complete
with all supporting documentations and pertinent reports.

Prior to each Final Map, Solano County will submit Provision C.3 requirements for the
Project pursuant to the City’s Municipal Regional Stormwater NPDES Permit (MRP).
The submittal shall be detailed pursuant to the Stormwater Control Pians (SWCP) and
Low Impact Design (LID) treatment options in the MRP.

Solano County shall submit a stormwater quality management plan to City for review
and approval by the City Engineer pursuant to MM HYD-2a and MM HYD-2b of the
Final Environmental iImpact Report, Solano360 Specific Plan, dated February 26, 2013
(FEIR).

Solano360 Tentative Map Conditions of Approval 2



18.

19.

20.

21.

22.

23.

24,

25.

26.

27.

Solano County shall submit a Landscape and Irrigation Plan for each phase of street
improvement to the City in compliance with VMC Chapter 16.70 for review and
approval by the City Planning Manager and City Engineer. Solano County shall follow
the City’s requirements for low-water using and drought-resistant plant materials.
Solano County shall incorporate water conservation practices pursuant to the 2010
California Building Code, 2010 Green Building Standards Code, and the applicable
VMC in effect at the time, and the City’s Water Management Plan. Water conservation
practices shail include the installation of low-flow water devices.

If required by the County of Solano, prior to approval of the Final Map submit a draft
copy of the Covenants, Conditions and Restrictions (CC&Rs) for the Project. The
CC&Rs are subject to review and approval of the Planning Manager, Public Works
Director, and the City Attorney.

Submit street names to Public Works Department for review and approval by City's
Fire, Police, and Public Works departments and U.S. Postal Service.

Solano County shall provide copies of the recorded Final Map to the City at no cost to
the City.

Solano County shall pay to City map checking fees based on the City's fee schedule in
existence at the time of approval as set forth in the Development Agreement (DA).

Prior to construction of either Phase 2 or 3 of the Solano360 Specific Plan, all traffic
and intersection operations shall be funded and mitigated including widening of the
Fairgrounds Drive and the two interchanges as identified in the Solano Transportation
Authority's (STA) Comprehensive Transportation Plan. The Project’s frontage
improvements from Sage Street to Coach Lane at the ultimate widened Fairgrounds
Drive location shall be designed and constructed prior to implementing Phases 2 or 3
of the Solano360 Plan.

Solano County shall provide funding to mitigate their fair share of any adverse impact
on the existing storm drain culvert under Fairgrounds Drive that will result from
drainage flows from the Project to the satisfaction of the City Engineer and Vallejo
Sanitation and Flood Control District (VSFCD).

Grading

Prior to issuance of grading permit by the City, Solanc County shall obtain permits
from resource agencies (e.g., Corps of Engineers, Fish & Game, etc.) if required for
this Project.

Solano County shall submit on-site grading, improvements, utility and landscaping
plans for review and approval and construction to the satisfaction of City Engineer.

During Project construction, grading and slope preparation activities shall be
conducted under the supervision of a Registered Geotechnical Engineer or Certified
Engineering Geologist and any design modifications necessitated by changes in field
conditions shall be reviewed and approved by the City Engineer.
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28.

289.

30.

31.

32.

33.

34.

35.

Prior to grading any parcel within the 100 year flood zone, Solano County shall apply
to Federal Emergency Management Agency (FEMA) for a Letter of Map Revision
(LOMRY). If FEMA requires levee certification for the existing levee or if a new levee
has not been built and certified at the time of LOMR application, then Solano County
shall obtain said certification.

Grading activities shall be scheduled to avoid soil disturbance during the rainy season
unless approved by the City Engineer or appropriate regulatory authority and
conducted in conformance with the applicable SWPP and any applicable ordinances
and requirements.

Before grading is concluded, a positive gradient away from the slopes must be
established to carry the runoff away from the slopes to areas where erosion and
sedimentation can be controlled.

The Stormwater Poliution Prevention Plan (SWPPP) shall be submitted to the City
Engineer for approval. Construction-related erosion and sedimentation control
measures shall be incorporated in a comprehensive erosion control plan to be
reviewed and approved by the City prior to the issuance of a grading permit. Solano
County shall obtain a Waste Discharge ldentification Number (WDID #) prior to
issuance of a grading permit by the City.

