DEPARTMENT OF RESOURCE MANAGEMENT

www.solanocounty.com

Planning Services Division

SOLANO COUNTY ZONING ADMINISTRATOR

Staff Report
Minor Revision No. 1 of Use Permit U-18-03

Application No. U-18-03-MR1 (Monroe Ranch)

Project Planner: Eric Wilberg, Senior Planner Meeting: May 4, 2023

Applicant Property Owner
Gary & Ying Bacon same

3389 Pebble Beach Court
Fairfield, CA 94534

Action Requested

Consideration of Minor Revision No. 1 to Use Permit U-18-03 to increase the size of the permitted special
events facility at Monroe Ranch located at 4400 Suisun Valley Road, two miles west of the City of Fairfield,
within the Suisun Valley Agriculture “A-SV-20" Zoning District; APN’s: 0027-020-030, 080, and 090. The
Zoning Administrator will be considering an Addendum to a previously adopted Negative Declaration for
the project, pursuant to California Environmental Quality Act Guidelines Section 15164.

Property Information

Size: 27.16 ac. (total) Location: 4400 Suisun Valley Road

APN: 0027-020-030, 080, and 090

Zoning: Suisun Valley Agriculture “A-SV-20"

Land Use: Bed & Breakfast and Event Facility

General Plan: Agriculture

Ag. Contract: 1109 (4.35 ac in Nonrenewal)

Utilities: Domestic water well and septic system

Access: Suisun Valley Road

Adjacent General Plan Designation and Zoning District

General Plan Zoning Existing Land Use
North | Agriculture A-SV-20 Fallow, planned vineyard
South | Agriculture A-SV-20 Vineyard
East Agriculture A-SV-20 Vineyard
West | Agriculture A-SV-20 Vineyard

PROJECT DESCRIPTION

On September 19, 2019 the Planning Commission granted Use Permit U-18-03 which authorized a special
event facility consisting of a 4,000 square foot barn-styled structure to host special events for up to 250
persons. After allocating square footage for restrooms, commercial kitchen, storage, and office space,
applicable fire and building codes limited the occupant load of the event space to less than 100 persons.
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The proposal involves increasing the square footage of the event barn up to 7,519 sq. ft. of enclosed space
to accommodate events up to 250 guests. The proposed structure also has approximately 600 square feet
of unenclosed porches.

The revision also includes reconfiguring the parking for the facility. Initially, parking was proposed in a
linear fashion along the eastern edge of the existing vineyard. The current proposal will cluster the parking
within a 163’ by 212’ rectangular area southwest of the event barn. A majority of the lot will be asphalt
providing sufficient area for the 61 required parking spaces. The southern portion of the lot is gravel,
reserved as an equipment staging area for agricultural operations on-site. Landscaping islands will be
provided within the parking lot along with trees around its perimeter.

GENERAL PLAN AND ZONING

The subject site is designated Agriculture by the Solano County General Plan. Table LU-5 of the
General Plan provides a description and intent of the Agricultural designation:

The (Agricultural Designation) provides areas for the practice of agriculture as the primary use,
including areas that contribute significantly to the local agricultural economy, and allows for secondary
uses that support the economic viability of agriculture. Agricultural land use designations protect these
areas from intrusion by nonagricultural uses and other uses that do not directly support the economic
viability of agriculture.

Further the General Plan identifies ten Agricultural Regions throughout the County, the subject site
being located within the Suisun Valley Agricultural Region. Table AG-3 of the General Plan highlights
the unique characteristics of each region and summarizes desired land uses.

The (Suisun Valley) provides for agricultural production, agricultural processing facilities, facilities to
support the sale of produce, and tourist services that are ancillary to agricultural production.

The subject site is zoned Suisun Valley Agriculture “A-SV-20" consistent with the General Plan
designation. Section 28.23 of the County Zoning Ordinance provides a table of allowed uses and permit
requirements applicable to this zoning district. As seen on Table 28.23A, crop production, residential
development, bed & breakfast inn, and special events are allowed or conditionally allowed land uses
within the A-SV-20 zoning district.

SUISUN VALLEY DESIGN GUIDELINES

The subject property is located within the Suisun Valley Agriculture zoning district and the proposal is
subject to the design guideline recommendations provided in the Suisun Valley Strategic Plan “SVSP".
Generally, the SVSP sets forth guidelines on site design, building construction, and landscaping. The
proposal is consistent with the site design guidelines because the event barn, parking, and driveway
will be situated near the edge of existing vineyards and by clustering the development close to the
Suisun Valley Inn, therefore preserving vineyard, natural resources, and riparian habitat along Suisun
Creek. The proposal is consistent with the building construction guidelines because the barn-styled
event facility reflects the rural agricultural character of the Suisun Valley. In addition, variations in
building height and eave overhangs of the two-story structure create visual interest and avoid long
continuous blank walls. The proposal is consistent with the landscape guidelines in that landscape
planters will be integrated within the parking area and trees and shrubs will be maintained along the
perimeter to buffer and screen the parking area from the public roadway.
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WILLIAMSON ACT

The property is predominantly utilized for agricultural purposes, which includes 22.81 acres of land
entered into an active Williamson Act contract (No. 1109). 17.81 acres of the site are devoted to
seasonal row crop production and five (5) acres are planted in vineyards.

The Suisun Valley Strategic Plan (Page 2-2) recognized that some of the land uses allowed under the
County’s General Plan and the Suisun Valley Zoning Regulations are not consistent with the Williamson
Act. Such activities include, but are not limited to: bed and breakfasts, hotels, resorts, restaurants,
bakeries, and cafes. The SVSP recommends that landowners within the Williamson Act seeking to
operate such uses need to file for nonrenewal on portions of the property where these activities would
take place.

A Notice of Nonrenewal was filed April 7, 2017 on the 4.35-acre balance of the property to
accommodate the event facility and parking. The enlarged event barn is still situated within this area of
nonrenewal; however, the parking area is sited on land under active contract. Despite the parking area
offering twofold use as an equipment staging for agricultural operations, a notice of nonrenewal is
necessary for this area, as well as a cancellation petition for all areas of the property not remaining
under active contract.

ENVIRONMENTAL ANALYSIS

An Addendum has been prepared pursuant to State CEQA Guidelines Section 15164. An Addendum
to a previously adopted Negative Declaration (ND) is appropriate when only minor technical changes
or additions to that adopted document are necessary but there are no substantial changes in the project
nor substantial changes in circumstances that will require major revisions to the adopted ND, nor any
new information of substantial importance showing that the project will have significant effects not
discussed in the adopted ND.

On September 19, 2019 the Planning Commission adopted the ND and granted Use Permit U-18-03 which
authorized a special events facility consisting of a 4,000 square foot barn-styled structure to host events
of up to 250 persons.

RECOMMENDATION

Staff recommends that the Zoning Administrator ADOPT a resolution to APPROVE Minor Revision 1 to
Use Permit U-18-03 subject to the enumerated findings and recommended conditions of approval.

ATTACHMENTS:

A — Draft Resolution

B — APN Map
C — Development Plans dated April 5, 2023

D — Addendum and Negative Declaration




ATTACHMENT A

SOLANO COUNTY ZONING ADMINISTRATOR
RESOLUTION NO. 23-xx

WHEREAS, the Solano County Zoning Administer has considered Minor Revision No. 1
to Use Permit U-18-03 by Gary and Ying Bacon to increase the size of the permitted special
events facility at Monroe Ranch located at 4400 Suisun Valley Road, two miles west of the City
of Fairfield, within the Suisun Valley Agriculture “A-SV-20”" Zoning District; APN’s: 0027-020-030,
080, and 090; and

WHEREAS, the Zoning Administer has reviewed the report of the Department of Resource
Management and heard testimony relative to the subject application at the duly noticed public
hearing held on May 4, 2023; and

WHEREAS, the Zoning Administrator has considered an Addendum along with the
previously adopted Negative Declaration pursuant to State CEQA Guidelines Section 15164; and

WHEREAS, after due consideration, the Zoning Administer has made the following
findings in regard to said proposal:

1. The establishment, maintenance, or operation of the proposed use is in conformity
with the County General Plan with regard to traffic circulation, population density
and distribution and other aspects of the General Plan.

The use is consistent with the General Plan (GP) and the Suisun Valley Strategic Plan
(SVSP). The proposal is consistent with the SVSP’s vision of Suisun Valley as a tourist
destination for those seeking world class wine, by supporting agricultural tourism and
economic development. As seen on Table LU-8 of the GP, special event facilities are an
allowed use within the Agriculture-Suisun Valley region. The Negative Declaration and
subsequent Addendum have found potential impacts on transportation and traffic to be
less than significant.

2. Adequate utilities, access roads, drainage and other necessary facilities have been
or are being provided.

Suisun Valley Road (County Road No. 83) provides adequate access to the site. The
traffic study and subsequent Negative Declaration concludes that the project will not
adversely affect traffic operations along Suisun Valley Road. Onsite domestic water supply
and wastewater treatment systems will be upgraded as needed to support the project and
as conditioned by this permit.

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

The bed and breakfast inn and special event venue will not create a nuisance or cause
any detrimental effect to the health, safety, peace, morals, comfort, or general welfare of
the community. The environmental review and analysis provided with this application
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demonstrate that the land use will not generate potentially significant environmental
impacts.

BE IT, THEREFORE, RESOLVED, that the Zoning Administrator does hereby adopt the
Addendum along with the previously adopted Negative Declaration prepared for the project. The
Zoning Administrator certifies that the Negative Declaration has been completed, reviewed, and
considered along with the comments received during the public review process and finds that the
Negative Declaration reflects the independent judgement of the Zoning Administrator.

BE IT, THEREFORE, FURTHER RESOLVED, that the Zoning Administrator has
approved Minor Revision No. 1 of Use Permit U-18-03, contingent on cancellation of the
Williamson Act contract for the portion of the property utilized by the bed and breakfast inn and
special event facility and subject to the following recommended conditions of approval:

ADMINISTRATIVE

1. Land Use. The proposed land uses shall be established and operated in accord with the
application materials and development plans for Minor Revision No. 1 of Use Permit U-
18-03, filed January 24, 2023, and as approved by the Solano County Zoning
Administrator.

This permit authorizes the construction of a 7,519 square foot barn-styled accessory
structure to serve as a special event facility adjunct to the existing eight-room bed and
breakfast operating as the Suisun Valley Inn. The project includes new and expanded
facilities to accommodate the increased demand for parking, vehicle access, septic
capacity, storm water retention, and fire suppression.

2. Permit Conditions. Conditions of Approval established through the issuance of this minor
revision shall supersede any and all prior conditions established under the original use
permit, U-18-03.

3. Revisions or Modifications in Land Use. The Zoning Administrator shall determine
whether or not any proposed additional land uses, new, or expanded buildings are in
substantial compliance with the approved development plans prepared by James George
Designs, Inc. revised April 5, 2023. If a determination of substantial compliance cannot be
made then, at the discretion of the Zoning Administrator, the permittee shall pursue a
minor revision, amendment, or new use permit and subsequent environmental review.

4, Indemnification. By acceptance of this permit, the permittee and its successors in
interest agree that the County of Solano, its officers and employees shall not be
responsible for injuries to property or person arising from the issuance or exercise of this
permit. The permittee shall defend, indemnify and hold harmless the County of Solano,
its officers and employees from all claims, liabilities, losses or legal actions arising from
any such injuries. The permittee shall reimburse the County for all legal costs and
attorney’s fees related to litigation based on the issuance and /or interpretation of this
permit. This agreement is a covenant that runs with the land and shall be binding on all
successors in interest of the permittee.

5. The Project shall comply with all applicable Solano County Zoning regulations and
Building Code provisions and secure all required local, State, regional and federal permits
required to operate.
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6. Failure to Comply. Failure to comply with any of the conditions of approval or limitation
set forth in this permit shall be cause for the revocation of the use permit and cessation of
the permitted uses at the Permittee’s expense.

SPECIAL EVENTS FACILITY

7. Access. The special event facility shall have ingress and egress designed as to avoid
traffic congestions and hazards. All connections to County roads shall meet the
encroachment permit requirements of the Director of Resource Management, which
generally include, but shall not be limited to, paving of the connection within the County
road right-of-way.

8. Food vendors. The permittee shall be responsible for ensuring the event organizer and
any food vendors utilized by the organizer secure food permits with the Environmental
Health Division.

9. Kitchen Facilities. Any facilities used for the preparation, storage, handling, or service
of food, beverages, or related equipment at events shall be permitted as a food facility by
the Environmental Health Division.

10. Overnight Lodging. As permitted, the special event facility may include overnight lodging
at the Suisun Valley Inn.

11. Hours of Operation. All events shall start no sooner than 10:00 a.m. and end by 10:00
p.m. each day. Facility setup and cleanup shall be allowed between the hours of 8:00
a.m. and 11:00 p.m. All guests of an event other than those staying in approved overnight
lodging facilities shall be off the property by 10:30 p.m.

12. Fugitive Dust. A special events facility located on a site with access from unpaved dirt
road and with unpaved on-site access roads and parking areas shall control fugitive dust
with water trucks, sprinkler system, or other practices acceptable to the applicable air
guality management district, in sufficient quantities to prevent airborne dust.

13. Noise. Outdoor amplified sound shall not exceed 65 dB when measured at the property
lines.

During any event with amplified outdoor music, the sound level shall be monitored and
measured by the permittee at the nearest property line to the event. Amplification levels
shall be adjusted to ensure noise levels at such property line do not exceed 65 dB.

The permittee or its representative shall take noise measurements using an approved,
calibrated sound meter device and keep a record of the readings, including the sound level
in dB, and the time and location on the property such readings were taken. The permittee
shall submit such records upon request to the County.

Action Required To When Date | Verified

Monitor/provide noise readings Planning Ongoing / As needed

14. Light and Glare. Any proposed outdoor lighting used during events shall be downcast
and shielded so that neither the lamp nor the reflector interior surface is visible from any
off-site location.
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15. Odor. A special event shall not cause objectionable odors on adjacent properties.

16. Parking. The special event facility shall provide parking either on-site or off-site to
accommodate all guest. No parking shall be allowed within any road right-of-way for 1,000
feet in either direction of any access point or access located on the site. The permittee
shall place signs along the interior access ways and at 300-foot intervals on the applicant’s
property along the road right-of-way indicating this parking restriction. These signs shall
be posted no earlier than the day before the event and shall be removed no later than the
day following the event. Parking shall be provided as follows:

On-Site Parking. On-site parking shall be located in an open area with a slope of 10
percent or less, at a minimum ratio of one space per 2.5 attendees, on a lot free of
combustible material.

Off-Site Parking. If off-site parking is utilized, then off-site parking must be located outside
of a road right-of-way and within 1,000 walking feet of the event site or shuttles must be
provided. Written consent shall be obtained from the owners of all off-site parking areas.
A minimum of one parking attendant shall be present at each lot used for off-site parking
to assist in parking vehicles. For each off-site parking lot containing 50 or mor vehicles,
one parking attendant per each 50 vehicles shall be provided. For temporary parking lots,
signs, and directional signs shall be posted no earlier than the day before the event and
shall be removed no later than the day following the event. For events that will require off-
site parking, monitors shall be provided to direct traffic at all points of ingress, egress, and
forks in private access roads and to turn away vehicles when authorized parking capacity
is reached.

17. Sanitation. The permittee shall provide sanitation facilities approved by the Environmental
Health Division of adequate capacity that are accessible to attendees and event staff,
including restrooms, refuse disposal receptacles, potable water, and wastewater facilities.

18. Setbacks. The special event facility shall be set back 100 feet from any property line and
200 feet from any residence on an adjoining parcel.

19. Insurance. The permittee shall maintain commercial property insurance for the use.

20. Sign Permit. The permittee shall secure and abide by the conditions of an issued sign
permit for all commercial signage onsite.

Action Required To When Date | Verified
Submit sign permit application Planning Prior to sign installation
21. Business License. The permittee shall secure and abide by the terms and conditions of

a Business License issued by Solano County. This approved Use Permit shall constitute
as the “Zoning Clearance” necessary to file for the license.

Action Required From When Date | Verified
Obtain business license Resource Management Prior to operation
22. Design Review. Design Review as described in Section 28-103 of the Solano County

Zoning Regulations, shall be performed by the Zoning Administrator for all new
construction requiring a building permit.
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Action Required To When Date | Verified
Submit architectural plans Planning Upon filing building permit
23. Public Health Orders. The applicant will be required to strictly adhere to all California

Department of Public Health Orders in effect at time of the start and for the duration of
project operations. The applicant is advised to routinely check the CDPH website to
ensure the most accurate and up to date Health Orders are adhered to.

A link to the CDPH website is included here:
https://www.cdph.ca.gov/Programs/CID/DCDC/Pages/Immunization/nCOV2019.aspx
(California Department of Public Health website).

The applicant shall be required to strictly adhere to protocols to operate a safe event
throughout the operational period by preventing the spread of Covid-19. Unannounced
Environmental Health spot checks can occur throughout the operational period. If
violations are found, the County reserves the right to close the facility until it is deemed to
be brought back into compliance with the project’s proposed Covid-19 plan.

BED AND BREAKFAST INN

24, Signage on the residence shall be limited to one (1) non-illuminated wall-mounted sign not
to exceed four (4) square feet in area.

25. The Bed and Breakfast Inn shall have no more than eight guestrooms.

BUILDING AND SAFETY DIVISION

26. Building Permit Application: Prior to any construction or improvements taking place, a
Building Permit Application shall first be submitted per Section 105 of the California
Building Code.

Action Required From When Date | Verified
Obtain building permit Building Division Prior to construction

27. Certificate of Occupancy: No building shall be used or occupied and no change in the
existing occupancy classification of a building or structure or portion thereof shall be made
until the Building Official has issued a Certificate of Occupancy.

28. Site Accessibility Requirements: The site and all facilities shall meet all of the
accessibility requirements found in Chapter 11B of the California Building Code. The
Designer is required to design for the most restrictive requirements between ADA Federal
Law and the California Building Code. The Solano County Building Division will be
reviewing the plans for the most restrictive requirements of the two. There shall be a
complete site plan, drawn to scale reflecting all site accessibility. The site shall be
developed in a manner consistent with State and federal requirements for accessibility for
disabled persons, including all parking areas, aisles and paths of travel and structures.
The Applicant shall submit accessibility analysis prepared by a Certified Access Specialist
(CAS). The analysis must state that the inspected structures and other site features meet
both State and federal accessibility requirements or specify what corrections are
necessary in order to comply. The permittee shall make any necessary corrections that
are necessary to comply. All accessible paths of travel and parking areas shall be a hard-
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29.

scaped surface as specified by the CAS specialist and shall meet all of the worst-case
requirements between Chapter 11 B of the California Building Code and ADA Federal law.

Building Permit Plans: The Building Permit plans shall include a code analysis as listed
below and the design shall be under the current California Codes and all current rules,
regulations, laws and ordinances of local, State and federal requirements. Upon Building
Permit submittal, the licensed architect shall provide the following Code Analysis:

Occupancy Classification

Type of Construction

Seismic Zone

Location on Property

Height of all buildings and structures
Occupant Load

Allowable Floor Area

Height and Number of Stories

S@mPo0TY

Plans and Specifications shall meet the requirements as per section 105 of the current
California Building Code. “Construction documents, statement of special inspections and
other data shall be submitted in one or more sets with each permit application. The
construction documents shall be prepared by a registered design professional where
required by the statutes of the jurisdiction in which the project is to be constructed. Where
special conditions exist, the Building Official is authorized to require additional construction
documents to be prepared by a registered design professional.” Electronic media
documents are permitted when approved by the Building Official. Construction documents
shall be of sufficient clarity to indicate the location, nature, and extent of work proposed,
and show in detail that it will conform to the provisions of this code and relevant laws,
ordinance, rules and regulations, as determined by the building official.”

CORDELIA FIRE PROTECTION DISTRICT

32.

33.

34.

The event barn shall require a commercial fire sprinkler system.
The event barn shall require a monitored alarm system.

The facility shall meet emergency vehicle access requirements as determined by the
District.

ENVIRONMENTAL HEALTH DIVISION

35.

Food Service. The California Retail Food Code requires all food facilities to obtain a food
permit from Environmental Health to operate. Accordingly, the event barn catering kitchen,
commercial kitchen, and associated service areas are considered food facilities and
require food permits. Contact the Consumer Protection Program at (707) 784-6765 for the
plan submittal application and guidelines for construction.

Action Required From When Date | Verified

Obtain food facility permit Environmental Health Prior to operation

36.

Potable Water Requirement. If the site does not exceed the threshold of providing water
service to 25 people or more, for 60 or more days of the year, and does not require a PWS
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permit from the Division of Drinking water, the permittee shall obtain a State Small Water
System (SSWS) permit from the Environmental Health — Technical Program.

If the site exceeds the threshold of providing water service to 25 people or more, for 60 or
more days of the year, the facility shall obtain a Public Water System (PWS) permit from
the Division of Drinking Water.

The permittee may contact Marco Pacheco, Sanitary Engineer with the California Division
of Drinking Water at (510) 620-3474, or marco.pacheco@waterboards,ca.gov for
additional information.

Action Required From When Date | Verified

Obtain appropriate water system permit EH / State Prior to operation

37. Sewage Disposal Requirement. The permittee shall submit an application, plans, and
application fee to install an on-site wastewater treatment system (OWTS) that is
adequately sized to handle the anticipated maximum wastewater generation by all
structures associated with the special events facility, as specified under Solano County
Code Chapter 6.4.

The facility shall remain in compliance with all operation, maintenance, and reporting
requirements of Environmental Health regarding the OWTS system for the duration of the

use permit.
Action Required From When Date | Verified
Obtain septic permit Environmental Health Prior to operation

PUBLIC WORKS — ENGINEERING DIVISION

38. The permittee shall apply for, secure, and abide by the conditions of a grading permit prior
to any onsite grading. The permittee shall submit improvement plans to Public Works
Engineering for review and approval by the appropriate official. The review of plans and
inspection of the construction is subject to fees to cover the cost to Public Works

Engineering.
Action Required From When Date | Verified
Obtain grading permit Public Works - Engineering Prior to construction

39. The permittee shall apply for, secure, and abide by the conditions of an encroachment
permit for any planned or any existing driveway connections to Suisun Valley Road that
do not have an existing encroachment permit issued by Solano County. All driveway
connections to public roads shall meet Solano County Road Improvement Standards and
Land Development Requirements.

Action Required From When Date | Verified

Obtain encroachment permit | Public Works - Engineering | Prior to construction
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SOLANO IRRIGATION DISTRICT

40. The property is currently provided with agricultural irrigation water between April and
October through an existing agricultural service; however, the District does not provide
any potable water.

41. If the permittee would like to use the agricultural irrigation water for landscape irrigation,
they will need to install a new service which will be billed at a higher rate.

If a new service is desired, the landowner must sign and pay for a District work order. The
work order is the mechanism to which all fees and charges associated with District staff
time and/or materials will be charged for reimbursement from the landowner.

PERMIT TERM
42. This use permit is subject to renewal pursuant to Section 28.106(N) of the Solano County

Code. Renewal may be granted if said application is received prior to May 4, 2028 and
the use remains in compliance with these Conditions of Approval.

Action Required From When Date | Verified

Submit renewal application Planning Prior to permit expiration

EE I I S S I S B S

| hereby certify that the foregoing resolution was adopted at the regular meeting of the Solano
County Zoning Administrator on May 4, 2023.

TERRY SCHMIDTBAUER, DIRECTOR
RESOURCE MANAGEMENT

Allan M. Calder, Planning Services Manager
Department of Resource Management
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ELEVATION KEY NOTES:

INE/ BUILDINGS HIGHEST POINT ELEV. 1. Board & Batten Siding W/ Battens @ 16" O.C ; Provide pre-
Batten e

TOPOF

1DGE

ISNs

orizontal joints. See spec. division [09500] for ply sidin
additional requirements. Siding & battens snall be nstalled per the
MFGs requirements & struct plans. Consult with the owners forthe
material selection, batten layout, and color/ stain approval prior to
nstallation typical.

2. Rusted Standing Seam Metal Roof ing: Provide rusted standing
seam metal roof ing as MFG by “BRIDGERSTEEL ultra batten wall
standing seam metal panel” with a 12" panel profile/ batten
spacing and a AG0G T uten rusted weathering finsh.over min 151
“high temperature’” rated roof fel or as required by the MFG.
‘Where the slope is 3:12 the metal roof g shall be installed over a
double layer of min 30 LB “high temperature” rated self adhering
polymer-morified bituren ice-dam water shield protection
membrane and a sip-sheet or as required by the MFG. The metal
roding hal b rstalled pe e MFG's nstalation an wartary
requirements. See Spec. Div. 07350 and detail /D1 for additionl
equiremens, Provie galv etalcorfosion resisant { senes o FLANS FREPARED DY:
required per ihe MG, Consult with the owner(s) and refer o the
color chart for the material selection and oxidizing approval prior
1o installation typical _—

ascia Board & Gutter: Provide a 2°x10” pre- tained decay JAMES GEORGE
esisart re-sawn o rough sawn cedar or redwood fascia board w LCT DESIGNER,
an approx 4 /2 Ogee galvanized metal rain-gutter with leaf-

Juards. Downspouts shall be located in the field and shl
ferminate into a piped drainage system per the grading and erosion
control plan. Stai the ascia Board & Paint the gutter an accent
color, Consult with owrers for seection typica

4. Correr, & Vertical Door & Wirdow trim: Provide 2°x6™ pre-
stained re-sawn or rough sawn decay resistant cedar of redwood
correr, & vertical door & window rim. Provide flashing per detail
/D2, Provide samples / mock up for the owners to approve prior to
construction.

5. Lintel trim: Provide 2"8" pre-stained re-sawn or rough sawn
decay resisant cedar o redwood lnteltrim. Provide f lashing per
detail 3/D2. Provide samples / mock up for the owners to approve
prior o corstruction.