During construction, it shall be the responsibility of Solano County's contractor to
provide for safe traffic control in and around the site. This may include but not be
limited to signs, flashing lights, barricades and flag persons. If required by the City a
traffic control plan shall be submitted for review and approval by the City Traffic
Engineer.

During each phase of construction, interim erosion controls measures shall be
implemented, such as water bars, mulching of exposed slopes, installation of
temporary culverts, rock slope protection, sediment traps, silt fences andfor straw
walttles consistent with the City's Municipal Regional Stormwater NPDES Permit, as
may be demonstrated in the Association of Bay Area Governments Manual of
Standards for Erosion and Sedimentation Control Measures or the San Francisco Bay
Region Regional Water Quality Control Board Erosion and Sediment Control Field
Manual.

In locations underlain by expansive soils and/or non-engineered fill, the designers of
proposed building foundations and improvements (including sidewalks, roads, and
utilities) shall consider these conditions. The design-level geotechnical investigation
shall include measures to ensure that potential damage related to expansive soils and
non-uniformly compacted fill are corrected. Options to correct these conditions may
range from removal of the problematic soils and replacement, as needed, with properly
conditioned and compacted fill, to design and construction of improvements to
withstand the forces exerted during the expected shrink-swell cycles and settlements.

Solano County shall submit a Best Management Practice (BMP) design for each storm
drain outfall that discharges to the Project’'s Water Feature to the City Engineer for
approval.
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Landscaping

36.

37.

38.

Landscaping, irrigation and fencing shall be installed pursuant to the Solano360
Specific Plan. Fence design and location shall be approved by the City Engineer and
Planning Manager.

Solano County shall submit line of sight traffic plans for all intersections for review and
approval by the City Traffic Engineer. Line of sight at all streets shall be clear of any
proposed slopes, landscaping or other obstructions.

Prior to acceptance of the Project, the Project’s landscape architect shall perform a
complete and thorough field review of the landscape irrigation and planting within the
Project and provide the City Engineer in writing a certificate that all landscaping,
planting, and irrigation within the Project is in full compliance with the City ordinances
and guidelines and approved landscape, planting and irrigation plans. At the end of
twelve month warranty period, the Project's landscape architect shall evaluate each
open space parcels to assure that 75% of the planted vegetation has been established
on the slopes.

General

38.

40.

41.

42.

43.
44,

45,

46.

Solano County shall install curb and gutter on the Sage Street frontage of the Solano
County owned parcel number 0052-240-530 commencing from its common property
line from the existing improvements to the commencement of Caltrans right-of-way.
Such improvements shall be completed as part of Phase 2.

Before Solano County proceeds to construct either Phases 2 or 3 of the Solano360
Plan, as described in the November 9, 2012 DEIR-Solano360 Specific Plan
documents, all cumulative freeway traffic and intersection operations shall be mitigated
by construction of the Redwood Parkway/Fairgrounds Drive improvement project at
the two interchanges as identified in the STA's Comprehensive Transportation Plan.

Solano County shall install fence and concrete band to demarcate the property line
between the Coach Lane and the drainage channel as required by the City Engineer.

Design and construction of the private and public improvements, e.g., streets and
utility improvements, shall be in accordance with City Regulations and Standard
Specifications and Standard Drawings for Public Improvements in effect at the time of
construction (City Standards).

Roadway grades shall conform to City Standards.

Provide bus turn-outs for all bus stop locations and shall conform to City Standards.

Design and construction of all bridges shall meet Caltrans standard in effect at the time
of construction.

Street lights for this Project shall be pursuant to the Solano360 Specific Plan, or as
approved by City Engineer.

Solano360 Tentative Map Conditions of Approval 5



47.

48.

49.

50.

51.

Roadway sections, pursuant to the Solano360 Specific Plan, all traffic signals, signage
and striping shall comply with City Standards.

Vertical and horizontal alignment of all streets shall conform to City Standards.

Solano County shall comply with the “City of Vailejo Complete Street Policy” as
specified in Resolution No. 12-155 N.C. adopted on November 13, 2012 and as it may
be amended.

Once the Project public improvements are accepted by the City as public rights-of-
way, they are not to be used for staging building construction activities, including but
not limited to, storage of construction material and equipment. The street and
sidewalks must be kept free of construction debris, mud and other obstacles and must
remain open to traffic at all times.

All existing overhead utility wires through and fronting the subkdivision shall be under-
grounded by Solano County at no cost to the City.

PUBLIC WORKS (STANDARD CONDITIONS)

52.

53.

54,

55.

56.

57.

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

PUBLIC IMPROVEMENT STANDARDS. Al public improvements shall be designed to
City of Vallejo standards and to accepted engineering design standards. The City
Engineer has all such standards on file and the Engineer's decision shall be final
regarding the specific standards that shall apply. (City Standards).

IMPROVEMENT PLANS. Prior to building permit submittals, submit three sets of
plans to the Department of Public Works for plan check review and approval.
(Improvement or civil plans are to be prepared by a licensed civil engineer) Plans are
to include, but may not be limited to, grading and erosion control plans, improvement
plans, joint trench utility, street light plans, and landscaping, irrigation and fencing
plans and all supporting documentation, calculations and pertinent reports. (City
Standards Section 1.1.7-A).

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

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

ON-SITE SOILS ENGINEER. During grading operations, the project geologist or soils
engineer or their representative and necessary soils testing equipment must be

Solano360 Tentative Map Conditions of Approval 6



58.

59.

60.

61.

62.

63.

64,

65.

66.

present on site. In the absence of the soils engineer or his representative on site, the
Department of Public Works shall shut down the grading operation. (VMC Section
12.40.080).

DUST AND EROSION CONTROL. All dust and erosion conirol shall be in
conformance with City standards and ordinances. (VMC Sections12.40.050 and
12.40.070).

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

DRIVEWAY STANDARDS. Entrances to any private project must be standard
driveway approaches unless deviation is permitted by the City Engineer. (VMC Section
10.04.260).

STREET EXCAVATION PERMIT. Obtain a street excavation permit from the
Department of Public Works prior to performing any work within City streets or rights-
of-way, or prior to any cutting and restoration work in existing public streets for utility
trenches. All work shall conform to City standards. (VMC Chapter 10.08).

ENCROACHMENT PERMIT. Prior to building permit issuance, obtain an
encroachment permit from the Department of Public Works for all work proposed
within the public right-of-way. (VMC Chapter 10.16).

TRAFFIC CONTROL PLAN. Prior to start of construction; submit a traffic control plan
to the Department of Public Works for review and approval. (CA MUTCD),

COORDINATION OF CONSTRUCTION INSPECTION. Construction inspection shall
be coordinated with the Department of Public Works and no construction shall deviate
from the approved plans. (City Standards Sections 1.1.4 and 1.1.5).

PLAN CHANGES. The Project design engineer shall be responsible for the project
plans. [f plan deviations are necessary, the Project engineer must first prepare a
revised plan or details of the proposed change for review by the City Engineer and,
when applicable, by Vallejo Sanitation and Flood Control District. Changes shall be
made in the field only after approval by the City Engineer. At the completion of the
Project, the design engineer must prepare and sign the "as builf" plans. (City
Standards Section 1.1.9).

BONDS AND FEES. Prior to approval of construction plans, provide bonds and pay
applicable fees. Bonding shall be provided to the City in the form of a "Performance
Surety" and a separate "Labor and Materials Surety" in amounts stipulated by VMC,
Section 15.12.090 and fees shall be the amount in effect, pursuant to implementing
resolution at the time.

Solano360 Tentative Map Conditions of Approval 7



67.

68.

69.

70.

71.

72.