6. Silltrim: Provide a shaped windowsill w/ decay resistant re-sawn
or rough sawn cedar or redwood sloping 3"x3" wl cant back edge
cut for sloping top. Provide flashing per detail 3/D2. Proide
samples / mock up for the

7. Barge Rafter: Provide a 27X12” W/ 1
trim set flush with the top. Barge rafte & trim shall be pre-stained
re-sawn or rough sawn decay resistant cedar or redwood wi gable
end flashing over per the roof MFG. Provide samples / mock up for
the owners o approve prior to construction

8. Gable Cornice Trim: Provide a 2°x6™ pre-stained re-sawn or
rough sawn decay resistart cedar o redwood gable cornice trim

FRONT / WEST SIDE EXTERIOR ELEVATION i
SCALE 1/4" — l 0 ef ficiency exterior light fixtures per the electrical plans. Provide
N = - 2" solid blocking in the wall for mounting the light fixtures as

bars rack w/ hardware over the door/window unit. Consul
with the owners for selection prior to purchase typical
and large head rustic nail f asteners. Consult with the owners for
selection and provide a mock-up for approval prior to construction
typical.

(COPPER CAP & CHAN not be an operable hoist. Provide copper cap f lashing over the

&HOOK HARDIARE beam for weather protection. Consult with the owners selection
prior to purchase typical.

jamesgeergedesigns.com

-INC =

JAMLES GEQRGLE
Des

16-3"

6" (MAX 35)

|

LI
=

PRQUECT TITLE:

1

14. Gable Accent Beam: Provide non-structural gable accen beams
whre shown w/ shaped ends . Consult with the owners selection
prior to purchase typical

15. Decay Resistant Porch Posts, Beas, & Truss Frarming Members

aming members exposed to weather located below a line
draw at a 45° down and back from the bottom of the f ascia board
or barge rafter shall be naturally durable Redwood or Alaskan Red
at i preservative-treated in accordance wi

ANPAUL Consult w the owner(s) for slection typical,

— 16. Custom Shaped Corrosion Resistant Fasteners: Provide fasteners

APN 027-020-020

FAIRFIELD, CA. 94524

&l additional. Consult w/ the owners for selection and provide an

P @ accent shape mock-up typical.

v b S e e
ey 1] 1 MASFDROOEWAL P s s & ok

SUISUN VALLEY INN AT MONROE RANCH
4400 SUISUN VALLEY ROAD

weather. Woad that s preservative-treated shal be in accordance

he enclosed building shall be Z-max
Simpson hardware or powder coated custom architectural
connectors. See Spec Div. 05020 for additional. Consult w/ the
ouner(s) for selection typical
LI - __DININGROOM TOPPLATE & UPPERFINISHFLOORELEV. _ |, | 18, Guardrail: Provide a min 42" tall decay resistant wood guard rail
A Wi a metal hog panel me: he guard rail shall be
e can not pass
X point. The guardrail shall also be constructed to withstand a 2001b
oad in any direction. Consult with the owners to refrethe railing
Tayout and design prior to construction. See detail 10/542 for
additional requirements,
19 Deck Stairs: Provide deck stirs per detail 5/D2 & the strct plans
Consult w the owner() for sefection typical

56
4
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5 UNTELTRM

15 DECAY FESISTENT.
PoRCHFosTS & BeAs|

1 BOARD &BATINGSIDING
15 DEKSTARS|— L | <1
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— [4-CORNER & VERT DOOR|
g 5 l— &WINDOWTRM
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LEFT /NORTH SIDE EXTERIOR ELEVATION
SCALE: 1/4" = 1-0"

SCALE:
AS NOTED

SHEET DESCRIPTION:

EXTERIOR
ELEVATIONS

SHEET NUMDER:
ALl A7

W/ __ SHLLTS TRTAL

THESE PLANS ARE CONSIDERED PERLIMINARY AND NOT FOR CONSTRUCTION UNLESS THESE PLANS BEAR AWET SIGNATURE OF JAMES GEORGE. ALONG WITH THE GOVERNING AGENCY'S REVIEW SEAL OF APPROVAL AND WET SIGNATURE




ATTACHMENT C

ELEVATION KEY NOTES:

TP OF RIDGE LINE/ BLILDINGS HIGHEST POINT LEV., 1. Board & Batten Siding W/ Battens @ 16" O.C ; Provide pre-
,,,,,,, — TOPOFRIDGELNE/BILDINGEHIGHESTPONTELEY. . __ stained Board & Baten re-sawn or rough-sawn _premium redwood

L TRAL

of e
{

H

blocking as required to Fasten the battens. Battens shall be appro.
. ng

ISNs

i

orizontal joints. See spec. division [09500] for ply sidin
additional requirements. Siding & battens snall be nstalled per the
MFGs requirements & struct plans. Consult with the owners forthe
material selection, batten layout, and color/ stain approval prior to
nstallation typical.

2. Rusted Standing Seam Metal Roof ing: Provide rusted standing

-INC =

T 707 1251150

DEes

“high temperature” rated roof et or as required by the MFG.
roofing shall be installed over a

Z
JAMLES GEQRGLE

tax 707 136-0577

Sield protecion
Mebrane and a i shet or a requied by he MFG. The metal
ot il b sl er e PGS oo vty _
reairements See Spc. Div. 07350 and detil YD1 fo aditiona
ecuirements Provide galy metalcorrosion reisant { aseners 25 FLANS PREPARED DY:
e Tecuired pr the MG, Conslt withthe ouner(<) and rter t te
) ol char fr the materil selection and oxclizing approvel prior
o |9 w instalaton typica —
B 5. Faseia Board & Guter:proidea 210" pro-saeddecay JAMES GEORGE
SIS F-520 o folgh Sawn cedar o recwood fsca board i
an approx 4 /2" Ogee Galvanized metal rain-guter with e~ LCT DESIGNER
ards. Downspoutsshall be located i the {1 and shll
{erminate nlo  pped dreinage ysem per the grading and ercsion
Control pian. St he facia Board & Bain the e an accent
alor, Const with owners fr election ypica
4. Corter, & Vertical Door & Window i Provide 2°46" pre-
Siaine e-saun o rough sawn Gecay resistantcedar or redood
Corne, & vertical door & window (. Provide | ashing per detail
/D2, rovide samples / mock up for the owners o approve prior o
construction
5. Linteltrim: Provide 2°x8" pre-sained re-sann or rough saun
ecay rsistant cecar o recuiood el tim, Provide flashing per
detal 3D2. Provide sampies | mock up o the owners (o prove
prior o costrcton.
6. Silrim: Provide  shaped windowsill wldecay resisant resawn
o rough sawn cedar o fechood sloping 3" wi cant back edge
Gt or sloping top. Provid fshing per detal 4DZ. Prouide

153
35
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£
23
EH
g
EH

H
2s
i
g
H

6 GABLE CORICE TR

" (MAX35)

7
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E comansieDCoon| k=1
FESISTANT F/STENES EXPOSED
TOWEATHER

S
A ——— ‘
=

ra

3 FACIABOMD & GUTTER]
I 5 UNTELTAM

i
T EORD &BATNGSDNG
f——{—

I 4 CORVER & VERT DOGR
e SWINDOWTRIM

27 —— - EINTHSIFEFLOR L trim set f lush with the top. Barge raf ter & trim shall be pre-stained
= re-sawn or rough sawn decay resistant cedar or redwood w/ gable
g e ok T ot e ik o

the owners o approve prior to construction
8. Gable Cornice Trim: Provide a 2°x6™ pre-stained re-sawn or
rough sawn decay resistart cedar o redwood gable cornice trim
mber. Provide samples / mock up for the owners to approve prior

1o construction.
REAR / EAST SIDE EXTERIOR ELEVATION 9. Exterior Light Fixtures: Provide wall mount waterproof high
f ficiency exterior light fixtures per the electrical plans. Provide
SCALE: 1/4" = 1-0" 2°x solid blocking in the wall for mounting the light  itures as
. uired per the MFG. Consult w/ owners for selection and
installation location typicel
10. Siding Barn Door Hardware: Provide non-operational sliding
barn door track w/ hardware over the door/window unit. Consul
with the awners for selection prior to purchase typical
11, Accent Barn Doors: Provide custom field built non-operational
sliding barn doors wi decay resistant pre stained redwood o cedar
and large head rustic nail {asteners. Consuit with the owners for
selection and provide a mock-up for approval prior to construction
typical.
12. Accent Beam W/ Chain & Hook Hardware: Provide an accent
i w/ a rUSHC barn chain & ook hardvire for accent. This shall
ot be an operable hois. Provide copper cap f lashing over the
beam for weather protection. Consult with the owners selection
prior to purchase typical
3. Not Use

PRQUECT TITLE:

1

14. Gable Accent Beam: Provide non-structural gable accen beams
where shown wi shaped ends . Consult with the owers selection
prior to purchase typical

15. Decay Resistant Porch Posts, Beas, & Truss Frarming Members

aming members exposed to weather located below a line
draw at a 45° down and back from the bottom of the f ascia board
or barge rafter shall be naturally durable Redwood or Alaskan Red
cedar, o wood that is preservative-treated in accordance wit
ANPAUL Consult w the owner(s) for slection typical,

16. Custom Shaped Corrosion Resistant Fasteners: Provide fasteners
sized per the structural plans w/ custormized accent shapes that
include accent symools. Al fasteners focated outside of the
enclosed building shall be Z-max Simpson hardware or powder
coated custom architectural connectors, See Spec Div. 05020 for
additional. Consult wi the owners for selection and provide an
accent shape mock-p typical.

17. Deck & Stair Posts & Exposed Framing Members: Provide decay
resistant Alaskan Red Cedar, Redwood, or PTDF deck posts & deck

members w/ corrosion resistant f asteners where exposed to
weather. Woad that is preservative-reated shall be in accordance

APN 027-020-020

FAIRFIELD, CA. 94524

163"

4400 SUISUN VALLEY ROAD

SUISUN VALLEY INN AT MONROE RANCH

2 STADING SEAV METALOOFING

asteners located outside of the enclosed building shall be Z-max
Simpson hardware or powder coated custom architectural
connectors. See Spec Div. 05020 for additional. Consult w/ the
-+ ouner(s) for seection typical,
18. Guardrail: Provide a min 42" tall decay resistant wood guard rail
inf il The guard rail shall be
e can not pass through at a
point. The guardrail shall also be constructed to withstand a 2001b
oad in any direction. Consult with the owners to refrethe railing
Tayout and design prior to construction. See detail 10/542 for
additional requirements,
9. Deck Stairs: Provide deck stairs per detail 5/D2 & the srict plans
Ei Consult w the owner(s) for slection typical,
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EVENT BARN PLANS

ARCHITECT SEAL:

5 EXTERORLIGHT FIXTURES
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i Hi—H— L BORD & BATTING SIDING

RIGHT / SOUTH SIDE EXTERIOR ELEVATION
SCALE: 1/4" = 1-0"

SCALE:
AS NOTED

SHEET DESCRIPTION:

EXTERIOR
ELEVATIONS
REAR ¢ RIGHT

SIDES

SHELT NUMDIR:
AL2 o A7

W/ __ SHLLTS TRTAL

THESE PLANS ARE CONSIDERED PERLIMINARY AND NOT FOR CONSTRUCTION UNLESS THESE PLANS BEAR AWET SIGNATURE OF JAMES GEORGE. ALONG WITH THE GOVERNING AGENCY'S REVIEW SEAL OF APPROVAL AND WET SIGNATURE




ATTACHMENT C

15" 24-31/2" {5 DECRSTATS| 5 98 12" 3 5 7,573 SQ FT ENCLOSED SPACE
P G vt
475750 FT KITCHEN & RESTROOM AREA
T BTN LEvEs EOUIENT Koo
572 SQ FT TOTAL COVERED PORCHES
750 IT SOUTH SIDE COVERED PoRcit
2 S0 1T NORTH SIDE COVERED Foncrt
8,145 SQ FT TOTAL AREA UNDER THE ROOF

f
]

S0 LEMEN FILL TRAL
NaPA, CALIF, 31556
AMESGLERGEOLSIGNS oM

om0 \

ISNs

L

(PROJECT DATA!

PROPOSED BUILDING OCCUPANCY GROUP: A-2

-INC =

T 707 1251150

sk [
ol

VS|

DEes

s
O

OCCUPANCY LOAD CALC: ToTAL
SPACE / AREADESCRIPTION  FLOORAREA FLOORAREA/OCCUPANT  OCCUPANTLOAD

07 560-6701
tax 707 136-0577

|
JANITORS!
P CLOSET

EVENTAREA UNCOUSENTRATED TABLES
TABLES & CHAIRS 4831 SQFT  ZCHAR[SNET] PEGRLE

COUMERCIAKITCHEN
200 G

JAMLES GEQRGLE

COMMERCIA KITCHEN 6505Q FT 4PEOPLE

|

STORAGE STOCK AREA smsoFr  FEEGEY" 2peonte

i 7‘/7071

3 WHEEL CHAR
TURVADUND

& MINFLOOR SPPCe |
ACCESSIBLE TOILETS

PLANS PREPARED DY:

| LTOTAL BUILDING QOCUPANCY LOAD: SPEOPETOTA |

JAMES GEORGE
MIN PLUMBING FACILITIES CALC: PRQULCT DESIGNER
A2 OCCUPANT LOAD FACTOR=30 30F/OCCUPANT 4831 SQ FT/30=162 PEOPLE
SOCCUPANT LOAD FACTOR=5000 5000 SF/OCCUPANT 91SQ FT/5000 =1 PERSON
B OCCUPANT LOAD FACTOR=200 200 SF/OCCUPANT 1286 SQ FT/200= 7 PEOPLE

ALLOAD = 170 PEOPLE
DESIGN FOR EVENTSW/UP TO250 PEOPLE PER USE PERMIT - 125 MALES & FEMALES
PERCPCTABLE 4221
MALE RESTROOM REQUIRES: 2 TOILETS, 1 URINAL 1LAVATORY
FEMALE RESTROOM REQUIRES: 4 TOILETS, 2 LAV,

REVISIONS:

REVISEDEUILDING
&SITELAOUT 4523

215 12

CATERER
FOOD
TRUCK

D>

FLOOR PLAN KEY NOTES:

‘Cleaning Supplies: Provide an adequately sized cabinet for cleaning supplies.

3080 FR

gzgic
=g
Bos%
gR=3g
g
HEH
2282
i

THESE PLANS ARE CONSIDERED PERLIMINARY AND NOT FOR CONSTRUCTION UNLESS THESE PLANS BEAR AWET SIGNATURE OF JAMES GEORGE. ALONG WITH THE GOVERNING AGENCY'S REVIEW SEAL OF APPROVAL AND WET SIGNATURE

 approved enclosed cabinet for liners, The
derto separate the cleaned & soiled linens.
rovide a wheelchair accessible bar space
in 60" wide counter space at 34” tall with knee space least 27" high,
30" wide and 19" deep. See the accessible notes for additional requirements
and detail 81D1
Wheel Chair accessible table: Provide a 3' wide wheel chair accessible table
with knee space least 27 high, 30" wide and 19" deep. See the accessible notes
sheet A25 for additional requirements
e Hardwood tables, Tablesshall have durable, smooth, easily

PRQUECT TITLE:

\ \

—

ROLLUPDORECRCPTIONAL
ik FOUD SR ING
CRWATERICE TAND EMCnscE.

6090 DBL FR
0

‘
e

2112

3 iHEEL Crae|
JCCESSIBLE
BARSCE

.
6050 DBL FR
71
5050 DBLFR
T

3

“Toilet Access: Idicates the area of the minimum 59°60"

floor space required at th toile per detail [4/D1]

42" Grab Bar: Verity or Proide a new 42" grab bar as required to comply w/
@il [4/D]

z

36 Grab Bar: Verify ot Provide a new 36" stailess steel grab bar per detail
[4/o]

heel Chair Turn Around: Idicates location of required 60" Diameter clear
wheel chair turn around typical. Notall turnarounds shown on the plans are
Tabeled

10. Restroom Sink Access: Restroom sinks shall comply with detail [2/D1] See the
specif ications for additional requirerments

52

1. Urinal Access: Urinals shll be accessible and comply with detail [3/D1] See
the specifcations f o additional reqirements,

12, Wheelchair Space @ Al Fixtures & Apliances: Provide a min 30"x48" space
in frontof aflf xtures and appliances.

NotUsed

Provide a min 42" tall decay resistant wood guard rail w/ a metal
anel mesh inf il The guard il shall be constructed such that a 4"

APN 027-020-020

2
2

deck stairs per detail 5/D2 & the strict plans . Consult w/
he osmer(5)for selection typical.

FLOOR PLAN GENERAL NOTES

|

FAIRFIELD, CA. 94524

‘A Al windows to be dual glazed with there abel listing the certifed uactor,
SHGC and VT, shall ot be removed bef ore inspection by the enf orcerment
P g
openings with window mnuf actures prior to fough frare. See T-24 energy
requirements for additional requirements.

- Al exterior doors to be soli core 1 318" thick with waterproof tight fit—
consult with owners for approved style
c

4400 SUISUN VALLEY ROAD

52

©

SUISUN VALLEY INN AT MONROE RANCH

[HH=8"] Stands for header height and indicates the elevation o set the top
of the window at. The builder shall then set the bottom of the actual header
up above the top of the window as required. to allow for the rough opening

3| the void wi spray foa i ter window insallati
°3 . Al windows within 2" of a door, glass lights with-in a door, windows over

stairs, windows within 5" of the top or bottom of sairs, and windows in a
bathroom shall b tempered glass
Water-resistant gypsum board shall NOT be used on the ceilngs typical
Projectspecf icatios are called out @ “Spec Div. 15020” Refer 0 the AS
sheets on this setof lans o look up the specf cations by the number
referenced
Door & Window Requirements: See spec division 8 for additional
Gyp BD Requirements: See spec division 09100 for requirements
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EVENT BARN PLANS
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2-306PDH'S
MULLTAGETHER
nm

ARCHITECT SEAL:

”
vﬁe\—\“‘“w
&

&
CHARGER

Requirements
Mechanical & Plumbing: See spec division 15 for requirements

Mandatory Requirments to Limit Air Leakage: Al joints, penetrations, and

other openings in the building envelope that are potential sources of air

Teakage shall be caulked, gasketed, weather-Stripped of othenwise sealed to

Timit infltration and e itration.

Finish Material selection and approval: The bailder shall consult with the
s for approvals on all

specifed on the plans or not. Finish materials include but are not limited to

cabinets, moldings, i, baseboards, windows, doors, flooring, concrete slab

finish, Plumbing fixure finish & color, door hardware, Faucet hardware,
— | Electrical plug covers, wall & ceiling paint & texture ETC.
L. Pricing / Allowance Note: For bid purposes the bidders shall set cost

allowances on allfinish materials which shall be of an adequate amount to
cover the price of the materials based on the level of quality and quantity of
the materials described on the plans and or reflect

“The bidders shall submit samples of the f inishes, fixtures, appliances, quality
of work, etc. to the owners t the time of bid submittal to ensure the allowance
are adequate to cover the owners desired quality of the finis
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DATE:
12-29-22
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6090 DBL FR

5090 DBLFR
T

©

CALE:
AS NOTED

SHEET DESCRIPTI

1009 DDOR UNIT
W/ MIN 6090 DBL FR DOGRS

DIMENSIONED
PLAN

LONER LEVEL
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MULLTAGETHER
HHo

+
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SHECT NUMBDER:
A21q A7

W/ __ SHLLTS TRTAL

ACCESSIBILITY GENERAL NOTES:




ATTACHMENT C

wl )
RN s - 2 E
= T BTN i FLOOR PLAN KEY NOTES: U 308
L Cleaing Supplie:Provid an adetelySied it (o cleaing spples and pscros ] £05 %y
2. Linens: Provide an ‘adequately sized approved enclosed cabmeﬂnr\mens ‘The cabinet shall be '0 ENE
{rovded i adnider o separte e claned & sl ners 0: 583
3 it Acseslc B Space: Prouc & sl secsile barspacew!a i 60" ide Z |56
SO STt S T pac ek 51 i, 30 il A 1 dee.Se e accete ol 5283
B b notes for additional requirements and detail /D1 o5z 2%
kS g 4. Wheel Chair accessible table: Provide a 3" wide wheel chair accessible table with knee space least 27" U’ LEL RS
“ Iigh 30 videand 10" docp. oo teaccesble oteson et 425 for aialrqurcrents - 8=
5 jw Hardwood tables. Tablesshall have durable, smooth, easily cleanable, non-absorbent =~ 2k
f 1 H
[ 6 e & Tole Accss vt theara of he i 597460 fcrspacereuired (%] ”} ale
+—t— lhelm\elpevdelaﬂ 4D II.J‘D z|2
T - ToTo f 7 Vet o Prvice anen 427 gabbar as reuiredto comply w detall (401 HE
| O TN | & Verify ot Provide a new 36" Stainless steel grab bar per detail [41D1] a 'l
B | B ic1s - 1y i B 9 % \r:mtales Hoconof reqired 60" Diamte clatwee ctlr ur around 5
: ki oo i ki typical. Not aflturnarounds shown on the plans are at -
ATTIC SPACE “ ol | ElZ @ ATTIC SPACE 10. Restroom Sink Access: Restroom sirks shall comply with detail [2/D1] See the specifications for 5
£gall s <85 aionalroqrenents L. g 2
<< 1. Urine Acces: rines sl be accesie e coply with detall [421) Seste pecitatons fr c
iond requweme o) 5
2.w Space @ Al Fitures & Applances: Provid ain 30°Xdg" pace i frntof all fixures
[ s ————
13 Not
1 Guardral: proidea min 42" el decay essant oo quard rall ul el hog el s i
ey he guard railshellbe consiructed such that a 4" sphere can nol pass through at any ————————
g o | EREE quardralshal als becortructed o withtand a 2001 oad in any drection: Conslwith e owrers FLANS PREPARED DY:
b 9| @ {oefn e raing layoutan desig rir o condruetion. eedetail 101542 faadiion
i o | astiee s requirements.
ol B e k=i 15, DO ST oy dck i per et 102 & et plrs. Const e (9 o
TN g w?mg/\w RESEEAA™ d gy selection typical JAMES GEORGE
A <o S 0o J <z A FRQJLCT DLSIGNER
o Y 33 y S8 Y,
BE| S el EE
44 ROOFHVAC | SEL Zel L ROOF HVAC 44
89 DECK £xr g &z DECK 29 FLOOR PLAN GENERAL NOTES w
4 ATTIC SPACE S5 ] 9 4
532 552 Al vious (e dul glged i Tere e Iing e el e uTacr SHGCand V.l 5 REVISIONS.
e agency,
ityall 1o rough frame. See T-24 energy FEVISEDBUILDING
.| H J recuirement for 20diong requirements. % /N R Es
& 3 B.. Al exterior doors to be soid core 1 38" thick with water proof tight it - consult with owners for &
T I = 3| e Sprocs e AN
e | o | oo . [HH=8 Stands for header height and indicates the elevation to et the top of the window . The
Do hall hen st e bt of e actual eaderupabove et of he widon as rered, o VAN
allow for the rough opening around the window as required. by the window f g's requirements. I ]
e nrgallows i sgod rctd o St th o of e header V2" above e ipoftre 2
| [ [ [ window 10 allow Then 3
window installt
. Al windows wilhin 2" o adoor, gasslightswithin  door windows over stair, windows witin 5° 3
i of e toporbotom of i, an windows ina aitoom hall b temperedglass
A . " oBell s A & Wateteidant gypum b hall NOT b et n e celings ypicl J—
E| E 1 1e8e gl E . Project specfcations are called out as “Spec Div. 15020 Refer o the AS sheets o ths set ofplans 2 (" PRJECT TILE:
& | IESE £gs | o 10100k up th spc ctlonsby 1 rmber referenc. & R
11550 FLECT & DATASUBPRVELS ® ELECT & DATASUBPAVELS ! } G Door &widaw Requirements: See spec division 5 :;jﬂgm;‘ Reguirements ]
Gyp BD Requirements:
| ey s § o H1%)
=1 2650DH H 3 tory Requirments to Limit Air Leakage: All m-ms penetrations, and other openings in the z T
Hi=S e B e o b ke, Gt e o )
! ! stripped or otherwise sealed to limit i iltration and exf ltration. @
| 1 K. Finish Material selection and approval: The builder shall consult with the owners for approvals on 4 z
| | 1 inish materials whether the matarials are specifed on the plans or not. Finish materials include & b
I | but are ot limite 10 cabinets, moldings, rim, baseboards, windows, doors, flooring, concrete sl 5
1 1 firish, Plumbing fixture inish & color, door hardware, Faicet harcware, Electrical plug covers, 9] (AN
wall & ceiling paint & teure ETC. @
! ! L. Pricing / Allowance Note: For bid purposes the bidders shall set cost allowances on all finish Q w|q
| i e Sl b f a e amount 1 o h price o1 et bse on he 310
| | T Of oyt oty f et s oo 1 1 los oo 6 et e ors g Q
| | desired quality. The bidders shall submit samples of the finishes, ixtures, appliances, quality of s [ <
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ADDENDUM TO AN ADOPTED NEGATIVE DECLARATION

This Addendum has been prepared pursuant to State CEQA Guidelines Section 15164. An
Addendum to a previously adopted Negative Declaration (ND) is appropriate when only minor
technical changes or additions to that adopted document are necessary but there are no substantial
changes in the project nor substantial changes in circumstances that will require major revisions to
the adopted ND, nor any new information of substantial importance showing that the project will
have significant effects not discussed in the adopted ND. As described below, the revised project is
relatively minor in nature and would not result in significant environmental effects.

On September 19, 2019 the Planning Commission adopted the ND and granted Use Permit U-18-03
which authorized a special events facility consisting of a 4,000 square foot barn-styled structure to host
events of up to 250 persons. The permittee, after allocating square footage for restrooms, commercial
kitchen, storage, and office space, found that applicable fire and building codes limited the occupant
load of the event space to less than 100 persons.

The revised project involves increasing the square footage of the planned event barn up to 7,519 sq. ft.
of enclosed space to accommodate events up to 250 guests. The proposed structure also has
approximately 600 square feet of unenclosed porches.

The revision also includes reconfiguring the parking for the facility. Initially, parking was proposed in a
linear fashion along the eastern edge of the existing vineyard. The current proposal will cluster the
parking within a 163’ by 212’ rectangular area southwest of the event barn. Most of the lot will be
asphalt providing sufficient area for the 61 required parking spaces. The southern portion of the lot is
gravel, reserved as an equipment staging area for agricultural operations on-site. Landscaping islands
will be provided within the parking lot along with trees around its perimeter.