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

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

FLOOD PROTECTION. The Project is within the 100-year flood zone. Prior to
obtaining grading permit, apply to FEMA for a Conditional Letter of Map Revision
(CLOMR). Prior to obtaining building permit, apply to FEMA for a Letter of Map
Revision (LOMR). Prior to obtaining certificate of occupancy or acceptance by the
City, whichever is applicable, obtain an approved Letter of Map Revision from FEMA.
It will take FEMA at least 90 days to obtain CLOMR or LOMR. FEMA can be
contacted at telephone (510) 627-7184, or Mr. Jack Eldridge, Chief, National Flood
Insurance Program Branch, FEMA, Region 1X, 1111 Broadway Street, Suite 1200,
Oakland, CA 94607-4052. (VMC Chapter 7.98 - Flood Damage Protection).

STREET TREES. Prior to release for occupancy, plant required street trees in
accordance with the Solano360 Specific Plan. Street tree(s) shall be inspected by
Public Works Landscape Inspector prior to release for occupancy. (VMC Section
15.06.190 and City Standards Section 3.3.48).

JOINT TRENCH. Solano County shall provide joint trench plans for the underground
electrical, gas, telephone, cable television and communications conduits and cables
including the size, location and details of all trenches, location of all building utility
service stubs and meters and placement or arrangements of junction structures as a
apart of the Improvement Plans submitted for the Project. The composite drawings
and/or utility improvement plans shall be signed by a licensed civil engineer. (VMC,
Sections 15.06.160 and 15.06.170),

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

D. WATER DIVISION

73.

WATER SYSTEM PLANS. All water system improvements shall be consistent with
the Vallejo Water System Master Plan, 1985, prepared by Kennedy/Jenks Engineers
as updated by Brown & Caldwell, 1996. Prior to Improvement Plan approval and
building permit issuance, water system improvement plans shall be submitted to the
Water Superintendent for review and approval, and shall contain at least:

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

oo
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74.

75.

76.

77.

79.

80.

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

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

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

HYDRAULIC CALCULATIONS. Prior to Improvement Plan approval and building
permit issuance, hydraulic calculations shall be submitted to the Water Superintendent
demonstrating that the fire fiow requirements are complied with.

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

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

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

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

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

WATER SERVICE BONDS AND FEES. Water service shall be provided by the City
following completion of the required water system improvements and payment of
applicable fees. Performance and payment bonds shall be provided to the City of
Vallejo prior to construction of water system improvements. Fees inciude those fees
specified in the VMC including connection and elevated storage fees, etc., and fees for
tapping, tie-ins, inspections, disinfection, construction water, and other services
provided by the City with respect to the water system improvements.

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

PROJECT SPECIFIC CONDITIONS AND OTHER COMMENTS/CONDITIONS NOT
COVERED BY THE STANDARD CONDITIONS LISTED ABOVE.

81.

General ~ The proposed non potable water (NPW) mains that are shown in the
proposed City streets shall be owned and maintained by Solano County. Solano
County shall obtain an encroachment permit from the City for these NPW mains. The
NPW mains shall have a minimum of 10 feet separation from the proposed City's
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82.

83.

84.

85.

86.

potable water mains and the NPW mains shall have different water valves and valve
pots than the proposed potable water mains and be labeled as NPW.

Prior to the first Parcel or Final Map approval by the City for recording that proposed to
use raw water, the City and Solanc County shall enter into an agreement that
addresses payment and use of the raw water from Lake Chabot and/or raw water from
the City's Cal Pac main.

Phase 1A of the Solano360 Specific Plan-The proposed public potable water main in
Entry Road shall not connect to the existing Solano County's private water system.
(See comment 75 for the required hydraulic calculations to size the proposed public
potable water main).

Prior to the construction of Phase 1B of the Solano360 Specific Plan by Solano
County, payment shall be made to the City to relocate the existing master meter and
BFD at the north end of the project to a location at Connector Road,

Phase 1B of the Solano360 Specific Plan, the proposed public potable water main in
North Loop Road shall not connect to the existing Solano County's private water
system. If a connection is required, as determined by fire, domestic and irrigation flow
hydraulic calculations, then before Solano County proceeds to construct Phase 1B
they shall pay the City for a new connection to Solano County’s private water system.