Also, included as Appendix 6.3 is a vehicle miles traveled (VMT) analysis to address current CEQA
metrics for evaluating potential impacts on transportation and traffic resources.

The County of Solano, Department of Resource Management, has reviewed the proposed changes
to the previously approved project and on the basis of the whole record before it, has determined
that there is substantial evidence to support that the adopted Negative Declaration and subsequent
Addendum to the ND (collectively the “ND”) remain relevant in considering the environmental
impacts of the project, therefore additional analysis pursuant to the California Environmental Quality
Act is not required.

A copy of this document may be viewed or obtained at the Solano County Department of Resource
Management Planning Services Division at 675 Texas Street, Fairfield, CA, 94533.

Date Eric Wilberg, Senior Planner
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Section 1.2 REVISED PROJECT DESCRIPTION:

The project involves the construction of a 7,519 square foot barn-styled accessory structure (event
barn) to serve as a special event facility adjunct to the Suisun Valley Inn currently operating at the
Monroe Ranch.

The event barn would primarily host weddings on weekends during the summer months. A majority
of the weddings are expected to have 150 or fewer attendees; however, some events would draw up
to 250 persons. Weddings will typically be held on Saturdays, usually beginning in the afternoon or
early evening. A wedding event at Monroe Ranch requires utilizing the entire facility which includes
rental of the Suisun Valley Inn; therefore, the site is limited in capacity to host only one wedding per
rented weekend.

Temporary staff providing catering and entertainment services would also be employed for each
event. Staffing levels would be contingent on the size of the event and can be expected at a ratio of
one staff person per fifteen guests. The facility would initially rely on outside catering for food
service; however, it is anticipated that a commercial kitchen will be constructed within the event barn
at a later phase of the project. Musical entertainment would likely occur at each event, lasting until
11:00 pm.

In addition to weddings, the event barn would also accommodate other types of special events
including corporate meetings and charitable events. These types of events would typically occur
during a weekday with an anticipated attendance of up to 50 persons.

The Suisun Valley Inn currently operates on-site as an eight (8) room Bed and Breakfast Inn. The
Inn caters primarily to groups of friends or families who visit the Suisun Valley for 2 — 4 days, usually
on weekends. In addition, the facility serves corporate retreat business during the week as well as
individual travelers for last minute reservations. The Inn does not serve food, however, groups who
rent the entire Inn may utilize the existing kitchen.

Access/Circulation

Access to the site is provided via Suisun Valley Road which is oriented in a north-south direction
extending north from Interstate 80, to State Route 121 in Napa County (where it becomes Wooden
Valley Road). Suisun Valley Road is classified as a Collector road in the Solano County General
Plan. In the project vicinity, it is a rural two-lane roadway with centerline striping and unimproved
shoulder areas of various widths (no sidewalks or bicycle lanes).

An existing paved driveway runs along the northern property boundary and provides access to the
site from Suisun Valley Road. The revised project includes a second driveway access along the
southern property line.

The driveway is 12 feet in width with one 18-foot-wide turnout and is lined on both sides by 58
Southern Magnolia trees. The existing driveway would need to be widened to eighteen feet for a
two-way drive with 20 feet of unobstructed width for emergency vehicle access.

Parking

The revision includes reconfiguring the parking for the facility. Initially, parking was proposed in a linear
fashion along the eastern edge of the existing vineyard. The current proposal will cluster the parking
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within @ 163’ by 212’ rectangular area southwest of the event barn. Most of the lot will be asphalt
providing sufficient area for the 61 required parking spaces. The southern portion of the lot is gravel,
reserved as an equipment staging area for agricultural operations on-site. Landscaping islands will be
provided within the parking lot along with trees around its perimeter.

The project includes utilizing off-site parking at Solano Community College, or similar facility, for
larger events requiring parking for more than 61 vehicles. The applicant has provided a written
agreement with the College for up to 100 additional spaces as needed. The college is located 1.5
miles south of the project site along Suisun Valley Road.

Sighage

There is an existing 7-foot-tall freestanding sign constructed of painted wood near the entrance of
the property along Suisun Valley Road. The ten square feet of sign area faces south and displays
the “Suisun Valley Inn, street address, Monroe Ranch, and Member of Suisun Valley Vintners &
Growers Association”.

Proposed freestanding signage measures 8 feet tall and consists of 32 square feet of sign area.
Signage would face both north and south directions along Suisun Valley Road. The proposed
signage would replace existing signage and would be generally in the same location near the
entrance to the property.

Domestic Water Supply

The project includes utilizing an existing domestic water well to supply potable water to two 10,000-
gallon water tanks to be located south of the event barn. The tanks would provide domestic drinking
water and fire suppression to the proposed event barn.

Wastewater

The project includes the construction of a new engineered private septic system to serve the event
barn. This system would be separate from two existing systems serving residential development on-
site.

Irrigation Water

The subject property is located within the Solano Irrigation District Boundary and is currently

provided with agriculture irrigation water between April and October through an existing agricultural
service.
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Figure 1: Revised Site Plan

Figure 2: Revised Detail Site Plan
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Section 2.16 TRANSPORTATION

Less Than
Potentially ~ Significant  Less Than No
Significant with Significant |
e mpact
) Impact Mitigation Impact
Would the project: Incorporated

a. Conflict with a program, plan, ordinance or
policy addressing the circulation system,
including transit, roadway, bicycle, and N N . N
pedestrian facilities?

b. Conflict or be inconsistent with CEQA
Guidelines Section 15064.3, subdivision (b) ] [] B []
“vehicle miles traveled”?

C. Substantially increase hazards due to a
geometric design feature (e.g., sharp curves or
dangerous intersections) or incompatible uses L] L] N .
(e.g., farm equipment)?

d. Result in inadequate emergency access? ] [] [] .

Environmental Setting

The project site is directly accessed via Suisun Valley Road which is oriented in a north-south
direction extending north from Interstate 80, to State Route 121 in Napa County (where it becomes
Wooden Valley Road). Suisun Valley Road is classified as a Collector road in the Solano County
General Plan. In the project vicinity, it is a rural two-lane roadway with centerline striping and
unimproved shoulder areas of various widths (no sidewalks or bicycle lanes). Fronting the project site,
it is straight and flat with limited shoulders and a posted speed limit of 55 mph. There are also
horizontal curves located north and south of the site with advisory speeds of 25 mph and 40 mph,
respectively. The Suisun Valley Road/Project Driveway intersection is T-shaped and consists of single
lane approaches with stop sign control for the westbound driveway approach.

Bicycles

There are currently no striped bicycle lanes or paths on Suisun Valley Road. However, the Solano
Transportation Authority has prepared a comprehensive Countywide Bicycle Transportation Plan that
has proposed 6.9 miles of Class Il bicycle lanes on Suisun Valley Road extending from Mangels
Boulevard to the Napa CountyLine.

Public Transit
There are currently no fixed route services on Suisun Valley Road fronting the project site. A public
bus route providing service between Fairfield and Vallejo Transit Centers is available at Solano

Community College located approximately 1.5 miles south of the project site.

Existing Traffic Volumes
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The event barn would primarily be used to host a weekend weddings. Secondary uses may consist of
some weekday events (corporate meetings, etc.). The applicant has furnished a report which
provides focused Transportation Impact Analysis (Appendix 6.2) to assess potential transportation
impacts associated with the proposed project.

Weekend (Saturday) afternoon peak period (1:00-3:00 pm) and Weekday PM peak period (4:00-6:00
pm) traffic counts were collected at the intersection of the project site’s access driveway (existing
Suisun Valley Inn driveway) and Suisun Valley Road. The traffic counts were conducted in the month
of January. In order to address potentially higher volumes occurring during summer months, Caltrans
annual volume data, available for state highways, was evaluated. For State Route 121 near Wooden
Valley Road, which intersects Suisun Valley Road north of the site, the peak month average daily
traffic (ADT) volumes are approximately 22% higher than the average annual daily traffic. Therefore, a
22% increase was applied to the existing traffic counts to conservatively reflect potentially higher
volume summer conditions.

Beginning July 2020, the vehicle miles traveled (VMT) methodology for evaluating transportation
impacts was implemented by California Senate Bill 743, which created a new metric for evaluating
projects under CEQA. The previous methodology was based on Level-of-Service (LOS), which
provides a letter grade to roadway and intersection traffic performance. LOS remains permitted as a
local policy threshold but is no longer considered the primary transportation metric for evaluating
projects under CEQA.

The revised project includes submittal of a focused VMT analysis to supplement the previous
transportation impact analysis prepared for the adopted ND. The proposed project was evaluated for
VMT trip generation in relation to the Caltrans/OPR VMT screening thresholds. Project that generate
or attract fewer than 110 trips per day generally may be assumed to cause a less than significant
transportation impact.

The proposed project’s annualized daily trip generation is calculated to be 39 daily trips. The daily
trips associated with the project would be lower than the screening threshold of 110 daily trips,
therefore VMT related impacts are considered to be less than significant.

Impacts Discussion

a. Conflict with a program, plan, ordinance or policy addressing the circulation system, including
transit, roadway, bicycle, and pedestrian facilities?

Traffic operating conditions are measured by Level of Service (LOS), which applies a letter ranking
to successive levels of roadway and intersection traffic performance. LOS ‘A’ represents
optimum conditions with free-flow travel and no congestion. LOS ‘F’ represents congested
conditions with long delays. When applied to unsignalized intersections with minor street stop
controls, the LOS reflects the delays experienced by the minor street approach. For all-way stop
and signalized controls, the LOS reflects the average overall intersection delay. Intersection LOS
have been determined using the Synchro software suite consistent with the Highway Capacity
Manual (HCM 2010) methodology.

General Plan Transportation Policies

Solano County Road Improvement Standards and Land Development Requirements (adopted
February 2006) establishes the following policy:
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Sec. 1-4 - LEVEL OF SERVICE STANDARD: The goal of Solano County is to maintain a Level
of Service C on all roads and intersections. In addition to meeting the design widths and standards
contained in this document, all projects shall be designed to maintain a Level of Service C,
except where the existing level of service is already below C, the project shall be designed such
that there will be no decrease in the existing level of service. Levels of Service shall be calculated
using the Transportation Research Board’s most recent Highway Capacity Manual.

Based on the policy above, a threshold of LOS C has been established for significant impacts.

The analysis has determined that the project would not impact traffic level of service conditions based
on the Solano County significance thresholds. Driveway operations would remain acceptable
during weekend and weekday events for typical sized and maximum sized events. Existing and
cumulative operations would operate at LOS ‘B’ or better conditions. Less Than Significant
Impact.

b. Conflict or be inconsistent with CEQA Guidelines Section 15064.3, subdivision (b) which
establishes criteria for analyzing transportation impacts, in particular vehicle miles traveled?

The revised project includes submittal of a focused VMT analysis to supplement the previous
transportation impact analysis prepared for the adopted ND. The proposed project was
evaluated for VMT trip generation in relation to the Caltrans/OPR VMT screening thresholds.
Project that generate or attract fewer than 110 trips per day generally may be assumed to cause
a less than significant transportation impact.

The proposed project’s annualized daily trip generation is calculated to be 39 daily trips. The
daily trips associated with the project would be lower than the screening threshold of 110 daily
trips, therefore VMT related impacts are considered to be less than significant.

c. Substantially increase hazards due to a geometric design feature (e.g., sharp curves or
dangerous intersections) or incompatible uses (e.g., farm equipment)?

The proposed facility does not include any features which create dangerous conditions. No
Impact.

d. Resultin inadequate emergency access?

The project does not alter the access to the site and will have sufficient ingress and egress. No
Impact.

Section 6.0 Revised Appendices

6.3  VMT Analysis
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Memorandum

To: Mr. Gary Bacon Date: March 22, 2023

c/o Monroe Ranch

4400 Suisun Valley Road

Fairfield, CA 94534
Copy Mr. Eric Wilberg, Senior Planner Project: Monroe Ranch Event Building
to: Mr. Pejman Mehrfar, Senior Civil Eng. Suisun Valley Inn

Solano County 4400 Suisun Valley Road

Department of Resource Management
From: GHD File: 1260856 1MEM001.DOC

2300 Clayton Road, Suite 920
Concord, CA 94520

Robert Tuma, Planner
Kamesh Vedula, Principal

Job: 12608561

Subject:  Focused Vehicle Miles Traveled (VMT) Analysis for the
Proposed Monroe Ranch Event Facility in Solano County

Dear Mr. Bacon,

The following report has been prepared by GHD to provide a focused Vehicle Miles Traveled (VMT)
analysis for the proposed Monroe Ranch (Suisun Valley Inn) Event Facility located at 4400 Suisun
Valley Road in Solano County, California. The VMT analysis for the proposed project is necessary
in conjunction with ongoing environmental review of the project based on direction from Solano
County Resource Management/Public Works planning staff. The VMT analysis supplements
previous transportation studies conducted for the project as part of the County’s CEQA review. The
VMT analysis includes a discussion of the background traffic analyses completed thus far, the
proposed project’s trip generation, and evaluation of VMT guidelines in order to assess the project
trips relative to VMT impact thresholds.

1. Background

The proposed project would consist of construction of an Event Building (also referred to as Event
Barn), with the primary purpose of hosting weddings/events as an adjunct facility to the existing
Suisun Valley Inn.

A transportation impact analysis for the proposed project was conducted (by GHD) in the year 2019.
The study timeline encompassed an administrative draft report, review and comments, and a final
report submitted in March 2019.1" At the time of the report preparation, additional VMT transportation
analyses was not required since it was prior to the State requirement for inclusion (July 2020).

GHD
2300 Clayton Road Suite 920 Concord California 94520 United States
T +1 925 849 1000 F +1 925 849 1040 W www.ghd.com
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2. Implementation of Vehicle Miles Traveled (VMT) Guidelines
2.1 VMT Background

Beginning July, 2020, the VMT methodology for evaluating transportation impacts was implemented
(California Senate Bill 743), which created a new metric for evaluating projects under the California
Environmental Quality Act (CEQA). The previous methodology was based on Level-of-Service or
“LOS”, which provides a letter grade to roadway and intersection traffic performance. LOS remains
permitted as a local policy threshold, but is no longer considered the primary measure under the
CEQA guidelines. Instead, Vehicle Miles Traveled (VMT) is now the primary transportation metric
for evaluating projects under CEQA.

The State Office of Planning and Research (OPR) Technical Advisory provides guidance for lead
agencies to develop VMT thresholds for land use projects. Caltrans has also published an update
to their Transportation Impact Study Guidelines (T/SG), which incorporates the OPR Technical
Advisory guidance. The TISG recommends use of OPR’s recommended thresholds for land use
projects (15% below existing city or regional VMT per capita or per employee) to reach the state’s
greenhouse gas emissions reduction targets and California Air Resources Board Scoping Plan.
Caltrans identifies possible mitigation framework for projects found to have a potentially significant
impact on VMT. These include the following programmatic measures:

¢ Impact fee programs that contain a demonstrated nexus and proportionality between
a fee and capital projects that result in VMT reduction;

o VMT mitigation bank programs; and,
VMT mitigation exchange programs.

Caltrans also indicates that additional future guidance will include the basis for requesting
transportation impact analysis that is not based on VMT, but rather a simplified safety analysis
approach that reduces risk to all road users and focuses on multimodal analysis as well as access
management issues.

2.2 VMT Screening Thresholds

In reference to the CEQA and Caltrans requirements for VMT analyses, Solano County staff (lead
agency) were also consulted to determine the proposed project’s status related to VMT analysis.
Solano County is currently developing VMT guidelines or minimum VMT thresholds for land use
projects defined in the OPR Technical Advisory. Development projects requiring VMT analysis
typically fall into the Residential, Office, or Retail/Commercial land use categories. Regarding other
types of projects, OPR indicates “lead agencies, using more location-specific information, may
develop their own more specific thresholds, which may include other land use types.” It is suggested
that the proposed Monroe Ranch project does not completely conform within the standard land use
categories. Special event centers tend to reflect a combination of uses with sporadic trip generation
characteristics, which is less likely to fit within the categories for specific VMT thresholds and
screening. For this reason, a review of screening requirements for projects considered to have
less-than-significant transportation impacts was also evaluated.

Guidance based on the OPR’s Technical Advisory on evaluating transportation Impacts in CEQA,

and the Caltrans TISG, provide the following criteria for projects considered to have less than
significant transportation impacts:™

12608561 — Monroe Ranch Event Facility 2
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A. Residential, office, or retail projects within a Transit Priority Area, where a project is within a
2 mile of an existing or planned major transit stop or an existing stop along a high-quality

transit corridor.

¢ A major transit stop is defined as a site containing an existing rail transit station, a ferry

terminal served by either a bus or rail transit service, or the intersection of two or

more

major bus routes with a frequency of service interval of 15 minutes or less during the

morning and afternoon peak commute periods (Pub. Resources Code, § 21064.3

).

¢ A high-quality transit corridor is defined as a corridor with fixed route bus service with

service intervals no longer than 15 minutes during peak commute hours
Resources Code, § 21155).

B. An area pre-screened by an agency as having low residential or office VMT:

¢ An area where existing residential projects exhibit VMT per capita 15 percent or
below city or regional average.

(Pub.

more

¢ An area where existing office projects exhibit VMT per capita 15 percent or more below

regional average.

C. Residential projects composed of 100 percent or near-100 percent affordable housing
located in any infill location. Additionally, per OPR’s Technical Advisory, “Lead agencies
may develop their own presumption of less than significant impact for residential projects
(or residential portions of mixed use projects) containing a particular amount of affordable
housing, based on local circumstances and evidence. Furthermore, a project which includes
any affordable residential units may factor the effect of the affordability on VMT into the

assessment of VMT generated by those units.”

D. A locally-serving retail project (such a project typically reduces vehicle travel by providing a

more proximate shopping destination, i.e., better accessibility).

E. Mixed-use projects composed entirely of the above low-VMT project types.

F. Inany area of the state, absent substantial evidence indicating that a project would generate
a potentially significant level of VMT, or inconsistency with a Sustainable Communities
Strategy (SCS) or general plan, projects that generate or attract fewer than 110 trips per

day generally may be assumed to cause a less than significant transportation impact.

3. Monroe Ranch Event Facility Trip Generation
The transportation analysis conducted in 2019 calculated the number of trips associated with

project. (Table 2 from the traffic report showing the trips generated per event is attached for
reference.)

12608561 — Monroe Ranch Event Facility

the
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Attendance levels for weddings would consist of two primary sizes, with most expected to have 150
or fewer guests and a smaller number with up to 250 guests. The maximum number of weekend
events per year is limited by the requirement that the Inn be rented for the weekend. To remain
conservative, the trip generation calculations have assumed 52 weekend events, consisting of 30
events with 150 guests and 22 events with 250 guests.

The project would also host some weekday events. The project applicant states attendance for most
of these events would range from 50 guests or fewer to up to 150 guests. To remain conservative,
the trip generation calculations have assumed one event per week (52 annually) with up to 150
guests.

Based on the calculated trip rates, the project would generate the following daily trips:

# of Events Event Size Daily Trips/Event Total Trips/Yr. Annualized Daily Trips

82 up to 150 guests 122 trips 10,004
22 up to 250 guests 200 trips 4,400
104 14,404 = 39 daily trips

The total calculated number of 14,404 trips equates to an annualized average daily trip generation
of 39 trips associated with event activities. OPR guidance on event-oriented activities typically
provide for an annual accounting of daily trips (annualized daily trips) since vehicle trips are only
generated when an event occurs, and event activities and attendance vary.

The daily trips associated with event activities would be lower than the Caltrans/OPR screening
limits of 110 daily trips. Based on the established screening criteria from Caltrans/OPR, the 39 daily
trips screens out below the daily volume threshold, denoting a less than significant impact.

4. Trip Reduction / TDM Measures Associated With Project

In alignment with the goals of reducing vehicle trip miles, there are several Travel Demand
Management (TDM) trip-reduction components inherent in the project which would reduce net
vehicle trips below the standard calculations for trip generation. Since the events require renting
out the Inn located on site, the portion of guests staying at the Inn would not generate additional
vehicle trips for the event. Trip reductions would also be realized from other ancillary events, such
as rehearsal dinners, attended by guests of the Inn. Additionally, offsite parking with shuttle bus
service would be utilized for events exceeding 150 guests. This would reduce the net increase in
vehicle trips on Suisun Valley Road accessing the project, as well as volumes at the project
driveways.

12608561 — Monroe Ranch Event Facility 4
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5. Summary / Findings

The proposed Monroe Ranch Event Facility project was evaluated for vehicle trip generation in
relation to the Caltrans/OPR VMT screening thresholds. Projects that generate or attract fewer than
110 trips per day generally may be assumed to cause a less than significant transportation impact.

The proposed project’s annualized daily trip generation is calculated to be 39 daily trips. The daily
trips associated with the project would be lower than the screening threshold of 110 daily trips.
Therefore, based on the established screening criteria from the State guidelines and Solano County
Department of Resource Management, the project would screen below the minimum daily volume
threshold.

We trust this report provides the additional information requested by the County regarding VMT for

the proposed Monroe Ranch Events Facility project. If you have any additional questions related
to this analysis, please feel free to contact us.

Attachment: Table 2 (Trip Generation) from Monroe Ranch TIA Report, March 29, 2019.

' Mr. Eric Wilberg / Mr. Pejman Mehrfar, County of Solano, Department of Resource Management,
personal communications related to VMT methodology for Monroe Ranch Event Facility, March 13, 2023.
i GHD, Focused Traffic Impact Analysis for the Proposed Monroe Ranch Event Facility in Solano County,
March 29, 2019.

i Caltrans, Vehicle Miles Travel-Focused Transportation Impact Study Guide, May 20, 2020.

12608561 — Monroe Ranch Event Facility 5
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TABLE 2
TRIP GENERATION
FOR PROPOSED EVENT BUILDING
]

WEDDINGS (WEEKEND TRIP GENERATION)

Typical Wedding Attendance:
Guests: up to 150 guests / 2.8 guests per vehicle x 2 one-way trips = 108 trips
Staff: 10 staff / 1.5 staff per vehicle x 2 o-w trips = _ 14 trips
Total Trips (150 guests): = 122 trips
(61 in before event, 61 out after event)

Maximum Wedding Attendance*:

Guests: up to 250 guests / 2.8 guests per vehicle x 2 one-way trips = 178 trips
Staff: 17 staff / 1.5 staff per vehicle x 2 o-w trips = _ 22 trips
Total Trips (250 guests): = 200 trips total (100 in before, 100 out after)

*Offsite parking provided for events exceeding 150 guests at Solano Community College with
shuttle bus service to/from project site. Trips at project driveway result as follows:

Trips in/out of Suisun Valley Inn driveway:

Staff: 17 staff / 1.5 staff per vehicle (11 vehicles) x 2 o-w trips = 22 trips
Guests: Parking for 50 vehicles onsite (140 guests): = 100 trips
Guests: Shuttle buses (110 guests / 12 per bus = 9 buses x 4 o.w. trips) = _ 36 trips
= 158 trips at driveway
(70 in, 9 out before; 9 in, 70 out after)
WEEKDAY TRIP GENERATION
Typical Attendance:
Guests: approx. 50 guests / 2.6 visitors per vehicle x 2 o-w trips = 38 trips
Staff: 2 staff / 1.5 staff per vehicle x 2 o-w trips =__ 4 trips
Total Trips (50 guests): = 42 trips (21 in before, 21 out after)
Maximum Attendance (based on parking supply of 61 spaces):
Guests: up to 150 guests / 2.6 visitors per vehicle x 2 o-w trips = 116 trips
Staff: 4 staff / 1.5 staff per vehicle x 2 o-w trips =__ 6 trips
Total Trips: =122 trips (61 in before, 61 out after)



Monroe Ranch
Use Permit U-18-03
Initial Study and

Negative Declaration

June 2019
CEQA Lead Agency:
County of Solano
Prepared by:

Department of Resource Management

ATTACHMENT D



Initial Study and Negative Declaration ATTACHMENT D
Monroe Ranch Use Permit U-18-03

TABLE OF CONTENTS
INTRODUCTION .ot 4
ENVIRONMENTAL DETERMINATION. .......oviiieiiieieeeeee et 5
1.0 ENVIRONMENTAL SETTING AND PROJECT DESCRIPTION  .....ocoooveicrcirnna 6
1.4 ENVIRONMENTAL SETTING.......coiiiieoiiie e 6
12 PROJECT DESCRIPTION. ......ooiieiiiiieee e, 8
1.3 CONSISTENCY WITH EXISTING GENERAL PLAN, ZONING, AND OTHER APPLICABLE
LAND USE CONTROLS .....cooviiieeieeeeeeeieeeeeeee e 11
1.4  PERMITS AND APPROVALS REQUIRED FROM OTHER AGENCIES (RESPONSIBLE,
TRUSTEE AND AGENCIES WITH JURISDICTION. ...........ovvviieieieeeeeeeeeeneeeee. 12
2.0 AFFECTED ENVIRONMENT, ENVIRONMENTAL CONSEQUENCES AND AVOIDANCE,
MINIMIZATION AND/OR PROTECTION MEASURES............c.cvoveveeeieneeeeeeseeseseee 12
21 AESTHETICS. ..o 14
2.2 AGRICULTURAL RESOURCES..........cocviuiuiiiieieieceeeeeeeeeeeeeeeee e 17
2.3 AIRQUALITY ..ottt 18
24 BIOLOGICAL RESOURCES..........coimiveieieieiieeieeeeeeeeeeee e 20
25  CULTURAL RESOURCES.........oiieieieeeieoeeeeeee oo, 22
26 GEOLOGY AND SOILS......o.oiimiiieeeoeeee e 23
2.7  GREENHOUSE GAS EMISSIONS........coiiiiiieeeeeeeeeeeeeeeeeeeeeee e 25
2.8 HAZARDS AND HAZARDOUS MATERIALS.........coooieiieiieeeeeeeeeeeeeeee e, 26
2.9 HYDROLOGY AND WATER........c0ouiieeieieoe oo, 28
210 LAND USE AND PLANNING........o oot it 31
211 MINERAL RESOURCES.........coiimiiiieeeieeeee oo 32
212 NOISE ... .o, 33
213 POPULATION AND HOUSING. ........coiuiiiieeieeeeeeeee e 34
214 PUBLIC SERVICES.........ooviiiiieiieoeeeeee oot 35
215 RECREATION.......o ittt oo, 37
216 TRANSPORTATION AND TRAFFIC........cocoimiiiiiiiiieeeeeeeeeeeee e 38



Initial Study and Negative Declaration ATTACHMENT D
Monroe Ranch Use Permit U-18-03

217 UTILITIES AND SERVICE SYSTEMS ... 41
218 MANDATORY FINDINGS OF SIGNIFICANCE........coiiiiii e 43
3.0 AGENCY COORDINATION AND PUBLIC INVOLVEMENT ........ccoiiiiiiiieeeeee 45
4.0 LIST OF PREPARERS. ... ..o e 46
5.0 DISTRIBUTION LIST ... et 46
6.0  APPENDICES. ... o 46



Initial Study and Negative Declaration ATTACHMENT D
Monroe Ranch Use Permit U-18-03

DEPARTMENT OF RESOURCE MANAGEMENT
PART Il OF INITIAL STUDY OF ENVIRONMENTAL IMPACTS

Introduction

The following analysis is provided by the Solano County Department of Resource Management as a
review of and supplement to the applicant's completed "Part | of Initial Study". These two
documents, Part | and Il, comprise the Initial Study prepared in accordance with the California
Environmental Quality Act (CEQA) Guidelines, Section 15063.

Project Title: Monroe Ranch Use Permit Application U-18-03

Application Number: Use Permit U-18-03

4400 Suisun Valley Road
Project Location:
Fairfield, CA 94534

Assessor Parcel No.(s): 0027-020-080, 090

Gary Bacon
Project Sponsor's Name and Address:
4400 Suisun Valley Road

Fairfield, CA 94534

General Information

This negative declaration (ND) has been prepared by the County of Solano, as lead agency,
pursuant to the California Environmental Quality Act (CEQA) (Pub. Resources Code, § 21000 et
seq.), to analyze and disclose the environmental effects associated with project. This document
discusses the proposed project, the environmental setting for the proposed project, and the potential
for impacts on the environment from the proposed project and any measures incorporated which will
minimize, avoid and/or provide mitigation measures for the impacts of the proposed project on the
environment.

U Please review this Initial Study. You may order additional copies of this document from
the Solano County Department of Resource Management Planning Services Division at
675 Texas Street, Fairfield, CA, 94533.

L We welcome your comments. If you have any comments regarding the proposed project
please send your written comments to this Department by the deadline listed below.

L Submit comments via postal mail to:

Department of Resource Management
Planning Services Division

Attn: Eric Wilberg, Planner Associate
675 Texas Street



Initial Study and Negative Declaration ATTACHMENT D
Monroe Ranch Use Permit U-18-03

Fairfield, CA 94533
L Submit comments via fax to: (707) 784-4805

L Submit comments via email to: ejwilberg@solanocounty.com

0 Submit comments by the deadline of: July 12, 2019
Next Steps

After comments are received from the public and any reviewing agencies, the Department may
recommend that the environmental review is adequate and that a Negative Declaration be adopted or
that the environmental review is not adequate and that further environmental review is required.

ENVIRONMENTAL DETERMINATION
On the basis of this initial study:

X | find the proposed project could not have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.

| find that although the proposed project could have a significant effect on the environment, there will not
[] be a significant effect in this case because the project proponent has agreed to revise the project to avoid
any significant effect. A MITIGATED NEGATIVE DECLARATION will be prepared.

] | find the proposed project could have a significant effect on the environment, and an ENVIRONMENTAL
IMPACT REPORT (EIR) is required.

| find the proposed project could have a significant effect on the environment, but at least one effect has
been (1) adequately analyzed in a previous document pursuant to applicable legal standards, and (2)

[] addressed by mitigation measures based on the previous analysis as described in the attached initial
study. An EIR is required that analyzes only the effects that were not adequately addressed in a previous
document.

| find that although the proposed project could have a significant effect on the environment, no further

environmental analysis is required because all potentially significant effects have been (1) adequately

analyzed in an earlier EIR or NEGATIVE DECLARATION pursuant to applicable standards, and (2)

avoided or mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or
[] mitigation measures that are included in the project, and further analysis is not required.

Date Eric Wilberg, Planner Associate
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1.0 ENVIRONMENTAL SETTING and PROJECT DESCRIPTION
11 ENVIRONMENTAL SETTING:

The subject site is located at 4400 Suisun Valley Road, two miles west of the City of Fairfield. The
property is situated within an agricultural setting identified as the Suisun Valley Agricultural Region
by the Solano County General Plan. Land surrounding the project is utilized for agricultural
production, predominantly vineyard cultivation. The site borders agricultural land to the north and
south, Suisun Creek to the east, and Suisun Valley Road to the west.

The property is comprised of three Assessor’s Parcels totaling 27.16 acres. The lot is generally flat,
exhibiting slopes of less than six percent. The property is predominantly utilized for agricultural
purposes, which includes 22.81 acres of land entered into an active Williamson Act contract (No.
1109). Eighteen acres of the site are devoted to seasonal vegetable crop production, five acres are
planted in vineyards, two acres are riparian habitat along Suisun Creek, one acre of landscaping
surrounds residential development, and one acre of vacant land is reserved for the proposed special
event barn and parking. Development on-site is set back approximately ¥2 mile from Suisun Valley
Road and is clustered near Suisun Creek which meanders in a north-south direction across the
eastern boundary of the property and is bordered by large oak and walnut trees. Residential
development consists of two structures, which include the 3,980 square foot Suisun Valley Inn as
well as a 1,350 sq. ft. caretaker's residence. A domestic water well and private septic system
support development on-site.

Figure 1: Vicinity Ma
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Figure 2: Assessor’s Parcel Map
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Figure 3: Aerial Photo Project Site — September 2018

1.2 PROJECT DESCRIPTION:

The project involves the construction of a 4,000 square foot barn-styled accessory structure (event
barn) to serve as a special event facility adjunct to the Suisun Valley Inn currently operating at the
Monroe Ranch.

The event barn would primarily host weddings on weekends during the summer months. A majority
of the weddings are expected to have 150 or fewer attendees; however, some events would draw up
to 250 persons. Weddings will typically be held on Saturdays, usually beginning in the afternoon or
early evening. A wedding event at Monroe Ranch requires utilizing the entire facility which includes
rental of the Suisun Valley Inn; therefore, the site is limited in capacity to host only one wedding per
rented weekend.

Temporary staff providing catering and entertainment services would also be employed for each
event. Staffing levels would be contingent on the size of the event and can be expected at a ratio of
one staff person per fifteen guests. The facility would initially rely on outside catering for food
service; however, it is anticipated that a commercial kitchen will be constructed within the event barn
at a later phase of the project. Musical entertainment would likely occur at each event, lasting until
11:00 pm.
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In addition to weddings, the event barn would also accommodate other types of special events
including corporate meetings and charitable events. These types of events would typically occur
during a weekday with an anticipated attendance of up to 50 persons.

The Suisun Valley Inn currently operates on-site as a 5-room Bed and Breakfast Inn. The Inn caters
primarily to groups of friends or families who visit the Suisun Valley for 2 — 4 days, usually on
weekends. In addition, the facility serves corporate retreat business during the week as well as
individual travelers for last minute reservations. The Inn does not serve food, however, groups who
rent the entire Inn may utilize the existing kitchen. The project would increase the available number
of rooms for rent at the inn up to eight.

Access/Circulation

Access to the site is provided via Suisun Valley Road which is oriented in a north-south direction
extending north from Interstate 80, to State Route 121 in Napa County (where it becomes Wooden
Valley Road). Suisun Valley Road is classified as a Collector road in the Solano County General
Plan. In the project vicinity, it is a rural two-lane roadway with centerline striping and unimproved
shoulder areas of various widths (no sidewalks or bicycle lanes).

An existing paved driveway runs along the northern property boundary and provides access to the
site from Suisun Valley Road.

The driveway is 12 feet in width with one 18 foot wide turnout and is lined on both sides by 58
Southern Magnolia trees. The existing driveway would need to be widened to eighteen feet for a
two-way drive with 20 feet of unobstructed width for emergency vehicle access.

Parking

The project involves developing guest parking along the eastern edge of the existing vineyard near
the Suisun Valley Inn and proposed event barn. A total of 61 parking spaces would be provided atop
an all weather gravel or decomposed granite surface. Spaces would be striped and measure 9 feet
wide by 18 feet deep.

The project includes utilizing off-site parking at Solano Community College for larger events
requiring parking for more than 61 vehicles. The applicant has provided a written agreement with the
College for up to 100 additional spaces as needed. The college is located 1.5 miles south of the
project site along Suisun Valley Road.

Signage

There is an existing 7 foot tall freestanding sign constructed of painted wood near the entrance of
the property along Suisun Valley Road. The ten square feet of sign area faces south and displays
the “Suisun Valley Inn, street address, Monroe Ranch, and Member of Suisun Valley Vintners &
Growers Association”.

Proposed freestanding signage measures 8 feet tall and consists of 32 square feet of sign area.
Signage would face both north and south directions along Suisun Valley Road. The proposed
signage would replace existing signage and would be generally in the same location near the
entrance to the property.
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Domestic Water Supply

The project includes utilizing an existing domestic water well to supply potable water to two 10,000
gallon water tanks to be located south of the event barn. The tanks would then provide domestic
drinking water and fire suppression to the proposed event barn.

Wastewater

The project includes the construction of a new engineered private septic system to serve the event
barn. This system would be separate from two existing systems serving residential development on-
site.

Irrigation Water

The subject property is located within the Solano Irrigation District Boundary and is currently
provided with agriculture irrigation water between April and October through an existing agricultural

service.

Figure 4: Proposed Site Plan

10
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1.2.1 ADDITIONAL DATA:

NRCS Soil Classification: Reiff fine sandy loam, Class |

Agricultural Preserve Status/Contract Williamson Act Contract No. 1109

No.:
Non-renewal Filed (date): Non-renewal filed on 3.03 acre portion (April 7, 2017)
Airport Land Use Referral Area: N/A
Alquist Priolo Special Study Zone: N/A
Primary or Secondary Management N/A
Area of the Suisun Marsh
Primary or Secondary Zone identified in N/A

the Delta Protection Act of 1992:

1.2.2 Surrounding General Plan, Zoning and Land Uses

General Plan | Zoning Land Use

Property Agriculture Suisun Valley Agriculture “ASV-20" | Agriculture and Bed & Breakfast

North Agriculture Suisun Valley Agriculture “ASV-20" | Agriculture (wheat)

South Agriculture Suisun Valley Agriculture “ASV-20” | Agriculture (vineyard)
East Agriculture Suisun Valley Agriculture “ASV-20" | Agriculture (vineyard)
West Agriculture Suisun Valley Agriculture “ASV-20" | Agriculture (vineyard)

1.3 CONSISTENCY WITH EXISTING GENERAL PLAN, ZONING, AND OTHER APPLICABLE
LAND USE CONTROLS:

1.3.1 General Plan & Zoning

The subject site is designated Agriculture by the Solano County General Plan. Table LU-5 of the
General Plan provides a description and intent of the Agricultural designation:

The (Agricultural Designation) provides areas for the practice of agriculture as the primary use,
including areas that contribute significantly to the local agricultural economy, and allows for
secondary uses that support the economic viability of agriculture. Agricultural land use designations
protect these areas from intrusion by nonagricultural uses and other uses that do not directly support
the economic viability of agriculture.

Further the General Plan identifies ten Agricultural Regions throughout the County, the subject site
being located within the Suisun Valley Agricultural Region. Table AG-3 of the General Plan
highlights the unique characteristics of each region and summarizes desired land uses.

11



Initial Study and Negative Declaration ATTACHMENT D
Monroe Ranch Use Permit U-18-03

The (Suisun Valley) provides for agricultural production, agricultural processing facilities, facilities to
support the sale of produce, and tourist services that are ancillary to agricultural production.

The subject site is zoned Suisun Valley Agriculture “A-SV-20” consistent with the General Plan
designation. Section 28.23 of the County Zoning Ordinance provides a table of allowed uses and
permit requirements applicable to this zoning district. As seen on Table 28.23A, crop production,
residential development, and Bed & Breakfast Inn are allowed or conditionally allowed land uses
within the A-SV-20 Zoning District.

14 Permits and Approvals Required from Other Agencies (Responsible, Trustee and
Agencies with Jurisdiction):

1.4.1 Agencies that May Have Jurisdiction over the Project

California State Water Resources Control Board, Division of Drinking Water
Solano County Department of Resource Management

Solano Irrigation District

Cordelia Protection District

U000

2.0 AFFECTED ENVIRONMENT, ENVIRONMENTAL CONSEQUENCES AND AVOIDANCE,
MINIMIZATION AND/OR PROTECTION MEASURES

This chapter discusses the potential for adverse impacts on the environment. Where the potential for
adverse impacts exist, the report discusses the affected environment, the level of potential impact
on the affected environment and methods to avoid, minimize or mitigate for potential impacts to the
affected environment.

Findings of SIGNIFICANT IMPACT

Based on the Initial Study, Part | as well as additional application materials reviewed by the
Department of Resource Management, the project does not have the potential for significant impacts
to any environmental resources.

Findings of LESS THAN SIGNIFICANT IMPACT WITH MITIGATION MEASURES

Based on the Initial Study, Part | as well as the review of the proposed project by the Department of
Resource Management, the project does not require mitigation measures to reduce potential
impacts to less than significant levels.

Findings of LESS THAN SIGNIFICANT IMPACT

Based on the Initial Study, Part | as well as the review of the proposed project by the Department of
Resource Management, the following environmental resources were considered and the potential
for impact is considered to be less than significant. A detailed discussion of the potential adverse
effects on environmental resources is provided below:

12
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Aesthetics Greenhouse Gas Emissions
Agriculture Hydrology and Water
Air Quality Noise

Biological Resources Transportation and Traffic

I S I N W

Geology and Soils Utilities and Service Systems

0O 0 00 0 O

Mandatory Findings of Significance

Findings of NO IMPACT

Based on the Initial Study, Part | as well as the review of the proposed project by the Department of
Resource Management, the following environmental resources were considered but no potential for
adverse impacts to these resources were identified. A discussion of the no impact finding on
environmental resources is provided below:

a Cultural Resources L Population and Housing
U Hazards and Hazardous Materials L Public Services

O Land Use and Planning 0 Recreation

a Mineral Resources

13



Initial Study and Negative Declaration ATTACHMENT D
Monroe Ranch Use Permit U-18-03

2.1 Aesthetics Less
Than Less
Significant  Significant Than No
Impact Impact Significant Impact
Checklist items: Would the project With Impact
Mitigation
a. Have a substantial adverse effect on a scenic u u . u

vista?

b.  Substantially damage scenic resources, including,
but not limited to, trees, rock out-croppings, and [ ] [] [] B
historic buildings within a state scenic highway?

C. Substantially degrade the existing visual character
or quality of the site and its surroundings? L L L .

d. Create a new source of substantial light or glare

that would adversely affect day or nighttime views [ ] [] B ]
in the area?
e. Increase the amount of shading on public open u u u .

space (e.g. parks, plazas, and/or school yards)?

Environmental Setting

The subject property has frontage along Suisun Valley Road, a Scenic Roadway identified in Figure
RS-5 of the Solano County General Plan. Surrounding foreground views are that of a relatively flat
agricultural landscape typical of the Suisun Valley Agricultural Region. Lands are predominantly
planted in vineyards surrounding the subject site. At elevations reaching 500 feet above mean sea
level, oak covered hillside can be seen in the distance "4 mile to the west from the subject site. A
substantial riparian corridor along Suisun Valley Creek consisting primarily of oak and walnut trees
can be seen along the eastern boundary of the subject site. The following photographs from Suisun
Valley Road exemplify the landscape within the vicinity of the project.

14
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Figure 5 — View Northeast toward subject site

Figure 6 — View West from Suisun Valley Road

15
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Impacts Discussion

a. Have a substantial adverse effect on a scenic vista?

The General Plan identifies the county’s agricultural landscapes and oak and grass covered hills
as scenic resources. The subject property and surrounding lands are engaged in agricultural
crop production and offer this scenic landscape. Existing development on-site as well as the
proposed event barn are set back approximately %4 mile to the east as seen from Suisun Valley
Road. This placement retains a large swath of agriculturally productive land between the
roadway and development on the property. In addition, the riparian corridor consisting of large
oak and walnut trees affords a back drop to the existing and proposed development and lessens
the visual contrast between the agricultural landscape and the built environment. Less Than
Significant Impact.

b. Substantially damage scenic resources, including, but not limited to, trees, rock out-croppings,
and historic buildings within a state scenic highway?

There are no trees, rock out-croppings, or historic buildings within a state scenic highway that
would be affected by the project. No Impact.

c. Substantially degrade the existing visual character or quality of the site and its surroundings?
The proposed location of the event barn is situated near existing development on-site and
preserves agricultural landscape, scenic resource qualities, of the property as well as
surrounding lands. The barn-style design along with the size, mass, and height of the structure
are typical of agricultural accessory structures found through Suisun Valley. No Impact.

d. Create a new source of substantial light or glare that would adversely affect day or nighttime
views in the area?

Exterior light fixtures on buildings, and along walkways, parking, and patio areas will be aimed
downward and shielded to prevent glare or reflection and to minimize light pollution beyond the
project boundaries. Less than significant impact.

e. Increase the amount of shading on public open space (e.g. parks, plazas, and/or school yards)?

There are public open spaces within the vicinity of the project. No Impact.

16
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2.2 Agricultural Resources Less
Than Less
Significant  Significant Than No
Impact Impact Significant Impact
Checklist ltems: Would the project ‘With Impact
Mitigation
a. Convert Prime Farmland, Unique Farmland, or

Farmland of Statewide Importance (Farmland), as
shown on the maps prepared pursuant to the

Farmland Mapping and Monitoring Program of the [] [] [] .
California Resources Agency, to non-agricultural
use?
b.  Conflict with existing zoning for agricultural use,
or a Williamson Act contract? L L . L
C. Involve other changes in the existing
environment which, due to their location or D D D .

nature, could result in conversion of Farmland, to
non-agricultural use?

Environmental Setting

As seen on the latest (2016) California Department of Conservation Important Farmland map, a
majority of the 27.16 acre property is classified as Prime Farmland. Prime Farmland has the best
combination of physical and chemical features able to sustain long-term agricultural production. This
land has the soil quality, growing season, and moisture supply needed to produce sustained high
yields. Land must have been used for irrigated agricultural production at some time during the four
years prior to the mapping date.

The area surrounding existing residential development and the proposed location of the event barn
and parking is classified as Other Land. Other Land is the land not included in any other mapping
category. Common examples include low density rural developments, brush, timber, wetland, and
riparian areas not suitable for agricultural operations.

The property is predominantly utilized for agricultural purposes, which includes 22.81 acres of land
entered into an active Williamson Act contract (No. 1109). Eighteen acres of the site are devoted to
seasonal vegetable crop production, five acres are planted in vineyards, two acres are riparian
habitat along Suisun Creek, one acre of landscaping surrounds residential development, and one
acre of vacant land is reserved for the proposed special event barn and parking. A notice of non-
renewal was filed April 7, 2017 on a 3.03 acre portion of the subject property. The proposed event
barn and parking are located within the area of non-renewal.

Impacts Discussion

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

17
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The proposed event barn and associated parking are located on Other Land and would not
convert any Prime Farmland on-site. No Impact.

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

The existing Bed and Breakfast Inn, including the expansion from six to eight bedrooms, as well
as the proposed special events facility are conditionally permitted land uses with the Suisun
Valley Agriculture “A-SV-20” Zoning District (Reference Solano County Zoning Regulations
Section 28.23 Table A).

The Suisun Valley Strategic Plan (Page 2-2) recognized that some of the land uses allowed
under the County’s General Plan and the Suisun Valley Zoning Regulations are not consistent
with the Williamson Act. Such activities include, but are not limited to: bed and breakfasts,
hotels, resorts, restaurants, bakeries, and cafes. The Plan recommended that landowners with
the Williamson Act seeking to operate such uses need to file for nonrenewal on portions of the
property where these activities would take place. Nonrenewal has been filed on the 3 acre
portion of the property where the event barn and parking are proposed. Less than significant
impact.

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

The project would not result in the conversion of Farmland to a non-agricultural use, neither on
or off site. No Impact.

2.3 Air Quality Less
Than Less
Significant  Significant Than No
Impact Impact Significant  Impact
Checklist ltems: Would the project ‘With Impact
Mitigation
a. Conflict with or obstruct implementation of the
P ] O ] |

applicable air quality plan?

b. Violate any air quality standard or contribute
substantially to an existing or projected air quality [ ] ] B []
violation?

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

d. Expose sensitive receptors to substantial pollutant
concentrations? [l [] . [l

18
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e. Create objectionable odors affecting a substantial
number of people? L L L .

Environmental Setting

The project site is located within the Bay Area Air Quality Management District (BAAQMD) which
has developed CEQA Guidelines to assist lead agencies in evaluating air quality impacts of projects
proposed in the San Francisco Bay Area Air Basin. The Air District has developed screening criteria
to provide conservative indications of whether a proposed project could result in potentially
significant air quality impacts. If screening criteria are met by a proposed project, then a detailed air
quality assessment is not be required and impacts are be presumed less than significant.

Special event facilities are not a listed land use type in the BAAQMD operational-related criteria air
pollutant and precursor screening level sizes table. A majority of the listed land uses are public in
nature with no specified number of customers or guests including banks, restaurants, schools, and
department stores.

The proposal has the ability to contribute to air quality impacts due to the increased vehicle trips
generated by the project. Based on the traffic analysis conducted for the project, the most frequent
events would generate up to 122 trips (61 in prior to the event, and 61 out after the event). This level
of traffic and associated air quality and greenhouse gas emissions generated by the project can be
presumed to be less than significant.

Impacts Discussion

a. Conflict with or obstruct implementation of the applicable air quality plan?
The project does not conflict with or obstruct implementation of an air quality plan. No Impact.

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

The project would operate below the thresholds and screening criteria established by the
BAAQMD CEQA Guidelines for operational-related criteria air pollutant and precursor screening
level sizes. Less than significant impact.

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

See discussion under 2.3 (b) above. Less than significant impact.

d. Expose sensitive receptors to substantial pollutant concentrations?
See discussion under 2.3 (b) above. Less than significant impact.

e. Create objectionable odors affecting a substantial number of people?

No odors that would affect a substantial number of people would be generated on-site. No
Impact.
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2.4 Biological Resources Less
Than Less
Significant  Significant Than No
Impact Impact Significant Impact
Checklist ltems: Would the project ‘With Impact
Mitigation
a. Have a substantial adverse effect, either directly or
through habitat modifications, on any species
identified as a candidate, sensitive, or special status
P [] [] L] L

species in local or regional plans, policies, or
regulations, or by the California Department of Fish
and Game or U.S. Fish and Wildlife Service?

b. Have a substantial adverse effect on any aquatic,
wetland, or riparian habitat or other sensitive natural
community identified in local or regional plans,
policies, regulations, or by the California L] L] L _
Department of Fish and Game or U.S. Fish and
Wildlife Service?

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

d. Interfere substantially with the movement of any
native resident or migratory fish or wildlife species
or with established native resident or migratory [] [] B []
wildlife corridors, or impede the use of native wildlife
nursery sites?

e. Conflict with any local policies or ordinances
protecting biological resources, such as a tree ] L] ] B
preservation policy or ordinance?

f. Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community (] (] ] .

Conservation Plan, or other approved local,
regional, or state habitat conservation plan?

Environmental Setting

The subject property is situated within a predominantly agricultural landscape, with agricultural
production of seasonal crops and vineyards being the primary use of the property. The project
involves the addition of a 4,000 square foot event barn and associated parking within an
undeveloped, uncultivated area of the property.
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As seen on the General Plan’s Priority Habitat Areas map (Figure RS-1 of the General Plan), the
subject site is not located within any identified wetland or vernal pool area, conservation area, critical
habitat, or recovery area.

Impacts Discussion

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

Species identified as a candidate, sensitive, or special status in local or regional plans, policies,
or regulations, or by the California Department of Fish and Game or U.S. Fish and Wildlife
Service have not been identified on-site. No Impact.

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

No aquatic, wetland or riparian habitat or other sensitive natural community is impacted by the
proposed expansion. No Impact.

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

There are no federally impacted wetlands located on the proposed site for the expansion. No
Impact.

d. Interfere substantially with the movement of any native resident or migratory fish or wildlife
species or with established native resident or migratory wildlife corridors, or impede the use of
native wildlife nursery sites?

The site is located within the general vicinity of a habitat corridor/linage on Figure RS-1 (Priority
Habitat Area) of the General Plan. The site has been historically disturbed through farming
practices and residential activities. Approximately one acre of the site would be developed with
the event barn and parking. A majority of the site would continue to be utilized for agricultural
production. Less Than Significant Impact.

e. Conflict with any local policies or ordinances protecting biological resources, such as a tree
preservation policy or ordinance?

The project would not conflict with any local policies or ordinances protecting biological
resources, such as a tree preservation policy or ordinance, or conflict with the provisions of an
adopted Habitat Conservation Plan, Natural Community Conservation Plan, or other approved
local, regional, or state habitat conservation plan. No Impact.

f. Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, or state habitat conservation plan?

See discussion under 2.4 (e) above. No Impact.
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2.5 Cultural Resources

Less Than
I Significant  Less Than
Slﬁ:'f:;nt Impact Significant ImNth
_ _ P With Impact P
Checklist ltems: Would the project Mitigation
a. Cause a substantial adverse change in the
significance of an historical resource as defined ] ] ] B
in CEQA Guidelines §15064.5?
b. Cause a substantial adverse change in the
significance of an archaeological resource ] L] L] B
pursuant to CEQA Guidelines §15064.5?
C. Directly or indirectly destroy a unique
paleontological resource or site, or unique ] ] ] .
geologic feature?
d. Disturb any human remains, including those u u ] .

interred outside of formal cemeteries?