Prior to the construction of Phase 2 or 3 of the Solano360 Specific Plan by Solano
County, a comprehensive water study (master plan) shall be prepared and submitted
to and approved by the Water Superintendent that addresses the potable water main
size in Fairgrounds Drive from Coach Lane to Sage Street that connects to the existing
24-inch potable water mains at Sage Street and Coach Lane. In addition, the existing
12-inch potable water main in Coach Lane shall be extended to connect to the potable
water main in Fairgrounds Drive.

VALLEJO SANITATION AND FLOOD CONTROL DISTRICT (VSFCD)

87.

88.

89.

90.

91.

Prior to building permit issuance, submit complete improvement plans and supporting
documentation for proposed sanitary sewage and storm drainage work to VSFCD for
review and approval.

Prior to building permit issuance, a VSFCD Connection Permit is required. Pay all
applicable review and connection fees.

All individual parcels shall drain and sewer directly to the public system.

Non-District facilities serving more than one lot wili not be allowed.

The following information is needed for future site development projects:

a.  All proposed and existing District facilities to serve the project. Provide site utility
plan showing existing and proposed sanitary sewer and storm drain facilities,

mains, laterals, connections, etc.

b. Required notes concerning District Master Plans and District Standards.

Solano360 Tentative Map Conditions of Approval 10



92.

93.

94,

95.

c. Please show location of sanitary sewer and cleanout on site utility plan.

Comply with the current VSFCD regulations regarding improvement of existing offsite
storm drains and/or sanitary sewer facilities.

VSFCD sanitary sewer or storm drains shall not be installed in the rear of any of the
lots.

Prior to building permit issuance, provide an agreement establishing
maintenance/repair responsibility among commercial parcels using common private
storm or sanitary sewer systems.

Prior to occupancy/final building inspection, provide all weather access to District
facilities for VSFCD maintenance vehicles. Backing more than 50 feet shall not be
allowed.

STORM DRAIN

96.

97.

98.

Prior to building permit issuance, submit grading and erosion control plans, o VSFCD
for review and approval. Do not block drainage from adjacent lands.

The 100-year storm overflow pattern shall be shown on the grading plans. Provide a
secondary (surface flow) drainage system to handle flows in excess of the capacity of
the primary system (piped or channelized). The proposed building locations shall
avoid this secondary path. Also, determine the 100-year storm tributary area. This
may differ from the 15-year tributary area.

All storm drainage shall be collected onsite and conveyed underground to the public
storm drain system.

SANITARY SEWER

99.

100.

101.

102.

103.

Comply with VSFCD pretreatment requirements for sanitary sewage.

Prior to occupancy/final building inspection, provide a standard VSFCD cleanout at the
right-of-way/easement line per District standards and a two-way cleanout at the
building pursuant to the Uniform Plumbing Code.

The use of the existing private sanitary sewer main and/or lateral is conditioned upon
passing a standard VSFCD air test.

Area within refuse enclosures shall drain o the sanitary sewer system. The outside
perimeter of the trash enclosure shall be graded to prevent storm water from draining
into the sanitary sewer system. The trash enclosure shall be covered with a roof or
awning.

Prior to occupancyffinal building inspection, provide a grease trap, sand trap, or
interceptor.

Solano360 Tentative Map Conditions of Approval 11



STORM WATER QUALITY

104. Pretreatment of storm drainage water runoff is required pursuant to City's Municipal
Regional Stormwater NPDES Permit Provision C.3., storm drainage runoff shall be
conveyed over landscaped areas or otherwise treated, as feasible, before discharging
into the public system. This is to improve the storm water quality leaving the site. The
project architect or civil engineer should contact VSFCD for possible design solutions
and their impact on the design of the project.

105. No dumping drains to bay markings pursuant to District's requirements shall be
installed at each storm water drain inlet.

106. All parcels shall be transferred with post construction storm water pollution prevention
guidelines given to new owners. These guidelines shall be submitted with the
improvement plans for review and acceptance for distribution as part of the
improvement process.

107. Submit proof of NOI, Storm Water Follution Prevention Plan, and Post Construction
Best Management Practice Design Plan (see current VSFCD Storm Woater
Management Plan Appendix 4B).