Environmental Setting

The subject site consists of actively farmed, flat land and an area previously disturbed for residential
development. There are no structures proposed for removal, historical or otherwise. The proposed
development footprint would be located on vacant grounds adjacent to the existing residence.

Impacts Discussion

a. Cause a substantial adverse change in the significance of an historical resource as defined in
CEQA Guidelines §15064.5?

There are no historical resources located on the site. No Impact.

b. Cause a substantial adverse change in the significance of an archaeological resource pursuant
to CEQA Guidelines §15064.5?

Due to the developed and disturbed nature of the site, it is not likely that any archeological
resources exist on the site. State law (Section 7050.5 of the California Health and Safety Code)
dictates that any human remains found during construction activities shall be reported to the
proper official(s). No Impact.

c. Directly or indirectly destroy a unique paleontological resource or site, or unigue geologic
feature?

Due to the developed and disturbed nature of the site, it is not likely that any unique
paleontological resources exist on the site. No Impact.
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d. Disturb any human remains, including those interred outside of formal cemeteries?

Due to the developed and disturbed nature of the site, it is not likely that any human remains
exist on the site. State law (Section 7050.5 of the California Health and Safety Code) dictates
that any human remains found during construction activities shall be reported to the proper
official(s). No Impact.

2.6 Geology and Soils

Less Than
Significant Significant  Less Than
, . Impact Significant
Checklist Items: Would the project Impact With Impact  'MPact
Mitigation

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

[]
[]
|
[]

42))

2)  Strong seismic ground shaking?

3) Seismic-related ground failure, including
liquefaction?

4) Landslides?

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

I I I I
I I I I
H O B BN

O W O O

C. Be located on a geologic unit or soil that is
unstable, or that would become unstable as a
result of the project, and potentially result in on- or [ ] [] []
off-site landslide, lateral spreading, subsidence,
differential settlement, liquefaction or collapse?

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

e. Have soils incapable of adequately supporting the
use of septic tanks or alternative wastewater
disposal systems where sewers are not available L] L] L] .
for the disposal of wastewater?
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Environmental Setting

The Seismic Shaking Potential map, Figure HS-3 of the General Plan depicts the project within the
Highest Potential Earthquake Damage Area and within one mile of the Cordelia Fault. The project is
not located within an Alquist-Priolo fault zone per the Alquist-Priolo Earthquake Fault Zoning Map.
Per General Plan Figure HS-6, the project site has Moderate liquefaction potential. The Landslide
Stability map (Figure HS-5) depicts the project within an area of least landslide susceptibility (Area

1).
The project involves grading to develop access, building pad, and parking area. Proposed parking,

buildings, and structures would require issuance of grading and building permits to ensure each is
constructed according to the current Uniform Building Code requirements.

Impacts Discussion

a. Would the project cause

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

The site is not located within an Alquist-Priolo Fault Zone; however, is located within one
mile of the Cordelia Fault identified in the General Plan. New construction would require
issuance of building permit(s) requiring structures to be built to the latest Uniform Building
Code. Less Than Significant Impact.
2. Strong seismic ground shaking?
See discussion in 2.6 (a) above. Less Than Significant Impact.
3. Seismic-related ground failure, including liquefaction?
The subject site is located within an area of Moderate Liquefaction Potential. The event barn
will be designed in conformance with the county’s current building code, which will require a
soils and geologic report and a foundation and structural engineering designed to minimize
any impacts from liquefaction. Less Than Significant Impact.
4. Landslides?
The subject site is located within an area Least Susceptible to Landslide. No Impact.
b. Result in substantial soil erosion or the loss of topsoil?
The project will disturb approximately one acre of vacant land. Issuance of a grading and
drainage permit is necessary prior to any construction, which will impose conditions which
prevent soil erosion. Less Than Significant Impact.
c. Be located on a geologic unit or soil that is unstable, or that would become unstable as a result

of the project, and potentially result in on- or off-site landslide, lateral spreading, subsidence,
differential settlement, liquefaction or collapse?
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The event barn will be designed in conformance with the county’s current building code, which
will require a soils and geologic report and foundation and structural engineering designed to
prevent any impacts from on- or off-site landslide, lateral spreading, subsidence, differential
settlement, liquefaction or collapse. No Impact.

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

The building will be designed in conformance with the county’s current building code, which will
require a soils and geologic report and foundation and structural engineering designed to
prevent any impacts from on- or off-site landslide, lateral spreading, subsidence, differential
settlement, liquefaction or collapse. No Impact.

e. Have soils incapable of adequately supporting the use of septic tanks or alternative wastewater
disposal systems where sewers are not available for the disposal of wastewater?

The project will be designed in conformance with the county’s current on-site sanitation

requirements, which will require a soils percolation test in order to design a properly functioning
system which can adequately process discharges from the project. No Impact.

2.7 Greenhouse Gas Emissions

Less Than
. Significant  Less Than
Significant | Sianifi
Impact mpact ignificant Impact
) ) With Impact
Checklist ltems: Would the project Mitigation
a. Generate greenhouse gas emissions, either
directly or indirectly, that may have a significant [ ] [] B []

impact on the environment?

b. Conflict with an applicable plan, policy or
regulation adopted for the purpose of reducing the [ ] ] ] B
emissions of greenhouse gases?

Environmental Setting

See discussion under 2.3 Air Quality.

Impacts Discussion

a. Generate greenhouse gas emissions, either directly or indirectly, that may have a significant
impact on the environment?

The project would operate below the thresholds and screening criteria established by the
BAAQMD CEQA Guidelines for operational-related criteria air pollutant and precursor screening
level sizes. Less than significant impact.
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b. Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the
emissions of greenhouse gases?

The project does not conflict with or obstruct implementation of an air quality plan. No Impact.

Less Than
2.8 Hazards and Hazardous Materials - Significant  Less Than
Significant | eSS |
Impact mpact Significant
With Impact
Mitigation

No
Impact

Checklist ltems: Would the project

a. Create a significant hazard to the public or the
environment through the routine transport, use, or [ ] L] [] B
disposal of hazardous materials?

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

C. Emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste (] (] u .
within one-quarter mile of an existing or proposed
school?

d. Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a [] L] L] B
result, would it create a significant hazard to the
public or the environment?

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

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

g. Impair implementation of, or physically interfere
with, an adopted emergency response plan or [] ] L] B
emergency evacuation plan?
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h. Expose people or structures to a significant risk of
loss, injury or death involving wildland fires,
including where wildlands are adjacent to [ ] L] L] B
urbanized areas or where residences are
intermixed with wildlands?

Environmental Setting

The project does not involve the transportation, generation, or storage of hazardous materials.

As seen on Figure 2A of the Travis Air Force Base Land Use Compatibility Plan, the subject
property is located outside of the LUCP Area Influence Zone. The site is located greater than two
miles from a public use airport and not within the vicinity of a private airstrip.

The project is over one mile from any urbanized area and is identified as a moderate or low Wildland
Fire Area per General Plan Figure HS-9.

Impacts Discussion

a. Does the project create a significant hazard to the public or the environment through the routine
transport, use, or disposal of hazardous materials?

The project would not transport, use, or dispose of hazardous materials. No Impact.

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

See discussion under (a.) above. No Impact.

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

The project is not located within one-quarter mile of a school. No Impact.

d. Be located on a site which is included on a list of hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a result, would it create a significant hazard to the
public or the environment?

The project is not located on a hazardous materials site as defined in Government Code Section
65962.5. No Impact.

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

The project is located outside of the Travis LUCP area of influence and not within two miles of a

public airport. The project is consistent with the Land Use compatibility Plan for Travis Air force
Base. No Impact.
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f. For a project within the vicinity of a private airstrip, would the project result in a safety hazard for
people residing or working in the project area?

The project is not within the vicinity of a private airstrip. No Impact.

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

The project will not affect any adopted emergency response plans. No Impact.
h. Expose people or structures to a significant risk of loss, injury or death involving wildland fires,
including where wildlands are adjacent to urbanized areas or where residences are intermixed

with wildlands?

The project is not located in the vicinity of any wildland/urban interface areas. No Impact.

2.9 Hydrology and Water

Less Than
Significant  Slgnicant - Less than
Impact mpac 'gnitican Impact
) ) With Impact
Checklist Items: Would the project Mitigation
a. Violate any water quality standards or waste
discharge requirements? u u . u
b. Substantially deplete groundwater supplies or

interfere substantially with groundwater recharge

such that there would be a net deficit in aquifer

volume or a lowering of the local groundwater

table level (e.g., the production rate of pre-existing L] L] . L]
nearby wells would drop to a level which would

not support existing land uses or planned uses for

which permits have been granted)?

C. Substantially alter the existing drainage pattern of
the site or area, including through the alteration of
the course of a stream or river, or substantially [ ] [] [] B
increase the rate or amount of surface runoff in a
manner that would result in flooding on-or off-site?

d. Create or contribute runoff water which would
exceed the capacity of existing or planned
stormwater drainage systems or provide L] L] L] .
substantial additional sources of polluted runoff?

e. Otherwise substantially degrade water quality? L] L] L] B
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f. Place housing within a 100-year flood hazard area
as mapped on a Federal Flood Hazard Boundary
or Flood Insurance Rate Map or other flood L] L] L] .
hazard delineation map?

g. Place within a 100-year flood hazard area
structures that would impede or redirect flood [ ] [] [] B
flows?

h. Expose people or structures to a significant risk of
loss, injury, or death involving flooding, including
flooding as a result of the failure of a levee or L] L] L] .
dam?

i Be subject to inundation by seiche, tsunami, or
mudflow? L] L] L] .

Environmental Setting

The project would utilize an on-site septic system to handle waste water discharge.

An existing domestic drinking water well will serve the special event barn. Potable water would be
held in two 10,000 gallon tanks near the barn and utilized as needed per event.

Per the Health and Safety Chapter of the Solano County General Plan, the proposed project is not
located within an area subject to inundation by seiche, tsunami, or mudflow.

Impacts Discussion

a. Violate any water quality standards or waste discharge requirements?

The project will be subject to the waste discharge requirements of the County of Solano and the
San Francisco Regional Water Quality Control Board, whereas adherence to those permit
requirements protects against violations of water quality standards. Less Than Significant
Impact.

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

The project will be served by on-site well for domestic drinking water and is not expected to
require a substantial increase in ground water utilization. Potable water would be stored in two
10,000 gallon tanks and utilized on as needed basis per event. The intermittent nature of the
events would allow time for groundwater recharge. Less Than Significant Impact.
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c. Substantially alter the existing drainage pattern of the site or area, including the alteration of the
course of a stream or river, in a manner which would result in substantial erosion or siltation on-
or off-site?

The development will not alter any creeks, streams or rivers. Storm water will be retained onsite
and released at pre-development rates. No Impact.

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

Refer to (c) above. No Impact.

e. Create or contribute runoff water which would exceed the capacity of existing or planned
stormwater drainage systems or provide substantial additional sources of polluted runoff?

Refer to (c) above. No Impact.
f. Otherwise substantially degrade water quality?

The project will not contain other features which would substantially degrade water quality. No
Impact.

g. Place housing within a 100-year flood hazard area as mapped on a Federal Flood Hazard
Boundary or Flood Insurance Rate Map or other flood hazard delineation map?

The project site is not located within the 100 year flood zone as identified by FEMA. No Impact.
h. Place within a 100-year flood hazard area structures that would impede or redirect flood flows?
Refer to (g) above. No Impact.

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

Refer to (g) above. No Impact.
j- Be subject to inundation by seiche, tsunami, or mudflow?

The project is not in an area which would experience any inundation by seiche, tsunami, or
mudflow. No Impact.
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2.10 Land Use and Planning

Less Than Less Than
Significant  Significant Sianifi No
. ignificant
Impact Impact With Impact Impact
Checklist ltems: Would the project Mitigation
a.  Physically divide an established community? L] [] [] B

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

c.  Conflict with any applicable habitat conservation plan
or natural community conservation plan? L] L] L] .

Environmental Setting

The subiject site is designated Agriculture by the Solano County General Plan. Further the General
Plan identifies ten Agricultural Regions throughout the County, the subject site being located within
the Suisun Valley Agricultural Region.

The subject site is zoned Suisun Valley Agriculture “A-SV-20" consistent with the General Plan
designation. Section 28.23 of the County Zoning Ordinance provides a table of allowed uses and
permit requirements applicable to this zoning district. As seen on Table 28.23A, crop production,
residential development, and Bed & Breakfast Inn are allowed or conditionally allowed land uses
within the A-SV-20 Zoning District.

Impacts Discussion

a. Physically divide an established community?
The project is not located within an established community. No Impact.

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

Table LU-5 of the General Plan provides a description and intent of the Agricultural designation:
The (Agricultural Designation) provides areas for the practice of agriculture as the primary use,
including areas that contribute significantly to the local agricultural economy, and allows for
secondary uses that support the economic viability of agriculture. Agricultural land use
designations protect these areas from intrusion by nonagricultural uses and other uses that do
not directly support the economic viability of agriculture.
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Table AG-3 of the General Plan highlights the unique characteristics of each region and
summarizes desired land uses: The (Suisun Valley) provides for agricultural production,
agricultural processing facilities, facilities to support the sale of produce, and tourist services that
are ancillary to agricultural production.

The project does not conflict with the intent of the Solano County General Plan, Suisun Valley
Strategic Plan, or the Suisun Valley Agriculture Zoning District. No Impact.

c. Conflict with any applicable habitat conservation plan or natural community conservation plan?

The project is not a part of either a habitat conservation plan or natural community conservation
plan. No Impact.

2.11 Mineral Resources Less
Than Less
Significant  Significant Than No
Impact Impact Significant Impact
Checklist ltems: Would the project ‘With Impact
Mitigation

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

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

Environmental Setting

As seen on the Mineral Resources map, Figure RS-4 of the Solano County General Plan, there are
no active mines or mineral resource zones within the vicinity of the project site.

Impacts Discussion

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

No known mineral resources exist at the site. No Impact.

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

Refer to (a) above. No Impact.
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2.12 Noise Less
Than Less
Significant  Significant Than No
Checklist ltems: Would the project Impact Impact  Significant  Impact
With Impact
Mitigation

a. Exposure of persons to, or generation of, noise levels
in excess of standards established in the local
general plan or noise ordinance, or applicable L L . L
standards of other agencies?

b. Exposure of persons to or generation of, excessive ] ] . ]
ground borne vibration or ground borne noise levels?

C. A substantial permanent increase in ambient noise
levels in the project vicinity above levels existing [ ] ] B ]
without the project?

d. A substantial temporary or periodic increase in
ambient noise levels in the project vicinity above [ | [] B []
levels existing without the project?

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

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

Environmental Setting

The site is surrounded by agriculturally zoned properties. Table HS-2 of the Solano County General
Plan indicates a community noise exposure of less than 75 dBA to be normally acceptable for
agricultural uses. The nearest sensitive receptor(s) located within existing residences within 2 mile
north and south of the project site.

Impacts Discussion

a. Exposure of persons to, or generation of, noise levels in excess of standards established in the
local general plan or noise ordinance, or applicable standards of other agencies?

Construction and grading of the project is temporary in nature; however would generate noise
on-site. Noise levels from on-going agricultural practices along with temporary construction are
anticipated to be less than significant because of the temporary nature along with the 72 mile
distance to nearest sensitive receptors. Social gatherings would be held indoors within the event
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barn and suppress noise levels from extending beyond parcel boundaries. Less Than
Significant.

b. Exposure of persons to or generation of, excessive ground borne vibration or ground borne
noise levels?

Refer to (a) above. Less Than Significant.

c. A substantial permanent increase in ambient noise levels in the project vicinity above levels
existing without the project?

Refer to (a) above. Less Than Significant.

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

Refer to (a) above. Less Than Significant.

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

The project is located outside the area of influence of the Travis Air Force Base Land Use
Compatibility Plan (LUCP) and as seen on Figure 2B of the LUCP, the subject site located
outside any of the identified noise contours. No Impact.

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

The project is not located within the vicinity of a private airstrip. No Impact.

2.13 Population and Housing Less
Than Less

Checklist Items: Would the project Significant  Significant Than No

Impact Impact Significant Impact
With Impact
Mitigation
a. Induce substantial population growth in an area,
either directly (for example, by proposing new homes u u u .

and businesses) or indirectly (for example, through
extension of roads or other infrastructure)?

b. Displace substantial numbers of existing housing,
necessitating the construction of replacement [ ] [] []
housing elsewhere?

c. Displace substantial numbers of people, [ ] [] []
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necessitating the construction of replacement
housing elsewhere?

Environmental Setting

The project is commercial in nature and does not involve residential development or the expansion
of off-site infrastructure.

Impacts Discussion

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

The project does not induce population growth directly or indirectly or construct infrastructure
that could induce population growth. No Impact.

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

The project does not involve the displacement of homes or people or necessitate construction of
more housing elsewhere. No Impact.

c. Displace substantial numbers of people, necessitating the construction of replacement housing
elsewhere?

Refer to (b) above. No Impact.

2.14 Public Services

Less Than
I Significant  Less Than
. . Significant o No
Checklist ltems: Would the project Impact Impact  Significant -
With Impact
Mitigation
a. Result in substantial adverse physical impacts

associated with the provision of new or physically
altered governmental facilities, the need for new
or physically altered governmental facilities, the
construction of which could cause significant
environmental impacts, in order to maintain
acceptable service ratios, response times or other
performance objectives for any of the public
services:
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1) Fire Protection? [] L] [] H
2)  Police Protection? ] [] [] B
3)  Schools? [] L] [] |
4) Parks? [] L] [] .
5)  Other Public Facilities? [] ] ] B

Environmental Setting & Impacts Discussion

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

The subject site is located within and currently served by the Suisun Fire protection district and is
within the jurisdiction of the Solano County Sheriff's Department for the unincorporated County.
No schools or parks will be affected. Existing infrastructure provides the property with domestic
drinking water from the City of Fairfield. An on-site septic system would serve the project with no
impacts to municipal sanitation services. No Impact.
1) Fire Protection?

Refer to (a) above. No Impact.
2) Police Protection?

Refer to (a) above. No Impact.
3) Schools?

Refer to (a) above. No Impact.
4) Parks?

Refer to (a) above. No Impact.

5) Other Public Facilities?

Refer to (a) above. No Impact.
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2.15 Recreation Less
Than Less
Significant  Significant Than No
Impact Impact Significant Impact
Checklist Items: Would the project ‘With Impact
Mitigation
a. Would the project increase the use of existing
neighborhood and regional parks or other
recreational facilities such that substantial physical [_] [] [] B

deterioration of the facility would occur or be
accelerated?

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

C. Physically degrade existing recreational resources? [ _| [] [] B

Environmental Setting & Impacts Discussion

The project does not involve or affect recreational facilities or resources.

a. Would the project increase the use of existing neighborhood and regional parks or other
recreational facilities such that substantial physical deterioration of the facility would occur or be
accelerated?

The project does not involve or affect recreational facilities or resources. No Impact.

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

The project does not involve or affect recreational facilities or resources. No Impact.
c. Physically degrade existing recreational resources?

The project does not involve or affect recreational facilities or resources. No Impact.
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2.16 Transportation and Traffic Less
Than Less
Significant  Significant Than No
Impact Impact Significant Impact
Checklist ltems: Would the project With Impact
Mitigation
a. Cause an increase in traffic which is substantial in
relation to the existing traffic load and capacity of the
street system (i.e., result in a substantial increase in (] ] . u

either the number of vehicle trips, the volume to
capacity ratio of roads, or congestion at

intersections)?
b. Exceed, either individually or cumulatively, a level of
service standard established by the county ] u . ]

congestion management agency for designated
roads or highways?

C. Result in a change in air traffic patterns, including
either an increase in traffic levels or a change in [ ] [] [] .
location that results in substantial safety risks?

d. Substantially increase hazards due to a design
feature (e.g., sharp curves or dangerous ] (] ] .

intersections) or incompatible land uses (e.g., farm
equipment)?

e.  Resultin inadequate emergency access? ] [] [] B
f. Result in inadequate parking capacity? ] [] [] .
g. Conflict with adopted policies, plans, or programs

regarding public transit, bicycle or pedestrian facilities ] u u .

or otherwise decrease the performance or safety of
such facilities?

Environmental Setting

The project site is directly accessed via Suisun Valley Road which is oriented in a north-south
direction extending north from Interstate 80, to State Route 121 in Napa County (where it becomes
Wooden Valley Road). Suisun Valley Road is classified as a Collector road in the Solano County
General Plan. In the project vicinity, it is a rural two lane roadway with centerline striping and
unimproved shoulder areas of various widths (no sidewalks or bicycle lanes). Fronting the project site,
it is straight and flat with limited shoulders and a posted speed limit of 55 mph. There are also
horizontal curves located north and south of the site with advisory speeds of 25 mph and 40 mph,
respectively. The Suisun Valley Road/Project Driveway intersection is T-shaped and consists of single
lane approaches with stop sign control for the westbound driveway approach.
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Bicycles

There are currently no striped bicycle lanes or paths on Suisun Valley Road. However, the Solano
Transportation Authority has prepared a comprehensive Countywide Bicycle Transportation Plan that
has proposed 6.9 miles of Class Il bicycle lanes on Suisun Valley Road extending from Mangels
Boulevard to the Napa CountyLine.

Public Transit

There are currently no fixed route services on Suisun Valley Road fronting the project site. A public
bus route providing service between Fairfield and Vallejo Transit Centers is available at Solano
Community College located approximately 1.5 miles south of the project site.

Existing Traffic Volumes

The event barn would primarily be used to host a weekend weddings. Secondary uses may consist of
some weekday events (corporate meetings, etc.). The applicant has furnished a report which
provides focused Transportation Impact Analysis (Appendix 6.2) to assess potential transportation
impacts associated with the proposed project.

Weekend (Saturday) afternoon peak period (1:00-3:00 pm) and Weekday PM peak period (4:00-6:00
pm) traffic counts were collected at the intersection of the project site’s access driveway (existing
Suisun Valley Inn driveway) and Suisun Valley Road. The traffic counts were conducted in the month
of January. In order to address potentially higher volumes occurring during summer months, Caltrans
annual volume data, available for state highways, was evaluated. For State Route 121 near Wooden
Valley Road, which intersects Suisun Valley Road north of the site, the peak month average daily
traffic (ADT) volumes are approximately 22% higher than the average annual daily traffic. Therefore, a
22% increase was applied to the existing traffic counts to conservatively reflect potentially higher
volume summer conditions.

Impacts Discussion

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

Traffic operating conditions are measured by Level of Service (LOS), which applies a letter ranking
to successive levels of roadway and intersection traffic performance. LOS ‘A’ represents
optimum conditions with free-flow travel and no congestion. LOS ‘F’ represents congested
conditions with long delays. When applied to unsignalized intersections with minor street stop
controls, the LOS reflects the delays experienced by the minor street approach. For all-way stop
and signalized controls, the LOS reflects the average overall intersection delay. Intersection LOS
have been determined using the Synchro software suite consistent with the Highway Capacity
Manual (HCM 2010) methodology.

General Plan Transportation Policies

Solano County Road Improvement Standards and Land Development Requirements (adopted
February 2006) establishes the following policy:
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Sec. 1-4 - LEVEL OF SERVICE STANDARD: The goal of Solano County is to maintain a Level
of Service C on all roads and intersections. In addition to meeting the design widths and standards
contained in this document, all projects shall be designed to maintain a Level of Service C,
except where the existing level of service is already below C, the project shall be designed such
that there will be no decrease in the existing level of service. Levels of Service shall be calculated
using the Transportation Research Board’s most recent Highway Capacity Manual.

Based on the policy above, a threshold of LOS C has been established for significant impacts.

The analysis has determined that the project would not impact traffic level of service conditions based
on the Solano County significance thresholds. Driveway operations would remain acceptable
during weekend and weekday events for typical sized and maximum sized events. Existing and
cumulative operations would operate at LOS ‘B’ or better conditions. Less Than Significant
Impact.

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

Cumulative conditions reflect long-term traffic growth anticipated to a future horizon year. The
cumulative conditions for the Traffic Impact Analysis were derived using the Napa-Solano
Regional Travel Demand Model for Year 2040 conditions. Cumulative without project conditions
represent the land use and circulation assumed within the Model excluding development of the
proposed project.

The analysis has determined that the project would not impact traffic level of service conditions based
on the Solano County significance thresholds. Driveway operations would remain acceptable
during weekend and weekday events for typical sized and maximum sized events. Existing and
cumulative operations would operate at LOS ‘B’ or better conditions. Less Than Significant
Impact.

c. Resultin a change in air traffic patterns, including either an increase in traffic levels or a change
in location that results in substantial safety risks?

The project is located outside of the Travis LUCP airspace feature zones which contain height
restrictions. Structures on-site are limited to less than 35 feet in height, and the project is not
anticipated to produce any smoke, fumes, glint, or glare that would impact flight operations. The
project is consistent with the provisions of the Travis Plan. No Impact.

d. Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous
intersections) or incompatible land uses (e.g., farm equipment)?

The proposed facility does not include any features which create dangerous conditions. No
Impact.

e. Result in inadequate emergency access?

The project does not alter the access to the site. The event barn will have emergency access.
No Impact.

f. Resultin inadequate parking capacity?
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The project meets the county’s requirements for off-street parking and loading (per Zoning
Regulations). No Impact.

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

Due to its location in an agricultural area, the project does not conflict with any alternative
transportation plans or policies. No Impact.

2.16 Utilities and Service Systems Less
Than Less
Significant  Significant Than No
Impact Impact Significant Impact
Checklist Items: Would the project ‘With Impact
Mitigation

a. Exceed wastewater treatment requirements of the u u u .

applicable Regional Water Quality Control Board?
b. Require or result in the construction of new water or

wastewater treatment facilities or expansion of u u ] .

existing facilities, the construction of which could
cause significant environmental effects?

C. Require or result in the construction of new
stormwater drainage facilities or expansion of
existing facilities, the construction of which could L] u . L]
cause significant environmental effects?

d. Have sufficient water supplies available to serve the
project from existing entitlements and resources, or [ ] [] B ]
are new or expanded entitlements needed?

e. Result in a determination by the wastewater
treatment provider which serves or may serve the
project that it has adequate capacity to serve the [ ] [] [] .
project's projected demand in addition to the
provider’s existing commitments?

f. Be served by a landfill with sufficient permitted
capacity to accommodate the project’s solid waste [ ] [] [] .
disposal needs?

g. Comply with federal, state, and local statutes and
regulations related to solid waste? L] L L .
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Environmental Setting

The subject site is located within the district boundaries of the San Francisco Regional Quality
Control Board. The project includes a new private onsite septic system to serve the event barn. A
later phase of the project includes construction of a commercial kitchen within the event barn which
will necessitate the installation of a grease interceptor on the septic system. Construction of the
event barn and parking areas require issuance of a grading permit from Solano County Public
Works, in part, to ensure onsite retention of potential stormwater runoff due to increased impervious
surface area. Existing domestic drinking water wells will be utilized to serve the project.

Impacts Discussion

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

The subject site is located within the San Francisco Bay Regional Water Quality Control Board
District. The project will utilize on-site wastewater treatment methods therefore would not exceed
RWQCB requirements. No Impact.

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

The project will utilize an existing onsite domestic water well and new private septic system. No
Impact.

c. Require or result in the construction of new stormwater drainage facilities or expansion of
existing facilities, the construction of which could cause significant environmental effects?

The site contains previously constructed impervious surfaces through residential development. A
new building pad for the event barn along with expanded areas for parking and access will add
to stormwater drainage demands; however, these construction activities will require issuance of
a grading and drainage permit through Solano County Public Works which will condition the
development to retain stormwater onsite. Less Than Significant Impact.

d. Have sufficient water supplies available to serve the project from existing entitlements and
resources, or are new or expanded entitlements needed?

The project will utilize an existing onsite domestic water well. If the onsite water supply well
serves at least 25 individuals daily at least 60 days out of the year it is considered a “Public
Water System” (PWS) under the CA health and Safety Code Section 116275, and requires
additional testing and permitting under the California State Water Resources Control Board,
Division of Drinking Water.

If a permit is not required to operate a Public Water Supply permit from the California State
Water Resources Control Board, Division of Drinking Water, then a permit to operate a State
Small Water System (SSWS) regulated by Solano County will be required to ensure potable
water is provided for the facility. Less Than Significant Impact.
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e. Result in a determination by the wastewater treatment provider which serves or may serve the
project that it has adequate capacity to serve the project’s projected demand in addition to the
provider’s existing commitments?

The project does not utilize an offsite wastewater treatment provider. No Impact.

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

Solano County is served by two landfills which maintain more than a fifteen year capacity for the
county’s solid waste disposal needs. The solid waste generated by the current facility will
increase slightly with the implementation of the proposed project. No Impact.

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

As permitted, onsite solid waste disposal complies with federal, state, and local statutes and
regulations related to solid waste. No Impact.

2.17 Mandatory Findings of Significance Less
Than Less
Significant  Significant Than No
Impact Impact Significant Impact
Checklist Items: Would the project With Impact
Mitigation
a. Does the project have the potential to (1) degrade

the quality of the environment, (2) substantially
reduce the habitat of a fish or wildlife species, (3)
cause a fish or wildlife population to drop below
self-sustaining levels, (4) threaten to eliminate a [ ] [] B []
plant or animal community, (5) reduce the number
or restrict the range of a rare or endangered plant
or animal, or (6) eliminate important examples of
the major periods of California history or prehistory?

b. Does the project have impacts that are individually
limited, but cumulatively considerable?
“Cumulatively considerable” means that the
incremental effects of a project are considerable [ ] L] B L]
when viewed in connection with the effects of past
projects, the effects of other current projects, and
the effects of probable future projects.

C. Does the project have environmental effects which
will cause substantial adverse effects on human [] L] B L]
beings, either directly or indirectly?
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Impacts Discussion

a-c.  No environmental impacts attributable to this proposal have been identified that would have
the potential to degrade the quality of the environment, substantially reduce the habitat of a
fish or wildlife species, cause a fish or wildlife population to drop below self-sustaining levels,
threaten to eliminate a plant or animal community, reduce the number or restrict the range of
an endangered, rare or threatened species, eliminate important examples of the major
periods of California history or prehistory, have impacts that are individually limited, but
cumulatively considerable, or cause substantial adverse effects on human beings. Less
Than Significant Impact.
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3.0 Agency Coordination and Public Involvement
3.1 Consultation and Coordination with Public Agencies

The Initial Study is being circulated for public comment and referred to the State Clearinghouse for
coordinated review by state agencies. (See Section 5.0 Distribution List)

3.2 Public Participation Methods

The Initial Study is also available at the Solano County Department of Resource Management and
online at the Department’s Planning Services Division website at:

http://www.solanocounty.com/depts/rm/documents/eir/default.asp

Interested parties may contact the planner assigned to this project at the contact points provided
below:

Eric Wilberg
Planner Associate

Solano County Department of Resource Management
Planning Services Division

675 Texas Street

Fairfield, CA 94533

PHONE: (707) 784-6765

FAX: (707) 784-4805
EMAIL: ejwilberg@solanocounty.com
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4.0 List of Preparers
Solano County Department of Resource Management

This Initial Study was prepared by the Solano County Department of Resource Management.

5.0 Distribution List

Federal Agencies

State Agencies

California State Water Resources Control Board, Division of Drinking Water
Regional Agencies

Bay Area Air Quality Management District
San Francisco Regional Water Quality Board

Local Agencies

Cordelia Fire District

Solano County Building & Safety Division
Solano County Environmental Health Division

Solano County Public Works Engineering Division
Solano Irrigation District

6.0 Appendices
6.1 Monroe Ranch Use Permit Application and Part I, Initial Study

6.2 Traffic Impact Analysis
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DEPARTMENT OF RESOURCE MANAGEMENT
PLANNING SERVICES APPLICATION FORM
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(707) 784-6765 Phone
(707) 784-4805 Fax

675 Texas Street Suite 5500, Fairfield, CA 94533

www.solanocounty.com

X] New

[ ] Administrative Permit (AD)

[ ] Architectural Review (AR)

[ ] General Plan Amendment (G)

[ ] Major Subdivision (S)

[ ] Marsh Development Permit (MD)
|:| Minor Subdivision (MS)

Application Type: |:| Extension (maps) |:| Minor Revision
[ ] Minor Use Permit (MU)

[ ] Mobilehome Storage Permit (MH)

[ ] Mutual Agreement (MA)

|:| Performance Standards (PS)

[ ] Policy Plan Overlay (PP)

|:| Rezone (2)

FOR OFFICE USE ONLY

[ ] Map Modification

[ ] Sign Permit (SGN)

X Use Permit (U)

[ ] variance (V)

|:| Waiver (WA)

|:| Zone Text Amendment (ZT)

Application No: MR# Hrg: AD ZA PC BOS Date Filed: Pinr:
Project Name: MONROE RANCH Barn/Event Center

Subject Site Information

Site Address: 4400 Suisun Valley Road City: Fairfield State: CA Zip: 94534

Assessor’s Parcel Number (s): 0027-020-020 and 0027-020-030

Size (sq. ft/acre): 26.02 acres and 1.322 acres

Preferred Property Access by Staff: [X] OK to access [_] Call applicant before access [X] Call owner before access

Contact Information

Property Owner Name: Gary & Ying Bacon
Contact Name: Gary Bacon Phone: (203) 550-9349
Mailing Address: 4400 Suisun Valley Road City: Fairfield
Architect/Engineer/Land Surveyor Company Name: PDF Designs, Inc.
Contact Name: Paul D. Friend Phone: (707) 864-6986
Mailing Address: 4171 Suisun Valley Road City: Fairfield
Applicant/Company Name: MONROE RANCH, LLC
Contact Name: Gary Bacon Phone: (707) 864-3153
Mailing Address: 4400 Suisun Valley Road City: Fairfield
Other Contacts: Foulk Civil Engineering
Name: Brad D. Foulk Phone: (707) 864-0784

Mailing Address: 4777 Mangels Boulevard City: Fairfield

Email: Gary@MonroeRanch.com
State: CA Zip: 94534
Email: Paul@PDFDesigns.com
State: CA Zip: 94534
Email: Gary@MonroeRanch.com
State: CA Zip: 94534
Email: Brad@FoulkCE.com

State: CA Zip: 94534
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1 Project Narrative

Describe the type of development, proposed uses/business, phases, changes or alterations to the property or building
and intent or purpose of your proposal clearly. Attach additional sheets as necessary.

The Suisun Valley Inn at Monroe Ranch is a 5-room Bed and Breakfast Inn operating under Administrative Permit No.
AD-17-01 issued by The Planning Services Division on March 30, 2017. The Inn caters primarily to groups of friends or
families who visit wine country for 2-4 days, usually on weekends. We are developing some corporate retreat business
during the week and have begun serving individual travelers for last minute reservations as available. We do not serve
food, however, groups who rent the entire Inn are welcome to use our chef’s kitchen or hire a local private chef to cook.

The south wing of the house contains two bedrooms and two bathrooms which currently serves as the owner’s
residence and office. There are six additional bedrooms in the house, but one does not have a private bath and currently
is used for storage. We recently upgraded one of the guestrooms with private bathroom to be ADA compliant. This
Phase 1 of the project is complete.

Phase 2 will address fire department accessibility to the property as well as the potential need to upgrade the area
where our driveway meets Suisun Valley Road. We understand there may be a requirement to widen our driveway to
20 feet to meet fire department requirements and change our entranceway to meet transportation department
requirements. This work may also require removal or transplanting 29 large magnolia trees that line the southern side
of the existing driveway, and the possible relocation of one or two primary power poles on Suisun Valley Road by PG&E.
A possible alternative to this work is to reopen the driveway on the south side of the property (4370 Suisun Valley Road)
eliminating the need to move the trees and widen it to 20 feet. As there is substantial engineering cost to either of
these solutions, we would like to get the Use Permit with a Resort designation conditionally approved, subject to
satisfactorily completing this portion of the work.

Phase 3 is the construction of a barn/event center to host weddings, corporate meetings and charitable events. The
barn would have a footprint of 4000 square feet and be located south of the main house on land which has been
withdrawn from The Williamson Act for this purpose. The Notice of Non-renewal was filed February 27, 2017. |Initially
we would rely on outside catering for food service, however, we expect to add a commercial kitchen in the barn at a
future date which would be Phase 4.

This project meets objectives set out in the County’s Suisun Valley Strategic Plan, will draw and accommodate tourists
within the valley, and generate additional income for other Suisun Valley businesses. Our isolated location, set back 1/3
mile from the main road, provides privacy for our guests and insures our neighbors are not disturbed.

2 General Plan, Zoning and Utilities:

General Plan, Zoning or Williamson Act Contract information is available at our offices or can be obtained by visiting
www.solanocounty.com. Click on the “Interactive Map” icon, then search by address or assessor parcel number.

Current General Plan Designation: A-SV20 Current Zoning: A-SV-20

Proposed General Plan Designation: Proposed Zoning: Resort

Current Water Provider: Private well Current Sewage Disposal: Private septic
Proposed Water Provider: No proposed changes Proposed Sewage Disposal: New private septic

For assistance or application appointment contact us at (707) 784-6765
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3 Williamson Act Contract

A. Is any portion of the property under Williamson Act Contract? X Yes [ ]No

If yes, Land Conservation Contract No. 1109  Click here or see pages 14-19 for Part 1.
Click here or see page 20 for Part 2.

If yes, has a Notice of Non-Renewal been filed? X Yes [ ]No
If yes, please provide a copy. Click here or see pages 21-23.

B. Are there any agricultural conservation, open space or similar easements affecting the use of the project site?
(such easements do not include Williamson Act contracts)

[ ]Yes |X| No if yes, please list and provide a copy.

4 Additional Background Information

A. Does the proposal propose the demolition or alteration of any existing structures on the subject site?
[ ]Yes |X| No If yes, please describe in the project narrative.

B. List any permits that are required from Solano County and/or other local, state, federal agencies (i.e. building
permit, Department of Fish and Game permits, etc.)

Land Use Permit, Building Permit, Engineered Septic Permit

C. List any known previously approved projects located on the property (i.e. Use Permit, Parcel Maps, etc). Identify
the project name, type of project and date of approval.

Building Permits, Septic Permit, Well Permit for existing residences 2002-2004
Administrative Permit for Suisun Valley Inn 2017, 2018 Housing Permit for Suisun Valley Inn 2017, 2018

D. List any known professionally prepared reports for the project (i.e. biological survey, traffic study, geologic,
hazardous materials, etc.)

Topographical Survey October 2016 Foulk Civil Engineering. Click here or see page 24.

E. Does the project involve Housing and Urban Development (HUD) federal funding? |:| Yes & No
Is HUD funding anticipated? [ |Yes [X]No

If yes, indicate the type of funding (i.e. CDBG grant, HOME, Investment Partnership Program, etc), funding
amount, whether awarded or application pending and fiscal year of award or application request.

For assistance or application appointment contact us at (707) 784-6765
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H. Is this part of a larger project? If yes, please explain. [ ] Yes X] No

5 Existing Conditions

Describe in general the project site and surrounding properties as they presently exist; including but not limited to,
information on existing land uses, unique physical and topographic features, soil stability, plants and animals, cultural,
historical, or scenic aspects, and any other information which would assist the Department in understanding the
project's environmental setting. Clear, representative color photographs may be submitted to show the project area.
Draw in property boundaries on the photographs.

A. Projectsite:

The proposed site of the barn is an open field about an acre in size located 250 feet south of the Inn. This site is set
back 1/3 mile from Suisun Valley Road making it very private. The closest house, other than our own is Villa De
Madre, a half mile south. The Suisun Creek winds through our property just east of the barn site. The creek is
covered with a canopy of trees, principally oak and walnut. No trees will need to be removed to make way for the
barn. The woods are a habitat for several small mammals including squirrels, rabbits, skunks and an occasional
coyote. Many species of birds live in the woods. The land where the barn will sit is flat and has never been in
agricultural production. Our vineyard begins about 40 feet west of the barn, adding to the picturesque setting of the
structure.

In the late 1800’s Monroe Ranch, together with The Hatch Ranch to the north was the site of a large Chinese

settlement know as ‘Big Camp’. As many as 1,000 Chinese agricultural workers lived and worked here tending the
fruit orchards in Suisun Valley. Researching and preserving the Chinese history of the land is important to us.

For assistance or application appointment contact us at (707) 784-6765



ATTACHMENT D

B. Surrounding properties:

Monroe Ranch, outlined in red, is surrounded on all sides by farmland. In this photograph, Willis Johnson’s Villa de
Mar is in the lower right and Larry’s Produce is in the upper left. Only one of the five parcels that are contiguous to
our own has a house on it but no one lives there and it has recently been boarded up. In addition to our own home,
we have a 1350 square foot caretaker’s home on our property which is rented on an annual basis.

C. Existing use of land:
The site of the barn is vacant land that has never been cultivated. Our ranch includes approximately five acres of
wine grapes, eighteen acres of seasonal vegetables, two acres of forest along Suisun Creek, an acre of landscaping
around the two homes, and an acre of land reserved for the barn.

D. Describe number and type of existing structures:

Type/Number Square Feet
Residential Main House 1/Caretaker’s House 1 3980 sq ft/1350 sq ft
Agricultural
Commercial
Industrial
Other Well pump house 1 150 sq ft

E. Describe existing vegetation on site, including number and type of existing trees.
The site of the barn has no vegetation other than weeds and grass. There are no trees.
F. If in agricultural use, describe type of use or crop (cattle, sheep, hay, vegetables, fruit, etc).
Roughly 90% of our land is in agricultural use, principally seasonal vegetables, wine grapes & forest.

For assistance or application appointment contact us at (707) 784-6765
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Slope of property:
Flat or sloping (0 - 6% slope) all 27 acres
Rolling (7 - 15% slope) acres
Hilly (16 - 24% slope) acres
Steep (> 24% slope) acres

Describe existing drainage conditions on site. Indicate direction of surface flows, adjacent parcels affected.
Surface drains southeast to Suisun Creek. No changes anticipated.

Describe land uses on adjacent parcels (specify types of crops if agricultural).

North Wheat or similar crop South Grape Vines

East Grape Vines West Grape Vines

Distance to nearest residence(s) or other adjacent use(s): %2 mile to nearest neighbor, other than self.

Describe and indicate location of any power lines, water mains, pipelines or other transmission lines which are
located on or adjacent to the property.

Power lines run along Suisun Valley Road and down our driveway. SID water lines are located in the southwest
corner of our property. Both are far away from the project site.

Describe number and location of natural creeks or water courses through or adjacent to the property. Specify
names (if any). Indicate whether ephemeral (brief flows following rains), intermittent (seasonal flows during wet

season), or perennial (year-round flows).

Suisun Creek is perennial although it oftentimes dries up in summer. Wilson Creek is shown on parcel maps as
cutting through our property well west of the proposed site, but it is ephemeral.

. Describe number and location of man-made drainage channels through or adjacent to the property.
Drainage canals are located on both sides of Suisun Valley Road.

Identify and describe any on-site or adjacent marshes, wetlands, vernal pools, wet meadows, riparian (i.e.
dependant on water bodies) vegetation, etc.:

Suisun Creek runs north to south and is bordered by large oak and walnut trees.

Are there any unique, sensitive, rare, threatened, or endangered animals, plants, or habitats on the project site
or located in close proximity which may be affected by the project?

Yes No X Don't Know If yes, please list:

Describe existing vehicle access(s) to property:
There is a paved driveway, 12 feet in width with one 18-foot wide turnout which runs along the north

border of the property for about 1700 feet from Suisun Valley Road to the residences and project site. The
driveway is lined on both sides with 58 Southern Magnolia trees, planted 10 years ago.

For assistance or application appointment contact us at (707) 784-6765
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List and describe the nature and location of all existing easements serving or affecting the property, including
access, utility, and other public or private easements (see deed or recent preliminary title report).

Click here for Preliminary Title Report of 1/7/2016 or see pages 25-31. No easements near the site of the barn.

. List and describe any freestanding and attached signage on the property. Describe the dimensions, area and

height. Include the location on the site plan.
Temporary sign at entrance to property at Suisun Valley Road measures 31”X48” and stands 7 feet high. Sign
shows Suisun Valley Inn, street address and Monroe Ranch, Member of Suisun Valley Vintners & Growers

Association. Temporary sign faces south only. Permanent sign will be larger and face both directions.

Proposed Changes to the Site

Topography and grading (attach copy of grading plan showing existing and proposed topography and drainage
patterns.)

i. Percent of site previously graded: .01%.
ii. Project area (area to be graded or otherwise disturbed): 1/2 acre.
iii. Estimate amount of soil to be moved (cut and/or fill):
Less than 50 cubic yds3 X More than 50 cubicyds® __ More than 1000 cubic yds®
iv. Estimate amount of soil to be:

Imported _ 500 yd® Exported yd® Used on site 500 yd3.

Number, size and type of trees, and type and quantity of vegetation to be removed. ( size of trees = diameter at
4ft. above grade)

Phase 2 may require the removal or relocation of 29 4” Magnolia trees on the south side of the driveway.
Additional phases do not require trees or vegetation to be removed.

Number, type and use of existing structures to be removed, and removal schedule:

No existing structures will be removed.

Describe proposed fencing and/or visual screening (landscaping):

No fencing is anticipated. Visual screening to hide storage container and water tanks. Landscape plan pending.
Proposed access to project site (road name, driveway location, etc.):

Paved driveway along north border of property from Suisun Valley Road or gravel driveway along south border
of the property from Suisun Valley Road.

Proposed source and method of water supply:

Existing private well to supply new water tanks large enough to handle fire flow of barn. Probably 10,000
gallons.

Proposed method of sewage disposal (specify agency if public sewer):

For assistance or application appointment contact us at (707) 784-6765
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H. Provisions for solid/hazardous waste disposal (specify company or agency if applicable):
Solano Garbage/Republic Services

I. List hazardous materials or wastes handled on-site:
None

). Duration of construction and/or anticipated phasing:
Phase 2, 10-15 months. Phase 3, 6-9 months. Phase 4, 4 months.

K. Will the proposed use be affected by or sensitive to existing noise in the vicinity? If so, describe source
(e.g. freeway, industrial) and distance to noise source.

No

/ Proposed Site Utilization

A. RESIDENTIAL PROJECTS

1. Number of structures: Single Family: Multi-family: Accessory:
If multi-family, number of units: Maximum height:
2. Signage: Freestanding: Dimension(s): Area: (sq.ft)
Attached/Wall: Dimensions(s): Area: (sq.ft)

B. NON-RESIDENTIAL PROJECTS (Commercial, Industrial, Agricultural, Other)

1. Lot coverage:

Building coverage: 4000 (sqg.ft)  Surfaced area: 6200 (sq.ft)
Landscaped or open space: 9000 (sq.ft)

2. Total floor area: 4000 (sq.ft)

3. Number of stories: one Maximum height: <30 (ft.)

4. Proposed hours of operation:

Days: Mostly weekends and holidays. Limited use on weekdays.

From: 9:00 a.m. to 11:00 p.m

Year round: |E Yes |:| No Months of operation: from January through December.

For assistance or application appointment contact us at (707) 784-6765
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Proposed construction schedule:

Daily construction schedule: from 7:00 a.m. to 4:00 p.m.

Days of construction: Monday-Friday

Will this project be constructed in phases? Describe:

Yes. We expect to complete construction of Phase 2 (driveway) 10-15 months after approval of the plans.
Phase 3 (barn) will follow and is expected to take 6-9 months & Phase 4 (kitchen) will not begin for two
years after completion of phase 3 and should take 4 months.

Maximum number of people using facilities:

At any one time: Usually up to 132. Larger events 3-4 times a year. Throughout day: 150

Total number of employees: None initially, but we will add employees as demand increases.

Expected maximum number of employees on site: 5

During a shift: 5 During day: 5

Number of parking spaces proposed: 61 on site. Written agreement with Solano College for up to 100
additional spaces as needed. Click here or see page 32.

Maximum number of vehicles expected to arrive at site:

At any one time: 61 day: 68

Radius of service area: unknown

Type of loading/unloading facilities:
None.
Type of exterior lighting proposed:

Exterior lighting will be directed towards the building and along walkways and patio areas. Landscape
plan will detail exterior lighting.

Describe all anticipated noise-generating operations, vehicles or equipment on-site.
Music during events until 11:00 PM
Describe all proposed uses which may emit odors detectable on or off-site.
BBQ. No offensive odors anticipated.
Describe all proposed freestanding and wall signage. Include the dimensions, area and height.

Sign at entrance to property on Suisun Valley Road will be 48”X96” and 8’ in height. Sign will face both
north and south.

For assistance or application appointment contact us at (707) 784-6765


http://www.wdrutest6.com/resources/Barn-Project/SolanoCollegeParkingAgreement.pdf
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8 Environmental Checklist

Indicate the following items applicable to the project or its effects. Discuss in Section 9 all items
checked "Yes" or "Maybe". Attach additional sheets as necessary.

YES MAYBE NO

A. Change in existing natural features including any bays, u u IXI
tidelands, lakes, streams, beaches, natural landforms or
vegetation.

B. Change in scenic views or vistas from existing residential
areas, public lands or roads.

C. Change in scale, pattern or character of general area of
project.

D. Increased amounts of solid waste or litter.
E. Dust, ash, smoke, fumes or odors on site or in vicinity.
F. Change in ground water quality or quantity.

G. Alteration of existing drainage patterns, or change in surface
water quantity or quality.

H. Change in existing noise or vibration levels.

I. Construction on filled land or construction or grading on
slopes of 25% or more.

O bbb oo O O
O XO Ood o
X OX XXIO K K

J. Storage, use or disposal of materials potentially hazardous to
man or wildlife, including gasoline and diesel fuel. (See
Environmental Health Division for assistance or information).

K. Increase in demand for public services (police, fire, water,
sewer, etc.)

L. Increase in fossil fuel consumption (electricity, natural gas,
oil, etc.).

X o g

M. Change in use of or access to an existing recreational area or
navigable stream.

N. Change in traffic or vehicular noise on road system in
immediate vicinity.

0. Increased hazards for vehicles, bicycles or pedestrians.

P. Removal of agricultural or grazing lands from production.

oo o o o o
XXX X 0O X X

Ooogd O

Q. Relocation of people.

For assistance or application appointment contact us at (707) 784-6765
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9 Additional Information by Applicant

In order to make this application COMPLETE, please submit any additional data, information or special study reports
that may be necessary to determine whether the project may have significant effect on the environment or to
evaluate any adverse impacts, and to determine how they may be mitigated. Add additional pages as necessary.

Environmental Checklist Explanations

D. Events will no doubt create additional solid waste or litter. We will arrange with the local garbage company for a
dumpster of adequate size to handle the anticipated waste.

H. Events will also usually have music. Although we are in a remote area and the nearest home is half a mile away, we
are knowledgeable of the Solano County Noise Ordinance and will require event organizers to comply with the
ordinance.

L. The barn will also use power. We may consider a solar array in the future if it is economically feasible.
Frequency of Events

Demand for a rustic site to hold events as we propose is strong. The number of events we arrange each year must be
sufficient enough to justify the investment we contemplate. We estimate that ninety percent of the events will be
held on weekends and since we require customers to rent the entire Inn for a 2-night minimum in order to hold an
event, only one event can be held each weekend. Under these circumstances, the maximum number of events per
year would be 52. However, the wedding business is also seasonal with little happening in winter. Regardless of the
number of events, the fact that most will be held on weekends insures there would be no disruption in commuter or
school traffic which takes place during the week along Suisun Valley Road.

We do expect to develop some corporate meeting business during the week, however, business retreats of this nature
generally have 6-8 attendees, are generally held in the common space of the Inn and do not add significant traffic.

Mid-week use of the barn for larger groups may only be 4-6 times per year.

Click here for PDF Designs Site Development Plans, Floorplans and Elevation Plans for Monroe Ranch Barn Project or
see pages 33-35.

Click here for Assessor’s Parcel Map or see page 36.

Page 11

For assistance or application appointment contact us at (707) 784-6765


http://www.wdrutest6.com/resources/Barn-Project/Monroe-Ranch---Use-Pemit-6-6-18.pdf
http://www.wdrutest6.com/resources/Barn-Project/Assessor's-Parcel-Map.pdf
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10 Information Verification - Signed by Owner and Applicant

Owner and Applicant must sign below certifying that all information is to the best of his/her knowledge true and
correct.