108. Grading and improvement plans shall include storm water pollution prevention plans
for use during site development and building construction to mitigate impacts of this
development. This plan shall include calculations, measures related to debris,
refueling areas, disposal of excess materials, site cleanup; hazardous substance
containment, street cleaning, catch basin cleaning, and other similar measures (see
current VSFCD Storm Water Management Plan Section 4.4.5).

108. Direct roof drainage across non-paved areas prior to entering storm drain inlets and
gutter, when feasible.

RIGHT OF ENTRY/EASEMENTS

110. Prior to building permit issuance, Solano County shall grant VSFCD a right-of-way
(GRANT OF RIGHT OF ENTRY) to test and repair sanitary sewer laterals per VSFCD
Resolution No. 89-4210,

111. Offsite VSFCD sanitary and/or storm drainage facilities shall be extended in proper
easements as necessary.

112. VSFCD pipeline facilities shall be located in 15 foot wide easements or street rights-of-
way.

FIRE PREVENTION
113. All buildings, facilities, and improvements shall be accessible to Fire Department
apparatus by way of approved access roadways.

114. Access roads shall be designed and maintained to support the imposed loads of fire
apparatus weighing 70,000 Ibs. with an all-weather driving surface. The turning radius
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115.

116.

117.

118.

119,

120.

121.

122.

123.

124.

125.

shall be determined by the Fire Official. Please indicate on the Project plans the entire
route of access in 1 inch equals 20 feet or 1 inch equals 10 feet scale, or as otherwise
approved by the Fire Department.

Access roads shall have an unobstructed width of not less than 20' (16’ for single
residential) with a maximum grade of 15%. Access roads shall have a minimum of 13'-
6" of vertical clearance, including trees, wires and overhead signs. Speed bumps or
other vertical traffic calming devices are prohibited on routes of fire access.

Access roads that are fire lanes shall either be posted with permanent all-weather
signs constructed and installed in accordance with the Fire Department Fire Lane
Marking Standards and shall all have curbs painted red and a sign posted at each
entrance. Contact the Fire Prevention Bureau for further information and design
templates. Location of such area’s shall be determined prior {o final approval.

All access roads and fire hydrants shall be installed and maintained serviceable prior
to and during combustible construction.

Please indicate the location of all fire hydrants on the plans. Fire Hydrants shall be
located in accordance with the 2010 California Fire Code, Appendix C. Approved
impact protection shall be installed as necessary to protect hydrants from vehicular
damage.

Solano County shall be responsible for painting of hydrants, verifying street valves are
fully opened and the placement of blue reflective dots prior to requesting a final
inspection. Maintenance, inspection and testing of private hydrants are the
responsibility of the property owner. Private hydrants shall be painted yellow.

Fire-flow requirements for buildings shall be in accordance with the 2010 California
Fire Code Appendix B Table B105.1. Please indicate on the Project pian all fire flow
requirments for this Project.

Underground fire service mains require a separate permit from the Fire Prevention
Division. Please submit 2 sets of plans for the underground fire service main for review
and approval by the Fire Official prior to installation requirments.

An inspector from the Vallejo Fire Department must be present during all testing
procedures.

GENERAL CONDITIONS

Unless specifically provided otherwise herein, all references to the Final Map shall
mean a map or maps prepared for recordation.

These conditions are for a phased project. If the phasing is changed, the City
reserves the right to add, modify or remove conditions.

The conditions herein contained shall run with the property and shall be binding on the
owner as described above, and all heirs, executors, administrators, and successors in
interest to the real property that is the subject of this approval.
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126. Solano County shall defend, indemnify, and hold harmless the City of Vallejo or its
agents, officers, and employees from any claim, action, or proceeding against the City or
its agents, officers, or employees to attack, set aside, void, or annul, the approval of this
Project by the City. The City shall promptly notify Solano County of any action. The City
may elect, in its discretion, to participate in the defense of any action.

Solano360 Tentative Map Conditions of Approval 14



EXHIBIT B TO ATTACHMENT 3

VESTING TENTATIVE MAP SOLANO360 PROJECT
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