If the applicant is not the owner of record of all property included in this application, the signature given below is
certification that the owners of record have knowledge of and consent to the filing of this application and supporting
information. Additionally, the undersigned does hereby authorize representatives of the County to enter upon the
above mentioned property for inspection purposes. This certification acknowledges that if the project exceeds
double that of the application fee, applicants are subject to the hourly billing rate of staff time. You will be notified
if the project is approaching this threshold.

| hereby certify that the statements furnished above and in the attached exhibits present the data and information
required for this initial evaluation to the best of my ability, and that the facts, statements, and information presented

are true and correct to the best of my knowledge and belief.

Owner signature: Date:

PRINTED NAME: Gary D. Bacon

Applicant signature: Date:

PRINTED NAME: Gary D. Bacon, Partner, Monroe Ranch, LLC

For Office Use Only

Planning Permit Fee(s) Environmental Review Fees
S Initial Study S
S Archaeological Study (Sonoma State NWIC) $
S Negative Declaration S
S CA Fish and Games (ND or EIR) S
Initiate EIR S
Mitigation Monitoring Plan S

Total Fees Paid $ Cash[] Check[] Charge/Debit[] Receipt No.: DATE:
Staff verify: Zoning: GP Land Use & Consistency:
Comments: Staff/Date:

T:\PLANNING\Planning Templates\Front Counter Application and Instruction Forms\COUNTER FORMS - (O-R-I-G-I-N-A-L-S)\Land Use Permit\Permit Application & Instructions\Land Use Permit -
Application.doc(November 22, 2013)

Page 12

For assistance or application appointment contact us at (707) 784-6765
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ATTACHMENT D

1. Introduction / Executive Summary

This report provides a focused Transportation Impact Analysis to assess potential transportation
impacts associated with the proposed Monroe Ranch (Suisun Valley Inn) Event Building (also termed
Event Barn) on Suisun Valley Road in Solano County, California. The “project” refers to the proposed
event barn (and associated parking supply), which has the primary purpose of hosting weddings, to
be constructed on the Monroe Ranch property as an adjunct facility to the existing Suisun Valley Inn.
The project site is located at 4400 Suisun Valley Road on the east side of the road approximately one
mile north of Rockville Road. (The site location is shown in Figure 1.) Consistent with CEQA
guidelines, the following traffic scenarios have been evaluated as part of the traffic operations
analysis.

Existing and Existing Plus Projectconditions
Cumulative and Cumulative Plus Projectconditions
Vehicle Access / Turn Lane Assessments at the Project driveway intersection.

[

Existing conditions describes the existing transportation facilities serving the project site, and the
traffic operations which currently exist for those facilities.

Cumulative conditions reflect long-term traffic growth anticipated to a future horizon year. The
cumulative conditions were derived using the Napa-Solano Regional Travel Demand Model for Year
2040 conditions. Cumulative without project conditions represent the land use and circulation
assumed within the Model excluding development of the proposed project.

The “Plus Project” conditions assess the potential traffic impacts associated with the proposed project
in comparison to conditions without the project.

The analysis has determined that the project would not impact traffic level of service conditions based on
the Solano County significance thresholds. Driveway operations would remain acceptable during
weekend and weekday events for typical sized and maximum sized events. Existing and cumulative
operations would operate at LOS ‘B’ or better conditions.

Turning volumes at the project driveway under “plus project” conditions were compared to industry-
standard volume thresholds regarding installation of left-turn or right-turn lanes on Suisun Valley Road
for entering vehicles. The project volumes would not warrant a separate left-turn lane under existing or
cumulative conditions. The project volumes also would not warrant a separate full right-turn lane, but
would be at or near the lower threshold level for a right-turn taper / turn apron (wider paved turning
radius) at the driveway entrance for right-turn vehicles turning into the driveway.

GHD | Proposed Monroe Ranch Event Building in Solano County | R2616 TIA001.DOC | 11188649 | Page 1
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2. Existing Conditions

The Existing Conditions analysis establishes the baseline traffic conditions by quantifying current
operations at the study locations.

Transportation System

Roadways
The primary roadway serving the project site is Suisun Valley Road:

Suisun Valley Road is oriented in a north-south direction extending north from Interstate 80, to State
Route 121 in Napa County (where it becomes Wooden Valley Road). Suisun Valley Road is classified
as a Collector road in the Solano County General Plan.(") In the project vicinity, it is a rural two lane
roadway with centerline striping and unimproved shoulder areas of various widths (no sidewalks or
bicycle lanes). Fronting the project site it is straight and flat with limited shoulders and a posted speed
limit of 55 mph. There are also horizontal curves located north and south of the site with advisory
speeds of 25 mph and 40 mph, respectively. The Suisun Valley Road/Project Driveway intersection is
T-shaped and consists of single lane approaches with stop sign control for the westbound driveway
approach.

Bicycles

There are currently no striped bicycle lanes or paths on Suisun Valley Road. However, the Solano
Transportation Authority has prepared a comprehensive Countywide Bicycle Transportation Plan that
has proposed 6.9 miles of Class Il bicycle lanes on Suisun Valley Road extending from Mangels
Boulevard to the Napa CountyLine.

Public Transit

There are currently no fixed route services on Suisun Valley Road fronting the project site. A public
bus route providing service between Fairfield and Vallejo Transit Centers is available at Solano
Community College located approximately 1.5 miles south of the project site.

Existing Traffic Volumes

The event barn would primarily be used to host a weekend wedding. Secondary uses may consist of
some weekday events (corporate meetings, etc.). Therefore, Weekend (Saturday) afternoon peak
period (1:00-3:00 pm) and Weekday PM peak period (4:00-6:00 pm) traffic counts were collected at
the intersection of the project site’s access driveway (existing Suisun Valley Inn driveway) and Suisun
Valley Road.® The traffic counts were conducted in the month of January. In order to address
potentially higher volumes occurring during summer months, Caltrans annual volume data, available
for state highways, was evaluated.® For State Route 121 near Wooden Valley Road, which
intersects Suisun Valley Road north of the site, the peak month average daily traffic (ADT) volumes
are approximately 22% higher than the average annual daily traffic. Therefore, a 22% increase was
applied to the existing traffic counts to conservatively reflect potentially higher volume summer
conditions. The existing volumes are shown in Figure 2 on page 10.

GHD | Proposed Monroe Ranch Event Building in Solano County | R2616TIA001.DOC | 11188649 | Page 3
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3. Technical Analysis Parameters and LOS Methodologies

Traffic operating conditions are measured by Level of Service (LOS), which applies a letter ranking to
successive levels of roadway and intersection traffic performance. LOS ‘A’ represents optimum
conditions with free-flow travel and no congestion. LOS ‘F’ represents congested conditions with long
delays. When applied to unsignalized intersections with minor street stop controls, the LOS reflects
the delays experienced by the minor street approach. For all-way stop and signalized controls, the
LOS reflects the average overall intersection delay. Intersection LOS have been determined using the
Synchro software suite consistent with the Highway Capacity Manual (HCM 2010) methodology.®
(LOS calculations are provided in the Appendices.)

Analysis LOS Policies

General Plan Transportation Policies

Solano County Road Improvement Standards and Land Development Requirements (adopted
February 2006) establishes the following policy:

Sec. 1-4 - LEVEL OF SERVICE STANDARD: The goal of Solano County is to maintain a
Level of Service C on all roads and intersections. In addition to meeting the design widths and
standards contained in this document, all projects shall be designed to maintain a Level of
Service C, except where the existing level of service is already below C, the project shall be
designed such that there will be no decrease in the existing level of service. Levels of Service
shall be calculated using the Transportation Research Board’s most recent Highway Capacity
Manual.

Based on the policy above, a threshold of LOS C has been established for significant impacts.

4. Existing Traffic Operations

Existing Intersection Operations

Existing weekday PM and weekend Afternoon peak hour intersection traffic operations were
evaluated utilizing the existing traffic volumes and existing intersection lane geometrics and controls.
The Suisun Valley Road/Monroe Ranch Driveway intersection operates at acceptable LOS during
weekday and weekend peak hours. The intersection operates at LOS ‘B’ or better (with 10.5 seconds
of delay or less) for the stopped westbound driveway approach. Existing turn volumes at the driveway
are low and reflect trips generated by the Suisun Valley Inn. The existing levels of service are shown in
Table 1.

GHD | Proposed Monroe Ranch Event Building in Solano County | R2616 TIA001.DOC | 11188649 | Page 4
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TABLE 1
EXISTING PEAK HOUR INTERSECTION OPERATIONS
LEVEL OF SERVICE (LOS) AND SECONDS OF DELAY

Weekday PM Peak Hour SEUTEY AT
Peak Hour

Intersection Existing Existing
LOS Delay LOS Delay

Suisun Valley Rd. / Monroe Ranch Driveway
Unsignalized (minor street stop) B 10.5” A 0.0”

Based on Highway Capacity Manual (HCM) Operations methodology for stop-sign controlled (unsignalized)
intersections using Synchro-Simtraffic software. Intersection calculation yields an LOS and vehicle delay in seconds.

5. Project Description

The proposed project would consist of construction of an Event Building (also termed Event Barn) with
the primary purpose of hosting weddings, typically on weekends. There would also be less frequent
events (such as corporate meetings, rehearsal dinners, or charitable events) occurring on some
weekdays.

The overall site development consists of four phases. Phase 1is completed and consisted of upgrading
some rooms at the existing Inn. Phase 2 will consist of potential driveway improvements, if required, to
accommodate visitors and emergency vehicle access. This may include widening the existing driveway
and/or utilizing an alternative driveway on the south side of the property. Phase 3 is the construction of
the approximately 4,000 square feet Event Building (the project this report is evaluating). The current
design includes providing a supply of 61 onsite parking spaces to serve the property. Phase 4 consists
of adding a commercial kitchen to the event building (food will be catered from offsite until the kitchen is
constructed).

Information regarding the project was provided by the project applicant and derived from the Use Permit
application for the project. The trip generation components of the project would consist of the events
held at the Event Barn outlined as follows:

7 Weddings (Weekend Trip Generation):

The primary purpose of the event barn is to host weddings. The use of the building for such
events will require renting out the entire Suisun Valley Inn for the weekend. Therefore, only one
wedding would occur per rented weekend. The weddings will typically be held on a Saturday,
usually beginning in the afternoon or early evening.

7 Other Events (Weekday Trip Generation):

Alesser component of the event barn use would consist of weekday events, such as corporate
meetings orrehearsal dinners the evening before a wedding. As noted, events held in the Barn
would require renting the entire Suisun Valley Inn. Some (or all) of the attendees will be guests
staying at the Inn, who would not generate additional vehicle trips for these events. There are
also several charitable events annually when the Inn and Barn are open to visitors not staying at
the Inn.

GHD | Proposed Monroe Ranch Event Building in Solano County | R2616TIA001.DOC | 11188649 | Page 5
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6. Project Trip Generation

Vehicle trips were calculated for the weddings and the weekday events. The vehicle trips were
calculated for “peak period” conditions, corresponding with the peak trip generation before and after
the events (typically weekend afternoons for weddings and weekday evening commute periods for the
weekday events).

To generate vehicle trips, automobile occupancy rates used by Napa County were utilized to calculate
the guest trips.® Additional vehicle trips generated by temporary staff (catering, entertainment, etc.)
were also included using a conservative ratio of one staff person per fifteen guests. (This would
reflect an event with full service. Events with buffet service would require fewer staff, and therefore,
generate fewer trips than calculated.)

Most of the weddings are expected to have 150 or fewer attendees. Only several weddings per year
would be expected to have up to 250 people attending. Vehicle trips were calculated for 150- person
and 250-person events. The calculated trips are shown in Table 2.

The most frequent weddings, consisting of up to 150 attendees, are calculated to generate up to 122
trips (61 in prior to the event, and 61 out after the event). The largest weddings with 250 attendees
would generate up to 200 total trips (100 in, 100 out). However, offsite parking would be utilized for
events exceeding 150 persons. The applicant has a written agreement with Solano Community
College to provide up to 100 parking spaces. The college is located approximately 1.5 miles south of
the site on Suisun Valley Road. Wedding attendees parked at the college would utilize shuttle buses
arranged by the Suisun Valley Inn. As a result, vehicle trips at the project driveway would be lower,
with approximately 158 trips (79 in, 79 out).

It is anticipated that attendance for most weekday events would be less than 50 people. A weekday
event with 50 attendees is calculated to generate 42 trips (21 in, 21 out), assuming all trips arrive and
depart from offsite. Maximum attendance would be limited by the proposed onsite parking supply of
61 parking spaces, resulting in a maximum of 122 trips (61 in, 61 out). Though infrequent, traffic
operations were evaluated assuming 61 vehicles which would reflect a maximum sized event.

It is noted that these events are of sufficient duration that the inbound and outbound trips occur in
separate hours, thus the number of trips on the street network at one time is half of the total volume.
Similarly, only half of the trips are likely to be generated during a peak commute period of the day.
For example, a wedding starting during the afternoon commute peak time of day would generate
inbound trips during the commute peak period, but the outbound trips would occur later, when
background traffic volumes are lower.
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TABLE 2
TRIP GENERATION
FOR PROPOSED EVENT BUILDING

WEDDINGS (WEEKEND TRIP GENERATION)

Typical Wedding Attendance:
Guests: up to 150 guests / 2.8 guests per vehicle x 2 one-way trips = 108 trips
Staff: 10 staff / 1.5 staff per vehicle x 20-w trips = 14 trips
Total Trips (150 guests): = 122trips
(61 in before event, 61 out after event)

Maximum Wedding Attendance*:

Guests: up to 250 guests / 2.8 guests per vehicle x 2 one-way trips = 178 trips
Staff: 17 staff / 1.5 staff per vehicle x 20-w trips = 22trips
Total Trips (250 guests): = 200 trips total (100 in before, 100 outafter)

*Offsite parking provided for events exceeding 150 guests at Solano Community College with
shuttle bus service to/from project site. Trips at project driveway result as follows:

Trips in/out of Suisun Valley Inn driveway:

Staff: 17 staff / 1.5 staff per vehicle (11 vehicles) x 2 o-w trips = 22 trips
Guests: Parking for 50 vehicles onsite (140 guests): = 100 trips
Guests: Shuttle buses (110 guests / 12 per bus = 9 buses x 4 o.w. trips) = 36 trips

= 158 trips at driveway
(70in, 9 out before; 9in, 70 out after)
WEEKDAY TRIP GENERATION

Typical Attendance:

Guests: approx. 50 guests / 2.6 visitors per vehicle x 2 o-w trips = 38 trips

Staff: 2 staff / 1.5 staff per vehicle x 20-w trips =__ 4trips

Total Trips (50 guests): =42 trips (21 in before, 21 outafter)
Maximum Attendance (based on parking supply of 61 spaces):

Guests: up to 150 guests / 2.6 visitors per vehicle x 2 o-w trips = 116 trips

Staff: 4 staff / 1.5 staff per vehicle x 20-w trips =__ 6 trips

Total Trips: =122 trips (61 in before, 61 outafter)

Trip Distribution

The directional distribution of vehicle trips for the proposed project has been based on existing traffic
flow patterns and geographical location of the project site. Most of the trips would be to/from south of
the project site. The existing traffic counts at the project driveway found 100% of the trips were
to/from the south. To further substantiate the trip distribution, traffic counts were conducted at two
church properties on Suisun Valley Road just south of the project site. The counts identified 90% of
trips to/from the south and 10% to/from the north. In order to provide a conservative evaluation of the
potential southbound left-turn volumes at the project driveway for the traffic operations analysis, the
project trips were distributed with 85% to/from the south and 15% to/from the north. The maximum
weekday and weekend project trips are shown in Figure 2.
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7. Existing Plus Project Conditions

Intersection Operations

As noted, the inbound and outbound trips are generated in separate hours, resulting in half of the total
trips occurring in a given hour. Because the “Before” and “After” event trips occur in separate hours, the
LOS analysis evaluated each scenario separately. Half of the event trips would be generated outside of
the peak commute time of day. However, to remain conservative, both scenarios were evaluated using
the peak commute hour volumes.

The existing plus project peak hour LOS conditions are listed in Table 3. The project driveway
intersection would operate at LOS B or better conditions (11.5 seconds of delay or less) before and after
events. The intersection would continue to operate acceptably on weekdays and weekends. The
existing plus project volumes are shown in Figure 2.

TABLE 3
EXISTING AND EXISTING + PROJECT PEAK HOUR INTERSECTION OPERATIONS
LEVEL OF SERVICE (LOS) AND SECONDS OF DELAY

Weekday PM Peak Hour SEUTEY AT

Peak Hour

Existing + Existing +
Intersection Existing Project Existing Project

LOS Delay LOS Delay LOS Delay LOS Delay

Suisun Valley Rd. / Monroe Ranch Driveway
Unsignalized (minor street stop) B 10.5” A 0.0

Before Typical Size Event: B 10.7” A 0.0
After Typical Size Event: B 10.7” B 11.0”
Before Maximum Size Event B 11.0” B 10.8”
After Maximum Size Event B 11.5” B 11.3”

Based on Highway Capacity Manual (HCM) Operations methodology for stop-sign controlled (unsignalized)
intersections using Synchro-Simtraffic software. Intersection calculation yields an LOS and vehicle delay in seconds.
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8. Cumulative Conditions

Cumulative conditions refer to a cumulative “No Project” condition where the proposed development
remains undeveloped and all model land uses and circulation improvements are assumed to be built.

Cumulative volume projections on Suisun Valley Road were derived using the Napa-Solano Regional
Travel Demand Model for Year 2040 conditions.”) The forecast volumes represent an annual
increase of 2.15% per year. The annual rate was applied to the existing counts reflecting 21 years of
growth (2019 to 2040). The cumulative and cumulative plus project volumes are shown in Figure 3.

Intersection Operations

Table 4 provides a summary of the Cumulative intersection LOS. Weekday and weekend peak hour
cumulative conditions without the project would operate acceptably (LOS ‘B’ or better).

9. Cumulative Plus Project Conditions

Intersection Operations

The Cumulative Plus Project condition is the analysis scenario in which trafficimpacts associated with
the proposed project are investigated in comparison to the Cumulative condition scenario.

As shown in Table 4, the Suisun Valley Road/Driveway intersection would continue to function
acceptably. LOS would remain unchanged, continuing to operate at LOS ‘B’ or better during the
weekday and weekend peak hours.

TABLE 4
CUMULATIVE AND CUMULATIVE + PROJECT PEAK HOUR INTERSECTION OPERATIONS
LEVEL OF SERVICE (LOS) AND SECONDS OF DELAY

Weekday PM Peak Hour SEUTEY AT

Peak Hour
Cumulative + Cumulative +

Intersection Cumulative Project Cumulative Project

Suisun Valley Rd. / Monroe Ranch Driveway
Unsignalized (minor street stop) B11.8” A 0.0”

Before Typical Size Event: B 12.0” A 0.0
After Typical Size Event: B 12.0” B 12.4”
Before Maximum Size Event B 12.3” B 11.9”
After Maximum Size Event B 13.2” B 12.8”

Based on Highway Capacity Manual (HCM) Operations methodology for stop-sign controlled (unsignalized)
intersections using Synchro-Simtraffic software. Intersection calculation yields an LOS and vehicle delay in seconds.
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10. Auxiliary Turn Lane Warrants

The project driveway volumes were compared with guidelines established by the Transportation
Research Board (TRB) for warranting installation of a left-turn lane and/or a right-turn lane on Suisun
Valley Road.® (The TRB warrant graphs correspond with the AASHTO guidelines for auxiliary lanes
provided in the Policy on Geometric Design of Highways and Streets manual.) The recommendations for
installing a left-turn lane are based on opposing traffic volumes approaching the intersection and the
percentage of turning vehicles in the approaching volumes. (The warrant graphs for weekend and
weekday conditions are provided in the Appendices.)

Left-Turn Lane

Aleft-turn lane would not be warranted for southbound Suisun Valley Road under existing or cumulative
conditions. The existing and existing-plus-project left-turn volumes at the site driveway would not
warrant a left-turn lane, nor would the cumulative and cumulative-plus-project volumes.

Right-Turn Lane

The existing and existing-plus-project, as well as cumulative and cumulative-plus-project volumes,
would not warrant a fully separate right-turn lane.

However, the existing-plus-project volumes for a 150-person event would be near the lower threshold
for a right-turn taper or turn apron (wider paved turning radius at the driveway entrance) to facilitate
the movement of right-turning vehicles out of the main lane of traffic at the driveway, and volumes
would be just above the lower threshold with a 250-person event.

The cumulative-plus-project volumes would be above the lower threshold for a right-turn taper for a
150-person event or 250-person event.
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ATTACHMENT D

11. Project Site Access / Design Parameters

A preliminary site plan is provided in Figure 4. The existing driveway serving the Innis located toward
the northern border of the property. It has a paved width of approximately 12 feet and is bordered on
both sides by magnolia trees. The project applicant is aware that the existing driveway may not meet
the minimum width requirements for event and/or emergency vehicle access, and that driveway
improvements may become a condition of approval for the proposed project.

If driveway improvements are required, several alternative designs could be considered. The existing
driveway could be widened, but this would likely require relocating the existing trees aligning the
driveway. To retain the trees, a new parallel driveway of equal 12 foot width could be constructed to
one side of the existing trees, creating two one-way drive-aisles.

Alternatively, there is an existing unpaved driveway located toward the southern border of the property
which is able to provide access to the proposed event building. Improving this driveway may have
some advantages to the northern driveway. No trees would need to be removed. Also, at the north
driveway there are utility poles in proximity of the driveway entrance that may need to be relocated to
accommodate a wider driveway. At the southern driveway, the existing utility pole locations may
accommodate a wider driveway without having to be moved.

Operating conditions at the southern driveway would function acceptably, with equal volumes and
LOS conditions as the northern driveway, if all trips shift to the southern driveway. Volumes would be
slightly lower at the southern driveway if the Suisun Valley Inn trips remain at the north driveway.

Vehicle sight distances along Suisun Valley Road to/from both driveways were evaluated. Caltrans
design standards for adequate sight distance are a function of vehicle speeds on the main road. This
section of Suisun Valley Road has a posted speed limit of 55 mph. Radar speed surveys of Suisun
Valley Road were conducted at the project site. The "critical" vehicle speed (the speed at which 85% of
all surveyed vehicles travel at or below) was measured to be 53 mph. Caltrans’ design standards for
private access intersections recommends maintaining adequate “stopping sight distance” (the distance
required for a driver at a given speed to come to a stop after seeing an obstacle on the roadway).
Vehicle speeds of 55 mph require a stopping sight distance of 500 feet measured along the travellanes
on Suisun Valley Road.® Sight distance measurements taken at the driveway locations exceed the
recommended distance in both directions at both driveway locations. Therefore, the sight distance
recommendations are met. (Keeping vegetation trimmed along the east side of Suisun Valley Road to
the extent possible will help retain maximum sight distances.)
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PROJECT SITE PLAN

E

FIGURE 4
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Appendices
Synchro Outputs

Turn Lane Warrants
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ATTACHMENT D
HCM 2010 TWSC Weekend Existing Peak Hour

1: Suisun Valley Rd. & Monroe Ranch Driveway

Intersection
Int Delay, s/veh 0
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 0 0 134 0 0 112
Future Vol, veh/h 0 0 134 0 0 112
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 8 82 8
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 0 156 0 0 137
Major/Minor Minorl Majorl Major2
Conflicting Flow All 293 156 0 0 156 0
Stage 1 156 - - - - -
Stage 2 137 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 698 890 - - 1424 -
Stage 1 872 - - - - -
Stage 2 890 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 698 890 - - 1424 -
Mov Cap-2 Maneuver 698 - - - - -
Stage 1 872 - - - - -
Stage 2 890 - - - - -
Approach WB NB SB
HCM Control Delay, s 0 0 0
HCM LOS A
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - - 1424
HCM Lane V/C Ratio - - - - -
HCM Control Delay (s) - 0 0
HCM Lane LOS - A A
HCM 95th %tile Q(veh) - - 0

Synchro 10 Report
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HCM 2010 TWSC Weekend Existing + Project: Typical Wedding, 150 guests
1: Suisun Valley Rd. & Monroe Ranch Driveway Inbound Peak Hour, 61 Trips
Intersection
Int Delay, s/veh 0.2
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 0 0 134 52 9 112
Future Vol, veh/h 0 0 134 52 9 112
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 8 8 8
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 0 156 60 11 137
Major/Minor Minorl Majorl Major2
Conflicting Flow All 345 186 0 0 216 0
Stage 1 186 - - - - -
Stage 2 159 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 652 856 - - 1354 -
Stage 1 846 - - - - -
Stage 2 870 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 646 856 - - 1354 -
Mov Cap-2 Maneuver 646 - - - - -
Stage 1 838 - - - - -
Stage 2 870 - - - - -
Approach WB NB SB
HCM Control Delay, s 0 0 0.6
HCM LOS A
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - - 1354
HCM Lane V/C Ratio - - - 0.008 -
HCM Control Delay (s) - - 0 77 0
HCM Lane LOS - - A A A
HCM 95th %tile Q(veh) - - - 0

Synchro 10 Report
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HCM 2010 TWSC Weekend Existing + Project: Typical Wedding, 150 guests
1: Suisun Valley Rd. & Monroe Ranch Driveway Outbound Peak Hour, 61 Trips
Intersection
Int Delay, s/veh 3.2
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 52 9 134 0 0 112
Future Vol, veh/h 52 9 134 0 0 112
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 8 82 82
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 104 18 156 0 0 137
Major/Minor Minorl Majorl Major2
Conflicting Flow All 293 156 0 0 156 0
Stage 1 156 - - - - -
Stage 2 137 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 698 890 - - 1424 -
Stage 1 872 - - - - -
Stage 2 890 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 698 890 - - 1424 -
Mov Cap-2 Maneuver 698 - - - - -
Stage 1 872 - - - - -
Stage 2 890 - - - - -
Approach WB NB SB
HCM Control Delay, s 11 0 0
HCM LOS B
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 721 1424 -
HCM Lane V/C Ratio - - 0.169 -
HCM Control Delay (s) - - u 0
HCM Lane LOS - - B A
HCM 95th %tile Q(veh) - - 06 0
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HCM 2010 TWSC Weekend Existing + Project: Maximum Wedding, 250 guests
1: Suisun Valley Rd. & Monroe Ranch Driveway Inbound Peak Hour, 79 Trips
Intersection
Int Delay, s/veh 0.7
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 9 0 134 61 9 112
Future Vol, veh/h 9 0 134 61 9 112
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 8 82 82
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 18 0 156 71 11 137
Major/Minor Minorl Majorl Major2
Conflicting Flow All 351 192 0 0 227 0
Stage 1 192 - - - - -
Stage 2 159 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 646 850 - - 1341 -
Stage 1 841 - - - - -
Stage 2 870 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 640 850 - - 1341 -
Mov Cap-2 Maneuver 640 - - - - -
Stage 1 833 - - - - -
Stage 2 870 - - - - -
Approach WB NB SB
HCM Control Delay, s  10.8 0 0.6
HCM LOS B
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 640 1341 -
HCM Lane V/C Ratio - - 0.028 0.008 -
HCM Control Delay (s) - - 108 7.7 0
HCM Lane LOS - - B A A
HCM 95th %tile Q(veh) - - 01 0
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HCM 2010 TWSC Weekend Existing + Project: Maximum Wedding, 250 guests
1: Suisun Valley Rd. & Monroe Ranch Driveway Outbound Peak Hour, 79 Trips
Intersection
Int Delay, s/veh 3.6
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 61 9 134 9 0 112
Future Vol, veh/h 61 9 134 9 0 112
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 8 82 82
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 122 18 156 10 0 137
Major/Minor Minorl Majorl Major2
Conflicting Flow All 298 161 0 0 166 0
Stage 1 161 - - - - -
Stage 2 137 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 693 834 - - 1412 -
Stage 1 868 - - - - -
Stage 2 890 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 693 884 - - 1412 -
Mov Cap-2 Maneuver 693 - - - - -
Stage 1 868 - - - - -
Stage 2 890 - - - - -
Approach WB NB SB
HCM Control Delay, s  11.3 0 0
HCM LOS B
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 713 1412 -
HCM Lane V/C Ratio - - 0.196 -
HCM Control Delay (s) - - 113 0
HCM Lane LOS - - B A
HCM 95th %tile Q(veh) - - 07 0
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HCM 2010 TWSC Weekday Existing PM Peak Hour
1: Suisun Valley Rd. & Monroe Ranch Driveway

Intersection
Int Delay, s/veh 0.1
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 2 0 122 1 0 167
Future Vol, veh/h 2 0 122 1 0 167
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 84 8 86
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 4 0 145 1 0 194
Major/Minor Minorl Majorl Major2
Conflicting Flow All 340 146 0 0 146 0
Stage 1 146 - - - - -
Stage 2 194 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 656 901 - - 1436 -
Stage 1 881 - - - - -
Stage 2 839 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 656 901 - - 1436 -
Mov Cap-2 Maneuver 656 - - - - -
Stage 1 881 - - - - -
Stage 2 839 - - - - -
Approach WB NB SB
HCM Control Delay, s  10.5 0 0
HCM LOS B
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 656 1436 -
HCM Lane V/C Ratio - - 0.006 -
HCM Control Delay (s) - - 105 0
HCM Lane LOS - - B A
HCM 95th %tile Q(veh) - - 0 0
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HCM 2010 TWSC Weekday Existing + Project: Typical Size Event
1: Suisun Valley Rd. & Monroe Ranch Driveway Inbound Peak Hour, 21 Trips
Intersection
Int Delay, s/veh 0.2
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 2 0 122 19 3 167
Future Vol, veh/h 2 0 122 19 3 167
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 84 8 86
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 4 0 145 23 3 194
Major/Minor Minorl Majorl Major2
Conflicting Flow All 357 157 0 0 168 0
Stage 1 157 - - - - -
Stage 2 200 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 641 889 - - 1410 -
Stage 1 871 - - - - -
Stage 2 834 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 640 889 - - 1410 -
Mov Cap-2 Maneuver 640 - - - - -
Stage 1 869 - - - - -
Stage 2 834 - - - - -
Approach WB NB SB
HCM Control Delay, s  10.7 0 0.1
HCM LOS B
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 640 1410 -
HCM Lane V/C Ratio - - 0.006 0.002 -
HCM Control Delay (s) - - 107 76 0
HCM Lane LOS - - B A A
HCM 95th %tile Q(veh) - - 0 0
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HCM 2010 TWSC Weekday Existing + Project: Typical Size Event
1: Suisun Valley Rd. & Monroe Ranch Driveway Outbound Peak Hour, 21 Trips
Intersection
Int Delay, s/veh 13
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 20 3 122 1 0 167
Future Vol, veh/h 20 3 122 1 0 167
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 84 8 86
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 40 6 145 1 0 194
Major/Minor Minorl Majorl Major2
Conflicting Flow All 340 146 0 0 146 0
Stage 1 146 - - - - -
Stage 2 194 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 656 901 - - 1436 -
Stage 1 881 - - - - -
Stage 2 839 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 656 901 - - 1436 -
Mov Cap-2 Maneuver 656 - - - - -
Stage 1 881 - - - - -
Stage 2 839 - - - - -
Approach WB NB SB
HCM Control Delay, s  10.7 0 0
HCM LOS B
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 680 1436 -
HCM Lane V/C Ratio - - 0.068 -
HCM Control Delay (s) - - 107 0
HCM Lane LOS - - B A
HCM 95th %tile Q(veh) - - 02 0
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HCM 2010 TWSC Weekday Existing + Project: Maximum Size Event
1: Suisun Valley Rd. & Monroe Ranch Driveway Inbound Peak Hour, 61 Trips
Intersection
Int Delay, s/veh 0.3
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 2 0 122 53 9 167
Future Vol, veh/h 2 0 122 53 9 167
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 84 8 86
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 4 0 145 63 10 194
Major/Minor Minorl Majorl Major2
Conflicting Flow All 391 177 0 0 208 0
Stage 1 177 - - - - -
Stage 2 214 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 613 866 - - 1363 -
Stage 1 854 - - - - -
Stage 2 822 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 608 866 - - 1363 -
Mov Cap-2 Maneuver 608 - - - - -
Stage 1 847 - - - - -
Stage 2 822 - - - - -
Approach WB NB SB
HCM Control Delay, s 11 0 0.4
HCM LOS B
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 608 1363 -
HCM Lane V/C Ratio - - 0.007 0.008 -
HCM Control Delay (s) - - 11 17 0
HCM Lane LOS - - B A A
HCM 95th %tile Q(veh) - - 0 0

Synchro 10 Report
Page 1



ATTACHMENT D

HCM 2010 TWSC Weekday Existing + Project: Maximum Size Event
1: Suisun Valley Rd. & Monroe Ranch Driveway Outbound Peak Hour, 61 Trips
Intersection
Int Delay, s/veh 31
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 54 9 122 1 0 167
Future Vol, veh/h 54 9 122 1 0 167
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 84 8 86
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 108 18 145 1 0 194
Major/Minor Minorl Majorl Major2
Conflicting Flow All 340 146 0 0 146 0
Stage 1 146 - - - - -
Stage 2 194 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 656 901 - - 1436 -
Stage 1 881 - - - - -
Stage 2 839 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 656 901 - - 1436 -
Mov Cap-2 Maneuver 656 - - - - -
Stage 1 881 - - - - -
Stage 2 839 - - - - -
Approach WB NB SB
HCM Control Delay, s 11.5 0 0
HCM LOS B
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 683 1436 -
HCM Lane V/C Ratio - - 0.184 -
HCM Control Delay (s) - - 115 0
HCM Lane LOS - - B A
HCM 95th %tile Q(veh) - - 07 0
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HCM 2010 TWSC Weekend Cumulative Peak Hour
1: Suisun Valley Rd. & Monroe Ranch Driveway Without Project
Intersection
Int Delay, s/veh 0
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 0 0 19 0 0 163
Future Vol, veh/h 0 0 19 0 0 163
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 8 82 8
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 0 227 0 0 199
Major/Minor Minorl Majorl Major2
Conflicting Flow All 426 227 0 0 227 0
Stage 1 227 - - - - -
Stage 2 199 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 585 812 - - 1341 -
Stage 1 811 - - - - -
Stage 2 835 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 585 812 - - 1341 -
Mov Cap-2 Maneuver 585 - - - - -
Stage 1 811 - - - - -
Stage 2 835 - - - - -
Approach WB NB SB
HCM Control Delay, s 0 0 0
HCM LOS A
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - - 1341
HCM Lane V/C Ratio - - - - -
HCM Control Delay (s) - 0 0
HCM Lane LOS - A A
HCM 95th %tile Q(veh) - - 0
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HCM 2010 TWSC Weekend Cumulative + Project: Typical Wedding, 150 guests
1: Suisun Valley Rd. & Monroe Ranch Driveway Inbound Peak Hour, 61 Trips
Intersection
Int Delay, s/veh 0.2
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 0 0 195 52 9 163
Future Vol, veh/h 0 0 195 52 9 163
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 8 82 82
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 0 227 60 11 199
Major/Minor Minorl Majorl Major2
Conflicting Flow All 478 257 0 0 287 0
Stage 1 257 - - - - -
Stage 2 221 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 546 782 - - 1275 -
Stage 1 786 - - - - -
Stage 2 816 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 541 782 - - 1275 -
Mov Cap-2 Maneuver 541 - - - - -
Stage 1 778 - - - - -
Stage 2 816 - - - - -
Approach WB NB SB
HCM Control Delay, s 0 0 0.4
HCM LOS A
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - - 1275
HCM Lane V/C Ratio - - - 0.009 -
HCM Control Delay (s) - - 0 78 0
HCM Lane LOS - - A A A
HCM 95th %tile Q(veh) - - - 0
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HCM 2010 TWSC Weekend Cumulative + Project: Typical Wedding, 150 guests
1: Suisun Valley Rd. & Monroe Ranch Driveway Outbound Peak Hour, 61 Trips
Intersection
Int Delay, s/veh 2.8
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 52 9 195 0 0 163
Future Vol, veh/h 52 9 195 0 0 163
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 8 82 82
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 104 18 227 0 0 199
Major/Minor Minorl Majorl Major2
Conflicting Flow All 426 227 0 0 227 0
Stage 1 227 - - - - -
Stage 2 199 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 585 812 - - 1341 -
Stage 1 811 - - - - -
Stage 2 835 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 585 812 - - 1341 -
Mov Cap-2 Maneuver 585 - - - - -
Stage 1 811 - - - - -
Stage 2 835 - - - - -
Approach WB NB SB
HCM Control Delay, s 12.4 0 0
HCM LOS B
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 610 1341 -
HCM Lane V/C Ratio - - 02 -
HCM Control Delay (s) - - 124 0
HCM Lane LOS - - B A
HCM 95th %tile Q(veh) - - 07 0

Synchro 10 Report
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ATTACHMENT D

HCM 2010 TWSC Weekend Cumulative + Project: Maximum Wedding, 250 guests
1: Suisun Valley Rd. & Monroe Ranch Driveway Inbound Peak Hour, 79 Trips
Intersection
Int Delay, s/veh 0.6
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 9 0 195 61 9 163
Future Vol, veh/h 9 0 195 61 9 163
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 8 8 8
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 18 0 227 71 11 199
Major/Minor Minorl Majorl Major2
Conflicting Flow All 484 263 0 0 298 0
Stage 1 263 - - - - -
Stage 2 221 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 542 776 - - 1263 -
Stage 1 781 - - - - -
Stage 2 816 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 537 776 - - 1263 -
Mov Cap-2 Maneuver 537 - - - - -
Stage 1 773 - - - - -
Stage 2 816 - - - - -
Approach WB NB SB
HCM Control Delay, s 11.9 0 0.4
HCM LOS B
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 537 1263 -
HCM Lane V/C Ratio - - 0.034 0.009 -
HCM Control Delay (s) - - 119 79 0
HCM Lane LOS - - B A A
HCM 95th %tile Q(veh) - - 01 0

Synchro 10 Report
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ATTACHMENT D

HCM 2010 TWSC Weekend Cumulative + Project: Maximum Wedding, 250 guests
1: Suisun Valley Rd. & Monroe Ranch Driveway Outbound Peak Hour, 79 Trips
Intersection
Int Delay, s/veh 31
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 61 9 19 9 0 163
Future Vol, veh/h 61 9 195 9 0 163
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 8 8 8
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 122 18 227 10 0 199
Major/Minor Minorl Majorl Major2
Conflicting Flow All 431 232 0 0 237 0
Stage 1 232 - - - - -
Stage 2 199 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 581 807 - - 1330 -
Stage 1 807 - - - - -
Stage 2 835 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 581 807 - - 1330 -
Mov Cap-2 Maneuver 581 - - - - -
Stage 1 807 - - - - -
Stage 2 835 - - - - -
Approach WB NB SB
HCM Control Delay, s 12.8 0 0
HCM LOS B
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 603 1330 -
HCM Lane V/C Ratio - - 0.232 -
HCM Control Delay (s) - - 1238 0
HCM Lane LOS - - B A
HCM 95th %tile Q(veh) - - 09 0

Synchro 10 Report
Page 1



ATTACHMENT D

HCM 2010 TWSC Weekday Cumulative PM Peak Hour
1: Suisun Valley Rd. & Monroe Ranch Driveway Without Project
Intersection
Int Delay, s/veh 0.1
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 2 0 177 1 0 242
Future Vol, veh/h 2 0 177 1 0 242
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 84 8 86
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 4 0 211 1 0 281
Major/Minor Minorl Majorl Major2
Conflicting Flow All 493 212 0 0 212 0
Stage 1 212 - - - - -
Stage 2 281 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 535 828 - - 1358 -
Stage 1 823 - - - - -
Stage 2 767 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 535 828 - - 1358 -
Mov Cap-2 Maneuver 535 - - - - -
Stage 1 823 - - - - -
Stage 2 767 - - - - -
Approach WB NB SB
HCM Control Delay, s 11.8 0 0
HCM LOS B
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 535 1358 -
HCM Lane V/C Ratio - - 0.007 -
HCM Control Delay (s) - - 118 0
HCM Lane LOS - - B A
HCM 95th %tile Q(veh) - - 0 0

Synchro 10 Report
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ATTACHMENT D

HCM 2010 TWSC Weekday Cumulative + Project: Typical Size Event
1: Suisun Valley Rd. & Monroe Ranch Driveway Inbound Peak Hour, 21 Trips
Intersection
Int Delay, s/veh 0.1
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 2 0 177 19 3 242
Future Vol, veh/h 2 0 177 19 3 242
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 84 8 86
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 4 0 211 23 3 281
Major/Minor Minorl Majorl Major2
Conflicting Flow All 510 223 0 0 234 0
Stage 1 223 - - - - -
Stage 2 287 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 523 817 - - 1333 -
Stage 1 814 - - - - -
Stage 2 762 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 521 817 - - 1333 -
Mov Cap-2 Maneuver 521 - - - - -
Stage 1 812 - - - - -
Stage 2 762 - - - - -
Approach WB NB SB
HCM Control Delay, s 12 0 0.1
HCM LOS B
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 521 1333 -
HCM Lane V/C Ratio - - 0.008 0.003 -
HCM Control Delay (s) - - 12 17 0
HCM Lane LOS - - B A A
HCM 95th %tile Q(veh) - - 0 0
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ATTACHMENT D

HCM 2010 TWSC Weekday Cumulative + Project: Typical Size Event
1: Suisun Valley Rd. & Monroe Ranch Driveway Outbound Peak Hour, 21 Trips
Intersection
Int Delay, s/veh 1
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 20 3 177 1 0 242
Future Vol, veh/h 20 3 177 1 0 242
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 84 8 86
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 40 6 211 1 0 281
Major/Minor Minorl Majorl Major2
Conflicting Flow All 493 212 0 0 212 0
Stage 1 212 - - - - -
Stage 2 281 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 535 828 - - 1358 -
Stage 1 823 - - - - -
Stage 2 767 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 535 828 - - 1358 -
Mov Cap-2 Maneuver 535 - - - - -
Stage 1 823 - - - - -
Stage 2 767 - - - - -
Approach WB NB SB
HCM Control Delay, s 12 0 0
HCM LOS B
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 561 1358 -
HCM Lane V/C Ratio - - 0.082 -
HCM Control Delay (s) - - 12 0
HCM Lane LOS - - B A
HCM 95th %tile Q(veh) - - 03 0

Synchro 10 Report
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ATTACHMENT D

HCM 2010 TWSC Weekday Cumulative + Project: Maximum Size Event
1: Suisun Valley Rd. & Monroe Ranch Driveway Inbound Peak Hour, 61 Trips
Intersection
Int Delay, s/veh 0.2
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 2 0 177 53 9 242
Future Vol, veh/h 2 0 177 53 9 242
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 84 8 86
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 4 0 211 63 10 281
Major/Minor Minorl Majorl Major2
Conflicting Flow All 544 243 0 0 274 0
Stage 1 243 - - - - -
Stage 2 301 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 500 796 - - 1289 -
Stage 1 797 - - - - -
Stage 2 751 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 496 796 - - 1289 -
Mov Cap-2 Maneuver 496 - - - - -
Stage 1 790 - - - - -
Stage 2 751 - - - - -
Approach WB NB SB
HCM Control Delay, s  12.3 0 0.3
HCM LOS B
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 496 1289 -
HCM Lane V/C Ratio - - 0.008 0.008 -
HCM Control Delay (s) - - 123 738 0
HCM Lane LOS - - B A A
HCM 95th %tile Q(veh) - - 0 0
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ATTACHMENT D

HCM 2010 TWSC Weekday Cumulative + Project: Maximum Size Event
1: Suisun Valley Rd. & Monroe Ranch Driveway Outbound Peak Hour, 61 Trips
Intersection
Int Delay, s/veh 2.7
Movement WBL WBR NBT NBR SBL SBT
Lane Configurations b T )
Traffic Vol, veh/h 54 9 177 1 0 242
Future Vol, veh/h 54 9 177 1 0 242
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 50 50 8 84 8 86
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 108 18 211 1 0 281
Major/Minor Minorl Majorl Major2
Conflicting Flow All 493 212 0 0 212 0
Stage 1 212 - - - - -
Stage 2 281 - - - - -
Critical Hdwy 6.42 6.22 - - 412 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3318 - - 2218 -
Pot Cap-1 Maneuver 535 828 - - 1358 -
Stage 1 823 - - - - -
Stage 2 767 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 535 828 - - 1358 -
Mov Cap-2 Maneuver 535 - - - - -
Stage 1 823 - - - - -
Stage 2 767 - - - - -
Approach WB NB SB
HCM Control Delay, s  13.2 0 0
HCM LOS B
Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 563 1358 -
HCM Lane V/C Ratio - - 0.224 -
HCM Control Delay (s) - - 132 0
HCM Lane LOS - - B A
HCM 95th %tile Q(veh) - - 09 0

Synchro 10 Report
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Suisun Valley Rd. Southbound

Monroe Ranch (Suisun Valley Inn) Event Barn Project

Suisun Valley Rd. / Driveway

EXISTING + WEEKEND WEDDING 250 GUESTS, BEFORE EVENT

VA=121 LT.%=9121=7% V5=195
LEFT TURN LANE NOT WARRANTED
Source: Transportation Research Board, National Cooperative Highway Research Program

Report 279, “Intersection Channelization Design Guide”, November, 1985.
Corresponds with AASHTO Guide for Left Turn Lanes.



Suisun Valley Rd. Northbound
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Suisun Valley Rd. Southbound

Monroe Ranch (Suisun Valley Inn) Event Barn Project

Suisun Valley Rd. / Driveway

CUMULATIVE + WEEKEND WEDDING 250 GUESTS, BEFORE EVENT

VA= 172 LT.%=9/172=5% V,=256
LEFT TURN LANE NOT WARRANTED
Source: Transportation Research Board, National Cooperative Highway Research Program

Report 279, “Intersection Channelization Design Guide”, November, 1985.
Corresponds with AASHTO Guide for Left Turn Lanes.



Suisun Valley Rd. Northbound
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Suisun Valley Rd. Southbound

Monroe Ranch (Suisun Valley Inn) Event Barn Project

Suisun Valley Rd. / Driveway

EXISTING + WEEKDAY MAXIMUM SIZE EVENT (61 CARS), BEFORE EVENT

VA=176 LT.%=9/176=5% V,=175
LEFT TURN LANE NOT WARRANTED
Source: Transportation Research Board, National Cooperative Highway Research Program

Report 279, “Intersection Channelization Design Guide”, November, 1985.
Corresponds with AASHTO Guide for Left Turn Lanes.
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Suisun Valley Rd. Southbound

Monroe Ranch (Suisun Valley Inn) Event Barn Project

Suisun Valley Rd. / Driveway

CUMULATIVE + WEEKDAY MAXIMUM SIZE EVENT (61 CARS), BEFORE EVENT

VA =251 LT.%=9/251=4% V,=230

LEFT TURN LANE NOT WARRANTED

Source: Transportation Research Board, National Cooperative Highway Research Program
Report 279, “Intersection Channelization Design Guide”, November, 1985.
Corresponds with AASHTO Guide for Left Turn Lanes.



Suisun Valley Rd. Northbound at Driveway

RIGHT TURNS IN PEAK HOUR (VPH)
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NOTE: For posted speeds at or under 45 mph,
peak hour right turns greater than 40 vph,
and total Ipeak hour approach less than 300 vph,
L adjust right turn volumes.
Adjust peak hour right turns =
Peak houf right turns — 20
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186 TOTAL PEAK HOUR APPROACH VOLUME (VPH)
Suisun Valley Rd. Northbound at Driveway

Monroe Ranch (Suisun Valley Inn) Event Barn Project

Suisun Valley Rd. / Driveway

EXISTING + WEEKEND WEDDING 150 GUESTS, BEFORE EVENT

RIGHT TURN TAPER MAY BE WARRANTED.

Source: Transportation Research Board, National Cooperative Highway Research
Program Report 279, “Intersection Channelization Design Guide”, November, 1985.



Suisun Valley Rd. Northbound at Driveway
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Suisun Valley Rd. Northbound at Driveway

Monroe Ranch (Suisun Valley Inn) Event Barn Project

Suisun Valley Rd. / Driveway

EXISTING + WEEKEND WEDDING 250 GUESTS, BEFORE EVENT

RIGHT TURN TAPER MAY BE WARRANTED.

Source: Transportation Research Board, National Cooperative Highway Research
Program Report 279, “Intersection Channelization Design Guide”, November, 1985.



Suisun Valley Rd. Northbound at Driveway
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Monroe Ranch (Suisun Valley Inn) Event Barn Project

Suisun Valley Rd. / Driveway

CUMULATIVE + WEEKEND WEDDING 150 GUESTS, BEFORE EVENT

RIGHT TURN TAPER MAY BE WARRANTED.
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Source: Transportation Research Board, National Cooperative Highway Research
Program Report 279, “Intersection Channelization Design Guide”, November, 1985.



Suisun Valley Rd. Northbound at Driveway
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Monroe Ranch (Suisun Valley Inn) Event Barn Project

Suisun Valley Rd. / Driveway

CUMULATIVE + WEEKEND WEDDING 250 GUESTS, BEFORE EVENT

RIGHT TURN TAPER MAY BE WARRANTED.
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Source: Transportation Research Board, National Cooperative Highway Research
Program Report 279, “Intersection Channelization Design Guide”, November, 1985.



Suisun Valley Rd. Northbound at Driveway

RIGHT TURNS IN PEAK HOUR (VPH)
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Suisun Valley Rd. Northbound at Driveway

Monroe Ranch (Suisun Valley Inn) Event Barn Project

Suisun Valley Rd. / Driveway

EXISTING + WEEKDAY TYPICAL SIZE EVENT (21 CARS), BEFORE EVENT

RIGHT TURN LANE OR TAPER NOT WARRANTED.

Source: Transportation Research Board, National Cooperative Highway Research
Program Report 279, “Intersection Channelization Design Guide”, November, 1985.



Suisun Valley Rd. Northbound at Driveway

RIGHT TURNS IN PEAK HOUR (VPH)
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NOTE: For postqd speeds at or under 45 mph,
peak hodr right turns greater than 40 vph,
and tota] peak hour approach less than 300 vph,
L adjust right turn volumes.
Adjust pkak hour right turns =
Peak hm'r right turns — 20
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Suisun Valley Rd. Northbound at Driveway

Monroe Ranch (Suisun Valley Inn) Event Barn Project

Suisun Valley Rd. / Driveway

EXISTING + WEEKDAY MAXIMUM SIZE EVENT (61 CARS), BEFORE EVENT

RIGHT TURN TAPER MAY BE WARRANTED.

Source: Transportation Research Board, National Cooperative Highway Research
Program Report 279, “Intersection Channelization Design Guide”, November, 1985.



Suisun Valley Rd. Northbound at Driveway

RIGHT TURNS IN PEAK HOUR (VPH)
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Suisun Valley Rd. Northbound at Driveway

Monroe Ranch (Suisun Valley Inn) Event Barn Project

Suisun Valley Rd. / Driveway

CUMULATIVE + WEEKDAY TYPICAL SIZE EVENT (21 CARS), BEFORE EVENT

RIGHT TURN LANE OR TAPER NOT WARRANTED.

Source: Transportation Research Board, National Cooperative Highway Research
Program Report 279, “Intersection Channelization Design Guide”, November, 1985.



Suisun Valley Rd. Northbound at Driveway
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NOTE: For posted speeds at or under 45 mph,
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peak hour right turns greater than 40 vph,
and total peak Hour approach less than 300 vph,
L adjust right turn volumes.
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Peak hour rightlturns — 20
1 |

ATTACHMENT D

l
200, 300 400 500 600
TOTAL PEAK HOUR APPROACH VOLUME (VPH)

Suisun Valley Rd. Northbound at Driveway

100

Monroe Ranch (Suisun Valley Inn) Event Barn Project
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CUMULATIVE + WEEKDAY MAXIMUM SIZE EVENT (61 CARS), BEFORE EVENT

RIGHT TURN TAPER MAY BE WARRANTED.

Source: Transportation Research Board, National Cooperative Highway Research
Program Report 279, “Intersection Channelization Design Guide”, November, 1985.
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